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single-family residences. 

Recommendation: Approval with Conditions 
Prepared by: Roger D. Pelham, MPA, Senior Planner 
 Planning and Development Division 

Washoe County Community Services Department 
Phone:  775.328.3622 
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Description 
 
Tentative Subdivision Map Case Number TM16-008 (Pyramid Ranch Annex Subdivision) – 
Hearing, discussion, and possible action to approve a 61-lot single-family residential 
subdivision. Lot sizes are proposed to range from a minimum of 12,000 square feet (± .27 
acres) to a maximum of 17,762 square feet (± .40 acres) with an average of 13,182 square feet 
(± .30 acres). 
 

• Applicant / Property Owner: Spanish Springs Associates, LP 
Attn. Jesse Haw, 
550 W. Plumb Lane, #B-505  
Reno, NV 89509 

• Location: North and west of the intersection of Sand Dune 
Drive and Dromedary Road.  

• Assessor’s Parcel Number(s): 532-091-10 and a portion of 532-091-09 
• Parcel Size: ±5.7 and ±15.6 (±21.3 total) acres 
• Master Plan Category: Suburban Residential 
• Regulatory Zone: Medium Density Suburban 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Article 608, Tentative Subdivision Maps 
• Commission District: 4 – Commissioner Hartung 
• Section/Township/Range: Section 26 and 27, T21N, R20E, MDM,  

Washoe County, NV 
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Tentative Subdivision Map 
 
The purpose of a Tentative Subdivision Map is: 

• To allow the creation of saleable lots; 

• To implement the Washoe County Master Plan, including the Area Plans, and any 
specific plans adopted by the County; 

• To establish reasonable standards of design and reasonable procedures for 
subdivision and re-subdivision in order to further the orderly layout and use of land 
and insure proper legal descriptions and monumenting of subdivided land; and;  

• To safeguard the public health, safety and general welfare by establishing minimum 
standards of design and development for any subdivision platted in the 
unincorporated area of Washoe County.  

If the Planning Commission grants an approval of the Tentative Subdivision Map, that approval 
is subject to Conditions of Approval.  Conditions of Approval are requirements that need to be 
completed during different stages of the proposed project.  Those stages are typically: 

• Prior to recordation of a final map. 

• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some Conditions of Approval are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the project. 

The Conditions of Approval for Tentative Subdivision Map Case Number TM16-008 are 
attached to this staff report and will be included with the Action Order, if approved by the 
Planning Commission.   
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Vicinity Map 
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Site Plan 
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Project Evaluation 
 
The applicants are proposing to develop a 61-lot single-family subdivision on approximately 
21.3 acres of land. The property has a regulatory zone of medium density suburban (MDS). The 
MDS regulatory zone allows for a residential density of three dwelling units per acre. The 
northern portion of the property was formerly proposed to be dedicated to Washoe County as a 
possible park site, however, it was determined by Park staff that only a portion would be utilized.  
The remainder was rezoned from Parks and Recreation to Medium Density Suburban by the 
Board of County Commissioners (Regulatory Zone Amendment Case Number RZA16-001) in 
August of this year. The ownership has remained with the applicant. The southern portion of the 
site was previously platted to be developed at this same residential density as part of the Eagle 
Canyon Ranch Subdivision. The applicant applied for an Amendment of Conditions (Case 
Number AC16-004) to remove this portion of the subdivision from that approval so that the area 
can be developed cohesively with the portion of the former park property. That request must be 
approved for this subdivision request to be considered for approval. This allows for a more 
efficient design, particularly for utility and access. 
 
Lot sizes are proposed to range from a minimum of 12,000 square feet (± .27 acres) to a 
maximum of 17,762 square feet (± .40 acres) with an average of 13,182 square feet (± .30 
acres). The lot sizes proposed are essentially identical to the lots throughout the surrounding 
area. 
 
The Character Statement of the Spanish Springs Area Plan describes the existing and desired 
land use pattern in the Spanish Springs planning area as a distinct suburban core 
concentrated along Pyramid Highway that includes a broad mix of non-residential uses together 
with residential densities of up to three dwelling units per acre. These suburban land uses are 
located predominately, but not exclusively, on the west side of Pyramid Highway. Outside the 
suburban core, a transition to a more rural character occurs. This transition occurs most rapidly 
in the west as elevation increases along the western slopes of the Spanish Springs Valley. To 
the north and east, the transition to rural stretches out into the valley and includes lower 
density, suburban residential opportunities (one- to five-acre parcels). 
 
This development is on the west side of Pyramid Highway and is consistent with that Character 
Statement and the preferred residential density of three dwellings to the acre in that suburban 
core area. 
 
