
Planning Commission Staff Report 
Meeting Date:  February 3, 2026 Agenda Item: 7A 

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

www.washoecounty.gov/csd/planning_and_development 

TENTATIVE SUBDIVISION MAP CASE 
NUMBER: 

Tentative Subdivision Map Extension 
of Time for Case Number WTM18-
001 (Sierra Vista aka Lemon Valley 
Heights)  

BRIEF SUMMARY OF REQUEST: To extend the time for final 
subdivision maps for two more years 

STAFF PLANNER: Julee Olander, Planner 

775.328.3627 

jolander@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve an extension of time request 
for Tentative Subdivision Map WTM18-001 (now known as Sierra Vista) for two more 
years to February 22, 2028. 

Applicant/Owner: JC Sierra Vista, 
LLC 

Location: East of E Patrician 
Drive & Estates 
Road 

APN: 080-031-01, 02, &
080-730-35

Parcel Size: ±17.175, ±25.612,
& ±26.880 acres

Master Plan: Rural (R) and
Suburban
Residential (SR)

Regulatory Zone: General Rural (GR)
and Medium
Density Suburban
(MDS)

Planning Area: North Valleys
Development Code: Authorized in 

Article 608, 
Tentative 
Subdivision Maps 
and Article 408, 
Common Open 
Space 
Development 
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Background 

On March 6, 2018 Tentative Subdivision Map case number WTM18-001 (Lemmon Valley 
Heights) was approved by the Planning Commission to create a 206-lot single-family 
residential, common open space subdivision. The lot sizes range from a minimum size of 
4,500 square feet (± .10 acres) to a maximum size of 17,206 square feet (± .39 acres) 
with an average size of 6,540 square feet (± .15 acres). Approximately 68.64 acres of the 
project has a regulatory zone of medium density suburban (MDS- 3 unit per 1 acre). The 
MDS area allows a total of 205 dwelling units. The project area also includes 
approximately 59.95 acres of general rural (GR- 1 unit per 40 acres). Dwellings are 
proposed to be developed in an area of approximately 31 acres, with the remaining area 
88 acres used as common open space. Final map #5553 was recorded on February 22, 
2024, and the current expiration date to present the next final map is February 22, 2026. 
However, per section 110.610.50(b)(4) of the Washoe County Code, the applicant may 
submit a request to the Planning Commission to extend the deadline for the presentation 
of any final map for no more than two years. Only one extension shall be granted per 
each final map. 

Extension of Time Request 

The applicant is requesting to extend the time for final subdivision maps to be submitted 
for two more years, to February 22, 2028.  The applicant indicates that due to “ fluctuation 
in interest rates and the housing market” that two more years are needed, to submit the 
phase 2 final map.  Also, Lemmon Valley Heights is now called Sierra Vista.  According 
to the applicant, “Phase 1 Final Map (Doc. No. 5436988) was recorded on February 22, 
2024, with 34 lots, which have either been sold or are on the market for sale.  Since Phase 
1, a significant amount of work has been completed towards recording a Phase 2 Final 
Map (30 lots), including civil improvement plans and Truckee Meadows Water Authority 
(TMWA) approval.” (See Exhibit E, page 2). 

Staff supports extending the presentation date of the next final map to February 22, 2026. 
No other changes are proposed to the conditions of approval. 

Reviewing Agencies 

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

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

After a thorough review and analysis, Tentative Subdivision Map Case Number WTM18-
001 (Lemmon Valley Heights/AKA Sierra Vista) is being recommended for extension of 
time from February 22, 2026 to February 22, 2028. Staff offers the following motion for 
the Commission’s consideration.  

Motion 

I move that, after giving reasoned consideration to the information contained in the staff 
report and information received during the public hearing, the Washoe County Planning 
Commission approve the extension of time request for JC Sierra Vista, LLC, subject to 
the original conditions of approval, having determined that the final map for WTM18-001 
has progressed in accordance with NRS278.360, that the original findings remain valid, 
and that the circumstances have not appreciably changed since the original approval. 

