CITY OF FERNLEY
CITY COUNCIL
AGENDA REPORT

Meeting Date:

January 19, 2022

REPORT TO:
REPORT THRU:

Mayor & City Council
Daphne Hooper, City Manager

REPORT BY:

Tim Thompson, Planning Director

REVIEWED BY:
REVIEWED BY:

Chris Molina, Contract Attorney
Denise Lewis, Finance Director

FINANCIAL IMPACT:
☐ YES ☒ NO
ACTION REQUESTED:

CURRENTLY BUDGETED:
☐ YES ☐ NO ☒ N/A
☐ Consent
☐ Presentation

☒ Motion
☐ Receive/File

FUND/ACCOUNT:

☐ Ordinance
☐ Resolution

AGENDA ITEM: Staff Report, Tentative Subdivision Map – TSM21004 (FOR POSSIBLE ACTION)
Consideration and possible action on a Tentative Subdivision Map Request from Red Hawk Ranch LLC
Series A & B to allow for the development of a 282-lot single family residential subdivision on a site
approximately 129.9 acres in size located within the SF6 (Single Family, 6,000 sq. ft. minimum lot size)
& MDR14 (Medium Density Residential, 7-14 Dwelling units/Acre) zoning districts, generally located
east of Stock Lane, and south of Truckee Lane (APN’s: 021-041-07, 021-041-08, & 021-041-10).
AGENDA ITEM BRIEF:
The proposed development consists of a 282-lot single-family residential subdivision on approximately
86.7 acres of a larger ±129.9-acre site. The Planning Commission voted to forward a recommendation
of approval to the City Council.
RECOMMENDED MOTION(S):
Motion to Approve:
“I move to approve the Tentative Subdivision Map associated with TSM21004, based on findings TM1
through TM11 and the facts supporting the approval criteria as set forth in the staff report and subject
to the Conditions of Approval 1 through 32 as listed in the staff report.”

Motion to Deny:
“Based on information received in written materials and at the public hearings on this matter, I move
to deny the Tentative Subdivision Map request associated with TSM21004 because I have determined
the proposed changes are detrimental to the public’s health, safety, and general welfare and am unable
to make the following required Tentative Subdivision Map Findings:
I am unable to make the Finding(s)____________________________________________ as it relates
to _________________________________. Therefore, I cannot approve the Tentative Subdivision
Map.”
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CITY OF FERNLEY
CITY COUNCIL
AGENDA REPORT
Business Impact (per NRS Chapter 237):
☐

A Business Impact Statement is Attached.

☒

A Business Impact Statement is Not Required because:
☒

this is not a rule (term excludes vehicles by which legislative powers are exercised under NRS
Chapters 271, 278, 278A, or 278B);

See Attached Report for Background/Analysis/Alternatives.
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PROJECT SUMMARY
CASE NUMBER(S):

•

TSM21004

REQUESTED ACTION(S):

•

Tentative Subdivision Map

PROJECT DESCRIPTION:

•

The proposed development consists of a 282-lot single family
residential subdivision spread across multiple parcels of land (APN’s
021-041-07, 021-014-08, and 021-041-10) totaling a project site of
approximately 129.9 acres. The project site is generally located south
of Truckee Lane and east of Stock Lane, and two of the three parcels
are located within the SF6 zoning district, with the remaining parcel
021-041-08 being in the MDR14 Zoning District.

PROPERTY OWNER(s):

•

Red Hawk Ranch LLC Series A & B

APPLICANT:

•

Todd Pardula – Red Hawk Ranch LLC Series A & B

LOCATION:

•

3 parcels of land, generally located east of Stock Lane, and south of
Truckee Lane (APN’s: 021-041-07, 021-041-08, and 021-041-10).