Washoe County Schools  
 
Washoe County schools in Spanish Springs are currently near or over their design capacity, 
according to the Washoe County School District (WCSD). The proposed development is 
expected to generate 17 new elementary school students, 4 new middle school students and 8 
new high school students and is currently zoned for Alice Taylor Elementary School, Shaw 
Middle School and Spanish Spring High School. According to the WCSD, Alice Taylor 
Elementary School is operating at 111 percent of base capacity, Shaw Middle School is 
operating at 95 percent of base capacity and Spanish Springs High School is operating at 107 
percent of base capacity. Assignments to the closest schools with available capacity may be 
implemented for students in this development. WCSD has requested a condition requiring that a 
disclosure shall be made by the developer to each homebuyer on their closing documents that 
k-12 students in this subdivision may be assigned to the nearest WCSD schools with available 
capacity in the event that the zoned schools cannot accommodate additional students. 
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Traffic  
 
The primary access to the project site is from Sand Dune Drive and Dromedary Road, existing 
residential streets. This project is anticipated to generate 581 Average Daily Trips (ADT). A 
comprehensive traffic study is not required for this development. The Washoe County Traffic 
Engineer has recommended approval and provided recommended standard conditions of 
approval and three unique conditions to require:  
1) Emergency access from Cardiff Court to Egyptian Drive.  
2) Paved pedestrian access from Cardiff Court to Egyptian Drive.  
3) The intersection angle of Dromedary Road to Sand Dune Drive to be at least 60 degrees. 
 
Grading and Drainage 
 
The subject site is generally flat and similar to the surrounding area. The anticipated grading 
necessary to support the project involves the importation of approximately 110,000 cubic yards 
of earthen material to be placed as fill. Final grade for the building pads will be approximately 
the same, but slightly higher in elevation as the surrounding, existing homes, to allow 
appropriate drainage. The maximum allowable steepness for cut and fill slopes within the 
development are 3:1 slope, although few, if any, such slopes are anticipated. The applicant has 
proposed retaining walls from 2.5 feet to 4 feet in height along some external property lines. The 
County Engineer has included recommended conditions of approval to require that such walls 
be set in at least two feet from the common property lines. General County Code provisions are 
otherwise sufficient to address any anticipated impacts associated with grading of the site. 
According to the Spanish Springs Development Suitability map, there are no development 
constraints on the property. 
 
Fire Protection 
 
Fire protection services will be provided by the Truckee Meadows Fire Protection District 
(TMFPD). Their nearest station is located approximately 1.5 miles to the southeast on La 
Posada Drive. All developments on the property shall comply with Washoe County Code 
Chapter 60.  
 
Water and Sewer 
 
The Truckee Meadows Water Authority (TMWA) shall be the water service provider. Sewer 
service will be provided by Washoe County and treatment will be at the Truckee Meadows 
Water Reclamation Facility. Sufficiency and design of the infrastructure will be approved by 
those agencies prior to approval of a final map. 
 
Spanish Springs Area Plan Policies 
 
Goal One: The pattern of land use designations in the Spanish Springs Area Plan will 
implement and preserve the community character described in the Character Statement. 
 
SS.1.7  Tentative subdivision maps will not be approved for any development until the 

impacts of that development have been included in any applicable water 
resources facilities plan. 

 
Staff Response: At the time this policy was written, Washoe County was the water surveyor for 
developments in Washoe County. Now that TMWA has taken over this responsibility, Washoe 
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County no longer prepares such water resources facilities plans. The proposed subdivision is 
located within the TMWA service area. 
 
Goal Three: The regional and local transportation system in the Spanish Springs 
planning area will be a safe, efficient, multi-modal system providing significant 
connections to the greater region, and access to commercial services, public lands 
and employment opportunities in the community. The system will contribute to the 
preservation and implementation of the co Spanish Springs Vision and Character 
Statement. 
 
SS.3.5  Washoe County will be an advocate for restricted access to Pyramid Highway 

pursuant to the provision of the Pyramid Highway Corridor Management Plan. 
 
Staff Response: No new access points for this subdivision will be added to Pyramid Highway. 
 
Goal Four: Maintain open vistas of the surrounding ridges a mountain ranges, and 
minimize the visual impact of hillside development. 
 
SS.4.1  With the exception of temporary infrastructure for construction projects, Washoe 

County will require the underground placement of utility distribution infrastructure 
within the Suburban Character Management Area. Utility transmission facilities 
will be subject to a special use permit. In considering whether to grant a special 
use permit or in consideration of any conditions including underground placement 
which may be placed upon an approval, the Planning Commission will utilize the 
best available information including, but not limited to, the most recent Regional 
Utility Corridor Report and any Environmental Impact Statement or other study 
undertaken regarding the proposal. 

 
Staff Response: All utility lines required to support the development will be placed underground. 
 

SS.4.3  The grading design standards referred to in Policy SS.4.2 will, at a minimum, 
ensure that disturbed areas shall be finished and fill slopes will not exceed a 3:1 
slope, and that hillside grading will establish an undulating naturalistic 
appearance by creating varying curvilinear contours. 

 
Staff Response: As noted earlier, cut and fill slopes shall not exceed 3:1 slopes. 
 
 
Goal Seven: The Spanish Springs planning area will contain an extensive system of 
parks and trails that provides the community and the region with a broad range of 
recreational opportunities; provides connections between major developments, 
recreational facilities, the Regional Trail System, public lands and schools; and 
contributes to the preservation and implementation of the community character. 
 
SS.7.2  New trails will be designed to accommodate equestrian, pedestrian and off-road 

bicycle traffic, unless technical stewardships warrant consideration of a more 
limited use. 