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision 
is filed with the Secretary to the Planning Commission and mailed to the applicant(s), 
unless the action is appealed to the Washoe County Board of County Commissioners, in 
which case the outcome of the appeal shall be determined by the Washoe County Board 
of County Commissioners.  Any appeal must be filed in writing with the Planning and 
Building Division within 10 calendar days from the date the written decision is filed with 
the Secretary to the Planning Commission and mailed to the applicant(s). 
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Washoe County Conditions of Approval 

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

Pursuant to NRS 278.349, when contemplating action on a tentative subdivision map, the 
governing body, or the planning commission if it is authorized to take final action on a tentative 
map, shall consider: 

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

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

(c) The availability and accessibility of utilities;

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

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

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

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

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

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

U) 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.

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

Washoe County Planning and Building Division 

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

Contact Name - Roger Pelham, (775) 328-3622 

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

Tentative Subdivision Map Case Number WTM18-001 
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Washoe County Conditions of Approval 

PLANNING AND BUILDING DIVISION 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 BUILDING DIVISION DIRECTOR. THE OFFER 
OF DEDICATION FOR STREETS, SEWERS , ETC. IS 
REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN 
ACCORDANCE WITH NRS CHAPTER 278. 

MOJRA HAUENSTAIN, DIRECTOR, PLANNING AND BUILDING 

g. A note shall be placed on all grading plans and construction drawings 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. 

h. 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. 

i. The developer and all successors shall direct any potential purchaser of the site
to meet with the Planning and Building 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 Building Division of the name, address, telephone
number and contact person of the new purchaser within thirty (30) days of the
final sale.

j. Lot standards for this development shall include: Minimum Lot Dimension: 45
feet; Front Yard Setbacks: 20 feet; Side Yard Setback: 5 feet; Rear Yard
Setback: 20 feet. Minimum lot width shall be 45 feet.

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

Tentative Subdivision Map Case Number WTM18-001 
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Washoe County Conditions of Approval 

I. Grading shall comply with all applicable provisions of Article 438, of the Washoe
County Development Code. Specifically, no slopes shall be greater than 10 feet
in elevation. Retaining walls are required. All retaining walls shall be stained with
a permanent desert varnish product to mimic the color of the surrounding
undisturbed hillside.

m. At least one tree shall be installed with irrigation on each residential lot. Trees
and irrigation shall be shown on each building permit application for a dwelling.

n. Street trees shall be installed as shown in the application materials. All
landscaping shall be maintained in accordance with the provisions found in
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 Building Division, prior to a Certificate of Occupancy. The plan
shall be wet-stamped.

o. When adjacent to or across a street from residential development in existence as
of the final adoption of this plan, provide a minimum 30-foot wide open-space
buffer, containing a minimum 8-foot wide decomposed granite trail, on the
perimeter AND maintain a minimum parcel size of 15,000 square feet for any
parcel located on the perimeter; OR, provide for perimeter parcel sizes that
match the existing residential parcels.

p. Limit all dwellings to a single story located on the perimeter when adjacent to or
across a street from residential development in existence as of the final adoption
of this plan.

q. In regulatory zones LOS 1; LOS 2; MOS 3 and MOS 4, new residential parcels
shall not front on existing streets.

r. Vary setbacks and driveway design.

s. Construct no more than 25% of the total residential units in the same
architectural elevation.

t. Limit the use of block, concrete, or similar material to posts, pillars and similar
uses when constructing fences and / or walls. These materials are not to be
used for panel or wall sections. Plans for the maintenance of perimeter fences
will be submitted with tentative map applications.

u. Minimize the use of street lighting. Any lighting proposed must show how it is
consistent with current best practice "dark-sky" standards. Exterior lighting
fixtures mounted on the homes or units shall be no higher than the line of the first
story eave or, where no eave exists, no higher than 15 feet above finished grade.
Lights shall be shielded to prevent light spillage onto adjacent properties or
streets.

v. Establish landscape designs that emphasize the use of native vegetation, with
non-native and atypical vegetation integrated sparingly into any landscaped area.
Homebuilders must offer at least two separate xeriscape options.

