
Planning Commission Staff Report 
Meeting Date:  April 6, 2021 Agenda Item:  8D 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

SPECIAL USE PERMIT CASE NUMBER: WSUP21-0004 Feulner Grading 

BRIEF SUMMARY OF REQUEST: Request to approve major grading on a 2.47 acre parcel on 
90,000sf, including 3,000cy of cut and 3000cy of fill, and grading within a Sensitive Stream Zone 

STAFF PLANNER: Dan Cahalane, 775.328.3628, dcahalane@washoecounty.us 

CASE DESCRIPTION 

For hearing, discussion and possible action to approve a 
special use permit for a major grading on a 2.47 acre 
parcel, on 90,000sf including 3,000 cy of cut and fill and 
grading within a Sensitive Stream Zone (SSZ). 

Applicant/Property Owner: Christopher and Megan 
Feulner 

Location: 0 Mountain Ranch Rd 

APN: 150-250-48

Parcel Size: 2.476 acres

Master Plan: Rural Residential

Regulatory Zone: High Density Rural

Area Plan: Southwest Truckee 
Meadows 

Citizen Advisory Board: South Truckee 
Meadows/Washoe 
Valley 

Development Code: Authorized in Article 
438, 810 

Commission District: 2 – Commissioner 
Lucey  

Vicinity Map 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE 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 

with conditions Special Use Permit Case Number WSUP21-0004 for Christopher and Megan 

Feulner, with the conditions included as Exhibit A to this matter, having made all five findings in 

accordance with Washoe County Code Section 110.810.30.  

(Motion with Findings on Page 10) 
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Special Use Permit 

The purpose of a special use permit is to allow a method of review to identify any potential harmful 
impacts on adjacent properties or surrounding areas for uses that may be appropriate within a 
regulatory zone; and to provide for a procedure whereby such uses might be permitted by further 
restricting or conditioning them so as to mitigate or eliminate possible adverse impacts. If the 
Planning Commission grants an approval of the special use permit, 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 permit issuance (i.e. a grading permit, a building permit, etc.)

• 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 business or project.

The conditions of approval for Special Use Permit Case Number WSUP21-0004 are attached to this 
staff report and will be included with the action order.   

The subject property has a regulatory zone of High Density Rural (HDR).  The proposed use of major 
grading is permitted in all zoning with a special use permit per WCC 110.438.35. Further, grading 
will occur within the periphery of Whites Creek Sensitive Stream Zone, which also requires a special 
use permit per WCC 110.418.25(b). Therefore, the applicant is seeking approval of this SUP from 
the Planning Commission.  
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Site Plan 
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Grading Plan 
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Existing Conditions 
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Project Evaluation 

The applicant is requesting a major grading permit to grade a single-family residential project 
involving 90,000sf (2.066 acres) of ground disturbance on a 2.476 acre parcel, including 3,000cy of 
cut and 3000cy of fill, construction of up to 6ft rockery walls, and grading within a Sensitive Stream 
Zone.   The proposed site was previously graded without a permit, adding several rockery walls, and 
removing vegetation within a landscape that broadly matches the surrounding grade as seen in the 
existing conditions, above.   

The applicant is proposing removing prior unpermitted rockery walls and replacing them within the 
scope of the proposed major grading permit, leveling the areas around the proposed main residence, 
shop, horse barn, and horse paddock and providing effective drainage.  

Article 418 – Significant Hydrological Resources 

Staff Comment: The proposed grading impacts a Sensitive Stream Zone (SSZ), therefore 
necessitating an analysis of Article 418. The proposed drainage ditch and driveway crossing within 
the SSZ requires approval of an SUP per. WCC 110.418.25(b). The proposed plan does not explicitly 
provide a final grading plan that demonstrates how the proposed grading: 

• Application of best management practices to minimize stream bank/bed erosion;

• Prevents construction drainage and materials from increasing sedimentation impacts to the
stream environment; and

• Minimizes impervious surfaces.

Horse Paddock 

Horse Barn
Main Residence

Shop

General Drainage Flows 
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Staff has provided conditions of approval requiring a grading plan addressing these issues to be 
provided as part of the construction grading plans in Exhibit A.  

Article 438- Grading 

Staff Comment:  The proposed grading involves 90,000sf of ground disturbance on slopes less than 
15%, 3000cy of cut and 3000cy of fill, construction of rockery walls up to 6ft, as well as grading within 
a sensitive stream zone.  

The 90,000sf (2.066acres) of ground disturbance triggers a major grading permit under WCC 
110.438.35(a)(1)(i)(A), disturbance of 1 acre or more on parcels less than 6 acres in size.  

The total cut and fill and grading in the Sensitive Stream Zone (SSZ) does not trigger major grading 
permit thresholds. However, grading in a Critical Stream Zone (CSZ) does.  

The applicant is not requesting to vary any of the grading standards. Therefore, all slopes must 
comply with Washoe County Code 110.438.45, which are summarized in the table below:  

Type of Regulation  Requirements 

Front Yard Side Yard Rear Yard Setback 
Envelope 

Slopes 3:1 3:1 3:1 3:1 

Difference from Natural 
Grade 

Proposed to be varied. See Exhibit A. 

Retaining Wall Height 4.5ft 6ft Res/8ft 
non res 

6ft Res/8ft non 
res 

10ft 

Retaining Wall Terrace 
Widths 

Min. 6ft Min. 6ft Min. 6ft Min. 6ft 

Retaining Wall Bench 
Widths 

Min. 4ft Min. 4ft Min. 4ft Min. 4ft 

Intersection Angle 45 degrees 45 degrees 45 degrees 45 degrees 

Transitions Contoured Contoured Contoured  Contoured  

 

The proposed grading conforms to the standards outlined in Article 438 as all slopes are 3:1 or less, 
and the proposed rock walls range from 0-6ft in height.  

The application was routed to the Engineering Division (memo Exhibit C) and Washoe County Air 
Quality Management (memo Exhibit F), and both provided conditions of approval in Exhibit A.  

Area Plan Evaluation 

The subject parcel is located within the Southwest Truckee Meadows Area Plan.  The following is/are 

the pertinent policies from the Area Plan: 

Relevant Area Plan Policies Reviewed 
Policy Brief Policy Description Complies Condition of Approval 

SW 2.1 Grading for residential purposes will: 
minimize disruption to natural topography; 
utilize natural contours; compliment 
natural landscape, preserve existing 
vegetation, and minimize cuts/fills. 

Yes The subject site currently has no 
existing landscaping and the proposed 
grading is primarily to level the site for 
structures and provide adequate 
drainage.  

SW 2.2 Noxious weed plan required NA Staff provided conditions requiring a 
noxious weed plan in Exhibit A.  

SW 2.3 Written CAB response letter Yes NA 

SW 2.14 Community Character Preserved Finding Yes NA 

SW 5.3 Cut/fills slope shall not exceed 3:1 Yes NA 

WSUP21-0004 
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SW 10.2 No significant degradation of air quality 
finding required for SUPs 

Yes Air Quality staff provided conditions 
requiring dust control permits in Exhibit 
A.  

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STMWVCAB) 

The proposed project was presented by the applicant’s representative at the regularly scheduled 
Citizen Advisory Board meeting on March 4, 2021.  The CAB discussed the following items:  

• Prior un-permitted rockery walls 

Reviewing Agencies  

The following agencies/individuals received a copy of the project application for review and 

evaluation. 