 
Staff Response: Pedestrian connection to the adjacent, Parks and Recreation zoned, property 
to the east has been included in the tentative map. 
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SS.7.4  As new residential and commercial properties develop in the Spanish Springs 

Valley, the Washoe County Department of Parks and Recreation will review 
development proposals for potential trail connections. 

 
Staff Response: The tentative subdivision map application was provided to Washoe County 
Parks and Open Space staff for review. No recommended conditions of approval were 
requested. 
  
SS.7.6  Access to existing trails will be protected and improved whenever possible. During 

the process of development review, the Washoe County Departments of 
Community Development and Parks and Recreation will request dedication of 
property and/or easements when appropriate trail alignments have been 
identified that link significant nodes within the Spanish Springs planning area or 
connect existing trails. 

 
Staff Response: Pedestrian connection to the adjacent, Parks and Recreation zoned, property 
to the east has been included in the tentative map. 
 
Goal Twelve: Water resources will be supplied to land uses in the Spanish Springs 
planning areas of sustainable resource development. 
 
SS.12.1  Residential and commercial development must utilize one or a combination of the 

following reliable water resources that are replenished in quantities to meet the 
needs of the area without reliance upon groundwater mining or recharge from 
agricultural uses: 

 
a. Decreed Truckee River water rights or  other  approved  imported surface water rights 

when used with an appropriate drought yield discount as determined by the water 
purveyor and approved by the State Engineer. 

b. Imported groundwater from a source that is replenished in sufficient quantity to meet 
the demands placed upon a source without groundwater mining. 

c. Certificated  groundwater  rights  or  permitted  quasi-municipal  groundwater rights  
(that  existed  as  of  May  22,  1990)  matched  by  imported,  decreed surface water 
from a source such as the Truckee River. 

 
Staff Response: The proposed subdivision is within TMWA’s service area and will be served by 
TMWA. TMWA will determine the appropriate type and amount of water rights to be dedicated, 
prior to the approval of a final map. 
 
Goal Fifteen: Water resources will be provided to residential and non-residential uses in 
a manner that implements and preserves the community character described in the 
Spanish Springs Vision and Character Statement. 
 
SS.15.1  Whenever applicable, all development within the Spanish Springs Suburban 

Character Management Area will connect to a community water service. 
 
Staff Response: As previously noted, the development will connect to a community water 
source through TMWA. 
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Goal Sixteen: Wastewater treatment and disposal will be provided to residential and non- 
residential uses in a manner that implements and preserves the character as described 
in the Spanish Springs Vision and Character Statement. 
 
SS.16.1 within the Spanish Springs Suburban Character Management Area will connect to a 
community sewer service. 
 
Staff Response: The development will connect to a community sewer service. 
  

Spanish Springs  Citizen Advisory Board (SSCAB) 
 
The application was provided to each member of the CAB and individual comments were 
requested. No comments from any CAB members were received. 

Reviewing Agencies 

• State of Nevada 

o Environmental Protection 

o Forestry – Endangered Species 

o Transportation 

o Water Resources 

• Washoe County Community Services Department 

o Planning and Development Division 

o Parks and Open Spaces 

o Engineering and Capital Projects Division 

o Utilities 

o Traffic 

• Washoe County Health District 

o Air Quality 

o Environmental Health 

o Emergency Medical Services 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Washoe County School District 

• Washoe-Storey Conservation District 

• Regional Animal Services 

Seven out of the seventeen above-listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  
A summary of each agency’s comments and/or recommended conditions of approval and their 
contact information is provided.  The Conditions of Approval document is attached to this staff 
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report and will be included with the Action Order, if the tentative subdivision map request is 
approved by the Planning Commission. 

 
• Washoe County Planning and Development evaluated the request and recommends 

that standard conditions of approval are appropriate to address any impacts 
associated with the proposed subdivision.    
Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us  
 

• Washoe County Engineering and Capital Projects recommended three additional 
conditions of approval to require certain pedestrian access, emergency access and, 
to address locations of retaining walls. Recommended standard conditions of 
approval were also provided.    
Contact: Leo Vesely, 775.328.2040, lvesely@washoecounty.us 
  

• Washoe County Health District – Air Quality noted that a dust control permit is 
required prior to construction.    
Contact: Mike Wolf, 775.784.7200, mwolf@washoecounty.us  
 

• Washoe County Health District – Emergency Medical Services recommended a 
condition to require that address numbers be clearly marked on both the curb and 
the structures.   
Contact: Christina Conti, 775.326.6042, cconti@washoecounty.us  
 

• Washoe County Engineering and Capital Projects - Utilities provided recommended 
technical conditions for the design and construction of infrastructure necessary to 
serve the proposed subdivision.    
Contact: Timothy Simpson, 775.954.4601, tsimpson@washoecounty.us 
 

•  Nevada Department of Water Resources noted that a “will serve” letter from the 
Truckee Meadows Water Authority is required.    
Contact: Steve Shell, 775.684.2800, sshell@dot.state.nv.us 
 

• Washoe County School District noted that schools in the area are near and over 
design capacity and students may be bussed to other schools with capacity as noted 
in more detail on page 6 of this report.     
Contact:  Mike Boster, 789-3810 mboster@washoeschools.net 
 

Staff Comment on Required Findings 
 
WCC Section 110.608.25, requires that all of the following findings be made to the satisfaction 
of the Washoe County Planning Commission before granting approval of the abandonment 
request.  Staff has completed an analysis of the application and has determined that the 
proposal is in compliance with the required findings as follows. 
 
