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Bob Webb, Planning Manager, Planning and Development,
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For possible action, public hearing and discussion to affirm, modify or
reverse the Planning Commission's approval of Tentative Subdivision
Map Case Number WTM16-003 (Bailey Creek Estates), a 56-lot single-
family residential subdivision on two parcels totaling +28.76 acres.

The site is located immediately south of the intersection of Geiger Grade
Road and Shadow Hills Drive within Sections 27 and 34, T18N, R20E,
MDM, Washoe County, NV. The parcels (APNs: 017-520-03 and 017-
480-02) are i23.63-acres and *5.125-acres in size and within the
boundaries of the Southeast Truckee Meadows Area Plan. The Master
Plan Categories are Suburban Residential and Rural, and the Regulatory
Zones are Medium Density Suburban (2 dwelling units per acre in
SETM) and General Rural (1 dwelling unit per 40 acres). The property
owner is Charles Maddox, the tentative subdivision map applicant is
Silver Crest Homes, and the appellant is Kathleen Pfaff. (Commission
District 2.)

SUMMARY

The appellant is seeking to overturn or add additional conditions to the Planning
Commission's approval of Tentative Subdivision Map Case Number WTM16-003
(Bailey Creek Estates) as approved by the Washoe County Planning Commission on

February 7,201.7.

The Washoe County Board of Commissioners (Board) may choose to affrrm, reverse or
modify the Planning Commission's approval.

Washoe County Strategic Objective supported by this item: Stewardship of our
community.

PREVIOUS ACTION

On January 25, 2017 the South Truckee Meadows/V[ashoe Valley Citizen Advisory
Board (CAB) heard details of the proposed project and invited comments from the

audience. Questions and concerns were largely related to the following topics: drainage
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and flooding; traffic; school capacity; emergency access; "wild" horses in the area; views
and heights of homes; constuction noise; and the proposed development schedule. The
CAB voted unanimously to provide comments from the meeting to the ptanning
Commission.

On February 7, 2017, the Planning Commission held a public hearing and took public
testimony on the proposed project. Public comments were largely focused on topics
similar to those discussed at the January 25m CAB meeting. Draft minutes of the *..iirg
are included with this staff report as Attachment C. fni pUnning Commission voted
unanimously to approve the proposed project with conditions of approval as
recommended by staff.

BACKGROT]NI)

Bailey Creek Estates is a 56'1ot single-family residential infill subdivision on two parcels
totaling t28.76 acres. The site is located off of Geiger Grade, immediately south of its
intersection with Shadow Hills Drive. The staff report provided to the planning
Commission for this proposal is included as Attachment D. The action order from tG
Planning Commission, to include the final conditions of approval, are included as
Attachment B.

The basis for the appeal is described in the appellant's application (Attachment A) as
follows:

"I don't believe all concerns presented to the board by the community and myself
have been addressed. There is a known issue with drainage and flooding in this area
that should be improved before further development, for the public benedt. There was
overwhelming public opposition, comment and concern regarding this project that
should hold some weight as the community in general does not think this rubdiririon
is a good idea for the area proposed. This will impact overcrowding in the
surrounding elementary and middle schools. Also, I want to know the horses will be
safe and not pushed into our roads, causing a safety hazardfor the residents. people in
the area east of the development have come out to say there are drugs and drug
dealers in the trailers behind the proposed subdivision on the east si-de and I'm
concerned about the impact this could have on their ability to sell the homes for the
proposed asking price of $400,000 or more, which could have an impact on property
values."

The appellant has requested the ten outcomes described below. Staff comments are
included for each request in order to provide additional information or context where
appropriate.

1) Appellant request: 'oMore flood mitigation for this entire area prior to construction
completion."

Stqff comment: lh'ashoe County requires new development to mitigate its potential
storm dratnage impact. Developments are not required to provide Jtood mttigation or
storm drainage mitt-gation that improve existing condttions for nitghbortng property
owners or other offstte properties. The Bailey Creek drainage ciannel Qocotid oin
an adiacent property not wtthtn the proposed development) is within a designated
floodplain, and there is the potential for impacts from the creekwhether or not other
development occurs in the area, The destgn of the Bailey Creek Estates subdivision
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will not be permitted to negatively ffict e)cisting conditions, and this requirement
will be enforced through the provisions of the Development Code, project conditions
of approval, ond the inspection proces s.

2) Appellant request "Less development in the flood x shaded zone. Maybe turn the
flood x zone into common area instead." '

Sta.f comment: Areas classi/ied as Shaded X are considered to be outside of the 100-
year flood zone, but within the 500-year flood zone; that is, there is a .02% chance
arry given year that aflood may occur wtthin that zone. The most southern portions of
the Bailey Creek Estates development are identi/ied as Shaded X. There are no
requirements for special development standards within the Shaded X zone, and there
is no FEMA requirement for Jlood insurance within Shaded X. FEMA has determined
de minumus potential for impact in these areas, and Washoe County Development
Code standards would dtctate minimum requirements for development.

3) Appellant request: "Houses across the creek to match existing on this side, even if
more than 30 feet apart (one story for one story). 300 feet minimum between existing
and new homes to protect privacy."

Staff comment: Southeast Truckee Meadows Area Plan Poltcy SETM.2.7 states that
"dwellings in new subdivisions adjacent to existing residential development must
match the adiacent buildtng type (single story/multt-story). Development is
considered adjacent if not separated by a road or a 30 foot or wider landscoped
btffer area." Condttion l(r)(x) reflects this requirement, Implementtng an additional
j00-foot no-build area would render a stgntficant portion of the subject property
unusable, including almost the entirety of the southern parcel.

4) Appellant request: "If this is going to go through, it should wait until new elementary
and high schools are built."

StaIf comment: The Washoe County School District (WCSD) anticipates the project
to generate 14 new elementary school students, 3 middle school students and 7 high
school students. WCSD has stated that students from this development may be
assigned to the closest schools with available capacity.

5) Appellant request: "No conskuction on Saturdays, and if so, please lessen the hours."

Sta.ff comment: Condition of approval 1(u) currently limits construction hours to 7
a.m. to 7 p.m., Monday through Saturday. These are the hours the Development Code
exempts temporary constructton activities from the requirements of Article 414, Noise
and Lighting Standar ds.

6) Appellant request: "A walking path in the new development to keep the character of
the area" open space and to allow space for horses to pass that will help keep them off
our roads and allow them to safely stay in the area. This will also help to keep people
out of the creek area, allowing them a path to the Bailey Creek Park."

Stqff comment: The Bailey Creek drainage channel is located wtthin the +]3.4-acre
comrnon area for the Cottonwood Creek Estates subdiviston. The Bailey Creek
Estates project is on property adjacent to that cornmon area, and is across the
drainage channel from Bailey Creek Park The park is accessible from Toll Road,
through the Cottonwood Creek Estates subdivision.
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7) Appellant request: "A disclosure to the new home owners about flood risks, a clear
statement about who maintains drainage (the HOA) and what happens to this
responsibility should the HOA dissolve."

Sta.f comment: At the February 7, 2017 Planning Commission hearing, the applicant
conJirmed that they will provide all disclosures as required by low. Condittons 1(r)
and 1(s) address preservation, maintenance and funding of common area and
drainage facilities. These requirements are to be made part of the Conditions,
Covenants, and Restricttons (CC&Ps) whtch will also address the potenttal for liens
agatnst the properties and the individual property owners' responsibilities for these
items. Were a Homeowner's Association to eventually dissolve, the underlytng
property owner(s) would still be responsiblefor maintaining drainagefacilittes,

8) Appellant request: "Landscaping between our subdivisions so that we are not having
to stare at homes in our backyards and vice versa."

Staf comment: The Bailey Creek Estates project will be separatedfrom homes to the
west by the Cottonwood Creek Estates +13.4-acre common area and the Comstock
Estates +3.4-acre common area. It wtll be separated from homes to the north by
Geiger Grade. Additionally, per Southeast Truckee Meadows Area Plan Policy
SETM.2.7, homes adjacent to existing restdential development will be required to
match the adiacent building type (single story/multi-story). Fifty-two trees are
proposed along Getger Grade, plus I tree per lot abutting roadtuays within the
subdivtsion. Stx-foot-high solid fencing will also be constructed along the rear of
each lot.

9) Appellant request: "There should be a different access added for current residents
trying to get to the Toll Rd area to aid with kaffic, possibly off S. Virginia. And to
improve Pinion Dr. to also allow for emergency access."

Staff comment: The development has provtded primary occess and secondary
emergency access potnts as required under the Development Code. Primary access
will be off of Getger Grade, while secondary emergency vehicle access wtll include
improvements to Moon Lane, which will connect to Getger Grade via Kivett Lane.
There currently are neither plans nor an identtfied funding soorce for improfing
Pinion Drive, whtch ts a privately owned access easement that runs parallel to Kivett
Lane to the east.

10) Appellant request: 'olmpact statistics on local fire stations and sheriffs office and how
that will relate to safety and budgets for these services."

Stq{f comment: The Truckee Meadows Fire Protection Dtstrict provided several
comments as part of their revtew of this project, tncluding requirements for
emergency vehicle access within the subdivision. The Washoe County Sheriff's Office
has indicated that thts development is not anticipated to have significant impact on
their services, and that no addittonal resources are needed.

Additional public comments received in support of the appeal have also been provided as
Attachment F.

FISCAL IMPACT

No fiscal impact.
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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 oi th.it
habitat;

6) Public Health. That the design of the subdivision or ffie 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;

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.'

Attachments:

A. Appeal application

B. Action Order for Tentative Subdivision Map Case WTM16-003

C. Draft minutes of Feb. 7,2017 Planning Commission meeting

D. Staff report for Tentative Subdivision Map Case WTMI6-003

E. Addendums #l & #2 to staffreport for Tentative Subdivision Map Case WTM16-003

F. Public comments received since Feb. 7,2017 Planning Commission meeting

xc: Appellant: Kathleen Pfafq $170 Bailey canyon Drive, Reno, NV 89521

Applicant: Silver crest Homes, Attn: Rich Balestreri, 16500 wedge
Parkway, Bldg. A, Suite 200, Reno, NV 89511

Property Owner: Charles Maddox, P.O. Box 70577,Reno, NV 89570

Representatives: Wood Rodgers, Attn: Stacie Huggins, 1361 Corporate Blvd.,
Reno, NV 89502

Wood Rodgers, Attn: Steve Strickland, 136l Corporate Blvd.,
Reno, NV 89502
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RECOMMENDATION

It is recommended the Board of County Commissioners affrrm the Planning
Commission's approval with conditions of Tentative Subdivision Map Case WTMI6-003
@ailey Creek Estates).

POSSIBLE MOTIONS

Three possible motion options are provided, depending on whether the Board chooses to
affirm, modiff or reverse the Planning Commission's approval with conditions of
Tentative Subdivision Map Case WTM16-003 (Bailey Creek Estates).

Affirm

Should the Board agree with the Planning Commissionos action, a possible motion would be:

"Move to deny the appeal and affirm the decision of the Planning Commission to
approve with conditions Tentative Subdivision Map Case Number WTM16-003

@ailey Creek Estates)."

ModiS

Should the Board wish to modiff the Planning Commission's action and add additional
conditions to the approval, apossible motion would be:

ooMove to modiff the decision of the Planning Commission to approve with
conditions Tentative Subdivision Map Case Number WTM16-003 (Bailey Creek
Estates), by adding the following condition(s) of approval: [State conditions of
approval to add to existing approval.J "

Reverse

Should the Board disagree with the Planning Commission's action and wish to reverse

the approval of Tentative Subdivision Map Case WTM16-003, a possible motion would
be:

"Move to reverse the decision of the Planning Commission to approve with
conditions Tentative Subdivision Map Case Number WTM16-003 (Bailey Creek
Estates). This reversal of the Planning Commission's decision is based on the
Board's review of the written materials provided for this item, as well as the oral
testimony at the public hearing. The following finding(s) cannot be made by this
Board:

[Select one or more of the following required findings for a tentattve subdivision
map, which the Board cannot make, and provide explanation as to why the

finding(s) cannot be made.J

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;



Community Services Department

Planning and Development

APPEAL TO BOARD OF COUNTY
cotvt N/I tss toN ERS (BCC)

APPLICATION

ATTACHMENT A

Community Services Department
Planning and Development

1001 E. Ninth St., Bldg. A
Reno, NV89520

Telephone: 775.328.3600



washoe county Appeal of Decision to Board of county Gommissioners
Your entire application is a public record. lf you have a concem about releasing personal
information please contact Planning and Development staff at 775.328.3600.

N ote: Appears ro the washoe ..,llffi: :l:"::f L* Hi::::LT"lmed by wcc section 1 1 o e 1 2.2o.

ll etanning Commission Board of Adjustment

I Hearing Examiner Other Deciding Body (specifo)

Note:

Appeal Date lnformatlon
This appeal must be delivered in writing to the offices of the Planning & Development Division (address is
on the cover sheet) within 10 calendar da),s from the date lhat the decision being appealed is filed with the
Commission or Board Secretary (or Director) and mailed to the original applican[. 

'

The appeal must be accompanied by the appropriate appeal fee (see attached Master Fee Schedule).{ote:

Date of this appeal: a17n7

Date of action by County: 47117

Date Decision filed with Secretary: Unknown

Appellant lnformation
Name: Kathleen Pfaff Phone:775-220-8409

Address: Fax:

15170 Bailey Canyon Dr emait: F4LL4X@gmail.com

City: Reno State:NV zip:89521 cert:775-220-8409
Describe your basis as a person aggrieved by the decision:

A neighbor whose home and life will be directly impacted by the weight of this subdivislon. My
home value may be impacted and my quality of life.

Appealed Decision lnformation

Application Number: WTM-1 6-003

Project Name: Bai Creek Estates
State the specific action(s) and related finding(s) you are appealing:

The decision of the planning commission to go ahead with the project as proposed on ZZIlZ

3



Appealed Declslon lnformation (contlnued)

Describe why the decision should or should not have been made:
I don't believe all conc€ms presented to the board by ths community and myself have be6n addressed. There is a known issue
with drainage and flooding in this area that should be improved before further development, for the public benefil. There was
ovenvhelming public opposition, commenl and concom regarding this project that should hold some weight as the community in
general does not think this subdivision is a good idea for the area proposed. This will impact overcrowding in the surounding
elemsntary and middle schools. Also, I want to know the horses will be safe and not pushed into our roads, causing a safety
hazard for tho residenls. Peoplo in th6 area east of the development have coma out to say there are drugs and drug dealers in
the trail€rs behind the propossd subdivision on the east side and l'm concemed about the impact this could have on their ability
to sell the homes for the proposed asking price of $400,000 or more, which could have an impact on property values.

Cite the specific outcome you are requesting with this appeal:
'Mm llood n ti!.lbn fd lttu .ntir rm prb, to @n.lrudbn @mpldlon.
'Lq dn.loFi.nl in lh. 6@d x .h.d.d &o.. M.yb. tum th. llood . &n. inlo oltllM .il iBlud.
'tlo6.. r@ lh. 6.k to mtdr urE0n! on thir .id.. .[n lf mo lh$ 30 fxl rp.d (om .iory br om .tory). 3m hd mininm balw.m ui.tirlg .nd n* hmd to p6l.d priv.cy.
'lt hi. i8 gdng b Co lh@gh, lt rhouH 6il untll ns.l.mnbry lnd high $h@lr rE built
'No @o8lo.tbn M S.brd.y., .rd I e. pLa. lBsn lh. h4n.
'A mlkiE palh in th. nB de.lopm.nt to k.!p lha drEdd of lh. .m, op.n rp.o ard lo rfio tpao ,s ts.B to ps. lh.l wil h.lp k .p h.m olt o( @d. .nd .lld th.m lo sfdy
.try h th. ril. THr wil !l5o h.lp lo k!.p pmpl. out of th. m.k.ru,.llowing th.m r pdh lo lh. B![ay Cork Prrlc
'A dbdcm lo lh. nry hm. owB .bout tlood ri.kr. . d.u st tmml.boul who mintlin6 dcim9. (lhr HOA) .nd wh.t hlpFns lo thit ospdEibllty rhould lh. HOA dilelv.
'L.ndEping b.t6m our ebdivirioB @ lhlt u rE nol hein! to drn tt hmB in os blctyrrdt lrd vi{ [il.
Thm .hould b. . ditf.Enl.6a .ddad lbr @mn( c6'rr.nb trying to grl lo [f, Toll Rd .il to lil wilh lnftq p6lriuy olt S. Mrpini.- And b lmp@. Pini6 tk to .bo dil fd
.@rgarc1aes.
'hp..i.t lbta. ff loal llE .lrtion. rid chodlFr om€ rid hil lh.l wil Ebl. lo *f.ty rrd budg.ls hr Uf,s soi6.

Did you speak at lhe public hearing when this item was considered? @ Yes

Euo
Did you submit written comments prior to the action on the item being appealed? E

tr
Yes

No

Appellant Signature

Printed Name: Kathleen Pfaff

sisnature: Kath leen Pfaff

Da/(.,2l17l17

4



From:
lo!
Subject:
Date:

Kathleen ffaff
Mullin, Kelly

Supplemental information for appeal
Thursday, February 23,20L7 10:22:48 pM

Attached is a study that was done in 2006 on this area and flooding here. It appears to me that
this study demonstrates that this area is not suitable for the dense construction that would
come with this subdivision (and many of the already existing ones).
httf ://www. reno. gov/hom e/showdocum ent?i d= I 4 I I 7

Also, here is a link to the petition that we started with comments from the public.
http : //wrrw.reno. govrlromeishorvdocument?id= 1 4 1 I 7

AdditionallY, this is a court case that seems to deal with what may wind up happening in our
situation. http://caselaw. findlaw.com/nv-supreme-court/ 1 745487.html

I hope this information conveys the reasons why I think the area is not a good place for this
subdivision. If the commissioners don't agree with me, I hope that they can come to some sort
of terms with us on how to make this better work for everyone. If there is to be an approval,
the density of the project should be limited to less homes.

I understand that bringing this area up to the recommendations of the study is not cost
effective, but I don't feel like it's right to put that burden on a private citizin,either. If it's not
cost effective to make the improvements, then construction should be halted until the
necessary improvements can be made. These are peoples' homes that could be destroyed and
the life savings of families thrown away, whose lives could be ruined, which isn,t cost
effective for anyone..

Thank you,
Kathleen Pfaff



IfIfrASSflOE ECIUhTTY
Planning and Development
INTEGRITY COMMUNICATION SERVIEE Phone: i775) 328-6100

Fax: r775) 328-6133

Plannino Commission Action Order
Tentative Subdivision Map Case Number WTM16-003

Decision:

Decision Date:

Itlailin g/Filin g Date:

Property Owner:

Approval with Conditions

February 7,2A17

February 9,2017

Charles Maddox
P.O. Box 7A577
Reno, NV 89570

Assigned Planner: Kelly tvlullin. Planner
Washoe County Community Services Department
Planning and Development Division
Phone: 775.328.3608
E-Mail: kmullin@washoecounty.us )

Tentative Subdivision Map Case Number WTM16-003 (Bailey Creek Estates) - Hearing,
discussion, and possible action to approve a 56-lot single-family residential subdivision on two parcels
totaling *28,76 acres, Residential lots will range in size from 14.520 sq.ft. (r0.33-acres) to 21.780 sq.
ft. 1*6.91-"cres) with lot sizes averaging 17.869 sq, ft. (t0.41-acres). The subdivisiorr includes
approximately *0.75-acres of common area for drainage facilities.

Applicant: Silver Crest Homes, Attn: Rich Balestreri. 16500 Wedge
Parkway, Bldg. A. Suite 200. Reno. NV 89511
Charles lt4addox, P.O. Box 70577. Fleno. NV 89570
lmmediately south of the intersection of Geiger Grade
Road and Shadow Hills Drive
01 7-520-03 and 01 7-480-02
23.63-acres and 5. 1 2S-acres
Southeast Truckee Meadows (SETM)
Suburban Flesidential and Rural
Medium Density Suburban (2 dwelting units per aere in
SETM) and General Rural (1 dwelling unit per 40 acres)
South Truckee MeadowsMashoe Valley
Article 608, Tentative Subdivision Maps and
Article 408, Common Open Space Development
2 - Commissioner Lucey
Sections 27 and 34, T18N. Fl20E. fvlDM,
Washoe County. NV

a

. PropertV Owner:
o Location:

r Assessor'sParcelNumbers:

' ParcelSizes:
e Area Plan:
c lt4aster Plan Categories:
. Regulatory Zones:

r Citizen Advisory Board:
o Development Code:

. Commission District:

. SectionlTownshipiFlange:

Notice is hereby given that the Washoe County Plannirrg Cornmission granted approval with conditions
of the above referenced case rtumber based on the findings in accordance with Washoe County Code
Chapter 110 (Development Code) Article 6A8, Tentative Subdivisian h4aps and Article 408, Comman



To:
Subject:
Date:
Page:

Charles tUaUlox
wTM16-003
February 9,2A17
2

Open Space Development. lf no appeals have been filed within 10 calendar days after the
Ittlailing/Filing d-ate shown on this Action Order, the approval by the Washoe County Planning
Commission is final. lf filed, an appeal stays any further action on the permit until final resolution of th6
appeal. An appeal shall be filed in accordance with the provisions found in Article 912 ol the Washoe
C9u1ty D_evelopment Code. This decision is based on having made allten findings in accordance with
Washoe County Code Section 110.608.25:

1. PlaLOonsis,tency. That the proposed map is consistent with the Master Plan.and any
specific plan;

2. Design or lmproven?ent. 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. Av.ailabilitY.olServicpq. That the subdivision will meet the requirernents of Article TA2,
Adequate Public Facilities lr/anagement 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. ThaJ 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;

L Access. That the design of the subdivision provides any necessary access to surrounding,
adjacent lands and provides appropriate secondary access for emeigency vehicles;

9. Dedications. Tlat 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.

This Action Order is issued subject to the attached conditions and Washoe County development
standards. Please contact the planner assigned to your project at the above-referenced phone number
within seven days of receipt of this Order to review the steps necessary to satisfy the Conditions of
Approval. Any business license, cerlificate of occupancy or final approval-shall not be issued until all of
the Conditions of Apprwal (attache_d) are satisfied. Additionally, compliance shall be required with all
federal, state and local statutes, ordinances, and regulations applicable to the approved project.

This,=A9li9ll=-Qrd9l-dges irot,?utho.r-r.zg."anvdgy,Elopment" to include buildino constructiol ano
qradinq. without the required permits from the Washoe Co n.



To:
Subject;
Date:
Page:

Charles Maddox
wTM16-003
February 9,2A17
3

Washoe County Community Services Department
Planning and Developrnent Division

C,r,O-0*"fAd
carG. webb, Jr., Alcp
Secretary to the Pllfrning Commission

XC:

CRWKltTl/ks

Applicant:

Property Owner:

Representative:

Representative:

Action Order xc:

Silver Crest Homes, Attn: Rich Balestreri, 16500 Wedge Parkway, Bldg. A, Suite
200, Reno, NV 89511

Charles Maddox, P.O. Box 70577, Reno, NV 89570

Wood Rodgers, Attn: Stacie Huggins, 1361 Corporate Blvd., Reno, NV BgS02

Wood Rodgers, Attn: Steve Strickland, 1361 Corporate Blvd., Reno, NV 89502

Nathan Edwards, District Attorney's Office; Keirsten Beck, Assessor's Otfice;
Cori Burke, Assessor's Office; Dwayne Smith, Clara Lawson, Tim Simpson, and
Leo Vesely, Engineering & Capital Projects Division; Chad Giesinger and Vahid
Behmaram, Planning & Development Division; Wes Rubio, Health District; Amy
Ray, Truckee Meadows Fire Protection District; Pat Mohn, Nevada Division of
Environmental Protection; Steve Shell, Nevada Division of Water Resources;
Mike Boster, Washoe County School District; Amanda Duncan, Truckee
Meadows Water Authority; Rebecca Kapuler, Regional Transportation
Commission; South Truckee MeadowsMashoe Valley Citizen Advisory Board,
Chair



Conditions of Aoproval
Tentative Subdivision Map Case Number WTM16-009

The project approved under Tentative Subdivision Map Case Number WTM16-008 shall be
carried out in accordance with the Conditions of Approval granted by the Planning Commission
on February 7, 2017. Conditions of Approval are requirementl placed on- a permit or
development by each reviewing agency. These Conditions of Approval may require submittal of
documents, application_s, fees, inspections, amendments to plani, and moie. These conditions
dg not relieve the applic,ant of the obligation to obtain any other approvals and licenffiE
r.elevant authorities.lequired ulder any olher act or to abide bv al@
Codes. and neither thesP_cgnditions nor the approval by th
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 assuranee must be provided to satisfy the conditions of approval
prior to issuance of a grading or building permit. The agency iesponsible for Oetei-mining
eompliance with a specific.condition shall determine whetnei the condition must be full|
completed or whether the applicant shall be offered the option of providing financial 

"..rranr".All agreements, easements, or other documentation required by ihese cjnditions shall have a
copy filed with the County Engineer and with 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 tne
conditions imposed in the approval of the Tentative Subdivision tr/ap rnay result in the i'iritiation
of revocation procedures.

Washoe County reserves the right to review and revise the conditions of approval related to this
Tentative Subdivision [r4ap should it be determined that a subsequent license or permit issued
by Washoe County violates the irrtent of this approval.

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

Conditions of Approv.al.are usually complied v,rith at ditferent 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 perrnits/licenses.

r Some "Conditions of Approval" are referred to as "Operational Conditions." These
conditions must be continually comptied with for the tife of the project.

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

' The DISTRICT BOARD OF HEALTH, through the Washoe County Health
Distriet. has jurisdiction over all public health matters in the Health District.
Any con_{i.tio1g set by the Health District must be appealed to the District
Board of Health.

Post Office Box I I130, Reno, NV 89520-0027
Telephone: ZZS.g2g.6i00-

- 1001 E. Ninth St., Reno. NV 89512
Fax: 775.328.6133

www. ivashoecou nty. us/comdev



Washoe County Conditions of Approval

. The TRUCKEE IIJIEADOWS WATEH AUTHORITY (TMWA) is directed and
governed by its own board. Therefore, any conditions set by TMWA rnust
be appealed to that Board.

STANDARD CONSIDERATIONS FOR SUBDIVIS]ONS
Nevada Revised Statutes 278.349

Pursuant to NFIS 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, shallconsider:

(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 disposat;

(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. transportatiop. recreation and parks;

(e) Conformity {"i,t', ,f," 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:

The effect of the proposed subdivision on existing public streets and the need for new
streets and highways to serve the subdivisiont

Physical characteristics of the land such as floodplain. slope and soil;

The recommendations and comments of those entities reviewing the tentative map
pursuant to NRS 27833A and 278.335; and

The availability and accessibility of fire protection. incluciing. but not linrited to, the
availability and accessibility of water arrd services for the prevention and containment of
fires. including fires in wild lands.

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

Washoe CouEfv Planninqand Development Divisioq

1. The following cotiditions are requirements of the Planning and Development Division.
which shatl be responsible tor deternrining conrplianee with these conditions.

Contact: Kelly Mullin. 775.328.3608, kmullin @washoecountv.us

(g)

(h)

(i)

(i)

Tentative Subdivision Map Case Number: \rfTtul1 6.003
Page 2 of 16



Washoe County Conditions of Approval

d.

The applicant shall demonstrate substantial conformance to the plans approved
as part of this tentative subdivision map.

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

The subdivision shall be in substantial conformance with the provisions of
washoe county code chapter 110, Article 4og, common open space
D^evelopmenf, Article 604, Design Requiremenfg and Article 60g, Teniative
Subdivision Maps,

Final maps and final construction drawings shall comply with all applicable
statutes, ordinances, rules, regulations and policies in effect at the iime 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.

The subdivider 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 ap-proval of the
tentative map or within two years of the date of approval for subiequent 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.

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

Allfinal maps shall contain the applicable portions of the following Jurat:

a

THE TENTATIVE MAP FOR WTI/II6-003 FOR BAILEY CREEK
ESTATES WAS APPROVED BY THE WASHOE COUNTY
PLANNING COMMISSION ON FEBHUAFIY 7,2A17.

TIIS FINAL MAP, MAP NAME AND UNIT/PHASE N, IUEETS ALL
APPLICABLE STAruIES, ORDINANCES AND CODE
PROVISIONS, IS IN SUBSTANTIAL CONFORMANCE WITH THE
TENTATIVE MAP AND ITS CONDITIONS, WHICH ARE
INCORPOHATED HEREIN BY THIS RFFERENCE. AND THOSE
CONDITIONS HAVE BEEN SATISFIED FOH RECORDATION OF
THIS MAP, EXCEPT THAT THE "OPERATIONAL CONDITIONS'
CONTAINED IN THE RECOFIDED ACTION ORDER SHALL
REMAIN IN FULL FORCE AND EFFECT ]N PEFIPETUITY.

IF ALL LOTS ON THIS MAP ARE REVEBTED TO ACFIEAGE
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.

tomr.t the following paragraph if this is the first and last (only) finat
map.J

a

b.

t

g.

Tentative Subdivision Map Case Number: WTMI6-009
Page 3 of 16



Washoe County Conditions of Approval

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.
THE MOST RECENTLY RECORDED FINAL MAP WAS
APPROVED AND ACCEPTED FOR RECORDATION ON date of
Plannina and Development Director's siqnature an most recent
final map. fif an extension has been granted after that date * add
the fotlowingl: A TWO YEAR EXTENSION OF TIME FOR THE
TENTATIVE MAP WAS APPROVED BY THE WASHOE
COgUNTY PLANNING COMMISSION ON

THE NEXT FINAL MAP FOR WTM16.OO3 MUST BE APPROVED
AND ACCEPTED FOR RECORDATION BY THE PLANNING
AND DEVELOPMENT DIRECTOH ON OFI BEFOHE THE
EXPIHATION DATE, THE * DAY OF 2A
OR AN ETFENSION OF TIME FOH THE TENTATIVE MAP
I\,IUST BE APPROVED BY THE WASHOE COUNTY PLANNING
COIUI/IISSION ON OR BEFORE SAID DATE.

THIS FINAL MAP IS APPROVED AND ACCEPTED FOH
RECOFIDATION THIS - - DAY OF 

-_--_, 
2A 

- 
BY THE

PLANNING AND DEVELOPMENT DIRECTOR. THE OFFER OF
DEDTCATTON FOR STFEETS. SEWEES. ETQ lS REJECTED
AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE
WITH NRS CHAPTER 278.

WILLIAM H. WHITNEY, D]RECTOR,
PLANNING AND DEVELOPI\4ENT DIVISION

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. 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 12) working days from the
date of notification.

The final map shall designate faults that lrave been active during the Holocene
epoch of geological time. and the final nrap shalt contain the following note:

h

Tentative Subdivision Map Case Number: WTM16-003
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Washoe County Conditions of Approval

rn

k.

NOTE

No habitable structures shall be rocated on a fault that has been
active during the Holocene epoch of geologicaltime.

The developer and all successors shall direct any potential purchaser of the site
to meet with the Planning and Development Division to ieview conditions of
approvalprior to the final sale of the site. Any subsequent purchasers of the site
shall notify the Planning and Development Oivision of the name, address,
telephone number. and contact person of the new purchaser within thirty (BOj
days of the final sale.

Priol to any ground disturbing activity, the applicant shall submit a
landscaping/architectural design plan to the Planning ahO Development Division
for review and apprwal by the Design Review Committee, daid plan shall
address, but not be limited to: signage, exterior lighting (including stieeilights),
fencing, landscaping design, landscaping material (it ptant materiail type, size at
time of planting, maturation size at full growth, period of time between planting

?nd t^rtl growth), landscaping location, landscaping irrigation system, and
financial'assurances that landscaping will be planied-and -maintaineO. 

nt l"a"t
two separate xeriscape options for subdivision landscape design shall be
provided, emphasizing the use of native vegetation, with non-nativelnd atypical
vegetation integrated sparingly into any land-scaped area.

Jh" applicant shall provide financial assurances to the Planning and
Development Division equal to one hundred and twenty percent (120%iof the
cost of revegetation and irrigation of all disturbed arbas. The bost shatt Oe
calculated by a certified landscape contractor. The financial assurances are to be
held with automatic renewal for not less than three years and are intended to
ensure the continue-d suruival of plants beyond that tihe period for mitigation of
visual scarring and for erosion control. lf the applicant chooses to provid6 a bond
as financial assurance, it must be issued from an acceptable company rated A-
or betterJhe applicant must also execute a Hold Harmless Agreemenf with right
of entry. This condition must be completed to the satisfaction df tne Planning and
Development Division prior to issuance of a grading permit.

A certification letter or series of letters by a registered landscape architect or
9l!9r P_el9o!s permitted to prepare landscaping and irrigation plans pursuant to
NRS 6234 shall be submitted to and approved 6y the Plinning and Development
Division and the Design Review Committee. The letter(s) Jhdt certify that all
applicable landscaping provisions of Articles 408, a1o ahd 412 of the Washoe
county c99" chapter 1'10 (Development code) have been met. Any landscaping
plans and the letter shall be wet-stamped. The letter shall indicate any provisions
of the code that the Director of the Planning and Development division has
waived.

All landscaping and revegetation shall be maintained in accordance with the
provisions found in Washoe County Code Section 110.412.25. tr/aintenance. A
three-year maintenance plan shall be submitted by a licensed landscape
architect registered in the State of Nevada to the Plinning and Development
Division prior to a certificate of occupancy. The plan shall be-wet-stamped.

t.

n

o.

Tentative Subdivision Map Case Number; WTMI 6-009
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Washoe County Conditions of Approval

p. The applicant shall submit and follow a plan for the control of noxious weeds,
Prior to any ground-disturbing activity, the applicant shall provide the Planning
and Development Division a copy of the plan, which should be developed
through consultation with the Washoe County Health District, the University of
Nevada Cooperative Extension, and/or the Washoe-storey Conseruation District.

q. Any lighting proposed, including street lights, shall show how it is consistent with
current best practice 'Uark-slqf' standards and meets the requirements of
Southeast Truckee Meadows Area Plan Policy 2.2. Lights shall be shielded to
prevent light spillage onto adjacent propefiies or streets.

r. Conditions, covenants, and restrictions (CC&Rs), including any supplemental
CC&Rs, shall be submitted to the Planning and Development staff for review and
subsequent forwarding to the District Attorney for review and approval. The final
CC&Rs shall be signed and notarized by the owner(s) and submitted to the
Planning and Development Division with the recordation fee prior to the
recordation of the final map. The CC&Rs shall require all phases and units of the
subdivision approved under this tentative rnap to be subject to the same CC&Hs.
Washoe County shall be made a party to the applicable provisions of the CC&Rs
to the satisfaction of the District Attorney's Otfice. Said CC&Rs shall specifically
address the potential for liens against the properties and the individual property
owners' responsibilities for the funding of maintenance, replacement, and
perpetuation of the following items, at a minimum:

i. Maintenance of public access easements, common areas, and common
open spaces. Provisions shall be made to monitor and maintain, for a
period of three (3) years regardless of ownership, a maintenance plan for
the common open space area. The maintenance plan for the common
open space area shall, as a minimum, address the following:

. Vegetation management;

o Watershedmanagement;

. Debris and litter removal;

r Fire access and suppression; and

r Maintenance of public access and/or maintenance of limitations to
public access.

ii. All drainage facilities and roadways not maintained by Washoe County
shall be privately maintained and perpetually funded by the homeowners
association.

iii. All open space identified as common area on the final map shall be
privately rnaintained and perpetually funded by the homeowners
association. The deed to the open space and common area shall reflect
perpetual dedication for that purpose. The maintenance of the common
areas and related improvements shall be addressed in the CC&Rs to the
satisfaction of the District Attorney's Office.

iv. The project adjacent to undeveloped land shall maintain a fire fuel break
of a minimum 30 feet in width until such time as the adjacent land is
developed.

Tentative Subdivision Map Case Number: WTMI6-003
Page 6 of 16



Washoe County Conditions of Approval

v. Locating habitable structures on potentially active (Holocene) fault lines,
whether noted on the recorded map or disclosed during site preparation,
is prohibited.

vi. All outdoor lighting on buildings and streets within the subdivision shall be
down-shielded.

vii. No motorized vehicles shall be allowed on the platted common area
except emergency vehicles, utility service vehicles, or vehicles involved in
homeowner association maintenance and repair of common area
facilities.

viii. Mandatory solid waste collection.

ix. Fence matelal.(if any), height, and tocation limitations, and re-fencing
standards. Replacement fence must be compatible in materials, finish
and location of existing fence.

x. Dwellings adjacent to existing residential development must match the
adjacent building type (singte story/murti-story). Development is
considered adjacent if not separated by a road or a 3o-fooi or wider
landscaped buffer area. A note to this effect shall be placed on applicable
final maps, and a disclosure made by the developer to 

'affected

homebuyers on their closing documents.

The common open space owned by the homeowners association shall be noted
o.n lle final map as "common open space" and the related deed of conveyance
shall specifically provide for the preseruation of the common open .space inperpetuity. The deed to the open space and common area shall reilect plrpetual
dedication for that purpose, The deed shall be presented with the Cbaifs tor
review by the Planning and Development staff and the District Attorney.

Disturbed areas left undeveloped for more than thirty (80) days must be
revegetated by methods approved by planning and Devetopmeht and that
comply with the requirements of Southeast Trucliee Meadows Area Plan policy
11.5.

S.

t

u. Construction hours are limited to 7 a.m. to 7 p.m.. Monday through Saturday.

v. A tryill-senre from Truckee lleadcrr,,s Water Authority and mylar map of the
proposed projeg! shall be presented to the State Engineer for approval and
signed through his office prior to development.

Washoe Countv Engineeri nq and, Capital proiects Djv-ision

2. The following conditions are requirements of the Engineering and Capital projects
Division. Unless othenrvise noted, the County Engineer stratt be responsible for
determinirrg compliance with these conditions.

Contact : Leo Vesely, 77 5.328.23 1 3, .[reqe lv @ wash oecou ntv

Tentative Subdivision Map Case Number: WThd16-003
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Washoe County Conditions of Approval

General Conditions

c.

6

a,

b

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.

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.

The developer shall be required to participate in any applicable General
lmprovement District or Special Assessment District formed by Washoe County.
The applicable County Department shall be responsible for determining
compliance with this condition.

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 paft of the onsite improvements.

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 (Bl\llP's) and shall include detailed plans for grading and
drainage on each lot, erosion control (including BIvIP locations and installation
details), slope stabilization and mosquito abatement. Placement or disposal of
any excavated material shall be indicated on the grading plan.

All open space shall be identified as common area on the final map. A note on
the final map shall indicate that all common areas shall be privately maintained
and perpetually funded by the Homeowners Association. The County Engineer
shall determine compliance with this condition. The maintenance of the common
areas shall also be addressed in the CC&Rs to the satisfaction of the District
Attorney's Office.

Any existing easements or utilities that conflict with the development shall be
relocated, quitclaimed, and/or abandoned, as appropriate.

Any easement docurnents recorded for the project shall include an exhibit map
that shows the location and limits of the easement in relationship to the project.

All existing overhead utility lines shall be placed underground, except electric
transmission lines greater than '100 kilovolts, which can remain above ground.

With each atfected final map, provide written approval from NV Energy for any
improvements located within their easement or under their facilities.

Appropriate easements shall be granted for any existing or new utilities, with
each affected final map. This includes, but is not limited, to electrical lines, water
lines, and drainage maintenance access.

d.

t

g.

h.

).

k.

Tentative Subdivision Map Case Numbar: WTM16-003
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Drainage and Storm Water Discharge Program Conditions (Washoe County Code
Chapter 110, Articles 420 & 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 repofi.

m. Prior to finalization of the first final map, a master hydrology/hydraulic report and
a master storm drainage plan shall be submitted to the C6unty Engiheer for
approval.

n. Prior to finalization of any portion of the tentative map, a final, detailed
hydrology/hydraulic report for that unit shall be submifted to the County Engineer.
All storm drainage improvements necessary to serue the projec.t strltt be
designed and constructed to County standardJand specifications and/or financial
assurances in an appropriate form and amount shall be provided.

o. Any increase in stormwater runoff resulting from the development and based on
the S-year and 100-year storm(s) shall be detained onsite, or off-site with
necessary permission and easements from the property owner.

p. Standard reinforced concrete headwalls or other approved alternativeS shall be
. placed on the inlet and outlet of all drainage structuies, and grouted rock riprap

shall be used to prevent erosion at the in-lets and outlets of all culverts to thb
satisfaction of the Engineering and capital projects Division.

q. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site to the satisfaction of the Engineering and C"pitii
Projects Division.

r. The Truckee Meadows Regional Stormwater Quality Management program
Construction Permit Submittal Checklist and lnspectioir Fee s6all be suoniiued
with each final map.

s. ln medians with. irrigated lancl-scaping adjacent to the curb, a subdrain system
shall be installed a minimum of one foot behind the back face of curb to interceft
drainage from the landscaping. The system shall be tied to the storm drain
system or an acceptable alternative drainage system.

t. 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 storrn drain system.

u. A note on the final map shall indicate that all drainage facilities not maintained by
Washoe County shall be -privately rnaintained and perpetually tunOeO Oy i
homeowners association. As an aiternative to a homeowners issociation, ihe
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 th6 ailditional service aboie
that normally provided by the County to rnaintain new stormwater facilities
dedicated_by.the developer. (i.e., curb and gutter, drop inlets and pipingj. ffte
County Engineer shall determine compliance wiitr this condition.' The

Tentatlve Subdivision Map Case Number WTM16-009
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Washoe County Conditions of Approval

maintenance and funding of these drainage facilities shall also be addressed in
the CC&Rs to the satisfaction of the District Attomey's Otfice.

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 1O0-year flows do not exceed
the maximum permissible flow velocity.

W. 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.

Drainage easements shall be provided for all storm runotf that crosses more than
one lot.

Maintenance access roadways and drainage easements shall be provided for all
existing and proposed drainage facilities. All drainage facilities located within
Comrnon Area shall be constructed with an adjoining minimum 12'wide gravel
access road. lt/aintenance access road shall be provided to the bottom of
proposed detention basins as well as over County owned and maintained storm
drainage facilities.

The FEMA 100-year floodplain shall be shown on the final map and grading plan
to the satisfaction of the County Engineer. All grading in these areas shall be in
conformance with the Washoe County Code Article 416.

Common Area or offsite drainage draining onto residential lots shall be
perpetuated through or around residential lots and drainage facilities capable of
passing a 100-year storm shall be constructed with the subdivision improvements
to perpetuate the storm water runoff to improved or natural drainage facilities.

Prior to the finalization of any final map, provide verification that permission has
been granted to construct Bailey Canyon Creek improvements on offsite parcels
not owned by the applicant.

Drainage easements shall be recorded over all FEMA A zones and ftoodways.

Traffic and Roadway (Washoe County Code Chapter 110, Article 436)

dd. All roadway improvernents 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.

ee

tf

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

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
guidelines. No tree shall overhang the curb line of any p{blic street.

V

x

v

Z.

aa.

bb.

cc.

Tentative Subdivision Map Case Number: WTMl 6"003
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Washoe County Conditions ol Approval

hh.

mm.

nn.

gg 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
rernoval and replacement of asphalt for half the street width, or replacemeni of
non-wov€n pavement reinforcing fabric with a 2" asphalt overlay for half the
street width. Type ll slurry seal is required for the entire street wiOth wittr either
option. Full width street improvement-s may be required if the proposed utility
location is too close to the centerline of the existing sireet.

Streetlights shall be constructed to Washoe County standards at locations to be
determined at the final design stage.

AASHTO clear zones shall be determined for all streets adjacent to retaining
walls or slopes steeper than 8:1. lf a recoverable or traversable clear zone
cannot be provided, an analysis to determine if barriers are warranted shall be
submitted for approval.

All retaining walls that are adjacent to, provide support for or retain soil from the
C9u1ty right-of-way shall be constructed of reinforced masonry block or
reinforced concrete and designed by an engineer licensed in the State 6f Nevada.

No retaining walls that retain soil from the County right-of-way shall be located
wtlntn a ptowed snow storage easement.

Appropriate curye warning signs and/or a lower speed limit shall be determined
and posted on all horizontal roadway curues that do not meet the standard
Washoe County 2S-mile per hour design speed. The minimum centerline radius
allowed shallbe 100'. t

Appropriate transitions shall be provided between the existing and proposed
improvements at all proposed street connections. This rnay inJlude removal of
existing pavement.

Access to parcels 017-0so-01 & 02 from Moon Lane shall be perpetuated.

Any.streetlights that do not meet Washoe County standards shall be placed
outside Washoe County right-of-way. These streetlights shall be private, unO tn.
CC&R's shall indicate operation and maintenance of tne streeflights shall be the
responsibility of the Homeowners Association. The County Eigineer and the
District Attorney's office shall determine compliance with thiscondition.

Provide a deceleration lane along the southern side of Geiger Grade (State
Floute 341) at the projeet entrance to the satisfaction of the Corinty Engineer and
NDOT,

An occupancy permit shall be obtained from NDOT for access to, from or under
roads,.and highw_ays maintained by NDor, and a copy of the permit strait ue
subrnitted to the County Engineer piior to finalization of 

'the 
affected tina mal.

A note on the final map shall state the no direct access from individual lots shall
be allowed onto Geiger Grade or Shadow Hills Drive. This note shall also be
included in the CC&Rs to the satisfaction of the District Attorney's office.

I

jj

kk,

oo.

pp.

qq.

rf

Tentative Subdivision Map Case Number: WTMI6-OOa
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Washoe County Conditions of Approval

ss. Prior to finalization of the any final map, provide written verification from NV
Energy that proper clearances are maintained between the proposed
improvements for Shadow Hills Drive and Moon Lane and the existjng overhead
power lines.

Washoe Countv Utilities

3. The following conditions are requirements of Washoe County Utilities, which shall be
responsible for determining compliance with these conditions.

Contact: Tim Simps on, 77 5.954.4648, tsimpson @washoecountlr.us

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

b. lmprovement plans shall be submltted 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.

The Appticant shall submit an electronic copy of the street and lot layout for each
final map at initial submittal time. The files'nrust be in a format acceptable to
Washoe County.

The Developer shall cotrstruct 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.

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

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

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.

A master sanitary sewer repoft 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. the estinrated sewage flows generated by this project:

ii. projected sewage flows from potential or existing development within
tributary areas;

iii. the impact on eapacity of existing infrastructure:

iv. slope of pipe. irrvert elevation and rim elevation for all manholes: and

v. proposed collectlon line sizes, on-site and off-site alignment, and half{ull
velocities.

c.

d.

A

f

g.

h

Tentative Subdivision Map Case Nunrber: WTM16-003
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Washoe County Conditions of Approval

i, No Certificate of Occupancy wilt 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 30'foot wide sanitary sewer easement shall be dedicated to Washoe
County over any sanitary sewer not located within the proposed right-of-way.

l. A minimum 12'toat wide all weather sanitary sewer access road shall be
constructed to facilitate access to off-site sanitary sewer.

m. Any major infrastructure such as pump structures, controls, telemetry and
appurtenances, lift stations, force mains, sewer mains and interceptors that are
necessary to accomrnodate the project, the Developer will be responsible to fund
the design and construction. However, the actual design will be the responsinifity
of the CSD. Prior to initiation of design the Developer shall pay the estimated
design costs to Washoe County. The CSD may either provide buch design in-
house, or select an outside consultant. When an outside consuJtant is io be
selected, the CSD and the Developer shalljointly select that consultant.

n. The CSD shall reserve the right to over-size the design of infrastructure to
accommodate future cievelopment as determined by accepted engineering
calculations.. Funding shall be the responsibility of Washoe bounty. 

-WasnoE

County shall either participate monetarily at the time of design and/oi shall credit
an appropriate dollar amount to the Developer at the time bf recordation of the
subdivision map.

Washoe Qguntv Health District

4. The following conditlons are requirements of the Health District. wlrich shalt be
responsible for determining compliance with these conditions. The District Board of
Health has jurisdiction over all public health matters in the Health District. A"y
conditions set by the Health District must be appealed to the District Board of Health.

