
 Board of Adjustment Staff Report 
Meeting Date:  August 6, 2026 Agenda Item:  8D

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

www.washoecounty.gov/csd/planning_and_development 

SPECIAL USE PERMIT CASE NUMBER: WSUP26-0007 (Diamond J) 

BRIEF SUMMARY OF REQUEST: Grading in areas exceeding 30% 
slopes for the development of a 
single-family house. 

STAFF PLANNER: Eric Young / Senior Planner 
775.328.3613 
EYoung@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve a special use permit 
for grading in areas exceeding 30% slopes for the development of a single-family 
house. This application is submitted by Gestore LLC on behalf of Gestore LLC. The 
subject property is located at 2359 Diamond J Place (APN 230-031-12) and consists 
of approximately 4.3 acres. 

The proposal is being reviewed under Development Code Article 810, Special Use 
Permits and is situated within Commission District 2- Commissioner Clark. The site is 
currently governed by the Rural Master Plan land use designation and the General Rural 
Regulatory Zone zoning district, within the boundaries of the Southwest Truckee 
Meadows Planning Area. 

Vicinity Map 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 
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Special Use Permit 

The purpose of a special use permit (SUP) is to allow a method of review to identify any 
potential harmful impacts on adjacent properties or surrounding areas for uses that may 
be appropriate within a regulatory zone; and to provide for a procedure whereby such 
uses might be permitted by further restricting or conditioning them so as to mitigate or 
eliminate possible adverse impacts. If the Board of Adjustment grants an approval of the 
special use permit, that approval is subject to conditions of approval.  Conditions of 
approval are requirements that need to be completed during different stages of the 
proposed project.  Those stages are typically: 

• Prior to permit issuance (i.e. a grading permit, a building permit, etc.)

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

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

• Some conditions of approval are referred to as “operational conditions.”
These conditions must be continually complied with for the life of the
business or project.

The conditions of approval for Special Use Permit Case Number WSUP26-0007 are 
attached to this staff report and will be included with the action order.   

The subject property is designated as General Rural (GR).  The proposed grading would 
cut across slopes greater than 30%. The proposed grading is permitted in GR with a 
special use permit per WCC 110.438.28(a)(2). Therefore, the applicant is seeking 
approval of this SUP from the Board of Adjustment.  
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APN 230-031-12 Site Plan 
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APN 230-031-11 Site Plan 
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Building footprint established by Subdivision Map. 

Project Evaluation 

This special use permit request  is to enable the construction of a driveway and associated 
drainage facilities to support the development of a single-family home at 2359 Diamond 
J Place, located in the Diamond J subdivision south of Holcomb Ranch Lane in the 
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Southwest Truckee Meadows Planning Area. The master plan designation for this 
subdivision and parcel is Rural. The regulatory zone for the subdivision and parcel is GR. 
These designations are primarily due to the existence of significant slopes throughout the 
area.  

In regard to the subject parcel (APN 230-031-12), these development constraints limit the 
ability to establish a building area, as well as making access to an established building 
area challenging. For this reason, the parcels in the Diamond J subdivision each have an 
established building area that was created at the time of map approval. These building 
areas were designed to ensure the least amount of grading would be necessary to 
develop a single-family residence on each parcel. The location of the building area for the 
subject parcel prevents the development of the back portion of the parcel, which is the 
steepest and most development constrained. 

However, to further limit the grading necessary on this parcel, approaching the building 
pad across the existing slope is the best solution. This solution enables the driveway 
grades required by both the Engineering Division and the Truckee Meadows Fire 
Protection District. The optimal angle of approach necessitates starting the driveway cut 
from the neighboring parcel to the south (APN 230-031-11). The neighboring property 
owner is in support of this concept and has provided an affidavit for joint application. This 
proposed concept will facilitate the development of a future driveway to the building area 
on this property as well. In addition to participating in the application, the adjoining 
property will also have to agree to the required access, slope and other easements 
described in the conditions of approval.  