Tentative Subdivision Map Case Number WTM18-001 
Page 5 of 18 WTM18-001 

EXHIBIT A
13



WTM18-001 
EXHIBIT A

14



WTM18-001 
EXHIBIT A

15



Washoe County Conditions of Approval 

sections. Plans for the maintenance of perimeter fences will be submitted 
with tentative map applications. 

20. Minimize the use of street lighting. Any lighting proposed must show how
it is consistent with current best practice "dark-sky" standards. Exterior
lighting fixtures mounted on the homes or units shall be no higher than
the line of the first story eave or, where no eave exists, no higher than 15
feet above finished grade. Lights shall be shielded to prevent light
spillage onto adjacent properties or streets.

21. Establish landscape designs that emphasize the use of native vegetation,
with non-native and atypical vegetation integrated sparingly into any
landscaped area. Homebuilders must offer at least two separate
xeriscape options

x. 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 Planning and Building staff and the District Attorney.

y. Construction activities shall be limited to the hours between 7 AM and 7PM on
Mondays, Tuesdays, Wednesdays, Thursdays, Fridays and Saturdays.
Construction activities shall be limited to the hours between 8AM and 5PM on
Sundays.

z. Address numbers shall be clearly marked on each dwelling and on the curb in
front of each dwelling.

aa. The applicant shall develop a Fence Plan that ensures that all fencing installed 
adjacent to existing development is durable, wind resistant, and obtain approval 
of the Fence Plan from Washoe County. Fencing materials may include metal 
posts, metal rails, pressure-treated posts, pressure-treated rails, or similar 
durable materials. Special consideration shall be given to post spacing and 
depth and appropriate bracing. Fence details shall be shown on all building 
permits for all dwellings. 

Washoe County Engineering and Capital Projects 

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

Contact Name - Clara Lawson, PE, PTOE, Licensed Engineer, 775.328.3603 

a. Make a street connection between Fremont Way and the north section of the
subdivision.

b. Place speed humps or other traffic calming on Kess Way, Patrician Way and
Palace Dr. both the new proposed sections and the existing streets to the
satisfaction of the County Engineer

Tentative Subdivision Map Case Number WTM18-001 
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Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-2040   |   F: (775) 328-3699   |   washoecounty.gov 
 

Date: December 18, 2025 

To: Julee Olander, Planner 

From: Janelle K. Thomas, P.E., Senior Licensed Engineer 
Robert Wimer, P.E., Licensed Engineer 

Re: Amendment of Conditions Case WAC25-0020 for Extension of Time Request for 
Tentative Subdivision Map Case #WTM18-001 Lemmon Valley Heights 
APNs: 080-031-01, 080-031-02, and 080-730-35 

GENERAL COMMENTS 
Washoe County Engineering staff have reviewed the above referenced application.  The 
Amendment of Conditions case is to allow for the approval of a time extension for the purposes 
of extending the date to record the next final map. The Lemmon Valley Heights Tentative Map is 
a residential subdivision originally approved in 2018 for 206-lot, single-family residential 
development.  This agreement extends the deadline for filing the next final map for two additional 
years. The property is located east of Lemmon Drive off E Patrician Drive. The Engineering and 
Capital Projects Division recommends approval with conditions of approval which supplement 
applicable County Code and are based upon our review of the site and the application prepared 
by Manhard Consulting Ltd.  The County Engineer shall determine compliance with the following 
conditions of approval. 

For questions related to sections below, please contact the staff’s name referenced. 

GENERAL CONDITIONS 
Contact Information: Janelle K. Thomas, P.E.  (775) 328-3603 

Conditions: 

1. Final maps and final construction drawings shall comply with all applicable statutes,
ordinances, rules, regulations, and policies in effect at the time of approval of the final
map.  Additionally, individual parcel building, grading, and/or wall permits shall comply
with applicable building code requirements at the time of approval of the permits.
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Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-3600   |   F: (775) 328-3699   |   washoecounty.gov 
 

Date: December 17, 2025 

To: Julee Olander, Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: WAC25-0020 (Lemon Valley Heights) for Tentative Subdivision Map WTM18-001 

GENERAL PROJECT DISCUSSION 

For hearing, 
discussion, and possible action to approve an amendment of conditions for WAC25-0020 (Lemon 
Valley Heights) for Tentative Subdivision Map WTM18-001 (now known as Sierra Vista) to amend 
Condition 1.d, to change the condition for another two years to March 6, 2027. 

