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Planning Commission Action Order
Tentative Subdivision Map Case Number TM16-005

Decision: Approval with Conditions

Decision Date: July 5, 2016

Mailing/Filing Date: July 8, 2016

Property Owner: Ridges at Hunter Creek LLC and Ridges Development Inc.

Attn: Ranson Webster
4345 Eagle Valley Circle
Reno, NV 89519

Assigned Planner: Trevor Lloyd, Senior Planner
Washoe County Community Services Department
Planning and Development Division
Phone: 775.328.3620
E-Mail: illoyd @ washoecounty.us

Tentative Map Case Number TM16-005 (The Ridges at Hunter Creek) — Hearing, discussion, and
possible action to approve the merger and re-subdivision of four parcels totaling 155.01 acres into a 53
lot common open space subdivision.

e Applicant/Owner: Ridges at Hunter Creek LLC. and Ridges
Development Inc.

e Location: South of Woodchuck Circle and Hunters Peak
Road and West of Hawken Drive

e Assessor’s Parcel Numbers: 041-671-01, 041-650-02, 041-662-12 & 41-650-03

e Parcel Size: 155.01 acres

» Master Plan Category: Suburban Residential (SR), Rural Residential (RR)
and Rural(R) '

e Regulatory Zone: General Rural (GR), Low Density Suburban (LDS)
and High Density Rural (HDR)

e Area Plan: Southwest Truckee Meadows Area Plan

Citizen Advisory Board: West Truckee Meadows
e Development Code: Article 408, Common Open Space Developments;

Article 424, Hillside Development; and, Article 608,
Tentative Subdivision Maps

e Commission District: 1 — Commissioner Berkbigler

e Section/Township/Range: Section 19 & 30, T19N, R19E, MDM,
Washoe County, NV

Notice is hereby given that the Washoe County Planning Commission granted approval with conditions

as modified at the July 5, 2016 public hearing of the above referenced case number based on the
findings in accordance with Washoe County Development Code Article 408, Common Open Space
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To: Ridges at Hunter Creek LLC and Ridges Develepment Inc.

Subject: TM16-005 Page 2
Date: July 8, 2016

Page: 2

Developments, Article 424, Hillside Development, and Article 608, Tentative Subdivision Maps. [f no
appeals have been filed within 10 calendar days after the Mailing/Filing date shown on this Action
Order, the approval by the Washoe County Planning Commission is final. [f filed, an appeal stays any
further action on the permit until final resolution of the appeal. An appeal shall be filed in accordance
with the provisions found in Article 912 of the Washoe County Development Code. This decision is
based on having made all ten findings in accordance with Washoe County Development Code Section
110.608.25:

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

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

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

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

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

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

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

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.

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, certificate of cccupancy or final approval shall not be issued until all of
the Conditions of Approval (attached) are satisfied. Additionally, compliance shall be required with all
federal, state and local statutes, ordinances, and regulations applicable to the approved project.
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To: Ridges at Hunter Creek LLC and Ridges Development Inc.

Subject: TM16-005 Page 3
Date: July 8, 2016

Page: 3

This Action Order does not authorize any development, to include building construction_and
grading, without the reqguired permits from the Washoe County Building and Safety Division.

Washoe County Community Services Department
Planning and Development Division

Can. D0

Carl R. Webb, Jr., AICP
Secretary to the Planning Commission

CRW/Tlks
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Tentative Subdivision Map Case Number TM16-005

The project approved under Tentative Subdivision Map Case Number TM16-005 shall be
carried out in accordance with the Conditions of Approval granted by the Planning Commission
on July 5, 2016. Conditions of Approval are requirements placed on a permit or development by
each reviewing agency. These Conditions of Approval may require submittal of documents,
applications, fees, inspections, amendments to plans, and more. These conditions do not
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant
authorities required under any other act or to abide by all other generally applicable Codes, and
neither these conditions nor the approval by the County of this project/use override or negate
any other applicable restrictions on uses or development on the property.

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

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

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

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

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

e Prior to recordation of a final map.
e Prior to obtaining a final inspection and/or a certificate of occupancy.
e 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.