Agency Sent to 
Review 

Responded Provided 
Conditions 

or 
Comment 

Contact 

US Forest Service – Carson 
Ranger District 

☒ ☐ ☐  

Nevada Dept of Env 
Protection 

☒ ☐ ☐  

Nevada Div. of Wildlife ☒ ☒ ☒ Mark Freese 
markfreese@ndow.org 

Washoe County Building & 
Safety 

☒ ☐ ☐  

Washoe County Parks & 
Open Spaces 

☒ ☐ ☐  

Washoe County Engineering ☒ ☒ ☒ Leo Vesely, PE 
lvesely@washoecounty.us 

WCHD – Air Quality ☒ ☒ ☒ Genine Rosa 
grosa@washoecounty.us 

WCHD – Environment Health ☒ ☒ ☒ David Kelly 
dakelly@washoecounty.us 

Truckee Meadows Fire 
Protection District 

☒ ☐ ☐  

RTC Washoe ☒ ☐ ☐  

Washoe Storey Conservation 
District 

☒ ☒ ☒ Jim Shaffer 
Shafferjam51@gmail.com 

Nevada Historic Preservation ☒ ☐ ☐  

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of Approval.  

Staff Comment on Required Findings 

WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following findings 
be made to the satisfaction of the Washoe County Planning Commission before granting approval 
of the request.  Staff has completed an analysis of the special use permit application and has 
determined that the proposal is in compliance with the required findings as follows. 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area 
Plan. 

WSUP21-0004 
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 Staff Comment: The proposed major grading application is consistent with the action 
programs, policies, standards, and maps of the Master Plan and Southwest Truckee 
Meadows Area plan as conditioned in Exhibit A.  

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an 
adequate public facilities determination has been made in accordance with Division 
Seven. 

 Staff Comment: The proposed major grading does not affect utilities. The permit is 
for grading to establish a residential use on an existing parcel.  

3. Site Suitability.  That the site is physically suitable for major grading and for the 
intensity of such a development. 

 Staff Comment: The subject parcel is physically suitable for major grading. The 
proposed conditions of approval address the requirements to apply best management 
practices to minimize stream bank and stream bed erosion, preventing construction 
drainage impacting sedimentation, and minimizing impervious surfaces.  

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area. 

 Staff Comment: The proposed major grading complies with all of the design 
requirements listed within Article 438 of the development code. There are no requests 
to vary standards. 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

 Staff Comment: There is no effect on a military installation.  

Recommendation 

After a thorough analysis and review, Special Use Permit Case Number WSUP21-0004 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 
with conditions Special Use Permit Case Number WSUP21-0004 for Christopher and Megan 
Feulner, with the conditions included as Exhibit A to this matter, having made all five findings in 
accordance with Washoe County Code Section 110.810.30:  

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area 
Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an 
adequate public facilities determination has been made in accordance with Division 
Seven; 

3. Site Suitability.  That the site is physically suitable for major grading and grading within 
a Sensitive Stream Zone and for the intensity of such a development; 

WSUP21-0004 
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4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area;  

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

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 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 Building Division within 10 calendar days from the date the 
written decision is filed with the Secretary to the Planning Commission and mailed to the applicant. 
 
 
Applicant: Christopher and Megan Feulner, PO Box 4943 Incline Village, NV, 89450 
 
Representatives: Meridan Land Solutions and Design, 316 California Ave, 154. Reno, NV 

89509 
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The project approved under Special Use Permit Case Number WSUP21-0004 shall be carried 
out in accordance with the conditions of approval granted by the Planning Commission on April 
6, 2021. 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. 
 
Unless otherwise specified, all conditions related to the approval of this special use permit 
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 Building Division.   

Compliance with the conditions of approval related to this special use permit 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 special use permit may result in the institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit 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 permit issuance (i.e., grading permits, building permits, etc.). 
 
• 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 or business. 
 
The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   
 

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, 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. 
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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 Building Division 
1. The following conditions are requirements of Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact Name – Dan Cahalane, Planner, dcahalane@washoecounty.us 
a. The applicant shall attach a copy of the action order approving this project to all 

permits and applications (including building permits) applied for as part of this 
special use permit. 

b. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this special use permit.  The Planning and Building Division shall determine 
compliance with this condition. 

c. The applicant shall submit construction plans, with all information necessary for 
comprehensive review by Washoe County, and initial building permits shall be issued 
within two 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 Building Division. 

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

NOTE 

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at the 
specific site and the Sheriff’s Office as well as the State Historic 
Preservation Office of the Department of Conservation and Natural 
Resources shall be immediately notified per NRS 383.170. 

e. Applicant shall provide a noxious weed plan prior to issuance of building permits in 
accordance with Southwest Truckee Meadows Area Plan policy 2.2.  

f.  Applicant shall submit grading plans that demonstrate the following in conformance with 
110.418.25(b).  

a. Grading plans shall incorporate applicable best management practices as 
defined by the Washoe County Department of Public Works 

b. Grading plans shall be designed to prevent construction drainage and materials 
from increasing sedimentation impacts on neighboring significant hydrological 
resource 

c. Grading plans shall minimize impervious surfaces within the Sensitive Stream 
Zone.  

Compliance with this condition shall be determined by the Planning and Building Division 
with consultation of County Engineering Staff.  

      g.  The following Operational Conditions shall be required for the life of the permit: 
i. Failure to comply with any of the conditions of approval shall render this approval 

out of conformance and subject to revocation.    

WSUP21-0004 
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ii.The applicant and any successors shall direct any potential purchaser/operator of the 
site and/or the special use permit to meet with Planning and Building to review 
conditions of approval prior to the final sale of the site and/or the special use 
permit.  Any subsequent purchaser/operator of the site and/or the special use 
permit shall notify Planning and Building of the name, address, telephone number, 
and contact person of the new purchaser/operator within 30 days of the final sale. 

Washoe County Engineering and Capital Projects 
2. The following conditions are requirements of the Engineering Division, which shall be 

responsible for determining compliance with these conditions.  
Contact Name – Leo Vesely, PE, lvesely@washoecounty.us 

a. A complete set of construction improvement drawings, including an on-site grading plan, 
shall be submitted when applying for a building/grading permit. Grading shall comply 
with best management practices (BMP’s) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed 
onto adjacent property. 

b. The developer shall obtain from the Nevada Division of Environmental Protection a 
Stormwater Discharge Permit and submit a copy to the Engineering Division prior to 
issuance of a grading permit. 

c. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklists and Inspection Fee shall be submitted with the 
grading permit. 

d. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 
Division prior to permit approval. 

e. All grading shall be in accordance with Washoe County Code Article 438 Grading 
Standards. 

f. All cut slopes and fill slopes shall be setback from parcel lines and access easements in 
accordance with Washoe County Code Article 438. 

g. All retaining walls shall be designed by a licensed engineer and shall be permitted 
through the Building Department. 

h. The abandonment of the eastern patent access easement shall be recorded prior to the 
issuance of a grading permit. 

i. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated.  
Specifications for revegetation procedure and seed mix shall be prepared by a licensed 
landscape architect. 

Washoe County Air Quality Management 
3. The following conditions are requirements of Air Quality Management, which shall be 

responsible for determining compliance with these conditions.  
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Contact Name – Genine Rosa, grosa@washoecounty.us 

a. If disturbance will be greater than 1 acre then a Dust Control Permit will be required prior 
to breaking ground, failure to do so may result in enforcement action resulting in a Notice 
of Violation with associated fines.  

Washoe County Health District 
4. The following conditions are requirements of the Washoe County Health District, which shall 

be responsible for determining compliance with these conditions.  
Contact Name – David Kelly, Dakelly@washoecounty.us 

  
a. EHs has no issues with the grading as proposed but applicant should be aware that 

septic systems are required to be placed in undisturbed native soils and designed based 
on grade at time of test trench. If grading occurs in area of desired septic, a new test 
trench may be required.  

b. Any future Building permits that include the installation or tie into the septic system will 
be required to be routed and approved by Health. 

 

*** End of Conditions *** 
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Cahalane, Daniel

From: Brian Newman <brian@mlsdreno.com>
Sent: Wednesday, March 10, 2021 3:16 PM
To: Cahalane, Daniel
Subject: RE: CAB response letter

Importance: High

[NOTICE:  This message originated outside of Washoe County ‐‐ DO NOT CLICK on links or open attachments unless you 
are sure the content is safe.] 