SITE SIZE:

•

±129.9 acres

EXISTING ZONING:

•

SF6, MDR14

EXISTING LAND USE:

•

SFR (Single Family Residential), and MR (Mixed Residential)

WARD INFORMATION:

•

Ward 2 – Councilwoman Zoberski

POLICY REFERENCE
Nevada Statutes:
Fernley Municipal Code:
Policies & Procedure Manual:
Community Assessment:
City of Fernley Development Code:

NRS 278
Title 32
N/A
N/A
Section 32.03.060 – Land Division Application
Section 32.06.080 – Residential – Multiple Family
Section 32.09.140 – Streets (Roadways)
Section 32.09.150 – Utilities
Section 32.12.010 – Adequate Public Facilities Required
Section 32.13.030 – Improvements, Security & Inspection
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BACKGROUND
The project parcels were acquired by Red Hawk Ranch LLC Series A & B in April and May, 2021 (Record #
523200). The existing Parcels were formed via a Parcel Map recorded in 2006, which split the parcel into
4 separate, smaller parcels. The project parcels were recently rezoned via a Zoning Map Amendment
(ZMA20001) from SF12 and C1, to SF6 and MDR14 respectively. In addition, a Development Agreement
(DA20002) had also been filed on these parcels in order meet the density standards and buffering
requirements for properties adjacent to Stock Lane, and the Miller Estates Subdivision (The Southern
Boundary). The proposed subdivision encompassing Phase 1 will consist entirely of SF6 (Single Family,
6,000 square foot minimum lots), with the MDR14 (Medium Density Residential, 7-14 Dwelling Units per
Acre) zoning proposed to be developed as a secondary phase within the subdivision.
The ±129.9-acre project site is surrounded by residential rural development to the south, west, and
southeast. Commercial space is located directly north, part of which is owned by the state of Nevada.
Further east of the project area lies higher density Single Family housing, generally alongside Miller Lane,
closer to Main Street.
ANALYSIS
The applicant is seeking approval for a Tentative Subdivision Map request to allow for the development
of a 282-lot residential subdivision. Additional improvements include a drainage channel to be
constructed along the eastern and southern side of the project boundary, and the necessary roadway,
landscaping, and general public facilities to serve the proposed 282-lot subdivision. Another improvement
is the realignment of Truckee Lane, which diverts Truckee Lane slightly southeast, in order to connect to
the proposed backbone roadway for this development. As a result of a previously approved Development
Agreement, lots abutting the southern boundary and along Stock Lane will be a minimum of 15,000 square
feet in size. Additionally, these homes will be limited to single-story units. Landscape buffers along the
south and west project boundaries are also required. The project site is generally located east of Stock
Lane and South of Truckee Lane.
The City of Fernley Comprehensive Master Plan identifies parcels 021-041-07 & 021-041-10 as SingleFamily Residential (SFR) land use, and parcel 021-041-08 as Mixed Residential (MR) land use. The SFR land
use designation identifies four (4) compatible zoning districts: SF6 (Single Family, 6,000 sq. ft. minimum
lot size), SF9 (Single Family, 9,000 sq. ft. minimum lot size), SF12 (Single Family, 12,000 sq. ft. minimum
lot size), and SF20 (Single Family, 20,000 sq. ft. minimum lot size). The MR land use designation on the
other hand, solely identifies MDR14 (Medium density residential, 7-14 dwelling units per acre) as a
compatible zoning district. Within phase one of the project, the minimum and maximum lot sizes are
±6,000 square feet and ±19,870 square feet respectively. The average lot size of the 282-unit subdivision
is approximately 7,920 square feet.
The main purpose of the Development Agreement (DA 21002) for the project site was to provide
adjacency and lot transitioning standards between the project site and the already existing lots on the
other side of Stock Lane, and the aforementioned “Southern Boundary”. These standards are mentioned
within Section 32.09.030 of the City of Fernley Development Code (Adjacency Standards). The
Development Agreement states that:
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“Each single-family residential lot that shares a common boundary line with the Southern
Buffer Zone or the Western Buffer Zone, or for which no other single-family residential lot
is located between it and the Southern Buffer Zone or the Western Buffer Zone (Stock
Lane), shall be not less than 15,000 square feet in total area (each such lot, a “Transition
Lot).”
The proposed map submitted with this application meet this requirement, as each lot abutting the
Southern and Western buffer zones meeting the minimum 15,000 sq. ft. minimum lot size. This is shown
via the image below.