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

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/comdev



Washoe County Conditions of Approval
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Any conditions set by the Health District must be appealed to the District
Board of Health.

¢ The WASHOE COUNTY SCHOOL DISTRICT is directed and governed by its
own Board. Therefore, any conditions set by the Washoe County School
District must be appealed to their School Board.

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349

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

(@)

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;

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

The availability and accessibility of utilities;

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

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

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 subdivision;

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 278.330 and 278.335; and

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.

Tentative Subdivision Map Case Number: TM16-005
Page 2 of 16
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Washoe County Planning and Development Division

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

Contact Name — Trevor Lioyd, 775.328.3620

a.

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

The tentative map shall be in substantial compliance with the Approved Tentative
Map and provisions of Washoe County Development Code Article 608, Common
Open Space Development, and Article 608, Tentative Subdivision Maps.

Regulatory Zone General Rural (GR)
for Review Purposes Low Density Suburban (LDS)
High Density Rural (HDR)

Minimum Lot Area Proposed Common Open Space Development

Minimum Lot Width Common Open Space Development
Minimum Front Yard 30 feet
Minimum Side Yard 12 feet
Minimum Rear Yard 30 feet
Maximum Building Height 35 feet

Notes: Variances to these standards may be processed per Washoe County Code.

C.

The subdivision shall be in substantial conformance with the provisions of
Washoe County Development Code Article 604, Design Requirements, 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.

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 subseqguent 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 request, as may be amended
by action of the final approving authority.

Ali final maps shall contain the applicable portions of the following Jurat:

The Tentative Map for TM16-005 (The Ridges at Hunter Creek)
was APPROVED BY THE WASHOE COUNTY PLANNING
COMMISSION ON JULY 5, 2016.

Tentative Subdivision Map Case Number; TM16-005
Page 3 of 16
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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.

Washoe County Conditions of Approval

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

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

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

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE
PLANNING AND DEVELOPMENT DIRECTOR ON OR BEFORE
THE EXPIRATION DATE, THE DAY OF

20___, OR AN EXTENSION OF TIME FOR THE TENTATIVE
MAP MUST BE APPROVED BY THE WASHOE COUNTY
PLANNING COMMISSION ON OR BEFORE SAID DATE.

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

WILLIAM H. WHITNEY, DIRECTOR,
PLANNING AND DEVELOPMENT DIVISION

Tentative Subdivision Map Case Nurnber: TM16-005
Page 4 of 16



Washoe County Conditions of Approval

h.
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Prior to acceptance of public improvements and release of any financial
assurances, the developer shall furnish to the 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
Improvement District or Special Assessment District formed by Washoe County.

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 Aris shall be notified to
record and photograph the site. The period of temporary delay
shall be limited to a maximum of two (2) working days from the
date of nofification.

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 epaoch of geological time.

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

The developer and all successors shall direct any potential purchaser of the site
to meet with the Planning and Development Division o 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.

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

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 map to be subject fo 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

Tentative Subdivision Map Case Number: TM16-005
Page 5 of 16
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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:

1.

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:

a. Vegetation management;

b. Watershed management;

c. Debris and litter removal;

d. Fire access and suppression; and

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

public access.

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

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
areas and related improvements shall be addressed in the CC&Rs to the
satisfaction of the District Attorney’s Office.

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.

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

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

No motorized vehicles shall be allowed on the platted common area.

Washoe County will not assume responsibility for maintenance of the
private street system of the development nor will Washoe County accept
the sireets for dedication to Washoe County unless the streets meet
those Washoe County standards in effect at the time of offer for
dedication.

Tentative Subdivision Map Case Number: TM16-005
Page 6 of 16
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9. Mandatory solid waste collection.

10.  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.

11. Slopes shall be three (3) horizontal to one (1) vertical (3:1) or flatter.

12. Washoe County will not assume responsibility for maintenance of the
private street system of the development nor will Washoe County accept
the streets for dedication to Washoe County unless the streets meet
those Washoe County standards in effect at the time of offer for
dedication.