Hi Dan, I have been  hindered with a bad back all weekend / week so I have not got in front of my computer. I would like 
ro respond on letterhead but ar this point it is difficult.  So hopefully this email from my phone will suffice for today 
(hope to get in front of the computer tomorrow). 

1) The easement abandonment was addressed in the application:

The easement is obsolete / redundant in that all traffic to other parcels that would have used this easement utilize 
Crested Wheat Way which bisected the RMFPD property adjacent / abutting the east side of the property. 

2) it was discussed during the CAB meeting that the existing rockery walls were built prior to the purchase of the
property by the applicants and therefore had no involvement with the walls or prior grading. It was stated during the
CAB that the previous grading and walls were built without an approved permit by a previous owner.  I have emails with
communication with Julee Oleander/ Walt West / Code Enforcement and they don't have records of the contractor
performing the work without the permit at the time. There was / is a case number in Accela for the code violation,
original approved SUP permit and for the grading permit (2014 ‐ 2015 +/‐).  The grading permit wS never approved and
County records permit lublic record request does not have any plans from then.

I hope this helps and look for a more formal response on letterhead tomorrow, my back willing. 

Thanks 

Sent from my Galaxy 

‐‐‐‐‐‐‐‐ Original message ‐‐‐‐‐‐‐‐ 
From: "Cahalane, Daniel" <DCahalane@washoecounty.us> 
Date: 3/5/21 11:14 AM (GMT‐08:00)  
To: Brian Newman <brian@mlsdreno.com>  
Subject: RE: CAB response letter  

Monday will be fine 
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Let us know how we’re doing. Please tell us how we did by taking a 
quick survey  

Dan Cahalane 
Planner|Community Services Department‐ Planning & Building Division 
dcahalane@washoecounty.us| Office: 775.328.3628 | Fax: 775.328.6133 
Visit us first online: www.washoecounty.us/csd   
For Planning call (775) 328‐6100 | Email: Planning@washoecounty.us 

1001 E. Ninth St., Bldg A., Reno, NV 89512 

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us 

From: Brian Newman <brian@mlsdreno.com>  
Sent: Friday, March 5, 2021 11:12 AM 
To: Cahalane, Daniel <DCahalane@washoecounty.us> 
Subject: RE: CAB response letter 

[NOTICE:  This message originated outside of Washoe County ‐‐ DO NOT CLICK on links or open attachments unless you 
are sure the content is safe.] 

Ok. I am away from my office. Can I get it to you Monday or do you need it today? 

Sent from my Galaxy 

‐‐‐‐‐‐‐‐ Original message ‐‐‐‐‐‐‐‐ 
From: "Cahalane, Daniel" <DCahalane@washoecounty.us>  
Date: 3/5/21 8:09 AM (GMT‐08:00)  
To: Brian Newman <brian@mlsdreno.com>  
Subject: RE: CAB response letter  

Technically, a written response.  

Let us know how we’re doing. Please tell us how we did by taking a 
quick survey  

Dan Cahalane 
Planner|Community Services Department‐ Planning & Building Division 
dcahalane@washoecounty.us| Office: 775.328.3628 | Fax: 775.328.6133 
Visit us first online: www.washoecounty.us/csd   
For Planning call (775) 328‐6100 | Email: Planning@washoecounty.us 

1001 E. Ninth St., Bldg A., Reno, NV 89512 
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Connect with us: cMail | Twitter | Facebook | www.washoecounty.us 

From: Brian Newman <brian@mlsdreno.com>  
Sent: Thursday, March 4, 2021 10:10 PM 
To: Cahalane, Daniel <DCahalane@washoecounty.us> 
Subject: RE: CAB response letter 

[NOTICE:  This message originated outside of Washoe County ‐‐ DO NOT CLICK on links or open attachments unless you 
are sure the content is safe.] 

Hi Dan, I was able address during the Zoom meeting and then they voted. Are you saying they submitted these questions 
again?  Or that they need a written back up from what was said during the meeting?  

Sent from my Galaxy 

‐‐‐‐‐‐‐‐ Original message ‐‐‐‐‐‐‐‐ 
From: "Cahalane, Daniel" <DCahalane@washoecounty.us>  
Date: 3/4/21 6:16 PM (GMT‐08:00)  
To: Brian Newman <brian@mlsdreno.com>  
Subject: CAB response letter  

Hi Brain  

The Southwest Truckee Meadows Area Plan requires a written response to CAB feedback per SWTM policy SW2.3. I’ve 
summarized the meeting in bullet points below. There wasn’t much opposition with a unanimous approval; so a quick 
response to each bullet point would be sufficient.  

 Concerns over access to northerly parcels
o Federal easements not necessary as there is additional access.

 Concerns over rock walls
o Permit was not issued for the rock wall.

Regards, 

Let us know how we’re doing. Please tell us how we did by taking a 
quick survey  

Dan Cahalane 
Planner|Community Services Department‐ Planning & Building Division 
dcahalane@washoecounty.us| Office: 775.328.3628 | Fax: 775.328.6133 
Visit us first online: www.washoecounty.us/csd   
For Planning call (775) 328‐6100 | Email: Planning@washoecounty.us 
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.3699 

Date: February 26, 2021 

To: Dan Cahalane, Planner 

From: Leo Vesely, P.E., Licensed Engineer 

Re: Special Use Permit Case WSUP21-0004 – Feulner Grading 
APN 150-250-48 

GENERAL PROJECT DISCUSSION  

Washoe County Engineering staff has reviewed the above referenced application.  The Special Use 
Permit is to allow for major grading of 90,000sf on 2.476 acres with 3,000 cy of cut and fill and grading 
within a Sensitive Stream Zone (SSZ). . The Engineering and Capital Projects Division recommends 
approval with the following comments and conditions of approval which supplement applicable County 
Code and are based upon our review of the site and the application prepared by Meridian Land Solutions 
and Design.  The County Engineer shall determine compliance with the following conditions of approval. 

For questions related to sections below, please see the contact name provided. 

GENERAL CONDITIONS 
Contact Information:  Leo Vesely, P.E.  (775) 328-3600 

1. A complete set of construction improvement drawings, including an on-site grading plan, shall be
submitted when applying for a building/grading permit. Grading shall comply with best
management practices (BMP’s) and shall include detailed plans for grading, site drainage,
erosion control (including BMP locations and installation details), slope stabilization, and
mosquito abatement. Placement or removal of any excavated materials shall be indicated on the
grading plan. Silts shall be controlled on-site and not allowed onto adjacent property.

2. The developer shall obtain from the Nevada Division of Environmental Protection a Stormwater
Discharge Permit and submit a copy to the Engineering Division prior to issuance of a grading
permit.

3. The Truckee Meadows Regional Stormwater Quality Management Program Construction Permit
Submittal Checklists and Inspection Fee shall be submitted with the grading permit.

4. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering Division
prior to permit approval.

5. All grading shall be in accordance with Washoe County Code Article 438 Grading Standards.

6. All cut slopes and fill slopes shall be setback from parcel lines and access easements in
accordance with Washoe County Code Article 438.

7. All retaining walls shall be designed by a licensed engineer and shall be permitted through the
Building Department.
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Subject: WSUP21-0004 – Feulner Grading 
Date: February 26, 2021 
Page: 2 

8. The abandonment of the eastern patent access easement shall be recorded prior to the issuance
of a grading permit.

9. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust palliative.
Disturbed areas left undeveloped for more than 45 days shall be revegetated.  Specifications for
revegetation procedure and seed mix shall be prepared by a licensed landscape architect.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Leo Vesely, P.E.  (775) 328-3600 

1. There are no drainage related conditions of approval.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Mitchell Fink (775) 328-2050 

1. There are no traffic and roadway related conditions of approval.

UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 

1. There are no utility related conditions of approval.
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From: Rosa, Genine
To: Cahalane, Daniel
Subject: Special Use Permit Case Number WSUP21-0004 (Feulner)
Date: Monday, February 22, 2021 11:04:57 AM

If disturbance will be greater than 1 acre then a Dust Control Permit will be required
prior to breaking ground, failure to do so may result in enforcement action resulting
in a Notice of Violation with associated fines.  