Contact: Wes Rubio, 77 5.328.2635, rytu bio @ washoecountv. us

The Environmental Health Services (EHS) Division requires the foltowing conditions to
be completed prior to review and approval of any Final Map:

a. Prior to any final grading or other civil site improvements, a complete water
system plan arrd Water Project submittal for the referenced proposal must be
submitted to this Division. The plan must show that the water system will eonform
to the State of Nevada Design, Construction, Operation and Maintenance
Flegulations for Public Water Systems, NAC Chapier 445A, and the State ofNevada Regulations Governing Review of Plans for Subdivisions,
Condominiums, and Planned Unit Developrnents, NAC 27g.400 and 2Tg.410.

i. fhe application for a Water Project shall conform to the requirements of
NAC 4454.66695.

Tentative Subdivision Map Case Number: WTMl 6.003
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Washoe County Conditions of Approval

ii. Two copies of complete construction plans are required for review. All
plans must include an overall site plan, additional phases that wilr
eventually be built to indicate that the water system will be looped, all
proposed final grading, utilities, and improvements for the proposed
application.

c.

Mass grading may proceed after approval of the Tentative Map and after a
favorable review by this Division of a grading permit application,

i. The application shall include a Truckee Meadows Water Authority
annexation and discovery with the mass grading permit.

lmprovement plans for the water system may be constructed prior to Final Map
submittal onllr after Water Project approval by this Division,

i. For improvement plans approved prior to Final Map submittal, the
Developer shall provide certification by the Professional Engineer of
record that the improvement plans were not altered subsequent to Final
Map submittal.

ii. Any changes to previously approved improvement plans made prior to
Final Map submittal shall be resubmitted to this Division for approval per
NAC 278.290 and NAC 445A.66715.

The EHS Division requires the following to be submitted with the Final Map application
for review and approval:

d. Construction plans for the development must be submitted to this Division for
approval. The construction drawings must conform to the State of Nevada
Flegulations Concerning Review of Plans for Subdivisions, Condominiums and
Planned Unit Developments, and any applicable requirements of this Division.

e. Prior to approval of a Final Map for the referenced project and pursuant to NAC
278.370, the developer must have the design engineer or a third person submit
to the satisfaction this Division an inspection plan for periodic inspection of the
construction of the systems for water supply and community sewerage. The
inspection plan must address the following:

i. The inspection plan must indicate if an authorized agency, city or county
is performing inspection of the construction of the systems for water
supply and community sewerage.

ii. The design engineer or third person shall, pursuant to the approved
inspection plan, periodically certify in writing to this Division that the
improvements are being installed in accordance with the approved plans
and recognized practices of the trade.

iii. The developer must bear the cost of the inspections.

iv, The developer may select a third-person inspector but the selection must
be approved by the Division or local agency. A third-person inspector
must be a disinterested person who is not an employee of the developer.

v. A copy of the inspection plan must be included with the Final Map
submittal.

Tentative Subdivision Map Case Number: WTM10-003
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Washoe County Conditions of Approval

Prior to final approval, a "commitment for Service' letter from the sewage
puruey€r committing sewer service for the entire proposed development must 6e
submitted to this Division. The letter must indicate that the community facility for
treatment will not be caused to exGl-its capacity and the discharge pJrmit
requirements by this added service, or the facility wili be expanded to piwiOe tor
the added service.

i. A copy of this letter must be included with the Final tvlap submittal.

g. Prior to final approval, a "Commitment for water Service,, letter from the water
purveyor committing adequate water seruice for the entire proposed development
must be submitted to this Division.

i' A copy of this letter must be included with the Final frlap submittal.

The Final Map application packet must include a letter from Nevada Division of
Environmental Protection to this Division certifying their approval of the Final
Map.

i. The Final Map application packet must include a letter from Division of Water' Flesources cedifying their approval of the Final Map.

i, Pursuant to NAC 278.36A of the State of Nevada Regulations Governing Fteview
of plans for Subdivision, Condominiums, and Plannbd Unit Developmints, the
development of the subdivision must be carried on in a manner which wilt
minimize water pollution.

i' lgrytruction plans shall clearty show how the subdivision wiil eomply with
NAC 278.360.

k. Prior to approval of the finat map. the appticant must submit to this Division the
Final Mlap fee.

L All grading and development activities must be in comptiance with the DBOH
Regulations Governing the Prevention of Vector-Borne Diseases.

Truekee Meadows Eire- Protection District (TMFpD)

5. The following conditions are requirements of the Truckee Meadows Fire Protection
District, which shall be responsible for determining compliance with these conditions.

Contact: Amy Ray. 77 5.326.6A05. arav @ tmf pd. us

a. Plans shalt be submitted for review and approval to TIrlFpD.

b. Any developments on the property shalt meet the requirements of Washoe
County Code {WCC) Chapter 60.

c. HOA and CC&R requirements and conditions shall be submitted for review.
comment and approval by TMFPD prior to recording, adoption and use,

d. Open spaees and drainages shall be maintained in accordance with WCC
Chapter'60, the Vegetation Management Plan and conditions placed in the HOA

Tentative Subdivision tvlap Case Number: WTt/t1 6-00g
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Washoe County Conditions of Approval

and CC&R documents, ensuring vegetation management and maintenance in
those areas.

Two means of access and/or egress may be provided.

Cul'de'saes shall measure a minimum of S0-feet for radius and 100-feet for
diameter.

Truckee Meadows Water Authoritv (TMWA)

6. The following conditions are requirements of the Truckee Meadows Water Authority,
which shall be responsible for determining compliance with these conditions. TIr/WA is
directed and governed by its own board. Therefore, any conditions set by TIVIWA must
be appealed to that board.

Contact: Amanda Duncan. 775.834.8035. aduncan@tmwa.com

Truckee Meadows Water Authority will require dedication of acceptable water
resources, approval of the water supply plan by the local health authority, the
execution of a Water Service Agreement, payment of TMWA fees, and the
construction and dedication of infrastructure in accordance with TMWA rules and
tariffs in etfect at the time of application for service.

"*" End of Conditions ***

e

f.

a.

Tentative Subdivision Map Case Number: WTM16-003
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WASHOE COUNTY
PLANNING COMMISSION

Meeting Minutes

Tuesday, February 7, 2017
6:30 p.m.

Washoe County Gommission Chambers
1001 East Ninth Street

Reno, NV

The Washoe
February7,20
Nevada.

._county .Planning commission met in a scheduled session on Tuesday,
17, in the washoe county commission chambers, 1001 East Ninth street, Reno,

1. Determination of Quorum

Chair Barnes called the meeting to order at 6:32 p.m. The fol lowing Commissioners and staff
were present:

Commissioners present James Barnes, Chair
Sarah Chvilicek, Vice Chair
Larry Chesney
Francine Donshick
Philip Horan
Greg Prough

Staff present: Carl R. Webb, Jr., AICP, Secretary
Kelly Mullin, Planner, Planning and Development
Eva M. Krause, AICP, Planner, Planning and Development
Dwayne E. Smith, Director, Engineering and Capital projects
Nathan Edwards, Deputy District Attorney, District Attorney,s Office
Katy Stark, Recording Secretary, Planning and Development
Kathy Emerson, Administrative Secretary Supervisor, planning and
Development

2. *Pledge of Allegiance

Commissioner Horan led the pledge to the flag.

3. *Ethics Law Announcement

Deputy District Attorney Edwards provided the ethics procedure for disclosures.

4. *Appeal Procedure

Mr' Webb recited the appeal procedure for items heard before the Planning Commission

5. *Public Comment

Washoe County Community Services Department, Planning and Development Division
Post Office Box 11130, Reno, NV 89520-0027 -1 001 E. Ninth St., Reno, NV 89512

Telephone: 77 5.328.61 00 - Fax: 775.328.61 33
wwuwashoecou nty. us/csd/plannin g_and_development



Chair Barnes opened the Public Comment period. John Enloe, Director of Natural
Resources Truckee Meadows Water Authority, said that he and Jim Smitherman would be in
front of this Commission next month answering questions with respect to water and wastewater
issues. The handout he provided to the Secretary contained suggested resource material
regarding water rights, resources, and demand projections regarding ground water issues in
Spanish Springs, which could be used as background material for the Commission to prepare
for the meeting.

Jim Smitherman, Western Regional Water Commission and Northern Nevada Water
Planning Commission, stated he brought to the Commission a draft report regarding a water
balance budget being put together for the Regional Water Plan that was being updated now. He
said it was in review and there may be some things that would change, but it would form the
basis of the report he would bring to the Planning Commission next month.

Bill Whitney stated he retired as the Director of Planning and stopped by to say goodbye to
the Commission. He thanked the Commission for their public service.

6. Approval ofAgenda

ln accordance with the Open Meeting Law, Commissioner Chvilicek moved to approve the
Agenda for the February 7,2017 meeting. Commissioner Donshick seconded the motion, which
carried unanimously.

7. Approval of January 3,2017 Draft Minutes

On motion by Commissioner Chesney, seconded by Commissioner Donshick, which
carried unanimously, it was ordered that the minutes for January 3,2017 be approved.

8. Planning ltems
*A. Presentation on the Washoe County Regional Parks Master Plan - Dennis Troy, Park

Planner. Washoe County Regional Parks and Open Space (WCRPOS) is updating the
Washoe County Regional Parks Master Plan. The presentation will discuss the update
process, to include developing base maps for all parks, a demographic analysis,
development of a capital improvement matrix and an analysis of investment strategies
throughout the districts. ln addition to these updates, the master plan process will look at the
possibility of consolidating several of the 20 sub-districts into a smaller number of sub-
districts to allow for more flexibility with regards to funding projects. The presentation will
include the efforts/timeline moving forward.

Dennis Troy, Parks Planner, said he wanted to focus on the update of the county-wide
Master Plan. He noted it was started a few years ago, tabled and then had been resurrected.
The County currently did not have a Regional Parks Master Plan; they had several Master Plans
for individual, specific regional facilities, but not one that took a look at the Parks throughout the
County. He said there were about 35 parks, 35 neighborhood parks and pocket parks and 10
regional park facilities that were over 20 acres. He said there were also a number of special use
facilities such as water parks, amphitheaters, archery facilities and horse arenas. The WCRPOS
received its funding through the General Fund as well as grants, WC-1 Bond money and
residential construction tax. He said the residential construction tax was collected when a new
residence was built and they would contribute up to $1,000 to a specific sub-district in the
County. He showed a map which depicted where the 20 sub-districts were located and he
explained how the tax was distributed. He said there was a wide-range of balances, some
districts had over a million dollars and one district only had $13.
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Mr. Troy stated the County contracted with Wood Rodgers to help facilitate the process,
which could take from six to nine months, but there would be significant outreach to'differeni
user groups and also the different jurisdictions, including the City of Sparks, Reno and other
major entities. He said they were looking at consolidating some of the sub-districts because of
the differences in fund balances. They would explore optibns which would allow for the flexibility
of funding money throughout the general area.

Mr. Troy said they would also look at the surplus and deficiencies throughout the County;
what areas were lacking parks and what areas had too many parks. He presented the NRpA
National Standards that were just released, which reduced the average foi residents served by
parks. He said the most recent housing study showed a lot of grov'rth ind the EDAWN numberi
showed even more growth, so what they needed to do was focus on planning for that growth
and put parks at the forefront and not an afterthought.

Mr. Troy said the Parks operating budget was at about a 60 percent reduction from 2OO7 to
2009. One of the things they were struggling with was maintaining existing and new facilities. He
said there were districts that had funding to build a facility; howlver, they simply did not have
the staff to maintain it. When they were contacted by the homeownerb associations about
improving a pocket park they could easily provide the funding to construct it, but they had to
enter into a maintenance agreement with them to maintain the facilities.

Mr. Troy said he met with Wood Rodgers last week and they started updating the base map
and they had a lot of facilities to go through and account for. Now they were pre[aring the base
map and working towards the demographic analysis. During the summer they would'be going
out and identifying facility priorities, as well as preparing a capital improvement matrix. inei
would hold the public outreach process this summer, wniCh wouid be the main focus of the plan
and update. He said they were going to shoot for adoption in the late fall of 2017.

Commissioner Chvilicek asked if he had heard any discussion about a piece of legislation to
create a separate park district. Mr. Troy said he had.

Chair Barnes opened Public Comment. Hearing none, he closed the public Comment
period.

There was no action taken on this item.

9. Public Hearings

A. Amendment of Conditions Case Number WACl6-0001 for Tentative Subdivision Map
Case Number TM05'011 (Ladera Ranch) - Hearing, discussion, and possible action to
approve an amendment to two of the original conditions of approval for Tentative
Subdivision [vlap Case Number TM05-011 (Ladera Ranch). The amendment seeks to
reduce the side yard setback from 6-feet (existing) to S-feet (proposed), and to reduce the
front yard setba.ck from 20-feet (existing) to 1O-feet lproposeOl'for the living area of the
house and side-turned garages. The front yard setback would remain 20-feet f5r front-facing
garages.

. Applicant: D.R. Horton, lnc., Attn: Mark Jones, 1Og1 Whitney
Ranch Drive, Henderson, NV 89014o Property Owner: Ladera Ranch, LLC, Attn: Kelly Burt, 2641 Talon Way,
Park City, UT 84060o Location: South of the intersection. of East Golden Valley
RoadMest 7th Avenue and Dream Catcher Drive
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a Assessor's Parcel Numbers: Total of 113 parcels: 502-700-01; 502-700-02; 502-
700-03; 502-700-06; 502-250-05; 502-711-01 to 14;
502-712-01to 09; 502-721-01 to 13;502-722-01 to 46;
502-731-01 to 10; and 502-732-01 to 16

Parcel Size: Total project area is t291.92 acres, with parcels
ranging in size from t5,713 square feet to t157.79-
acres

Master Plan Categories:a

a Regulatory Zones:

. Area Plan:
o Citizen Advisory Board:
o Development Code:

. Commission District:

. Section/Township/Range:

Prepared by:

. Phone:
o E-Mail:

Suburban Residential, Rural Residential and Open
Space
Medium Density Suburban, Low Density Suburban,
High Density Rural and Open Space
Sun Valley
Sun Valley
Article 408, Common Open Space Development and
Article 608, Tentative Subdivision Maps
3 - Commissioner Jung
Sections 13 and 24, T20N, R19E, MDM,
Washoe County, NV
Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3608
km u llin@washoecounty. us

a

Mr. Webb identified the property. Chair Barnes called for any disclosures. Commissioner
Horan stated he served on a Homeowner's Association Board that was in a development that
D.R. Horton built and they were in the process of a construction defense lawsuit; however, he
did not believe that would impact his ability to make a decision on this item. DDA Edwards
asked if the destruction deficiency case Commissioner Horan referenced involved this project.
Commissioner Horan stated no. DDA Edwards asked if he had a pecuniary interest in the
outcome of this project. Commissioner Horan stated no. DDA Edwards asked if Commissioner
Horan's commitment to the Homeowner's Association he served on would prevent him from
functioning impartially in this matter. Commissioner Horan stated no.

Kelly Mullin, Planner, presented her Staff Report. Chair Barnes opened up questions to the
Commission. Commissioner Horan asked if the setbacks requested were consistent with other
developments in the immediate area. Ms. Mullin stated the closest development was to the west
and was located within the City limits of Reno and she was uncertain what those setback
requirements were. She said the average lot size was less than 7,500 square feet and was most
comparable'to High Density Suburban (HDS) Regulatory zone, which required five foot side
yard setbacks and 20 foot front yard setbacks. She said she had seen in other subdivisions in
the County where setbacks had been reduced for the living portion of the home and for sideturn
garages.

Commissioner Chvilicek asked why they requested the change in the setback footage. John
Krmpotic, KLS Planning and Design, stated he represented D.R. Horton. He referred to the
PowerPoint he provided and said there was a lot that went on with regard to setbacks. What
they had was typical of an HDS Subdivision with 5,700 square foot minimum lot sizes and
higher. He reviewed slides he provided showing different yard designs with turned garages and
different side setbacks and rear yard setbacks. He said with the 10 foot front yard setback they
would expect a nicer street scape and a nicer neighborhood. He said many years ago they did it
with 20 foot setbacks, garage foruvard, same roof lines and same elevations, which was not
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what they wanted to do again. He said they believed the varied setbacks would give them more
flexibility, less two-story products and more interest in the street scene.

Chair Barnes opened up Public Comment. Hearing none, he closed public Comment and
opened up questions to the Commission. Hearing none, he closed the public Hearing and
brought back discussion to the Commission. Hearing none he called for a motion.

Commissioner Prough moved that after giving reasoned consideration to the information
contained within th.e staff report and received during the public hearing, the Washoe County
Planning Commission approve Amendment of Conditions Case NumbeiWAol6-0001 for D.Fi.
Horton for Tentative Subdivision Map Case Number TM05-011 (Ladera Ranch), with the
amended conditions of WAC16-0001 LADERA RANCH Washoe County Planning iommission
Staff Report Date: January 23, 2017 Amendment of Conditions Casg Number WAC16-0001
Page 8 of 8 approval included as Exhibit A to this matter, having made all ten findings in
accordance with Washoe County Code Section 110.608.25. Commiisioner Chesney seco-nded
the motion, which carried unanimously.

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

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

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

4) Avaj]abi.litv of .Sgrvices. 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 avoidabte
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 acceis through, or use of property
within, the proposed subdivision;

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

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

10) Enerqv. 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.

B. Tentative Subdivision Map Case Number WTMl6.003 (Bailey Creek Estates) -Hearing, discussion, and possible action to approve a S6-lot single-famity residential
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subdivision on two parcels totaling 128.76 acres. Residential lots will range in size from
14,520 sq.ft.(t0.33-acres) to 21,780 sq. ft. (t0.81-acres) with lot sizes averaging 17,869
sq. ft. (*0.41-acres). The subdivision includes approximately tO.75-acres of common area
for drainage facilities.

a Applicant: Silver Crest Homes, Attn: Rich Balestreri, 16500
Wedge Parkway, Bldg. A, Suite 200, Reno, NV 89511
Charles Maddox, P.O. Box 70577, Reno, NV 89570
lmmediately south of the intersection of Geiger Grade
Road and Shadow Hills Drive
017 -520-03 and 0 1 7 -480-02
23.63-acres and 5. 1 2S-acres
Southeast Truckee Meadows (SETM)
Suburban Residential and Rural
Medium Density Suburban (2 dwelling units per acre in
SETM) and General Rural (1 dwelling unit per 40
acres)
South Truckee MeadowsMashoe Valley
Article 608, Tentative Subdivision Maps and
Article 408, Common Open Space Development
2 - Commissioner Lucey
Sections 27 and 34, T18N, R20E, MDM,
Washoe County, NV
Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3608
kmullin@washoecountv. us

Prepared by:

o Property Owner:
o Location:

. Assessor's Parcel Numbers:
o Parcel Sizes:
o Area Plan:
o Master Plan Categories:
. Regulatory Zones:

. Citizen Advisory Board:
o Development Code:

. Commission District:

. Sectionffownship/Range:

Phone:
E-Mail:

a

a

a

Mr. Webb identified the property for the Commission. Chair Barnes called for any disclosures.
He disclosed he had received many emails, many public comment letters and he believed each
Commissioner was given a copy of those emails and letters. Commissioner Horan said he
received a phone call from Wood Rodgers who inquired if he would be interested in meeting
with them to discuss this item; however, he declined the request. lt was noted that all the
Commissioners had been contacted by Wood Rodgers to discuss this item and they all
declined.

Chair Barnes opened the public hearing. Kelly Mullin, Planner, presented her Staff Report.

Dwayne Smith, Director of Engineering and Capital Projects, addressed the drainage and
flooding concerns raised by neighbors of this project. He said the proposed development had to
go through the review processes which included the submittal of the Tentative Map, storm water
reports and designs proposed for the development. He noted his staff reviewed the designs and
reviewed the reports and their review confirmed the proposed project complied with what the
County requirements were for storm water. He said he was speaking about storm water and not
floodwater; there was a big difference between what they expected during flooding. He.noted
this project was located adjacent to a FEMA designated flood plain. He said the development
had plans to mitigate impacts for storm water through routing of detention; there were several
detention basins included in the proposed design, which was a requirement of all developments.
They would also make sure the Final Map conformed to the Tentative Map requirements.
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Commissioner Donshick asked if the properties in the southern portion would automatically be
mandated to have flood insurance because they were in a FEMA flood plain. Mr. Smith stated
the southern portion of the site was in the shaded zone "x" area. He said everywhere had the
potential to flood, so even the areas that were outside the lines on the map could flood under
certain conditions. The shaded zone "x" was what FEMA designated as the bOO-year probability.
The Code requirements did not require any special modifications to that area for development.
The developer complied with Chapters 416 and 420 of the Development Code for detention and
routing. He said there was no specific requirement to deal with the 500-year flood plain. The
designated 100-year flood plain would have many requirements including special issues for
building anything within that flood plain and those areas would require flood insurance.

Commissioner Chvilicek stated the upper area showed it was a floodway and it looked like it
abutted the property and at some points went over the border of the property. Mr. Smith said he
believed the entire project, except for the southern portion, was outside of the flood plain.
Commissioner Chvilicek wondered what the unintentional affects could be on adjacent
properties because there was lots of different topography and designated flood zone areas
adjacent to this property. Mr. Smith said through his department's review of the project and
confirming that it conformed to County requirements; all storm water that was capturei on the
property would be routed and conveyed to detention basins so poshdevelopment would not
exceed pre-development flows, which was a basic requirement of all developments. He said
when there were_ floods, they would exceed the carrying capacities of the designed
infrastructure; the County did not require development to design infrastructure to handle those
large flood events; it would not be reasonable, practical or cosi-effective. The only requirement
was for storm water and that's what Washoe County Engineering made sure the proposed
design conformed to. Commissioner Chvilicek asked if the County required notification to
potential future homeowners of the adjacency to different types of floodways and flood zones.
Mr. Smith said he thought through the public process such as today and even going through the
rest of it, there was a lot of public notification about where flood plains and floodways weie. He
said this development may also have an HOA and CC&Rs which could contain information
regarding flood water and storm water. Commissioner Chvilicek wondered if future homeowners
were given information regarding the risks. Mr. Smith said since this project was not within a
FEMA defined flood plain, he did not believe there would be a specific notification process that
the County or FEMA had to provide.

Chair Barnes called for the Applicant's presentation. Stacie Huggins, Wood Rodgers,
representative of the Applicant, stated Ms. Mullin did a great job of covering the project. She
said the developer agreed with staff and she introduced other individuals who were present that
coyld answer any questions the Commission may have pertaining to specific issues such as
traffic or legal issues. She stated disclosures regarding flood zones were commonly provided by
the lenders and the developers through the Title Report process. Ms. Huggins went through her
presentation and said the developer was proposing to install an emergency access gite at
Moon Lane that would be closed until and unless the residents could not get out the other way.
She stated the Fire Department would control it and the residents would not be able to control it.
She went over key issues including drainage, utilities, traffic, schools, open space, lot matching,
building types, horse migration, and access.

Chair Barnes opened the Public Comment period. Ray Fierro, 15200 Bailey Canyon Drive;
Kathleen Pfaff, 15170 Bailey Canyon Drive; Tom Aust, 14668 Gold Run Drive; Cris Damico,
'13583 Gold Run Drive; Elmira Coker, Geiger Grade; Randy Coker, Geiger Grade; Stephen
Schrader, 14665 Gold Run Drive; Sandi Moore,749 Sterling Hills Court; Kiren Degney, tbtSO
Bailey Canyon Drive; Barbara Middleton, 1440 Moon Lane; Ron Ellis, 1260 High ihaparral
Drive; Cathy Brandhorst; and, Don Dalliver, 14415 Chamy Drive all discussed thLir concerns
with the project. Highlights of those concerns and opposition consisted of the petition in
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opposition, the condition of Toll Road, drainage and flooding, wild horses, views, construction
traffic, construction hours, noise, emergency access, school and school capacity, water
resources, maintenance of open space, privacy, quality of life, one-story versus two-story
dwellings, disclosures regarding the flood plain, pets and farm animals, ingress/egress, street
names, annexation, property values, exit off of Kivett Lane, infrastructure, rural landscape,
Moon Lane, crime and additional safety enforcement, property taxes and the condition of Geiger
Grade.

Lonnie Edwards-Detrick, 15111 Kivett Lane, stated she was in favor of the proposed
development. She said she had lived there a long time and she would be happy to see new
homes and development instead of junk yards. She said no one from Kivett Lane had been
before the Commission because most of them on that side supported the development; they
were looking fonrard to having an upscale community on half-acre lots. Bruce Bacon, 1530 King
Lane; stated he was also in favor of the project because he did not want to see land grabbed by
the City of Reno. He did not think the County would ever improve the Toll Road intersection
unless a subdivision of this size and caliber was developed. He noted there was a lot of
trespass on the project with motorcycles and off-road vehicles, which was a tremendous
nuisance.

Chair Barnes closed the Public Comment period and opened up questions for the
Commission. Commissioner Chesney asked Mr. Smith if he knew of any future plans for helping
facilitate the drainage on Geiger Grade. Mr. Smith stated they could come back on a future
agenda to talk about flooding in that area.

Commissioner Prough said he was a Realtor by profession and when people bought homes
the underwriters would require flood insurance when they were in a flood zone. He asked what
financing companies would be used. Rich Balestreri, Sacramento, California, stated they would
be using Wells Fargo who would not underwrite in a flood zone but would undenryrite these
because they were not in a flood zone. Commissioner Prough asked what the homes would be
going for. Mr. Balestreri stated he did not have an exact number but believed a little higher than
$400,000. Commissioner Prough stated if they were going to be using in-house financing then
there would be a disclosure to every potential homeowner that they may be required to
purchase flood insurance in order to complete the deal. Mr. Balestreri said he disagreed
because they were not in a flood zone. Zone "x" was a 100-year flood zone and as far as he
knew that was not a requirement for flood insurance. Commissioner Prough said he bought in
this area at one time and Bank of America said it was not required, but then 18 months later
FEMA came back and said it was and tried to force him to purchase flood insurance. His
concern for the public was that there be a disclosure by the undenivriters that flood insurance
may be required.

Steve Mollath, Attorney, stated they would disclose whatever they were required to disclose to
the buyers under any law, statute, regulation or ordinance, whether it be federal, state or local.
Mr. Balestreri stated they were very thorough on their disclosures and as they vetted out more
fully through the process, everything that had to be disclosed would be disclosed.
Commissioner Prough stated he was making it a point of record because the Commission had
questioned the fact about flood insurance and the flood zone and the public had shown
photographs of abnormal amounts of water. He understood flooding could happen at any time;
however, he just wanted to make sure that everyone went in with their eyes wide open.

Commissioner Prough said Nevada law required open range disclosure with regard to the wild
horses and he wanted to make sure that was disclosed as well. Mr. Mollath stated all
requirements that covered every development in the state would be followed and any of the
FEMA, Corps of Engineers, lenders and bank's regulations would be followed.
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Commissioner Prough said there was a lot of concern regarding the wild horses and
designating a wild horse to a feral horse seemed a little unjust. He asked if there was any
thought about gathering them up and taking them to the project in Palomino Valley. Ms. Huggini
stated they had not looked into that. Commissioner Prough said he would like to see some kind
of discussion regarding gathering them up as opposed to them getting hit by cars. Ms. Huggins
said Ms. Mullin reached out to the Department of Agriculture to see what coirld be done aJtfrey
were the entity that oversaw those horses.

Mr. Webb said he knew they had tried to take some of those horses out of that area in the
past, specifically from the Virginia Foothills and the Virginia Highlands. He said when the BLM
cleared the Virginia Highlands and Foothills area, what was left were the strays and those were
actually feral horses. There had been a lot of sentiment and controversy on both sides of the
issue over the years, but the point was they were classified as strayifeial horses with certain
protections that mainly protected the property owner. He pointed out there was nothing in
County Code that would provide for the protection for strayiferal horses, so he cautionedlhe
Commission from heading down that path. Commissioner Prough said he could not imagine
having feral horses wandering around a proposed project that would create traffic hazards.-iUs.
Huggins said from the developer's perspective that was a conversation to have with the
Department of Agriculture, and they did not want to see any tragedy happen.

Commissioner Donshick said traffic was a major concern and their plan was one left-hand
deceleration lane and she wondered if that was because currently it met the level of standards
for that area and did not warrant anything more at this time. Mr. Smith said the traffic study that
was submitted, even though it was not required, gave some recommendations. He sajO S6
homes and the number of movements identified in the traffic report did not meet warrants for
traffic signalization on Geiger Grade.

Commissioner Chvilicek said the map displayed had two common areas and the detention
area and she wondered if one was being shared as common area with the other development.
Ms. Huggins asked if she was talking about the Creek commorr, area. Commissioner Chvilicek
stated that was correct. Ms. Huggins stated that common area was not being absorbed as part
of this project; that common area was part of the 1994 original approval oflhe bigger project.
Currently, the ownership of those parcels was still under Mr. Maddox's name and ttiJy were not
encroaching into those with the exception of the one detention area. Commissionei Chvilicek
asked if they were proposing annexation. Ms. Huggins stated no; however, several months ago
they looked at the opportunity to increase the density. They discovered that could not happen io
they looked at the opportunity to annex. She said that application was pulled by the developer
because they decided they would rather build a project that met County Code toihe density that
was in the Area Plan and be consistent with the character of the neighborhood.

Commissioner Chvilicek stated a few months ago there was a preliminary presentation on
approved-but-not-yet-built developments. She said she saw no reference in this submittal for
apprwed-but-not-yet-built properties in the area. Ms. Mullin said she thought that had been
provided to the Commission in Exhibit G of approved residential subdivisionl in the vicinity of
Toll Road. Commissioner Chvilicek asked if staff would make that more prominent within the
Staff Report. Mr. Webb stated staff prepared the map and was asked to focus on the East side
of the Highway and when they realized nothing was there, staff expanded the scope to try and
pull in those approved and not yet built properties.

Commissioner Chvilicek said many months ago the Commission asked for a decision tree or
plan of action so that at the CAB level people would know what the steps were. Mr. Webb said
staff had been working on that and the flow chart was being created. bommissioner Chvilicek
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stated she thought the community was not fully aware of all the steps that went into play and all
of these citizens came tonight to voice their concerns. The decision the Commission would be
making tonight was on a Tentative Map and these concerned citizens would have to come back
and come back. She said if they saw a flow chart they would understand what was involved.

Commissioner Chvilicek asked if the County had updated FEMA maps of this area. Mr. Smith
stated the FEMA map he printed out had been revised in March 2009.

Chair Barnes closed the public hearing and brought it back to the Commission for discussion.
Commissioner Chesney stated this was the beginning of a long drawn out process and what
occurred tonight would be the first step of months and possibly years of getting to a Final Map.
He said although he had sympathy for the wild horses and the flooding, the owner of this
property had a constitutional right to develop his property. He was not sure if he supported this
or not, but he felt the public should know that these sorts of developments had many steps to be
addressed between now, the Final Map and the actual development. He acknowledged the
public would have many chances to give input and give the developer time to address those
issues.

Commissioner Horan said one of the challenges he faced as a member of this Commission
was that they had to look at what the Code stated and what the experts said about the project.
Although sometimes they would be sympathetic about certain situations, they had to comply
with the Codes and he believed what was presented was in line with what the Code required.

Commissioner Prough said when a project was brought to the Commission by staff they had
to look at Code and recommendations specifically; however, they did not ignore the emotional
impact on either side of those who wanted the project and those who did not want the project.
He said each voice was equal when they listened to the arguments, which meant all they could
do was go by the Code and determine if the Applicant met the requirements. lf the public did not
like the way the Code was written, he suggested they take steps to change them. He did not
think this project would be detrimental to the area from a financial standpoint by lowering
property values. He noted any home that started at $400,000 and up could only bring the
property values up. He said there were some things to work out, but under this Tentative Map it
was okay for the Commission to go ahead and approve it because the Applicant had met the
necessary requirements to take the next step.

Commissioner Chvilicek applauded staff and the developers for recognition of the Southeast
Truckee Meadows Area Plan and the restrictions that the citizens developed to protect their
area. She said the Area Plan was a very binding, strong document.

Chair Barnes called for a motion.

Commissioner Chesney moved 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 WTM16-003
(Bailey Creek Estates) for Silver Crest Homes, with the Conditions of Approval included as
Exhibit A to this matter, having made all ten findings in accordance with Washoe County Code
Section 1 10.608.25. Commissioner Prough seconded the motion, which carried unanimously.

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

2) Desiqn or lmprovement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;
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3) Tvpg of Development. That the site is physically suited for the type of development
proposed;

4) Availabilitv 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) PuFlic 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, oi use of property within, the
proposed subdivision;

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) Enerqv. That the design of the subdivision provides, to the extent feasible, for future
passive or natural hea.ting or cooling opportunities in the subdivision. Appeal Process planning
Commission action will be effective 10 calendar days after the written decision.

C. Abandonment Gase Number A816-005 (Havniear) Hearing, discussion, and
possible action to approve the abandonment of a 4 foot wide strip oi public right-of-way
(305.5 sq. ft.) along the front (southern) property line of 70 sunbeam'Lane.

. Applicant:
o Property Owner:
o Location:
. Assessor's Parcel Number:
. Parcel Size:
o Master Plan Category:
. Regulatory Zone:
o Area Plan:
. Citizen Advisory Board:
. Development Code:

. Commission District:
o Sectionffownship/Range:

Prepared by:

Jerry Havniear
Jerry Havniear
70 Sunbeam Lane
045-611-06
1.022 acres
Suburban Residential (SR)
Low Density Suburban (LDS)
South Valleys
South Truckee MeadowsMashoe Valley
Article 806 Vacations and Abandonments of
Easements or Streets
2 - Commissioner Lucey
Section 07,T17N, R20E, MDM,
Washoe County, NV
Eva M. Krause - AICP, Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3628
ekrause@washoecou ntv. us

a

o Phone:
o E-Mail:
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Mr. Webb identified the property. Chair Barnes called for any disclosures from the
Commissioners. Hearing none, he opened the Public Hearing. Eva Krause, Planner, presented
her Staff Report. She said it was staff's recommendation to deny.

Chair Barnes opened up questions to the Commission. Commissioner Chesney asked exactly
how the abandonment resulted in material injury to the public. Dwayne Smith, Washoe County
Engineer, stated rights-of-way were present for the public's benefit and had been set aside for
the benefit of the public. He believed if the County began the process of abandoning public
rights-of-way that would not be good practice and he believed there was an alternative the
property owner could go through. Commissioner Chesney asked what that was. Mr. Smith
responded there were two processes; abandonment or a variance. He was opposed to
abandonments and he believed a variance would be better.

Commissioner Chvilicek asked how the homeowner could obtain a variance to reduce the
setback when the site plan stated there were few solutions, none of which were easily achieved.
Ms. Krause said she could not see how planning staff could professionally make a
recommendation of approval for a variance because it was a self-induced hardship. She noted
another correction could be to tear down the new addition, but she hated to see that happen for
this project. Mr. Webb stated that any action by this Commission or the Board of Adjustment
could be appealed to the Board of the County Commissioners (BCC). He asked if the
Commission recalled prior abandonments cases where Mr. Smith had appeared and stated it
was his recommendation to not abandon any rights-of way. He said if the Applicant decided to
go fonrvard with the variance and the Board of Adjustment denied it, it could be appealed and
approved by the BCC.

Chair Barnes called for the Applicant's presentation. Derek Wilson, Rubicon Design Group,
gave his presentation. He said he did not believe this project provided any public benefit and it
would not be a detriment to the public. He said the owner hired someone to build a garage and '

he thought that professional would adhere to the rules. The contractor took a plan to County
staff, but took a shortcut and put the garage in the wrong spot. He said he did not know how the
owner would know what was correct as he was not a contractor and he did not measure it; he
took the builder's word for it. The owner had attempted to get in touch with the contractor, but to
no avail as the contractor disappeared. He showed a picture of the property and said the
neighbors did not find the garage a detriment. He said they were asking to abandon a four-foot
strip of extra right-of-way that went around his cul-de-sac. By getting rid of that strip, it would
change the setback and make his garage legal. He said they were proposing to protect the
public's interest by removing that right-of-way and replacing it with a public's use easement so
all the functions of the right-of-way would be maintained with the one exception of adding a new
street. He proposed there was no scenario that would require additional street space because
that street would not connect anyruhere. He said staff modified their request to only abandon the
section that was directly in front of the garage, which was fine with the owner. Mr. Wilson said
County Engineering had a finding objection but he felt they could find that the public would not
be harmed. He agreed the variance process would be difficult for them because variance
language tended to refer to parcel shapes and topography and not to structures.

Chair Barnes opened Public Comment. Cathy Brandhorst spoke on issues of concern to
herself. Chair Barnes closed the Public Comment period and opened up discussion to the
Commission.

Commissioner Chvilicek said in the initial presentation Ms, Krause stated those findings could
be found. Ms. Krause stated the No Detriment was the one they had an issue with but the
Master Plan and the existing easements were fine. Commissioner Chvilicek asked if the public
easement was something that would be palatable to staff. Ms. Krause said it would be.
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Chair Barnes closed the Public Hearing and called for discussion. Commissioner Horan said
this was a case that the Commission needed to follow the recommendations and the Code and
he did not support it because the Applicant could find an alternative solution. Commissioner
Prough said he believed this was so minor and the Applicant's request would not disturb anyone
and he supported it. Commissioner Chesney stated he felt the Applicant was more of a victim
and he agreed with the Engineer that once the Commission went down this road and allowed
abandonments it would set a precedent, but he believed the Commission should have the ability
to make an exception. He said he supported allowing the abandonment.

Commissioner Chvilicek stated Ms. Krause referenced Exhibit D, which was not in the
Commission's packet. Ms. Krause stated that was correct. Exhibit D contained the conditions of
approval should the Commission approve the project. DDA Edwards informed the Commission
they could make a note for the record that Exhibit D with proposed conditions of approval had
been provided to the Commission and copies would be made available to the public.

Chair Barnes called for a motion.

Commissioner Prough moved 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 submitted by Staff as Exhibit D
Abandonment Case Number AB16-005 for Havniear, having made all three of the following
findings in accordancewith Washoe County Code Section tio.gOo.zO. Mr. Webb asked if th6
motioner could be specific to the No Detriment Finding. Commissioner Prough said when he
looked at the map he did not see where that little bit of real estate would be a detriment to the
County in anyrvay. Commissioner Chesney seconded the motion. Commissioner Horan stated
he was sympathetic to the case but felt there were other avenues available to the Applicant.
Commissioner Chvilicek said the owner's agent offered a viable alternative through a'public
easement and she supported the project. Commissioner Donshick concurred with
Commissioner Chvilicek. on call for the vote, the motion carried four in favor and Commissioner
Horan and Chair Barnes voting nay.

1) Master Plan. The abandonment or vacation is consistent with the policies, action
programs, standards and maps of the Master Plan and the South Valleys Area Pian; and

2) No Detriment. Due to the small amount of right-of-way being abandoned, the
abandonment does not result in a material injury to the public; and

3) Existinq Easements. Existing public utility easements in the area to be abandoned or
vacated can be reasonably relocated to provide similar or enhanced service.

10. Chair and Commission ltems
*A. Future agenda items

Commissioner Donshick stated that she would like to know where the flood plains were within
the County and some storm water mitigation information that would help the Commission. Mr.
Webb asked if she was referring to the flood plains or discussion about the recent flooding.
Commissioner Chvilicek stated Mr. Smith indicated he would talk to the Commission aOoIt
storm water runoff and flood runoff and what the County's plan was for all of that. Mr. Webb
stated Water Resources would be attending the meeting in March and he wondered if it was
okay if they moved that presentation to the April meeting and Commissioner Donshick stated
that would be fine.
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Commissioner Chesney wanted to let the Commission know that he put his home on the
market and would be moving to Tucson, Arizona and would give a written resignation to the
Commission once his home was in escrow. He said it had been an honor to serve on this
Commission.

*B. Requests for information from staff

There were none.

11. Director's and Legal Counsel's ltems
*A. Report on previous Planning Commission items

Mr. Webb stated the Code Amendment for cell towers in the General Residential zone in
Warm Springs had been pulled from the January 10m Board of County Commissioner's agenda
and was rescheduled to February 14th and February 28th. He noted it was pulled because of
concerns from the Commissioner who represented that District and a CAB member.

"B. Legal information and updates

There were no updates.

12. General Public Comment

Chair Barnes opened Public Comment. Cathy Brandhorst spoke on issues of concern to
herself. Lonnie Edwards-Detrick stated earlier this evening there was mention of a petition. She
said it was an online petition and she was concerned that folks from California, Arizona and
Sparks were concerned about this little 56 lot development that was in her backyard. The
reason she knew where some of those people were from was because she decided to go to the
Assessor's Office and look them up. She hoped all of the names on the petition did not hold too
much weight with the Commission because most of them did not live there and would not be
affected. She mentioned as she went through the Southeast Truckee Meadows Master Plan she
noticed there were two emergency roads planned for that area that was supposed to lead out of
Toll Road. She was not sure any of the folks that were concerned about the accesses read the
STMAP, because she had not read it either. She said that Plan was written in 2011 and she
wondered what the current status was. She said the CAB meeting minutes did not address the
four points she addressed in her letter and she was concerned about that because the minutes
said all she spoke about was the flooding and that was not an accurate statement. She did
speak about flooding but she spoke about a lot more.

13. Adjournment

9:34 p.m. Commissioner Donshick moved to adjourn the meeting, which carried unanimously.

Respectfully submitted,

J aime Dellera, I ndependent Contractor

Approved by Commission in session on lvlarch 7,2017

Carl R. Webb, Jr., AICP
Secretary to the Planning Commission
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Silver Crest Homes, Attn: Rich Balestreri, 16500 Wedge
Parkway, Bldg. A, Suite 200, Reno, NV gg511
Charles Maddox, p.O. Box ZOSTT, Reno, NV ggSTO
Immediately south of the intersection of Geiger Grade Road
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SETM) and General Rural (1 dwelling unit per 40 acres)
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Article 608, Tentative Subdivision Maps and
Article 408, Common Open Space Development
2 - Commissioner Lucey
Sections 27 and 94, T1BN, R2OE, MDM, Washoe County, NV

Plannin Commission S ffR ort
Meeti ng Date: February 2,2012

Tentative subdivision Map case NumberwrMl6-003 (Bairey
Creek Estates)

Silver Crest Homes

9B

56-lot single-family residential common open space subdivision
Approval with Conditions

Kelly Mullin, Planner
Washoe Coulty Community Services Department
Planning and Developmen[ Division
775.328.3608
kmullin@washoecounty. us

Description

Tentative subdivision Map Case Number wrlt/|I6-003 (Bailey creek Estates) - Hearing,discussion, and possible action to approve a 56-lot single-flmily residential subdivision on twoparcels totaling t2B.T6 acres. Residential lots wilt ;"gr;rir"_tql 14,s2osq. ft. (ro.B3_acres)to 21,780 sq.ft. (t0.81-acres) with rot sizes -rr"irginjli,eog sq.ft. (t0.41-acres). Thesubdivision includes approximately t0.7S-acres of com,io,iar"a for drainag"'iu"iriti"r.

Post Office Box'l 1130, Reno
Telephone

, NV 89520-0027 - 1001 E. Ninth St., Reno, NV
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Washoe County Planning Commission Staff Report Date: January 23,2017

Tentative Subdivision Map Process

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;

o To establish reasonable standards of design and reasonable procedures for
subdivision and re-subdivision in order to furthlr 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.

lf the Planning Commission grants 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.

o 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 WTM16-003 are
attached to this staff report and will be included with the Action Order if the planning
Commission approves the application.

Tentative Subdivision Map Case Number WTMl 6-003
page 3 of 15 wTMl6-003

BAILEY CREEK ESTATES
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Washoe County Planning Commission Staff Report Date: January 23,2017

Proiect Evaluation

The applicants are proposing to develop a 56-lot single-family residential subdivision on two
parcels totaling t28.76 acres. The property has a regulatory zone of Medium Density Suburban
(MDS), with a small portion of the property zoned General Rural (GR). ln the Southeast Truckee
Meadows Area Plan, MDS properties are limited to two dwelling units per acre, and the
proposed subdivision maximizes its density with 56 residential lots. These residential lots will
range in size from 14,520 sq. ft. (t0.33-acres) to 21,780 sq. ft. (t0.81-acres) with lot sizes
averaging 17,869 sq.ft.(t0.41-acres). The subdivision also includes five smaller parcels that
together total approximately t0.75-acres of common area for drainage facilities.

The Southeast Truckee Meadows Area Plan identifies the subject site as being located within
the Suburban Character Management Plan and Toll Road Character Management Area. As
identified later in this report, the project is in compliance with the policies for these two areas.

Compatibility

This infill subdivision is situated between other residential developments sharing the same
Medium Density Suburban regulatory zone.

West: To the west of the property, across Bailey Canyon Creek, is the Cottonwood Creek
Estates subdivision - a common open space development with the nearest lots ianging from
approximately 1|4-acre to 1/3-acre in size. The Cottonwood Creek Estates subdivision's
common open space separates it from the proposed Bailey Creek Estates project.

!

I

North: Across Geiger Grade to the north are the Shadow Hills and Sagewood Estates
subdivisions, which also share the MDS regulatory zone. Many of these lots are
approximately 1|2-acre in size.

East: To the east of the subject site are additional properties sharing the MDS regulatory
zone, with the exception that they are also within a Trailer Overlay zone. These properties
range in size from *112-acre to t3.75 acres and are individually developed residential
properties. To the northeast is an area of several parcels with the General Commercial
regulatory zone. The commercially zoned property abutting the northeast corner of the
project site is currently undeveloped.

South: To the south is the Comstock Estates subdivision, which contains additional MDS
properties approximately 1/3 acre in size.

The Southeast Truckee Meadows Area Plan contains several policies requiring proposed
development to minimize potential impacts to neighboring properties. These policies, and
associated conditions of approval, are discussed beginning on page 9 of this staff report.
Additionally, construction hours will be limited to 7 a.m. to 7 p.m., Monday through Saturday.

Tentative Subdivision Map Case Number WTM16-003
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Washoe County Planning Commission Staff Report Date: January 23,2017

Kivett Lane. The project is anticipated to create 533 average daily trips, with 42 AM peak hour
trips and 56 PM peak hour trips. The subdivision is below the threshold requiring a traffic impact
report; however, the applicant did supply one as a courtesy to Washoe County for review. lt is
attached as Exhibit F.

The Washoe County Engineering and Capital Projects Division has provided several proposed
standard conditions of approval related to traffic for the proposed development. These are
included within Exhibit A. A deceleration lane will also be required along Geiger Grade to the
entrance of the subdivision.

Grading and Drainage

The subject site is vacant and without significant topographic features. lt is relatively level and
slopes gently down from east to west. The Southeast Truckee Meadows Area Plan's
Development Suitability Map identifies the property as being "most suitable" for development.

Currently, the parcels are largely undisturbed and contain significant native vegetation. The
anticipated grading necessary to support the project involves the disturbance of approximately
29 acres, including the cut and fill of approximately 50,000 cubic yards of material to be
balanced on site. The maximum allowable steepness for cut and fill within the development are
3:1 slopes.

Bailey Canyon Creek is located on adjacent property to the west of the project area. The
northern parcel is largely FEMA Flood Zone X, with the southern parcel largely identified as
Shaded X. Five common areas within the project boundaries are proposed for drainage and on-
site detention. A preliminary drainage report was provided with the application and reviewed by
the Engineering and Capital Projects Division. That division has provided several proposed
conditions of approval related to drainage and stormwater discharge. The final design of the
drainage system will need to ensure that the development has mitigated any increase in runoff,
and that all storm drainage improvements are designed and constructed to Washoe County
standards.

The continuing maintenance of common areas will be required to be addressed in the CC&Rs
and funded in perpetuity through the homeowners' association.

Fire Protection

Fire protection services will be provided by the Truckee Meadows Fire Protection District
(TMFPD). TMFPD has provided proposed conditions of approval related to overall development,
open space and drainage area maintenance, access and turn-around widths. All development
on the property will be required to comply with Washoe County Code Chapter 60.

Water and Sewer

The project is located within the Truckee Meadows Water Authority (TMWA) retail water service
area, and TMWA will be the water service provider. An Acknowledgment of Water Service letter
was provided to the applicant from TMWA and was included with the application. TMWA's
provision of water will be contingent on the applicant satisfying a number of proposed
conditions, including those identified in Exhibit A.

The State of Nevada's Division of Water Resources also reviewed the project and indicated that
municipal water service is subject to TMWA requirements and approval by the Office of the
State Engineer regarding water quantity and availability.

Tentative Subdivision Map Case NumberWTMl6-003
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Washoe County Planning Commission Staff Report Date: January 23,2017

Sewer service will be provided by Washoe County and treatment will be at the South Truckee
Meadows Water Reclamation Facility.