13. Development of slopes in excess of thirty (30) percent is prohibited.

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 common 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.

in coordination with the Washoe County Health Department, the University of
Nevada Gooperative Extension, and/or the Washoe-Storey Conservation District,
the applicant shall prepare and submit a noxious weeds conirol plan.

The final map shall identify all areas of general rural (GR) regulatory zone within
all residential lots and a note shall be placed on the map shall state that no
structures shall be placed within any area identified as GR.

The final map shall contain the following note: No structures shall be placed
within 10 feet from the edge of the fransmission line easement.

Washoe County Engineering and Capital Projects Division

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

Contact Name — Walt West, 775.328.2310

a.

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

Tentative Subdivision Map Case Number: TM16-005
Page 7 of 16
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C.

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

The developer shall provide written approval from the U.S. Postal Service
concerning the installation and type of mail delivery facilities. The system, other
than individual mailboxes, must be shown on the project construction plans and
installed as part of the onsite improvements. The County Engineer shall
determine compliance with this condition.

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, guitclaimed, and/or abandoned, as appropriate. The County Engineer
shall determine compliance with this condition.

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

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

A complete set of construction improvement drawings, including an onsite
grading plan, shall be submitted to the County Engineer for approval prior fo
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 for project roadways, erosion control (including BMP locations and
installation details), slope stabilization and mosquito abatement. A conceptual
grading and drainage scheme shall be indicated for each lot on the grading plan.
If drainage from one lot to another is proposed, then appropriate drainage
easements shall be provided. Disposal of any excavated material onsite shall be
indicated on the grading plans. The County Engineer shall determine
compliance with this condition.

Any roadway crossings of overhead power facilities shall be designed in
accordance with NV Energy standards. Prior the recordation of any affected
map, a letter from NV Energy shall be provided to the County Engineer approving
the design and location of roadways with respect the overhead utility lines. The
County Engineer shall determine compliance with this condition. (modified during
the July 5, 2016 Planning Commission public hearing)

Existing overhead power lines, such as those that traverse lots 8 through 11 and
ot 53 shall be relocated underground and easements abandoned with the

Tentative Subdivision Map Case Number: TM16-005
Page 8 of 16
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recordation of the final map. The County Engineer shall determine compliance
with this condition.

Drainage

The conditional approval of this tentative map shall not be construed as final
approval of the drainage facilities shown on the tentative map. Final approval of
the drainage facilities will occur during the final map review and will be based
upon the final hydrology report.

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

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 Division.

DELETE (removed during the July 5, 20186 Planning Commission public hearing)

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

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

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

Tentative Subdivision Map Case Number; TM16-005
Page 9 of 16
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L.

aa.

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

A note on all affected final maps shall state that the owner, buyers, assigns or
interest holders of any lots hereon, hereby agree that all existing irrigation flows
crossing these parcels shall be perpetuated. Any legal rights to water from the
ditches crossing this property shall be honored and the right of access for
maintenance and operation will not be denied to valid holders of those rights. The
County Engineer shall determine compliance with this condition.

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

Drainage easements shall be provided across individual lots on the official map
for all storm runoff that crosses more than one lot. The County Engineer shall
determine compliance with this condition.

Any increase in stormwater runoff resulting from the development and based on
the 5 year and 100 year storm(s) shall be detained onsite. The detention facility
shall be owned and maintained by a homeowners association. The County
Engineer shall determine compliance with this condition.

Any rights-of-way/easements for irrigation ditches or water supply ditches,
associate structures and their maintenance shall be reserved with the finalization
of the affected final map or prior to issuance of a grading permit. Any relocation
of irrigation or water supply facilities shall maintain the quantity, quality, elevation
and point of delivery of the ditch unless an alternate alignment and discharge
point is approved by the owners of the irrigation and water supply facilities. The
County Engineer shall determine compliance with this condition.