 
1) Plan Consistency.  That the proposed map is consistent with the Master Plan and any 

specific plan. 
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Staff Comment: The proposed map is consistent with the Suburban Residential Master 
Plan Category, the Medium Density Suburban Regulatory Zone and with the Spanish 
Springs Area Plan policies as outlined in this staff report. 

2) Design or Improvement. That the design or improvement of the proposed subdivision is 
consistent with the Master Plan and any specific plan. 

Staff Comment: The proposed map is consistent with the Suburban Residential Master 
Plan Category and with the Spanish Springs Area Plan. Lot sizes and configuration are 
essentially identical to surrounding development. 

3) Type of Development. That the site is physically suited for the type of development 
proposed. 

Staff Comment: There are no topographic constraints and the parcel is essentially 
surrounded by very similar developed and approved, but not yet constructed, 
subdivisions. 

4) Availability of Services.  That the subdivision will meet the requirements of Article 702, 
Adequate Public Facilities Management System. 

Staff Comment: The subdivision will be served by community sewer services. 

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed 
improvements is likely to cause substantial environmental damage, or substantial and 
avoidable injury to any endangered plant, wildlife or their habitat. 

Staff Comment: The subdivision is not likely to cause substantial environmental damage, 
or substantial and avoidable injury to any endangered plant, wildlife or their habitat. 

6) Public Health.  That the design of the subdivision or type of improvement is not likely to 
cause significant public health problems. 

Staff Comment: The subdivision will be served by community water and sewer services 
and is essentially surrounded by very similar developed and approved, but not yet 
constructed, subdivisions. 

7) Easements.  That the design of the subdivision or the type of improvements will not 
conflict with easements acquired by the public at large for access through, or use of 
property within, the proposed subdivision. 

Staff Comment: Public access to the adjacent park property will be provided. Roadway 
access will meet all generally applicable standards. 

8) Access.  That the design of the subdivision provides any necessary access to 
surrounding, adjacent lands and provides appropriate secondary access for emergency 
vehicles. 

Staff Comment: Public access to the adjacent park property will be provided and 
emergency access will be provided to the north. 
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9) Dedications.  That any land or improvements to be dedicated to the County is consistent 
with the Master Plan. 

Staff Comment: There is no land proposed to be dedicated to the County, as part of this 
tentative subdivision request. 

10) Energy.  That the design of the subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision. 

Staff Comment: The dwellings will be oriented to the extent feasible, for future passive or 
natural heating or cooling opportunities. 

Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project. Therefore, after a thorough analysis and review, Tentative Subdivision Map Case 
Number TM16-008 is being recommended for approval with conditions. Staff offers the following 
motion for the Commission’s consideration.  

Motion     
 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Tentative Subdivision Map Case Number TM16-008 for Spanish Springs Associates, 
with the conditions included as Exhibit A for this matter having made all ten findings in 
accordance with Washoe County Code Section 110.608.25:  
 

1) Plan Consistency.  That the proposed map is consistent with the Master Plan and 
any specific plan;  

2) Design or Improvement. That the design or improvement of the proposed subdivision 
is consistent with the Master Plan and any specific plan; 

3) Type of Development. That the site is physically suited for the type of development 
proposed; 

4) Availability of Services.  That the subdivision will meet the requirements of Article 
702, Adequate Public Facilities Management System; 

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed 
improvements is likely to cause substantial environmental damage, or substantial 
and avoidable injury to any endangered plant, wildlife or their habitat; 

6) Public Health.  That the design of the subdivision or type of improvement is not likely 
to cause significant public health problems; 

7) Easements.  That the design of the subdivision or the type of improvements will not 
conflict with easements acquired by the public at large for access through, or use of 
property within, the proposed subdivision; 
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8) Access.  That the design of the subdivision provides any necessary access to 
surrounding, adjacent lands and provides appropriate secondary access for 
emergency vehicles; 

9) Dedications.  That any land or improvements to be dedicated to the County is 
consistent with the Master Plan; and 

10) Energy.  That the design of the subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision. 