Relevant Southeast Truckee Meadows Area plan policies

SETM.2.2

sETM.2.3

SETM.2,4

sETM.2.5

The installation of new streetlights will be minimized and if approved will be for
safety reasons. Any lighting proposed must show how it is consistent with current
best practice "dark-sky'' standards. Lights shall be shielded to prevent light spillage
onto adjacent properties or streets.

Staff comment: A proposed condition of approvat to this effect has been included
wilh Exhibit A. Lighting will also be reviewed by the Design Review Committee, if
this project is approved.

Site development plans for new subdivisions, commercial and public facilities in the
Southeast Truckee Meadows planning area must submit and follow a plan for the
control of noxious weeds. The plan should be developed through consultation with
the Washoe County District Health Department, the University of Nevada
cooperative Extension, and/or the washoe story conservation Districi.

Staff comment: A proposed condition of approvatto this effect has been included with
Exhibit A.

Applicants required to present their development proposal items to the Citizen
Advisory Board must submit a statement to staff, not later than one week, following
the meeting date, explaining how the final proposal responds to the communit!
input received from the Citizen Advisory Board.

$_taff .comment: The South Truckee MeadowslWashoe Vattey Citizen Advisory
Board meeting will be held after this staff report is compteted. However, the
applicant's statement will be provided to the Planning Commission prior to the
February 7, 2017 hearing for this item.

During review of tentative maps and other development proposals, the planning
Commission will review the adequacy of the minimum standards established under
Goals 2, 3, 4, and 5; and upon a finding that a standard is inadequate to implement
these goals, may impose other similar standards as necessary to implement the
relevant goal.

Staff comment: As discussed in this report, the proposed project meefs (or there are
proposed conditions for it to meet) the policies and goals oi the Soufheasf Truckee
Meadows Area Plan, including Goal 2. Goals 3, 4 And 5 are not applicabte to the
proiect sife, as they provide guidance for other areas of the Soufheasf Truckee
Meadows.

SETM.2.7 Dwellings in new subdivisions adjacent to existing residential development must
match the adjacent building type (single story/multi-story). Development is
considered adjacent if not separated by a road or a 30 foot or wider landscaped
buffer area.

Staff comment: A proposed condition of approvat to this effect has been inctuded wrth
Exhibit A.

Tentative Subdivision Map Case NumberWTMl6-003
page g of 15 wTMl6-003

BAILEY CREEK ESTATES



Washoe County Planning Commission Staff Report Date: January 23,2017

SETM.2.8 New subdivision homebuilders must offer at least two separate xeriscape options
for subdivision landscape design that emphasize the use of native vegetation, with
non-native and atypical vegetation integrated sparingly into any landscaped area.

Staff comment: A proposed condition of approvalto this effect has been included with
Exhibit A. Landscaping will also be reviewed by the Design Review Committee ff this
project is approved.

SETM.2.13 Ensure that future residential development within the medium density suburban land
use designation is constructed at a maximum of two single-family dwelling units per
acre. Lot sizes shall not be less than onethird acre and this size may be allowed
only under the following conditions:

a. New subdivisions must provide one-half acre minimum lot sizes on exterior lots
when abutting a developed medium density suburban land use designation with
one-half acre or greater lot sizes (roads or open space do not create non-
abutting parcels).

b. Exterior lots may be reduced to one{hird acre when abutting a developed higher
intensity land use designation or a ten-acre or larger undeveloped medium
density suburban designation.

Staff comment: The subdivision design meets the provisions of this policy. Erterior
lots of O.S-acres or more are proposed when adjacent to existing MDS /ofs of this
size or greater. No other lots are smaller than 0.33-acres in size.

SETM.1l.5Soils disturbed through the development process and left untreated for more than
30 days shall be re-vegetated or treated in a manner to prevent the blowing of soil
from the site by wind or the movement of soil by precipitation. Drought toleranUfire
resistant plant species should be used where appropriate.

Staff comment: A proposed condition of approvalto this effect has been included with
Exhibit A.

South Truckee MeadowsMashoe Vallev Citizen Advisorv Board (STMIW\/ CABI

The proposed project will be presented by the applicant's representative at the STMMV Citizen
Advisory Board meeting on January 25,2017. Draft minutes from the meeting will be provided
to the Planning Commission prior to the February 7,2017 hearing for this item.

As of the date of this staff report, two comment letters have been received from members of the
public regarding this request. These are attached as Exhibit D.

Reviewinq Agencies

The following agencies received a copy of the project application for review and evaluation:

. Washoe County Community Services Department
o Engineering and Capital Projects Division
o Planning and Development Division
o Regional Parks and Open Space
o Traffic
o Utilities (Sewer)

. Nevada Division of Environmental Protection

Tentative Subdivision Map Case NumberWTMl6-003
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Washoe County Planning Commission Staff Report Date: January 23,2017

o Nevada Division of Water Resources
o Nevada Department of Conservation and Natural Resourceso Nevada Department of Transportation
. Nevada Department of Wildlife
o Regional Transportation Commission
. Reno-Tahoe Airport Authority
. Truckee Meadows Fire Protection District
. Truckee Meadows Regional planning Agency
. Truckee Meadows Water Authority
o United States PostalService
o Washoe County Health District

o Air Quality Management Division
o Environmental Health Services Division
o Vector-Borne Disease prevention program
o Emergency Medical Services Oversight program

. Washoe County School District

. Washoe-StoreyConservation District

Several of the above-listed agencies/departments submitted responses to the proposed
tentative subdivision map. A summary of each agency's comments and/or recommended
conditions of approval and their contact information are provided. The Conditions of Approval
document is attached to this staff report and will be included with the Action Order should the
Planning commission approve the tentative subdivision map application.

o Washoe Countv Planninq and Development Division addressed common area
standards, lot sizes, structure heights, landscaping, CC&Rs, grading, timing of final map
submittals, etc.

contact: Kel ly M u I I i n, 7 z s.929.3609, km u lli n@washoecou ntv. us

o Washoe Countv Enqineerinq and Capital Proiects Division addressed grading, drainage,
stormwater management, maintenance of common atea, easements-, roadwly
improvements, etc.

contact: Leo vesel y, TT s.328.231s, lvesqlv(@washoecou ntv. us

. Washoe Cou.ntv Utilitv $qrvices requires improvement plans for construction of sanitary
sewer collection system(s), sanitary sewer report, fees, and easements.
Gontact: Ti m sim pson, 775.95 4.4649, tsimpson@was hoecou ntv. us

o Washoe Countv Health District addressed water system requirements, inspection plans,
mass grading, commitment of service letters, etc.
contact: wes Ru bi o, Tl s.3,21.z6gs, wru bio@was hoecou ntv. us

. Washoe Countv Sqhoql District identified current and anticipated capacity at nearby
schools, and highlighted the District's overcrowding strategies.
contact: M i ke Bost er 7T s.232,1 sr 1, m boster@was hoeschools. net

' addressed requirements of Washoe County
Code Chapter 60, including access, vegetation management and CC&R requirements.
Contact: Amy Ray, Z T 5.926.6000, arav@frnfpd.us

Tentative Subdivision Map Case Number WTM16-00g
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Truckee Meadows Water Authoritv (TMWA) identified requirements related to water
rights dedication, a water supply plan, fees and infrastructure.

Contact : Amanda Du nca n, 77 5.834.8035, adu ncan@tmwa.com

Nevada Division of Environmental Protection (NDEP) stated that the developer will need
to obtain coverage under NDEP's Construction Stormwater Permit prior to any grading.

Gontact: Patrick Mohn, 775.687.9419, pmohn@ndop.nv.sov

Reoional Transportation Commission (RTC) identified regional access management
standards and requested the developer construct pedestrian and bicycle facilities, and
contact the RTC to discuss options for future transit.

Contact: Rebecca Kapu ler, 77 5.332.0174, rkapu ler@rtcwas hoe.com

a

a

a

a Nevada Division of Water Resources stated that water rights are required and that a will-
serve letter from TMWA will be required.

Contact: Steve Shell, 77 5.684.2836, @
Washoe Countv Reqional Parks and Open Space and the Reno-Tahoe Airport Authoritv
reviewed the application and indioated they had no comments or conditions of approval.

Staff Comment on Required Findinos

Washoe County Code 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
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 Consistencv. That the proposed map is consistent with the Master Plan and any
specific plan.

Staff Comment: The proposed tentative map, with the proposed Conditions of Approval,
meets all of the applicable goals and policies of the Washoe County Master Plan and the
Soufheasf Truckee Meadows Area.Plan. The subdivision design fakes into consideration
the policies of the Area Plan, including lot matching requirements.

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

Staff Comment: The proposed tentative map meets all of the density, lot size and
common open space criteria of the Washoe County Master Plan and fhe Soufheasf
Truckee Meadows Area Plan. The proposed development complies with the two dwelling
units per acre overall density allowed in the Medium Density Suburban (MDS) regulatory
zone for this area. Parcel skes smaller than MDS requirements are enabled through
Article 408, Common Open Space Development, allowing for non-residential parcels to
be created for drainage and retention facilities in this development.

Tvpe of Development. That the site is physically suited for the type of development
proposed.

Staff Comment: The site is a relatively level property adjacent to paved access, located
in the midst of other residential subdivisions, and is suitable for a development with 56
dwellings. Lots are sized to match adjacent residential properties, and the design

o
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Washoe County Planning Commission Staff Report Date: January 2g,2017

complies wjth rylevant area plan policies. Ihe Area Plan's Development Suitability Map
also identifies the property as being "most suitabre" for development.

4) Availabilitv-of Seryices. That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System.

Staff Comment: There are adequate pubtic services available to serue the proposed
development, specifically community sanitary sewer service.

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 Comrnent: The application was senf fo the Nevada Department of Wildlife for
review and no comments were received regarding the proposal. The proposed
development is not located within an environmentatly sensiiive location,' and the
proposed improvements are not anticipated to cause substantial environmental damage
or harm to endangered plants, wildlife or their habitat.

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

Staff CommeQt: The design of the subdivision has been reviewed by the Health District
and will comply with all generally applicable pubtic heatth standards.

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 Commen!:, The design of the subdivision includes primary and secondary
(emergency ughicle) road access, pedestrian sidewalks and utiiity easemenfs. proposed
conditions of approval regarding any existing/relocated easemenfs have also been

. provided by the Engineering and Capital projects Division.

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: The design of the subdivision provides necessary access to surrounding
adiacent lands and provides an appropriate secondary access-for emergency vehicte-s
via Moon Lane, which will be improved to County standards.

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

Staff Comment: Any improvements to be dedicated to the County are proposed or
conditioned fo be consistent with the Master Plan and County Code requiremeits.

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

St?ff Comment: The applicant has indicated that homes witt be constructed using energy
efficient design and will take water conservation into consideration. eaiitionaiy,
Southeast Truckee Meadows Area Plan Poticy 2.8 requires fwo various xeriscafie
landscape destgns. Ihese will be reviewed by the Design Review Committee if ihe
project is approved.

Tentative Subdivision Map Case Number WTMl 6-003
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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 WTM16-003 is being recommended for approval with conditions. Staff offers the
following motion for the Board'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 WTM16-003 (Bailey Creek Estates)for Silver
Crest Homes, with the Conditions of Approval included as Exhibit A to this matter, having made
all ten findings in accordance with Washoe County Code Section 1 10.608.25:

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

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

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

4) Availabilitv 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;

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) Enerqy. 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 calendardays afterthewritten decision isfiled
with the Secretary to the Planning Commission, unless the action is appealed to the Washoe
County Board of Commissioners, in which case the outcome of the appeal shall be determined
by that Board. 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 applicant.

Tentative Subdivision Map Case Number WTM16-003
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xc:. Applicant: Silver Crest Homes, Attn: Rich Balestreri, 16500 Wedge Parkway, Bldg.
A, Suite 200, Reno, NV 89511

Property Owner: Charles Maddox, p.O. Box TOS77, Reno, NV g9570

Representatives: Wood Rodgers, Attn: Stacie Huggins, 1361 Corporate Blvd., Reno, NV
89502

Wood Rodgers, Attn: Steve Strickland, 1361 Corporate Blvd., Reno, NV
89502
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tA?
nditions of roval

Tentative Subdivision Map Case Number WTM16-003

The project approved under Tentative Subdivision Map Case Number WTM'16-003 shall be
carried out in accordance with the Conditions of Approval granted by the Planning Commission
on February 7, 2017. 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 moie. fhese conditions
do not relieve the applicant of the obliqation to obtain anv other aporovals and licenses from
relevant authorities required under anv other act or to abide bv all other oenerallv aoplicable
Codes. and neither these conditions nor the approval bv the Countv of this proiecVuse override
or neqate anv other apolicable restrictions on uses or development on the propertv.

Unless otheruvise 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 with 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:

o 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 agencies.

The DISTRICT BOARD OF HEALTH, through the Washoe County Heatth
District, has jurisdic'tion 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.

a

a

a

a

Post Office Box 11130, Reno, NV 89520-0027 -1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.3600 - Fax: 775.328.6133
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Washoe County Conditions of Approval

o The REGIONAL TRANSPORTATION COMMISSTON (RTC) is directed and
governed by its own Board. Conditions recommended by the RTC may be
required, at the discretion of Washoe County.

' The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and
goverried by its own board. Therefore, any conditions set by the Nevada
Department of rransportation must be appealed to that Board.

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 2l*.34g

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 takei
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

0) 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 Countv Planning and Development Division

Tentative Subdivision Map Case Number: WTM16-003
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Washoe County Conditions of Approval

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

Contact: Kelly Mullin, 775.328.3608, kmullin@washoecounty.us

a. The applicant shall demonstrate substantial conformance to the plans approved
as part of this tentative subdivision map.

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

The subdivision shall be in substantial conformance with the provisions of
Washoe County Code Chapter 110, Article 408, Common Open Space
Developmenf, Article 604, Design Requiremenfs, and Article 608, Tentative
Subdivision Maps.

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.

e. The subdivider 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.

Final maps shall be in substantial compliance wlth 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.

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

THE TENTATIVE MAP FOR WTM16-OO3 FOR BAILEY CREEK
ESTATES WAS APPROVED BY THE WASHOE COUNTY
PLANNING COMMISSION ON FEBRUARY 7,2017.

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 SUBD]VISION APPROVAL IS OBTAINED AT A
FUTURE DATE, THE PROVISIONS OF THIS APPROVAL SHALL

c.

d

f

Tentative Subdivision Map Case Number: WTM16-003
Page 3 of 16 wTMl6-003

EXHIBIT A



Washoe County Conditions of Approval

BE NULL AND VOID, UPON APPROVAL BY WASHOE COUNTY
OF THOSE ACTIONS.

[omit the following paragraph if this is the first and rast (only) final
map.l

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS
APPROVED AND ACCEPTED FOR RECORDATTON ON dafe of
EPgntnl gpd Developmen
THE MOST RECENTLY RECORDED FINAI MAP WAS
APPROVED AND ACCEPTED FOR RECORDATION ON dafe of
P-la\ninq and Development Director's siqnature on most rece,nl
final map. flf an ertensrbn has been granted after that daie - aaa
the followingl: A TWO YEAR EXTENSTON OF TIME FOR THE
TENTATIVE MAP WAS APPROVED BY THE WASHOE
COgUNTY PLANNING COMMISSION ON

THE NEXT FINAL MAP FOR WTM16-OO3 MUST BE APPROVED
AND ACCEPTED FOR RECORDATION BY THE PLANNING
AND DEVELOPMENT DIRECTOR ON OR BEFORE THE
EXPTRATTON 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
RECORDATTON TH|S -- DAy OF _, 20_ By THE
PLANNING AND DEVELOPMENT DIRECTOR. THE OFTTN OT
DEDICATION FOR STREEIS. SEI4/ERS, EIC. IS REJECTED
AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE
WITH NRS CHAPTER 278.

WILLIAM H. WHITNEY, DIRECTOR,

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 temporariry be halted at the
specific site and the state Historic preservation office of the
Depaftment of Museums, Library and Arts shall be notified to
record and photograph the site. The period of temporary delay

h.

PLANNING AND DEVELOPMENT DIVISION

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

Tentative Subdivision Map Case Number: WTMl 6-003
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Washoe County Conditions of Approval

shall be limited to a maximum of two (2) working days from the
date of notification.

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.

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.

Prior to any ground disturbing activity, the applicant shall submit a
landscaping/architectural design plan to the Planning and Development Division
for review and approval by the Design Review Committee. Said plan shall
address, but not be limited to: signage, exterior lighting (including streetlights),
fencing, landscaping design, landscaping material (if plant material: type, size at
time of planting, maturation size at full growth, period of time between planting
and full growth), landscaping location, landscaping irrigation system, and
financial assurances that landscaping will be planted and maintained. At least
two separate xeriscape options for subdivision landscape design shall be
provided, emphasizing the use of native vegetation, with non-native and atypical
vegetation integrated sparingly into any landscaped area.

The applicant shall provide financial assurances to the Planning and
Development Division equal to one hundred and twenty percent (120o/o) of the
cost of revegetation and irrigation of all disturbed areas. The cost shall be
calculated by a certified landscape contractor. The financial assdrances are to be
held with automatic renewbl for not less than three years and are intended to
ensure the continued survival of plants beyond that time period for mitigation of
visual scarring and for erosion control. lf the applicant chooses to provide a bond
as financial assurance, it must be issued from an acceptable company rated A-
or better. The applicant must also execute a Hold Harmless Agreement with right
of entry. This condition must be completed to the satisfaction of the Planning and
Development Division prior to issuance of a grading permit.

A certification letter or series of letters by a registered landscape architect or
other persons permitted to prepare landscaping and irrigation plans pursuant to
NRS 6234 shall be submitted to and approved by the Planning and Development
Division and the Design Review Committee. Ihe letter(s) shall certify that all
applicable landscaping provisions of Articles 408, 410 and 412 of the Washoe
County Code Chapter 1 10 (Development Code) have been met. Any landscaping
plans and the letter shall be wet-stamped. The letter shall indicate any provisions
of the code that the Director of the Planning and Development Division has
waived.

k.
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o. All landscaping and revegetation shall be maintained in accordance with the
provisions found in Washoe County Code Section 110.412.75, Maintenance. A
three-year maintenance plan shall be submitted by a licensed landscape
architect registered in the State of Nevada to the Planning and Development
Division prior to a Certificate of Occupancy. The plan shall be wet-stamped.

p' The applicant shall submit and follow a plan for the control of noxious weeds.
Prior to any ground-disturbing activity, the applicant shall provide the planning
and Development Division a copy of the plan, which should be developel
through consultation with the Washoe County Health District, the University of
Nevada Cooperative Extension, and/or the Washoe-Storey Conservation Distiict.

q. Any lighting proposed, including street lights, shall show how it is consistent with
current best practice "dark-sky'' standards and meets the requirements of
Southeast Truckee Meadows Area Plan Policy 2.2. Lights shall be shielded to
prevent light spillage onto adjacent properties or streets.

r. Conditions, covenants, and restrictions (CC&Rs), including any supplemental
CC&Rs, shall be submitted to the Planning and Developmeni stafi for ieview and
subse_quent forwarding to the District Attorney for review and approval. The final
CC&Rs shall be signed and notarized by the owner(s) and submitted to the
Planning and Development Division with the recordation fee prior to the
recordation of the final map. The CC&Rs shall require all phases and units of the
subdivisio_n approved under this tentative map to be subject to the same CC&Rs.
Washoe County shall be made a party to the applicable provisions of the CC&Rs
to the satisfaction of the District Attorney's Office. Said CC&Rs shall specifically
address the potential for liens against the properties and the individuai property
owners' responsibilities for the funding of maintenance, replacement,' and
perpetuation of the following items, at a minimum:

i. Maintenance of public access easements, common areas, and common
open spaces. Provisions shall be made to monitor and maintain, for a
period of three (3) years regardless of ownership, a maintenance pian for
the common open space area. The maintenance plan for the common
open space area shall, as a minimum, address the following:

. Vegetationmanagement;

. Watershedmanagement;

. Debris and litter removal;

o Fire access and suppression; and

o Maintenance of public access and/or maintenance of limitations to
public access.

ii. All drainage facilities and roadways not maintained by Washoe County
shall be privately maintained and perpetually fundeo oy tre homeowneri
association.

iii. All open space identified as common area on the final map shall be
privately maintained and perpetually funded by the homeowners
association. The deed to the open space and common area shall reflect
perpetual dedication for that purpose. The maintenance of the common

Tentative Subdivision Map Case Number: WTM16-003
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areas and related improvements shall be addressed in the CC&Rs to the. satisfaction of the District Attorney's Office.

iv. The project adjacent to undeveloped land shall maintain a fire fuel break
of a minimum 30 feet in width until such time as the adjacent land is
developed.

v. Locating habitable structures on potentially active (Holocene) fault lines,
whether noted on the recorded map or disclosed during site preparation,
is prohibited.

vi, All outdoor lighting on buildings and streets within the subdivision shall be
down-shielded.

vii. No motorized vehicles shall be allowed on the platted common area
except emergency vehicles, utility service vehicles, or vehicles involved in
homeowner association maintenance and repair of common area
facilities.

viii. Mandatory solid waste collection.

ix. Fence material (if any), height, and location limitations, and re-fencing
standards. Replacement fence must be compatible in materials, finish
and location of existing fence.

x. Dwellings adjacent to existing residential development must match the
adjacent building type (single story/multi-story). Development is
considered adjacent if not separated by a road or a 3O-foot or wider
landscaped buffer area. A note to this effect shall be placed on applicable
final maps, and a disclosure made by the developer to affected
homebuyers on their closing documents.

The common open space owned by the homeowners association shall be noted
on the final map as "common open space" and the related deed of conveyance
shall specifically provide for the preservation of the common open space in
perpetuity. The deed to the open space and cbmmon area shall reflect perpetual
dedication for that purpose. The deed shall be presented with the CC&Rs for
review by the Planning and Development staff and the District Attorney.

Disturbed areas left undeveloped for more than thirty (30) days must be
revegetated by methods approved by Planning and Development and that
comply with the requirements of Southeast Truckee Meadows Area Plan Policy
11.5.

Construction hours are limited to 7 a.m. to 7 p.m., Monday through Saturday.

A will-serve from Truckee Meadows Water Authority and mylar map of the
proposed project shall be presented to the State Engineer for approval and
signed through his office prior to development.

Washoe Countv Enqineerinq and Capital Proiects Division

S.
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Washoe County Conditions of Approval

2. The following conditions are requirements of the Engineering and Capital projects
Division. Unless otherwise noted, the County fngineer shill be responsible for
determining compliance with these conditions.

Contact: Leo Vesely, 7 7 5.328.23 1 3, lvesely@washoecou ntlr. us

General Conditions

a. Final maps and final construction drawings shall comply with all applicable
statutes, ordinances, rules, regulations, ,id policies in' 6ffect 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. {eveloper shall furnish to the water and sewer provider(s) and
Engineering and Capital Projects Division a complete set of reproducible as-Ouitt
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
lmprovement District or Special Assessment District formed by'Washoe County.
The applicable County Department shall be responsible for determining
compliance with this condition.

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.

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 instailation

' details), slope stabilization and mosquito abatement. Placement or disposal of' any excavated material shall be indicated on the grading plan.

f. All open space shall be identified as common area on the final map. A note on
the final map shall indicate that all common areas shall be privately maintained
and perpetually funded by the Homeowners Association. The County Engineer
shall determine compliance with this condition. The maintenance of the coirmon
areas shall also be addressed in the CC&Rs to the satisfaction of the District
Attorney's Office.

g. Any existing easements or utilities that conflict with the development shall be
relocated, quitclaimed, and/or abandoned, as appropriate.

h' 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.

i' All existing overhead utility lines shall be placed underground, except electric
transmission lines greater than 100 kilovolts, which can remain above ground.

Tentative Subdivision Map Case Number: WTM16-003
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i. With each affected final map, provide written approval from NV Energy for any
improvements located within their easement or under their facilities.

k. Appropriate easements shall be granted for any existing or new utilities, with
each affected final map. This includes, but is not limited, to electrical lines, water
lines, and drainage maintenance access.

Drainage and Storm Water Discharge Program Conditions (Washoe County Code
Chapter 110, Articles 420 A 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 ieport.

Prior to finalization of the first final map, a master hydrology/hydraulic report and
a master storm drainage plan shall be submitted to the County Engineer for
approval.

Prior to finalization of any portion of the tentative ffiap, 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.

Any increase in stormwater runoff resulting from the development and based on
the 5-year and 100-year storm(s) shall be detained onsite, or off-site with
necessary permission and easements from the property owner.

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.

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.

The Truckee Meadows Regional Stormwater Quality Management Program
Construction Permit Submittal Checklist and lnspection Fee shall be submitted
with each final map.

ln medians with irrigated landscaping adjacent to the curb, a subdrain system
shall be installed a minimum of one foot behind the back face of curb to intercept
drainage from the landscaping. The system shall be tied to the storm drain
system or an acceptable alternative drainage system.

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.

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
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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.

v. 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.

w. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an
altemative to riprap, an engineered solution (geofabric, etc.) may be acceptable.

x. Drainage easements shall be provided for all storm runoff that crosses more than
one lot.

y. Maintenance access roadways and drainage easements shall be provided for all
existing and proposed drainage facilities. All drainage facilities located within
Common Area shall be constructed with an adjoining minimum 12'wide gravel
access road. Maintenance access road shall be provided to the bottom of
proposed detention basins as well as over County owned and maintained storm
drainage facilities.

z. The FEMA 100-year floodplain shall be shown on the final map and grading plan
to the satisfaction of the County Engineer. All grading in these areas shall-be in
conformance with the Washoe County Code Article 416.

aa. Common Area or offsite drainage draining onto residential lots shall be
perpetuated through or around residential lots and drainage facilities capable of
passing a 100-year storm shall be constructed with the subdivision improvements
to perpetuate the storm water runoff to improved or natural drainage facilities.

bb. Prior to the finalization of any final map, provide verification that permission has
been granted to construct Bailey Canyon Creek improvements on offsite parcels
not owned by the applicant.

cc. Drainage easements shall be recorded over all FEMA A zones and floodways.

Traffic and Roadway (washoe county Gode chapter 110, Article 436)

All roadway improvements necessary to serye the project shall be designed and
constructed to County standards and specifications and/or financial asiurances
in an appropriate form and amount shall be provided.

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

'ft. 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 Officjals (AASHTO) sight distances and safety
guidelines. No tree shall overhang the curb line of any public street.

gg 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 ll 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.

Streetlights shall be constructed to Washoe County standards at locations to be
determined at the final design stage.

AASHTO clear zones shall be determined for all streets adjacent to retaining
walls or slopes steeper than 3:1. lf a recoverable or traversable clear zone
cannot be provided, an analysis to determine if barriers are warranted shall be
submitted for approval.

All retaining walls that are adjacent to, provide support for or retain soil from the
County right-of-way shall be constructed of reinforced masonry block or
reinforced concrete and designed by an engineer licensed in the State of Nevada.

No retaining walls that retain soil from the County right-of-way shall be located
within a plowed snow storage easement.

lt. Appropriate curye warning signs and/or a lower speed limit shall be determined
and posted on all horizontal roadway curves that do not meet the standard
Washoe County 2S-mile per hour design speed. The minimum centerline radius
allowed shall be 100'.

Appropriate transitions shall be provided between the existing and proposed
improvements at all proposed street connections. This may include removal of
existing pavement.

Access to parcels 017-053-01 & 02 from Moon Lane shall be perpetuated.

Any streetlights that do not meet Washoe County standards shall be placed
outside Washoe County right-of-way. These streetlights shall be private, and the
CC&R's shall indicate operation and maintenance of the streetlights shall be the
responsibility of the Homeowners Association. The County Engineer and the
District Attorney's Office shall determine compliance with this condition.

Provide a deceleration lane along the southern side of Geiger Grade (State
Route 341) at the project entrance to the satisfaction of the County Engineer and
NDOT.
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qq' An occupancy permit shall be obtained from NDOT for access to, from or under
roads and highways maintained by NDOT, and a copy of the permit shall be
submitted to the County Engineer prior to finalization of the affected final map.

rr. A note on the final map shall state the no direct access from individual lots shall
be allowed onto Geiger Grade or Shadow Hills Drive. This note shall also be
included in the CC&Rs to the satisfaction of the District Attorney's office.

ss. Prior to finalization of the any final map, provide written verification from NV
Energy that proper clearances are maintained between the proposed
improvements for Shadow Hills Drive and Moon Lane and the existing overhead
power lines.

Washoe Countv Utilities

3. The following conditions are requirements of Washoe County Utilities, which shall be
responsible for determining compliance with these conditions.

contact: Tim simpson, 775.95 4.4048, tsimoson@washoecountv.us

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

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

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.

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 foim and
amount acceptable to the CSD.

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 seu/er collection systems.

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

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.

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 submitial for the
first final map which addresses:

i. the estimated sewage flows generated by this project;

c.
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ii. projected sewage flows from potential or existing development within
tributary areas;

iii. the impact on capacity of existing infrastructure;

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

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

No Certificate of Occupancy will be issued until all the sewer collection facilities
necessary to serye 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.

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

A minimum 30-foot wide sanitary sewer easement shall be dedicated to Washoe
County over any sanitary sewer not located within the proposed right-of-way.

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

Any major infrastructure such as pump structures, controls, telemetry and
appurtenances, lift stations, force mains, sewer mains and interceptors that are
necessary to accommodate the project, the Developer will be responsible to fund
the design and construction. However, the actual design will be the responsibility
of the CSD. Prior to initiation of design the Developer shall pay the estimated
design costs to Washoe County. The CSD may either provide such design in-
house, or select an outside consultant. When an outside consultant is to be
selected, the CSD and the Developer shalljointly select that consultant.

The CSD shall reserve the right to over-size the design of infrastructure to
accommodate future development as determined by accepted engineering
calculations. Funding shall be the responsibility of washoe County. Washoe
County shall either participate monetarily at the time of design and/or shall credit
an appropriate dollar amount to the Developer at the time of recordation of the
subdivision map.

Washoe Countv 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: Wes Rubio, 7 7 5.328.2635, wru bio@wa shoecountv. us

The Environmental Health Services (EHS) Division requires the following conditions to
be completed prior to review and approval of any Final Map:

Prior to any final grading or other civil site improvements, a complete water
system plan and Water Project submittal for the referenced proposal must be
submitted to this Division. The plan must show that the water system will conform

J.

k.

t.

m

n

ct

Tentative Subdivision Map Case Number: WTM16-003
Page 13 of 16 wTMl6-003

EXHIBIT A



Washoe County Conditions of Approval

to the State of Nevada Design, Construction, Operation and Maintenance
Regulations for Public Water Systems, NAC Chapter 445A, and the State of
Nevada Regulations Governing Review of Plans for Subdivisions,
Condominiums, and Planned Unit Developments, NAC 278.400 and 278.410.

The application for a water Project shall conform to the requirements of
NAC 4454.66695.

Two copies of complete construction plans are required for review. All
plans must include an overall site plan, additional phases that will
eventually be built to indicate that the water system will be looped, all
proposed final grading, utilities, and improvements for the proposed
application.

Mass grading may proceed after approval of the Tentative Map and after a
favorable review by this Division of a grading permit application.

i. The application shall include a Truckee Meadows Water Authority
annexation and discovery with the mass grading permit.

lmprovement plans for the water system may be constructed prior to Final Map
submittal onlv after Water Project approval by this Division.

i. For improvement plans approved prior to Finar Map submittal, the
Developer shall provide certification by the Professional Engineer of
record that the improvement plans were not altered subsequent to Final
Map submittal.

ii. Any changes to previously approved improvement prans made prior to
Final Map submittal shall be resubmitted to this Division for approval per
NAC 278.290 and NAC 4454.66715.

The EHS Division requires the following to be submitted with the Final Map application
for review and approval:

d. Construction plans for the development must be submitted to this Division for
approval. The construction drawings must conform to the State of Nevada
Regulations Concerning Review of Plans for Subdivisions, Condominiums and
Planned Unit Developments, and any applicable requirements of this Division.

e. Prior to approval of a Final Map for the referenced project and pursuant to NAC
278.370, the developer must have the design engineer or a third person submit
to the satisfaction this Division an inspection plan for periodic inspection of the
construction of the systems for water supply and community sewerage. The
inspection plan must address the following:

i. The inspection plan must indicate if an authorized agency, city or county
is performing inspection of the construction of the systems for watei
supply and community sewerage,

ii. The design engineer or third persgn shall, pursuant to the approved
inspection plan, periodically certify in writing to this Division that the
improvements are being installed in accordance with the approved plans
and recognized practices of the trade.

Tentative Subdivision Map Case Number: WTM16-003
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iii. The developer must bear the cost of the inspections.

iv. The developer may select a third-person inspector but the selection must
be approved by the Division or local agency. A third-person inspector
must be a disinterested person who is not an employee of the developer.

v. A copy of the inspection plan must be included with the Final Map
submittal.

Prior to final approval, a "Commitment for Service" letter from the sewage
purveyor committing sewer service for the entire proposed development must be
submitted to this Division. The letter must indicate that the community facility for
treatment will not be caused to exceed its capacity and the discharge permit
requirements by this added service, or the facility will be expanded to provide for
the added service.

i. A copy of this letter must be included with the Final Map submittal.

g. Prior to final approval, a "Commitment for Water Service" letter from the water
purveyor committing adequate water service for the entire proposed development
must be submitted to this Division.

i. A copy of this letter must be included with the Final Map submittal.

The Final Map application packet must include a letter from Nevada Division of
Environmental Protection to this Division certifying their approval of the Final
Map.

The Final Map application packet must include a letter from Division of Water
Resources certifying their approval of the Final Map.

Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review
of plans for Subdivision, Condominiums, and Planned Unit Developments, the
development of the subdivision must be carried on in a manner which will
minimize water pollution.

i. Construction plans shall clearly show how the subdivision will comply with
NAC 278.360.

k. Prior to approval of the final map, the applicant must submit to this Division the
Final Map fee.

All grading and development activities must be in compliance with the DBOH
Regulations Governing the Prevention of Vector-Borne Diseases.

Truckee Meadows Fire Protection District (TMFPD)

5. The following conditions are requirements of the Truckee Meadows Fire Protection
District, which shall be responsible for determining compliance with these conditions.

Contact: Amy Ray, 77 5.326.6005, aray@tmfpd. us

Plans shall be submitted for review and approval to TMFPD

f

h

J.

l.

a
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Washoe County Conditions of Approval

b. Any developments on the property shall meet the requirements of Washoe
County Code (WCC) Chapter 60.

c. HOA and CC&R requirements and conditions shall be submitted for review,
comment and approval by TMFPD prior to recording, adoption and use.

Open spaces and drainages shall be maintained in accordance with WCC
C[0!e10_0, the Vegetation Management Plan and conditions placed in the HOA
and CC&R documents, ensuring vegetation management and maintenance in
those areas.

e. Two means of access and/or egress may be provided.

f. Cul-de-sacs shall measure a minimum of 50-feet for radius and 100-feet for
diameter.

Truckee Meadows Water Authoritv (TMWA)

6. The following conditions are requirements of the Truckee Meadows Water Authority,
which shall be responsible for determining compliance with these conditions. TMWA is
directed and governed by its own board. Therefore, any conditions set by TMWA must
be appealed to that board.

Gontact: Amanda Duncan, 175.834.803b, aduncan@tmwa.com

a. Truckee Meadows Water Authority will require dedication of acceptable water
resources, approval of the water supply plan by the local health authority, the
execution of a Water Service Agreement, payment of TMWA fees, and the
construction and dedication of infrastructure in accordance with TMWA rules and
tariffs in effect at the time of application for service.

*** End of Conditions ***

Tentative Subdivision Map Case Number: WTM16-003
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Washoe County
COMMUNITY SERVICES DEPARTMENT

Engineering and Capitat Projecfs Division

Date: January 13,2017

To: Kelly Mullin, Planning and Development Division

From: Leo R. Vesely, P.E., Engineering and Capitol Projects Division

Re: wTM16-003
APN 017-520-03
Bailey Creek Estates Subdivision (56 Lots)

Recommended Conditions of Approval

The following conditions of approval should be applied to this proposed project. Conditions in italics are

standard Engineering Conditions.

GENERAL CONDITIONS

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

2. Prior to acceptance of public improvements and release of anyfi.nancial assurances, the
developer shallfurnish 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.

3. Tlte developer shall be required to parttctpate in any appltcable General Improvement District or
Special Assessment Distrtctformed by Washoe County. The applicable County Department shall
he respon.rtble for detennining compltance with this condttion.

4. The developer shall provide written approvalfrom the U.S. Postal Servtce conceming the
installatton and type of mail deliveryfacilities. The system, other than individual mailboxes, must
be shovtn on the project construction plans and installed as part of the onsite improvements. The
County Engineer shall determine cornpltance wtth this conditton.

5. A complete set of constructton improvement drawings, including an onsite grading plan, shall be
submttted to the County Engineerfor approval prior tofinalization of any portion of the tentative. nrup. Grading shall com.ply vti1fu best management practices (BMP's) and shall include detailed
plansfor grading and drainage on each lot, erosion control (including BMP locations and
installation details), slope stabiltzation and mosquito abatement. Placement or disposal of any
excavated rnaterial shall be indicated on the grading plan. The County Engineer shall determine
compliance with this condttion.

6. All open space shall be identified as common area on thefinal map. A note on thefi.nal map shall
indicate that all common areas shall be privately maintabted and perpetuallvfunded by the
Homeawners Association. The County Engtneer shall deterntine compliance with this condition.

1001 E. grH Street . P.O. Box 11130, Reno, Nevada 89520-0027
Phone 17751328-2041 . Fax (775) 328-3699
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The maintenance of the common areas shall also be addressed in the CC&P,s to the satisfaction of
the Distrtct Attorney's Office.

7. Any existing easements or utilittes that confltct with the developrnent shall be relocated,
quitclaimed, qnd/or abandoned, as appropriate. The County Engineer shall determine compliance
with this condttion.

8. lny easement-documents recordedfor th_e proigct shall include an exhibit map that shows the
location and limits of the e-asement in relaitoiship to the project. The County'Engineer siolf
determine compliance with thts condition.

9. All existing on-site overhead utility-lines sh-all be ptaced underground, except electric
transrnission lings greater than 100 ktlovolts, which can remaii above groind. The County
Engineer shall determine compliancewith this condition.

10. l.ltith each.ffict-ed.final map, provide written-approvalfrorn W Energtfor any tmprovements
locatedwithin thetr easement or under theirfaZiltties. The County Ei[tneer slhall-determine
compliance with this condition.

11. Appropriate easements shall be granted/bl orry exls-ting or new utilities, with each ffictedfinalmap. This-inc]udes, but ts not limited, to electiical line1, water ltnes, and drainage iainteiance
access. The County Engineer shall determine compliance with thts condition.

DRAINAGE and STORM WATER DISCHARGE PROGRAM
(COUNTY CODE 110.420 and 110.421)

The following are drainage conditions of approval:

I. The conditiolyl. apploval of this tentative map_shall not be construed as final approval of the
qaryage.fagilities shown on the teryt-qtivg map.-Final approval of the drainagefactitites itll o""u,
durtng thefinal map review and will be based upon th6 jinal hydrology report.

2. Pligr to finalizatioy gf the-f.r1tfinal Aap,_a master hydrologt/hydraulic report and a master storm
dyatnag3 plan shall be submitted to the-County Engineerfi afiproval. The County Eijinier shall
determine compliance with this condttion.

3. Prior to- fi.nglizatign .of.gfy portion qf thq tentative !ap, a fi.nal, detailed hydrology/hydraulic
report for that unit shall be submttted to the County Enfineei. Ali storm draiiage iiiprivements
necess^ary to serve thy projegt shall be designeil and constructed to Coun{t staidirds and
spectfications and/or /inalcial assurances y1 ai appyopriate forru and amount inatt be irovtded.The County Engineer shall determine compltance withihis condttton.

4. Any- increase in stormwater runoff resulting{rom the- development and based on the S year and
100 storm(s) shall be detained o1.sit9, or offsy" wtth necesiae permission and 

"at"rnSnts fr:oi
the property owner. The County Engineer s-iall determine compfiince with this condttio,n. 

"

5. Standard reirtforced 99n9rete headwalls or other approued alternatives shatt be placed on the
inlet and outlel lf all dratnage slrygturgs, and grouted rock rtprap shall be uied i'prevent
erosion at the inlets and outlets of all culverts to the sattsfaction of k" Engineering andVapital
Projects Division.

6. The develop! shall pro.vtle pretrgqtmgct for petrochemicals and silt for alt storm drainage
leaving the site to the satisfaction of the Engineeiing and Capital Projects"Diviston.

7. The Truckee Meadows Regtonal Stormwater Quality Management Program Construction permit
Submittal chg,c(ltyt and Inspection Fee shaTi be submtttid with eafrt final iip. ii; bounty
Engineer shall determine compltance with this conditton.

8. In medians wtth irrigate-d kltQscq.niryg adjacgnt to the curb, a subdrain system shall be installed a
minimum of onefoot behind the bacfficZ of curb to intercept drainagefrom the landscijlng. The

Page2 of5

wTMl6-003
EXHIBIT B



systetn shall be tieQ t9 the storm drain system or an acceptable alternative drainage system. The
County Engineer shall determine compliance with this condition.

9. Drainage swales that drain rnore 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 dratn system. The County Engineer shall determine cornpliancewith this condition.

10. A note on the final map shall tndicate that all dratnage facilities not maintained by Washoe
County shall be privately maintained and perpetually funded by a homeowners assoctaiion. As an
alternattve to a homeowners association, the developer may request the establishment of a County
Utility Service Area under whtch fees would be paid for matntenance of the proposed storm
dratnage detention facility. The fee amount will be based on the additional servici above that
normally-provided by tlry Courlty to maintatn new stormwaterfacilities dedicated by the developer
(i.e., curb and gutter, drop inlets and piptng). The County Engineer shall deterrnine 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.

I I. The maxtmum perrnissible 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 sotl, proposed channel ltning and channel cross section, and it shall be in
accordance with acceptable engineering publications/calculations. Appropriate linings shall be
providedfor all proposed channels and open ditches such that the 100-year flows do not exceed
the maxtmum permissible flow veloctty. The County Engtneer shall deterrnine compliance with thts
condition.

12. All slopes steeper than 3:I shatl be mechantcally stabilized to control erosion. As an alternative to
riprap, an engineered solution (geofabric, etc.) may be acceptable. The County Engineer shall
determine compliance with thts condition.

13. Drainage easements shatt be provided for all storm runoff that crosses more than one lot. The
County Engineer shall determine compliancewith this condition.

14. Maintenance access roadways and drainage easements shall be provided for all existing and
proposed drainage facilities. A11 drainage facilities located within Common Area shall be
constructed with an adjoining minimum 12' wide gravel access road. Maintenance access road
shall be provided to the bottom of proposed detention basins as well as over County owned and
maintained storm drainage facilities. County Engineer shall determine compliance with this
condition.

15. The FEMA 100-year floodplain shall be shown on the final map and grading plan to the
satisfaction of the County Engineer. A11 grading in these areas shall be in confonnance with the
Washoe County Code Article 416.

16. Common Area or offsite drainage draining onto residential lots shall be perpetuated through or
around residential lots and drainage facilities capable of passing a 100-year storm shall be
constructed with the subdivision improvements to perpetuate the storm water runoff to improved
or natural drainage facilities. The County Engineer shall determine compliance with this
condition.

17. Prior to the frnalization of any final map, provide verification that permission has been granted to
construct Bailey Canyon Creek improvements on offsite parcels not owned by the applicant. The
County Engineer shall determine compiiance with this condition.

18. Drainage easements shall be recorded over all FEMA A zones and floodways. The County
Engineer shall determine compliance with this condition.

wTM16-003
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TRAFFIC AND ROADWAY (COUNTY CODE 110.436)

L All roadway improvements necessary to s_erve the project shall be destgned and constructed to
County st-ary/7rds and. sprylfications gnd/9r finanitai assurances in ai appropriate for* ord
amount shall be provided. The County Engineer shall determine compliance iithihis ,oidttton.

2. Street names shall be reviewed and approved by the Regional Street Naming Coordinator.
3. Proposed landscaptng and/or fencing along street rtghts-of-way and within rnedian islands shall

lq .4"_t_lgffd to meet American Aslociation of Stdte liigtliay and Transportati;; oprtott
@ASHfq stght distances and safety.guidelinis. No tree"shali overhang tte curb lin;"ii;n,
public street. The County Engtneer'siall determine compliance wtth this cindition.

4. For.any_utilittes placed in existing.County-street-s-, the streets shall be repaired to the satisfaction
of the -County -Engineer. At a-miiimum, Thts will require full depth reioval and repiaciiirnt i7
as.phalt for half the slregt y!d!h, or replacemey! of non-woven pavement reinforcing fa.trii wrtlr a2" asphalt oltgrlay fo1 hald t!1e stygei wtdth. Tyw II slurry s6al is requtred for tii entire street
wtdth with either optton-. Full wtdth street imfrovements inay be reqiired tf the prop,osei utilii
location is too close to the centerline of the existing street.

5. Slregtljghts shall be constructed to Washoe County standards at locattons to be determined at the
final design stage. The County Engineer shall detirmine compliance with this condttion.

6. AASHTO clear zones shall be determined for-glt streets adiacent to retaining walls or slopes
sleeper than^3:l. If a recoverable or traveisable clear zone cannot be provtdZd, an analisis to
determine if barriers are waruanted shall be submitted for approval. Tte County ingiiiir shay
determine cornpliance with this condition.

7. All retatning yvalls that are-adjacgnt- to, provtde-supp-ort-for or re_tain soil frort the County right-
of-way shall b.e constructe-d of reinforced masonry^61o"i orl"inforced cincrete aa iisiii"S iy
an engineer ltcensed in the State of Nevada. The County Engineer shall determtne cirip,ltanie
with thts condition.

8. No retaining walls that retain sotl from the County rtght-of-way shall be located withtn a plowed
snow storage easement. The County Engineer shall deiermine compliance with thts condition.

9. With Appropriate curve warning signs and/or a lower speed limit shill be determined and posted
on all horizontal roadway curves that do not meet the standard Washoe County 25-mile p.i hou,.
design speed. The minimum centerline radius allowed shall be 100'. The County Engineer shall
determine compliance with this condition.

10. Appropriate transitions shall be provided between the existing and proposed improvements at all
proposed street connections. This may include _removal of existinj paven ent. The -ounty
Engineer shall determine compliance with this condition.

11. Acces.s to parcels 017-053-01 & 02 from Moon Lane shall be perpetuated. The County Engineer
shall determine compliance with this condition.

12. W streetlights that do not meet. Washoe County standards shall be placed outside Washoe
Countyright-of-way. 

-These sheetlights.shall be private, and the CC&R's^shall indicate operation
and maintenance.of the streetlights-shall be the-responsibility of the Homeowners Assdciation.
The..C.ounty Engineer and the Diskict Attorney's Office shill determine comftian." *ittr ttit
condition.

13. Provide a deceleration lane on Geiger 9q@ (State Route 341) at the project entrance to the
satisfaction of the County Engineer and NOOT. 

'

14.*.occupancy permit_shq1!_b_e obtained from NDOT for access to, from or under roads and
highrvays ryaintar3ed..by.NDOT, anj a cgpy of the permit sha[ bL submitted to the County
Engineer prior to finalization of the affected iiiral map.
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15. A note on the final map shall state the no direct access from individual lots shall be allowed onto
Geiger Grade. or Shadow Hills Drive. 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.

16. Prior to finalization of the any finalmap, provide written verification from NV Energy that proper
clearances are maintained between the proposed improvements for Shadow Hi1ls Drive and-Moon
Lane and the existing overhead power lines. The County Engineer shall determine compliance
with this condition.

wTMl6-003
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Washoe County
COMMUNITY SERVICES DEPARTMENT

Engineering and Capital Projects

January 6,2017

To: KellyMullin, CommunityDevelopment

From: Timothy Simpson, P.E., Environmental Engineerll

CC: Dwayne Smith, P.E., Division Director Eng& Cap projects

Subject: WTM16-003 Bailey Creek Estates; 0L7-SZ0-03 and0l7480-02

The Community Services Department (CSD) has reviewed the subject application and has the
followittg comments:

1. The applicant is proposing to deveiop a 56-lot residential subdivision. The project is located off
Geiger Grade Road and Shadow Hills Drive.

2. Sanitary sewer will be provided by Washoe County and treatment will be at the South Truckee
Meadows Water Reclamation Facility.