Common Area or offsite drainage draining onto residential lois shall be
perpetuated through or around residential lots and drainage facilities capable of
passing a 100-year storm shall be designed 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. (modified during
the July 5, 2016 Planning Commission public hearing)

Traffic and Roadways

Discussion

The application indicates that the project roadways may be public roads. The existing
Phase 1 was recorded and improved with privaie streets having 36’ wide easements.
Should the applicant want Phase 2 roadways to be offered for dedication to Washoe
County and maintained as public roadways, all existing streets within Phase 1 shall meet
current Washoe County standards including an offer of dedication of right-of-way,

Tentative Subdivision Map Case Number: TM16-005
Page 10 of 16
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pavement width, repair and sealing of existing pavement as directed by the County
Engineer, structural section thickness, construction of structural retaining walls adjacent
to right-of-ways, and construction of concrete sidewalks

bb.

CcC.

dd.

ee.

g9.

hh.

Ii-

kK.

All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances
in an appropriate form and amount shall be provided. The County Engineer shall
determine compliance with this condition.

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

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 Il slurry seal is required for the entire street width with either
option. Full width street improvemenis 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. The County Engineer shall determine
compliance with this condition.

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

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 biock or
reinforced concrete and designed by an engineer licensed in the State of
Nevada. The County Engineer shall determine compliance with this condition.

No retaining walls that retain soil from the County right-of-way or private right-of-
way shall be located within a plowed snow storage easement. The County
Engineer shall determine compliance with this condition.

The conditions, covenants and restrictions (CC&Rs) shall prominently note to the
satisfaction of the District Attorney’s Office and the County Engineer that Washoe
County will not assume responsibility for maintenance of the development’s
private street system or accept the streets for dedication to Washoe County
unless the streets meet those Washoe County standards in effect at the time of
the offer of dedication.

Adequate snow storage easemenis shall be identified on the final plat. The
County Engineer shall determine compliance with this condition.

Proposed landscaping and/or fencing along street rights-of-way and within
median islands shall be designed to meet AASHTO sight distances and safety
guidelines. A minimum vertical clearance of 13.5 feet shall be maintained over all
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private streets, and no tree shall overhang the curb of any public street. The
County Engineer shall determine compliance with this condition.

Il. The diameter of the cul-de-sac bulb island and anything located within the island,
such as landscaping, parking, etc., shall be designed to provide safe sight
distances and an adequate turning radius for garbage trucks, snow plows and
moving vans. The County Engineer shall determine compliance with this
condition.

mm. If the Engineering Division does not inspect the subdivision improvements, prior
to release of any financial assurances for the private improvements, the
development shall provide the Engineering Division with a letter prepared by a
civil engineer licensed in the State of Nevada, certifying that the private
improvements have been constructed in accordance with the approved plans.
The County Engineer shall determine compliance with this condition.

nn. If the project roadways for this tentative map are to be publically owned and
maintained by Washoe County, all existing roadways within The Ridges at
Hunter Creek Phase 1 development shall meet Washoe County Standards
including but not limited to the following:

i) Existing roadway right-of-ways shall be offered for dedication to
Washoe County being a minimum of 42 feet in width.

ii) All streets shall meet standard width requirements with Type 1 curb
and gutter and sidewalk in accordance with Washoe County Code
requirements.

iii) Any roadway improvements comprised of concrete block pavers
shall be removed and replaced with standard asphaltic or concrete
paving. Alternatively, in lieu of concrete paver removal and roadway
reconstruction, the County may allow for maintenance of pavers by
a Home Owners Association.

iv) All existing roadway islands shall be located in right-of-way granted
to Washoe County and a revocable encroachment permit shall be
obtained from Washoe County.

V) All existing rockery walls that are adjacent to, provide support for or
retain soil from the County right-of-way shall are not allowed and
shall be re-constructed of reinforced masonry block or reinforced
concrete and designed by an engineer licensed in the State of
Nevada.

Washoe County Utilities

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

Contact Name — Tim Simpson, 775.954.4648

a. All fees shall be paid in accordance with Washoe Gounty Ordinance prior fo the
approval of each final map.
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b.

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

Improvement plans shall be submitied 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 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.

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.

Any on-site or off-site previously constructed sanitary sewer collection system not
previously accepted by Washoe County shall be adequately flushed, vacuum
tested, and video inspected to the satisfaction of the CSD.