For Dust Control Permit questions call AQMD at 775-784-7200 or
visit www.OurCleanAir.com.  

Genine Rosa
Environmental Engineer II | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.us | O: (775) 784-7204 | C:  (775) 420-9185 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512

*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

www.OurCleanAir.com
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

March 5, 2021 

Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 

RE: 0 Mountain Ranch Road; 150-250-48 
Special Use Permit for Grading; WSUP21-0004 

Dear Washoe County Staff: 

The following conditions are requirements of the Washoe County Health District, Environmental 
Health Division, which shall be responsible for determining compliance with these conditions.  
Contact Name – David Kelly 

a) EHs has no issues with the grading as proposed but applicant should be aware that septic
systems are required to be placed in undisturbed native soils and designed based on grade
at time of test trench.  If grading occurs in area of desired septic, a new test trench may be
required.

b) Any future Building permits that include the installation or tie into the septic system will be
required to be routed and approved by Health.

If you have any questions or would like clarification regarding the foregoing, please contact Dave 
Kelly, EHS Supervisor at dakelly@washoecounty.us regarding all Health District comments. 

Sincerely, 

Dave Kelly, REHS 
EHS Supervisor 
Environmental Health 
Washoe County Health District  
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From: Mark Freese
To: Cahalane, Daniel
Subject: Special Use Permit Case Number WSUP21-0004 (Feulner)
Date: Tuesday, February 23, 2021 12:22:45 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Mr. Cahalane,
We recommend including standard Best Management Practices (BMP’s) (e.g. waddles, silt fencing)
to protect Whites Creek from erosion and runoff.  Additionally, we recommend leaving riparian
vegetation intact so the stream can function properly.

Thank you,
Mark

Mark Freese, Habitat Biologist
Nevada Department of Wildlife
1100 Valley Road
Reno, Nevada 89512
(775) 688-1145
markfreese@ndow.org

Support Nevada’s Wildlife…Buy a Hunting and Fishing License

State of Nevada Confidentiality Disclaimer: This message is intended only for the named recipient.  If you are not the
intended recipient you are notified that disclosing, copying, distributing or taking any action in reliance on the contents of this
information is strictly prohibited.
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February 24, 2021 

Washoe County Community Services Department 

C/O Dan Cahalane, Senior Planner 

1001 E Ninth Street, Bldg A 

Reno, NV 89512 

R: WSUP21-0004 Feulner  

Dear Dan, 

 In reviewing the special use permit to approve major grading, the Conservation District has the 

following comments.  

To stabilize the 3:1 slope, rock walls, brow ditches and benching are being proposed. With the rock walls 

smaller rock shall be placed in the face of the entire height of the wall reducing any undermining by 

small animals. In the brow ditches 4–6-inch rock placed in the flow line to minimize downstream 

transport of sediment. The District requires with the benching a combination of deciduous trees and 

evergreens to soften the infrastructure on the 3:1 slope. Additionally, a temporary irrigation plan be 

provided for the irrigation needs in mid-summer and fall regarding the landscape. This area monitored 

for a three-year period with replacement of trees and plants if needed. 

The District recommends the paint color palette be earth tone colors for the home and barn including 

the roof material. 

Thank you for providing us the opportunity to review the project that may have impacts on our natural 

resources. 

Sincerely, 

Shaffer-Tyler 
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Community Services Department 
Planning & Building Division for the

I hereby certify that notices for the case number referenced below were delivered to Nevada 
Presort for printing and mailing pursuant to Nevada Revised Statutes, Chapter 278 and 
Washoe County Code Chapter 110. 

Washoe County Planning Commission 

1001 E. Ninth St., Bldg. A, Reno, NV  89512-2845 

Signature:     Date:    3/19/2021 

Mailing List for Case No.:  WSUP21-0004 (Feulner Grading) 

No. APN Name and Address of Addressee 

1  15049206 PARVIZ D ASSADIAN ET AL  5240 PARIS CT    RENO  NV  89511 

2  15025049 EDWIN & HETTY BALTENSBERGER LIVING TRUST  5475 MOUNTAIN RANCH RD    RENO  NV  89511 

3  15038208  BARRI/SKIBO FAMILY TRUST  14725 CHATEAU CT    RENO  NV  89511 

4  15025041 JOHN J BARTELL  4993 MOUNT ROSE HWY # HY    RENO  NV  89511 

5  15049210  BRIDGEWATER-SPRAGUE LIVING TRUST  5245 PARIS CT    RENO  NV  89511 

6  15049203 JOHN P BURKE  5320 PARIS CT    RENO  NV  89511 

7  15049216 KIMBERLY & JASON COWEN  5365 PARIS CT    RENO  NV  89511 

8  15025052 AMY E & WILLIAM P CUMMINGS  PO BOX 17033    RENO  NV  89511 

9  15038223  ESTATES AT MOUNT ROSE HOA  10630 MATHER BLVD    MATHER  CA  0 

10 15049204 PAUL M & KIMBERLY K FERGUSON  PO BOX 4611    INCLINE VILLAGE  NV  89450 

11 15025048 CHRISTOPHER A & MEGAN FEULNER  770 MAYS BLVD # 4943    INCLINE VILLAGE  NV  89450 

12 15049212 RUBEN GARCIA  5285 PARIS CT    RENO  NV  89511 

13 15025042 JOSEPH E & KRISTI K IVESON  4995 MOUNT ROSE HWY    RENO  NV  89511 

14 15025051 JENNIFER & MARK JANES  5821 STEPHENS RD    RENO  NV  89511 

15 15049209 CINDY & VAN JOERGER  2525 VINEYARD DR    AUBURN  CA  95603 

16 15049211  LOWREY FAMILY 2015 TRUST  5265 PARIS CT    RENO  NV  89511 

17 15002123 RICK & JEANNE MARSH FAMILY TRUST  5801 MOUNT ROSE HWY    RENO  NV  89511 

18 15049207 GILBERT B MINK ET AL  5220 PARIS CT    RENO  NV  89511 

19 15049208  MONTE VISTA AT MT ROSE HOA  10509 PROFESSIONAL CIR STE 200    RENO  NV  89521 

20 15025027 MARCIA D MURRAY 2009 TRUST  5645 MELARKEY WAY    RENO  NV  89511 

21 15049214  MYERS FAMILY 2020 TRUST  5325 PARIS CT    RENO  NV  89511 

22 15021101  NEVADA BELL  1010 PINE ST  ATTN PROPERTY TAX DEPT 9E-L-01  SAINT LOUIS  MO  63101 

23 15049213 FREDERICK A NIEFORTH ET AL  5305 PARIS CT    RENO  NV  89511 

24 15002104 CHARLES RONKOS TRUST  4990 MOUNT ROSE HWY    RENO  NV  89511 

25 15025050 JONATHAN P & KATHERINE J ROSIN  5471 MOUNTAIN RANCH RD    RENO  NV  89511 

26 15049215  ROSS FAMILY LIVING TRUST  5345 PARIS CT    RENO  NV  89511 

27 15002102 ERIC & TERESA RUA  5010 MOUNT ROSE HWY    RENO  NV  89511 

28 15025039 ERIC SCHEETZ  16770 EVERGREEN HILLS    RENO  NV  89511 

29 15002103 BERKELEY B SIMONDS TRUST  20455 JOHN BORN RD    PENN VALLEY  CA  95946 

30 15050103  TL MT ROSE ESTATES LP  3300 DOUGLAS BLVD STE 450    ROSEVILLE  CA  95661 
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Community Services Department 
Planning & Building Division for the

I hereby certify that notices for the case number referenced below were delivered to Nevada 
Presort for printing and mailing pursuant to Nevada Revised Statutes, Chapter 278 and 
Washoe County Code Chapter 110. 