The Comntunity Services Department (CSD) recon rnends approval provided the following
conditions are met:

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

2. 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.

3. The Applicant shall submit an electronic copy of the street and lot layout for each final map at initial
submittai time. The files must be in a format acceptable to washoe county.

4. 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.

5. 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.

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

l00I E.9rx Street.P.O. Box 11130, Reno, NevadaggSZO-00'27
Phr:ne (775) 954-4601 . Fax (775) 32S-9699
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7. 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.

8. A master sanitary sewer re,port for the entire tentative map shall be prepared and suhmitted by the
applicantrs engineer at the time of the initial submiual for the first final map which addresses:

a. the estimated sewage flows generated by this project,
b. projected sewage flows from potential or existing development within tributary areas,

c. the impact on capacity of existing infrastructure,
d. slope of pipe, invert elevation and rim elevation for all manholes,
e. proposed collection line sizes, on-site and off-site alignment, and half-full velocities.

9. 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.

10. No permanent structures (including rockery or retaining walls, building's, etc.) shall be allowed within or
upon any County maintainedutility easement.

11. A minimum 30-foot wide sanitary sewer easement shall be dedicated to Washoe County over any
sanitary sewer not located within the proposed right-of-way.

1,2. A minimum l2-foot wide all weather sanitary sewer access road shall be constructed to facilitate
access to off-site sanitary sewer.

13. Any major infrastructure such as pump structures, controls, telemetry and appurtenances, lift stations,

force mains, sewer mains and interceptors that are necessary to accommodate the project, the
Deveioper will be responsible to fund the design and construction. However, the actual desigrr will be

' the responsibility of the CSD. Prior to initiation of design the Developer shall pay the estimated

design costs to Washoe County. The CSD may either provide such design in-house, or select an

outside consultant. When an outside consultant is to be selected, the CSD and the Developer shall
jointly select that consultant.

14. The CSD shall reserve the right to over-size the design of infrastructure to accommodate future
development as determined by accepted engineering calculations. Funding shall be the responsibility
of Washoe County. Washoe County shall either participate monetarily at the time of design and/or
shall credit an appropriate dollar amount to the Developer at the time of recordation of the
subdivision map.

1001 E.9rn Street.P.O. Box I I 130, Reno, NevadaB9S2A-0027
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WASHOE COUNTY
HEALTH DISTRICT
ENHANCING OUALITY OF LIFE

January 6,2017

Kelly Mullin, Planner
Washoe County Community Services
Planning and Development Division
PO Box 11130
Reno, NV89520-0027

Bailey Creek Estates; APN 01 7-520-03 & O1T-4BO02
Tentative Subdivision Map; WfMl 6-003

Dear Ms. Mullin:

The Washoe County Health District, Environmental Health Services Division (Division) Engineering
has reviewed the above referenced projecl Approval by this Division is subject to the'folloirving
conditions:

Tentative Map Review and Final Map Gonditions per ltAG 27g

This Division requires the following conditions to be completed priorto review and approval
of any Final Map:

1. Prior to any final grading or other civil site improvements, a complete water system plan and
Water Project submittal for the referenced proposal must be submitted to this Division. The plan
must show that the water system will conform to the State of Nevada Design, Construction,
Operation and Mainter]ance Regulations for Public Water Systems, NAC dhapte r 445A, and the
State of Nevada Regulations Goveming Review of Plans foi Subdivisions, Condominiums, and
Planned Unit Developments, NAC 278.400 and 27g.410.
a. The application for a Water Project shall conform to the requirements of NAC 4454.66695.
b. Two copies of complete construction plans are required for review. All plans must include an

overall site plan, additional phases that will eventually be built to indicate that the water
system will be looped, all proposed final grading, utilities, and improvements for the proposed
application.

2. Masg grading may pr_oceed after approval of the Tentative Map and after a favorable review by
this Division of a grading permit application.
a. The application shall include a Truckee Meadows Water Authority annexation and discovery

with the mass grading permit.

3. lmprovement plans for the water system may be mnstructed prior to Final Map submittal onlv
afterWater Project approval by this Division.
a. For improvement plans approved prior to Final Map submittal, the Developer shall provide

certification by the Professional Engineer of record that the improvement plans were not
altered subsequent to Final [/ap submittal.

ENVIRONMENTAL HEALTH SERVICES
100] East Ninth Street I P.O. Box I I l30 I Reno, Nevada g9520
775-328-2434 I Fax: Z7S-328-6't76 I washoecounty.uslhealth
Serving Reno, Sparks and all ofWashoe County, Nevada I Washoe Countyis an Equal opportunity Employer
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b. Any changes to previously approved improvement plans made priorto Final Map submittal
shall be resubmitted to this Division for approval per NAC 278.290 and NAC M5A.66715.

This Division requires the following to be submitted with the Final Map application for review
and approval:

1. Construction plans for the development must be submitted to this Division for approval. The
construction drawings must conform to the State of Nevada Regulations Conceming Review of
Plans for SubdiMsions, Condominiums and Planned Unit Developments, and any applicable
requirements of this Division.

2. Prior to approval of a Final Map for the referenced project and pursuant to NAC 278.370, the
developer must have the design engineer or a third person submit to the satisfaction this Division
an inspection plan for periodic inspection of the construction of the systems for water supply and
community sewerage. The inspection plan must address the following:

a. The inspection plan must indicate if an authorized agency, city or county is performing
inspection of the construction of the systems for water supply and community sewerage.

b. The design engineer or third person shall, pursuant to the approved inspection plan,
periodically certify in writing to this Division that the improvements are being installed in
accordance with the approved plans and recognized practices of the tr:ade.

c. The developer must bear the cost of the inspections.

d. The developer may select a third-person inspector but the selection must be approved by the
Division or local agency. A third-person inspector must be a disinterested person who is not
an employee of the developer.

e. A copy of the inspection plan must be included with the Final Map submittal.

3. Priorto finalapproval, a "Commitmentfor Service" letterfrom the sewage purveyor committing
sewer seMce for the entire proposed development must be submitted to this Division. The letter
must indicate that the community facility for treatment will not be caused to exceed its capacity
and the discharge permit requirements by this added seMce, or the facility will be expanded to
provide for the added service.

a. A copy of this letter must be included with the Final fi4ap submiftal.

4. Prior to flnal approval, a "Commitment for Water Service" letter from the water purveyor
committing adequate water service for the entire proposed development must be submitted to
this Division.

a. A copy of this letter must be included with the Final Map submittal.

5. The Final Map application packet must include a letter from Nevada Division of Environmental
Protection to this DiMsion certifying their approval of the Final Map.

6. The Final Map application packet must include a letter from Division of Water Resources
certifying their approval of the Final Map.

7. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of plans for
Subdivision, Condominiums, and Planned Unit Developments, the development of the
subdivision must be canied on in a mannerwhich will minimize water pollution.

a. Construction plans shall clearly show how the subdivision will comply with NAC 278.360.

8. Prior to approval of the final map, the applicant must submit to this Division the Final lvlap fee.

9. All grading and development activities must be in mmpliance with the DBOH Regulations
Goveming the Prevention of Vector-Borne Diseases.

wTMl6-003
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lf you have any questions or would like clarification regarding the foregoing, please contact Wes
Rubio, Senior Environmental Health Specialist atwrubio@washoecountv.us regarding all Health
District comments,

Sincerely,

/4*d.,b
Bob Sack, Division Director
Environmental Health SeMces DiMsion
Washoe County Health District

BS:wr

Cc: File - Washoe County Health District
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Washoe Counay Schoal Dlstrict
Every Child By Name and Face, Io GraCilation

3 Januaw,2017

Kelly Mullin, Planner
Washoe County Planning and Development Division, Community Sewices Dept.
P.O. Box 11,1,30

Reno, NV 89520 -0427

RE: CASE NUMBER: WTML6-003 (Bailey Creek Estates)

Deat Ms. Mullin,

56 new single-famil}, residential units r.vill impact Washoe County Schoo[ Disttict
facilities. This proiect is currently zoned for the following schools:

Brown E-legrentary School

. Estimated proiect impact = 14 ne'nv ES students (56 single-family units x .244

ES students per unit)
. Base Capacity = 638

o 20L6-ZAfl Enrollment = 877

o o/o of Base Capacity = l37o

o 2016-20L7 Enrollment with Bailey Creek Estates = 891

. oh of Base Capacity with Bailey Creek Estates = 140o/o

r Overcrowding Strategies:
o Brown ES has 5 portable buildings (10 classrooms) in use that ptovide

temporaly space fot an additional 250 students.

o Bro'rvn ES will convelt to a multi-ttack, year-round (iVffYR) calendar for
the 201,7-201,8 school year in accordance rvith WCSD Policy 61.11.

o Assignment to the closest elementary school u.'ith available capacity may

be used fot students in this development.

vmlfilto-oas
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Denoali Middle School

' Estimated proiect impact = 3 nerv MS students (56 single-family units x .065
MS students per unit)

o Base Capacity = IrS20
. 20L6-2017 Enrollment = le47
. o/o of Base Capacity = 94oh
o 20L6-2017 Enrollment with Bailey creek Estates = lrzso
. o/o of Base Capacity with Bailey Creek Estates = g|oh
. OvercrowdingStrategies:

o The Depoali MS property may be able to accoffrnodate portable
classrooms if necessary andif funding for the units is available.

o Per adopted Disttict Policy 61.1,1,, mosr middle schools will be
converted to a double sessionb calendarwhen enrollment exceeds 120%
of capacity.

o Assignment to the closest middle school with available capacity may be
used fot students in this development.

Damonte Ranclr Higlr Scltool

' Estimated proiect impact = 7 new HS students (56 single-family units x .l2l
HS students per unit) ,

. Base Capacity = IrSgZ

. 20L6-20L7 Enrollment = Lr7Z3

. oh of Base Capacity = lD9oh

. 20L6-20L7 Enrollment with Bailey Creek Estares = Lr73O

. o/o of Base Capacity with Bailey Creek Estates = l0go/o

. Overcrowding Strategies:
o Damonte Ranch HS has 4 potable units (8 classrooms) in place that

provide temporary space for an additional 200 students.
o Pet adopted Disttict Policy 6'1,1,1,, high schools will convert to a double

session calendarb when enrollment exceeds 120% of capacity.
o Assignmeflt to the closest hrgh school with ar.ail able capacity may be

implemented for sturdents in this development.

wTMl6-00s
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Vfith the passage of Washoe County Question 1, the Washoe County School District
now has sustainable, adequate funding for building and rcpaking schools ("capital"
funding). Here are the three things to knor,v as we move forward with using this funding
to address o\rercro\r,ding and repairs:

1. Overcrowding and needed repairs will be addressed as quickly as possible,
but solutions will take time. The District's problems with overcrorvding and
backlogged repair needs ate the result of more than a decade without adequate

capital funding, and will not be solved overnight.
o We should be able to avoid Double Sessions at middle and high schools.
o V/e cannot avoid Multi-Track at the elemerltary level, but will work to

eliminate it as quickly as possible.
2. 'We want to hear from you. Capital ptojects must first be approved by an

irtelelrt:rtr.lc:nl rrr()tu") irf c,rrttrttrrtitt rrrcrnllcrs. and onlv then eo to the school
disttict's Board of Trustees. All discussions take place in open, public meetings.
The community is invited and encou nged. to attend these meetings and give
input there, through our online form, or by contacting Ril.y Sutton, our
community outreach person on these issues, at 348-A278 or
rsutton @r.vas hoes chools. net.

3. Transparency is a top priority. Past spending and future projects are posted
on our l):rta (iallcr.r- Qtttp://datagallery.washoeschools.net/). Capital projects
follorv the public bidding process, which can also be viewed there. \k'e r.vill

continue to develop these tools as we go fotu,ard to further engage the public in
the work v/e a1€ doing. If you have an idea for other information you r.vould like
us to preseflt or va)rs n,e could bettet ptesent curtent information, please let us

knov

Definitions:
a) Multi-Track Year-Round Calendar (I\{TYR): The school is disided into four groups ("tracks') rvhich start

and end the school year on different dates, with only three tracks attending school at afly ore time. This can

decrease overcrowding by as much as 25%.

b) Double Sessions: Two "schools" are operated out of one builditg the school is divided into tw'o separate

groups which start and end the day at different times, with no ovedap. Double Sessions have uot been dote in
WCSD for over i1) years; ail details are still in process in Emrs of exact start and end times, division oithe school,

arrd more. Other school districts in Nevada, which hav'e more recent experietce rvith Double Sessions, ran the
6rst high school session from 5:55am to 11:55am and the second session ran ftorn approximately 12:00 p.m. to
(;gl) p.m. Double Sessions can relieve overcrowdirrg b1'as much as 509,ir.

wTMl6-003
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Thank you for the opportunity to cornment

Mike Boster
School plann6s

l4t0LOldVirginia Road
Reno NV USA 89521

IL.r_rb lr: !,1 .i (r.t ) X h,, J I ) r --r r,i. r .( ..t tur.rl i]::ir'..r,.
775.78938,J
u bp.s.&:r@- rlir 5 h s35-cf 1 op I,s. 119 1
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To:
Cc:

From:

Subject:

Duncan, Amanda

Mullin. Kellv

ZimmermanJohn ; '

RE: December Agency Review Memo IV (WTM 16-003) Bailey Creek Estates
Thursday, January 05,2017 8:45:12 AMDate:

Kelly,,

Good Morning. TIVWA has the following condition to apply to this project.

Truckee Meadows Water Authority (TMWA) will require ded"ication of acceptable water resources,

approval of the water supply plah by the local health authority; the execution of a Water Service

Agreement, payment of Tfi/WA fees, and the constructron and ciedicatlon of infrastructure in

accordance with TIVIWA rules and tariffs in eflect at the time,of application for service. . '

Please let us know'if you have questions, Hbve a great dav I ,t

Arrranda Duncan, dtRwis

aduncan@tmwa.com

,- &'..
/\

www.tmwa.com

I[l1. r hli Iif lli'rr\!
0"

Fnom : Stark, Katherine [mai lto: KRStark@washoecounty. us]
Sent: Friday, December 23,2076 1:37 PM

To: Duncan, Amanda
Cc: Starl<, Katherine; Emerson, Kathy; Zimmerman, John

Good afternoon,

Please find the attached Agency Review l\,4emo with a case received in'December by Washoe County

Community Services Department, Planning & Development.

You've been asl<ed to review the application for II5:J,lrt The item description and a link to the

application are provided in the memo. Also, please see the yellow highlighted note regarding an

Agency Review N/eeting for this Case on January 11,2017 .

Thank youl

r,i\'\ilif

"\

Katg Etarl<
Office Support Specialist

Washbe County Community Services Department
(775) 328-3618 (office)

wTMl6-003
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I.{EVADA DIVISION OF

Eh$lf flHONIWmL{T&[_
pffi@T'EeT[Oro

STATE OF NEVADA
Department of Conseruation & Natural Resources

Brlan Sandoval, Govcrnor
Leo M. Drozdoff, P.E., Oirector

David Emme, Admrnlstratqr

January ll,20l7
BOB SACK
DISTRICT HEALTH
P.O. BOX r il30
RENO NV 89520

Re: Tentative MapBailey Creek Estateq APN's 0l?-S20-03 & 017{8{l-02
56 Lob in Washoe County, Nevcdr

Dear Mr. SACK:

The Nevada Division of Environmental Protection has reviewed the above referenced suMivision and
rccommends approval of said suMivision with respect to water pollution and sewage disposal, provided that
the washoe county commits to provide sewage service to said subdivision.

Please note that if the developer of this subdivision will disturb more than one a6e, he/she is required to obtain
coverage under NDEP's Conitruction Stormwater General Permit NVR|00000. A Notice of Inient must be
filed electronically and submitted with a $200 fee prior to commencing any earth-disturbing activities at the
site. Visit NDEP's Bureau of Water Pollution Control's website at:
hnp://ndep.nv.gov/bwpc/storm_cont03.htm for more information about this permit.

Mohn, P.E.

Technical Seryices Branch
Bureau of Water Pollution Control

cc:
-Washoe County Department of Water Resources, Utilily Division, P.O. I I130 Reno 89520
-Kelly Mullin, Planner; Washoe County Comm. Serviceil l00l E.9rh Street Bldg A, Reno, NV 8gSl2
Ensineer: WOOD RODCERS 136l Corporate BIvd., Reno, NV 89502
D.-gyelopen srL COMPANY LLC.; 16500 wedge Pkwy. Bldg. A, ste. 200, Reno, NV 8951 I

ControlNo. I1057

901 5. Stewart Street, Suite 480L . Carson City, I'levada 89701 . p:775.687.467A. t:775.687.5856 . ndep.fifqql6-OOs
onncelonecycbdrca$ EXHIB1T B
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\#
REGIONAT TRANSPORUTTION COMilESION
Mettopolltan Phnning . Publlc hansportatlon d, AP$stims . Engineering & Constructton

Metropolitan Planning Organization of l4lashoc C;ounty, Nevada

January 6,2017 FR: Chrono/PL 183-17

Ms. Kelly Mullin, Planner
Gommunity SeMces Department
Washoe County
P.O. Box 11130
Reno, NV 89520

RE: WTMl6-003 (Bailey Creek Estates)

Dear Ms. Mullin,

The RTC has reviewed this request to approve a 56-lot single-family residential subdivision on two
parcels totaling approximately 29 acres. Residential lots will range in size from 14,520 sq. ft. to 21.780
sq.ft. with lot sizes averaging 17,869 sq. ft. This project is located immediately south of the intersection
of Geiger Grade Road and Shadow Hills Drive

The 2035 Regional Transportation Plan (RTP) identifies Geiger Grade as an arterial with moderate
access control(MAC). To maintain regional roadway capacity, the following RTP access management
standards should be maintained.

On-steet pafiilg shal not be allowed on any new a]tedals, Elimhation of exiding on-strcet parking shall be considered a priority for maior and mhor arterials
operating at or below tre policy level of eervice.

Min'nnum signal spacing is for planning purposes only; additional analysis must be made of proposed new signala'n h6 context of exisfng conditions, planned

signalized hteraec'tions, and oher relevant fac'tors impac,thg corridor level of eeMce.
Mhimun epachg fiorn s(palized 'nteraectiondspacing ofier driveways,
lf lhere are more han 60 inbomd tight-Urm movernants durhg he peaktour.

The policy Level of SeMce (LOS) standard for Geiger Grade is LOS D. Policy LOS for intersections
shall be designed to provide a levelof service consistent with maintaining the policy level of service of
the intersecting corridor. This project should be required to meet all the conditions necessary to
complete road improvements to maintain policy LOS standards.

The draft 2040 Regional Transportation Plan identifies Geiger Grade to be widened from 2 lanes to 4
lanes from Toll Road to Rim Rock Road in the 2022-2026 timeframe. Dedication of right-of-way or
setbacks adequate to complate the 2040 HTP improvements are recommended. See the attached

BTC Board: Neoma Jardon (Chair) . Ron Smith (Vice Chair) . Bob Lucey . Paul tvlcKenzie . Marsha Berkbigler

PO Box 30002, Reno, NV 89520 . 1 105 Terminal Way, Reno, NV 89502 . 775-3484400 . rtcwashoe.com

2

3

I

wTMl6-003
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Accese Management Standards-Arterialsr and Collectors

Access Posted
Speeds

Slgnals
Per Mile

and
SpacinS

MedlanType

LeftFrom
MaJor

$treeB.
(Spacing.

from sionah

Left Ftom
Minor Street or

Dtueway?

Hight Decel
Lanes at

Diirieways?

40-45
mph

3 or less
Minimum
spacing

'1590 feet

Ralsed or
painted w/tum

pockets

Yes
500 ft.

minimum

No, on 6 or
8-lane

roadways Mo
sional

Yesf 200 ft./300 ft.



Page? WTM16-003 (Bailey Creek Estates)

typical 98' right-of-way section for a 4-lane facility. Additional right-of-way may be required for dedicated
turn lanes at intersections.

Please have the developer contact RTC Senior Transit Planner, Tina Wu, at 778-BSS-1908 or
twu @ rtcwashoe.com to discuss potential f uture transit.

The RTP, the RTC Bicycle/Pedestrian Master Plan and the Nevada Department of Transportation
Pedestrian Safety Action Plan, all indicate that new development and re-development will be
encouraged to construct pedestrian and bicycle facilities, internal andlor adjacent to the development,
within the regional road system. Also, these plans recommend that the applicant be required to design
and construct any sidewalks along the frontage of the property in conformance with the stated ADA
specifications.

Thank you for the opportunity to comment on this application
332-0174 if you have any questions or comments.

Please feel free to contact me at 775-

Sincerely,

Rebecca Kapuler
Planner

HMm

Attachment

Copies:

1471 Bailey Creek Estates

Bill Whitney, Washoe County Community Services
Jae Pullen, NDOT District ll
Daniel Doenges, Regional Transportation Commission
Julie Masterpool, Regional Transportation Commission
Tina Wu, Flegional Transportation Commission
David Jickling, Regional Transportation Commission

wTMl6-003
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TYPICAL 4.LANE RIGHT.OF-WAY SECTION
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STATE OF NEVADA
Brian Sandoval

Gouemor
LEO DROZDOFF

Director

JASON KING, P.E.
&ate Engineer

wTMl6-003
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DEPARTMENT OF CONSERVATION AI{D NATURAL RESOIIRCES
DIVISION OF WATER RTSOURCES

901 South Stewart Street, Suite 2002
Carsoa City, Nevada 897O1-525O

(77q 6e+28OO . Fax (77s) 6a+2ALt
(8OO)992-OeOO

(In Neuada OnIy|

wqrur.water.nv.gov

January 3,2017

Subdivision Review No.20888-T, Case Number WTM16-003

RE: Comments on Approval of Tentative Map for Bailey Creek Estates

To: Kelly Mullin, Planner
Community Development Deparftnent
CityofReno
P. O. Box 1900
Reno, NV 89505

Name: Bailev Creek Estates

County: Washoe County - Geiger Grade/Highway 341and Shadow Hills Drive

Location: A portion of section 27, Township 18 North, Range 2},East, MDB&M.

Plat: Tentative: Fifty-six (56) lots, common areas, and right-of-ways totaling
approximately 28.76 acres and being Washoe County Assessor's Parcel Numbers
Afi -520-03 and 01 7-480-02.

Water Service
Commitment
Allocation: No water is committed at this time. No estimate of demand.

Owner-
Developer:

C. B. Maddox
P. O. Box 70577
Reno, NV 89570

Engineer: Blake D. Carter, P. E.
Wood Rodgers
5440 Reno Corporate Drive
Reno, NV 89511



Subdivision Review No. 20888-T

0110312017

Page2of2

Water
Supply:

General

Action:

Truckee Meadows Water Authority

There are no active water rights appurtenant to the described lands in this
proposed project. Any water used on the described lands should be provided by an

established utility or under permit issued by the State Engineer's Office.

All waters of the State belong to the public and may be appropriated for beneficial

use pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised

Statutes (NRS), and not otherwise.

Any water or monitor wells, or boreholes that may be located on either acquired

or transferred lands are the ultimate responsibility of the owner of the property at

the time of the transfer and must be plugged and abandoned as required in
Chapter 534 of the Nevada Administrative Code. If artesian water is encountered

in any well or borehole it shall be controlled as required in NRS $ 534.060(3).

Municipal water service is subject to Truckee Meadows Water Authority rules

and regulations and approval by the Office of the State Engineer regarding water
quantity and availability.

A Will Serve from Truckee Meadows Water Authority and mylar map of the

proposed project must be presented to the State Engineer for approval and signed

through his office prior to development.

Tentative approval of Bailev Creek Estates subdivision based on acceptance of
Water Will Serve by Truckee Meadows Water Authority.

Best regards,

Steve Shell
Water Resource Specialist II

wTMl6-003
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Public Notice iMap Gomrnunity Services
Department

WASHOE COUNTY
NEVADA

Posi Office Box'1 1 130
Reno, Nevada 89520 (775) 328-3600

Tentative Map Case WTtVll6-003
(Bailey Creek Estates)
204 parcels se/ecfed within a distance
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From:

To:

Date:
Subject:

]EFF HALICZER

Mullin, Kellv

Baily Creek Estates

Saturday, January 21,20L7 5:35:14 PM

Received a notice about the upcoming meeting and because of other commitments I

will not be able to attend. Yet felt the need to express my opinion.

I am a resident in the area ofF Geiger Grade, on Pinion Dr. Been in the south part of
the Truckee Meadows since I moved to Nevada in 1990. I love it out here for a variety
of reasons.

Yet the urban sprawl that has encroached further south all the time is upsetting

I own an acre and allthe neighbors in the area are on an acre, it is country and it is
wonderful to not have people jammed in so tight.

But to hear about this development and the small lot sizes of .41of an acre is
upsetting. Kutri Ranch is possibly similar and the houses are so close to each other I

am amazed at the number of houses in these developments.

The inadequate access into and out of the proposed area is a concern. The lack of a
center turn lane on Geiger Grade (l have called the NVDOT a few times on this)and
the amount of space for drainage (.75) is inadequate especially with the recent
weather we have been having.

I oppose this plan and wanted to go on record on this

Respectfully,
Jeff Haliczer
15225 Pinion Dr.

Reno, Nevada 89521

wTMl6-003
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From:
To:
Cc:
Subject:
Date:

Holly O'Driscoll
Mullin. Kellv

Kim Davis; solferino@sbcglobal.net; ioncadv@sbcglobal,net; Bill O,'Driscoll
Re: Bailey Creek Estates Development off Geiger Grade
Thursday, January L9,20L7 8:06:52 PM

Ms. Mullen,

Reviewing the information online about this proposed subdivision raises
several concerns regarding development of this plot of land. I live on High
Chaparral Drive and part of this development will be across Geiger Grade
from me.

Traffic:

The estimated traffic volume seems extremely low for the number of
homes. Years ago, under a prior plan for about 100 homes (as I recall) the
estimated traffic was 500 or more trips a day (I do not recall the exact
numbers). Because of the volume -- my understanding was that a
dedicated turn lane on the south side of Geiger Grade would be included in
future development. I do not see that in the plot maps for this project.
The traffic numbers that are in the plan are confusing. How many trips a
day will be added to the intersection?

I was told that under the prior plan, access going into the development
would be allowed from Geiger Grade, via the one-lane widening. Exit
access onto Geiger Grade would be from Kivet or Moon Lane -- areas that
do not cause an intersection problem.

The reason for my concern: Shadow Hills is a major artery in and out of
the Foothills neighborhood. If people get backed up getting in or out via
Shadow Hills, they will use High Chaparral Drive to High Chaparral Way as
a cut off -- endangering the many children and pedestrians on my block.
This would adversely impact my neighborhood -- and my property values.
There is a dedicated turn lane on Geiger Grade to turn norih into to High
Chaparral. There should be a dedicated lane to turn south into this
project.

Flood/water/drainage

I see that part of the proposed area is designated as a flood zone. In these
past weeks, significant flooding has occurred over there -- and backed up
to the point of closing Toll Road.

This plan seems to indicate that in would not impact or change the flood
danger. I am not convinced ... and quite concerned that grading and
topography changes could cause water to rise to the Geiger Grade level --
and by extension toward my property.

wTMl6-003
EYIJ'E"T I'I



Horses

Wild horses traverse and graze in that plot on a regular basis. I presume

they also access whatever water flows down the drainage area that flows
through the entire plot. Will the horses continue to have access? Will more
be pushed into the road -- and in front of cars?

I would appreciate your feed back on these concerns -- particularly the
traffic issue as that is the most crucial and likely harm to be felt by
residents throughout the existing Foothill neighborhood. New development
should not take precedence over our safety -- especially when it can be

mitigated by changing the traffic pattern in and out of this project.

Best Regards,

Holly O'Driscoll
L240 High Chaparral Drive
Reno, NV 89521
775-762-7576

wTMl6-003
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Prepared for

Silver Crest Homes
16500 Wedge Parkway, Bldg A, Ste 200
Reno, NV 89511

LLIEED REtr>GERS
BUILDIilG RELATIONSHIPS Ot{E PROJECT AT A TIiiiE
1361 CorpomteBlvd. Reno,NV 89502 | Tel: 725.823.4068 . www.woodrodqers,com

Prepared by
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e Bailey Creek Estates
Tentative Map Application

UJEED .Rtr]DGIRS
BUILOING NELATION3H]PA ONf PROJTCT AT A A'llll
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. Vicinity tVtap

. Site Aerial

. Assessor/s Parcel Map
r Existing Master Plan Map
. Regulatory Zoning Map with Tentative Map Overlay
. Slope Map with Tentative Map Overlay

' Landscape Area Exhibit
r Reduced Tentative Map Set

WTM16.OO3. EXHIBIT E



CP Bailey Creek Estates
Tentative Map Application|JJEED REDGTRS
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. Preliminary Drainage Report
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A Tentative Map Set
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Washoe County Development Application
Your entire application is a public record. lf you have a concern about releasing
personal information, please contact Planning and Development staff at 775.328.3600.

Project lnformation Staff Asslgned Case No.:

Project Name:
Bailey Creek Estates

Project
Description:

A Tentative Map for a 56 lot single family residential subdivision with lots
ranging in size from 112 acre to 1/3 acre.

Project Address:Geiger Grade/State Route 431

ipject Area (acres or squarc feet):28.76 acres

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

The proposed project is located E. of Toll Road; S. of Geiger Grade in the SETM Area Planffoll Rd Character Mgmt Area

Assessor's Parcel No.(s) Parcel Acreage: Assessor's Parcel No.(s): ParcelAcreaqe
017-520-03 23.63

017480-02 5.125

Section(s/Township/Range: Section 27, T18N, R20E

Indicate any previous Washoe County approvats associated with this application:
Case No.(s).

Applicant lnformation (attach additional sheets if necessary)

Property Owner: Professional Consuttant:
Name:Charles B. Maddox Name: Wood Rodgers, lnc.

Address: P.O. Box 70577, Reno, NV Address:1361 Corporate Blvd; Reno, NV

zip:89570 Zip:89502
Phone:852-4466 Fax: Phone:775-823-5258 Fax823-4066
Email: danmcgill@prodigy.net Email: shuggins@woodrodgers.com

Cell Other: Cett:779-250-9213 other:

Contact Person: Dan McGill Contact Person: Stacie Huggins

ApplicanUDeveloper: Other Persons to be Contacted:
Name: Silver Crest Homes Name: Wood Rodgers, lnc.

Address:16500 Wedge Parkway, Bldg A, Ste 200 Address:1361 Corporate Blvd; Reno, NV

Zip:89511 zip:89502
Phone:916-787-3420 Fax: Phone:775-823-4050 Fax826-4066
Email: rbal com Email: sstrickland@woodrodgers.com

Cell: 916-425-5657 Other: Cett:775-745-4207 Other:

Contact Person: Rich Balestreri Contact Person: Steve Strickland

For Office Use Only
Date Received: lnitial: Planning Area:

County Commission District: Master Plan ation(s):

CAB(s) Regulatory Zoning(s)

WTMI6-003. EXHIBIT E
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Tentative Subdivision Map Application
Su pplemental I nform ation

(All required information may be separately attached)

Chapter 1'10 of the Washoe County Code is commonly known as the Development Code. Specific
references to tentative subdivision maps may be found in Article 608, Tentative Subdivision Maps.

1. \A/hat is the location (address or distance and direction from nearest intersection)?

The proposed project is located on two parcels fronting on Geiger Grade/Highway
341 directly south of Shadow Hills Drive. The subject parcels are approximately
114 mile from the intersection of Geiger Grade/Highway 341 and Toll Road in the
Toll Road Character Management Area of the Southeast Truckee Meadows Area
Plan (SETM).

2. What is the subdivision name (proposed name must not duplicate the name of any existing
subdivision)?

Bailey Creek Estates

3. Density and lot design:

4. Utilities:

a. Acreage of project site 28.76 acres

b. Total number of lots 56

c. Dwelling units per acre 1.95 du/acre

d. Minimum and maximum area of proposed lots 0.33 min - 0.81 max

e. Minimum width of proposed lots 80 feet

f. Average lot size 0.41 acres (17,869 sqft)

a. Sewer Service Washoe County

b. ElectricalService NV Energy

c. Telephone Service AT&T

d. LPG or Natural Gas Service NV Energy

e. Solid Waste Disposal Service Waste Management

f. Cable Television Service Charter Communications

g. Water Service TMWA

Washoe County Planning and Development
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION
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5. For common open space subdivisions (Article 408), please answer the following

a. Acreage ofcommon open space:

0.75+l- acres

b. Development constraints within common open space (slope, weflands, faults, springs, ridgelines):

Comm.on open space areas are needed to accommodate drainage and on-site
detention.

c. Range of lot sizes (include minimum and maximum lot size):

min lot size = 0.33 acre; rnax lot size = 0.g1 acre

d. Average lot size:

0.41 ac

e. Proposed yard setbacks if different from standard:

Setbacks for Bailey Creek Estates will match the zoning setbacks of MDS.

f. Justification for setback reduction or increase, if requested:

Not applicable.

g. ldentify all proposed non-residential uses:

There are no non-residential uses associated with Bailey creek Estates

Washoe County Planning and Development
MAP APPLICATION SUPPLEMENTAL INFORMATION
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h. lmprovements proposed for the common open space:

Common areas are proposed to remain natural. The only anticipated
disturbance within these areas is anticipated to be associated with detention
and drainage facilities for appropriate, controlled conveyance of stormwater and
drainage.

i. Describe or show on the tentative map any public or private trail systems within common open
space of the development:

There are no public or private trail systems within the Bailey Creek Estates
project.

j. Describe the connectivity of the proposed trail system with existing trails or open space adjacent
to or near the property:

Not applicable

k. lf there are ridgelines on the property, how are they protected from development?

There are no ridgelines on the property.

l. Wll fencing be allowed on lot lines or restricted? lf so, hovy'?

Yes, fencing will be allowed on side and rear lot lines in accordance with
Washoe County standards.

Washoe County Planning and Development
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION
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m. ldentify the party responsible for maintenance of the common open space:

The Bailey Creek Estates Homeowners Association will be responsible for
maintenance of the common open space areas.

6' ls.the projecl adjacent to public lands or impacted by "Presumed public Roads, as shown on the
adopted April 27,1999 Presumed Public Roads (see Washoe County Engineering website at
htto:/iwww.washoecountlr.us/oubworks/enqineedlo.html. lf so, how is Lccess to those features
provided?

The site does not appear to be impacted by "presumed public roadsn based on the
Presumed Public Roads "Carsonn area map.

7. ls the parcelwithin the Truckee Meadows Service Area?

E Yes trNo

8' ls the parcel within the Cooperative Planning Area as defined by the Regional plan?

A Yes trNo lf yes, within what city? City of Reno

9. Will a special use permit be required for utility improvement? lf so, what special use permits are
required and are they submitted with the application package?

No special use permits are required for this project.

10. Has an archeological survey been reviewed and approved by SHPO on the property? lf yes, what
were the findings?

At this time, an archaeological survey has not been conducted.

S U P P LEM E NTA L I N FORMAT I O N
Octobcr2016Washoe County Planning and Devetopment
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a. Permit# acre-feet per year

b. Certificate # acre-feet per year

c. Surface Claim # acre-feet per year

d. Other # acre-feet per year

11. lndicate the type and quantity of water rights the application has or proposes to have available:

e. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

The property is within the TII/WA Retail Water Service Area. Water rights to serve
the project will be dedicated prior to recordation of each final map.

12. Describe the aspects of the tentative subdivision that contribute to energy conservation:

The proposed project should be considered as an in-fill project as the site is
surrounded by existing development on all sides. To address energy conservation,
homes are anticipated to be constructed using energy efficient designs including
water conservation considerations.

13. ls the subject property in an area identified Planning and Development as potentially containing rare
or endangered plants and/or animals,.critical breeding habitat, migration routes or winter range? lf
so, please list the species and describe what mitigation measures will be taken to prevent adverse
impacts to the species:

The site does not appear to be in an area containing rare or endangered
plants/animals, critical breeding habitat, migration routes or winter range.

Washoe County Planning and Development
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION
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14' lf private roads are proposed, will the community be gated? lf so, is a public trail system easement
provided through the subdivision?

Jhe propgsed project does not include any private roads. The primary access will be
Sterling Hills Way, which will be accessed by an extension of ShadowHills Drive on
the south side of Geiger Grade. Gated emergency access will be provided at the
intersection of Sterling Hills Way and Moon Lane near the southeast portion of the
site.

Pedestrian access will be provided through the project site via streets and sidewalks.

15. ls the subject property located adjacent to an existing residential subdivision? lf so, describe how the
tentative map complies with each additional adopted policy and code requirement of Article 434,
Regional Development Standards within Cooperative Planning Areas and all of Washoe County, in
particular, grading within 50 and 200 feet of the adjacent developed properties under 5 acres and
parcel matching criteria:

The project site is adjacent to the Bailey Greek drainage, which serves as a natural buffer
!etw9e| the proposed Rrolect and the previously approved, and futty built, Cottonwood
Creek Subdivision. The existing single family residences to the soutn and east of the
project site have a medium density suburban (MDS) land use designation, consistent with
the project site. To comply with lot adjacency standards, in addition to the natura! buffer
provided by the Bailey_Creek drainage, parcels abutting the drainage have been sized in
accordance with the SETM requirements with similar sized lots adjicent to the drainage
and larger lots along the exterior of the project.

16. Are there any applicable policies of the adopted area plan in which the project is located that require
compliance? lf so, which policies and how does the project comply?

The project site is located in the Southeast Truckee Meadows Area plan, Toll Road
Character Management Area and has a land use designation of Medium Density
Suburban. ln accordance with SETM Policy 2.13, the proposed project restricts density
to 2 dwelling units per acre and includes 112 acre lots on the exteiioi that abuts
developed MDS and 113 acre lots where abutting higher intensity land uses. This
proposed project meets SETM Policy 2.13 (a) and (b)as well asallWashoe County
Development Code requirements.

17 ' Are there any applicable area plan modifiers in the Development Code in which the project is located
that require compliance? lf so, which modifiers and how does the project comply?

The project site is located in the Southeast Truckee Meadows Area plan and has a land use
designation of Medium Density Suburban. ln accordance with Section 110.212.A'Medium Density
Suburban Area Modifier, the maximum number of dwelling units that may located in the MDS zone in
the Southeast Truckee_Meadows planning area is two units per acre. Ad'ditionally, the modifier limits
minimum lot area to 1/2 acre lots on an exterior that abuts developed MDS and iig acre lots where
abutting higher intensity land uses.

This proposed project meets WC Development Code and SETM Policy 2.13 (a) and (b) requirements.

S U PP LEM ENTAL I N FO RMATIO N
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18. Will the project be completed in one phase or is phasing planned? lf so, please provide that phasing
plan:

The subdivision is anticipated to be developed in one phase.

19. ls the project subject to Article 424, Hillside Development? lf yes, please address all requirements of
the Hillside Ordinance in a separate set of attachments and maps.

tr Yes INo lf yes, include a separate set of aftachments and maps.

20. ls the project subject to Article 418, Significant Hydrologic Resources? lf yes, please address Special
Review Considerations within Section 1 10.418.30 in a separate aftachment.

tr Yes ENo lf yes, include separate attachments.

Grading
Please complete the followlng additlonat questlons lf the proJect antlclpates grading that lnvolves:
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets,
bulldlngs and landscaplng; (2) More than one thousand (1,000) cubic yards of earth to be
imported and placed as flll ln a speclal flood hazard area; (3) More than five thousand (5,000)
cubic yards of earth to be imported and placed as fill; (4f More than one thousand (1,000) cubic
yards to be excavated, whether or not the earth will be exported from the property; or (5) lf a
permanent earthen structure wlll be establlshed over four and one.half (4,5) feet hlgh:

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

50,000 +/- cubic yards

22. How many cubic yards of material are you exporting or importing? lf exporting of material is
anticipated, where will the material be sent? lf the disposal site is within unincorporated Washoe
County, what measures will be taken for erosion control and revegetation at the site? lf none, how
are you balancing the work on-site?

It is not anticipated that any import or export of soil (to or from the site) will be
necessary. Site grading will result in balance of cut/fill materials.

Washoe County Planning and Development
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION
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23. Can the disturbed area be seen from off-site? lf yes, from which directions, and which properties or
roadways? What measures will be taken to mitigate their impacts?

Yes. The proposed development will be visible from all sides. Landscaping and
trees are proposed along Geiger Grade to mitigate views from the north. Fencing
will be provided along side and rear yards in accordance with County code to help
mitigate visibility of the proposed project.

24. 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?

Grading is proposed to not exceed 3:1. However, if grading exceeds 3:1, it may be
armored per code. Where necessary, erosion control matting, or equivalent, may
be provided until such revegetation is established.

25. Are you planning any berms and, if so, how tall is the berm at its highest? How will it be stabilized
and/or revegetated?

Berms, no greater than 3:1, may be associated with fencing along Geiger Grade
Berms will be revegetated with native vegetation where appropriate.

26. Are retaining walls going to be required? lf so, how high will the walls be, will there be multiple walls
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber,
manufactured block)? How will the visual impacts be mitigated?

No. Walls are not proposed as part of this project.

Washoe County Planning and Development
TENTATIVE SUBDIVISION MAP APPLICATION S U PP LEM ENTAL I N FORMATI O N
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27. Will the grading proposed require removal of any trees? lf so, what species, how many, and of what
size?

No. The proposed project does not require removal of any trees.

28. 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?

Specific seed mix for revegetation areas will be determined during final design,
however, the applicant does not anticipating using mulch,

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

No areas are proposed to need temporary irrigation. Dust control on flatter areas
of the graded site will be provided through the use of dust palliative or other
acceptable, non-irrigated means.

30. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? lf yes, have
you incorporated their suggestions?

No

Washoe County Planning and Development
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

13

Oetober 2016

WTM16.OO3 - EYHIRIT F



Property Owner Affidavit

Applicant Name: lvuI l-1,:rna<

The receipt of thisapplication at the time cjf submittal does not guarantee the application complies wlth ail
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
appllcablo area plan, the applicable regulatory zoning, or t hat the application is deemed complete and
will be processed.

STATE OF NEVADA

COUNTY OF WASHOE

(please print name)
being duly sworn, depose and say that I am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. I understand that no assurance or guarantee can be given by members of Planning aid
Developmont.

(A separate Affidavlt must be provlded by each property owner named ln the tltle report.|

AssessorparcerNumb"'t.r-0lJ:5-&:41-dJrd-DI-]-iffi>--D-L

C,b, Yo/)o *Printed Name

,
L \--

Acrdress 30. GrX 7?ry17

(Notary Stamp)

tn said county and state

My commission expires: /o)z;/t1{t
*Owner refers to the following: (Please mark appropriate box.)

I owner

O Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)

tr Power of Attorney (Provide copy of power of Attorney.)

tr Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

EI Propedy Agent (Provide copy of record document indicating authority to sign.)

tr Letter from Government Agency with Stewardship

of
before me thisaw

4
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LEGAL DESCRIPTION

All that real property situate in the County of Washoe, State of Nevada, described as follows:

PARCEL 1:
Parcel 3B-1 of Reversion to Acreage Tract lrtrap of COTTONWOOD ESTATES UNITS 7 & 8,

according to the map thereof, filed in the office of the County Recorder of Washoe County, State
of Nevada, on June 24,2014, as Document No.4366040, Official Records, Tract Map No.5083.

PARCEL 2:
Parcels A and C as shown on that certain Second Parcel Map for JANE P. PRECISSI, Parcel

Map No. 1948, according to the map thereof, filed in the office of the County Flecorder of Washoe
County, State of Nevada, on February 13, 1986, as File No. 1052547, Official Records.

EXCEPTING THEREFROM that portion within the boundaries of COIUSTOCK ESTATES UNIT
1, filed in the office of the County Recorder of Washoe County, Nevada, on August 26, 1992, as
File No. 1600029, Map No. 2875 and amended by document recorded October 26, 1992, as
Document No. 1616563, Official Records.

ALSO EXCEPTING THEREFHOTU that portion lying withirr the boundaries of COMSTOCK
ESTATES UNIT NO. 2, according to the map thereof, filed in the office of the County Recorder of
Washoe County, State of Nevada, on lvlarch 18, 1994, as File No. 1776765, Official Records.

FURTHER EXCEPTING THEREFROM that portion lying within the boundaries of COMSTOCK
ESTATES UNIT NO. 3, according to the map thereof, filed in the office of the County Recorder of
Washoe County, State of Nevada, on September 8, 1994, as File No. 1831350, Official Records

Assessor's Parcel Number(s) : 0 1 7-480-02 & 017 -520-03

Prepared by:
Wood Flodgers, lnc.
1 361 Corporate Boulevard
Reno, Nevada 89502

DanielA. Bigrigg, PLS
Nevada Certification No. 19716 Pln)wt

DANIEL A.
BIGR,GG

Erp, tp.+t-rO
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WbshG County
P O. Box 3003S.

Troasur6r
Reno, UV 8952G3039

ph. t7751 328-2510 fax (7tS) 32&2500
Emal tax@rrssho€counly.usWasho6 County TreasuI€r

Tamml Davls

Account Detail

Back to Search Results Change of Address Prlnt this Page

Washoe County Parcel Information
Parcel ID

0L752003

Current Owner:
,MADDOX, CHARLES B

Status

Actlve

Last Update

L2/t3/20L6 2:09:51
AM

Select a payment option

@ Total Due
O oldest Due
O Partial

$1,936.83

,EUU-ffi
SmUSt
O GEIGER GRADE RD
RENO NV

PO BOX 70577
: RENO, NV 89570

Taxing District
4000

Geo CD:

: Legal Descrlption
iTownshlp 18 section 27 Lot3B-t Block Range 20 SubdivistonName 

-REVERSIoN

Tax Bill (Click on desired

i $o.oo

::j5:r:.'-i.i. 6! 
-'' TaxYear

, 2016

2015

Net Tax

$3,873.67

$3,866.39

$3,746.482014

taxyearfor due dates and further details)
'?:--:,*_,ar:J -r::-:-:..=.--:-.-.}..

Total Patd Penalty/Fees lnterest
$1,936.84 90.00 90.00

$3,865.39 90.00 90.00

$3,746.48 90.00 90.00

. Tolal

Pay By Check

WASHOE COUNTY

malllnq Add68:
P,O- Box 3m39
REno. lW 89520-3039

OvemightAddr6e:
1001 E. Ninth St . SIE D140
Reno- NV 89512-2815

.l[,1 ?nParur lororm.ttlcn

IEI
rS:J'

Slccld AssGsrmcnt

Di$r{ct

s IritflItnlnt llnt,
IRforrnedrs

il] Asrerrraent Inl'orarariorr

Balance Due

$1,936.83

$0,00

$0.00

sl,936.83.

. Important Payment Information.:.'- .:.i-.i-.'----': :-: :: -. :. AleCtS: rf vour ieiiproderiv taiei ire aeiinquent,-tni s-eiiiti ,CuiE'dr;pl;r.t-..y 
'ioi'reflect the correct amount orving. Please contact our office for the current amount due,

' For your convenience, onllne payment is available on this site. E-check payments are
accepted without a fee, However, a service fee does apply for online credlt card
payments, See Payment Infornration for details.

provided for the data hettsin. its us6, ol its interprci6tion. lf you hav6 any questions. pieaso contact us at (77S) 328-25t0 or tjxgrvashoecornty us

This site is best vi€\..ed using GmOla Chrom!, lntomst Explorer i1, Mozilts Fhefox or Safad.
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WashE Carrty Treasurgr
P.O. Boy 30039 Reno. NV 89520.3039
ph (775) 3!3-2510 fax. (7?5li 326.2500
Enrail ta(orvasho6coudy us

Washoe County TrEaBurer
Tamml Davls

Account Detail

Back to Search Results Clrange of Address Print this Page

Washoe County Parcel Information

Last Update

I t2/t3l2}t6 2r09:51
:AM

Current Owner: SITUS!
O MOON LN
WASHOE COUNTY NV

PO B,OX70577
RENO, NV 89570

Taxlng District Geo CD!
4ooo 

legal Description

Township 18 Range 20 Subdivlsiorlt{ame _UNSPECIFIED Section 34 Lot FR PAR C & FR PAR A
Block

Tax Bill (Click

Pay Online "-.--'--'-i
: Payments wlll be applied 

;-; : to the oldest charge first. .