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 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 submittal for the
first final map which addresses:

i the estimated sewage flows generated by this project,

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

No Certificate of Occupancy will be issued until all the potable water and sewer
collection facilities necessary to serve each final map have been completed and
accepted.

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 sanitary sewer and access easement shall be dedicated to
Washoe County over any facilities not iocated in a dedicated 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 manholes

Tentative Subdivision Map Case Number: T\M16-005
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Washoe County Health District

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

Contact Name — James English and J.L. Shaffer, 775.328.2434

a. A Water Project per NAC 445A.66695 must be submitted and approved by this
Division. Prior to any water system construction, 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 Public Water Supply Reguiations, NAC Chapter NAC 445A.65505 to
445A.6731, inclusive.

i.  The application for a Water Project shall conform to the requirements of NAC
445A.66695.

ii. 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.

b. Mass grading may proceed after approval of a favorable review by this Division
of a separate mass grading permit application. The application shall include a
Truckee Meadows Water Authority annexation and onsite water discovery if
applicable.

c. Prior to approval of any building or site permit for this project, any septic systems
on the subject properties shall be abandoned in compliance with the Washoe
County Health District Regulations Governing Sewage, Wastewater and
Sanitation.

d. If private streets are proposed for this subdivision the private catch basins will
require a water quality insert placed within all basins to improve water quality
downstream and prevent mosquitoes from colonizing this infrastructure (Health
Regulations Governing the Prevention of Vector-Borne Diseases 040.013).

e. With rockery walls proposed, the voids in the rockery wall shall be filled by
placing smaller rock within the face of the wall for the entire height of the wall
(Health Regulations Governing the Prevention of Vector-Borne Diseases
040.081).

f. If roadside ditches are proposed for the project, the flow line of this infrastructure
shall be lined with 4-6 inch rock (Health Regulations Governing the Prevention of
Vector-Borne Diseases 040.021).

g. Prior to the sign off of the building plans the above detail designs are required on
the plans and a scheduled compliance inspection with the Vector-Borne
Diseases Program is required for the above condition(s).
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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 Name — Amy Ray, 775.326.6000

a.

b.

Any developments on the property shall meet the requirements of WCC 60,
Plans shall be submitted for review and approval to TMFPD.

A Vegetation Management Plan is required for the project in accordance with the
requirements of the International Wildland Urban Interface Code, 2012 Ed. shall
be submitted for approval by TMFPD.

HOA and CC& R reguirements 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 WC Code
60, the Vegetation Management Plan and conditions placed in the HOA and
CC&R documents, ensuring vegetation management and maintenance in those
areas.

Washoe County Parks and Open Space

6. The following conditions are requirements of the Washoe County Parks and Open Space,
which shall be responsible for determining compliance with these conditions.

Contact Name - Dennis Troy, 775.328.2059

a.

Washoe County Parks has been working closely with the United States Forest
Service (USFS) to improve the trail crossing at Hunter Creek. The existing USFS
fire access road is not conducive to trail users and is inaccessible during periods
of high flows (Spring runoff, storm periods, etc.). The County would like fo
expand the existing easement boundaries (Easement Document #3592575) fo
include an area for a future alignment of a non-motorized pedestrian bridge over
Hunter Creek. Please see attachment “A” for this proposed alignmeni. The
County has committed staff resources to prepare these legal descriptions.

It is the County's desire that the applicant provide a relocatable trail easement to
Washoe County such that a future trail alignment can correspond with the USFS
trails plan. Preliminary discussions with the USFS have identified a trall
alignment on the adjacent property to the south of APN 041-850-02. The trail
would ultimately tie into the Hunter Creek trail system and need to cross a portion
of APN 041-850-02.

Washoe County School District

7. The following condition(s) are requirements of the Washoe County School District, which
shall be responsible for determining compliance with these conditions.

Contact Name — Mike Boster, 775.789.3810
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Page 19
A disclosure shall be made by the developer to each homebuyer on their closing
documents that K-12 students in this subdivision may be assigned to the nearest

WCSD school(s) with available capacity in the event that the zoned schools
cannot accommodate additional students.

*** End of Conditions ***
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