Appeal Process 
 
Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the original applicant, unless the 
action is appealed to the Washoe County Board of County Commissioners, in which case the 
outcome of the appeal shall be determined by the Washoe County Board of County 
Commissioners.  Any appeal must be filed in writing with the Planning and Development 
Division within 10 calendar days after the written decision is filed with the Secretary to the 
Planning Commission and mailed to the original applicant. 
 
xc: Applicant: Spanish Springs Associates LP, attn.: Jesse Haw, 550 W. Plumb Lane 

#B-505, Reno, NV 89509 
 Property Owner: Spanish Springs Associates LP, attn.: Jesse Haw, 550 W. Plumb Lane 

#B-505, Reno, NV 89509 
 Professional Consultant: C & M Engineering and Design, attn.: Lisa Menante 5488 Reno 

Corporate Drive #200B, Reno, NV 89511 
 Others to be Contacted: Robert M. Sader, 8600 Technology Way, Suite 101, Reno, NV 

89521 
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EXHIBIT A 
Conditions of Approval 
Tentative Subdivision Map Case Number TM16-008 

 
 

 
The project approved under Tentative Subdivision Map Case Number TM16-008 shall be 
carried out in accordance with the Conditions of Approval granted by the Planning Commission 
on December 6, 2016. Conditions of Approval are requirements placed on a permit or 
development by each reviewing agency.  These Conditions of Approval may require submittal of 
documents, applications, fees, inspections, amendments to plans, and more.  These conditions 
do not relieve the applicant of the obligation to obtain any other approvals and licenses from 
relevant authorities required under any other act or to abide by all other generally applicable 
Codes, and neither these conditions nor the approval by the County of this project/use override 
or negate any other applicable restrictions on uses or development on the property. 
 
Unless otherwise specified, all conditions related to the approval of this Tentative Subdivision 
Map shall be met or financial assurance must be provided to satisfy the conditions of approval 
prior to issuance of a grading or building permit.  The agency responsible for determining 
compliance with a specific condition shall determine whether the condition must be fully 
completed or whether the applicant shall be offered the option of providing financial assurance.  
All agreements, easements, or other documentation required by these conditions shall have a 
copy filed with the County Engineer and the Planning and Development Division.   

Compliance with the conditions of approval related to this Tentative Subdivision Map is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Tentative Subdivision Map may result in the initiation 
of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Tentative Subdivision Map should it be determined that a subsequent license or permit issued 
by Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to recordation of a final map. 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the project. 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agency.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
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Washoe County Conditions of Approval   
 

 

Any conditions set by the Health District must be appealed to the District 
Board of Health. 

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

Pursuant to NRS 278.349, when contemplating action on a Tentative Subdivision Map, the 
governing body or the Planning Commission, if it is authorized to take final action on a tentative 
map, shall consider: 

(a) Environmental and health laws and regulations concerning water and air pollution, the 
disposal of solid waste, facilities to supply water, community or public sewage disposal 
and, where applicable, individual systems for sewage disposal; 

(b) The availability of water which meets applicable health standards and is sufficient for the 
reasonably foreseeable needs of the subdivision; 

(c) The availability and accessibility of utilities; 

(d) The availability and accessibility of public services such as schools, police and fire 
protection, transportation, recreation and parks; 

(e) Conformity with the zoning ordinances and master plan, except that if any existing 
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes 
precedence; 

(f) General conformity with the governing body’s master plan of streets and highways; 

(g) The effect of the proposed subdivision on existing public streets and the need for new 
streets and highways to serve the subdivision; 

(h) Physical characteristics of the land such as floodplain, slope and soil;  

(i) The recommendations and comments of those entities reviewing the tentative map 
pursuant to NRS 278.330 and 278.335; and 

(j) The availability and accessibility of fire protection, including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Planning and Development  

1. The following conditions are requirements of the Planning and Development Division, 
which shall be responsible for determining compliance with these conditions.   

Contact Name – Roger Pelham, 775.328.3622 
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a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this tentative map. 

b. The subdivision shall be in substantial conformance with the provisions of 
Washoe County Code Chapter 110, Article 604, Design Requirements, and 
Article 608, Tentative Subdivision Maps. 

c. Final maps and final construction drawings shall comply with all applicable 
statutes, ordinances, rules, regulations and policies in effect at the time of 
submittal of the tentative map or, if requested by the developer and approved by 
the applicable agency, those in effect at the time of approval of the final map. 

d. The sub-divider shall present to Washoe County a final map, prepared in 
accordance with the tentative map, for the entire area for which a tentative map 
has been approved, or one of a series of final maps, each covering a portion of 
the approved tentative map, within four years after the date of approval of the 
tentative map or within two years of the date of approval for subsequent final 
maps.  On subsequent final maps, that date may be extended by two years if the 
extension request is received prior to the expiration date.  

e. Final maps shall be in substantial compliance with all plans and documents 
submitted with and made part of this tentative map request, as may be amended 
by action of the final approving authority. 

f. All final maps shall contain the applicable portions of the following Jurat: 

The Tentative Map for TM case number for (map name) was 
APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON DATE. 

THIS FINAL MAP, MAP NAME AND UNIT/PHASE #, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE 
PROVISIONS, IS IN SUBSTANTIAL CONFORMANCE WITH THE 
TENTATIVE MAP AND ITS CONDITIONS, WHICH ARE 
INCORPORATED HEREIN BY THIS REFERENCE, AND THOSE 
CONDITIONS HAVE BEEN SATISFIED FOR RECORDATION OF 
THIS MAP, EXCEPT THAT THE “OPERATIONAL CONDITIONS” 
CONTAINED IN THE RECORDED ACTION ORDER SHALL 
REMAIN IN FULL FORCE AND EFFECT IN PERPETUITY.  