Parcel ID

oL74BOO2

I r*lnooox, CHARLES B

Tax Year

20t6

2015

20t4

$428,02 $ZL4,O2

$426.92 9426.e2

$413.60 $413,60

Status

Active

i Select a payment option:

I O totul Dr" g214.oo
, o oldest Due

' O Partial

EE,oi6ffiil

$0.00

Pay By Check

FleasG malie chccks pgysble to;
WASHOE COUNTY TREASURER

Malllng Addrcar:
P-O Box3@3S
Reno. t'lv 8s520.3039

Orcmlght AddrusE:
1@1 E Nnth Sl , Ste D140
Reno, llV89512-2845

on desired !!1vgar.l-o.r a9! dates gnd furl!gl,93t?.!h)
Net Tax Total pald Penalty/Fees interest

$0.00

$0.00

$0.00

$0.00

$0,00

$0.00

Total

riaianie oue

$214.00

$0.00

$0.00

5z!{.00

, Important Payment Information
l:::,.a..:*;:-:-.:-j:-:.:.a::j.j:,-....::.1:r:.:.i:'::4,:.,:;:a. AtEBfS: If yorrr real property taxes are delinquent, the search results displayed may not

reflect the correct amount owing. Please contact our offrce for the current amount dtre

For your convenience, online payment is available on this site, E-check payments are
accepted without a fee. However, a service fee does apply for online credit card
payments. See Payment Information for details,

. ,iI, Payrotor lRJoru-ttlci

{EE} Syeclri ...:rr:;ir'.rut
irl:"ri{t i

s lxst:di,uert Drtc
tpfarmatitq

t. .( Assoirru,J irt, lnlortrrt r;l

The Weshoo County Trea$lr6rs OfficB makes every sfiorl to produce and publish lhe most ornent and accur6te information possibls. No lvsnanties. exprossed ot impkeC. are

providg,J for ths daia herein. rts use. or rts interprBlaiiorl. lf you hsve any questions, piease contact us at (775) 326-251 0 or tex@:$rsshoeco$ty.rls

This sils is b€st vi8vJed usino Googlc chrcmc. lnlern€l Exploroilll, lvlozills Fir€fox or Safsd
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Request to Reserve New Street Name(s)
The Applicant is responsible for all sign costs.

Applicant lnformation

Name:

Address

Silver Crest Homes

16500 Wedge Parkway, Building A, Suite 200

Reno, Nevada 89511

phone. (916) 425-5657 Fax:

I Private Citizen I Agency/Organization

Street Name Requests
(No more than 14 letters or 15if there is an "i"in the name. Attach extra sheet if necessa rv.)

Sterling Hills Way

Sterling Hills Court

Granite Mine Court

If final rccordation has not occurred within one (1) year, it is necessary to submit a written request
for extension to the coordirrator prior to the expiration date of the originat approval request.

Location

Project Name: Bailey Creek Estates

I n"ro f]Sparks
parcel Numbers: 017-520-03 and 017-480-02

[l V/ashoe County

I Subdivision n Parcelization f] private Street

Please attach maps, petitions and supplernentary inforrnation

Approved: Date:
Regional Street Narning Coordinator

f] except where noted

Denied: Date:
Regional Street Naning Coordinator

Washoe County Department of Public Works
Post Office Box 1 1 'l 30 - 1001 E. Ninth Street

Reno, NV 89520-0027
(77 51 328-6133 Ema i I : streetna mes @ was hoeco u ntv. usPhone: (7751328-3667 - Fax
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e Bailey Creek Estates
Tentative Map ApplicationLlJOC]D REDGTR:S

DrgrloPtlO TNSOVATTVI 0r3lOtr aOLUtlOfll

Project Description

Location
The Bailey Creek Estates project is in south Washoe County near the intersection of Toll Road and Geiger
Grade/Highway 341. The site consists of 28.76t acres and includes Washoe County Assessor Parcel

Numbers: 0L7-520-O3 and 017-480-02. The property is bordered by Geiger Grade/Highway 341 and
existing residentialto the north, a mix of undeveloped land and scattered single family residences to the
east, and the Bailey Creek drainage and single family homes in the Cottonwood Creek subdivision to the
south and west. Refer to Vicinity Map, Assessor's Parcel Map and Site Aerial in Section 3 of this
submittal packet.

Site Characteristics
The project site is relatively flat with approximately 97.3 percent of the site with slopes less than 15%.
(Refer to Slope Map in Section 3 of this submittal packet). The Bailey Creek drainage runs between Toll
Road and GeigerGrade in an open space corridor located south of thesite. The site ischaracterized by
native vegetation (primarily native shrubs, sagebrush, grasses, and pinion pines).

A drainageway extends along the southern edge of the sitri in a south/north direction. The drainageway
generally follows the FEMA flood zone AE alignment.

Zoning and Master Plan Designations
The project site is within the Toll Road Character Management Area of the Southeast Truckee Meadows
Area Plan (SETM). Master Plan designations are as follows: Rural (0.90t acres) and Suburban
Residential (27.815t acres). Zoning designations include: General Rural (0.901 acres) and Medium
Density Suburban (27.8t5! acres) (Referto Existing Zoning Map, Existing Moster Plan Map Exhibits in
Section i of this submittal packet).

Density calculations for the total number of lots permitted (excluding any allotment for the General
Rural designated acreage) are as follows:

o Medium Density Suburban -2.0 acre minimum (27 .8LSt acres/Z.O = 55.63 lots)
o General Rural - 40 acre minimum (0.901 acres/4O = 0.023 lots)
Total Lots Permitted = 55.63 (rounded to 56)

Cooperative Planning Area
The project site is in a Cooperative Planning Area and is subject to standards outlined in Washoe County
Development Code Article 434. There are existing single family residences to the south and east of the
project site that have a medium density suburban (MDS) land use designation. To comply with lot
adjacency standards, in addition to the natural buffer provided by the Bailey Creek drainage, parcels

abutting the drainage have been sized consistent with adjacent parcel sizes.

Current Request
The current project is a 56-lot single family residential development. Lots range in size from about U3
acre (L4,520 sqft) to L/2 acre (2L,780 sqft) with an average lot size of 0.411 acres (17,869t sqft). The
overall density is L.95 units per acre and is in accordance with the allowed maximum density of 2.0 units
per acre as outlined in the SETM. The project includes approximately 0.75t acres of common area.

t1l
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BAILEY CREEK ESTATES

The request is summarized as follows:
o A Tentative Subdiuision Map to permit development of a 56-lot single-family subdivision on

28.761acres.

Tentative Map Desien

The Bailey Creek Estates project is an appropriate use for the project site and should be considered as

an infill project. The proposed project is surrounded by existing residential development. Furthermore,

the project has been designed in accordance with the policies outlined in the SETM Toll Road Character

Management Area Plan and other pertinent Washoe County Development Code regulations.

Density calculations for the total number of lots permitted (excluding any allotment for the General

Rural designated acreage) are as follows:
o Medium Density Suburban -2.0 acre minimum (27 .875t acres/Z.O = 55.63 lots)

o General Rural - 40 acre minimum (0.90t acres/4O = 0.023 lots)

Total Lots Permitted = 55.63 (rounded to 56)

While the majority of the site will be developed with single family lots, the project will include

approximately 0.751 acres of common area or 2.6% of the site. The overall density is 1.95 dwelling units

per acre. (Refer to Tentative lVtap Plan Set in Section 3 and Map Pocket of this submittol packet).

Minimum lot sizes, widths and setbacks for the final map are proposed as follows:

Minimum Lot Size: t4,52O! square feet
Minimum Lot Width: 80 feet
Minimum Building Envelope: 3,600 square feet

Minimum Setbacks:

Front Yard Setback =
Side Yard Setback =

Rear Yard Setback =

20 feet
8 feet

20 feet

House Design

Homes are proposed to be one and two story designs with minimum two car garages. House models are

not available at this time.

Gradins
Disturbed areas will be landscaped andlor revegetated with native vegetation and stabilized in

accordance with Washoe County requirements. (Refer to Tentotive Map Plan Set in Section 3 ond Map

Pocket of this submittal Packet).

Drainage
The proposed drainage system for the project site consists of sheet flow from the lots and streets into

gutters with which storm water is conveyed into drop inlets and underground storm drain pipes. Onsite

flows will be directed to detention basins or directly to Bailey Creek. Offsite flows from the MDS parcels

to the east will be picked up in v-ditches located on the project's east boundary. The ditches will pick up

the sheet flow from the east and convey it to the underground storm drain system. Ultimately, all of the

runoff collected from the offsite areas and developed portions of the project site will be directed into

l2l
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BAILEY CREEK ESTATES

proposed detention basins. There will be no negative impacts to adjacent or downstream properties as a
result of the proposed development during the S-year and 100-year storms due to the implementation
of the proposed storm water management system. (Refer to Tentative Mop plan Set and preliminory
Drainage Report in section 3 and Mop pocket of this submittal packet).

Traffic and Circulation
Access to the subdivision will be from an extension of Shadow Hills Drive with gated emergency access
at the intersection of Sterling Hills Way and Moon Lane. The portion of Moon Lane that is located on
the project site will be improved with a SO-foot right-of-way section in accordance with Washoe County
design requirements for rural areas. At the project boundary, Moon Lane has an access easement that
will allow connectivity with Kivett Lane. ln addition to roadway improvements, the proposed
subdivision includes sidewalk located on the south side of the main street through the project. (Refer to
Tentative Map Plan set in section 3 and Map pocket of this submittqt packet).

Common Areas
Common areas are strategically located within the subdivision to accommodate detention and/or
drainage improvements. (Refer to Tentative Map Plan Set in Section 3 and Map pocket of this submittqt
packet). Common areas total 0.75+ acres and will be landscaped and/or re-vegetated with native
vegetation. (Refer to Preliminary Landscaping Pton in Section 3 ond the Map pocket of this submittal
packet). Maintenance of common areas associated with the project will be maintained by the Bailey
Creek Estates Home Owners Association (HOA).

Landscaping
ln accordance with Section L1O.412.35 allfront, rear or side yards that adjoin a public street include at
least one tree for every fifty linear feet of street frontage. Where lots abut eeiger Grade, the project
includes a S-foot wide buffer strip with four trees per lot. As depicted on the preliminary tandscape
Plan, the project includes 52 trees along Geiger Grade plus 1 additional tree for each lot that abuts
public streets the roadways.

Front yard landscaping will also be provided for each lot. (Refer to preliminory Landscoping plan in
Section 3 and the Mop Pocket of this submittal packet).

Fencing
With construction of the homes, standard, 6-foot high, solid fencing will be provided along rear and side
lot lines'throughout the development.

Proiect Sienase
Project signage will consist of monument style entry sign(s) located near the main project entry point
along Geiger Grade' Materials will be consistent with the style of the future homes. Lighting of the
sign(s) will be indirect.

Water, Sewer and Utilities
Utilities are currently stubbed near the site in Geiger Grade, Shadow Hills Drive and Kivett Lane.

The site is located with the TMWA Retail water service Area. water rights sufficient to serve the
proposed subdivision will be dedicated at the time of the final map as required (Refer to Estimation of
Water Demond for Land Development Projects in Section 4 of this submittal packet).

t3I
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BAILEY CREEK ESTATES

Sewer service will be provided by Washoe County with treatment at the South Truckee Meadows

Wastewater Treatment Facility (STMWRF).

NV Energy will provide gas and electrical service to the project. Telephone service will be provided by

AT&T while cable service will be from Charter Communications.

Schools

Students residing in the subdivision will attend Brown Elementary School; Depoali Middle School and

Damonte Ranch High School.

Police and Fire Service

Police and fire service will be provided by Truckee Meadows Fire Department. The closest Truckee

Meadows Fire Station is Station 14 located at 12300 Old Virginia Road, approximately 3 miles from the

intersection of Shadow Hills Drive and Geiger Grade.

Parks
The proposed project is less than 1 mile from Virginia Foothills Park, which is maintained by Washoe

County. The park offers 15 acres of recreational opportunities including tennis courts, covered group

picnic areas, children's playground areas, exercise cluster, a fitness trail, and a baseball/soccerfield.

Phasine
The subdivision is anticipated to be developed in one phase

Development Statistics Summarv
The following is a summary of the development statistics of the site:

TotalSite Area:

Total Dwelling Units:

Gross Density:

Total Lot Area:

Total Right of Way Area:

Total Common Area/Open Space

28.761 acres

56 single family residences

1.951d.u./acre
23.L7t acres

4.841acres
0.75t acres 12.6%tl

t4l
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ENGINEERS

December 22,2A16

Ms. Kelly Mullin
Washoe County Community Services Department
l00l EastNinth Street
Reno, Nevada 89512

Re: Cottonwood Creek Estates, Trip Generation Letter

Dear Kelly:

This letter contains the findings of our trip generation review of the proposed single family
subdivision located on Gieger Grade Road in the Virginia City Foothills iegion of
unincorporated Washoe County, Nevada. The project site plan is attached. Fifty six lots are
proposed in the subdivision.

Trip generation calculations for the proposed use are based on the Ninth Edition of ITE T.ip
Generation (2012). The calculation sheet is attached tbr ITE land use #2lA: Si,gle Family
Detached Homing. Table i shou,s the trip generation summary for the proposed fut*" urr.

TABLE I
TRIP GENERATION

I"AI}I.D*U$E

Single Family Housing
56 Dwelling Lrnits

AM PEAK HOUR
TOTAL

42

PM PEAK HOUR
TOTAL

56

AD'I

533

As indicated in Table 1_, tt. average daily trip total for the fiffy six lots is 533 trips with 42
AM peak hour trips and 56 PM peak hour trips. These totals ari be low the 80 peJk hour trip
threshold that triggers the need for a full traffic study. Consequently atraffti study is not
required. However, the project developer has offered to preparea traffic study as a courtesy
to the county.

We trust that this information will be adequate for your immediate project review. please
contact us if you have any questions or comrnents. 

/
Yr-'l'1'tt'Ul.t otrrr;
SO

Paul .\\'.
Ai .t

Soldigui.

Bii, l.r'D

" lz-

t: ((
t (

i.

aI /6
b-lB' 

tryF6-Enclosure-r
Letters,Cottonwood Creek Estates Trip Letter

:i:Gr.r. :t.:.., f,: 'reVOCiO 59431 ,7751358-1W4
'FAX 7751358-1098

Civil $a Troffic Engtneers
e-moil: psoloegur@ool. com
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Average Rate Trip Calculations
For 56 Dwelling units of single ramity Detached Housing(210) tRl

Proj ect :

Phase:

Description:

Open Date:
Analysis Date:

Average
Rate

Standard
Deviation

Adjustment
Factor

Driveway
Volume

Avg. Weekday 2-Way VoLume 9.52

7-9 AM Peak Hour Enter
7-9 AM Peak Hour Exit
7-9 AM Peak Hour Total

4-6 PM Peak Hour Enter
4-6 PM Peak Hour Exit
4-6 PM Peak Hour Tota1

Saturday 2-Way Volume

Saturday Peak Hour Enter.
Saturday Peak Hour Exit
Saturday Peak Hour Total

9. 91

.93

0. 19
0.56
0.75

0. 00
0.00
0. 90

1.00
1. 00
1 .00

0.63
0.37
1.00

1.00
L.00
1.00

3.70

0. 00
0. 00
1.05

3.12

1. 00

1.00

s33

11
31
42

35
2t
56

(q.E

5o
43

0
0
0

0.00
0.00
0. 99

1.CC
1.01r
L. 00

28
24
52

Note: A zero indicates no data avail-abIe.
Source: fnstitute of Transportation EngineersTrip Generation Manual. 9th gditlon,

TRIP GENERA?ION 2A73, TRAFEiCVIARE, ILC

20:-2
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TRUCKEE MEADO!I/S WATER

6
UTHORIIY

\") u il i t v. Llr,lrz'er ii/.

December 20,201G

Mr. Charles Maddox

P.O. Box 70577

Reno, NV 89570

RE: Bailey Creek Estates

Acknowledgement of Water Service
TMWA Work Order 16-5301

Dear Mr. Maddox:

I have reviewed the plans for the above referenced development ("Project") as submitted to the
Truckee Meadows Water Authority and have determined the Project is within the Truckee Meadows
Water Authorit/s retail water service area. This letter constitutes an Acknowledgment of Water Service
pursuant to NAC M5A.6666, and the Truckee Meadows Water Authority hereby acknowledges that
Truckee Meadows Water Authority is agreeable to supplying water service to the project, subject to
applicant satisfiTing certain conditions precedent, including, without limitation, the dedication of water
resources, approval of the water supply plan by the local health authority, the execution of a Water
Service Agreement, payment of fees, and the construction and dedication of infrastructure in
accordance with our rules and tariffs. This Acknowledgement does not constitute a legat obligation by
Truckee Meadows Water Authority to supply water service to the Project, and is made subject to all
applicable Truckee Meadows Water Authority Rules.

Review of conceptual site plans or tentative maps by Truckee Meadows Water Authority does
not constitute an application for service, nor implies a commitment by Truckee Meadows Water
Authority for planning, design or construction of the water facilities necessary for service. The extent of
required off-site and on-site water infrastructure improvements will be determined by Truckee
Meadows Water Authority upon receiving a specific development proposal or complete application for
service and upon review and approval of a water facilities plan by the local health authority. Because
the NAC 445A Water System regulations are subject to interpretation, Truckee Meadows Water
Authority cannot guarantee that a subsequent water facility plan will be approved by the health
authority or that a timely review and approval of the Project will be made. The Applicant should
carefully consider the financial risk associated with committing resources to their project prior to
receiving all required approvals. After submittal of a complete Application for Service, the required
facilities, the cost of these facilities, which could be significant, and associated fees will be estimated and
will be included as part of the Water Service Agreement necessary for the project. Alt fees must be paid
to Truckee Meadows Water Authority prior to water being detivered to the Project.

775,834.8080 ltmwa.com l1355Capital Blvd. lP.O.Box30013 lReno,NV89520-3019

R
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RE:

REF

L&J[3t3D fiEDGtF<S
December t4,zOLo
Project No. L324006

Silver Crest Homes

Mr. Rich Balestreri

3500 Douglas Blvd, Suite 270

Roseville, CA 95661

Bailey Creek Subdivision

Geotechnical Review

Updated Geotechnical lnvestigation - Cottonwood Creek; (Comstock Estates, Units 4-11, dated

January 30, L995); Reno, Nevada; Summit Engineering Corp.; September 6, 2005; Job No. 21545.

Geotechnical lnvestigation; Comstock Estates, Units 4-11, Washoe County, Nevada; Summit

Engineering Corp.; January 30, L995; File No. 21545.

20L2 lnternational Residential Code & Northenl Nevada Amendments (lRC)

2012 lnternational Building Code & Northern Nevada Arnendments (1BC)

Dear Mr. Balestreri;

Wood Rodgers is pleased to present this review of prior geotechnical work performed for the referenced

development and develop prelintinary assessments for the development of the project. The purposes of

this review are to:

1. Review prior geotechnical design conditions in consideration of contemporary building code

requiremerrts and design standards.

2. As appropriate, present recommendations for additional services or refinement of available data.

Our assessments will ihitiaily be based upon tlre opirriorrs and reconrniendations presented in the

referenced geotechnical reports. Additional assessment will then be provided based on readily available

geologic and soil maps.

Prior Work
Four test pits have been excavated on the undeveloped portion of the site as part of the original

investigation circa 1995. The predominant soil type shown on the logs indicated a dense layer of well-
graded gravel with some cobbles and small boulders up to 12 to L8 inches to the maximum depth explored

(10 feet). Early geologic mapping shows the majority of the site as a gravel pit. Laboratory testing was

performed on the same classification of soils sampled from the currently developed area and indicates a

coarse gravel material with a very low fines content. However, within test pit TP-13, to the far east of the



Mr. Rich Balestreri

Silver Crest Homes

December L4,20LG

Page 2 of 3

site, a 2 foot cap of clayey sand was indicated that meets the IBC's requisite definition of potentially

expansive soils. Groundwater was not encountered during the field exploration.

Three short, inactive quaternary faults were mapped as trending through the southern half of the current

development. The subject portion of the site is not crossed by any mapped faults. Although prior reports

did not recommend siting occupied structures across any faults, the update report includes an explanation

for occupied structures being built over and adjacent to inactive faults in the greater Reno area for

decades without significant harm to residents. Seismic design considerations presented are framed

around the now obsolete 2003 IBC maps. Liquefaction potential is described as very minimal.

No soluble sulfate data was available from the prior work. Supplemental sampling and testing of soils was

required during mass grading to minimize adverse impacts to concrete improvements.

Contemporary MaPs and Codes

TJSGS Quaternary Fault Structures

The United States' Geological Survey interactive fault

hazard program indicates three faults trending toward the

subject property from across the southern perimeter.

These fault structures have been dated as Quaternary (i.e.

< 1..6 million years) and have been assigned to the

Unnamed Fault Zone East of Reno; however, llo associated

Holocene aged structures have been mapped or identified.

These faults are indicated in Figure 1; ntapping also

indicates the structures are concealed or inferred through

Quaternary deposits.

Noturol Resource Conservation Services (NRCS) -
SoilSurvey Maps

The bulk of the soil profile has been mapped as silty sand

with gravel and silty gravel. However, surface soils within

the northeast quadrant of the site are indicated to present

a sandy clay layer up to 3 feet thick of moderate plasticity

which would be characterized as potentially expansive soils

FIGURE 1- Geologic Map of Project Area
(Nevada Bureau of Mines and 6eology, Mt, Rose - NE

Bonham & Rogers, 1993)

!- I

6rading

The surface clay rich soils should be removed from the building pad areas where present within two feet

of footing grade established for the pad. This will assure that at least two feet of structural fill is present

between the bottom of footing any remaining clay zone. These surface clay soils may be placed in deep

fills or in non-structural areas. Structural areas are defined as those areas that support structures or

WTM16.OO3 - EXHIBIT E



Mr. Rich Balestreri

Silver Crest Homes

December 14,20L6

Page 3 of 3

planned improvements, including surcharge and active zones associated with retaining structures.

Additional grading recommendations would be developed during performance of a design level

geotechnical report.

Public lmprovements

Most public improvements will be founded in soils presenting an R-Value greatly exceeding 30; we

therefore anticipate that Washoe County's minimum structural pavement sections will be satisfactory. lf
lower R-Values are determined during performance of a design level geotechnical report, the base course

thickness should be modified as required by the Public Works Design Manual.

Summary

Overall our preliminary studies indicate the site is well suited for the proposed development. A design

level geotechnical report should be prepared for the project that can address specific design and

construction considerations based on the current development plan and in consideration of
contemporary codes and design standards.

Sincerely,

wooD RoDGERS, TNCORPORATED

;,,*t
r, mes G. Snrith, PE

ncipalAssociate

RE No.2233t
Expires 12/3L/L6

NRCS Soil Survey Maps

NRCS Engineering Properties

tNEEq '8

DOIIGLAS
CABTER

Exp.12-gl-16

o'n

\Ato

CML
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Soil Map-Washoe County, Nevada, South Part Bailey Creek

Map Unit Legend

Washoe County, Nevada, South Part (NV028)

Map Unlt Symbol Map Unit Name Acres in AOI Percent of AOI

110 4.1 1.9o/oJowec variant sandy loam, 4 to
8 percent slopes

171 lndian Creek gravelly sandy
loam, 0 to 4 percent slopes

Cassiro gravelly sandy loam, 2
to 4 percent s-lopes

Cassiro gravelly sandy loam,4
to 8 percent slopes

40.2

18.5

19.2

4.1

60.5

t.J

64.7

212.5

18.9o/o

8.7o/o

9.0%

1.9o/o

28.5o/o

0.60/o

3Q.1Yo

100.0%

250

251

360

482

Pits

Holbrook cobbly loamy sand, 2
to 8 percent slopes

Old Camp stony sandy loam, 15
to 30-percent slopes

Aladshi sandy loam, 2 to 4
percent slopes

930

971

Totals for Area of lnterest

USDA-ffi Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12114t2016
Page 3 of 3
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Engineering Properties--Washoe County, Nevada, South part
Bailey Creek

En g i neeri n g Properties

This table gives the engineering classifications and the range of engineering
properties for the layers of each soil in the survey area.

Hydrologic soil group is a group of soils having similar runoff potential under similar
storm and cover conditions. The criteria for determining Hydrologic soil group is
found in the National Engineering Handbook, chapter 7 issued May 200?(htip://
directives.sc.egov.usda.gov/openNonwebcontent.aspx?content=i77o7.wba).
Listing HSGs by soil map unit component and not by soil series is a hew concept
for the engineers. Past engineering references contained lists of HSGs by soil
series. Soil series are continually being deflned and redefined, and the list of soil
series names changes so frequenfly as to make the task of maintaining a single
national list virtually impossible. Therefore, the criteria is now used to calculate the
HSG using the component soil propefties and no such national series lists will be
maintained. Allsuch references are obsolete and their use should be discontinued.
Soil properties that influence runoff potential are those that influence the minimum
rate of infiltration for a bare soil after prolonged wetting and when notfrozen. These
properties are depth to a seasonal high water table, saturated hydraulic conductivity
after prolonged wetting, and depth to a layer with a very slow water transmission
rate. changes in soil properties caused by land management or climate changes
also cause the hydrologic soil group to change. The influence of ground covei is
treated independently. There are four hydrologic soil groups, A, B, c, and D, and
three dual groups, A,/D, B/D, and C/D. ln the dual groups, the first letter is for drained
areas and the second letter is for undrained areas.

The four hydrologic soil groups are described in the following paragraphs:

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands, These soils have a high rate of water transmission.

Group 8. soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.

Group C. Soils having a slow inflltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.

Group D. soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay layer
at or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission,

Depth to the upper and lower boundaries of each layer is indicated.

I,JSDA

-
Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12114t2016
Page 1 of6
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Engineering Properties--Washoe County, Nevada, South Part Bailey Creek

Texture is given in the standard terms used by the U.S, Department of Agriculture.
These terms are defined according to percentages of sand, silt, and clay in the
fraction of the soil that is less than 2 millimeters in diameter. "Loam," for example,
is soil that is 7 to 27 percent clay, 28 to 50 percent silt, and less than 52 percent
sand. lf the content of particles coarser than sand is 15 percent or more, an
appropriate modifier is added, for example, "gravelly."

Classification of the soils is determined according to the Unified soil classification
system (ASTM, 2005) and the system adopted by the American Association of
State Highway and Transportation Officials (AASHTO, 2004).

The Unified system classifies soils according to properties that affect their use as
construction material. Soils are classified according to particle-size distribution of
the fraction less than 3 inches in diameter and according to plasticity index, liquid
limit, and organic matter content. Sandy and gravelly soils are identified as GW,
GP, GM, GC, SW, SP, SM, and SC; silty and clayey soils as ML, CL, OL, MH, CH,
and OH; and highly organic soils as PT. Soils exhibiting engineering properties of
two groups can have a dual classiflcation, for example, CL-ML.

The AASHTO system classifies soils according to those properties that affect
roadway construction and maintenance. ln this system, the fraction of a mineral soil
that is less than 3 inches in diameter is classified in one of seven groups from A-1
through A-7 on the basis of particle-size distribution, liquid limit, and plasticity index.
Soils in group A-1 are coarse grained and low in content of fines (silt and clay). At
the other extreme, soils in group A-7 are fine grained. Highly organic soils are
classified in group A-8 on the basis of visual inspection.

lf laboratory data are available, the A-1, A-2, and A-7 groups are further classified
as A-1 -a, A-1 -b, A-2-4, A-2-5, A-2-6, A-2-7, A-7 -5, or A-7€. As an additional
refinement, the suitability of a soilas subgrade materialcan be indicated by a group
index number. Group index numbers range from 0 for the best subgrade material
to 20 or higher for the poorest.

Percentage of rock fragments larger than 10 inches in diameter and 3 to 10 inches
in diameter are indicated as a percentage of the total soil on a dry-weight basis,
The percentages are estimates determined mainly by converting volume
percentage in the field to weight percentage. Three values are provided to identifiT

the expected Low (L), Representative Value (R), and High (H).

Percentage (of soil parlicles,) passrng designated sieves is the percentage of the
soilfraction less than 3 inches in diameter based on an ovendry weight. The sieves,
numbers 4,10,40, and 200 (USA Standard Series), have openings of 4.76, 2.00,
0.420, and 0.074 millimeters, respectively. Estimates are based on laboratory tests
of soils sampled in the survey arca and in nearby areas and on estimates made in
the field. Three values are provided to identify the expected Low (L), Representative
Value (R), and High (H).

Liquid limit and plasticityindex (Atterberg limits) indicate the plasticity
characteristics of a soil. The estimates are based on test data from the survey area
orfrom nearby areas and on field examination. Three values are provided to identifu
the expected Low (L), Representative Value (R), and High (H).

References:

American Association of State Highway and Transportation Officials (AASHTO).
2004. Standard specifications for transportation materials and methods of sampling
and testing. 24th edition.

USDA'a

wTM16-003 - EXH|B|T E

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1211412016
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Engineering Properties--Washoe County, Nevada, South part
Bailey Creek

American Society for Testing and Materials (ASTM). 2005. Standard classification
of soils for engineering purposes. ASTM Standard D2497-OO.

USDAafr

WTM16.OO3. EXHIBIT E

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12t14t2016
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ENGINEERING
CORPORATION

TM

September 6,2005 Job No. 21545

Mr. C, B. Maddox
5894 Sheep Drive
Carson City, Nevada 897 0l

RE: Updated Geotechnical Investigation - Cottottwoocl Creek
(Comstock Estates, Units 4-11, dated January 30, 1995)

Reno, Nevada

Dear Mr'. Maddox:

Sumrnit Engineering has corupleted a supplementary study to augment and to update the information

provided in the previous soils report of this project site (Sheets I and 2). The supplernental study includecl

revierv of the current grading plan to assure that depths of original exploration were acleqttate, updatirrg

tlre specifications to incorporate the Stanc{ard Specifications for Ptfilic lYorks Conslruction (2001),

replacing the 1992 date, and assessment of seisrnic risks using cunent standards.

The original field exploration test pits were located on and compared rvith the current gracling plan.

Depths of those test pits were determined to be adequate for the cuts and fills as planned.

For f'lexible pavement clesign, previous traffic inforrnttion and subgrade resistance data rvere usecl to

clerive a section design (Appendix A). The resultant pavemeut section consisting of 4 irrches asphaltic

concrete on 6 inclres aggregate base appears to be adequate for the proposed uses. Allrvork shallcomply

witli tlre Stanclcu"cl Specificattons for Public ll/orks Cortstrttction Q040.

No soluble sulfate data were available. Irr order for the soils to be characterized as "negligible" per IBC

2003 standards (IBC 2003, Table 1904.3), the soils must contairi less tlran 0.1% soluble sulfates.

Supplemental sampling cluring grading is required in orcler to minituize adverse impacts to concrete

irnprovements frour sol ub le su lfate.

Three Quaternary faults have been mapped across the site by prior investigators (Sheet 3). These laults

do not cut Holocene sedinrents, arrd have beeu classified previotrsly as "inactive". Adclitionally, a small,

inactive, early Quaternary volcanic corre is situated approxiutately 0.5 mi north of the site. Literatttre

revielved irrcluded the prior geotechnical investigatiorr by Suttitnit Engineering and studies by the Nevacla

Bureau of Mines and Geology (Bell, 1984; Bonham attd Be[[, 1993; dePolo, 1996). The property,

according to International Building Code 2003 maps (Sheets 4-6), nray be subject to strong seismic

acceleratiorr, a rtrinimurn 0.659 ground acceleration, ancl therefot'e lras a high probability for experiencing

impact frorn a major seismic event. The effect of seisrnic shaking, tlterefore, is an irnpottant cottsideratiott.

There are no local cocles that provide guiclelines for the evaluatiou of seismic risk or surface t'LtPture hazarcl

associated with Quatemary (Holocene ancl Pleistocene) faults. The State of Nevada requires the use of
seismic provisions set by tlre IBC, as well as adoptions of appropriate local standards (NRS 278,580.5). For

the purposes of assessing seismic hazard and potential fault rupture hazard, standard engineering practice is

to pursue the most diligent investigatiorr of those faults deemed to be nrost likely to be active. Most

5405 tr/ae Anne Avenue . Reno, Nevada 89523 . (775)747'8550 FAX (775) 747'8559
1421 E, Sunset Road, Suite 17 . LasVegas, Nevada 89119 . (702)252-3236 FAX (702) 252-3247

1150 Lamoille Highway . Ell<o, Nevada Bg8pl . (775) 738-8058 FAX (775) 738-8267

824 E. Aultman . Ely, Nevada 89301 ; (775) 289-4445 FAX (775) 289-4043
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Mr. C.B. Maddox
Septerlber 6,2005
PageZ

geological consultants in Nevada follow the conventions established by the Nevada Earthquake Safety
-ouncil, whose guidelines are based on the Alquist-Priolo Act of 1972 in California. Per these guidelines,

faults with evidence of movement in Holocene time (past 12,000 years) are considered "active". Those

faults rvith evidence of displacement during Pleistocene time (12,000 to 1,800,000 years ago) would be

considered "potentially actit'e". Active faults are afforded a gteater degree of shrdy and analysis than those

regar-ded as potentially active. Normally, any fault suspected of beirig active, as demonstrated by offset of
thi ar.gillic (topsoil) horizon, poses a greater risk to clev'eloprnent and requires a minimum setback of 50 tbet

tbr occupied shuctures. The mapped fautts that cross the site have been previously classified as "inactive".

The seispric hazard at the Comstock Estates site is probably rro gteater than other comparable locations in

the area that are located at comparable distances to similarly identified faults.

Occupied stnrctures have been built over and adjacent to inactive faults iu the greater Reno area tbr

clecades, rvithout significant harni to residents from temblors affer-.ting the area. Building codes have

e.irolvecl in recent years to provide adequate structural protection to residents for the level of tremors

experienced to date. Sunrmit Engineering Corporation cloes not recommend siting occupied structures

across any fattlts, regardless ofage.

The site has soil profiles that ran-ee fi'onr E, sott soil. to D. stiff to dense soil. The follorving table

summarizes seisliic design paranletet's for the 2003 International Building Code criteria for structuml

design ofthe Project:
IBC SEIS1VIIC DESIGN

Site Class E D

Soil Profile Soft Soil StitTSoil

Seismic Source B B

Soil Shear Wave V <600 fps 600-1200

Standard resistance <15 (est.) 1 5-50

Soiliurdrained shear <1000 psf 1000-2000

Site Coefficient $,r'sholt accel

te Coefficient uy' 1-sec. accel. S

0.9 1.0

2.4 1.5

Max. 0.2-sec SA 1s9.61 159.61

Max. glound motion, 1.0-sec SA (S,), %B 64.07 64.07

Please note that the reference lor aii specifications in the initiai report now ale pursuaui tr-r

Stantlard Specificati Public lhorks Constnrction (2004).

If you please contact our office (775)-747'8554.

TION

Jaclt

u/U/,4{,
Walter lvlariin. P. Geo,

Staff GeologistGe

2

crvll.

j :/rv p data/ge ore p o rts,'so i I s/2 I 5 I 5-S rt p1il e n e n!, d o c
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LIMITATTONS

This reporl is prepared solely for the use of Summit Engineering's client. Any other entity wishing to utilize

this report must obtain pemrission from them prior to doing so. Our services consist of professional

opinions and recommendations made in accordance with generally accepted soil and foundation engineering

principles and practices. The analyses and recommendations contained in this report are based on our site

reconnaissance, the information derived from our field exploration and laboratory testing, our understandirtg

of the proposed development, and the assumption that the soil conditions in the proposed burilding and

grading areas do not deviate from the anticipated conditions.

Unanticipated variations in soil conditions could exist in unexplored areas on the site. If any soil or

groundrvater conditions are encountered at the site that are different from those discussed in this Leport, our

firm should be immediately notified so that olrr recomrrendations can be rnodified to accommodate the

situation. In addition, if the scope of the proposed construction, including proposed loads or struchual

location, changes from that described in this report, our finn should be notified.

Recomurendations made in this report are based on the assumption that an adequate number of tests and

inspections will be made during consh'uction to verify compliance with these recorulendations. Such tests

and inspections should include, but not necessarily be limited to, the following:

Revielv of site consh'uction plans for conformance with soils investigation.

Observation and testing during site preparation, grading, excavation and placement of fill.

Observation and testing of materials and placement of asphalt concrete and site concrete.

Foundation observation and revierv.

Consultation as may be required during construction.

The findings in this report are valid as of the present date; however, clranges in the conditions of the

propelty can occur with the passage of time, r,vhether they are due to nahlral processes or to the ivorks of

man on this or adjacent lands. In addition, changes in applicable or appropriate standarcls occttr, rvhether

they result from legislation or from the broadening of knorvledge. Accordingly, the findings in this report

rnight be invalidated, lvholly or partially, by changes outside of ottr conhol.

3
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SUPPLEMENTAL APPENDIX

APPENDIX A

FLEXIBLE PAVEMENT DESIGN

5
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GE OTECHNICAL II-IVESTIGATI O N
COMSTOCK ESTATES, UNITS 4 . LL

wAsHoE couNTY, NEVADA

File No. 21,545

January 30, 1995

Prepared By:Prepared For:

C. B. Nladdox
589-t Sheep Drive
Carson City, Nevada 89701

Linda A. Hansen
StaII Geotechnical Designer
Geotechnical Division

Summit Engineering Corporation
5{05 IVIae Anne Avenue
Reno, Nevada 89523

Jack K. Glynn, III, P.E.
Project lvlanager
Geotechnical Division
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SUMMIT ENGINEERING TM

CORPORATION

RE:

October 26,2003 Job No. 21545

Mr. Ben Maddox
C.B. Maddox
5894 Sheep Drive
Carson City, Nevada 89701

Geotechnical Investigation
Comstock Estates, UnitS 4-11

Dear Mr. Maddox

It is our understanding that the tentative map for the above mentioned project is being submitted to the
Counly for approval._ For this purpose, the Geotechnical Investigation Reiort wo. zts+s is applicable.
However, once a final grading plan is completed and approved, this will need to be reviewed to insure the
test pits were excavated to depths of the "cuts". If it is determined that the ..cuts,, are deeper than the test
pit excavations, additional test pits will be required.

If you have any further questions, or need any additional information, please do not hesitate to contact our
office.

Sincerely,

SUMIVIIT ENGINEERING CORPORATION

Mitch Burns, P.E.
Project Engineer

MB:bjg

j :lrvpdatahn itc hl2 I 5 4 5, d oc
7 7

5405 ltlaeAnne Avenue . Reno, Nevadagg523 - (T7s)747-gsso FAX (775) 747-gssg
1421 E. Sunset Roal!,S_uite 17 . LasVegas, Nevada89119 . (Zo2)2sz-azg6 FAX i7O2)'2s2-AZ4Z

607 South Fifth street . Elko, Nevada 89801 . (775) 73S-8058 FAX (775) 7g8-8267
824E. Aultman . Ely, Nevada 89301 . (77s) z1g-444s FAx (77s)289-404g
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GEOTECHNICAL II{VESTIGATION
COMSTOCK ESTATES. UMTS 4-11

WASHOE COUNTY. NE'VADA

I. INTRODUCTION

A. Project Description

'I'his report Presents the results of a geotechnical investigation for the proposecl Comstock Btates

Units 4-11 development in Washoe County, Nevada. This development will include i56 residential

homes. The site is located in Washoe County in Section 27 of Township 18 North, Range 20 East.

This area lies south of State Route 341,, and north and east of Toll Road. The site encompasses a

total of approximately 84.6 */- acres, and contains a proposed 156 units. Plate 1 provides a vicinity

map and a Plate 2 provides a site plan.

This investigation provides site specific soil design criteria for the proposed single family residences.

The recommendations of this report are made for structures that will have building wall loads of less

than 2000 pounds per lineal foot and ma.ximum column loads o[ 15 Kips. It any srructures are ro be

constructed that will have heavier loads than those described or will have special tbundation

considerations not addressed in this report, the soildesign criteria of this report should be reviewed

by a geotechnical engineer.

B. Purpose and Scope

The purpose of this investigation was to determine subsurface soil conditions ancl to provide

geotechnical design criteria based upon our finclings for the proposed project. The scope of this

WTM16.OO3 - EXHIBIT E



investigation included surface reconnaissance, subsurface exploration, analysis of field and laboratory

data, tesearch of pertinent geologic literature, and report preparation. This report provides

conclusions and recommendations concerning:

. General subsurface conditions and geology

. Site preparation and earthwork

. Engineering properries of the soils which will influence

the design of the future structures, including:

Bearing Capacities

Settlement potential

As p 

" ":::::: 
fl : ::T:lJlJ oou" *"n,

. Seismic design criteria

C. Field Exploration and Laboratory Testing

Summit Engineering Corporation conducted the subsurflace investigation by excavating a total o[ 16

test pits to a maximum depth of 11 feet. Geotechnical engineers logged the soils and subsurface

conditions encountered. Plate 1 shows the vicinity map and Plate 2 presents the site map and the

locations of the test pits. Plates 3 through 18 show the vertical profiles of the soils encounterecl.

Plate 19 provides a key to the logs and a copy o[ the Unitied Soil Classitication Sysrem which rvas

used to identiff the site soils.

Representative bulk samples were obtained for laboratory testing. The laboratory test.ing program

consisted o[: 1) gradations, 2) rnoisture contents, and 3) Atterburg limits tests ro confirm tjclcl soil

classifications; and an 4) R-Value to evaluate the subgrade strength lor pavement design. Results

of the laboratory tests are shown on the test pit logs and are presented graphicalty on Plates 20

through 22.

)

wTMl6-003 - EXH|B|T E



+

II. DISCUSSION

A. Site Description

The subject property is currently undeveloped land covered with grasses and sage brush. The site

is found north and east of Toll Road and south of State Route 341 (Geiger Grade). The highest

elevations are found in the northeast at approximately 5152 fleet above mean sea levet. Single tamily

residences are found to the south, west, and east.

B. General Geology

According to the Steamboat Quadrangle Geologic Map by Harold F. Bonham Jr. and John W. Belt

(1993), the site is underlain by the alluvial-fan deposits of the Virginia Range, which is divided inro

Qtry, Qtr,,, and Q1-. These deposits are describecl as "Composecl dominantly of subansular ro

subrounded clasts of gray to dark-gray andesite with varying proportions o[ white to red alterecl

andesite clasts depending upon source areal; poorly to moderately stratifiecl; poorly to very poorly

sorted. From oldest to youngest, units comprise a descending set of successively inset and nested fans

and stream terraces rypically having little vertical separation. Similar geomorphic characteristics make

differentiation very difficult wirhour rhe use of pedologic clata. epr: light-brorvn ro brown muddy,

sandy, pebble gravel; locally cobble to boulder gravel. Soils have A-C to cambic profiles. Stippled

where deposit is dominantly a pebble sand derived from reworking of ol<ler Qe deposits. Whcrc

bouldery, commonly displays bar-ancl-channel microtopography. Qpi: light-brown to brorvn muddy,

sandy, cobble to boulder gravel; maximum boulder diameter o[ 1 m. Typically conrains a well-

developed argillic soil about 30 cm thick. ef'o, lighr-brown to brorvn muddy, sandy, cobble to

boulder gravel; ma"ximum boulder diameter 1 m. Surface clasts are strongly weathered. Soils conrain

a well-developed argillic horizon ranging from 0.5 to 1 meter thick, locally underlain by a carbonate-

and silica-cemented duripan as much as 1 m thick. East of Steamboat Creek in rhe Steamboat

Springs area, unit forms a predominant terrace which is stratigraphically equivalent to Qdm." From

an engineering standpoint, the native site soils should provide adequate bearing support tbr the

proposed structures and site improvements.

a
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C. Regional Seismicity

The subject property, as well-as the entirety of the Reno area, lies within the Uniform Building Code

Seismic Zone 3. This zone has a high probability for a moderate seismic event. Structures in this

area may be subject to damage such as that occurring during an average evenr equivalent to a

Modified Mercalli Intensity of VII. This size event approximately correlares to a Richter Magnitude

of 6.0. Plate 23 shows a 7991, UBC Seismic Zone Map for Nevada.

According to the Steamboat Quadrangle Geologic tvlap by Harold F. Bonham, Jr. and John W. Beil

(1993), the three Quaternary faults are found on southern portion of the site, trending from

approximately the north to the south. These faults are founcl in Pleistocene-aged deposits, and do

not pass though the Holocene deposits; therefore, the age of these laults can approximated as

Pleistocene. According to the Quaternary Fault lvlap of Nevada - Reno Sheet, by John W. Bell

(i984), these faults have been approximately dated as experiencing last movement in the Pleistocene

or greater than 100,000 thousand years ago; consequentlv, it can be considerccl inactive. An activc

fault is one that has experienced movement during the Holocene or in the past 12,000 years. The

nearest Holocene fault is located approximately 4 miles to the west along the Carson Range front.

D. Subsurface lVlaterials and Conditions

The subsurface investigation encountered the Alluvial-fan deposits of the Virginia Range (Qtrr, Q1,r,

and Qtrr) rvhich is consistent with the general geology o[ the area. Tests pits 3, 4, 5, 6, 7, and 13

encountered a surface layer (up to 2.5 fleet below ground surflace) of meclium to high ptasricity sancly

clays. Test pits 8, 9, 15, and i6 encountered a surface layer of sands and silty sands. All rest pits

contained a sandy cobble to boulder gravel, from the surthce or below the atbrementioncd surthce

layers, to the total depth of the pits. Please refer to Plates 3 through 18 for more details.

E. Ground lYater and Surface Flydrology

Groundrvater was not encountered in any ol the test pits made on the sitc. The dcpth ol' thc tcsr

pits extended to a maximum depth of i1 feet belorv ground surface. Groundwater is not expected

to be a problem on the site. The portion of the site along Bailey Canyon Creek has been delineated

4
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by the Federal Emergenry Management Agency (FEMA) as being located in Flood Hazard Zone Aj.
This zone is described as "AJeas of 100-year t'lood; base t'lood elevations and t'lood hazarcl tact<lrs

determined." The portion of the site adjacent to Bailey Canyon Creek has been delineared by the

FEMA as being in located in Flood Hazard Zorc B. This zone is described as "areas between limits

of the 100'year flood and 500-year flood; or certain areas subject ro 100-year floocling with average

depths less than one foot or where the contributing drainage area is less than one square mile; or

areas protected by levees from the base flood',.

F. Liquefaction Potential

During earthquakes the shaking of the ground may cause a loss of strength or stiftness that resulrs

in settlement o[ buildings, landslides, structural flailures, and other hazards. The process leading to

such loss of strength or stiffness is called liquefaction.' It is a phenomenon associated primarily, but

not exclusively, lvith saturated cohesionless soils.

Liquefaction is brought about by an increase in pore water pressure cluring dynamic loacling ol an

earthquake. When the increased pore water pressure reaches the value o[ the overburclen stress on

the soil, the supporting strength of the soil is reduced to near zero. The liquefied soils have little or

no bearing capacity, and can densi$ causing settlement of foundations or dift'erenrial serrlemenr ot'

floor slabs.

Inose granular soils without cohesive fines are most susceptible to the rapid buildup of pore pressure.

Other flactors aft'ecting the degree of pore pressure build up include: the amplitude of the oscillatory

straining; the past history o[ stressing; the size, shape, and graciation ol particles: the coniining

pressure acting on the soil; the age of the deposit; the fabric o[ the soil; rhe deprh ro groundrvater;

and the shear strength of the soil.

Very limited amounts of potentially liquefiable soils were encountered on site. These soils (clean

sands) were mainly located in limited surficial deposits. Due to the medium dense to dense nature

of soils, and the depth to groundwater being deep, we believe the potential tbr damage to any

structure due to liquefaction to be very minimal.

5
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IiI. CONCLUSIONS AND RECOTVIMENDATIONS

From a geotechnical engineering standpoint, it is our opinion that the subject site is suitable for the

construction of [uture residential development provided that the recommendations contained in this

report, and in the attached earthwork specifications, are incorporated into the project design and

construction. The following sections present conclusions and recommendations concerning the

proposed project.

A. Foundation Considerations

Analysis obtained from field and laboratory testing indicates unsaturated native soils cah support up

to 3000 pounds per square foot for dead plus long term live loads, on spread type footings with less

than 1 inch of total settlement and less than LlZinch o[ ditferential settlement across the length o[

the structures. This assumes that all moderately to highly plastic clays, which rvere tbuncl clorvn to

2.5 feet in depth (possibly deeper in unexplored areas), will require complete removal lor all footings

and flarwork and replaced 
"vith 

structural fill placed in accordance with Appendix A.