This special use permit is necessary because some of the slope which the proposed 
driveway would cut across reaches 30%. This 30% slope exceeds the threshold to require 
a special use permit as established in Article 436, Grading. The total volume of grading 
is approximately 2,590 cubic yards and includes an area of approximately 29,530 square 
feet of disturbance. Additionally, the application indicates that approximately 810 cubic 
yards of earthen material will be imported to the site. However, the only grading threshold 
that triggers the requirement for a special use permit is the grading in areas that exceed 
a 30% slope. 

The proposed cut across the existing slope is potentially scarring to the hillside. 
Therefore, mitigating conditions are being proposed to ensure the finished driveway and 
drainage system do not produce a lasting scar in the neighborhood. The applicant is also 
proposing to treat the developed driveway with significant landscaping to produce a 
finished product that will not be injurious to adjacent properties and will be consistent will 
the established neighborhood character. In addition to mitigating the potential visual 
impacts of the project, conditions have also been proposed to ensure the safety and long-
term stability of the developed area. See Exhibit A, Conditions of Approval for details.  

Master Plan Consistency 

There are no polices specific to the Southwest Truckee Meadows Planning Area relevant 
to this grading SUP. The project is consistent with the applicable Envision Washoe 2040 
Priority Principles & Policies as described in Table 1.  

Table 1: Master Plan Element Conformance Priority Principles & Policies 

WSUP26-0007 
DIAMOND J 

7



Washoe County Board of Adjustment 

Page 8 of 10 

Reviewing Agencies 

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

and evaluation. 

Agencies 
Sent 
to 
Revie
w 

Respon
ded 

Provide
d 

Conditio
ns 

Contact 

Washoe County 
District 
Attorney, Civil 
Division 

X 

Washoe County 
Sewer 

X 

Washoe County 
Water 
Resource 
Planning 

X 

Washoe County 
Engineering 
(Land 
Development) (All 
Apps) 

X 

X X 

Multiple, see proposed conditions of 
approval. Exhibit A  

Washoe County 
Engineering & 
Capital Projects 
Director (All 
Apps) 

X 
X X 

Multiple, see proposed conditions of 
approval. Exhibit A 

NNPH 
Environmental 
Health 

X 

TMFPD X 

X X 
Jenny Williamson  Contact: 
jewilliamson@tmfpd.us or 775-444-
8521 

Washoe-Storey 
Conservation 
District 

X X X 
Jim Schaffer. Washoe Story 
Conservation District.  

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

Master Plan 
Element 

Priority Principles & 
Policies 

Explanation of Conformance with 
Priority Principles & Policies 

AR Principle 1. Limit development in the Development Constraints Area. 

1.1. Minimize development in areas 
with natural steep slopes.  

This SUP is required in order to ensure 
development in areas with steep slopes – in 
this case a driveway crossing 30% slopes – 
is regulated appropriately to mitigate 
potential scenic, natural hazard, and safety 
impacts.  
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Staff Comment on Required Findings 

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

(a) Consistency.  That the proposed use is consistent with the action programs,
policies, standards and maps of the Master Plan and the Southwest Area
Plan.

Staff Comment: There are no policies specific to the Southwest area plan
that apply to this grading special use permit. This special use permit
implements policy AR 1.1 by ensuring development on steep slopes is
appropriately reviewed.

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

Staff Comment: This determination was established at the time of approval
of the Diamond J subdivision. Since that time the necessary infrastructure
has been extended to the subdivision is and available for the subject parcel.

(c) Site Suitability.  That the site is physically suitable for a single-family
residence and for the intensity of such a development.

Staff Comment: This site is physically challenged by significant slopes. This
special use permit will enable the responsible development of this parcel for
its intended purpose.

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

Staff Comment: The conditions of approval and the mitigating measures
proposed by the applicant ensure that the proposed development will not
be detrimental to the surrounding area.