Washoe County Planning Commission 

1001 E. Ninth St., Bldg. A, Reno, NV  89512-2845 

Signature:     Date:    3/19/2021 

Mailing List for Case No.:  WSUP21-0004 (Feulner Grading) 

31 15025043 NANCY J TOROK ET AL  5215 MOUNTAIN RANCH RD    RENO  NV  89511 

32 15025045  TRUCKEE MEADOWS FIRE PROTECTION DIST  1001 E 9TH ST BLDG D    RENO  NV  89520 

33 15050102  TRUCKEE MEADOWS WATER AUTHORITY  PO BOX 30013  ATTN LANDS DEPARTMENT  RENO  NV  89520 

34 15002122  UNITED STATES OF AMERICA  300 BOOTH ST STE 2032  C/O GSA  RENO  NV  89509 

35 15025047  VANHOOSE FAMILY TRUST  13645 CHARISMATIC CT    RENO  NV  89521 

36 15049205 DUANE R & MARY M WARTH LIVING TRUST  5260 PARIS CT    RENO  NV  89511 

37 15049220  WASHOE COUNTY  1001 E 9TH ST BLDG A  ATTN COMMUNITY SERVICES DEPT  RENO  NV  89512 

38 

39 

40 

41 

42 

43 

44 

45 

46 

47 

48 

49 

50 
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December 2018 

Washoe County Development Application 

Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 

Description: 

Project Address: 

Project Area (acres or square feet): 

Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). 

Applicant Information (attach additional sheets if necessary) 

Property Owner: Professional Consultant: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

Applicant/Developer: Other Persons to be Contacted: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 

County Commission District: Master Plan Designation(s): 

CAB(s): Regulatory Zoning(s): 

5
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

Special Use Permit Application 
Supplemental Information 

(All required information may be separately attached) 

1. What is the project being requested?

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway

improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

3. What is the intended phasing schedule for the construction and completion of the project?

4. What physical characteristics of your location and/or premises are especially suited to deal with the

impacts and the intensity of your proposed use?

5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and

the community?

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?

How will you mitigate these impacts?

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code

requirements pertinent to the type of use being purposed.  Show and indicate these requirements on

submitted drawings with the application.

7
WSUP21-0004 

EXHIBIT I



Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to 

the area subject to the special use permit request?  (If so, please attach a copy.) 

 Yes  No 

 

9. Utilities: 

a. Sewer Service  

b. Electrical Service  

c. Telephone Service  

d. LPG or Natural Gas Service  

e. Solid Waste Disposal Service  

f. Cable Television Service  

g. Water Service  

 

 For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource 

Requirements, requires the dedication of water rights to Washoe County.  Please indicate the type 

and quantity of water rights you have available should dedication be required. 

h. Permit #  acre-feet per year  

i. Certificate #  acre-feet per year  

j. Surface Claim #  acre-feet per year  

k. Other #  acre-feet per year  

 

Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 

Department of Conservation and Natural Resources). 

 

 

 

 

10. Community Services (provided and nearest facility): 

a. Fire Station  

b. Health Care Facility  

c. Elementary School  

d. Middle School  

e. High School  

f. Parks  

g. Library  

h. Citifare Bus Stop  

 

 
8

WSUP21-0004 
EXHIBIT I



Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
Special Use Permit Application 

for Grading 
Supplemental Information 

 (All required information may be separately attached) 

 

 

1. What is the purpose of the grading? 

 

 

 

 

 

2. How many cubic yards of material are you proposing to excavate on site? 

 

 

 

 

3. How many square feet of surface of the property are you disturbing? 

 

 

 

 

4. How many cubic yards of material are you exporting or importing?  If none, how are you managing to 

balance the work on-site? 

 

 

 

 

 

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special 

Use Permit?  (Explain fully your answer.) 

 

 

 

 

 

6. Has any portion of the grading shown on the plan been done previously?  (If yes, explain the 

circumstances, the year the work was done, and who completed the work.) 

 

 

 

 

 

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading?  (If no, 

explain your answer.) 
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

8. Can the disturbed area be seen from off-site?  If yes, from which directions and which properties or 

roadways? 

 

 

 

 

 

9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you 

are creating a driveway, would it be used for access to additional neighboring properties)? 

 

 

 

 

 

10. What is the slope (horizontal/vertical) of the cut and fill areas proposed to be?  What methods will be 

used to prevent erosion until the revegetation is established? 

 

 

 

 

 

11. Are you planning any berms? 

Yes No If yes, how tall is the berm at its highest? 

 

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to be 

required?  If so, how high will the walls be and what is their construction (i.e. rockery, concrete, 

timber, manufactured block)? 

 

 

 

 

13. What are you proposing for visual mitigation of the work? 

 

 

 

 

14. Will the grading proposed require removal of any trees?  If so, what species, how many and of what 

size? 

 

 

 

 

15. What type of revegetation seed mix are you planning to use and how many pounds per acre do you 

intend to broadcast?  Will you use mulch and, if so, what type? 
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
16. How are you providing temporary irrigation to the disturbed area? 

 

 

 

 

 

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District?  If yes, have 

you incorporated their suggestions? 

 

 

 

 

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that may 

prohibit the requested grading? 

Yes No If yes, please attach a copy. 
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Introduction 

The proposed Feulner Residence is to be a single family small lot development on one lot with 
associative horse barn, horse arena, shop and horse pasture area. The project is located in a 
suburban infill area with a surrounding home to the north, developed volunteer fire department 
building to the east, an undeveloped single family parcel to the west and Whites Creek to the 
south.  The project address is currently “0 Mt. Ranch Road”, more specifically known as 
Washoe County Assessor Parcel Number (APN) 150-250-48.  
 
The site will be used as a private equestrian property to be utilized by the land owner only and 
will not board horses from others, nor hold public equestrian events. 
 
A concurrent application for abandonment is submitted in parallel with this application for 
Special Use Permit (SUP).  The proposed abandonment is to remove a redundant / obsolete 
access and public utility easement for properties to the north.  A new public utility easement 
(PUE) will be proposed. 
 
The site is currently vacant with some site improvements performed by a previous owner of 
which the improvements were not appropriately permitted (see below). 
 

Previous Submittals 

Previous owners of the property had submitted an application for a Special Use Permit for 
grading which was approved under Permit Number SB14-010 with conditions (see Section 4).  
A building permit for grading was subsequently initiated under Grading Permit Number 14-
0298 and was under project review by Washoe County and applicable agencies.  The previous 
owner did not complete the application nor obtain a proper grading permit; however, there was 
site construction performed that included mass grading, installation of rockery walls and some 
drainage swales. 

 

Washoe County Master Plan and Zoning 

The site current master plan designation is Rural Residential (RR) which conforms with the 
current zoning designation of High Density Rural (HDR).  Refer to Section 4 for master plan 
and zoning map designations and surrounding areas / properties.  The proposed development 
also conforms to the Timberline Wildland Transition Suburban Character Management Area 
SW1.5 (SCMA).  Master Plan and Zoning for adjacent / abutting properties are as follows: 
 

North: Master Planned RR and Zoned HDR – Currently developed as a single 
family residence 

 South:   Master Planned RR and Zoned 86% HDR / 14% General Rural (GR) for 
   APN 150-501-03 and Zoned HDR 17% / 83% GR for APN 150-492-20 

Both parcels are undeveloped; Parcel 150-492-20 is part of the Whites 
Creek Open Space 
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East: Master Planned RR and Zoned HDR - Currently developed as Existing 
TMFPD Volunteer Fire Garage Facility) Refer to Section 4 for site photos  

West: Master Planned RR and Zoned HDR – Currently undeveloped 
  

Site Analysis 

The site slopes from west to east with an elevation drop of approximately twenty feet (5500 to 
5480) and is relatively flat due to previous site grading with rockery retaining walls along the 
western and eastern portions of the site, with a relatively continuous slope of approximately 4 
percent between the separate walls.   
 