B. Asphaltic Concrete Design

The given asphalt pavement section assumes that the sandy clays will be removed and the native

sandy gravels will be used beneath roadways and parking lot/entrances areas. lt assumes that any

existing fill, loose organic topsoil or near surtace clayey soils are removed, and that native soil is

scarified and recompacted to a depth o[ slx inches. Any till placed in overcxcavaled areas should

meet the requirements for structural fill. Ii plastic soil is encountered, overexcirvation and

replacement of this soil with structural lill is recclmmended to a depth ol ? t'cet, ct:mpacted in

accordance with recommendations in Appendlr A of this report. The pavement section provided

assumes aZ}-year average design period. Subgrade material shall be compacted to 90 percent, and

aggregate base material shall be compacted to 95 percent relative compaction (ASTIvl D-1557).

The pavement section designed was based on an average of 10 trip-ends per unit per day giving a

AADT (average daily traffic) of 1560 vehicles per day. The calculated equivalent EAL (equivalent

axial load) is 1.43 x 1d for the design lit'e of 20 years. An R-value oi 87 was used, which rvas

6
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obtained from the laboratory analysis presented on Plate 23 . This R-value is equivalent to a resilient

modulus (Iu!) of 4.94x 104 psi. The following sections are recommended (see Appendix B):

LOCATION

Public Streets

ASPHALT

4n

TYPE iI BASE

6u

Ail public streets dedicaled to the City of Reno have a required minimum o[ 4 inches of asphalric

concrete on 6 inches of base material.

* See Appendix B for calculations.

C. Native Soils

The native alluvialsoils may be re-used as structural fill, after screening, providerl they are tested and

meet the requirements stated in Appendlx A for structural fill. From a geotechnical engineering

standpoint, it is our opinion that the subject site is suitable tbr the construction of rhe proposed

development provided that the recommendations contained in this report, and in the attached

earthwork specifications, are incorporated into the project design and construction.

7
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LIIvIiTATIONS

Our services consist o[professional opinions and recommendations made in acr:ordance with generally

accepted soil and foundation engineering principles and practices. The analyses and

recommendations contained in this report are based on our site reconnaissance, the intbrmation

derived from our field exploration and laboratory testing, our understanding of the proposed

development, and the assumption that the soilconditions in the proposed building and grading areas

do not deviate from the anticipated conditions.

Unanticipated variations in soil conditions could exist in unexplored areas on the site. If any soil or

groundwater conditions are encountered at the site which are different lrom those discussed in this

report, our firm should be immediately notified so that our recommendations can be moditjed to

accommodate the situation. In addition, i[ the scope of the proposed construction, including

proposed loads or structural location, changes from that described in this report, our firm should be

notified.

Recommendations made in this report are based on the assumption that an adequate number o[ tests

and inspections will be made during construction to verify compliance with these recommendations.

Such tests and inspections should include, but not necessarily be limited to, the tbllowing:

Review o[ site construction plans for conformance with soils investigation.

Observation and testing during site preparation, grading, excavation and placemcnt

of fill.

Observation and testing of materials and placement of asphalt concrete and site

concrete.

Foundation observation and review

Consultation as may be required during construction

8
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The findings in this report are valid as of the present date; however, changes in the conditions of the

property can occur with the Passage of time, whether they be due to natural processes or to the
works of man on this or adjacent lands. In addition, changes in applicable or appropriate standards

occur, whether they result from legislation or from the broadening of knowledge. Accordingly, the

findings in this report might be invalidated, wholly or partially, by changes outside of our control.

9
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1.0 GENERAL

L,2

13

L.4

1.1

APPENDIX A

SPECIFICATIONS FOR

SITE PREPANATTOU, EXCAVATION, RECOMPACTION

STRUCTURAL FILL, and SUBGRADE PREPARATION

Standard Specifications - Where referred to in these specifications, "Standard

Specifications" shall meet the Standard Specifications for Public Works Construction

sponsored and distributed by washoe County, City of Reno, City of Sparks, et. al.

(lee?).

Scope - All work shall be done in accordance with the qtandard Specifications except

as may be moditied by the specifications outlined belorv. The rvork done under these

specifications shall include clearing, stripping, removal oI unsuitable material,

excavation and preparation of natural soil, placement and compaction of on-site

and/or imported fill material, or as specifically referred to in the plans or

specifications.

Geotechnical Engineer - When used herein, Geotechnical Engineer shall mean the

engineer or a representative under the engineer's supervision. The work covered by

these specifications shall be inspected by a Geotechnical Engineer, who shall be

retained by the Owner. The Geotechnical Engineer will be present during the site

preparation and grading to inspect the work and to perform the tests necessary to

evaluate material quality and compaction. The Geotechnical Engineer shail submit a

report to the Owner, including a tabulation of all tests performed.

Soils Report - A "Soil Investigation" report, prepared by Summit Engineering

Corporation, is available for review and may be used as a reference to the surface and

subsurface soil and groundwater conditions on this projeut. The Contractor shall

make his own interpretation with regards to the methods and equipment necessary to

perform the excavations.

I
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1.5 Percent Compaction - Where referred to herein, percent compaction shall mean the

in-place dry unit weight of soil expressed as a percentage of the maximum dry unit

weight of the same material, as determined by ASTM D-1557, compaction test

procedure. Optimum moisture content is the moisture content corresponding to the

maximum dry densiry determined by the ASTM tesr merhod D-1557.

2,0 SITE PREPARATION AND EARTTMORK

All earthwork and site preparation should be performed in accordance with rhe

requirements of this report and attached specifications, and the "Standard

Specifications For Public Works Construction" sponsored and distributed by Washoe

County, City of Sparks, City of Reno, et.al. (1992).

Clearinq - Areas to be gradecl shall be clearecl oI existing brush ancl clcbris. These

materials shall be removed flrom the site by the Contractor.

23 Stripping - Surface soils containing roots and organic matter shall be stripped from

areas to be graded and stockpiled or discarded as specifiecl by rhe plans or
specifications. In general, the depth of stripping of the topsoil will be approximately

6 to 8 inches. where required, cleeper stripping, l.o remove wcak sr:ils t-lr

accumulations of organic matter, shall be pertbrrned rvhen dcterminccl by the

Geotechnisal Engineer. Strippings shall be removed tiom the sire or stockpilecl at a

location specified by rhe plans.

2.t

2.2

2.4 Dust Control - The contractor shall prevent and maintain control of all dust generated

during construction in compliance with all flederal, state, county, and city regulations.

The project specifications should include an indemnification by the contrac[or o[ the

engineer and owner for all clust generatecl during the entire construction perio<i.

Materials - All material not suitable for use as structural till, shall be removed lrom

the site by the Contractor, or placed in non-structural fill areas. The Geotechnical

Engineer shall determine the suitability o[ material for reuse as structural fill.

.1.5
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2.6

2.7

3.0 FILL IVTATERIAL

3,L

3.2

9round Surface - The ground surface exposed by stripping and/or excavarion shall be

scarified to a depth of 6 inches, moisture conditioned by aerating or adding water, and

compacted to 90 percent relative compaction (ASTM D 1557), unless otherwise

specified. Compaction of the ground surface shall be approved by the Geotechnical

Engineer.

Backfill of test pits - Our expk:ration pits and previous pits were backfitled wirhour

mechanical compaction. In building and flarwork areas, backfill in the pirs should be

removed and replaced with approved, compacted materials.

Fill material shall be free of perishable, organic marerial and rocks over six inr:hcs in

largest diameter. Rock used in the fill shall be placed in such a manner that no voids

are present, either between or around the rock, after compacting the layer.

Structural Fill - Material shall consist of suitable non-expansive soils having a liquid

limit less than 40, and a plasticity index less than 12. The gradation requirements

shall be as follows:

Sieve Sizes

4',

3t4"

40

#200

Percentage Passine (by wei-sht)

100

70 - 100

L5 -70

5 -25

Il'Iaterials not meeting the above requirements may be suitable lor use as structural

fill at the discretion of the Geotechnical Engineer. Samples o[ imporred till proposed

for use as s[ructural lill shalt be submitted to the Geotechnical Engineer an<J

approved before it is delivered to the site.

t2
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33 Rock Fill - Fill material containing over 25 percent (by volume) o[ rock larger rhan

6 inches in greatest dimension is defined as rock fill. Rock tjll located three leer or
more below finished grade may be constructed in loose lifts up to the maximum size

of rock in the material but not exceeding two fleet in thickness. The interstices

around the rock in each rock fill lift shall be filled with granular material and

compacted to the satisfaction of the Geotechnical Engineer. Rock larger rhan 12

inches in greatest dimension shall not be allowed in the rock fill without approval ol
the Geotechnical Engineer. Rock larger thhn 6 inches shall not be placed in the

upper 1 foot of structural [ill.

4.0 EARTIIIVORK AND FILL PLACEMENT

Placement ' Fill material shall be placecl in layers rhar shall not exceed g inches r:[
compacted thickness, unless othenvise approved by the Gcotechnical Enginccr. Each

layer shall be evenly spread ancl moisture conditioned as necessary. Unless orherwise

specified, each layer of earth fill shall be compacted to 90 percenr relative
compaction. Compaction shall be approved by the Geotechnical Enginber. Rock till
shall be placed in accordance with the appropriate sections o[ the Standard

Specifications. Rock t'ill placement shall be veritled by rhe Geotechnical Engineer.
Full time inspection is required unless otheruise approvecl.

4.2 Ke.wvays - Where the iill extends onto native slopes with gradienrs grearer than 5:1,

the fill shall be keyed into'the native soils. The keys rvill have a minimum width ot
8 feet and constructed with a minimum Svo slope into the hillside.

4,1

43 Compaction Equipment - The Contraclor shall provide and use equipmenr of a type

and weight suitable for the conditions encountered in the field. The equipment shall
be capable of obtaining the required percent of compaction in all areas including

those that are inaccessible to ordinary rolling equipment.

Rervorking - When' in the judgement o[ the Georechnical Enginccr, sufllcient
compaction effort has not been used, or where the field density tests indicate that rhe

4.1
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required compaction or moisture content has not been obtained. iill materials shalt

be reworked and compacted as needed to obtain the required density and moisrure

content. This reworking shall be accomplished prior to the placement of additional

filr.

4.5 Unstable fueas - If pumping or other indications of instabiliry are noted, fill marerials

shall be evaluated by the Geotechnical Engineer and be left to dry: reworked: or
removed, replaced, and compacted as needed to obtain the required 6ensity and

moisture content. This work shall be accomplished prior to the placement ot'

additional fill.

s.0 Exca!,ATIoN AND SLOPE REQUIREMENTS

5.1 Finished cut and fill slopes should not exceecl ratios oI trvo horizontal to one vertical.

Slopes steeper than three horizontal to one vertical or more than ten lccr in hcighr

should be protected from erosion using either rip-rap, vegetation, or a similar

designated and acceptable means rneeting the city of Reno or washoe counry
standards.

5.2 Temporary, unsupPorted construction slopes less than ten t'eet in height niay stand at

a slope as steep as t:1 (H:V) provided that the lengrh of the unsupportccl slopc docs

not exceed twenry feet. These temporary slopes should not remain unsupprlrted [br

extended periods of time.

6.0 FOUNDATIONS AND FOOTING DESIGN

Spread rype continuous and column footings should be clesigned ro impose a

madmum net dead plus long term live load of 3000 pounds per square [oot. Net

bearing pressures up to one-third in excess ol the given bearing value are permitted

for transient live loads from rvind and earthquake. Footingwidths should be designed

based upon these bearing pressures and design loads; however, in no sase shoulci they

6.1
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6.2

be less than 1 foot wicle for single story structures and 15 inches wide tbr rwo story
structures. Isolated interior footings should also be a minimum of 15 inches wicle.

Exterior footings should be embedded a minimum o[ 24 inches below the lowest
adjacent final compacted subgrade to provide adequate frost protection and
confinement. Isolated interior flootings, where subject to any lateral loads, should be
founded at least one foot below interior grade.

Passive soil resistance to lateral tboting pressures may be ualcularcd using an

equivalent fluid weight of 400 pounds per cubic foor not exceeding 4000 pounds per
cubic tbot and a base coefficient of friction of 0.35. Active soil pressure may be
calculated by using an equivalent fluicr weight of 35 pounds per cubic tbot.

Backfill placed around the footing excavations or formed tbotings shoulcl be
compacted to at least 90 percent relative compaction.

6.3

AII footing excavations should be clear of loose material prior to placement of
concrete' All soil or fill material in the bottom of the footing excavar.ion shoutd be
recompacted to at least 90 percent compaction

7.0 UTILITY TRENC}I BACKFILL

Ivlaterial - Bedcting material shall consist ol clean, granular marerial having a sand
equivalent of not less than 30, and 100 percent passing rhe 3/8 inch sicvc. Backlill in
the remainder of the trench shall consist of material meeting the requirements ol
structural fill.

Placement and Compaction - Bedding material shall first be placed so that the pipe
is supported for the t'ull length of the barrel with full bearing on rhe bottom segmenr.

of the pipe equal to a minimum of 0.4 times the outside diamerer of the barrel.
Bedding shall also extend to one foot above rhe top of the pipe. pipe bectding within
6 inches of the pipe shall be placed in thin layers not exceeding 8 inches in loose

6.4

6.5

7,L

7,2
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thickness, conditioned to the proper moisture content lbr compacrion. anctcqmpactetl

to at least 90 percent compaction. AII other trench backfill shall be placed in thin

layers not exceeding 8 inches in loose thickness, conditioned ro rhe proper moisrure

content, and compacted as required flor adjacent fill, or if not specitied, to at least 90

percenl compaction in areas under structures, utilities, roadways, parking areas, ancl

concrete flatwork. The top 6n under roadways and parking shall be compacted to

95Vo- ln undeveloped areas trench backfill may be compacted to 85 percent relative

compaction.

Drain Rock - Any o.6ettnry subsurtace drainage sys[ems shall uss drain rgck

conforming to the following Type Z gradation:

73

8.1

Sieve Sizes

L"

314',

3/8"

No.4

ta

100

90-100

20-55

0-r0

8.0 CONCRETE SLAB-ON.GRADE AND FLAT}YORK CONSTRUCTION

Slab-on-erade - Wlien used in this report, slab-on-grade shall reler to all interior

concrete flatwork including floors and garage slabs.

8.2 Concrete flatwork - A general term, flatwork refers to all exterior concrete site rvork

including sidewalks, driveways, and patibs.

83 Subgrade - Subgrade beneath concrete t'latwork and slabs-on-grade shallbe compacted

to 90 percent compaction. In areas where dynamic loading (vehicular trallic) occurs,

the subgrade shall be compacted to 95Vo relative compaction. Compaction shall bc

approved by the Geotechnical Engineer.

t6
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8.4 Overexcavation ' Expansive soils within Mo feet of flatwork or slab-on-grade shall be

overexcavated to a depth of two feet (unlcss clt.hcrwisc statccl) bck:rv thc b6ttom o[
the base material. Overexcavations should extend at least two t'eet laterally beyonrJ

the edge of the flatworl</slab-on-grade sectjon.

Base - Base material shall be a minimum of 6 inches thick ancl be compacted to 95

percent relative compaction. Compaction shall be approved by the Geotechnicaj

Engineer. Type 2 Class B aggregate base or pit run gravel meeting the following

requirements shall be used:

Sieve Size

1',

3t4"

No.4

No 16

No.200

8.5

Percentage Passing (by rvei-eht)

i00

90-100

35-65

15-40

2_10

8.6 Concrete slab thickness and compressive strength requirements shall be in accordance

with design criteria provided by the Structural Engineer. Minimum slab thickness and

compressive strength shall be in accordance with the requirements of, the City of
Reno.

8,7 Concrete work shall contbrm to all requirements otACI 301-84, Specificarions for
Structural Concrete for Buildings, except as moditied by supplemcntal rccluircmcnts.

8'8 Type II Portland Cement shall be used for all concrete slabs ancj flatwork.

8.9 To facilitate curing of the slab, base marerials shall be kept moist until placemenr o[
the concrete.

17
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8.10 Excessive slump (high water:cement ratio) of the concrete and/or improper curing

procedures used during hot or cold weather could lead to excessive shrinkage,

cracking or curling of slabs and other flatwork.

8.l.L Concrete Specifications - For concrete curbs, guu.ers, sidewalks, driveways, ancl alley

returns, the following specifications are required:

lvfinimum 28-day compressive strength

Sack cement per cubic yard concrete

Maximum gallons water per sack cement

Percent air entrainment

Slump range, inches

4,000 psi

6-8

5

5c;b-70/c

L-4

AdmixtUt$! - All adrnirtures shall be incorporated in the mh design ancl approvecl by

the Geotechnical Engineer.

Finishing - All finishing shall be done in the absence of bleed water. No warer shall

be added to placed concrere during tinishing.

9.0 RSTAINING WALLS

9,L

o,

Footings for continuous strip type retaining walls shoulcl be placed at leasr 24 inr:hes

blow the lowest adjacent finished grade to provide tbr confinement and to minimize

settlement. The footings should be designed using an allowable soil bcaring pressurc

of 3000 psf.

Retaining ivalls should be designed for an active lateral earth pressure of 35 pounds

per cubic foot, a passive lateral earth pressure of 400 pounds per cubic tbot, ancl a

base coefficient of 0.35.

Concrete for the retaining rvalls should be poured against undisturbed soils, if
possible. If forms are used for the flootings, they should be backl'illccl wirh marcrial

93
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taken flrom the excavation and recompacted to at least 90 percenI compaction based

on the ASTM D1557-'18 test merhod.

9.4 In addition to active Pressure from the soil. the effects of any surcharge form existing

adjacent structures or roadways should be included in calculating lateral pressures on

the retaining wall.

9.5 The design pressures given assume that the soils retained are granular and non-
expansive and t'ree draining.

9.6 Backfill should be lightly compacted to 85 percent relative density as rhc usc gl heaw
compaction equipmeni could easily cause loads exceeding the designecl lateral
pressures which may result in wall tailure. If moisture is encounrerecl in the
excavation, weep holes or a continuous drain along the base o[' the g,all is

recommended.

9.7 If moisture is encountered in the excavation or it is anticipated that surl'ace moisr.ure

willseep down and be retained behind the rvall, weep holes or continuous clrain algng
the base of the wall is recommended.

9.8 City of Reno Standards require a concrete interceptor swale at the top of all retaining

walls.

1O.O ASPHALT CONCRETE PAVENIENT

10.1 lvlate al and P The asphalt-concrete material and placement proceduresure -

shall conform to appropriate sections of the ',standard Specitications,,. Aggregate
materials for asphalt concrete shall conform ro rhe requiremenrs listed tbr Type 2
Plantmlr Aggregate in Section ?00.02.02ot the "standarcl Specilications. 1992,,. Thc
Contractor shall submit a proposed asphalt-concrete mix design to the Geotechnical

Engineer tbr review and approval prior to paving. The mix design shall be based on

1,9
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the Rice Method. Asphalt materials should be compacted to a minimum 92 percenr

of its maximum density per the Rice Method.

10,2 Subqrade Preparation - After completion of the utiliry trench backfill and prior to
the placement of aggregate base the upper 6 inches of finished subgrade soil or

sub-base material shall be uniformly compacted to at least 95 percent compaction.

This may require scarifuing, moisture conditioning and compacting.

103 Aggregate Base Rock.- After the subgrade is properly prepared, the aggregare base

material shall be placed uniformly on the approved subgrade. A_egregate base shall

be placed in such a manner as to prevent segregation of the ditt'erent sizes o[ material

and any such segregation, unless satislactorily correctecl, shall be causc lbr rejecrion

at the discretion o[ the Geotechnical Engineer. The aggregare lrasc marcrialshall bc

spread for compaction in layers not to exceed slr inches, moisture conditioned as

necessary, and compacted to at least 95 percent compaction. Aggregate base

materials shall meet the requirements of Section 200.01.03 cl[ rhe "srandard

Specifications, 1992" tor Type I, Class A or Type II, Class B aggregate base. The

aggregate base materials shall be approved by the Geotechnical Engineer prior to
incorporation into the pavement structure. Native soils and filt in roadway areas

should be scarified to a depth of 1 foot and recompacted as subgrade. Subgracle

material shall be compacted to at least 90 percent, except the top 6 inches which shall

be compacted to 95 percent.

10.4 For all private car parking areas we recommen<i a pavement section consisting o[ 3

inches of asphalt underlain by 4 inches of Type Z aggregate base.

10'5 It is important that parking area grades be set to prevent ponding o[ water and to

provide positive drainage to suitable drainage structures. A desirable slope [r.>r

drainage in paved areas is two percent; however, a minimurn r>t' onc purccnt is

allowable.

20
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11.0 SEISIVIIC DESIGN

11'1 Design of structures should include an allowance for earthquake loading. Structures
should be designed in conjunction with UBC Zone III seismic design criteria.

21
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APPENDIX B
ASPHALTIC CONCRETE DESIGN
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ASPHALT INSTTTUTE PROGRAM HWY

Printout of t-tS-I,/MS-L7 Results

-Datafi.le : COMSToCK UNfTS 4 - LL

****** TRAFTIC INTORMATION ******

ANALYSTS PERIOD
INTTTAL DES]GN LIFE
DESTGN LANE FACTOR

=20
=20
= 0.50

Percent of TRUCKS

47 .0
l-g_.0

2:0.'-'
L.0
4.0

36.0

(EAL)
(EAL)
(EAL)
(EAL)

01-30-1995

Truck Factor

(years)
(years)

INITIAL AVERAGE ANNUAL DATLY TRAFI.IC (AADT) =Z OF AADT THAT TS TRUCKS ' 
=ANNUAL COMPOUND GROWTH RATE (percent) =

Type of Usage is RURAL :

L560
4
4

TRUCK CLASSIFTCATION

TRUCK(2-AXLE, 4-TIRE
TRUCK ( 2 -AXLE, 6-TrRE

,{\

>q'
TRUCK(3-AXLE or MO
MULT. TRUCK ( 3-AXLE)
MULr. TRUCK( 4-AXLE)
MULT. TRUCK (>=S-AXLE)

RE

0. 03
0 .20
o .67
0.48
0.70
0.95

/\^)
)r'

INTTTAL YEAR
DESIGN IJIFE
REMAINING 0 years
TOTAL PERIOD

4 ,809
143 tzLO

0
t43 t zLO
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****** SUBGRADE INFORMATTON ******

TYPE oF STRENGTH MEASUREMENT : sorI, RESTSTANCE VALUE (R)

TNDIVIDUAL VALUES OF SUBGRADE STRENGTH :

NUMBER R-VALUE

t_ 87

SOIL RESISTANCE CORREI,ATION EQUATION USED : Mr(psi) =
Mr(MPa) =

[ ]-L55 + (

[ 8.0 +(
xR)
xR)

555
3.8

AVERAGE MT,
STANDARD DEVIATION OF MT,

DESIGN MT,

psi (MPa)
psi (MPa)

= 49 ,440
=0

(340.e)
( 0.0)

PSi (MPa) = 49t440 (340.9)

ASSUMED AVERAGE ANNUAL CLIMATIC coNDITIoN : 60 degTees F
L5 degrees C

THICKI.iESS
THICKNESS
THICIS{ESS

OF
OF
OF

UNTREATED AGGREGATE (SUB) BASE,
EMULSIFIED ASPHALT BASE,
ASPHALT CONCRETE t .

1n
1n
1n

(

(
(

152 )
0)

102 )

) = 6.0 (

) - 0.0 (

) = 4.0 (

mm

mm

mm
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I INTRODUCTION

This report shall serve as the preliminary drainage report for the Bailey Creek Estates Tentative

Map, which will consist of 56 single family lots. The purpose of this report is to address the

drainage issues that result from development of the proposed project site in accordance with

Truckee Meadows Regional Drainage Manual (TMRDM) and Washoe County development

standards. As this report is preliminary in nature, a more detailed study will need to be

conducted and a final technical drainage report will need to be submitted with the final

improvement plans for the project.

t.1. Pnorecr locnnoru/HtsroRtc DRrurrtaer

The proposed project site (APNs 017-520-03 and 017-480-02) is approximately 28.7t acres in

size and is located within Section 34 of T18N, R20E, MDM, Washoe County, Nevada.

The project site is bounded by Geiger Grade to the north,'Cottonwood Creek Estates and

Comstock Estates to the south, and Medium Density Suburban (MDS) lots to the east. A Vicinity

Map is included in the Appendix of this report for reference.

The parcel is currently unimproved open land. Bailey Creek runb adjacent to the southern

boundary of the property. The creek flows on adjacent common area from southeast to

northwest. Offsite stormwater from the MDS parcels to the east flow onto the project site and

generally run parallelto and into Bailey Creek. The majority of the proposed project site will be

mass graded and will be improved/disturbed.

The project site is located in FEMA Zone X, areas outside the determined to be outside the 500-

year annual chance floodplain, and Shaded Zone X, areas of 02% annual chance of flood; areas

of L% annual chance of flood with depths less than l- foot or with drainage areas of less than

one square mile. The site can be located on FEMA FIRM Panel 3263G. An exhibit identifying

the FEMA zone boundaries and the project site is included in the Appendix.

1.2 Bncrenouruo/PnrvrousSruorEs

Bailey Creek Estates was originally part of the Cottonwood Estates Tentative Map.

Cootonwood Estates was developed on the southwest side of Bailey Creek and a portion of the

Bailey Creek Estates project site had recorded lots and approved improvement plans. The

Cottonwood Creek Tentative Map has since expired and the previously recorded lots were

reverted back to acreage.

'7,Developing lnnovative Design Solutions
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A LOMR on Bailey Creek was completed on Bailey Creek in 2001 and the base flood elevations

were established along the Bailey creek. The project boundaries are outside of the current

FEMA AE zone on the creek, but is anticipated that the final drainage analysis would include an

updated review of the flood limits based upon current topographic information'

t.3 ReeuraronYPrRsPecrve

The project site is located within the washoe county jurisdiction. The onsite pipes and drain

inlet drainage facilities will be operated and maintained by washoe county. The Baily creek

Estates HoA will be responsible for maintenance of the detention basins and Bailey creek'

2 PRELI MINARY DE N

The proposed drainage system for the project site consists of sheet flow from the lots and

streets into gutters with which storm water is conveyed into drop inlets and underground

storm drain pipes. onsite flows will be directed to detention basins or directly to Bailey creek'

we have estimated five outfalls from the project into Bailey creek. Two of those outfalls will be

directed to detention basins to mitigate for flow rate increases due to development' Offsite

flows from the MDs parcels to the east will be picked up in v-ditches located on the proiect's

east boundary. The ditches will pick up the sheet flow from the east and convey it to the

underground storm drain system. One detention basin is proposed in the common area with in

the project boundary and one detention basin is proposed in the adjacent common area along

Bailey Creek.

3 H IC ANALYSIS

preliminary flows were estimated for the 5-year and 100-year design events using the rational

method per the Truckee Meadows Drainage Manuar. NoAA Atras i-4 was used for rainfall

intensities. The basin carcurations are incruded in the Appendix. There are five outfalls that will

drain onsite and offsite flows into Bailey creek. Q5's ranged from 0'8 cfs to 25'0 cfs' and

eL00,s ranged from 2.7 cfs to 75.6 cfs. These flow rates are manageable in storm drain pipes

within the street Right of way. Excluding flows coming down Bailey creek the predevelopment

frows coming through the project site have been estimated at 23.3 cfs for the Q5 and 75.5 cfs

for the Q100. Total post development flows, prior to detention, have been estimated to be

40.5 cfs for the Q5 and L27.L cfs for the Q100' These are cumulative rational method

summaries and are therefore conservative, lt's likely the flows will be slightly smaller when

routed through the drainage system in greater detail with a final design analysis. The detention

basins will be sized to reduce the total post development flows to the maximum of the total

predevelopmentflowpriortothestormdrainageleavingthesite.

2tDeveloPing lnnova ive Design Solutions
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4 CONCTUSIONS

The drainage facilities for the Bailey Creek Estates subdivision will be designed to capture and

perpetuate the design storm event flows to an underground storm drain system and detention

basins. The conveyance of fl-ows is in conformance with the Washoe County Development Code

and the TMRDM. There will be no negative impacts to any adjacent or downstream properties

as a result of development during the S-year and L00-year storms due to the implementation of

the proposed storm water management system. As previously stated, this report is preliminary

in nature and a more detailed study will need to be conducted and a final technical drainage

report will need to be submitted with the final improvement plans for the project.

5 REFERENCES

Truckee Meadows Regional Drainage Manual, April 30, 2009.

Washoe County Development Code, Latest Version.
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BAILEY CREEK ESTATES

TRAI]FIC STUDY

EXECUTI\re SUMMARY

The proposed Bailey Creek Estates development is located in Washoe County, Nevada. The project
site is located south of Geiger Grade, easttf Toll Road and west of Kivett L-ane. The projeci siie is
currently undevelope9 lg9. The purpose of this study is to address the project,s impaci upon the
adjacent street network. The Geiger Grade/Shadow Hills Drive intersection has been-identified for
AM and PM peak hour capacity analysis for the existing, existing plus project ,2026brx;e, and,2026
base plus project scenarios.

The proposed Bailey Creek Estates development will include the construction of a residential
subdivision containing 56 single family homes. Project access will be provided from the extension
of Shadow Hills Drive south of Geiger G1ade. The project is anticipated to generate 533 average
daily trips .urrth 42 trips occurring during the AM peak irour and 56 trip, o..I*irg during the ptl
peak hour.

Traffic generated by the proposed Bailey Creek Estates development will have some impact on the
adjacent street network. The following recommendations ari made to mitigate project traflic
impacts.

It is recommended that any required signing, striping o, truffi. control improvements comply with
NevadaDepartment of Transportation and washoe county requirements.

It is recornmended that the.Geiger Grade/Shadow Hills Drive interseetion be improved as a four-
leg intersection with stop sign control at the north and south approaches. The west approach shall
contain an exclusive right turn lane containing220 feet of deceleiation length with a tS:t taper.

It is recommended that the on-site roadways and cui-de-sacs be designed per Washoe County
standards.

J
SOLAEGUI ENGINEERS, LTD.
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INTRODUCTION

STUDY AREA

The proposed Bailey Creek Estates development is located in Washoe County, Nevada. The project
site is located south of Geiger Grade, east of Toll Road and west of Kivett Lane. Figure 1 shows the
approximate location of the project site. The purpose of this study is to address the project's impact
upon the adjacent street network. The Geiger Grade/Shadow Hills Drive intersection has been
identified for AM and PM peak hour capacity analysis for the existing, existing plus project,2026
base, and 2026bwe plus project scenarios.

EXISTING AND PROPOSED LAND USES

The project site is currently undeveloped land. Adjacent land generally includes single family
dwelling units to the north, south, east and west. The proposed Bailey Creek Estates development
will include the construction of a residential subdivision containing 56 single family detached
homes. Project access will be provided frorn the extension of Shadow Hills Drive south of Geiger
Grade.

EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS

Geiger Grade (State Route 341) is a two-lane roadway with one through lane in each direction in the
vicinity of the site. The speed limit is posted for 45 miles per hour adjacent to the site. Roadway
improvements generally include graded shoulders with solid white edgelines and a double solid
yellow centerline.

Shadow Hills Drive is a two-lane roadway with one through lane in each direction north of Geiger
Grade. The speed limit is posted for 25 miles per hour. Roadway improvements generally include
curb and gutter on both sides of the street. With development of the project, Shadow Hills Drive
will be extended south of Geiger grade to provide access to the site.

The Geiger Grade/Shadow Hills Drive intersection is an unsignalizedthree-leg intersection with
stop sign control at the north approach. The north approach contains one shared left turn-right
turn lane. The west approach contains one shared left tum-through lane. The east approach
contains one shared through-right turn lane. With development of the project, the Geiger
Grade/Shadow Hills Drive intersection will be improved as a four-leg intersection with stop sign
control at the north and south approaches.

ISOLAEGUI ENGINEERS, LTD.
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TRIP GENERATION

In order to assess the magnitude of traflic impacts of the proposed project at the key intersection,
trip generation rates and peak hours had to be determined. Trip generation rates were obtained from
the Ninth Edition of ITE Trip Generation (2A72) for Land Use 210 "single Family Detached
Housing". The proposed Bailey Creek Estates development will inctude the construction of a
residential subdivision containing 56 single family homes. Trips generated by the project were
calculated for an average weekday and the weekday peak hours occuning between 7:00 AM and
9:00 AM and 4:00 PM and 6:00 PM, which conespond to the peak hours of adjacent street traffic.
Table 1 shows a summary of the average daily traffic (ADT) and peak hour volumes generated by
the proposed development.

TRIP DI STRIBUTION AND AS SIGNMENT

The distribution of the project traffic to the key intersection was based on existing peak hour
trafftc patterns and the locations of attractions and productions in the area. Figure 2 shows the
anticipated trip distribution. The peak hour trips shown in Table 1 were subsequently assigned to
the key intersection based on the trip distribution. Figure 3 shows the trip assignment at the key
intersection for the AM and PM peak hours.

EXISTING AND PROJECTED TRAFFIC VOLUMES

Figure 4 shows the existing traffic volumes during the AM and PM peak hours. The existing AM
and PM peak hour volumes were obtained from traffic counts taken in December of 2016. Figure 5

shows the existing plus project AM and PM peak hour traffic volumes. The existing plus project
traffic volumes were obtained by adding the project trips to the existing traffic volumes. Figure 6
shows the 2026 base traffic volumes during the AM and PM peak hours. The 2026 base traffic
volumes were estimated by applying a 1.0% averuge annual growth rate to the existing traffic
volumes. A negative growth rate was derived from lO-year historic traff,rc count data obtained
from the Nevada Department of Transportation's OIDOT) Annual Traffic Report for count
station 0311031 on Geiger Grade. However, the 1.0% growth rate was used in order to ensure
conservative results. Figure 7 shows the 2026 base plus project traffic volumes. These volumes
were obtained by adding traffic volumes generated by the project to the 2026basetraffic volumes.

6

TABLE I

TRIP GENERATION

LAND USE ADT

AM PEAK HOUR PM PEAKHOUR

IN OUT TOTAL IN OUT TOTAL

Single Family Detached Housing (56 D,U.) s33 ll 31 42 35 21 56

SOLAEGUI ENGINEERS, LTD.
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INTERSECTION CAPACITY ANALYSIS

The Geiger Grade/Shadow Hills Drive intersection was analyzed for capacity based on procedures
presented in the 2010 Highway Capactty Manual (HcM),prepared by the Transportation Research
Board, for unsignalized intersections using the latest version of the Highway Capacity software. The
result of capacity analysis is a level of service rating for each intersection minor movement. Level
of service is a qualitative measure of traffic operating conditions where a letter grade o'Ao'through

"F", cotresponding to progressively worsening traffic operation, is assigned to the minor movement.

The Highway Capacity Marutal defines level of service for stop controlled intersections in terms
of computed or measured control delay for each minor movement. Level of service is not defined
for the intersection as a whole. The level of service criteria for unsignalized intersections is
shown in Table 2.

Table 3 shows a summary of the level of service and delay results for the existing, existing plus
project, 2026 base, and 2026 base plus project scenarios. The eapacity worksheets are included
in the Appendix.

TABLE 2
LEVEL OF SERVICE CzuTERIA FOR UNSIGNALIZED INTERSECTIONS

LEVEL OF SERVICE DELAY RANGE (SEC/VEH)

A sl0
B >10 and <15

c >15 and 95
D >25 and <35

E >35 and <50

F >50

TABLE 3

INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS

INTERSECTION
EXISTING

EXISTING
+ PROJECT 2026 BASE

2026 BASE
+ PROJECT

AM PM AM PM AM PM AM PM
Geiger Grade/Shadow Hills

Stop at North Leg
EB Left
SB Left-Right

A8.0
810.8

A'1.8

BIO.2
N/A
N/A

N/A
N/A

A8.r
B11.3

N.9
B10.6

N/A
N/A

N/A
N/A

Geiger Grade/Shadow Hills
Stop at North and South Legs

EB Left
WB Left
NB Left-Thru-Right
SB Left-Thru-Right

N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A

A8.0
47.5

814.2
B10.8

47.8
A8.1
c17.4
810.4

N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A

A8.r
47.5

cls.3
Br 1.3

47.9
48.2

c19.3
B 10.9

l3SOLAEGUI ENGINEERS, LTD
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The Geiger Grade/Shadow Hills Drive intersection was analyzed as an unsignalized three-leg
intersection with stop sign control at the north approach for the existing and 2026base scenarios
and an unsignalized four-leg intersection with stop sign control at the north and south approaches
for the existing plus project and 2A26 base plus project scenarios. The intersection minor
movements currently operate at LOS B or better during the AM and PM peak hours and will
continue to do so for the 2026 base traffic volumes. For the existing plus project volumes the
intersection minor movements operate at LOS C or better during the AM and PM peak hours. For
the2026 base plus project volumes the intersection minor movements continue to operate at LOS C
or better dwing the AM and PM peak hours. The intersection was analyzed with the existing
approach lanes for the existing and2026 base scenarios and with single lanes at all approaches for
the existing plus project and2026 base plus project scenarios.

The need for an exclusive westbound to southbound Ieft turn lane was reviewed at the Geiger
Grade/Shadow Hills Drive intersection based on NDOT's access management standards. The
access management standards list design hour volumes and operating speeds which neeessitate the
installation of left tum lanes on two-lane roads at unsignalized intersections. The traffic volume
movements to be considered include advancing traffrc volumes, opposing traffic volumes, and the
percent of advancing traffic which is turning left, An exclusive westbound to southbound left turn
lane is not required at the Geiger Grade/Shadow Hills Drive intersection based on the 2026 base
plus proj ec t tr affic volumes.

The need for an exclusive eastbound to southbound right turn iane was reviewed at the Geiger
Grade/Shadow Hills Drive intersection based on NDOT's access management standards. The
access management standards indicates that right turn deceleration lanes are required at Class III
accesses (access to land uses that generate 500 or more trips per day) on roadways with speeds

greater than 35 miles per hour. A right tum deceleration lane is required at this location since the
project is anticipated to generate 533 trips per day and the speed limit on Geiger Grade is posted
for 45 miles per hour. The right turn lane should contain 220 feetof deceleration length with a 15:1

taper based on the 45 mile per hour speed limit on Geiger Grade.

It is recommended that the Geiger Grade/Shadow Hills Drive intersection be improved as a four-
leg intersection with stop sign control at the north and south approaches. The west approach shall
contain an exclusive right tum lane containing 220 feetof deceleration length with a 15:1 taper.

l4SOLAEGUI ENGINEERS, LTD.
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SITE PLAN REVIEV/

4 topl of the preliminary site plan for the Bailey Creek Estates development is included with
this submittal. The site plan indicates that projeci u.r"rs will be provided from the extension of
Shadow Hills Drive-south of Geiger Gradi to Sterling Hills way. Sterling Hills Way will be
constructed through the center of the development and, ulong with Gianite Mirie Courq wiil provide
access to the individual-lots. The site plan also indicates that Moon Lane will be constructed from
Sterling Hills Way to the project's east property line. The site plan specifies that * r*.rg*"y
access gate will be constructed on this segment of Moon Lane. It is recomrnended that tfr. o-n-sit!
roadways and cul-de-saes be designed per washoe county standards.

!p::lg iequirements were subsequently reviewed for the Geiger Grade project aecess based onNDoT's access management standards..Th. access management standards indicate that spa;in;
for unsignalized driveways shall be a minimum of 350 feJt based on the 45 mile p., fro* ,pr.Elimit on Geiger Gr1{e.Jhe existing Shadow Hills Drive intersection is located approximately
1,250 feet east of High Chapanal Way and approximately 1,000 feet west of an existing ariveway
serving a convenience store. The 350 feet spacing requirement is met.

RECOMMENDATIONS

Traffic generated by the proposed Bailey Creek Estates development will have some impact on the
adjacent street network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended thTjrny required signing, striping or traffic control improvements comply with
Nevada Department of Transportation and washol 6unty requirements.

It is recommended that the Geiger Grade/Shadow Hills Drive intersection be improved as a four-
leg intersection with stop sign control at the north and south approaches. rne west approach shall
contain an exclusive right tum lane containrng22} feet of deceleration length with a 15:1 taper.

It is recommended that the on-site roadways and cul-de-sacs be designed per washoe county
standards.

15
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APPENDIX
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Trip Generation Surnmary - Alternaflve 1

Project:

Alternative:

New Project
Alternative 1

Open Date:

Analysis Date:

12t22t2016

12t22t2016

ITE I and

AM Peak Hourof pM peak Hourof
Average Daily Trips Adjacent street rraffic Adjacent street rraffic

Enter Exit rotar Enter Exit rotal Enter Exit rotal
267 266 533 11 31 42 35 21 56

210 SFHOUSE 1

56 Dwelling Units

Unadjusted Volume

lntemalCapture Trips

Pass-By Trips

Volume Added to Adjacent Streets

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

TotalAM Peak Hour lnternal Capture = 0 percent

Total PM Peak Hour lnternal Capture = 0 percent

Source: lnstitute of Transportation Engineers, Trip Generation Manualgth Edition, 2012
TRIP GENERATTON 2014, TR.AFFICWARE, LLC

1
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Site lnformation
MSH lntersection Geiger & Shadow Hills

Solaegui Engineers Jurisdiction NDOT

12n2nOrc Eastnilest Street Geiger Grade

2015 NorthAouth Street Shadow Hills Drive

PM Existing Peak Hour Factor 0.92

East-West Analysis Time Period (hrs) 4.25

Eastbound
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U L T R U L T R U t T R U L T R
'tu I 2 3 4U 4 5 5 7 I 9 10 11 12

0 0 I 0 0 0 1 0 0 0 0 0 0 0
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WASHOEEOUhTTY
Planning and Development
INTEGRITV COMMUNICATION SERVIGE

Services Dept.

00

To: Washoe County Planning Commission

RE: Addendum to Staff Report for Tentative Map Case No. WTM16-003
(Bailey Creek Estates)

Date: February 2,2017

Assigned Planner: Kelly Mullin
775.328.3608
kmullin@washoecountv. us

Exhibit D, Public Comment Lefters

Six public comment letters for Tentative Subdivision Map Case No. WTIU16-003 (Bailey Creek
Estates) have been submitted to Washoe County since the staff report for this case was
distributed to you. The attached letters are considered an addendum to Exhibit D, Public
Comment Letters. They will be included in the public record as Exhibit D-1 with the staff report.

Additionally, we'd like to make you aware of an online petition submitted to Washoe County
regarding the Bailey Creek Estates project. That petition is available online at
wwvu.chanqe.orq/pikelly-mullin-stop-construction-of-bailev-creek-estates. Comments submitted
via the petition website can be reviewed through the link above.

Exhibit H, Draft CAB Meeting Minutes

Draft minutes of the January 25,2017 South Truckee MeadowsMashoe Valley Citizen Advisory
Board (CAB) Meeting are now available and have been attached. These minutes will be
included in the public record as Exhibit H with the staff report.

Exhibit l, Applicanf Response to CAB Meeting Discussion

The Southeast Truckee Meadows Area Plan requires the applicant provide a statement
responding to input received at the CAB meeting. That statement is attached and will be
included in the public record as Exhibit I for the staff report.
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January 3A,20t7

From: Thomas & Linda Aust

4668 Gold Run Drive

Reno, Nv 89521.

RECEIYED
FEg ... | ?fril

couH0fifieEf,H$il,*,

To: Kelly Mullin

Washoe County Planning Department

1001 E. gth st.

Reno, Nv 89512

Dear Ms. Mullin

We are writing you today to express our extreme eoncern regarding the proposed Bailey creek Estates
project. once again it seems as though no reasonabte consideration is given to what appear to be logical
objections to a project like this.

The first objection is water, water, water. Too much or not enough. Just two weeks ago our
neighborhood flooded and Toll Road was closed for the better part of two weeks as a result of floodirrg
from Bailey Creek. There will no cloubt be adverse effects on this drainage area from the construction of
these homes, streets, sewer system, and underground utilities. Will more water be diverted from ifs
natural path into our neighborhood? who knows, but it most certainly is a cistinct possibility. Next and
even more obvious is that with the ever present drought in the wes! we are simply one day going to run
out of water.

Additionally is the impact on our schools. Brown Elementary Damonte Ranch High,and Depoati Middle
schoolare GRossLY overcrowded. More homes mean more students in already overcrowded
classroonis. Next year Brown is switching to a year round calendar due to overcrowding. This means that
families like ours have one student on year round and one on the balanced calendar. For working
families this poses an incredihle hardship on family life and work schedules.

Does the developer pay for increased burdens on our schools, fire and law enforcement departments?
Probably not. This development is not necessary. There is rampant building taking place on veterans
Parkway that will inrpact many of the issues we have referred to here as is.



Please do not let Reno become the urban sprawl of Phoenix or even worse, Los Angles. We need to
consider the quality of life to existing residents as well as the impact on our existing precarious

infrastructure. Do Not rubber stamp this project

Thank you for your consideration in this matter.

Thomas Aust

ft*
Aust



From:
lo:
SubJect:
Datei

Elmira

Mullin. Kelly

from Elmlra Coker Bailey Creek Estates
Thursday, January 26, 2017 2:07:55 pM

Hi Kelly, we met yesterday during CitizenAdvisory Board meeting in regards to Bailey Creek
development, which we definitely oppose. So, this are our thoughts why not. I am also attaching
photos of the sign and photos of wild horses in the exact areaof the site. please let me know as
you promised the time and place of Planning commission meeting on Feb 7th,
Thank you,

Elmira and Randy Coker

To: Planning Commission
Case# WTM-16-003 (Bailey Creek Estate)

0U26t2017

Dear Sirs,

we live in the area of plarured development and we strongly object to the proposed project. There
are reasons for why we feel that this is absolutely wrong and should not b; pioceeded with:

1) inparagraph 13, page 9 among others is stated that "the site does not appear to be in an area
containing. . ...migration routes. . . ." If it is so, then how is it possible that tiire is a sign placed by
Washoe county right byHigh Chapanal street on south side of Geiger Grade ur.orr*irg,,Wild
Horse area"? There are frequently wild horses in the whole area immediate south of Shadow hills
and all the way to Bailey Creek and Toll Rd. I am attachingpictures of the sign and the horses
taken some 10 days ago. It hurts me the most thinking thatlf 's people from i(V who will decid.e
about whether to give this land for development to someone wh-o comes from CA to build houses
here. Why? He can care less about animals here, but NV is not CA and homebuilders fiom that
state should stay were they belong. On the other hand wild horses belong here, not to CA and it
should stay this way too. This is what makes Nevada Nevada.

2) on page 7 under point "l', it says "there are no public or private trail systems.....,,. That,s
wrong. There is a trail going fromPizzarestaurant, along Bailey creek, turning to the right along
Geiger Grade and stopping approximately across gas station and people ur" *ilkiog theie, u, *Jll
as along the dirt road going along Bailey creek east bound. Seemi lilie someone who wrote this
document have never stepped his/her foot into this area.

3) dubious traffic coult from pages 34-35. For some definite reason Solaegui Engineers decided
to go out of figure 56 for pm peak hour total, based on 56 lot/houses. The only thing they forgot is
that each house will have based on previous houses built by this develop.r rroi far from ir.r. -
(Mount Vista) 2-3 car garage, which means at least 2 to 3 cars per housihold, that, s what usually
families have, at least2 cars, which means that figure 56 will bi at least doubled if not more. On-
top of that, people coming from proposed development will have to cross incoming traffic lane to
head towards freeway, which will promote accidents, since we were told yesterday-by developer
there will be not lights. When asked Mr. James Smith if Geiger Grade wiit Ue widened becauie of
heavier traffic, there was no answer. But I understand the po.por. of figure 56 to get ,ndr.
"magical" 80 to avoid traffic study. But why to assume that piople ur.idiot. and ivil buy
anything that is attempted to be sold to them? You should alio take in consideration the round
about and all the traffic coming from Veterans Pkwy, Geiger grade, gas station. Not being built



wide enough, it looks pretty heavy in the morning hours, it will be worse if the development will
occur.