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

Staff Comment: N/A

Recommendation 

After a thorough analysis and review, Special Use Permit Case Number WSUP26-0007 
is recommended for approval with conditions. Staff offers the following motion for the 
Board’s consideration.  
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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 Board of 
Adjustment approve with conditions Special Use Permit Case Number WSUP26-0007 for 
Gestore LLC, with the conditions included as Exhibit A to this matter, having made all five 
findings in accordance with Washoe County Code Section 110.810.30:  

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

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

(c) Site Suitability.  That the site is physically suitable for a single-family
residence, and for the intensity of such a development;

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

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

Appeal Process 

Board of Adjustment action will be effective 10 calendar days after the written decision is 
filed with the Secretary to the Board of Adjustment and mailed to the applicant, unless the 
action is appealed to the Washoe County Board of County Commissioners, in which case 
the outcome of the appeal shall be determined by the Washoe County Board of County 
Commissioners.  Any appeal must be filed in writing with the Planning and Building 
Division within 10 calendar days from the date the written decision is filed with the 
Secretary to the Board of Adjustment and mailed to the applicant. 
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Conditions of Approval 
Special Use Permit Case Number WSUP26-0007 

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

www.washoecounty.gov/csd/planning_and_development 

The project approved under Special Use Permit Case Number WSUP26-0007 shall be 
carried out in accordance with the conditions of approval granted by the Board of 
Adjustment on August 4, 2026. Conditions of approval are requirements placed on a 
permit or development by each reviewing agency.  These conditions of approval may 
require submittal of documents, applications, fees, inspections, amendments to plans, 
and more.  These conditions do not relieve the applicant of the obligation to obtain any 
other approvals and licenses from relevant authorities required under any other act. 

Unless otherwise specified, all conditions related to the approval of this special use 
permit shall be met or financial assurance must be provided to satisfy the conditions of 
approval prior to issuance of a grading or building permit.  The agency responsible for 
determining compliance with a specific condition shall determine whether the condition 
must be fully completed or whether the applicant shall be offered the option of providing 
financial assurance.  All agreements, easements, or other documentation required by 
these conditions shall have a copy filed with the County Engineer and the Planning and 
Building Division.   

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

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

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

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

• Prior to permit issuance (i.e., grading permits, building permits, etc.).

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

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

• Some “ conditions of approval” are referred to as “operational conditions.”
These conditions must be continually complied with for the life of the project
or business.

• 

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

WSUP26-0007 
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Washoe County Planning and Building Division 

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

Contact Name – Eric Young, Senior Planner, 775.328.3613, 
eyoung@washoecounty.gov 

a. The applicant shall attach a copy of the action order approving this project
to all permits and applications (including building permits) applied for as
part of this special use permit.

b. The applicant shall include a condition response memorandum with each
subsequent permit application. That memorandum shall list each condition
of approval, shall provide a narrative describing how each condition has
been complied with, and the location of the information showing compliance
with each condition within the improvement plan set that has been
submitted.

c. The applicant shall demonstrate substantial conformance to the plans approved
as part of this special use permit.

d. The applicant shall submit construction plans, with all information necessary for
comprehensive review by Washoe County, and all applicable building permits shall
be issued within two years from the date of approval by Washoe County. The
applicant shall complete construction within the time specified by the building
permits.

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

NOTE 

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

d. Construction hours are 7am to 7pm Monday through Saturday. Any construction
machinery activity or any noise associated with the construction activity are also limited to
these hours.

e. The following Operational Conditions shall be required for the life of the project:

i. This special use permit shall remain in effect until or unless it is revoked or is
inactive for one year.

ii. Failure to comply with any of the conditions of approval shall render this
approval out of conformance and subject to revocation.

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

Washoe County Engineering and Capital Projects 

2. The following conditions are requirements of the Engineering Division, which shall be
responsible for determining compliance with these conditions.

GENERAL CONDITIONS 

Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. This project includes two parcels and therefore the applicant shall record and identify all
necessary easements, including but not limited to access, slope and utility easements, to
allow construction of the proposed improvements on both identified parcels.  Easements
shll be recorded prior to the commencement of construction.

2. The applicant shall include a condition response memorandum with each subsequent
permit application. That memorandum shall list each condition of approval, shall provide
a narrative describing how each condition has been complied with, and the location of the
information showing compliance with each condition within the improvement plan set that
has been submitted.

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

GRADING (COUNTY CODE 110.438) 

Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. Final construction drawings shall comply with all applicable statutes, ordinances, rules,
regulations, and policies in effect at the time of submitting the subsequent individual
building permits.

2. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall provide as-built construction drawings in an acceptable digital format
prepared by a civil engineer and/or surveyor licensed in the State of Nevada.

3. 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 special use permit. Grading shall comply with best management practices (BMPs)
and shall include detailed plans for grading and drainage on each lot, erosion control
(including BMP locations and installation details), slope stabilization, and mosquito
abatement. Placement or disposal of any excavated material shall be indicated on the
grading plan.  The applicant shall ensure the driveway slope does not exceed 14%.

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

WSUP26-0007 
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5. 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.

6. Add the following note to the building permit civil improvement plans: “All public utilities
shall be placed underground, except in the case where underground placement of utilities
is shown not to be feasible, in which case the County Engineer may approve exceptions
to this requirement.”

7. With each affected building permit application, provide written approval from all utility
provider(s) for any improvements located within their easement, or under or over their
facilities.

8. Appropriate easements shall be granted for any existing or new utilities, with each affected
building permit application.

9. Slope easements shall be provided for areas of cut or fill that fall outside of the project
boundary.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 

Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. The following note shall be added to the construction drawings; “All properties, regardless
of if they are located within or outside of a FEMA designated flood zone, may be subject
to flooding.  The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 

Contact Information: Mitchell Fink, P.E. (775) 328-2050 

Conditions: 

1. All roadway improvements necessary (including but not limited to, curb, gutter, sidewalk,
signing and striping, driveway access, and street lighting) to serve the project shall be
designed and constructed to County standards and specifications to the satisfaction of the
County Engineer.

2. Provide documentation of access and permission to construct improvements on the
adjacent property to the satisfaction of the County Engineer.

UTILITIES (County Code 422 & Sewer Ordinance) 

Contact Information: Katrina Pascual, P.E.  (775) 954-4648 

Conditions: 

1. The applicant shall conform to all conditions imposed by intergovernmental agreements
required to provide sewer and reclaim water service to the subject project, and, if required,
be a party to any such agreements.

2. The applicant shall conform to all Washoe County utility design standards, including but
not limited to, gravity sewer collection system, lift station design, and reclaim water design.

WSUP26-0007 
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The applicant shall apply for a Washoe County Utility Tap permit. 

Truckee Meadows Fire Protection District 

3. The following condition is a requirement of the Truckee Meadows Fire Protection
District, which shall be responsible for determining compliance with this condition.

Contact Name – Jenny Williamson  email: jewilliamson@tmfpd.us or Phone: 775-
444-8521.

a. This project shall meet and comply with all requirements of currently adopted

TMFPD fire codes, ordinances, and standards at the time of construction to include

infrastructure for fire apparatus access roads and water supply.

https://tmfpd.us/fire-code/

b. IFC 102.9 This project shall meet the requirements of the currently adopted

International Fire Code, International Wildland Urban Interface Code, TMFPD Fire

Amendments

c. IFC 503.2.1 Access roads shall be a minimum of 12’ wide with a 13’6” vertical

clearance.

d. IFC 503.2.7 Fire apparatus access roads shall have a grade not to exceed 10%,

e. IFC 503.2.4 Fire apparatus access roads turn radii shall be 28’ inside and 52’

outside.

f. IFC 503.2.3 Fire apparatus access roads shall be designed and maintained to

support the imposed loads of fire apparatus and shall be surfaced so as to

provide all-weather driving capabilities.

g. IFC 503.2.5 Any fire apparatus access roads greater than 150’ with a dead end

will require a fire apparatus turnaround.

h. IFC 102.9 The portion of the access road/driveway that transverses onto parcel

(APN:230-031-11) shall be a recorded easement.

*** End of Conditions *** 
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Exhibit B, Agency Comments 

June 29 ,2026   

Washoe County Community Services Department 

C/O Eric Young, Senior Planner   

1001 E Ninth Street, Bldg. A  

Reno, NV 89512  

Re: WSUP26-0007 Diamond J 

Dear Eric,  

In reviewing the special use permit for grading for the development of a single-family home, the 

Conservation District has the following comments.  

 With grading for the site, we request the applicant submit to the District a revegetation plan from a 

qualified professional a seed mix to be reviewed by the District. Additionally, if there is less than 75% 

germination in the first year, reseed the areas that require seeding. 