The site drains in a pattern of west to east and is predominately via overland flow.  There are 
no existing trees on the site as terrain is fan remnants with sagebrush covering. 
 

Site Design 

The site has been designed meeting HDR development standards and Low Impact Design 
(LID).  The site has two means of access: a primary driveway cut at the southwest corner of 
the site off of Mountain Ranch Road and a secondary (gated) driveway entrance at the 
midpoint of the southern boundary along Mountain Ranch Road.  Use of rockery wall retaining 
infrastructure is incorporated to allow for relatively flat areas to accommodate a horse arena 
and horse pasture areas.    
 

Project Ingress / Egress and Traffic 

The property will have direct access from Mountain Ranch Road which is a private road that 
transgresses the southern portion of the site in an east-west direction.  The existing roadway 
improvements of Mountain Ranch Road currently do not fall completely within the 33’ Roadway 
and PUE easement; the current road encroaches into the property further to the north and is 
known to follow a prescriptive rights alignment.  Mountain Ranch Road has direct access to 
the Mount Rose Highway (SR 431) on the eastern end and connection to the Mount Rose 
Highway to the west via a connection with Callahan Road.    A third, non-primary access to the 
site is via Crested Wheat Way which connects to both to the Saddlehorn Community to the 
north and additionally to Arrowcreek Parkway.  Crested Wheat way is a private, non-paved 
road. 
 

Site Fenestration 

The site has been designed to meet the minimum standards for a single family development 
within an HDR zoning designation. Consistent with these standards, a 30-foot front yard 
setback, 15-foot side yard setback and 30-foot rear yard setback are used to site single family 
residence, shop (over 12’ in height) and horse barn (over 12’ in height). In addition, the siting 
of the horse barn is also necessitated to be out of the Whites Creek Sensitive Stream Zone 
(Washoe County Article 418: Significant Hydrologic Resources). See drawings for Stream 
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Zone Delineations. Example elevations of the single family home and horse barn architecture 
are provided in Section 4. 

Signage 

The project will include an address marker on the single family home and potentially an 
address inscribed / etched on a site boulder. 
 

Domestic Water Service 

Water service will be provided by the Truckee Meadows Water Authority (TMWA). Water rights 
have already been dedicated and facility fees have already been paid.  An existing dual meter 
water connection service located along the western boundary line. 
 

Sanitary Sewerage 

There currently is no public sanitary sewer collection system that is available to serve the site.  
A septic system that will meet all local, state and federal requirements will be submitted as part 
of the final building plans. 
 

Gas 

There currently is no public gas available to the site; therefore a propane system may be used. 
 

 Electric, Telephone and Cable Television 

The dry utilities are proposed to be serviced by an existing power pole located near the north 
east corner of the site.  It is anticipated that the utilities will be served via overhead 
infrastructure and thus will utilize power poles located on the site based on NV Energy design 
standards. Electric service will be provided by NV Energy; telephone will be provided by 
Nevada Bell (AT&T) and cable will be provided by Charter / Spectrum. 
 

Fencing 

A wood perimeter fence meeting code height and material standards is proposed for the site.  
The secondary entrance at the middle of the site frontage along Mountain Ranch Road will 
be gated. 

Landscaping 

The applicant will landscape the site using current standard practices for a rural / equestrian 
property. 
 

Phasing 

The overall site grading and drainage is planned to be done all during one phase as well as 
the site septic system.  The single family home, shop, horse barn and outdoor arena are 
anticipated to be completed all during one phase but will be dictated by financing.  All site 
BMPs for drainage and air quality control will be installed and managed during the first phase.    
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Property Development Standards 

 
SITE ZONING CLASSIFICATION: 
 SOUTHWEST TRUCKEE MEADOWS AREA PLAN 
 (TIMBERLINE WILDLAND TRANSITION SCMA) 
 HIGH DENSITY RURAL (HDR) - BASE ZONING 
 RURAL RESIDENTIAL (RR) - MASTER PLAN 
 
MINIMUM LOT SIZE REQUIREMENT: 
 2 ACRES 
 
TOTAL SITE AREA:  
 107,854 SQUARE FEET (2.48 ACRES ±) 
 
GROSS DENSITY: 
 0.4 DWELLING UNITS PER ACRE 
 1 DWELLING UNIT PROPOSED 
 
ACCESSORY USES: 
 PERSONAL SHOP (OVER 12' FEET IN HEIGHT)  
 MEETS REAR / SIDE YARD SETBACKS 

HORSE BARN (PERSONAL USE ONLY; NO BOARDING) 
OPEN AREA HORSE ARENA (PERSONAL USE ONLY) 

 
SETBACKS: 
 FRONT YARD: THIRTY FEET (30') 
 REAR YARD:  THIRTY FEET (30') 
 SIDE YARD:  FIFTEEN FEET (15')   
 
MAXIMUM HEIGHT: 
 THIRTY FIVE FEET (35') 
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Special Use Permit Findings and Responses 
 
Finding 1: Consistency. The proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the applicable area plan; 
 
Response: The proposed grading does not conflict with any of the goals of the Washoe County 
Master Plan, the Southwest Truckee Meadows Area Plan and the Timberline Wildland 
Transition Suburban Character Management Area SW1.5 (SCMA). 
 
 
Finding 2: Improvements. Adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate public 
facilities determination has been made in accordance with Division Seven; 
 
Response: The site has adequate utilities to support the development.  A current domestic 
water service meter is located along the western boundary line and the water purveyor is the 
Truckee Meadows Water Authority (TMWA).  Sanitary sewer management will be via a septic 
system as there is currently no public sanitary system adjacent or abutting the site.  Propane 
will be utilized for gas and an adjacent power pole in the northeast corner of the site will be 
used for electricity, telephone and cable. Drainage infrastructure perpetuates the existing and 
proposed flows to Whites Creek and Mountain Ranch Road is utilized for vehicular ingress / 
egress to the site. 
 
 
Finding 3: Site Suitability. The site is physically suitable for the type of development and 
for the intensity of development; 
 
Response: The proposed grading is suitable and appropriate for the development of the single 
family residential home with three car garage, detached shop, horse barn, horse arena and 
pasture area.  
 
 
Finding 4:   Issuance Not Detrimental. Issuance of the permit will not be significantly detrimental 
to the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area; and 
 
Response: The applicant is amenable to reviewing and agreeing to conditions, when deemed 
appropriate, that address mitigation and stabilization measures so that the project will not be 
developed with detriment.  
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Finding 5: Effect on a Military Installation. Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 
 
Response: There are no Military Installations within close proximity to the subject property. 
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Residence Rendering 
View 1 
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Residence Rendering 

View 2 
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Residence Rendering 
View 3 
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Floor Plan  
Residence 
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Sample Architectural Rendering 
Barn 
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36’ x 36’ Horse Barn Layout 
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Looking East from Site Entrance 
(TMFPD Volunteer Fire House in Background) 

 

 

 

 

 

 

 

 

 

 

 

Looking Southeast from NWC 
(TMFPD Volunteer Fire House in Background) 
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Looking West from Site Entrance 
 

 

 

 

 

 

 

 

 
 

 
 
 
 

Looking north along western Rockery Walls 
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Looking north from Site Entrance 
 

 

 

 

 

 

 

 

 

 

 

Looking East from Northeast Corner 
Crested Wheat Way & TMFPD Volunteer Fire House 
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Special Use Permit

Feulner Residence grading
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Project Location

THE BASIS OF BEARINGS FOR THE SURVEY USED IN THIS
SUBMITTAL IS THE NEVADA STATE PLANE COORDINATE
SYSTEM, WEST ZONE GRID, NAD 83 / 94, AS ALSO SHOWN
ON WASHOE COUNTY PARCEL MAP 4615, RECORDED
AUGUST 28, 2006.