4) questions related to recent flood events. on page 12 , point 25 it is mentioned that the berms
will be put in place with fencing along the Geiger Grade, which for me means that more water
will be running into culvert on south side of Geiger Grade, which is not adequate to conduct the
running water just the way it is now even without additional contributing factors. Toll rd was
flooded and closed for a week or more not because drainage system put in place is working
perfectly, but because it DOES NOT! Which means the development will contribute to more
possible flooding.
Further on, the report prepared by Wood Rodgers company whose rep James Smith was present
yesterday on Citizen Advisory Board, states that their "studies indicate the site is well suited for
the proposed development" It is amazing, because when asked directly if can assure that the future
homes built on the site will NOT BE FLOODED, said he can not state that. Additionally, Wood
Rodgers company refer to among others to Summit Engineering top report produced in 2005
saying they provide "updated" geotechnical investigation. Letter is dated 1211412016. Let me ask
you, "updated" how? It looks more like "renewal". It is not updated based on event of recent three
weeks. Worth to mention that Summit Engineering Corporation conclude (page 80) "the findings
in this report are valid as of the present date. . ..changes . ..can occur. ...due to natural
processes. ..." Then how is Wood Roger's "investigation" can be "updated" if it does not refer to
recent flood event and specifically to area in the vicinity of the site - Toll Rd? Additionally the
very FEMA map from Washoe County Zorungprovided by Wood Rodgers shows parts of
development directly in the flood hazard zone A, zoneX and close to flood zone B.
And despite of all that the site o'well suited" according to Mr. James Smith from Wood
Rodgers???? How so?

Maybe one more point to add to that is that when South Meadow was developed, home owners
later on had to install sump pumps and moisture bariers in their homes probably because there

were excellent recommendations for development as in this case. Will not be surprised if it comes
to the same here if this goes forward despite all the warning signs we are seeing....

Our last question is whose interest is represented here to develop this last free piece of land along
the Geiger Grade frequented now by beautiful horses that gives the ileaceful country feel
attractive for many people causing them wanting to move and live there? Certainly not ours, not
that of people from the area. We appeal to you to stop this development in the name of our
people, our Nevada state and what it stands for.

Attached is the picture of "Wild Horse Area" sign and Wild horses picture on the site.
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January 29,20L7

Bob Lucey, Commissioner, b lucev @ rryashoeco u ntv. u s

Kelly M ullins, Pla nning, krnuilins@washcecountv. Lrs

RE: Case Number WTM16-003 (Bailey Creek Estates)

Mr. Lucey and Ms. Mullins,

When we bought our home 4 years ago the lot in question was zoned for commercial property. We

figured that storage units or potentially a strip mall would be put eventually on the property, not 55

homes. Somewhere along the line we missed where the property was changed from commercial to

reside ntia l.

These two pictures below are taken from the slider outside our kitchen and from our back yard. As you

can see the land behind us is significantly higher than our home. Our first preference is that this
subdivision be denied. Our second preference is that there are no two story homes at least along the
back part of the development blocking view and invading the privacy of our back yard not be allowed.
There is some precedence for this. See this link. h$pJlWtylU.:Utyhga.S_onl_leUd\^,p_-
content/u ploads/2015/O6l_S_\tA/-H eiehtRestrictions-16. pdJ

f.



Our other concerns are as follows:

ln the meeting of 7/25, the developer stated that they had completed studies to show that if
they added three water retention basins that it SHOULD be all that is needed to contain any
extra water caused by the new development. Although major storms only seem to come every
ten or so years, SHOULD really is not good enough is it? Does the County plan to do any further
improvements to Bailey creek drainage to prevent issues in the future?
ln this picture you can see that there will no longer be a good path way for people to walk. The
pathway will be very close to the drainage ditch. What will the county do to prevent erosion of
the ditch from walkers, motor ryclists and kids? tn the meetingof Ll25 it was stated that we
would need to call Washoe County when there are issues. Why because of a new development
does that become my responsibility to monitor who is in the back yard. Can Washoe County do
anything to limit or reduce people traffic? Can the CC&R's restrict access to the property by the
drainage ditch?

a

o

44

&ld
Rutr

'(_

Ball€i
Psr*

.6 it:

,$ooqLn
;d*.

Bl-itey
C164

o Right now there are two ways out of our housing division, Toll Road and Kivett. While Toll road
was closed the additional traffic on Kivett and higher up on Geiger was significant. Adding a

minimum of 95 to 100 additional cars changes this into an everyday event. The additional traffic
is bothersome, but does not concern me as much as if there is a fire or a larger storm/flood
event that would cause evacuations to the area. The additional traffic/cars added by this sub
division impacts escape routes for the current residents. How does the County plan to address
this issue?



ln conclusion, again I prefer not to have homes in my backyard. lf that is inevitable, I am hopeful that
the county will provide strict guidelines for the new developments CC&R's as well as not allowing any

two story homes.

Please let me know if you have any questions. I can be reached at beachinitlS@charter.net or via my

cell phone at775-224-5774 or home phone 775-885-8859.

Thank you for your time and consideration in this matter.

Cris and Larry Damico



To:
From:

Cc:

Subject:
Date:
Attachments:

Ron Ellis- Gmail

Mqlli!..tiellv; Horan. Phil; Donshick. Franciner prouoh. Greoorv; chvilicek. sarahl chesnev. Larrv;
iib2424@sbcg,lobal.net

Berkbigler. Marsha

Public Input regarding Baily Creek Estates/ WTM16-OO3
Sunday, January 29,20L7 4:16:45 pM

imaoe001.ono

Dear Hon. Commissioner Berkbigler, Planner Mullin, Members of the planning Commission:

Thank you for the well-developed staff report regarding the aforementioned development.

I am writing to offer my input regarding Bailey Creek Estates. I object to this development based on
the following reasons:

t. This area is on limited water resources based on a few local wells operated by Tlr/WA. All of
us who share these wells are resources and conservation conscious often allowing our lawns
to die or go yellow to save water.

2. One elementary school where the children of these families would likely go, Brown, is

already overcrowded. The additional homes would put additional stress on the other
elementary school, Hunsberger as well as contribute to overcrowding at the one high-school
and middle school that serves the area- DiPaoli Middle School and Damonte Ranch High
School.

3' Flooding has been an issue in this area - there is a creek that runs right through these
parcels. We would be concerned that building homes on this parcel would either endanger
the families that would live in these homes or reroute the flood waters to other homes.

During the recent storms, Toll Road became unusuable on multiple occasions forcing
residents that already live in this area to use Kivett Lane. During flood times Kivett Lane may
become crowded and dangerous for existing residents.

4. Geiger grade is already a dangerous highway. The existing traffic problems would be
magnified. My property on High Chaparralwould be immediately impacted as would all
others on High Chaparral that back up to the highway. Geiger Grade (aka VA City Highway)
is already a two lane highway, and very dangerous road. My property as the property of
other homes back uo to the highway and we would be surbject to additional traffic noise ancJ

danger.

5. Additional homes would place additional environmental hazards through increased
pollution.

6. The additional development, and the families that move in, tend to object to the Virginia
Range Horses that roam free, often visiting our neighborhoods. To many of us that
understand this was their naturalterritory, we don't mind. However, we see many people
move into these areas and then object to any equine activity. To be sure, the wild horse
issue is a complex issue, but combined with the additional traffic driven by such a dense
development would cause a safety hazard for both drivers and the Horses,

7. Crime will become an issue with this many more residents, We saw, and did not object to
this development when we lived in Las Vegas. We can say first hand, there will be an
significant increase in crime. We do not want that and while I can't speak for my neighbors, I

would suspect they would agree we do not want more crime in our peaceful neighborhood.



Without question, when this type of development was allowed in Las Vegas, we saw a

marked increase in crime in the Blue Diamond Road and Decatur area.

8. ln reviewing the staff report, the lots would not be consistent with the existing intent of

zoning. Some lots would be as small as .33 acres while most lots are approximately .5 acres

on my side of the road.

9. The development is likely to displace wildlife that lives in this area and cause the various

annoying critters to seek refuge in already developed lots,

10. The additional homes will place additional demands on fire services and emergency services

which already are understaffed with quality first responders and the ability to respond to

additional emergencies would be questionable.

11. lf approved, the construction of these homes will cause traffic issues, noise pollution and

disturb overall tranquility of the otherwise peaceful neighborhood. The Condition imposed

allows construction as late as 7 p.m. on weeknights and as early as 7 a.m. on Saturday.

Many of the children who attend DiPaoli and Damonte Ranch must go to bed early to rise

early to start classes. Very very disruptive to our quality of life. We are exhausted and we

will be awakened on Saturday mornings by construction noise. We would at least ask that

construction be limited to 8 a.m. to 5 p.m. weekdays only if approved.

12. Finally, while I consider myself pro-business and pro-growth, we must be careful what we

allow to happen to Reno. I watched as the Las Vegas Valley suffered many growing pains

where population and development outpaced the ability of the infrastructure to support the

population. Of foremost concern is the increase in crime. Reno is a hidden jewel. Our area,

the SE Truckee Meadows, is the pinnacle of that jewel. There are many sites that are more

appropriate for growth, but this is certainly not one of them as the land is scrub land next

squeezed between a drainage ditch and a highway unsuitable for building, despite what a

California developer wants you to beleive- as indicated by the numerous conditions placed

on approval if approved.

Therefore, we adamantly oppose the approval of this development going forward. The land is

unfit to build on, it would cause stress on schools, water resources, law enforcement and the

traffic and sewer infrastructure.

I have identified below m.y home from the photo in the planning commission staff report. As you

can see my property would be directly impacted.

Sincerely,

Ron Ellis

1260 High Chaparral Drive

Reno, NV 8952L

775-240-1,447





From!
To!

Date:
Subject:

Donald Lester

Mullin. Kelly

bailey creek estates

Sunday, January 29,20L7 7t32:23 AM

My name is Donald Lester, I live at 1380 High Chapanal Drive. I will not be able to attend
meeting set for Feb. 7th so I am sending some concerns I have about this development.

1. With the recent snow and rain Bailey creek has caused some real problems with Toll Rd. so
if we now focus all the runoff from housing into the creek also the situation will get worse.

2.The morning commute with cars tryrng to get onto Greiger from Shadow Hills can be a race
to accelerate fast enough to merge with the heavy flow coming down geiger . Now you want
cars from opposite side to try and do same thing without conkols. There is also a school bus
tryrng to get on Geiger from Shadow Hills at about 7 AM.

3. With all of these developments (I am also including the large one north of Brown School)
the kids are being sent to the established schools that are beyond crowded. Maybe we need to
add a $1500. fee to each new house to help with school expansion.

Thank you for the opportunity to respond
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South Truckee Meadows/IVashoe Valley
CitizenAdvisory Board

MEMORANDI]M

To: Kelly Mullin, Staff Representative
From: Misty Moga, Administrative Recorder
Re: Tentative Subdivision Map Case Number WTMl6-003
Date: January 25,2017

The following is a portion of the draft minutes of the South Truckee MeadowsMashoe Valley Citizen Advisory Board
held on January 25,2017.

7. DEVELOPMENT PROJECTS - The project description is provided below with links to the application or you
may visit the Planning and Development Division website and select the Application Submittals page:
www.washoecounty. us/comdev/da/da index. htm.

7A. Tentative Subdivision Map Gase Number WTM16-003 (Bailey Creek Estates) - Request for
community feedback, discussion and possible recommendation to approve a 56-lot, single-family residential
subdivision on two parcels totaling 28.76 acres. The tentative subdivision map is proposed to include lots sizes
ranging from a minimum of t0.33 acres (114,520 square feet) to a maximum of t.81 acres (t21 ,780 square
feet) with an average lot size of t0.41 acres (t17,869). The subdivision includes .75 acres of common area for
drainage facilities.

. Applicant: Silver Crest Homes

. Property Owner: Charles Maddox

. Location: lmmediately south of the intersection of Geiger Grade Road and Shadow Hills Drive

.Assessor's Parcel Number(sl: 017 -520-03 and 017 -480-02
o Staff: Kelly Mullin, Planner, kmullin@washoecounty. us, 775-328-3608
o Reviewing Body: This case is tentatively scheduled to be heard by Planning Commission on February 7,
2017

Stacy Huggins with Woodrogers introduced herself as well as Brian Newman with Silver Crest

Stacy Huggins spoke about the Bailey Creek Estates Tenative Map. She said it meets the Toll Road Character
Management Plan and Truckee Meadows Area Plan as well. Additionally, it meets the Washoe County
Standards.

c 28.76 acre undeveloped site.
o Located in South Reno, east of Geiger Grade (north)/Toll Road intersection (west). Kivett Drive (east).

Surrounding land uses are single family, vacant, commercial.
. Zoning: 2 units to the acre. Stacy showed the zoning map; Hatching on the map show the flooding.

The rest of the lots are not in the FEMA flood zone.

New project proposals:
. 56 lots proposed
o Density: 1.95 units per the acre, which is below the 2 per acre that is allowed. Y" acre lots along Geiger,

interior are 113 acres.
. Lot matching to that area plan.
o Average lot size is .41 acres.
. Common area for detention and drainage.
r Bailey creek is a common area; not will be impacted.
. This community will be maintained by a HOA.
o Underground storm drain pipe.



. This project will accommodate the flows.

. Utilities are in Geiger Grade, all which have capacity.r This project didn't meet the threshold for traffic study, but they conducted one anyway. 56 trips is under
the 80 trips threshold.

o PrimarY access is Geiger Grade and secondary Moon lane, which will be gated emergency access.
' NDOT had concerns about people using Kivett, which will only be available for emergency purposes.

Comments:
Mr. Coker said he has noticed the drainage; he said he said the Bailey Creek won't be modified. He said there
are parts that are still closed. He asked if this will be a hindrance. Stacy said the flood on Toll Road won,t be
{npacted by this project. The creek won't be impacted. Mrs. Coker ast<-ed if the conditions could continue, and
Stacy said it could.

Dwayne Smith, Director of Engineering for Washoe County spoke about this project. He said this project is
required to mitigate their impacts. Per Washoe County codes, projects will have io mitigate any issues. This is

, a flood plain' lt's to be expected that storm water to enter this arei. He said we cannot-expectihe project to
make enhancements above what is already required. Mr. Coker said if we have the same standards, we run
into the same problems. He asked what changes will inhibit this from happening again. Dwayne Smith said
cold 416 is required to be met for flood and storm water. They have to capture runoff in retention basins. He
said we are talking. about two separate th.ings - mitigating storm water and the fact this is a flood plain. Dwayne
brought a map of the project site. He said there are a lot of ttooO plains. Unfortunately, the box culvert is full of
debris' There were impacts. lt's unfortunate. Some impacts were averted, but there will still be impacts. He
said they have done research to mitigate flooding in Bailey Valley. He said they envisioned the project to
redirect the water sources, but there isn't enough money to fund those projects. Mr. Coker said'people will run
into the same issues as we have right now. Dwayne Smith said he is confiient the engineering meets
requirements. There are storm and floods; it's unfortunate how long the storm lasts and waterlaturates the
ground. Mrs. Coker asked about being affected by flood. Dwayne sliO tnis project meets requirements. He said
he can't say that it will or will not be impacted by floods. Pat Phillips said her cieek expanded during the storm.
She asked if this area became flooded in the last storm. The developer said the creek was flowing iast, but no
flooding. lt was staying within its banks.

Lonnie Detrick said she has seen floods for 47 years. She said she has wanted this project, but has concerns.
Lonnie showed showed her property on the map. She said there have been many etfortr by the County to
create ditches over the years. The flood comes from the Virginia foot hills and flow throughihis area. She
showed where the primary ditch,flows. She said Toll Road was already flooded on the 8fr. Both ditches down
Kivett were full already on the 8h. lt was a river in each ditch. The ditches get too full and cover Divett in water.
The water comes down allthe properties. There isn't nothing the property is going to do to remedy it. She said
erosion has taken away the swell ditch that has helped with flooding. She saiO tnl hydrological report doesn,t
show flooding on her property.

The project developer said there are plans for detention basins, and they will be maintained. The drainage
ditch will remain a common area. The intent is to create ditches to allow flow to Bailey Creek.

Matthew Mahr said he has maintained his own ditch during the storm. The ditch was full and rushing, but there
was still run off onto the driveway. He said he is concerned about shared ditch maintenance. He said there are
two sources of water flooding the property. This project isn't responsible for maintaining the ditch all the way up
Bailey Creek, but he said he wants to know more about maintenance. The developer siiO tne requirements wiit
be establishment of HOA to take care of that. He said he hopes someone reaches out to the HOA or the
County if they are maintaining the ditch, common area and landscaping. Matthew said he is concerned about
the grading' Developer said he wants to mitigate what is already happening. The developer said they try not to
touch bailey creek and they want to keep it natural.

Cris Damico said she had concerns with access to the ditch. They ditches were at their peak during the storm,
lf erosion happens, it will become an issue. She said her exit is fott or Kivett, and it gets congested with
additional cars. There isn't a good emergency exit with additional cars. She also askeO if theie will be two story
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houses. Stacy said two story houses are allowed in this proposed development. The homes will be 3,600
square foot in accordance. Stacy said the pedestrian access through the ditch won't be affected by this
project.

A public member said he lives on Kivett. The bridge was wiped out during the storm. The creek is a growing
organism. lt will be going into those properties if no mitigation happens. It wiped out so much and has
changed.

Jim Rumming said there is a common theme we are hearing during this project, The development is in
accordance with the requirements. The County isn't satisfying the issues with mountain drainage, flood control
ditches. You could do a lot with some ditch redesign, deepening, or home elevation. Dwayne Smith said he
would be happy to come back if we get this agendized.

Lynnette said there was 5 feet of water, She said Woodrogers, Army Corp of Engineers, BLM, Washoe County
all conducted a study. A lot of things could be done to mitigate these issues for cheap. The culverts aren't
being cleaned. She said they call the County and it's not being done. There was also a report created. She
said it happened because the county reconfigured the creek.

Pat Phillips spoke about the wild horse and wildlife issue coming through the property. She asked if there will
be fencing and gates during construction that will keep the wildlife out out and fences to allow them through the
fence after construction. Stacy said yes, we will fence them during construction. No current path to enter this
site.

Mrs. Coker handed out pictures to the board regarding the wildlife.

H. Darrah asked if the additional development impact and increase the future flooding events. Dwayne Smith
said there are detention basins, and there are impacts due to development but those are required to mitigate it.
Additional water will be routed to detention basins with the project and get metered out. The post development
flows doesn't exceed the predevelopment flows. Mr. Darrah asked about the traffic study and the estimated 56
average trips. He asked about the proposed re-route of Geiger Grade, and how close will that threshold push

the re-alignment. Stacy said she doesn't know the timing of the RTC re-alignment. That's a question for RTC.

Kathleen Pfaff said they purchased knowing they will have a beautiful view. She said she doesn't want to listen
to construction of the project. She asked how do they develop homes and sell them knowing what they are up
against. She said part of the beauty of south Reno the rural and peaceful. She said how can put in 56 houses
and not disrupt an entire community to develop something.

Lonnie spoke about an easement road. She said if the south parcels are developed, she won't have

emergency access. She needs an alley or gated road in case of emergency. ln respect to the view, her
property has a view of Mt. Rose. lf houses are put in, it will block the view if the homes are two story. She said
she will fight it. And if the homes are elevated, the view will be blocked. People cannot plant trees to block the
view of Mt. Rose. She was concerned for utilities. Lemmon Valley is being required to hook up to sewer. She
wants to know if they will have to be hooked up to sewer. She said she never saw wild horses. The horse are
feral , not wild because they were not sterilized in the past.

Marsy asked about the timing. Jim said this project will go before the planning commission on February 7h. lt
won't be 2018 would they be building houses. Jim reviewed the recommendation process. Jim said Washoe
County has all the information on the website. Stacy said 7am - 7pm would be the construction hours, Monday
through Saturday.

Mr. Coker wanted to know who to speak to with those comments. Kelly Mullin introduced herself and invited all

comments directed to her.

MOTION: Steven Kelly moved to forward all comments to the Planning Department. Jason Katz
seconded the motion. The motion passed unanimously.

J



cc: Jim Rummings, Chair
Bob Lucey, Commissioner
Al Rogers, Constituent Services
Sarah Tone, Constituent Services
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February 1,,20L7

Ms. Kelly Mullin; Planner
Washoe County Community Services Department
VIA EMAIT

RE: Bailey Creek Estates
south Truckee Meadows/washoe valley citizen Advisory Board summary

Kelly,

ln accordance with SETM Policy 2.4, the following is a statement regarding the January 25,2017 South Truckee
Meadows/washoe Valley cAB meeting regarding Bailey creek Estates (wrM16-m3).

Bailey Creek Estdtes (Cose Number WM16403) wos presented to the South Truckee Meadows/ Washoe Valley
Citizen Advisory Board (CAB) on Jonuary 25, 2AU. A brief presentation was provided to the CAB and residents by
the applicont's representative (Stacie Huggins, Wood Rodgers). Fotlowing an overview of the praject specifics,
the item was opened for public comment. There were approximotety 70 residents that spoke during pubtic
comment with conversation primarily focused on the recent flood event dnd issues reloted to the Boiley Creek
drainoge. Woshoe County Engineering Director, Dwayne Smith attended the meeting and onswered questions
reloted to the proposed proiect as well as issues regording drainage reloted to the larger Baitey Creek watershed.
As a result of the recent flood event, there were several concerns related to regional droinoge issues in this area.
This topic was not agendized for this meeting so Mr, Smith suggested thdt the CAB add an agenda item to o
future cAB meeting where the topic could be discussed in greoter detail.

Specific to the Bailey Creek Tentative Map request, the foltowing items were discussed (7) drainage, (2) troffic
and access, (3) wildlife migration, (4) utilities, and (5) viewshed impacts resulting from building'height ond
potentialtree locations. A response to eoch concern is provided below:

1) Droinage - The opplicant's representative explained that the Boiley Creek Estqtes project has been
designed to address drainage directly associated with the project by inctuding common areas thot will
serue os detention oreas when necessary. Neighbors located olong the eostern boundary of the project
osked if there would be ditches along the reor lot lines to perpetuate existing droinage chonnels and if
so, who would maintain the ditches, The opplicant's representative responded that o drainage ditch
would be provided along the entire edstern boundary to direct drainoge toword the common/detention
oreos. lt wos further clarified that it will be the responsibility of the Homeowne(s Association or
individual property owners to mqintain the ditch located on the project site.

The opplicant's representative further explained thot the project has been designed in occordance with
Washoe County Engineering and Drainage requirements. Generatly, the concerns voiced by the neighbors
regarding drainage were not specific to this project but rather were focused on regional r'ssues.

2) Traffic and Access - Primary qccess is proposed on Geiger Grade with secondary, gated emergency
access, qt Moon Lane. This secondary occess at Moon Lone will not be utitized unless on emergency
prohibits occess to Geiger Gra'de via the Shodow Hitts Drive dccess point. Under normal circumstances,



traffic from this proiect will not utilize Moon Lane or Kivett Drive. The emergency occess is required for
secondary fire access to the site should the main entronce be btocked. The emergency occess is not
intended for flood evacuation uses os no flooding events hove occurred blocking Geiger Grade at the
proposed main entronce. Therefore proiect traffic shoutd not impede emergency evacuation for those
who cannot use Toll Road during excessive flooding,

one reiident adiocent to the southern tip of the project thought they may hove legol access onto the site
ond osked that they continue to have access for emergency purposes if so. The title reportwas reviewed
prior to design for ony such issues. Subsequent to this resident's comments the report wos reviewed
ogoin and it is confirmed that no porcels olong the entire eostern boundary of the site are being accessed
via legol easement or prescriptive eosement ocross or through the proposed praject site.

With regard to troffic impacts, occording to a traffic analysis prepared by Sotaegui Engineers, this project
is anticipoted to generote 56 PM peak hour trips which will have some impoct on the odjacent street
network ond Geiger Grade- To address additionattroffic on Geiger Grade occessing the proposed project,
a right turn eastbound to southbound deceleration lone witt be constructed within the existing iOO fortright'of way on Geiger Grode. Based on the troffic onalysis, this project does not trigger ony additionol
im.provements olong Geiger Grade, specificalty stop tights or widening of the roadway.

3) Wildlife Migration - with regard to horses currently migrating ocross the project site to occess Bailey
Creek, the subiect srte rs NoT identified as migrotion path and therefore a perpetuated migration path
scross the site was not provided.

4) Utilities are located in Geiger Grade and can be ertended to serve the project without impocting the
adjacent properties.

5) ln accordonce with SETM Poticy 2.7 homes in this subdivision will match the odjacent building type
(single story/multi-story). with regord to tree plocement and height btocking odjacent property views,
the Woshoe County Development Code requires one tree in each front yard of a new subdivision.
However, the Development Code does NOT restrict the amount of londscaping in rear yards, including
location, count or height.

we believe we addressed the questions/comments voiced by the residents at the CAB meeting and that thisproject, as designed, should be considered acceptable for this site.

lf you need anything else or have any questions, please do not hesitate to contact me.

Sincerely,

,-Pa,ut
Stacie Huggins
Associate
Wood Rodgers,lnc



From:
To:
Cc:

Subject:
Date:
Attachments:

Stark. Katherine

Stark. Katherine

Emerson. Kathy; Mullin. Kelly; Webb, Bob; Edwards. Nathan

Additional public comment for Bailey Creek

Tuesday, February 07, 2077 1:46i06 PM

Bailey-Creek-oublic-com ment-after-addendum-before-PC. odf

5996 3116r"nOOn, Planning f Orr, rn i55ign6r5

fnrs is most likely the final errarl rwril seno you i:efore tonrgnl'S meeling Please See rhe attached

ad,-.jend',:n 1or g3rleV Cre:ek iWr\416 C03), /vhich is,te.n 9B cr, tne agenda irt,tll 3tso 0e provrding

narJ ,:cpieS Of thrs adCenO,rrn f6rr !ou at ihe rrieetrng

*.anks 
I

Kai_q Sisr'r,

From: Mullin, Kelly
Sent: Tuesday, February 07,20L7 t2:45PM
To: Stark, Katherine; Emerson, Kathy
Cc: Webb, Bob
Subject: Additional public commeht for Bailey Creek

Katy and Kathy,

Attached is a compilation of L1 new public comment letters. This includes all letters received after

the addendum was published and up until noon today. Can you please provide to the Planning

Commission at tonight's hearing and add to the public record (with copies for tonight)?

Thank you,

Kelly

Kelly Mullin

Planner I Washoe County Community Services Department

km,rllin@washoecorinty.,rs I (775)328-3508 I 1001 E. Ninth St., Bldg. A., Reno, N\./ 8-q-q12

Connectwith us: cMail I Twitter I Facebook I www.washoecounty.us



To:
Cc:

From:

SubJect:

KEN BROCK

bwh ittney@washoecountv, us
Mullin. Kellv

Bailey Creek Estates

Monday, February 06,20L7 10:35:21 AMDate:

Gentlepeople,

On Dec 8, 2015, my wife and I arrived in Reno from our move from the Tampa, FL area. Since we
had not previously purchased a home, we moved in with our son, his wife and 2 young children. We
began to search for a home to purchase. Our realtor set about to find us a home, We looked at
available homes. The search began after New Years. Most everything we were shown, within our
price range was in areas where the homes were too close for our likes.

Finally in lvlarch, we were shown a home in the Virginia Foothills area, on Chamy Drive, off Geiger
Grade. The home had been in foreclosure for over 2 years and we had to pour a lot of money in the
interior.

Now, for us to learn 50 some odd homes may be built, not to even mention a new tract of homes
are planned for the area across from Brown School, already over crowded, is not to our liking.

We were so excited to learned wild horses roamed our area. This was almost unbelievable for us.
Now, the areas where the horses roam and feed, is threatened. Please help protect these areas for
the horses by denying these permits in the Bailey Creek area.
Now, I haven't even mentioned the impact of more cars in that area. There are many senior citizens
in our community and more cars will pose a problem for us.

I know SSSS tattcs loudly, but have a HEART for the horses. This is something that not many people
can brag of having near them.

Sincerely,

Ken A. Brock

775-4s3-9693



From:
Tol
Subjectr
Date:

Kari Coleman

Mullin. Kelly; Lucev. Robert (Bob'l L; Smith. Catherine
Bailey Creek Estates

Tuesday, February 07 , 20L7 9t 14:28 AM

To Whom it May Concern:
As a resident of the Toll Rd/Geiger Grade area for the last 10 yrs +, I wholeheartedly
oppose the building of the Bailey Creek subdivision for the following reasons:
1. Our schools are tremendously overcrowded; Brown ES just had to adopt a MTYR
scheduled to be able to accommodate existing students. Where will the children from
this subdivision go to school?
2.Traffic congestion is already reasonably heavy in that area. The proposed 56
homes could possibly bring an additional 112 vehicles through the neighborhood
which will result in traffic delays and more problems with the already poorly designed
roundabout intersection. ln the last few years we have had several instances where
395 was closed due to fires and traffic was routed through Virginia City, down Geiger
into Reno. When this occurred, traffic was backed up at least 4 miles from 395. What
about event traffic and tourist season? Every year we are inundated with motorcycle
traffic during Street Vibrations. Will the increased residential traffic bring a stop to the
much needed tourist income to Virginia City? Kivett was used repeatedly as the only
access to the area after the Crane Ditch (Toll Road) flooded. lt would appear based
on continual flooding that Washoe County has not been able mitigate this issue... how
is the addition of 56 homes going to make this problem any better?
3. The presence of wild horses in this area makes the additional traffic even more of a
hazard. The horses cannot be controlled. We will have more horse vs vehicle
accidents not to mention taking away their natural grazing areas will push them
farther in to residential neighborhood in search of water and food.
Please do not let the plans for the subdivision to continue!
Sincerely,
Kari Coleman
310 Scorpio Circle
Reno, NV89521
775.313.1906



Subject: Tentative Subdivision Map Case Number WTM16-003 (Bailey Creek Estates)

Applicant: Silver Crest Homes

Agenda ltem Number:98
Project Summary: 56-lot single-family residential common open space subdivision
Re: Support Development and Urge Approval but with Request for Additional Conditions &
Considerations

Submitted by: Lonnie Edwards-Detrick, 15111 Kivett Lane, Reno, NV

I am a third generation Native Nevadan and a 47-year resident of Washoe County. parcel O7L-OL7-06
(15111 Kivett Lane formerly L6770 Kivett Lane) has belonged to my family for approaching 50 years and
abuts the proposed development on the southeast edge of the proposed site (Baily Creek Estates, Lots
23 & 24l,. (see Exhibit A attached)

Silver Crest Homes and Tim Lewis communities, according to their website, is a "quality home builder
with a commitment to being the region's top home builder in overall homeowner satisfaction," and I

conditionally welcome them as a neighbor. lt is my hope that the addition of their community will
influence those nearby to take more pride in their own property and bring a better sense of community
and pride of ownership to the Kivett Lane area. lt is also my hope that, with the addition of the
moderate to up-scale community, Kivett Lane and its residents wilt become a more integral part of SETM
community in the eyes of County, and the sense of being the unwanted step-children and/or outcasts
willdiminish.

That said, I do have the following issues/concerns/questions/condition requests that directly relate to
the project (Lots 23 & 24) abutting my parcel (and the parcels located to my north & south) and request
that the following be thoroughly considered and perhaps added to "Conditions, Amendment A".
Additionally, the property owners of the parcels to my north & south (parcels 017-071-05 and 017-071-
09 are in extenuating circumstances and a state of transition (i.e. death and health issues) that most
likely will not permit them to comment on their own behalf, so I feel compelled to speak accordingly.

lssues/Concerns/Questions/Condition Requests & SETM Goals:

EmergencyAccess lngress/Egress: sETM pg. 6, "Toll Road community"',witd fires have burned
through this area...", "health and safety is very important..." "additional means of ingress and
egress" (see Exhibit B, SETM Pg. 6)

a. This development will block my parcel as well as parcels Ot7-O7t-O5 &Ot7-O7t-O9 without
providing for any additional means of egress in the event of a wildfire.

i. Will there be a L2' gravel road adjacent to the v-ditch as denoted by Staff Report's
"Condition 'y.' in Exhibit A and Exhibit E - "V-Ditch to be located on the eastern side
of the development." lf so, could this be used as a gated emergency wildfire egress?
(see Exhibit A & D attached)

Blending Development: SETM Pg. 3, "Future growth in area will be managed to minirnize
negative impacts...", "blending development with existing development." sETM 2.7,
"Dwellings in new subdivision must match the adjacent building type...,,), (Exhibit E & F & H

attached )

a. Minimize Negative lmpacts & Blending: Two lots (23 SL24) on the project's southwest
boundary will abut my property. The typical roof pitch of a mobile/manufactured home is

3/72to 4172 or 15' to L8' in height. A single-story home with an tg/Lz pitch could

t

2
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potentially be up to 35' high - the height of a two-story home. What will the roof pitch and

home height be on these new homes and will a single-story height of up to 35' be

permitted? (ExhibitG & H )

i. Model Homes Elevations should be included in Tentative Map Application for
consideration by Planning Commission. Currently, Silver Crest is building homes

with high-pitched roofs in both their Monte Vista and Highland Ranch subdivisions

and could potentially see fit to place similar homes with similar roof pitch in Bailey

Creek Estates, thereby by-passing SETM 2.7 Rule & planning Commission

Consideration and/or Conditions because they are "single-story". (see Exhibit I

attached).

Preseruation of Mountain View & Minimize Negative lmpact: SETM Pg. 3, Pg 5. & pg 7.

"Preserue... Mountaan View..." : Baily Creek Lots 23 and 24 roof pitch/elevation and

landscaping vegetation will directly and greatly negatively impact my mountain view. Parcel

07L-0L7-06 has been in my family for nearly 50 years and has enjoyed unobstructed views of
Mt. Rose and the Carson/Sierra Nevada Range for nearly 50 years (Exhibit E, i & K & P attached)

i. View Consideration & Vegetation lmpact in CC&R's: Silver Crests Monte Vista

development off the Mt. Rose Hwy denotes view consideration in the CC&R's lt
would be neighborly and a sign of good will if the developer would add the same or
similar language to their CC&R's as currently in place at Monte Vista development,

and include consideration for their neighbors to the east, including my parcel. lt is

requested that language in "Condition 'r"' include the "view" language in the Bailey

Creek CC&R's (Exhibit L & M attached )

ii. Minimize Negative lmpact: See above ltem2.a. above.

iii. Silver Crest & View Consideration: Silver Crest recognizes the value of a view &

demonstrates same on their website with statement such as "These homes offer

Valley-sierra views, view of open-space - hillside views." & "incredible views".
(Exhibit N)

iv. Condition "x" of Staff Report: Request similar consideration be given to view

retention as with "Condition "x" placed on applicable final map and a disclosure

made by the developer to affected homebuyers. (see Exhibit H attached)

Drainage, V-Ditch, & 12'wide Gravel Road: SETM pg. 23. "Development in the Southeast

Truckee Meadows planning area will mitigate any increase in volume of runoff" (see Exhibit O

attached)

a. Drainage: Staff Report, Exhibit E, V-Ditch: "Offsite flows from MDS parcels will be picked-

up in v-ditches located on the project's east boundary." Request a more detailed description

. of v-ditch, including site location, material & depth. (see Exhibit D attached)

i. Steve of Wood Rogers indicated at the CAB Meeting that the ditch will be concrete,

yet Silver Crest representative Brad pushed back on this suggesting riprap.

1. County Engineering and Capital Projects Division Representative Leo Vesely

indicated the ditch will be concrete as discussed in a recent phene

conversation.

b. 12' wide Grave Road: Exhibit A "Conditio n't/" , " All drainage facilities located within
Common Area shall be constructed with an adjoining minimum 12'wide gravel access road."

4.



i. Does this Condition apply to the v-ditch? (see Exhibit C attached)
1. lf no, how will it be maintained in accordance with ,,Condition ,u,?

2. lf yes, can road be used as an emergency egress to Moon. See ltem 1,

Emergency Egress, above?

3. lf yes, can road eventually be used for M DS to east of project to tap into
Public Services such as natural gas and sewer?

Additionally, the cAB Memorandum failed to mention my major concerns and points brought up during
my three minutes of allowed speaking time and DID NOT thoroughly represent my points. Kivett Lane
(NOT "Divet Lane" as denoted in CAB Memorandum") flooding and the Hydrologic Report was merely
one of my many speaking points - which included Emergency Egress and Structure Height, View
Considerations and V-Ditch/Swale questions, yet "flooding" was the only comment addressed in the CAB

Memorandum - this is very disconcerting to me.

The developer may be my neighbor but they may possibly not be my friend as demonstrated by their
attempt to make my neighborhood a denser community by proposing an amendment to the Master
Plan and the attempt to by-passing the County by approaching the City of Reno for annexation.

Thank you,

Lon n ie Edwa rds-Detrick



Exhibit A: Bailey Creek Estates, 15111 Kivett Lane , Parcel

oL7-O7t-06
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Exhibit B: SETM Area Plan Toll
Egress for Wildfire

Road Community, Pg. 6 lngress and

Wlpltae-cptrqtyttaslql.Ptary 
-so-!{tEAqrr,Rllcre.F_Ui4DwtsAREA?LAN

The Tgll Bgsq communiq ls bordeEd on rhe wed by the city ot Reno and u.s. 39s and on rhe
lorrh by sR 341 and the virginia Foohit,s communrty. The sr,6ep sparsely populated virgrnia
Range is to the essl and the Steamboat Valley area to the sosth. tne ror ioia'"o*munrty is t
lowdenstty suburban lesdent€l cofnountty. wttn a more rural abnosphere than the neqhbonngvrgne Foothrlls area The area .e a combrnaton of older homes. new€r suMivisrons and
manufactured home subdtvrsons ftxcatod on the western edge ot the area. The roadways an the
Toll Road comrnuarty are both paved and un-pav6d some w,ttr curb ard gutter and rnost wlth V
d(ches. The resdential street rietwork rs easrty accessed trom SR 3+tI fof Road and Kivett
Lafle. A pon@n ot the resdentral housrng ls accessed ftom U s. 3gf rhere rs only a smafi
amounl of nelghborhood serving commercral centered along SR 341 and at the rnters€ctton of
Toll Road and SR 341 Due to the close p.oxrm,ty of new commeroal developm6nt in t1e Oty ot
Reno. the resdents bel€ve that there rs no need for funher comoteroal or tndustrlal land use n
the in the Toll Road area

Photo 7: Residential Examples

Lane Hame Located

The Tolt Road comrfiunity rs the onty communfty wrihrn the SETM plannrng area that has any
appreclable amount ol federat fand. Resdents teel rhat. in generat. itre pub]ic hnds in lhe a/ea
are besl preserved as open spabe. The pubttc land porcels lhal are surrounded by ex€tlng
resdential developmenl can afso be appropnate io. resrdefihat clevetopmenl al simllal dens{reg
as lhe surroundrng pftvale propeny. The pubtrc tands a!$o ofidr the communrty an oppo(Unity to
Iocate public ameflrlres suci'i as lrarlheads or parks A ptanned trarl head where Toll Road

toad area rs tocated rn vvnat ts conBtdered a wrtdla.d,ur,oan interface. tr. j . esiiari tr.r,e.
lrough thrs area ro the pa$ aad tne public s heatrn and satety is a very rnportant rs$ue.
'ro.vrd,ng_ for publrc safety oufing porentral wddfire s,tuahons would be enhanced with an
,dditional means o{ ingress and egress for the area Bartey Creet runs tnrougrr rre rol Roao
ommu.!'r\' and has caused floodrng aoo p'ropen).cemage in the pasl. Barley-creek tholJld be
ranaged as both a nalural amenllv to the area ancl a potentral lhreat to pubhc health and safely

.id\,9:0t; Faga 6



Exhibit C: Staff Report's - Exhibit A, Condition lryrr - L2'Gravel Road

Maintenance of Drainage

Wa6noe County Conditlons of Approvat

homeorrners association. As an altemative to a homeowners association. the
developer may request the establishment of a County Utility SeMce Area under
which fees nould be paid for mainGnanoe of the proposed storm drainage

dedhated by the developer ti,e., cuft and gutter, drop inlets and piping). The
County Engineer shaH determine compliane with this condition. The
maintenance and funding of these drainage facilities shall also be addressed in
tha f]CSEq ln lhe (etirfertinn af fhc nichi.t Afi.ffilet/c Ctffina

r rle lll{lAlltlulal }.lUttlllsllutEi tlUW VEtut/try tutct( Wl[ul qUeS ilUr Ldubg Et Ut, !'ilCfl
be determined for all proposed channels and open ditches. The determination
shall be based on a geotechnical analysis of the channel soit, proposed channel
tining and c-lrannel cross section. and it shall be in acrordance with acceptable
engineering publications/calculations. Appropriate linings shall be provided for all
proposed channels and open ditches such that the 100-yea flows do not exc€ed
the maximum permissible flow veloclty.

All elanpc clr.her rhah "{'1 chall hc mcr"hanirlllv ctahiliTcrl trr rnnrrnl arneinn Ae *n

Drainage easem€nts shall be provided for all stonn runoff that oossos more than
on6 lot.

Maintenance access roadways and drainage easements shall be provided for all
exiEting and proposed drainage facilities. All drainaga facilities located within
Common Area shall be constructed with an adjoining minimum 12' rvida gravel
access rsad. Maintenance access road shall be provided to the bottom of
proposed detention basins as well as over Coiinty owned and nraintained siorm
drainage facilities.

IO rne Ealrslacuon oI me i.ounty Engrneer. Afi graotng m nese areas snail oe tn
conformance with the Washoe County Code Article 416

Common Area or offuite drainage draining onto residential lots shall Oa
perpetuatsd through or around resadential lots and drainage facilities capable of
passing a lO&year storm shall be constructed with the subdivision improvements
to perpetuate the storm water runoff to improved or natural drainage facilities.

Prior to the finalizaUon of any final map. provide verification that permission has
been granled to construct Bailey Canyon Creek improvements on offsite pareels
not owled by the applicant.

Drainage easenlents shall be recorded over all FEMA A zones and floodwsys.

Traffic and Roadway (Washoe County Code Chapter 110, Article 4l!6)

dd. All roadway improvements necessary to serve the project shall be des(7ned and
constructed to County standards and specifications andrbr financial assurances
in an appropriate form and amount shall be provided

T*ntative $uhdivisrr* tlap ilase Nunrner tr1tTMl6ql03

Fag* 1'l r]{ JE wTM{6-403
EXH'BIT A

x.

v

aa.

bb.

cG.



Exhibit D: Staff Report's Exhibit E - V-Ditch located on the project's
east boundary

A LOMR on Bailey Creek was completed on Eailey Creek in 2{X}1 and the base flood elevations
were established along the Bailey Creek The proJect boundaries are outside of the current
FEMA AE.ofle on the creek, but is anticipated that the final drainage a$alysis would include an

updated review sf the flood limits based upon current topographic informatlon.

1.3 RF6rrrAToff PGRspEeftvE

The Proiect site is located within the washoe County iurisdiction. The onsite pipes and drain
inlet drainage facilities will be operated and malntalned by Washoe County. The Baily Creek

Estates HOA will be responslble for maintenance of the detention basins and Balley Creek.

2 PREttM.tf{ARY pEStCN

The nrooosed drainaee svstern for the orolect site consists of sheet flow from ttie lots and

stornr drain pipes. Onsrte flows will be directed to detention baslns or directly to Bailey Creek,
We have estimated five outfalls from the project into Bailey Creek Two of those outfalls will be
directed to detention basins to matigate for flow rate increases due to development. Off$ate

flows from the MDS parcels to the €ast will be picked up in v-ditches located on the proiect's
east boundary. The ditches will pick up the sheet flow from the east and convey it to the
underground storrn drain svstem. One detentaon basin is proposed in the common area with in

the proiect boundary a$d ofie detention basin is proposed in the adiacent common area along
Railev Crpek

3 HyORgrqGrcANArVS|S

Preliminary flow$ were estimated for the S-year and 100.year design events using the rational
method per the Truckee Meadows Drainage Manual. NOAA Atlas 14 was used for rainfall
intenslties. The basin calculations are included in the Appendlx, Ihere are frve outfalte that will
drain onsite and pffsite flows into Bailey Creek. QS's ranged from 0.8 cfs to 25.0 cfs. and

Q100's ranged from 2.7 cfs to 75.6 cfr. These flow rates are manageable in storm drain ppes
within the strect Right of Way, Excluding flows coming down Bailey Creek the predevelopment
flows coming through the proiect site have been estimated at 23.3 cfs for the Q5 ancl i5,5 cfs
for the Q100. Iotat post development flows, prior to detention, have been estimated to be
40'5 cfs for the Q5 and 127.1 cfs for the Q100. These are cumulative rational rnethod
surnmaries and are therefore conseruative. lt's likely the flows will be slightly smaller when
routed through the drainage $vstem in greater detail with a final design analysis. The delention
basins will be sized to reduce the total post devetopment flows to the rnaximum of the totar
predeueiopment flow prior to the storm drainage leaving the site.

a?
D3?tl.Jilind in*+t/at ive Fegign tclutiont

WTH'&A$. EXHIBIT E



Exhibit E: SETM Area Plan, CharacterStmt., Pg. 3 - Blending of New
Development

Wachoe CountY Mtster Ptan SOUI}'EAST TRUCKEE ifiEADol4ns AREA PI,AIV

The area @nlams a number of pefennEl *reams and tlvaler channols. Eoynton Slough. Drv
Cr€ek. St€amoost Creek Thomas Creek, Wtutes Creek. and nrany unnamed 

'ntem;ttentstfeams The privately owned Alexander Lake a6d Wasfioe County s Huffaker Hdl$ reservorr ate
the only ma,or reservoirs in the planning area Steamboal Creek rs the nal{rrBt fealuro that
provdes a common bond tor the enure planning ar€a as tt i#rn6s {s way from routh to nofih

1-".:*1Y.:ltlv:5ri9-lr::y1":ly1__.sl::TYi1g,t:I:-'l:Iy_1T:,9?:::

The plannng argas oharaeter rs completed by tand uses thst are drstf6uted lryrthrr seyefa! dlshnct
comm{rndies Future growth rn the area wll be rnanagsd to riln,mEe n€gatve rmpacts on the
chgracter of thege communrues pan€ularly those tmpacts retated to lhe generatron ol hght. atr.
and watet polluhon. wldlife and wrldhle habitat and rhe blending ol new development w'th anj-
ertstng oevglopm€nt.

Hiddco Vallev rs a semr.rural communrly wrlh,n the ui:.ncorpo,ated counly that borders Reia rc,

lhe west. unrver$ty of Neyada (uNRt Farms ano the Tructee Rrver to the nonh lhe vrgrnra
Range and Storev county lo |he East and lhe Huffaker Narrows area ro th6 sourh wdd norses
have grazed on lhr$ land lo, many years lhe! graze rn the hilts to tho East of Hrdden \.alle!
Regronal Park and also roam rnlo lhe areas south ol the parh l{rdden Vallev .&as a gan of the
Emrgrant lrarl l8ken Dt oroneers who were cahrornta Dound ilr the mrd 19'' century rhe
infamous Oonner pany $as koown to have traversed through Fhdden Vallet foltowng Steamboal
Cr€ek and passr^g to th€ $outh ol lt'ifaker l-ltlls betore resumlng theJr norlh anO westward
movement ln plsces thorr laagon ,uts can girll be geen fhe h'lls gurroundrng Hrdoen Valle\ are
home to coyot6s. rabbrts raccoon$ bfds ot all krnds rncrudrng the Mountarn Brueb'rd anc
goldon eagleg The wet|ands are home to herons ducks g€ese and the occasronal w(dfowl
\,rsrtor aE a resllng place when mrgrarrog on the Nevada flylrav

Photo 3: Hidden Valloy and Univercrty of llevada Farms

There are no major hrghwal.g o, artefial roads thal presently btsecl Hrcrden Vatlev Arl lhe roacs
that are encompass€d rn the Valley are local access roads Thts enabtes resdenls to enlo! a
qu€l atmosphere free trom kaffic norses Thore are no stree$Ehls rn the Valley and lhrg enableg
the restoeflts to enlov a vGw of lhe nqhl stars rral 

's 
no{ avarlable to o$ers clo9el rnlo rne c[v

There rs an astrononry crub thal uses the accessrbte areas of H'dden vallet Regonal Fa* io
,te!l ihe Stars'^,lh telescoogg becaijs€ the darkness ,]f tne surround,ng nerghborhocd Frerrrts
oe[er Yrewrng

Hrdden yaliey has a dese(clrfiat€ tlprcal of atro ,teslerr dalters rar}olrq ttomertended oroughl
lo tiooc condltons 6nd rs extrernelr g8nsrtrre to prevalent envrronmenlai a.rno(ons steamboat

)r\ '9 :(jt I ;Eag :



Exhibit F: SETM 2.7 Dwellings Must Match Adjacent Building Type

Washoc Mes,jet Plen SOIITHEAST TRI.rcKEE IIEADOW9 AREA PLAN

SETM.t.7

SETM.1.8

sETht.2.7

Goal rwo: Establieh dovelopment guidelines that will impbment and prcservc the
cornmunity charactor commonly found within the indivirlual communities of tire Southeast
Truckcc Mcad_ows planning aroa. Gommon Develoomenl gtandardg for all thc Ghlracter
IlianaEement Areas.