Slopes that exceed 2: 1 that are stabilized with rip rap, the District does recommend the placement of 

3/4 to 1 1/2-inch D size rock in the voids of the rip rap slope to eliminate the undermining by small 

animals. 

 With rockery walls proposed, we recommend smaller rock in the voids of the face of the wall to 

eliminate any undermining by small animals. 

Thank you for providing us the opportunity to review the project. 

Sincerely,  

Jim Shaffer 
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Exhibit B, Agency Comments 

Engineering: 

GENERAL CONDITIONS 
Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. The applicant shall include a condition response memorandum with each subsequent
permit application. That memorandum shall list each condition of approval, shall provide
a narrative describing how each condition has been complied with, and the location of the
information showing compliance with each condition within the improvement plan set that
has been submitted.

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

GRADING (COUNTY CODE 110.438) 
Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. Final construction drawings shall comply with all applicable statutes, ordinances, rules,
regulations, and policies in effect at the time of submitting the subsequent individual
building permits.

2. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall provide as-built construction drawings in an acceptable digital format
prepared by a civil engineer and/or surveyor licensed in the State of Nevada.

3. 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 special use permit. Grading shall comply with best management practices (BMPs)
and shall include detailed plans for grading and drainage on each lot, erosion control
(including BMP locations and installation details), slope stabilization, and mosquito
abatement. Placement or disposal of any excavated material shall be indicated on the
grading plan.  The applicant shall ensure the driveway slope does not exceed 14%.

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

5. 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.

WSUP26-0007 
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Exhibit B, Agency Comments 

6. Add the following note to the building permit civil improvement plans: “All public utilities
shall be placed underground, except in the case where underground placement of utilities
is shown not to be feasible, in which case the County Engineer may approve exceptions
to this requirement.”

7. With each affected building permit application, provide written approval from all utility
provider(s) for any improvements located within their easement, or under or over their
facilities.

8. Appropriate easements shall be granted for any existing or new utilities, with each affected
building permit application.

9. Slope easements shall be provided for areas of cut or fill that fall outside of the project
boundary.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. The following note shall be added to the construction drawings; “All properties, regardless
of if they are located within or outside of a FEMA designated flood zone, may be subject
to flooding.  The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”

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

Conditions: 

1. All roadway improvements necessary (including but not limited to, curb, gutter, sidewalk,
signing and striping, driveway access, and street lighting) to serve the project shall be
designed and constructed to County standards and specifications to the satisfaction of the
County Engineer.

2. Provide documentation of access and permission to construct improvements on the
adjacent property to the satisfaction of the County Engineer.

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

Conditions: 

1. The applicant shall conform to all conditions imposed by intergovernmental agreements
required to provide sewer and reclaim water service to the subject project, and, if required,
be a party to any such agreements.

WSUP26-0007 
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2. The applicant shall conform to all Washoe County utility design standards, including but
not limited to, gravity sewer collection system, lift station design, and reclaim water design.

3. The applicant shall apply for a Washoe County Utility Tap permit.
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Exhibit B, Agency Comments 

Truckee Meadows Fire Protection District. 

Permit # WSUP26-0007 (Diamond J Grading) 

2359 Diamond J Place (APN: 230-031-12) 

Reviewed By: Jenny Williamson Contact: jewilliamson@tmfpd.us or 

775-444-8521

Planner: Eric Young eyoung@washoecounty.gov  775-328-

3613 

Plan Review Comments 

1. IFC 102.9 This project shall meet the requirements of the currently adopted

International Fire Code, International Wildland Urban Interface Code,

TMFPD Fire Amendments

2. IFC 503.2.1 Access roads shall be a minimum of 12’ wide with a 13’6”

vertical clearance.

3. IFC 503.2.7 Fire apparatus access roads shall have a grade not to exceed

10%,

4. IFC 503.2.4 Fire apparatus access roads turn radii shall be 28’ inside and 52’

outside.

5. IFC 503.2.3 Fire apparatus access roads shall be designed and maintained to

support the imposed loads of fire apparatus and shall be surfaced so as to

provide all-weather driving capabilities.