An additional requirement stated within the development agreement was to ensure that the project
density for the SF6 zoned parcels does not exceed 3.6 dwelling units per acre:
“As to that portion of the Project Property zoned SF6 (Residential Single Family 6,000
square feet) following the City’s approval of the Map Amendment, the total density on
such portion of the Project Property shall not exceed three and sixth tenths (3.6)
dwelling units per acre.”
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The proposed development does meet this requirement as well. The subdivision is proposed to
encompass 86.7 acres of the 129.9-acre site. Based on this information, the total proposed density for
the single-family residential is 3.3 dwelling units per acre (282 dwelling units / 86.7 acres). This value is
within the minimum density requirement, ensuring that the terms and policies stated within the
Development Agreement have been satisfied.
The applicant has provided a drainage plan for this project in order to control runoff and excessive flows.
The proposed drainage system for Phase 1 of the development will generally consist of lot line swales,
catch basins, and curb & gutter to collect and convey runoff produced from roofs, driveways, and streets.
Catch basin laterals will be a minimum of 10 inches in diameter, with all drainage mains being a minimum
of 12 inches in diameter. The swales and gutters will then transfer collected runoff either to the proposed
retention pond north of Truckee Lane and South of old Highway 40, or a proposed Flood Control channel
that will run south to north across the project site. The site topography consists of a relatively gentle
downward slope from south to north, of
around 0.55 %. The Flood Control channel
itself will contain three (3) stepped
retention ponds, to collect and store
excess runoff as necessary, depending on
which area of the development the runoff
is being collected from. To more
accurately identify how and where runoff
will be conveyed, the developer has
divided the project site into seven (7)
hydrologic basins: A-1, A-2, A-3, A-4, A-5,
A-6, and A-7. These can be seen via the
image on the left. Basin A-1 collects runoff
through a series of Catch-Basins and
ditches, and drains runoff to the
Northmost retention pond, which will be
located north of the realigned Truckee
Lane, and south of old Highway 40. Basin
A-2 will also utilize lot line swales and
gutters to direct runoff to the middle
retention pond, located within the Flood
Control Channel (Located directly
southeast of Basin A-5). Basin A-3 directs
flows collected via swales and gutters to
the south retention pond. Basins A-4 and A-5 will collect runoff for the future phases of development and
deposit flows into the North Retention Pond, located slightly northeast of Basin A-5. Bain A-6 includes the
entirety of the Flood Control Channel itself and will store excess drainage at the northern side of the
channel, where it abuts Main Street. Lastly, basin A-7 will also control drainage for a future phase of
development, which will direct flows to the North retention pond as well. The North retention pond is the
largest of the 4 proposed retention ponds, with a projected volume of 475,330 cubic feet. The Northwest,
Middle, and South Retention ponds have projected volumes of 107,970, 35,640, and 25,410 cubic feet
respectively. This provides a cumulative retention volume of 644,350 cubic feet for the entirety of the
proposed development.
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Access and entry into the project site will be provided by a variety of new roadways. On the attached site
plans, these are identified as Streets A, B, C, D, E, F, G, H, I, J, K, L, and the ‘Backbone Roadway’. The
majority of these new streets serve to circulate within the development, and do not provide access to
either Stock Lane or Main Street. The aforementioned Backbone Roadway is the main collector street
within the development, providing access to Main Street, as well as the proposed realignment of Truckee
Lane. At the intersection of Main Street and the backbone roadway, the developer has proposed a Stopcontrolled access point at the project entrance from the Main Street side. Turn lanes are also proposed
to be added as necessary. This backbone roadway will travel north to southeast along the project parcels,
and end in a cul-de-sac directly west of the Flood Control Channel. Additional features of the backbone
roadway include an 82-foot Right of Way, individual travel lanes separated by a landscaped median, and
bike lanes and sidewalks on both sides of the roadway. A conceptual cross section can be seen below.