IF ALL LOTS ON THIS MAP ARE REVERTED TO ACREAGE 
AND A NEW SUBDIVISION APPROVAL IS OBTAINED AT A 
FUTURE DATE, THE PROVISIONS OF THIS APPROVAL SHALL 
BE NULL AND VOID, UPON APPROVAL BY WASHOE COUNTY 
OF THOSE ACTIONS. 

 [Omit the following paragraph if this is the first and last (only) final 
map.] 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON date of 
Planning and Development Director’s signature on first final map. 
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THE MOST RECENTLY RECORDED FINAL MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON date of 
Planning and Development Director’s signature on most recent 
final map.  (If an extension has been granted after that date – add 
the following): A TWO YEAR EXTENSION OF TIME FOR THE 
TENTATIVE MAP WAS APPROVED BY THE WASHOE 
CO9UNTY PLANNING COMMISSION ON _________. 

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND DEVELOPMENT DIRECTOR ON OR BEFORE 
THE EXPIRATION DATE, THE _____ DAY OF __________, 
20____, OR AN EXTENSION OF TIME FOR THE TENTATIVE 
MAP MUST BE APPROVED BY THE WASHOE COUNTY 
PLANNING COMMISSION ON OR BEFORE SAID DATE. 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS _____ DAY OF _____, 20____ BY THE 
PLANNING AND DEVELOPMENT DIRECTOR. THE OFFER OF 
DEDICATION FOR STREETS, SEWERS, ETC. IS REJECTED 
AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE 
WITH NRS CHAPTER 278.  

 

_________________________________________________ 
WILLIAM H. WHITNEY, DIRECTOR,  
PLANNING AND DEVELOPMENT DIVISION 

g. Prior to acceptance of public improvements and release of any financial 
assurances, the developer shall furnish to the Engineering and Capital Projects 
Division of Washoe County a complete set of reproducible as-built construction 
drawings prepared by a civil engineer registered in the State of Nevada. 

h. The applicant shall record the Action Order with the County Recorder. A copy of 
the recorded Action Order stating conditional approval of this tentative map shall 
be attached to all applications for administrative permits issued by Washoe 
County. 

i. The developer shall be required to participate in any applicable General 
Improvement District or Special Assessment District formed by Washoe County. 

j. A note shall be placed on all grading plans and construction drawings stating: 

NOTE 

Should any prehistoric or historic remains/artifacts be discovered during site 
development, work shall temporarily be halted at the specific site and the State 
Historic Preservation Office of the Department of Museums, Library and Arts 
shall be notified to record and photograph the site.  The period of temporary 
delay shall be limited to a maximum of two (2) working days from the date of 
notification. 
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k. The final map shall designate faults that have been active during the Holocene 
epoch of geological time, and the final map shall contain the following note: 

NOTE 

No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 

l. The developer shall provide written approval from the U.S. Postal Service 
concerning the installation and type of mail delivery facilities.  The system, other 
than individual mailboxes, must be shown on the project construction plans and 
installed as part of the on-site improvements. 

m. The developer and all successors shall direct any potential purchaser of the site 
to meet with the Planning and Development Division to review conditions of 
approval prior to the final sale of the site.  Any subsequent purchasers of the site 
shall notify the Planning and Development Division of the name, address, 
telephone number and contact person of the new purchaser within thirty (30) 
days of the final sale. 

n. The applicant shall submit complete construction plans and building permits shall 
be issued within Four (4) years from the date of approval by Washoe County.  
The applicant shall complete construction within the time specified by the building 
permits. Compliance with this condition shall be determined by the Planning and 
Development Division. 

s. Failure to comply with the conditions of approval shall render this approval null 
and void. 

 
Washoe County Engineering and Capital Projects 

 
2. The following conditions are requirements of the Engineering and Capital Projects 

Division, which shall be responsible for determining compliance with these conditions.  

Contact Name – Leo Vesely, 775.328.2313 

GENERAL CONDITIONS 
 

a. Final maps and final construction drawings shall comply with all applicable 
statutes, ordinances, rules, regulations, and policies in effect at the time of 
submittal of the tentative map or, if requested by the developer and approved by 
the applicable agency, those in effect at the time of approval of the final map. 

b. Prior to acceptance of public improvements and release of any financial 
assurances, the developer shall furnish to the water and sewer provider(s) and 
Engineering and Capital Projects Division a complete set of reproducible as-built 
construction drawings prepared by a civil engineer registered in the State of 
Nevada. 

c. The developer shall be required to participate in any applicable General 
Improvement District or Special Assessment District formed by Washoe County. 
The applicable County Department shall be responsible for determining 
compliance with this condition. 
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d. The developer shall provide written approval from the U.S. Postal Service 
concerning the installation and type of mail delivery facilities. The system, other 
than individual mailboxes, must be shown on the project construction plans and 
installed as part of the onsite improvements. The County Engineer shall 
determine compliance with this condition. 