6. IFC 503.2.5 Any fire apparatus access roads greater than 150’ with a dead

end will require a fire apparatus turnaround.

7. IFC 102.9 The portion of the access road/driveway that transverses onto

parcel (APN:230-031-11) shall be a recorded easement.
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OFFICIAL NOTICE OF PUBLIC HEARING 

DATE: July 27, 2026 

You are hereby notified that the Washoe County Board of Adjustment will conduct a public hearing 
at the following time and location: 

1:30 p.m., Thursday, August 6, 2026 
1001 East Ninth Street, Building A, Reno, Nevada 89512 and via Zoom Webinar 

SPECIAL USE PERMIT Case Number WSUP26-0007 (Diamond J) – For hearing, discussion, and 
possible action to approve a special use permit for major grading of the project site and connector 
roadways to prepare for the redevelopment of the Tahoe Biltmore property. The applicant is also 
seeking to vary the following standards from Article 438; Section 110.438.45(a); 110.438.45(b); 
110.438.45(c); 110.438.45(f); and 110.438.45(i). The applicant is proposing the excavation of 197,500 
cubic yards of material, and 42,000 cubic yards of fill material, and exportation of 155,500 cubic yards 
of material. 

•Staff: Eric Young, Senior Planner  
Washoe County Community Services Department 
Planning and Building 

•Phone: 775.328.3613 
•E-mail: EYoung@washoecounty.gov 

As an owner of property in the vicinity, you are invited to present public comment relative to these 
matters.  You may do so either by attending the meeting in person or by logging into the ZOOM webinar 
at the following link and utilizing the “Raise Hand” feature during any public comment period:  
https://us02web.zoom.us/j/87215675749  As an alternative to this link, you can join the ZOOM meeting 
by typing zoom.us in your computer browser, clicking “Join a Meeting” on the ZOOM website, and 
entering this Meeting ID: 872 1567 5749.  NOTE: This option will require a computer with audio and 
video capabilities.  Alternatively, you can join the meeting via telephone only by dialing +1 669-900-
9128, entering the Meeting ID: 872 1567 5749 and pressing #.  Additionally, public comment can be 
submitted via email to washoe311@washoecounty.gov.  The County will make reasonable efforts to 
send all email comments received by 4:00 p.m. on the day before the meeting, to the Board members 
prior to the meeting.  Comments are limited to 3 minutes per person per public comment period.   
Explanatory material is available for inspection.  Please contact the Washoe County Community 
Services Department, Planning and Building Division, 1001 East Ninth Street, Reno, Nevada, 89512 
or (775) 328-6100. 

To access additional information about this item, please visit our website at  https://washoe-
nv.legistar.com/Calendar.aspx. Directions: washoecounty.gov (main page) > Commission Agendas > 
Drop Down Menu: Choose ‘Board of Adjustment.’ A staff report related to this public hearing will be 
posted at least three working days prior to the meeting.  
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Washoe County Development Application
Your entire application is a public record.  If you have a concern about releasing 
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information Staff Assigned Case No.: 

Project Name:

Project 
Description:

Project Address:

Project Area (acres or square feet):

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

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

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: Name:

Address: Address:

Zip: Zip:

Phone: Fax: Phone: Fax:

Email: Email:

Cell: Other: Cell: Other:

Contact Person: Contact Person:

Applicant/Developer: Other Persons to be Contacted:
Name: Name:

Address: Address:

Zip: Zip:

Phone: Fax: Phone: Fax:

Email: Email:

Cell: Other: Cell: Other:

Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):

5

2359 Diamond J Place
The development of a new single family residence.

2359 Diamond J Place

4.3 acres

The project site is located +/-300' east of the Diamond J Way cul-de-sac.

230-031-12 4.3

230-031-11 3.3

Gestore LLC Monte Vista Consulting, Ltd.

Sean Hallgren Michael Vicks

Gestore LLC

Sean Hallgren
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Project Information 

Location: 2359 Diamond J Place  APN: 230-031-12  Site Area: 4.3 ac  

Zoning: GR Master Plan Designation: Rural 

Proposed Use: Single Family Residential 

Grading Special Use Permit trigger: The proposed driveway traverses existing slopes greater than 30% as 
well as cut and fill depths exceeding thresholds established per Washoe County Code 110.438.28. 