BASIS OF BEARINGS

THE ELEVATION DATA AND EXISTING CONDITIONS
DEPICTED IN THESE DRAWINGS ARE FROM A
COMPILATION OF AERIAL PHOTOGRAPHS FROM THE
WASHOE COUNTY AND CITY OF RENO GIS MAPPING AND
2-F00T CONTOUR DATA FROM 2016 FROM THE CITY OF
RENO.

BASIS OF ELEVATIONS AND EXISTING CONDITIONS

1 OF 6 TITLE SHEET
2 OF 6 EXISTING CONDITIONS AND DEMOLITION PLAN
3 OF 6 SITE PLAN
4 OF 6 GRADING PLAN
5 OF 6 UTILITY PLAN
6 OF 6 SITE CROSS-SECTIONS
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PROJECT APPLICANT

WASHOE COUNTY APN 150-250-48

CHRISTOPHER AND MEGAN FEULNER
PO BOX 4943
INCLINE VILLAGE, NV 89450
(530)559-1497   (916) 849-7077

PROPERTY OWNERSHIP

SITE ZONING CLASSIFICATION:
HIGH DENSITY RURAL (HDR) - BASE ZONING
RURAL RESIDENTIAL (RR) - MASTER PLAN

MINIMUM LOT SIZE REQUIREMENT:
2 ACRES

TOTAL SITE AREA:
107,854 SQUARE FEET (2.48 ACRES ±)

GROSS DENSITY:
0.4 DWELLING UNITS PER ACRE
1 DWELLING UNIT PROPOSED

ACCESSORY USES:
---- PERSONAL SHOP (OVER 12' FEET IN HEIGHT)

MEETS REAR / SIDE YARD SETBACKS
---- HORSE BARN (PERSONAL USE ONLY; NO BOARDING)
---- OPEN AREA HORSE ARENA (PERSONAL USE ONLY)

SETBACKS:
FRONT YARD: THIRTY FEET (30')
REAR YARD: THIRTY FEET (30')
SIDE YARD: FIFTEEN FEET (15')

MAXIMUM HEIGHT:
THIRTY FIVE FEET (35')
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WASHOE COUNTY ABANDONMENT APPLICAT-ON WA21-______

APPLICATION FOR ABANDONMENT OF THIRTY-THREE (33)
ROADWAY& PUE ALONG EASTERN SIDE OF THE PROPERTY.

CONCURRENT SUBMITTAL

PROPOSED PROPERTY DEVELOPMENT STANDARDS

ALL THAT CERTAIN REAL PROPERTY SITUATE IN THE
COUNTY OF WASHOE, STATE OF NEVADA, DESCRIBED
AS FOLLOWS:

PARCEL 2 OF WASHOE COUNTY PARCEL MAP 4615,
RECORDED AUGUST 28, 2006.  ALL EASEMENTS PER THE
MAP ARE VALID, WITH THE EXCEPTION OF THE
NORTHERN THIRTY THREE (33') ROADWAY AND PUE
EASEMENT WHICH HAS BEEN ABANDONED PER WASHOE
COUNTY RECORDER'S DOCUMENT NUMBER 4538434,
RECORDED DECEMBER 3 2015.

LEGAL DESCRIPTION
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NOTES / LEGEND

1. ANY WELLS / SEPTIC SYSTEMS ENCOUNTERED SHALL BE REMOVED AND
DECOMMISSIONED PER LOCAL, STATE AND FEDERAL LAWS AND CODES.

2. ALL ONSITE MATERIALS THAT ARE REMOVED SHALL BE IN IN ACCORDANCE WITH
ALL LOCAL, STATE AND FEDERAL LAWS AND CODES.
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SITE ZONING CLASSIFICATION:
HIGH DENSITY RURAL (HDR) - BASE ZONING
RURAL RESIDENTIAL (RR) - MASTER PLAN

MINIMUM LOT SIZE REQUIREMENT:
2 ACRES

TOTAL SITE AREA:
107,854 SQUARE FEET (2.48 ACRES ±)

GROSS DENSITY:
0.4 DWELLING UNITS PER ACRE
1 DWELLING UNIT PROPOSED

ACCESSORY USES:
---- PERSONAL SHOP (OVER 12' FEET IN HEIGHT)

MEETS REAR / SIDE YARD SETBACKS
---- HORSE BARN (PERSONAL USE ONLY; NO BOARDING)
---- OPEN AREA HORSE ARENA (PERSONAL USE ONLY)

SETBACKS:
FRONT YARD: THIRTY FEET (30')
REAR YARD: THIRTY FEET (30')
SIDE YARD: FIFTEEN FEET (15')

MAXIMUM HEIGHT:
THIRTY FIVE FEET (35')

PROPOSED PROPERTY DEVELOPMENT STANDARDS
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1. THE EXISTING CONDITIONS SHOWN ON THIS PLAN ARE FROM A COMBINATION OF
GIS INFORMATION GATHERED FROM WASHOE COUNTY AND THE CITY OF RENO,
AERIAL PHOTOGRAPHY AND SITE RECONNAISSANCE.

2. FLOOD ZONE DELINEATION SHOWN AS DEPICTED ON FEMA FIRM MAP
32031C3245G  EFFECTIVE DATE   03/16/2009

3. GRADING TEXT WITH PARENTHESIS "(  )" ARE EXISTING CONDITIONS OR GRADES.
4. REFER TO SHEET 6, SITE CROSS-SECTIONS FOR PROFILES OF LINES A-A' AND B-B'.

XX.XX
YY

PROPOSED INDEX CONTOUR (10' INCREMENTS)
ADD 5400 TO ELEVATIONS SHOWN

PROPOSED INTERIOR CONTOUR (2' INCREMENTS)
ADD 5400 TO ELEVATIONS SHOWN

EXISTING INDEX CONTOUR (10' INCREMENTS)
ADD 5400 TO ELEVATIONS SHOWN

EXISTING INTERIOR CONTOUR (2' INCREMENTS)
ADD 5400 TO ELEVATIONS SHOWN

FLOW LINE OF SWALE / DITCH

ROCKERY WALLS (MAXIMUM 6'-0" HEIGHT MEASURED
FROM FINISH GRADE)

PAVEMENT GRADE OR FLOW LINE OF SWALE GRADE

PROPOSED ELEVATION    XX.XX (ELEVATION)   YY (TYPE OF GRADE)

EXISTING ELEVATION    XX.XX (ELEVATION)   YY (TYPE OF GRADE)
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DK DECK GRADE
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BW     BOTTOM OF WALL (MEASURED FROM FINISH GRADE)
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NOTES / LEGEND

1. THE EXISTING CONDITIONS SHOWN ON THIS PLAN ARE FROM A COMBINATION OF
GIS INFORMATION GATHERED FROM WASHOE COUNTY AND THE CITY OF RENO,
AERIAL PHOTOGRAPHY AND SITE RECONNAISSANCE.

2. UTILITIES SHOWN ARE SCHEMATIC AND WILL BE FINALIZED WITH COORDINATION
WITH THE ARCHITECT / GENERAL CONTRACTOR DURING FINAL DESIGN.