The developer is also constructing
improvements to Stock Lane. These
improvements
which
include
improving/extending the edge of
the pavement to meet the Fernley
rural roadway standards and
additional paving along property
frontages. The existing sewer main is
also proposed to be extended, and a
shared use path will also be created,
with additional landscaping along
the edge of the roadway. A drainage
ditch is also proposed, to provide
additional drainage to the surround
project area. This can be seen in the
cross section below.
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There are three (3) ingress and egress points into the project area. These are from Stock Lane onto Street
D, the Realigned Truckee Lane to Street B, and The Backbone Road to W. Main Street. These can all be
identified via the red arrows on the Site Plan above.
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A Traffic Impact Study was provided with the application, as it was expected that the proposed project
would have a significant impact on the surrounding area and its infrastructure. The project is expected to
generate approximately 2,710 daily trips, including 213 AM Peak hour trips and 285 PM Peak hour trips.
This far exceeds the general limit (≥100 Peak hour trips) to necessitate a Full Traffic Study. The Traffic
Study provided utilized LOS (Level-of-Service) D as the minimum threshold for identifying whether or not
significant improvements would need to be made, as LOS D is the minimum level of service that is required
on City of Fernley roads. LOS D is generally defined as:
“Approaching unstable flow. Speeds slightly decrease as traffic volume slightly increase.
Freedom to maneuver within the traffic stream is much more limited and driver comfort
levels decrease. Vehicles are spaced about 160 ft(50m) or 8 car lengths. Minor incidents
are expected to create delays. Examples are a busy shopping corridor in the middle of a
weekday, or a functional urban highway during commuting hours. It is a common goal for
urban streets during peak hours, as attaining LOS C would require prohibitive cost and
societal impact in bypass roads and lane additions.”
The Traffic study indicated that current Levels of Service on existing roads and intersections around the
project site were LOS A, B, or C, which indicates generally free-flowing traffic. When accounting for total
combined traffic (adding existing conditions with additional traffic created via the project), the Traffic
Study indicated that at peak hours, none of the roadways and intersections would drop below LOS D solely
as a result of the Red Hawk Ranch Phase 1 development. As such, major improvements are not necessary
at this time, but will need to addressed in the future as phases 2 and 3 enter development. Minor, smaller
scale improvements were highlighted within the Traffic impact study however, and a general summary is
provided below:
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The applicant has also provided a Sewer Report to highlight how the proposed development intends to
tie into the existing City of Fernley sewer system. Given that phase 1 development is zoned SF6 (Single
Family, 6,000 sq ft. minimum lot size), municipal services such as sewer system connections are required.
The closest sewer main in proximity to the project is located on the northern side of the parcel across the
street from the Red Hawk Ranch project site (APN: 021-071-03). The existing sewer main is a 12-inch
diameter PVC pipe, and currently deposits sewer via gravity flows to the nearby West Lift Station, located
at parcel 020-113-06. Once sewage reaches the West lift station, it is transferred via pump to the East Lift
Station, and from here it is then ultimately discharged into the East Wastewater Treatment Plant. The
developer proposes to connect to the existing sewer main located on the parcel across Main Street via
the use of 1,260 linear foot gravity sewer line, to be routed underneath Main Street and to the project
site.
Within the development itself, 8-inch sewer laterals are proposed to be developed, travelling underneath
the streets that will serve the subdivision (A, B, C, etc.). Each individual lot will be served by a 4-inch lateral,
which will be connected to the 8-inch lateral that will be running under each subdivision street. The
developer understands that the proposed sewer connections and increased capacity will trigger the need
for improvements to be constructed at the West Lift Station. The specific improvements required
generally highlight that Pipe 1054-5 be increased from a 12-inch diameter pipe to a 15-inch pipe, in order
to ensure that the City’s maximum sewer capacity limits are not exceeded (75% Capacity). Phase 1
development is expected to generate an additional 97,290 GPD (gallons per day) of sewage flow, with a
peak hourly flow rate of 203 GPM (gallons per minute). All additional sewer lines and improvements will
be developed and constructed to the approval of the City of Fernley Department of Public Works.
The development will connect to city water through the existing water mains located underneath Main
Street and Truckee Lane.
The applicant has also provided a preliminary landscaping plan with the proposed development. The
landscaping generally consists of a minimum of 1 tree per lot, with additional trees on corner lots.
Additional landscaping includes the buffer zone between Stock Lane and the side project boundary, and
the landscaped median of the main backbone roadway. All trees will be a minimum of 15 Gallons in size
(~6-12 ft. in height) and any shrubs present will be a minimum of 5 gallons in size. Irrigation control for
landscaping will be provided by an automatic smart controller system, with any container plantings being
irrigated by drip emitters or point source bubblers. Necessary measures will be taken to ensure that
landscaping does not encroach on easements or block access points for roads and driveways.
The developer has also addressed fencing concerns as a part of this submission. Two types of fencing are
proposed, a decorative, 6-foot-tall wood fence with stone pilasters located along the backbone roadway
as well as along Stock Lane. Interior lots and the properties abutting the Southern Boundary will utilize a
standard 6-foot-tall ‘good neighbor’ fence.
Should the Planning Commission determine the project, as submitted and conditioned, is consistent
with the development code, will not have a significant adverse impact on the existing surrounding uses,
promotes the public health, safety, and general welfare, and can make the applicable Findings, the
Planning Commission can forward a recommendation for approval to the City Council.
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If the Planning Commission cannot make some or all the applicable Findings and determines the project,
as submitted and conditioned, is not consistent with the development, will have a significant adverse
impact on the existing uses, and/or does not promote the public health, safety and general welfare, the
Planning Commission can deny the application. The motion to deny should be based on information
received in written materials and at the public hearings on this matter and the Planning Commission’s
inability to make any Finding(s) should be explicitly described.