Pre-Development Discussion 

Existing Conditions & Development: 

The site is currently undeveloped consisting of native grasses and brush. Access to the site is from 

Diamond J Place to the west of the property. The parcel is part of the Diamond J Subdivision with 

existing slopes at the west of the property generally exceeding 2:1 as a result of the construction of the 

subdivision.   

Surrounding Properties: 

o North:  0 Diamond J Place Zoning: GR Use: Undeveloped 

o South:  2347 Diamond J Place Zoning: GR Use: Undeveloped 

o East: 0 Diamond J Place Zoning: GR Use: Undeveloped 

o West: Diamond J Place Zoning: N/A Use: Street 

Previous Entitlements: 

Proposed Development Discussion 

Proposed Improvements: 

The proposed development includes a new single family residence with the associated paved driveway, 

retaining walls, utility connections and drainage improvements. The proposed driveway extends through 

the adjacent property to the south (2347 Diamond J Place, APN: 230-031-11). The driveway across the  

adjacent property results in 2:1 slopes on the downhill side which are stabilized with rip rap.  This is 

intentional as the area is intended to be modified in association with the future development. Onsite, 4’ 

maximum rockery retaining walls terrace down the hillside to balance grading to the extent possible 

while maintaining reasonable driveway slopes.  

The Grading Special Use Permit is triggered because portions of the proposed driveway traverses 

through existing slopes that exceed 30%. Additionally, there are sections of the proposed development 

that exceed the maximum cut and fill depths outlined in the Washoe County Code 110.438.28, however, 

those areas fall fully within the building footprint. The disturbed areas are intended to be revegetated or 

landscaped. Areas where proposed slopes exceed 2:1 will be stabilized with rip rap. 
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Washoe County Planning and Building
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

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

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

4. How many cubic yards of material are you exporting or importing?  If none, how are you managing to
balance the work on-site?

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit?  (Explain fully your answer.)

6. Has any portion of the grading shown on the plan been done previously?  (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

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

9

The development of a new single-family residence and associated paved driveway
and drainage improvements.

2,590 cubic yards.

810 cubic yards. Excess material will be distributed to the remainder of the site.

It is not possible to develop the property without surpassing the grading thresholds
because the site is on a hillside with existing slopes exceeding 30%.

The existing slopes at the project site are not natural slopes and have occurred as
a result of the development of the Diamond J Subdivision.

Yes, all areas shown on the site plan are proposed to be disturbed by grading.
Please reference sheets C2.1 & C2.2.

29,530 S.F.
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Washoe County Planning and Building
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

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

9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you
are creating a driveway, would it be used for access to additional neighboring properties)?

10. What is the slope (horizontal/vertical) of the cut and fill areas proposed to be?  What methods will be
used to prevent erosion until the revegetation is established?

11. Are you planning any berms?

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

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to be
required?  If so, how high will the walls be and what is their construction (i.e. rockery, concrete,
timber, manufactured block)?

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

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

15. What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast?  Will you use mulch and, if so, what type?

10

Yes, the disturbed area can be seen from Diamond J Place to the east of the property.
Adjacent parcel APN:230-032-06 can see the disturbed area as well and the remainder
parcels immediate to the site are vacant.

The proposed driveway traverses through the adjacent parcel to the south, 2347 Diamond J
(APN:230-031-11), and can be a shared driveway for the development of a future residence
for that adjacent parcel.

The general slopes of the proposed improvements range from 5:1 to 2:1 surrounding the
site. All disturbed areas will be either landscaped or revegetated. Fiber rolls for slope
stabilization and silt fence for sediment control will be used to prevent erosion. For slopes that are 2:1, rip rap will be
utilized for permanent stabilization and erosion control.

x

The proposed work will be fully landscaped/revegetated for visual mitigation.

No.

Generic.

4' maximum rockery and concrete retaining walls.
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Washoe County Planning and Building
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

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

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

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

Yes No If yes, please attach a copy.

11

There is not currently a well on site, but would likely be drilled early in the
construction process, and a temporary system could be set up.

No.

x
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