3. ELECTRIC, GAS (PROPANE), CABLE TELEVISION / INTERNET SERVICE, AND SEPTIC
SYSTEM DESIGN BY OTHERS.

EXISTING WATER MAIN (OWNED BY TMWA)
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Section 4 

Reports and Supporting Information 
 

1. Preliminary Title Reports 
2. Copy of Deed 
3. Preliminary Hydrology / Drainage Report 
4. Copy of Geotechnical Report 
5. Copy of Previous Conditions of Approval for  

SB14-010 (SUP Application for Grading) 
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	Project Name:          Feulner Residence Grading
	Project Description: A Special Use Permit (SUP) for grading of more than an area of one acre on a parcel 2.5 +/- acres in size on slopes less than 15%. WC Code Section 110.438.35 (a)(1)(i)(A); and for grading within the periphery of Whites Creek Sensitive Stream Zone WC Code Section 110.418.25 (b).
	Project Address:  0 Mountain Ranch Road (Washoe County Assessor's Parcel Number (APN) 150-250-48))
	Project Area acres or square feet: 2.476 Acres / 107,854 Square Feet
	Project Location with point of reference to major cross streets AND area locator: The project is located north of Phase 3A of The Estates of at Mt. Rose, at the NWC of Mt. Ranch Road / Crested Wheat Way. 
	Assessors Parcel NosRow1: 150-250-48
	Parcel AcreageRow1: 2.476
	Assessors Parcel NosRow1_2: 
	Parcel AcreageRow1_2: 
	Assessors Parcel NosRow2: 
	Parcel AcreageRow2: 
	Assessors Parcel NosRow2_2: 
	Parcel AcreageRow2_2: 
	Name:  Christopher and Megan Feulner
	Name_2:  Meridian Land Solutions and Design
	Address: PO Box 4943
	Address_2: 316 California Avenue, #154
	Email:  meg.feulner@gmail.com, chris.feulner@gmail.com
	Email_2:  brian@mlsdreno.com
	Contact Person:  Megan Feulner
	Contact Person_2:  Brian Newman, P.E.
	Name_3:  Same as Property Owner
	Name_4: 
	Address_3: 
	Address_4: 
	Email_3: 
	Email_4: 
	Contact Person_3: 
	Contact Person_4: 
	Text1: 
	Text2: Special Use Permit Number SB14-010                                                                                
	Text3: Incline Village, NV
	Text4: 89450
	Text5: Reno, NV
	Text6: 89509
	Text7: (530) 559-1497
	Text8: 
	Text9: (775) 657-0097
	Text10: 
	Text11: 
	Text12: 
	Text13: (775) 657-0097
	Text14: 
	Text15: 
	Text16: 
	Text17: 
	Text18: 
	Text19: 
	Text20: 
	Text21: 
	Text22: 
	Text23: 
	Text24: 
	Text25: 
	Text26: 
	What is the project being requested: The project will develop the property as a single family residence (approximately 2,400 sq. ft.) with attached garage, a shop accessory structure, a horse barn with paddocks, a horse corral area and a 120'x100' covered horse arena. No boarding of other horses are proposed.  The use of the project is solely for the use of the owner's of the property.
	improvements utilities sanitation water supply drainage parking signs etc: A set of of improvement plans, at a scale of 1"=20', are included as part of this package.  They include a Title Sheet, Existing Conditions, Site Plan, Grading Plan, Utility Plan and Site Cross Sections.
	What is the intended phasing schedule for the construction and completion of the project: The owners intend to build all structures, site improvements, landscaping and fencing within two (2) years from the approval of the Special Use Permit (SUP).
	impacts and the intensity of your proposed use: The local area is rural with low density and is suitable for allowing equestrian property to be developed with access to local equestrian trails. Roadside traffic is minimal as the area has low density.  
	the community: The development of the property will result in increase of property values to adjacent properties as the area will continue to develop into a rural / equestrian owned neighborhood.
	How will you mitigate these impacts: There are no anticipated negative impacts. The proposed single-family development is consistent with adjacent properties.  The development of the property will not increase density of current zoning / master planning nor obscure viewsheds of Mt. Rose Highway. Grading depths on the project will be generally in the one-foot to two-foot depths with some localized fills roughly in depth of five-feet along the eastern area of the property.  The project is not a hillside grading development.
	undefined_2: Off
	undefined_3: On
	a Sewer Service: Septic will be provided; currently no public sewer infrastructure is available
	b Electrical Service: NV Energy -  an existing overhead power pole system provides power
	c Telephone Service: Nevada Bell D/B/A AT&T
	d LPG or Natural Gas Service: Propane
	e Solid Waste Disposal Service: Waste Management
	f Cable Television Service: Charter Communications / Spectrum
	g Water Service: Truckee Meadows Water Authority (Water Service Meter at Site)
	h Permit: N/A
	acrefeet per year: 
	i Certificate: N/A
	acrefeet per year_2: 
	j Surface Claim: N/A
	acrefeet per year_3: 
	k Other: N/A
	acrefeet per year_4: 
	a Fire Station: Truckee Meadows Fire Protection District (Station 36) - Volunteer Station also adjacent to property
	b Health Care Facility: Saint Mary's Regional Medical Center Urgency Care (Galena)
	c Elementary School: Hunsberger
	d Middle School: Herz
	e High School: Galena
	f Parks: Whites Creek Open Space (abuts property)
	g Library: South Valley's Library
	h Citifare Bus Stop: Damonte Ranch Parkway and Old Virginia Road (Route 56: South Mdws/ DR)
	What is the purpose of the grading: The site grading will be to allow the construction of a single family home with three car garage, detached shop, separate horse barn, outdoor horse arena and pasture land for equestrian use.
	undefined: The site will balance with an estimated 2,000 to 3,000 cubic yards of excavated material to be placed as fill onsite.  No offsite export / hauling of material is proposed.
	balance the work onsite: No material is planned to be exported or imported from the site. The site grading will utilize material cut from the western side of the property to extent fill on the eastern side of the property.  The majority of the site will be cuts and fills within the 0 to 2 foot depth.  
	Use Permit  Explain fully your answer: No. To provide for a properly functioning horse area it is necessary to develop grade with flat slopes that will still drain with nuisance.  In addition, to achieve proper driveway slopes and to maintain appropriate distance between all proposed structures minor grading will be needed.  The grading heights and volume are not significant; it is only the area needed to be graded.
	circumstances the year the work was done and who completed the work: No grading has been done previously as it relates to these plans submitted and by the current owner.  The owner has purchased the property within the last month.  There was grading done on the property in the past (without a permit and not per the plans included in this submittal).  The current owner of the property had no control of this prior grading. 
	explain your answer: Yes.  Please refer to the SUP plans attached with this application submittal.
	Text27: Approximately 90,000 square feet (2.0 acres)
	roadways: Yes.  The disturbed (graded and mitigated areas) will be visible from public traffic along Mountain Ranch Road along the site's southern frontage.  The property owners to the north and east will be able to view the property as well. The site grading will be mitigated with landscaping, seeding and low impact design grading techniques.
	are creating a driveway would it be used for access to additional neighboring properties: Not applicable
	used to prevent erosion until the revegetation is established: The site grading will have localized areas of 3:1 max that will be mitigated with rockery retaining walls, slope stabilization, brow ditches and benching.
	Yes: 
	No:   XX
	If yes how tall is the berm at its highest: 
	undefined_4: Landscaping, building fenestration, fencing                                                  
	undefined_5: No                          
	undefined_6: The seed mix will be per Washoe County Standards and available and accepted best management practices.
	Text28: The site will have some rockery retaining walls (2 to 3 on west); 4 to 6 max on east.
	How are you providing temporary irrigation to the disturbed area: Irrigation needs will be determined at the time of construction (mid summer / fall 2021) by a licensed landscape architect.  
	undefined_7: These plans have not yet been reviewed with WSCD.  The applicant will review any comments and are amenable to conditions as it relates to WSCT, as deemed appropriate.
	Yes_2: 
	No_2:   XX
	If yes please attach a copy: 