Pollclee

SETM.2 1 When feasrble. given uttity aod Ecc€ss constraints. grading in subdivisions
est€bli8hed after the date of ftnal adoption of this plan will:

a. Minimize disruption to natural topography.

b. Utrlize natursl comours and slopes.

c. Complement the naturat characteristics of the landscape.

d. Preservs existing vegetation and ground covsrage to mintmize erosion.

e. Minimize cuts and fills.

SETM.2 2 The inBtallation of naw streeflights will be minimized and if approved will be for
safety reasons, Any lighting propo8ed must show how it is consistent with
cuffeni he$t practice'dark-sky" standards. Lights shall be shietded to prBvent
light spillaga onto adjacent properties or streets.

SEIM.2.3 $;te developmenl plans for new subdivisions. commercial and public facilities in
the Southeast Truckee Meadows plannrng area must submit and follow a plan for
the control of noxious weeds. The plan should b€ developed ihrough
consultation with the Washoe County District Health Depafiment. the University
of Nevada Cooperative Extension. andior the Washoe Stor',r Conservation
District.

SETM.2.4 Applicants required to present their development proposal items to the Citizen
Advisory Board must $ubmit a statement to staff. not lalBr than one week.
following the meeting date. explaining how lhe final proposal responds to the
community input received from the Ctflzen Advlsory Board.

SETM.2.5 During review of tentatve maps and other development proposal$. the Planning
Commission will review the adequacy of the minimum $tandards e$ablishei
under Goars 2, 3. 4. and 5: and upon a finding that a standard is in€dequale to
implement these goals. may impose other similar standards aE necessary to
impleffieni the relevant goal.

SEIM.2.6 Washoe County Community Development will prornote the uso of renewable

The Waehoe County Planning Commlsehn wlll revbw any appllcation to expand
the Suburban Character Management Aree lnto the Rural Character
Management tuea against th,B flndlngs. criteria and fireshoEs in the plan
Maintanance soction of thls plan. At a minimum. the ptannlng Commission rnust
make eech of the applicable ffndirgs in order to recommerd approval of tfte
amendment to the Board of Co.rnty Commissioners.

Washoe County wlll work to ensure that the long range plene of facililies
proyidgrs for transportation. watar resources. schools and parke r€flect the goals
and polbies of the SETM Ares Plan.

Dwalllngs in new subdlvlsions adjacent to existing residenUal developmsnt must
natch lhe adjacent building tvpe (single storylmulti-stoqri. Developmont is
oonsid€red adjacent if not separated by a roaci or a 30 foor or wider landscaped
buffer area.

-tJy i9.20it Pige 9



Exhibit G: Roof Pitch Diagram & Roof Pitch 4llz
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Exhibit H: staff Report's - Exhibit A Dwelling Height, condition ,,x."

Washoe County Cortd[bns of Approval

areas and related improvements shall be addressed in the cc&Rs to the
satisfaction of the Distict Attomey's Offtce.

iv. The proiect adjacent to undevebped land shall maintain a fire fuel break
of a minimum 30 feet ln wittsr until such time as th6 adjacent land is
developed.

v. Locating habitable structur6s on potentially active (Holocene) fauil lines,
whether noted on the recordgd map or discloeed durlng slta irreparation,
is prohibited.

vi. All outdoor lighting on buildings and straets within th6 eubdivision shallbe
down.shielded.

vii. No motorized vehicles shall be allowed on the platted common area
except emergency vehicles, utility service vehieles, or vehicles involved in
homeowner association maintenance and repair of common area
facilities.

viii. Mandatory solid waste collection.

ix- Fence material.(ff any)..leight. and.location limitations. and re-fencing

ltyashoe Countv Enqineerinq and Capital proieets Division

x. Dwellings adjacent to existing residential devalopment must rnatch the
adjacent building typ6 (single story/multi-story). Development is
considered adfacent if not separated by a road or a 30-fooi or wider
tandscapsd buffer area. A note to this Bffect shall be placed on applicable
final maps, and a disclosure made by the developer to 

'iffecteo
homebuyers on their closing documents.

S,

ol ihe final map as "common open space" and the related deed of conveyance
shall specifically.prwide for the preservatron of the common open space in
perpetuity' The deed to the op€n space and common area shall reflecl perpetual
dedication for that purpo6e. The deed shall be presented with the cc&Rs for
review by the Planning and Development staff andthe District Attomey.

t, Disturbed areas left undeveloped for more than thirty (30) days must be
revegetated by methods approved by planning and Development and thal
comply with the requirements of $outheast Truckee Meadows Area pran policy
11.5.

u construction hours are limited to r a.m. to z p.m,, Monday through saturday.

v. A will-serve from Truckee Meadows water Authority and mylar map of the
proposed pfoject shall be presented to the state Engineer for approval and
signed through his office pilor to development.

Teniariv6 Sutrdivision Map Ca$e Nlrnher: WTIil16,003
Page 7 of 16 wTnl6-M3
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Exhibit J: sETM, Master Plan, preserve Mountain views, pg. 5

\79!9e .cot1p"-ty- Mgsler Pta1. SAUTHEAST TrurcKEE MEADOWS ARAA PLAN

The Vlr?llla Foo$tl.ts Commqrdtv 
'! a peaceful residentaal suburban community within easy

driving dislance of urban amsnilies. The Footfiills area is a combination of custom homes and
subdivisions lhat rsnge in bt size from l,3 to 112 acre wilh a few larger properllEs. The Foothilts
rs an sIea of wide resdentral streets some with curb and gutter and 6ome with V ditches. Th€
resdential stregt netwoth is easily accessed from SR 341 or Weetern Skies Road. Vrrgrnra
Foothills is bordered on the west by resrdential devehpment in the Crty of Reno and on the north
by undeveloped land within the city The steep privately owned and mo8tly undeveloped
mountains of the virginia Range are to the ea$ ancl Geiger Grade (sR 341i on the south
sepalates Virgin,a FoothillE from the Toll Road area. Resictents support the idea of the highway
obtainrng 'scenic Highway" status from the state. The area iupports a small amount or
neqhborhood $ervrng comm€roal centered along SR 34t Due to the clos€ proximity of new
commerctal development tn the Ctty of Reno. the resdeot3 beheve thal there rs no need for
further commerclal or rfldustraal land use rn lhe Foolhrlls area

Photo 5: Virginia Foothills Neighborhood (taken from SR 34f )

Photo 6: Commercial Uses Located on SR 341

The essentral elements thal create and suppod the Vtrgrnla Fcothrlls suburban hfeslyle tnclude
low'densrtv housing, against the backdrop of the Virg'nia Range the nerghborhood elementary

enfioaching devel6p6661 has closed ott many- places to ride a horse. some oI the resrdents ot
th€ Foothtllc sttll keep horses on therr propeny Foothrll restdents betieve tn the necessrty to
preserve their natural resources for the benefit of present and fulure generattons of restdents
Resrclents befusve rn the rrnpo.tance of greSer*ng clean air. ciark night sfres. mountarn ,rrews and
prorr'iding a sate commuqrry free from etcessive noise and trafiic.

.-i.ti.\ tg :C11 Page i



Exhibit K: SETM, Master Plan, Preserve Mountain Views, Pg.7

Ye-s"!!.pr,9ggr..rv_ltq"s:sr..Ug"q_-. SOUIHEAST TRUCREE 
'NEADOWS 

AREA PLAN

Photo 8: Toll Road Area (taken from SR 341)

The essentral elements thal create and support the Toll Road areas hfestyle rnclude a nrrx ol
housrng types rn a rural style atmosphere: Cottonwood t$eqhborhood Park occasronal vrews cf
grazrng wrld horses and raptors along with uldlife such as ceyote. skunk and raccoon Aithough
encroaching developmenl has reslrrcted places to rrde a horse. some of the restdents oi the area

ma,ntain lhe integflty o{ the communitv lor exrstrng re$rdents along w(h errhancrng equeslrran and
other recreatlonal oppodunitres for lhe area The recently completed path along the length of Toll
Road would De complemented hy an un.paved equeslrran t'ath along the oppo$rte srde of fhe
road Residents beheve in the imF,ortance oi preserving clean atr dark nrght skres. mountaril
vrews and prcrvtdrng a sate con:munity tree from excessrve norse and traffrc

Vision and Character Managernent
Land Use

Goal One: The pattern of land use designations in the Southeast Truckee Meadows Area
Plan will implement and preserve the community character described in the Character
Statement.

5t lt"l 1 1 Ihe soulheasl iruckee N{eadows L;naracter &lanagenlent Hlan L4ap {uMP'! $nall
rdentrr.l the Southeasl Truckee [{eadows Rural Character f\rlanagenrent Area
tRCMAr. the Hrdden Vallel Suburban Character [4anagement Area THVSC]vIAr
the Vrrgrnra Foothrlls Suburban Character Management Area iVFSCMAI and the
Toll RcEd Suburban Characte. llanagement Area iTRSCL,IAi

The following Regulatory Zones are permrtted rvithtn the Southeast Trucl(ee
ft,leadows Rural Character li4anagement Area.

a General Rural (GR - One unir per 40 acresl

b Lor'r Denslt! Rural {LDR - ifne unr[ psr lij 6gres,

c lvledrunr Densrty Rural t[,lDR - One unrt per 5 acres)

d Low DenErtv Suburban ILDS - One uarf per acre!.

e lvledium Densit,r Suhurban rh4D.q - See Foltcv : -1 3 t

f. Prlbhc:*tenr-publlc Facrfulres rPSPr-

o Parks and Recreatron rFR i

SETI,I 1 2

Dege



Exhibit L: Monte Vista CC&R View Obstruction

tl625$l7 Page 19 of 62 .08r26l20i6 0g:4{:1I AM

easualty insurance obligation or premium of the Association; and (e) such activities are consistent
with the rcsidential charactcr of tre Propc-rty and othenrise conform with ths provisions of this
Declaration. Additionally, notrrvkhsUnding the above. garage sales. moving sales. and rummage sales
may be conducted upon the prior wrinen approval of the Board. which approval may bc granted or
withheld in the Board's solc and absolute discretion.

3.10 !{o Further SuMivision. No l-ot may be further suMivided without the prior wriuen
approval ofthc Board. which approval may be Eranted or withheld within the Board's sole and
absolute discretion: provided. houtver. that nothing in this Section shall be deemed to pr€t'ent an
Ou'ner fmm. or rcquire the approval of the Board for: (a) selling a Lot or (b) urnsferring or selling
any l-ot to more than ont (l) pervtn to be held by them as tenants in common. joint tenants. tenants
by" the endrety or 8s communiry* property: or (c) the leasing or r€nting by any Owner of all of his Lot
providcd that any such lease or rental shall be subject to and in acoordanct with Section 3.2 of this
Declaration.

3.1I Drainage. 't'here shall he nr-r interf'erence *'ith the establishcd drainage in the Properg'
trnless an ad!'quate altemative provision. previously aptlroved in *titing by the Architectural
Committee. is made tbr proper dnrinage. and sueh akcmative pror.'ision will not harm or unduly
increase the burdcn on an1 adiacent Lots or Common Elements. For the purpose hereof, "established"
dminnun. is.lefinp,{ ac th.' rlrninrse *'hich rxisls at thr time a l.ot is eonvei,ed to an Owner hv Declarant

i.ll Vierv thstructions. No tegetation. Improuenrent or other obsrruction stull tr ptanted.
con$tructcd" or maintaincd on an]. Lot in such ltrcatir:n or of such height as !o unrea$)nably obsruct
the vierv from any' other Lot. Each (hrner or resident of a Lqt shall be responsihle for periodic
trimming. pruning and thinning oiall hedges. shrubs and trees located on thar portion of his Lot u'hich
is subject to his control or maintenance. so as to not unreasonably obstruct the view of other Owners
or residents. Each Orvntr. by accepting a dcc'd to a Lot, trerehy aeknowle<iges thar an-r'construction or.
installation by Declarant ma1 impairthe view of such Owner. and herehy conscnts ro su(.h impairment.

w.tltr rL.. qyl,lg.srrvr lvt srrj

modilied without the prior u'rinen approval of the Architectural Committee. in accordance u.'ith
Articlc Vlll. \o motlification ma1 be made that will impair the sfuctural intcgriq or mechanical
slstelns or lcssen the supp,ort ot'an1'portion of the hoject. Note: Washoe Counrl has the right. but
in no erent the obligation. to cnforce provisions of rhesc Cl('&R's in a situation where the Deglarrnt
or Assuciation cannot or q,ill not enlorce.

3.14 b{aintenancc and Repair. The Owner of each t-ot shall be solely responsible lbr
maintaining such pmperly" and all [mprovements thcreon. in a clcan and crrderll'manncr. in a good
rondition and state of rcpair. and odequael-v painted or otheru,ise tinished. all at such Ounerrs sole
cost and expense. The Owner nfeach Lot shall kecp such Lot free ofdebris.junk. and ahandoncd or
ilroperable vehicles. machinery. and equiprnert. Iurthem(\re. the Owner of each Lot. $ubject to rhe
restriction sct tbrth in Sectian 2-A.9. shall keep all vcgelarion on such Lor appropriaely irigatcd.
mot'ed. and pruned. as applicable. and shall immediately- replace eir othernise landscagr an1' yard area
cultivated with grass or srrd ii *ueh grass or sod is rllrrwed to die. No truilding. structure. or other
lmprovernent uithin the Pmjecr shalt bc permitted tri fhll intrr disrepair. No Or+ner strall do any afi or

12



Exhibit M: Staff Report's - Exhibit A, Condition "r"

tffaqhoe Cornty fjonditione of Approval

o. All landscaping and rev€getation shall bs maintained in accordance with the
provisions found in Washoe County Code Section 110.412.75. Maintenance. A
three'ycar maintenance plan shall be submitt€d by a licensed landscape
architEct registered in the State of Nevada to the Planning and Development
Divislon prior to a Certificate of Occupancy. The plan shall be w6t-stamped.

p. The applicant shall submit and follow a plan for the conrol of noxious weads.
Prior to any ground-disturbing activity. the applicant shall provide the Planning
and Development Division a copy of the plan, which should be developed
through consultation with the Washoe County Health District. the University of
Nevada Cooperative Extension, andlor the Washoe-$torey Conservation Districl.

q. Any lighting proposed, including street lights, shall show how it is consastent with

:'i.:I^L.i'",.fli1':?^:*f:ll:-*:i"91^:"i"*:,:f.^*^,1T:i':g?:5fl

Conditions. covenants, and restrictions iCC&Rst. including any supplemental
CC&Rs, shall be submitted to the Planning and Development staff for review and
subsequent fonruarding to the District Attorney for review and approval The final
CC&Rs shall be signed and notarized by the ownerts) and submitted to the
Planning and Development Division wlth the recordation fee prior to the
recorclation of the final map. The C6&Rs shall require all phases and units of the
subdivision approved under this tentative map to be subiect to the Bame CC&Rs.
Washoe County shall be made a party to the applicable provisions of the CC&Rs
to the satisfaction of the District Attomey's Office. Said CC&Rs shall specifically
address the potential for liens against the properties and the individual property
own6rs' responsibilities for the funding of maintenance, replacement. and
perpetqation of the fotlowing items, at a minimum;

i. Maintenance of public accegs easements, common areas. and common
open spacss. Provisions shall be made to monitor and maintain. for a
period of three (3) years regardless of ownership. a maintenance plan for
the common open space area. The maintenance plan for the common
open Epace area shall, as a minimum, address the followng;

Vegetation managsment:

Watershed managerneflt;

Debris and litter removal;

Fire access and suppression: and

Maintenance of public access and"or maintenance of timrtations to
public access.

ii. All drainage facilities and roadways not maintained by Washoe County
shall be privately maintain€d and perpetually funded by the homeowners
association.

iii. All open space identified as common area on the final map shall be
privately maintained and perpetually funded by the homeowners
association. The deed to the open space and common area shall reflec{
perpetual dedication for that purpose. The maintenance of the common

Tentalve Subdivislon Map Ca*e Nunlbcr: Wft{418-U0:-r
Pags 6 rf fB
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Exhibit N: view Mentions -- Highland Estates & Monte vista
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Exhibit O:

23

SETM -- Water Resources - Flooding - Goal Fifteen, Pg.

WashocCounu $octerPtan SOUT}'EAST TRUCXEE MEADOWS AREA PLAN

Goal Fourbcn: Mining, including aggtGgate operations, in the Southcast Truckee
ileadows plannlng arca wlll be compatible wttt! exlrting residerual, recreatlonal and
educaUonal utes.

Policles

SETM.14,1 Mining aetiviuee ln th€ Soulheast Truckee Meadows must be adeguately
scresned and/or buffered from residentlal. recreatlonal and educationEl land uses
and lrom roadwaye designatEd as artorials or hignwa!,s on th€ Southea$t
Truckee Meadows Str€ets and Highways Map.

Proposals for any new mining activiti$ or review of existing Ectivities perrnits will
be subfect to a Publlc Health lmpaet REview. to bs conducted jointly by
Community Development starf and Washoe County District Health Department
S{atr The specific content and methodology of th€ lmpact Review will be
determined by the Washoe County District Health Department with the
cooo€ration of the Washoe Cduntv Communfiv DevetoDment DeRertmenl. on e

SETM.14.2

Water Resources - Flooding

Goal Fiftccn: Personal and economic losses asrociated with flooding wil! be minimized.
Oevelopment in the Southeast Truckee Meadows planning area will mitigate any increase
in volumc of runoft to en$urc that tha flood hazard to existing devaloped properties is not
exacerbated.

PolicicE

SETM.IS.1 Development rqrithin th6 Southeast Truckee Nleadows will conform 10 Regional
Water Plan Policy 3.1.b. 'Flood Plain Slorage witfiin the Truckee River
Watersh€d". as well as locally spec'ific flood control requirements as adopted b\,
Washoe County.

SETful.lS.? Development within the Southeast Truckee !.{eadows will conform to Regional
Water Plan Policy 3.1.g. lt,lanagement Strategies for Slopes Greater than 15
Percent.' as well as locally specific ero$ion control requirernents ar adopted b',,

Washoe County.

Goal Slrt€an: The Truckeo lvleadolre Hydrographic Basin is a deslgnated groundwatsr
basln and a decreed surface water system. Water resources wlll be supplied to land uses
in th6 $outheast Truckee Meadsws plannlng aroa accordlng to the best
prtncipleslprastices of sustainable resource development.

Policies

SEIM.16,1 New development shall compty with Rsgional Water Ptan Policy 2.1.a: 'Effluent
Reuse - Efficrent Use of Water Resources and Water Rights'.

SETM.16.2 Dsvelopment proposals must ba consistent with Ragional Water Plan Policies
1.3.d. 'Water Resourcer afld Land UEe", and 1.3.e. "Wat€r Resource
Commitments".

SET[.,1.16.3 The creation of parcels and lots ln the Southeast Truckee tvleadorts pianning
area shall require the dedication of rvater nghts to Washoe County in quantities
that are conslstent with the rraler use $tandards $st by th€ 8tat6 EnginBer andror
iVqshoe County,

J.Ly !9. l3t1 Fag* i3



Exhibit P: view from 15111 Kivett Lane as rendered by Google
Earth



From:
To3

SubJect:
Date:

Holly Eisemann

tvlullin, Kellv; Lucev. Robert (Bob) L; Smith, Carierine
Stop Bailey Creek Estates

Tuesday, February 07, 20L7 7t56:31 AM

l'm writing this letter in order to voice my concern over the proposed Bailey Creek
Estates development. We bought our home in 2011, and since then we have had to
evacuate for fires at least three times. Evacuating from our neighborhood is already
difficult because there are really only two ways out to Geiger Grade via Toll Road and
Kivett Lane. Geiger Grade is only a two lane highway in which wild horses are
frequently crossing. This past month, Toll Road was closed for a significant amount
of time due to flooding. Just this morning, Toll Road is on the verge of being closed
again due to more flooding, despite only having been reopened for a couple weeks.
Kivett Lane has been our alternate road when Toll was closed, however that road is
barely wide enough for two cars and surrounded by drainage ditches that are already
overburdened. Several times throughout the flooding Kivett also became unpassable
as the waters rapidly and significantly rose up over the roadway. The flooding
measures we have in place are grossly inadequate, and the recent attempts to
mitigate this have also been unsuccessful. Building a new housing development on
top of our existing flood prevention infrastructure will be disastrous. I would like to
point out that when we bought our home, we were only told that flood insurance was
not required in the area and that in the field behind our house was existing culverts
and drainage should any flooding arise. Obviously, we should have been warned
more about prior flooding and potential for future flooding in the area. Are the
potential buyers of the Bailey Creek Estates homes going to be made aware of these
issues, or will they be left in the dark as we were? Fires and flooding are just two
recent examples of how our neighborhood cannot handle the influx of even more cars
on the already overcrowded and poorly designed roads.

The nearby schools are already switching to multi-track calendars because of such
tremendous overcrowding. I understand the county is working towards building more
schools, but until that actually happens, building Bailey Creek Estates will only further
hinder our schools and our children's educational needs. Our neighborhood just
simply cannot handle more students anytime soon.

The developers have provided extremely poor and inaccurate estimates as to how
this will impact our neighborhood and community. Anyone can see that their
estimates of added cars and students in the area are preposterously low. Until more
appropriate studies and assessments can be made, Bailey Creek Estates just should
not be built.

I trust that our elected representatives will keep the existing communities best



interests in mind when addressing this proposed development.

Holly and [Marcus Eisemann

13577 Gold Run Drive

Reno, NV89521



From:
To:

Cc:

Subject:
Date:

Diana Fowler

Mullin. Kellv; Whihev. Bill

lhidalgo@roj.com

CONCERNS: Bailey Creek Estates / Wild Horse Area
Tuesday, February 07,20t7 11:03:48 AM

Dear Ms. Mullin and Mr Whitney,

I understand that Case# WTMl6-003 Bailey Creek Estates is under review. I have lived in the
Virginia Foothills area since 1998 and I have been a realtor in Reno/Sparks for oyer 22 years.

I understand that development on the subject property is most likely inevitable. However, I do
hope that certain issues be addressed and considered:

1. WIld Horses: The wild horses have always roamed this area and migrate through it. They
drink from the creek running through the subject properry. If they get trapped on Geiger
Grade it mean accidents for the horses and for drivers. The development needs to provide a
way for the horses to get off of the road and back to the creek and open land - perhaps a
easement or walking trail.

2. Walking Trails / Access to Open Land: The land proposed for development has always
been used by residents for walking, hiking, bicycling, riding their horses and ATV's. It would
be neighborly if this developrnent allowed public access through this property so the area
residents could still access the open land beyond it and preserve our rural quality of life in
Virginia Foothills.

3. Light Pollution: The residents of Virginia Foothills cherish our view of the night sky
without light pollution of street lights. Hopefully this will also be taken in to consideration.

4. Schools: Our schools in the ffea our already over capacity. How will this be addressed?

Thank you for your consideration.

Sincerely,

Dicrlta Fouler Rogers, ABR, CRS, GRI
Keller Williams Group One Inc.
lo17g Professional Circle, Ste too, Reno NV Bggzt
Direct: Z75-690-2474
E-Mail : I'tianaRenoH ome s @ g mail.cont
Website : www. Reno Ftne H ome s. com
H ome S ear ch : w w tu teno pr op er tie s.listing b o ok. c om



i

From:
To:
Cc:
SubJect:
Date:

Smith. Catherine

Brian; Lucev. Robert (Bob) L

Emerson, Kathv; Mullin. Kellv

RE: Balley Creek Estates

Tuesday, February 07,20L7 9:55137 AM

DearMr. Jewell,
I believe your concerns are related to the Planning Commission and as such would be best directed to the
Community Services Departrnent which manages that Board. I understand some misinformation was provided to the
public via the "Nextdoo/'neighborhood App which advised concerned citizens to contact this office; however, as I
previously stated this Board is not managed by the Clerk's Office. Any further comments for the planning
Commission related to the Baily Creek Estates should be provided to either Kathy Emerson or Kelly Mullin in the
Washoe County Community Services Department, both of whom I have copied with this email.
Respectfully,

Catherine Smith

Supervisor, Board Records and Minutes
Washoe County Clerk's Office
1001 E. Ninth Street, Building A lReno, I.n/ 89512
7 7 5.7 84.7 27 5 | csmith@washoecounry.us
www.washoecounty. us/cler*V

---Original Message-----
From: Brian [mailto:briarliervell I 3@ hotmail.com]
Sent Tuesday, February 07,2017 9:54 AM
To: Lucey, Robert (Bob) L
Cc: Smith, Catherine
Subject: Bailey Creek Estates

Hi Mr. Lucey,

My name is Brian Jewell and I live at 15180 Bailey Canyon Dr. I would like to start out that I would like to have
this email apart of the public record voting against the Bailey Creek Estates subdivision you will be deciding on
later today.

I have lived in South Reno my whole life. My family and I moved into this house 3 years ago moving from
Wyngate Village in Double Diamond. We chose this arca because of the rural feel and the space we had around us.
We looked for houses for l8 months until we fell in love with this one. I really feel this new subdivision rvill
intrude and interfere with our way of life.

Please "Do Not" allow this subdivision to go through. I have major concems with this subdivision and the impact to
all of our neighbors. Views, over crowding, traffic, flooding etc. I curently have a river going through a drainage
behind my house. It is worse than durning the floods a few weeks ago. If you would like I can send you video of
the flooding a few weeks ago and what is happening now. If houses are slated to be built on this land wher.e will all
of the water go? Can you share any impact flood studies that have been done for this new subdivision if any have
been done?

I understand this subdivision has been on the books for 20 yeam or so. A neighbor told me that. I also understand
that growth is good for our community. But there has to be some kind of statute of limitations. Why are they
deciding to build 20 years later? There should have to be new impact studies for them to renew there permits to
build since so much time has passed. In that 20 plus years we have all become more intelligent and aware of
impacts that certain decisions can make on all of us. So I please ask of you again to vote ,oNo', on approving the
new Bailey Canyon Estates project.



Thank you.

Brian Jewell



From:
To:
SubJect:
Date:

Andrew Kaltenbach

Mullin. Kelly; Whitrlev. BilI ihUlelsg@lsicqm
Bailey creek estates
Monday, February 06, 20L7 10:10:42 AM

I am voicing my concerns to the proposed construction of the Bailey creek estates on hwy
341,. I understand the growth in Reno and the need for tax revenue for the government.
However, when is enough enough? Do we want to look like lA?. One of the reasons people
move to Reno is the mountains and the wildlife that life around the area. Turning the 341
corridor into track housing will not only rob future generations of the beauty we enjoyed
growing up, but will also take away from the allure that visitors have come to expect. That
area would make a great park and a refuge for wild horses. How many tourist want to see
track housing when they come to Reno. As a Nevada native that has lived in the Reno area
for50yearsthe idea of California builders coming into Nevada, manipulating regulations so as

to not adhere to environmental concerns, and disregard any overcrowding of our schools to
only make a buck and send that money back to California makes me sick. There is also a 900
home project that is breaking ground this spring (Caramella estates). I remember at one time
the idea of a scenic corridor, has that great idea gone the way of tax revenue?. Why not draw
a line around the basin and no growth above that line. Who will put their foot down and say
stop, is tax dollars that intoxicating? I am sure if you have children you would want them to
enjoy the beauty of the Sierra's. After all LA is only a short flight away if they want to see
overcrowding.

Thank you for your time

Andy Kaltenbach

13830 Chamy dr
Reno, NV 89521



From:
Tor

Cc!

Subject:
Dates

Importance:

Sandi Moore

Mullin. Kellv

smoorenv@gmail.com

Concerns regarding Case WTt'116-m3 (Bailey Creek ESates)

Tuesday, February 07, 2017 11:07:53 AM

High

Tuesday, February 2, 20!7

To: Washoe County Community Services Department Planning and Development Division

Attn: Kelly [t/ullin, Planner

Dear Kelly,

My husband and I wanted to reach out to you and share our concerns about the Bailey Creek Estates

subdivision plan prior to the meeting tonight.

We live in the Cottonwood Creek Estates subdivision directly to the south of the proposed Bailey Creek

Estates subdivision. We purchased our home in 2014 because of the open spaces surrounding us, the quiet

neighborhood, views of the mountains and the rural atmosphere close to town and amenities and do not
want to lose that.

Our concerns are

1. The potential for the 56 proposed homes to all be two-story. This does not fit with the character of the
area and will ruin the open feel and views that so many of the homes enjoy. The Cottonwood Creek Estates

to the south of the proposed project is a similar neighborhood but only has 28 two-story homes out of 114.

The adjacent subdivision to the east is Comstock Estates subdivision, of which 24 of the 54 homes are

either two-story or smaller split level homes. An in-fill project such as this needs to fit the profile of the

surrounding neighborhoods.

2. The additional traffic added to Geiger Grade and the roundabout at Veterans Parkway. The

roundabout is already very busy and overrun by drivers who either don't know how to navigate it properly

(ie, yield to cars already in the roundabout) or choose to ignore the rules of a roundabout completely. Also,

there is a high number of vehicles that run the red light at Toll Rd, making it dangerous for those of us

pulling out there, even with a green light. Adding 56 more homes to this narrow, two-lane highway is only
going to compound the already present safety issues.

3. The potential for even more flooding. This winter has been an eye-opener for local residents as to the
lack of flood mitigation and storm water management being done by Washoe County. Toll Road was closed

twice in January 20t7 due to flooding from Bailey Creek. As I write this letter, the intersection at Gold Run

Dr and Silver Run Dr. near my house is flooding. Building out the empty land with the proposed Bailey Creek

Estates is only going to make matter worse. With less open ground to absorb precipitation from storms, the
runoff and flood potential is only going to increase. The county owes the current residents some resolution

for this before compounding the problem with additional development. Future residents of the proposed

neighborhood deserve to live in homes that are not in immediate danger of flooding.

4. Overcrowding at the zoned schools. Washoe County School District is already trying to mitigate the



overcrowding at Brown Elementary School and adding more homes to this area is counterproductive to
that. ln 2015, Brown Elementary School was operating with 10 portable classrooms, the highest number in
school district, and the sixth graders had to be diverted to Dapoali Middle school.

5. This plan seems to be put together in a rush and without consideration of the community. The lack of
effort and research by the developer is evident in the requested street names - two of which already exist
in the Cottonwood Creek Estates. Hearings and meetings regarding public input have been rushed and give

the impression of trying to avoid conflict and push through without input from those affected by this
proposed development. This is further exhibited by the developers failed attempt to have the property
annexed by the City of Reno for the purpose of getting around the larger lot sizes and building restrictions
of Washoe County.

I am a fifth generation Nevadan and this area embodies all that I love about my home state. My hope is

that the county considers all aspects of this proposal and its impact on the community and does what is in
the best interest of all parties concerned. Fixing existing problems should be a priority before adding more
pressure to the system.

Thank you,

Sandiand Kevin Moore

749 Sterling Hills Ct.

Reno, NV 89521

775-848-9737

Thank you,

gl 
;,?[iJ"f3,To",* Ana,yst

e. sandi.moore@helpsystems.com
p. 952.933.0609
w. helosystems.com



From!
To:
SubJect:
Date:

Mullin. Kelly

Mullin. Kellv

FW:

Tuesday, February 07,20L7 10:52:03 AM

From: marjorie olson <marjole@ live.com>

Sent: Monday, February 6,2017 2:38 PM

To : jh.idalgo@rgj.co.m

Subject:

We are deeply concerned regarding the Baily Creek Estates Case#WTM15-003 development

for the following reasons:

1-part of this development is in FEMA flood hazard zone, and will impact the present

residents. Should my insurance be affected adversely, be aware that class action lawsuits will

be forthcoming

2-According to signs posted along Geiger Grade, wild horses appearJEABly,lslhisa
concern that the Humane Society or another agencyleed to be involved?

3- Brown Elementary School and DePaoli Middle School are overcrowded, and the new

development will certainly NOT benefit the overcrowding situation

4-Traffic increase will unduly affect those residents along the Virginia City Hwy 341. ls the

county planning on building fences(as was done on McCarran) to compensate for the traffic

noise?



From:
To:

Date:
SubJect:

Mullin. Kellv

Mullin. Kellv

FW: Bailey Creek Estaztes

Monday, February 06,20t7 12:03:31 pM

From: Sherry Rapp [sherap6@yahoo.com]
Sent: Saturday, February 04,20L7 11:25 AM
To: Hartung, Vaughn
Subject: Bailey Creek Estaztes

Mr. Hartung

I have several concerns regarding the Bailey Ranch Estates
development.
First:

Traffic. ln reading all of the proposed traffic flows, I am
concerned that the number of cars projected to turn left onto Geiger
Grade is as low at 41. I really believe this is far from accurate. lf there
are 56 homes, then you should plan for two cars per house, thus
equaling 112 cars turning left onto Geiger Grade. I feel that there need
to be no access directly onto Geiger Road, but instead should be
directed onto Toll Road in order to use the existing traffic light at Toll
Road and Geiger Grade. No one has thought of the increased traffic
that will be on Western Skies Drive when the Caramella Ranch Estates
is built. Western Skies Drive is very close to the Shadow Hills
intersection. I feel that there is going to be many accidents because of
the amount of cars turning off and on Geiger Grade during peak travel
times. Caramella Ranch development is approximately 800 homes with
access to Geiger Grade and Rio Wrangler roads. There needs to be a
more complete review of traffic with regards to atl devetopments in the
planning stage, both in washoe county as welt as Reno.
Second:

I think the flood risk assessment is very low. Since the flooding
that closed Toll Road for days, and the amount of flooding in the Virginia
Foothills, shadow Hills and other areas, including the stone House
Nursery, that there should be a much larger emphasis put on flood
control. I also read that there would be grouted rip rap for drainage and
soil control. Does that mean that Bailey Creek will be concreted in, thus
denying the wild horses access to cross the creek?
Third:



! am concerned about the wild horses. While they might not be
endangered, they do roam this entire area. They are also a large tourist
attraction, since most people have never seen a wild horse. I feel that
there should be access routes that remain 'wild' for the horses to be
able to go down to Steamboat Creek for the water contained there. The
study said that there are no migration routes ln the area, which I feel is
incorrect. There are horses, deer, coyotes, as well as raptors that live
and hunt in the area. There are also signs warning of the wild horses
on Geiger Grade.

Thank you for taking the time to read my concerns regarding the
Bailey Creek development.

Sherida and George Rapp
13845 Chamy Drive
Rano, NV 89521



From
To:
Cc:

Smith. Catherine

Jeffrev
Emerson. Kathy; Mullin. Kelly; Parent. Nan(y; Galassini. lanis L
RE: Proposed Bailey Creek Estates
Monday, February 06,20t7 3:46:03 pM

Subject:
Date:

Dear Mr. Tillison,
I believe your concerns are related to the Planning Commission and as such would
be best directed to the Community Services Department which manages that Board.
I understand some misinformation was provided to the public via the "Nextdoor"
neighborhood App which advised concerned citizens to contact this office; however,
as I previously stated this Board is not managed by the Clerk's Office. Any further
comments for the Planning Commission related to the Baily Creek Estates should be
provided to either Kathy Emerson or Kelly Mullin in the Washoe County
Community Services Department, both of whom I have copied with this email.
Respectfully,

fiatfut rre S,4rift
Supervisor, Board Records and l{inutes
..;aSnare i uu,tt" a,,ri|t'S C'frrC*

1001. E fVinth Stfeet, B'-:ilCing A 1 F.eno, fiv E951.:

775.784,7275 | csmith@washoecountv.us
www. washoecou nty, us/clerks/

From : Jeffrey [mailto :jltill ison @hotma i l.com ]

To: Berkbigler, Marsha.; Lucey, Robert (Bob) L; Hartung, Vaughn; Herman, Jeanne; Smith, Catherine
Subject: Proposed Bailey Creek Estates

Dear Commissioners:

I write concerning the proposed development of Bailey Creek Estates orr Geiger Grade. i owrr
a home four houses from Bailey creek park on Granite Mine Drive.

I believe the development of this area will cause increased flooding, overcrowding of schools
and increased traffic concerns

The flooding may be documented by this most recent flood in January and the major flooding
in 2005 when Bailey Creek Park was completely under water. Lack of erosion control from the
mountains above to Steamboat Ditch has and will continue to cause problems. Development
of the property at the far east and lower portion of this problem will only cause the water and
earth to flow in other directions possibly causing more severe flooding to current residents.
The beginning of Toll Road will certainly need to be reconstructed. The FEMA specified flood



zones within the proposed development will cause many issues with the infrastructure

required for this development.

Overcrowding of schools - self-explanatory.

lncreased traffic is my largest concern. The two left-turn lanes from South Virginia St. to

Geiger Grade Rd. across from The Summit are backed up into the travel-thru lane from 4:00

pmuntil 6:00pm. ThereisalreadyalotofconstructionintheDamonteRanchareaandthe
traffic continues to increase. Many of the residents of that area avoid the Damonte Ranch

Parkway exit off 580 due to congestion and choose Geiger Grade Rd. to Veterans Parkway as

an alternate. More homes in this area will cause more traffic problems.

lf this project is allowed to proceed I believe home design and development of the

surrounding areas should be a major concern to the county. Bailey Creek will need to be built

into a proper drainage and the homes should complement the current residences.

Thank you for taking my concerns into consideration

Best regards,

Jeff Tillison

14735 Granite Mine Drive

Reno, NV 89521



ATTACHMENT F

To!
Cc:

From:

SubJect:

trna_1@charter,net

Mullin. Kelly

"bna 1@charter.nef'
appeal to stop Bailey Creek Estates
Tuesday, February 21,2017 5:13:53 pMDate:

Kelly, Please add our name to the appeal filed Friday February 17,2Ol7 by Kathleen Pfaff to
stop construction of Bailey Creek Estates.

Thank you for your attention regarding this matter

Sincerely,

Thomas and Linda Aust

14668 Gold Run Dr.

Reno, NV. 89521



From:
To:
SubJect:
Date:

Elmira

Mullin. Kellv

appeal for Bailey creek development
Monday, February 20,20L7 1:11:56 PM

Hi Kelly,

I sent you an email previously with comments right after Jan 25th hearing where I also spoke to you. It was a

lengthy email with all the explanations why we do not want this development to be approved. Now that it was

approved by Washoe county on02l07 and Kat Pfaff submitted appeal to you on Friday, 02117117,I would like to ask
you to add our names to the appeal - Randy Coker and Elmira Coker. Please confirm,

Thank you,

Elmira Coker



February 2t,20L7

Dear Ms. Mullin,

We would like to join the appeal for the Bailey Creek Estates new subdivision.

our reasons for appealing are based on the same items reported before:

o Overcrowding in the area to include schools and roads
o The drainage issues in the area
o overall quality of life of living in a rural area that is getting less and less rural

lf it is the decision of the Commissioners to approve this subdivision, we would like to
respectfully request:

New home construction match adjacent existing home construction. We are requesting
that the conditions of approval on Page 7, Exhibit A, ltem x of the Tentative Subdivision
Map Case Number: WTM15-003 be modified to remove the current restrictions of;
separated by a road, or a 30 foot or wider landscaped buffer. A two story home right
behind our home (30 feet or 300 feet is stilltoo close) and would significantly impact
our quality of life and privacy. The property for the new subdivision is already at a
higher grade than the property of the existing homes.
Either no construction on Saturdays or lessened work hours of 9 AM to 3 pM local time.

a

a

Thank you for your consideration of this appeal.

Sincerely,

Cris and Larry Damico



From:
Toi
Subject:
Date:

Karen Degney

Mullin. Kellv

Bailey Creek Estates

Sunday, February t9,2017 8:33:39AM

HiKelly,
Please add our names to the appeal to stop or revise the Bailey Creek Estates community proposed to be built,

i. We believe the traffic study to be greatly flawed.
2. We are concemed about the increase risk of flooding to our property with the additional building in the flood
zone atea,
3. We DO NOT want to loose the wild horses in our area.

4. We believe the builders are encroaching on the common areas owned by the Comstock Estates HOA.
5. We do not want bright lights, street lights, and increased light pollution in our rural area.

6. We do not want traffic from the proposed community to have access through our quiet neighborhood through

Moon Lane to the West.

Thank you,

Karen and Ken Degney

15150 Bailey Canyon Drive
Reno NV 89521

77s-233-s52t
Kdegneyl@gmail.com



From
To:
Cc:

Karen Degney

Mullin. Kellv

Kathleen ffaff
PetiUon to stop Bailey Creek Estates
Thursday, February 23,20L7 6153:40 AM

SubJect:
Date:

Hi Kelly,

We ask about the following things,

l. Can Moon Lane where it meets the pavement on the W side into the court next to the park be blocked offso as
not to allow haffic into our streets to Toll Road?

2. CanPinion be graded and paved or at least base rocked to allow additional access to Geiger Grade in the event of
flooding again, fires, emergencies that would block Toll Road or Kivett as it would be the only other way out of our
neighbot'hood and will only be needed more with the addition of 56 homes and the increased population that will
bring.

3. We want to know that the Wild Horses, which at the meeting they explained are not Wild Horses, but Ferral or
Stray Horses (and theiefore unprotected) Sorry, but this is BS and not well received by our local community, will
have access to migration to water as they do each and every year in our area. WE DO NOT WANT THEM
REMOVED FROM OUR COMMUMTY. The majority of us here in the Virginia City Foothills enjoy them and
feel privileged to live among them.

4. We want to make sure that the land belonging to the Comstock Estates HOA as common area is NOT absor.bed
into the community and kept as open space, this is at least one are of approx. 5 acres bordering Moon Lane.

5. We want to know that if we experience flooding like we have this winter, (we still have a fiver behind our home)
that any drainage changed, rc routed, disturbed during the construction of the new community will not create
damage to our homes and land.

6. We are worried about increased light pollution and the loss of views. We would like to make sure that we do not
loose our dark night skies by street lights and that only nvo story homes are built behind existing two story homes as
stated at the meeting.

7' We want to make sure that the existing overcrowded schools are not taking on more students fiom this
community or an explanation of what will be done to accommodate them.

B- We want assurance that the traffic study will he re assessecl as it does not seem accurate that a 56 unit communif
will only increase the traffic by 56 cars per day. We are concemed about the entering and leaving the community
onto Geiger Grade and the safety ass,ociated with that as it affects all of us using Geiger Grade.

Thank you,

Karen and Ken Degney
15150 Bailey Canyon Drive
Reno NV 89521

kdegneyl@gmail.com
775-233-5521



To:
Cc:

From:

SubJect:
Date!

Ronald Ellis

Mullin. Kellv

f4ll4x@omail.com

Bailey Creek Estates Appeal

Saturday, February t8,20L7 9:03:33 PM

Dear Ms. Mullin,

I am writing to add my name and my wife's name, Frances P. Ellis, to the appeal filed by Ms.
Pfaff in support of her efforts.
As I am a homeowner who will be directly impacted by this development, my desired outcome
is the development of this land behalted and the project approval rescinded. I spoke at the
Planning Commission Meeting when this agenda item was discussed on2l7116 as well as

offering written comments. Those comments are incorporated herein by way of reference as

points in support of my opposition of this project going forward.

Some of the key concerns we have: 1) Construction noise and dust; 2) Flooding of my
property as a result of redirected storm water, similar to the concerns of the Fritz's in Fritz vs.
Washoe County. 3) School overcrowding 4) Law enforcement, 5) Traffic issues 6) Wild
Horse Safety and Displacement 7)Impact to other wildlife that will be displaced 8) Increased
crime 9) Adverse environmental impact 10) Water supply 11) Fire and emergency services
12) Lowered property values.

Sincerely,

Ronald and Frances P. Ellis
High Chapan'al Drive
Reno, Nevada



From:

Subject:
To:

Date:

Joet

Mullin. Kellv

Appeal on Bailey Creek Estates
Monday, February 20,20L7 2:08:50 pM

Please include my ntrme, along with my wife Kathleen pfaff, on the appeal she submitted to
you on February 17.

Thank you,
Joel Pfaff



From:
To:
SubJect:
Date:

Kris

Mullin. Kellv

Balley Canyon

Monday, February 20,20L7 2:17:08 PM

Hello Kelly,

I am writing to express my concern with the proposed Bailey Canyon development. lf we look at all

the places in Reno and all around the country where homes and businesses are flooded, a single

thought comes to my mind. What public official(s) allowed houses and business to be built here.

Where was their knowledge and if they had no knowledge of what they made decisions on why did

they not learn first to make a wise decision.

The human species is suppose to be the most intelligent animal on this planet. Yet money and greed

motivates them to constantly make unwise decisions. Decisions that don't affect them, however

they affect others who are oblivious to the consequences that do occur in time. Developers don't

care if the houses they built 5, 10,20 years ago are flooded or fail because they don't live in them.

Developers don't live in the homes they build to sell, they live in custom homes in wisely chosen

locations that are safe and in appropriate places to build often on large sized properties. They don't

live in 500+ unit condo or apartment complexes or communities where the houses are so close to
each other they are looking into a neighbor's house or hearing all the noise a neighbor makes on the

other side of the wall. Poor social manners are common these days and cramming too many people

into a confined residential development does not provide quality of life to the people in them or the

surrounding area.

I have noticed that in the past L0 or so years here in the Reno area, housing developments look

more like zoos with animals all crammed together in as little space as possible. The reason for

this.... so that developers can profit at the expense of the people who end up in these communities.

I am concerned that the necessary research and consideration for the current homeowner's (of the

foothills area) quality of life has not been studied. As is the road noise on Toll Rd and Geiger Grade is

already excessive.

It is my understanding that part of the proposed area is in a flood plan and that alone is a red flag.

Please, please see that the necessary studies are conducted and wise decisions are made for life
quality for people not for city or developer profits. Thank you for your time.

Regards,

Kris



From:
To:
SubJect:
Date:

Paula Patterson

Mullin. Kellv

An Appeal Against The Development of Bailey Creek Estates
Sunday, February L9,20t7 2:3G:51 pM

We woutd tike to add our names to the appeat in support of Kathteen pfaff's efforts
to oppose. the devetopment of Baitey Cre.ek Estates.' 

'We 
bel.ieve the decision to

apProve the devetopm.elt has been made without due dil.igence required to
ascertain the impact this devetopment witt have on traffic-, ftooding potentiat, and
our atready over-poputated schobts.

We are.not anti'growth, but do betieve devetopment must go hand-in-hand with
improving our infrastructure. lt seems.very shbrt-sighted t5 simpty approve 56 new
homes without requiring the associated uplrades neided to ruppo'rt ,iur roads
(think Veterans Parkway Circte) and our atreaay overcrowded dchoots. With our
weather this winter, county ptanning personne[ must not omit proper ftood
mitigation measures from any neighborhood devetopment.

Our county recenttySpproved a.t.ax increase for repair of our school system, and we
are very concerned further neighborhood devetopment wiLl engender idditi6nat
taxes.

Ptease take the time to assure att devetopment in Washoe County is thoughtfut and
supportabte. Our quatity of tife and the best environment for th6 education of our
chitdren reties on you.

Thank You,

Darretl and Pauta Patterson
14663 Gotd Run Dr
Reno NV 89521



From:
To:
Cc:

Subject!
Date:
Attachmentsi

julesheim bigner@aol.com

Mullin. Kelly

Lucey. Robert (Bob) L; f4ll4xtoomail.com

Bailey Creek Estates Appeal

Monday, February 20,20L7 4t48i49PM
GEIGERGRADE TOLLROADFLOODC,Ddf

Dear Ms. Mullin,

l'd like to add my name to the appeal completed by Kathleen Pfaff. I've attached a few items of research
that I believe need to be reviewed as part of the appeal.

The Geiger Grade - Toll Road Flood Study is 11 years old. lt references a 100 year flood often, but it
seems those floods keep happening in the area about every 10-12 years. I believe this really needs to be
reviewed during this appeal process.

The following is a relevant case, decided just last year by the Nevada Supreme Court. This is of
impoftance, not just for reviewing the appeal, but to be financially prudent for the county to mitigate future
litigation by future homeowners!

http ://caselaw.fi ndlaw.com/nv-supreme-courUl 745487.htm1

Sincerely,

Julie A Heimbigner-Tullgren

SAEEN9IE: Attachment provided with this email is
available online at http://bit.ly/2nDLen5












































































