FINDINGS
TM1: Compliance with environmental and health laws and regulations concerning water and air
pollution, solid waste disposal, water supply facilities, community, or public sewage disposal,
and, where applicable, individual systems for sewage disposal.
The developer shall comply with all standards, codes, and requirements regarding connection to the City’s
sanitary sewer and potable water systems, including but not limited to, associated fees, easements, design
standards, system looping, development code requirements, and state requirements. Prior to the
recordation of a final map for the project, the developer shall provide the City with a utility plan for water
and sanitary sewer that is in conformance with the City of Fernley’s Municipal Code and Public Works
Design Manual to the approval of the City Engineer, Public Works Director, and Administrator. The map
must be reviewed and approved by the Nevada Department of Environmental protection prior to
construction.
TM2:

Availability of water that meets applicable health standards and is sufficient for the reasonably
foreseeable needs of the subdivision.

The developer shall pay all fees and provide all the information necessary to complete water and sewer
modeling of the project. Modeling will be performed by the City of Fernley’s consultant and any additional
infrastructure or capacity identified by the modeling shall be included in the improvement plans and
constructed by the developer.
TM3:

Availability and accessibility of utilities

All utilities required to serve the project generally exist adjacent to the project site. As mentioned
previously within the report, the existing Sewer Pipe 1054-5 will need to be widened from its current 12inch diameter to 15 inches. This will ensure that the maximum city sewer capacity of 75% is not reached
or exceeded. Additionally, as the Red Hank Phases 2 and 3 enter development, further improvements may
be needed as well, for various other utilities.
TM4:

Availability and accessibility of public services such as schools, police, and fire protection,
Transportation, recreation facilities, and parks.