The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 

There are no water rights conditions for this amendment. 

WTM18-001 
EXHIBIT B

28



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.: ---------1 

Project Name: 
L V II H • h T • S bd' • • M E • emmon a ey eIg ts entatIve u IvIsIon ap xtensIon 

Proje�t . Requesting to extend the approved Lemmon Valley Heights (now called Sierra Vista)
Descnpt1on: Tentative Subdivision Map (WTM18-001) for one year in accordance with NRS 278.350. 

Project Address: 0 East Patrician Drive & Estates Road 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

East of E Patrician Drive and west of Estates-Road 

Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreage: 
080-031-01 +/- 17.175 ac 080-730-35 +/- 26.890 ac 
080-031-02 +/- 25.612 ac 

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). WTM18-001

Applicant Information (attach additional sheets if necessary) 

Property Owner: 

Name: JC Sierra Vista LLC 
Address:  

Zip:  
Phone: Fax: 
Email: 
Cell: Other: 

Contact Person: Kenneth D Hendrix 
Applicant/Developer: 

Name: KDH Builders LLC 
Address:  

Zip: 

Phone: Fax: 
Email:  
Cell: Other: 
Contact Person: Scott Berge 

Professional Consultant: 

Name: Manhard Consulting PLLC 
Address:  

Zip: 
Phone: Fax: 
Email:  
Cell: Other: 

Contact Person: Karen Downs 
Other Persons to be Contacted: 

Name: 
Address: 

Zip: 
Phone: Fax: 
Email: 
Cell: Other: 
Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 

February 2024 
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December 8, 2025 

Mr. Trevor Lloyd, Planning Manager 

Washoe County Community Services Department 

1001 East Ninth Street 

Reno, NV 89512 

RE: EXTENSION OF THE LEMMON VALLEY HEIGHTS (SIERRA VISTA) TENTATIVE SUBDIVISION MAP (WTM18-001) 

Dear Mr. Llyod, 

On behalf of KDH Builders, LLC, Manhard Consulting is requesting an extension of the Lemmon Valley Heights (now 

known as Sierra Vista) Tentative Subdivision Map WTM18-001 (APNs 080-031-01, 080-031-02, and 080-730-35).  

The purpose of this request is to extend the approved Tentative Subdivision for two years, in accordance with NRS 

278.360(1)(c) which allows an extension of not more than two years for the presentation of any final map after 

the two-year period for presentation a successive final map has expired. The request is to allow additional time to 

complete the processing of necessary improvement plans and to record the final map. 

The Lemmon Valley Heights (Sierra Vista) Tentative Map (WTM18-001) was approved by Washoe County on March 

6, 2018, for a 206-lot single family residential, common open space subdivision (Planning Commission Action Order 

is attached). Phase 1 Final Map (Doc. No. 5436988) was recorded on February 22, 2018, with 34 lots, which have 

either been sold or are on the market for sale. Since Phase 1, a significant amount of work has been completed 

towards recording a Phase 2 Final Map (30 lots), including civil improvement plans and Truckee Meadows Water 

Authority (TMWA) approval. 

Due to recent fluctuation in interest rates and the housing market, the applicant is requesting additional time to 

record the Phase 2 Final Map. The property owner remains dedicated to developing the project in accordance with 

the approved Tentative Subdivision Map and plans to record the Phase 2 Final Map within two years, as interest 

rates and the housing market become more favorable. 

Thank you for your consideration of this request to extend the Tentative Subdivision Map. 

If you have any questions or need any additional information, please contact me at 775-321-6538 or 

kdowns@manhard.com. 

Yours truly,  

MANHARD CONSULTING, LTD. 

Karen Downs 
Senior Planner/Project Manager 
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