e. A complete set of construction improvement drawings, including an onsite 
grading plan, shall be submitted to the County Engineer for approval prior to 
finalization of any portion of the tentative map. Grading shall comply with best 
management practices (BMP’s) and shall include detailed plans for grading and 
drainage on each lot, erosion control (including BMP locations and installation 
details), slope stabilization and mosquito abatement. Placement or disposal of 
any excavated material shall be indicated on the grading plan. The County 
Engineer shall determine compliance with this condition. 

f. Any existing easements or utilities that conflict with the development shall be 
relocated, quitclaimed, and/or abandoned, as appropriate. The County Engineer 
shall determine compliance with this condition. 

g. Any easement documents recorded for the project shall include an exhibit map 
that shows the location and limits of the easement in relationship to the project. 
The County Engineer shall determine compliance with this condition. 

h. All existing overhead utility lines shall be placed underground, except electric 
transmission lines greater than 100 kilovolts, which can remain above ground. 
The County Engineer shall determine compliance with this condition. 

i. The proposed retaining walls shall be offset from the project boundary line a 
minimum of 2 feet.  The County Engineer shall determine compliance with this 
condition. 

j. A note shall be placed on the final map and the subdivision improvement plans, 
stating that access from the lots to the Washoe County parcel located adjacent to 
the west and north of this project is prohibited.  The County Engineer shall 
determine compliance with this condition. 

k. The subdivision shall be adjusted to accommodate utilities and access per 
easement document numbers 1395236, 1395237, 1395238, 1395239 and 
2975286.  The County Engineer shall determine compliance with this condition. 

DRAINAGE and STORM WATER DISCHARGE PROGRAM (WCC 110.420 and 110.421) 
l. The conditional approval of this tentative map shall not be construed as final 

approval of the drainage facilities shown on the tentative map. Final approval of 
the drainage facilities will occur during the final map review and will be based 
upon the final hydrology report. 

m. Prior to finalization of any portion of the tentative map, a final, detailed 
hydrology/hydraulic report for that unit shall be submitted to the County Engineer. 
All storm drainage improvements necessary to serve the project shall be 
designed and constructed to County standards and specifications and/or financial 
assurances in an appropriate form and amount shall be provided. The County 
Engineer shall determine compliance with this condition. 

n. Standard reinforced concrete headwalls or other approved alternatives shall be 
placed on the inlet and outlet of all drainage structures, and grouted rock riprap 
shall be used to prevent erosion at the inlets and outlets of all culverts to the 
satisfaction of the Engineering and Capital Projects Division. 
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o. The developer shall provide pretreatment for petrochemicals and silt for all storm 
drainage leaving the site to the satisfaction of the Engineering and Capital 
Projects Division.  

p. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklist and Inspection Fee shall be submitted 
with each final map. The County Engineer shall determine compliance with this 
condition. 

q. Drainage swales that drain more than two lots are not allowed to flow over the 
curb into the street; these flows shall be intercepted by an acceptable storm drain 
inlet and routed into the storm drain system. The County Engineer shall 
determine compliance with this condition. 

r. A note on the final map shall indicate that all drainage facilities not maintained by 
Washoe County shall be privately maintained and perpetually funded by a 
homeowners association. As an alternative to a homeowners association, the 
developer may request the establishment of a County Utility Service Area under 
which fees would be paid for maintenance of the proposed storm drainage 
detention facility. The fee amount will be based on the additional service above 
that normally provided by the County to maintain new stormwater facilities 
dedicated by the developer (i.e., curb and gutter, drop inlets and piping). The 
County Engineer shall determine compliance with this condition. The 
maintenance and funding of these drainage facilities shall also be addressed in 
the CC&Rs to the satisfaction of the District Attorney's Office. 

s. The maximum permissible flow velocity (that which does not cause scour) shall 
be determined for all proposed channels and open ditches. The determination 
shall be based on a geotechnical analysis of the channel soil, proposed channel 
lining and channel cross section, and it shall be in accordance with acceptable 
engineering publications/calculations. Appropriate linings shall be provided for all 
proposed channels and open ditches such that the 100-year flows do not exceed 
the maximum permissible flow velocity. The County Engineer shall determine 
compliance with this condition. 

t. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As 
an alternative to riprap, an engineered solution (geofabric, etc.) may be 
acceptable. The County Engineer shall determine compliance with this condition. 

u. Maintenance access and drainage easements shall be provided for all existing 
and proposed drainage facilities. The County Engineer shall determine 
compliance with this condition.. 

v. Drainage easements shall be provided for all storm runoff that crosses more than 
one lot. The County Engineer shall determine compliance with this condition. 