Schools
Students residing in this development will attend Fernley Elementary School, Fernley Intermediate School,
Silverland Middle School, and Fernley High School. Per the Lyon County School District’s 2016 Facilities
Plan, it appears that the existing schools are planned to be within adequate utilization through 2025 will
the exception of Cottonwood Elementary School. The School District’s 10-year capital program identifies
that a new elementary school should be developed within the next 4-6 years to address the issues
regarding elementary school capacity.
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Police & Fire
The Lyon County Sherriff’s office provides police protection. The North Lyon County Fire Protection District
provides fire protections. The proposed project is located near existing facilities that are currently served
by these agencies.
Transportation
Access to phase 1 of Red Hawk Ranch will be provided off of Main Street, the realigned Truckee Lane, and
Stock Lane. The developer is proposing to construct 12 new streets, 11 of which will serve as roads
circulating within the development and providing connecting access to the Stock Lane and Truckee Lane
ingress/egress points. The 12th road will serve as a backbone roadway travelling north to south along the
phase 1 project site and having provide access to the Main Street ingress/egress point. Proposed
improvements include the realignment of Truckee Lane and the addition of stop conditions at multiple
intersections to reduce overall speed. Turn lanes will also be constructed along Main Street to further
reduce congestion. Stock Lane will also be improved with additional paving and landscaping features.
Future development within the Red Hawk Ranch project may trigger further improvements.
Parks
The project site is located roughly 0.5 miles from the In-town Skate Park, and approximately 2.1 miles
from the Fernley Out of Town Park, towards the East along Main Street. The project site is additionally 1.8
miles away from the Fernley BMX Park. In accordance with the adopted City of Fernley Parks Master Plan,
the developer shall dedicate land for a park site located in the southeast portion of the development along
Miller Lane. The developer and city shall work together on an agreement regarding cost, and the timing
for the dedication of the land and construction of the park facility prior to the submittal of the first final
map for the project.
TM5:

Consistency with the Zoning District Regulations

The current zoning for phase 1 of Red Hawk Ranch is split, with two of the parcels (APNs: 021-041-07, 012041-10) being within the SF6 (Single Family, 6,000 sq. ft. minimum lot size) zoning district, and the 3 rd
parcel (APN: 021-041-08) being within the MDR14 (Medium Density Residential, 7-14 dwelling units per
acre). However, only the SF6 zoned parcels will have housing units on them, with the MDR14-zoned parcel
generally only containing the Flood Control Channel and Retention ponds. When the MDR14 parcel is
developed in future phases, any housing or commercial development will follow the standards of the
Zoning District. The SF6 density allows for a maximum density of 7.48 DU/AC (dwelling units per acre).
Within this development however, there is a development agreement which sets forth adjacency
standards for the proposed subdivision. Lot abutting Stock Lane and the Miller Estates Subdivision to the
south are required to be a minimum of 15,000 square feet. The project density is also below the maximum
threshold identified in the development agreement. The project density for the single-family residential
development in 3.3 dwelling units per acre (282 dwelling units / 86.7 acres = 3.3 dwelling units per acre).
Considering that the remaining parcel is not being utilized for development at this time, the density
calculation only accounts for the two SF6-zoned parcels where development is occurring, and not for the
entire, ±129.9-acre project site.
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TM6:

Conformity with the Master Streets & Highways Plan

The development is generally in conformance with the Master Streets & Highways Plan. Main Street, Main
Street, also known as NV State Route 427 is a state-owned road and is expected to see an increase in
traffic as a result of this development. The developer plans to improvements such as turning lanes and
stop conditions around the project entrance to alleviate congestion, and ensure that LOS (Level of Service)
conditions do not exceed LOS D. The aforementioned improvements necessary to serve the project will
be constructed to the approval of the Zoning Administrator, City Engineer, and City Public Works Director.
TM7:

Effect of the Proposed Subdivision on existing Public Streets and the need for new streets or
highways to serve the subdivision.