TRAFFIC AND ROADWAY (WCC 110.436) 
w. All roadway improvements necessary to serve the project shall be designed and 

constructed to County standards and specifications and/or financial assurances 
in an appropriate form and amount shall be provided. The County Engineer shall 
determine compliance with this condition. 

x. Street names shall be reviewed and approved by the Regional Street Naming 
Coordinator. 

y. Proposed landscaping and/or fencing along street rights-of-way and within 
median islands shall be designed to meet American Association of State 
Highway and Transportation Officials (AASHTO) sight distances and safety 
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guidelines. No tree shall overhang the curb line of any public street. The County 
Engineer shall determine compliance with this condition. 

z. A note on each affected final map shall state that no direct access from individual 
lots shall be allowed onto Silent Sparrow Drive. The County Engineer shall 
determine compliance with this condition. This note shall also be included in the 
CC&Rs to the satisfaction of the District Attorney’s Office. 

aa. For any utilities placed in existing County streets, the streets shall be repaired to 
the satisfaction of the County Engineer. At a minimum, this will require full depth 
removal and replacement of asphalt for half the street width, or replacement of 
non-woven pavement reinforcing fabric with a 2” asphalt overlay for half the 
street width. Type II slurry seal is required for the entire street width with either 
option. Full width street improvements may be required if the proposed utility 
location is too close to the centerline of the existing street. 

bb. Streetlights shall be constructed to Washoe County standards at locations to be 
determined at the final design stage. The County Engineer shall determine 
compliance with this condition. 

cc. AASHTO clear zones shall be determined for all streets adjacent to retaining 
walls or slopes steeper than 3:1. If a recoverable or traversable clear zone 
cannot be provided, an analysis to determine if barriers are warranted shall be 
submitted for approval. The County Engineer shall determine compliance with 
this condition. 

dd. A permanent emergency access shall be provided from Cardiff Court to Egyptian 
Drive.  The County Engineer shall determine compliance with this condition. 

ee. Provide a paved minimum 6’ wide pedestrian access from the end of Cardiff 
Court to the end of pavement on Egyptian Drive. The County Engineer shall 
determine compliance with this condition. 

ff. The intersection angle of Dromedary Road to Sand Dune Drive shall not be less 
than sixty (60) degrees.  The County Engineer shall determine compliance with 
this condition. 

Washoe County Engineering and Capital Projects Division – Utilities 
 
3. The following conditions are requirements of Washoe County Engineering and Capital 

Project Division – Utilities, which shall be responsible for determining compliance with 
these conditions. 

Contact Name – Timothy Simpson, 775.954.4601  

a. All fees shall be paid or deferred in accordance with Washoe County Ordinance 
prior to the approval of each final map. 

b. Improvement plans shall be submitted and approved by CSD prior to approval of 
the final map.  They shall be in compliance with Washoe County Design 
Standards and be designed by a Professional Engineer licensed to practice in 
the State of Nevada. 

c. The Applicant shall submit an electronic copy of the street and lot layout for each 
final map at initial submittal time. The files must be in a format acceptable to 
Washoe County. 
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d. The Developer shall construct and/or provide the financial assurance for the 
construction of any on-site and off-site sanitary sewer collection systems prior to 
signature on each final map. The financial assurance must be in a form and 
amount acceptable to the CSD. 

e. Approved improvement plans shall be used for the construction of on-site and 
off-site sanitary sewer collection systems.  The CSD will be responsible to 
inspect the construction of the sanitary sewer collection systems. 

f. The sanitary sewer collection systems must be offered for dedication to Washoe 
County along with the recordation of each final map. 

g. Easements and real property for all sanitary sewer collection systems and 
appurtenances shall be in accordance with Washoe County Design Standards 
and offered for dedication to Washoe County along with the recordation of each 
final map.  

h. A master sanitary sewer report for the entire tentative map shall be prepared and 
submitted by the applicant's engineer at the time of the initial submittal for the 
first final map which addresses: 

i. slope of pipe, invert elevation and rim elevation for all manholes, 

ii. proposed collection line sizes, on-site and off-site alignment, and half-full 
velocities. 

i. No Certificate of Occupancy will be issued until all the sewer collection facilities 
necessary to serve each final map have been completed, accepted and 
completed as-built drawings delivered to the utility.  As-built drawings must be in 
a format acceptable to Washoe County. 

j. No permanent structures (including rockery or retaining walls, building’s, etc.) 
shall be allowed within or upon any County maintained utility easement. 

k. A minimum 12-foot wide all weather sanitary sewer access road shall be 
constructed to facilitate access to off-site sanitary sewer manholes. 

Washoe County Health District 

4. The following conditions are requirements of the Health District, which shall be 
responsible for determining compliance with these conditions.  The District Board of 
Health has jurisdiction over all public health matters in the Health District.  Any 
conditions set by the Health District must be appealed to the District Board of Health.   

Contact Name – Mike Wolf, 775.784.7200 [Air Quality Management Division] 

a. A dust control permit must be obtained prior to any work commencing. 

Contact Name – Cristina Conti, 775.326.6042 [Emergency Medical Services Division] 

b. Address numbers shall be clearly marked on the curb and structures so the 
residents can be quickly located by public safety agencies. 
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Washoe County School District 

5. The following conditions are requirements of the School District, which shall be 
responsible for determining compliance with these conditions.  The District Board of 
Trustees has jurisdiction over all matters in the School District.  Any conditions set by the 
School District must be appealed to the District Board of Trustees.   

Contact Name – Michael Boster, 775.789.3810  

a. A disclosure shall be made by the developer to each homebuyer on their 
closing/rental documents that K-12 students in this subdivision may be assigned 
to the nearest WCSD school(s) with available capacity in the event that the 
zoned schools cannot accommodate additional students. 

*** End of Conditions *** 
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