The development shall construct any roadway improvements necessary to serve the project to the
approval of the Administrator, City Engineer, and Public Works Director. The existing roads around the
project area are Stock Lane, Truckee Lane, Miller Lane, and Main Street. Main Street will be improved with
the addition of turn-lanes to and from the project site, reducing congestion as cars enter and exit the site.
Stock Lane will be repaved and landscaped on the side to create additional buffer between the proposed
development and the rural properties west of Stock Lane. Truckee Lane will be realigned to terminate into
the proposed backbone road which would then provide access to Main Street.
TM8:

Physical Land Characteristics, such as floodplain, slope, soil, and elevation differentials with
abutting properties.

The project site is surrounded by residential rural development to the south and west. Directly North is
Main Street and a vacant parcel of land (APN: 021-071-03), which is zoned for commercial and residential
development. Directly east lies a separate vacant parcel, which is not a part of this project. The project
site is relatively flat with a gentle slope, generally going from South to North. The project site does lie
within the Flood Zone Area AE as depicted in the Flood Insurance Rate Map (FIRM) number 32019C0105E.
This indicates that the project area has a 1% chance of flooding annually. As a result of this, the developer
has addressed this issue via a Hydrology Report, which proposes to develop the Flood Control Channel
running north to south through the project site. The drainage channel will intercept 100-year flows on
site, and ideally allow the proposed tentative map to go through the CLOMR (Conditional Letter of Map
Revision) with FEMA to remove the proposed lots from the Flood Zone.
The developer shall provide a final Geotechnical Report in Conformance with the Development code for
review and approval by the City Administrator, City Engineer, and Public Works Director prior to the
recordation of any final map for any portion of this project.
TM9:

Recommendations and comments of review bodies

The application was distributed to the City’s Public Works Department, City Engineer, and several outside
agencies for comment. Comments were received and provided to the applicant. The application has been
conditioned such that all comments and recommendations of reviewing bodies shall be addressed prior
to Final Map Approval.
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TM10: Compliance to the Master Sewer and Water Utility Plan.
The developer shall comply with all standards, codes, and requirements regarding connection to the City’s
sanitary sewer and potable water systems, including but not limited to, associated fees, easements, design
standards, system looping, development code requirements, and state requirements. Prior to the
recordation of a final map for the project, the developer shall provide the City with a utility plan for water
and sanitary seter that is in conformance with the City of Fernley’s Municipal Code and Public Works Deign
Manual to the approval of the City Engineer, Public Works Administrator, and Zoning Administrator. The
project must also be approved by the Nevada Department of Environmental Protection and the Nevada
Department of Transportation prior to approval.
TM11: Compliance with this code and all other applicable regulations.
The developer shall comply with the design standards and regulations as set forth in the City of Fernley’s
Development Code and Public Works Design Manual unless in conflict with the local, state, or federal
regulations, in which case the more stringent regulation will take precedence.
The developer shall comply with all engineering requirements within the City’s Municipal Code Title 32,
including but not limited to, compliance with the Site Development Standards, Floodplain Management,
Roadways, Undergrounding of Utilities, and Water/Wastewater Facilities to the approval of the Zoning
Administrator, City Engineer, and Public Works Director prior to the recordation of any Final Map for the
Approval of the project.

ATTACHMENTS
1. Conditions of Approval TSM21004
2. Vicinity Map
3. Development Agreement
4. Project Description
5. Tentative Map Plan Set
6. Proposed Phasing Plan
7. Landscape Plan
8. Traffic Impact Study
9. Preliminary Drainage Report
10. Preliminary Sewer Report
11. Response to Agency Comments

Page 14 of 14

