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THROUGH: Mojra Hauenstein, Architect, AICP Planner, LEED AP, Director of 
Planning and Building, 328-3619, mhauenstein@washoecounty.us 

SUBJECT: Public Hearing: Appeal of the denial, by the Washoe County Planning 
Commission of Tentative Subdivision Map Case Number WTM21-006 
(Silver Hills, Village 1) which sought approval of a tentative subdivision 
map to allow a 358-lot, single-family residential, common open space 
subdivision, with lots ranging in size from 5,000 square feet to 8,072 
square feet. The applicant and property owner is Lifestyle Homes TND, 
LLC. The proposed project is located on the West side of Red Rock 
Road, approximately ¾ of a mile north of its intersection with Silver 
Knolls Boulevard. The Assessors Parcel Numbers (APN) are 087-390-10 
and 087-390-13. The subject site is approximately 308.6 acres in size. 
The Master Plan designation of the subject site is Suburban Residential 
(SR). The Regulatory Zone of the subject site is Silver Hills Specific 
Plan. The subject site is located within the North Valleys Area Plan. 
(Commission District 5.) 

 
SUMMARY 
The appellant, Lifestyle Homes TND, LLC applied for a tentative subdivision map to 
allow a 358-lot, single-family residential, common open space subdivision. The proposed 
subdivision application was denied by the Washoe County Planning Commission (PC) 
being unable to make finding number 1 and number 2 of the ten required findings in 
accordance with WCC Section 110.608.25. The appellant is appealing the PC’s decision 
and asking the BCC to approve the appeal and overturn the PC’s decision to deny the 
subdivision request. 
 
Washoe County Strategic Objective supported by this item:  Stewardship of our 
Community  

PREVIOUS ACTION 
On July 6, 2021, the Washoe County Planning Commission denied Tentative Subdivision 
Map Case Number WTM21-006 (Silver Hills, Village 1) being unable to make finding 
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number 1 and number 2 of the ten required findings in accordance with WCC Section 
110.608.25. 
Master Plan Amendment Case Number WMPA17- 0010, which created the Silver Hills 
Specific Plan was approved by the Board of County Commissioners in October of 2019, 
and was found to be in conformance with the Truckee Meadows Regional Plan by the 
Regional Plan Governing Board in February 2020. 
 
BACKGROUND 
The applicant is appealing the decision, made by the PC on July 6, 2021, which denied 
the requested tentative subdivision map for Village 1 of the Silver Hills subdivision. The 
minutes of that meeting are included as an attachment to this report as is the video of the 
Planning Commission meeting.  
Evaluation for approval or denial of a tentative subdivision map is based upon ten 
required findings of fact, in accordance with WCC Section 110.608.25. Those findings of 
fact follow: 

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. 

The PC was unable to make finding number 1—that the proposed map is consistent with 
the Master Plan and the Silver Hills Specific Plan.  The PC was also unable to make 
finding number 2—that the design or improvement of the proposed subdivision is 
consistent with the Master Plan and the Silver Hills Specific Plan. Staff comments on 
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each of the required findings of fact are included in the PC staff report, attached to this 
report. The PC expressed that this map is a small piece of the entire subdivision and in 
and of itself, the map doesn’t comply with all components of the Specific Plan.  For that 
reason, the PC could not find that #1 and #2 were met because they only had 1 piece of 
the puzzle in front of them and had no way of knowing whether future development will 
create a whole that will comply with the Specific Plan because of the method in which 
this is being brought forward. 
FISCAL IMPACT 
No fiscal impact. 
RECOMMENDATION 
Lifestyle Homes TND, LLC has appealed the Planning Commission’s denial of Tentative 
Subdivision Map Case Number WTM21-006 (Silver Hills, Village 1).  Accordingly, 
Planning staff is presenting the decision of the PC to the BCC for its review. The PC’s 
denial is based upon the inability to make the required findings of fact (number 1 and 
number 2, as shown on page 2 of this report). Accordingly, staff recommends that the 
Board hold a public hearing on this appeal in accordance with WCC 110.608.15(d) and 
WCC 110.912.20.   
POSSIBLE MOTIONS 
Should the Board agree with the decision of the PC on Tentative Subdivision Map Case 
Number WTM21-006 (Silver Hills, Village 1) a possible motion would be: 
“Move that, after giving reasoned consideration to the information contained in the staff 
report and information received during the public hearing, the Board of County 
Commissioners affirm the decision of the Planning Commission, and deny Tentative 
Subdivision Map Case Number WTM21-006 for Lifestyle Homes, TND, LLC, being 
unable to make all ten findings in accordance with Washoe County 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; 
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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.” 

 
Should the Board disagree with the decision of the PC on Tentative Subdivision Map 
Case Number WTM21-006 (Silver Hills, Village 1) a possible motion would be: 
“Move that, after giving reasoned consideration to the information contained in the staff 
report and information received during the public hearing, the Board of County 
Commissioners reverse the decision of the Planning Commission, and approve Tentative 
Subdivision Map Case Number WTM21-006 for Lifestyle Homes, TND, LLC, with the 
conditions of approval included as Attachment D to this report, having made all ten 
findings in accordance with Washoe County 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.” 
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Attachments: 
A: PC Revised Action Order for WTM21-006 – Record on Appeal 
B: PC Staff Report for WTM21-006 – Record on Appeal 
C: PC [draft] minutes of 7/6/2021 – Record on Appeal 
D: Possible Conditions of Approval for WTM21-0006 
E: Appeal Application – Record on Appeal 
F: Staff and Applicant Presentations to PC – Record on Appeal 
G: Planning Commission Video of 7/6/2021 
H. Public Comment – Record on Appeal 
 
cc:  
Lifestyle Homes, TND, LLC, attn: Peter Lissner, 4790 Caughlin Parkway, Suite 519, 
Reno, NV 89519 (Ishreno@gmail.com) 
Christy Corporation, Ltd, attn: Mike Railey, 1000 Kiley Parkway, Sparks, NV 89436 
(mike@christynv.com) 
Lewis Roca Rothgerber Christe, attn: Garret Gordon, 1 E. Liberty St, Suite 300, Reno, 
NV 89501 (ggordon@lrrc.com) 
 



    COMMUNITY SERVICES DEPARTMENT 
    Planning and Building Division 

    Planning Program 

1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-6100 
FAX (775) 328.6133 

Planning Commission Action Order - Amended 
Tentative Subdivision Map Case Number TM20-006 (Silver Hills) 

Decision: Denial 

Decision Date:  July 6, 2021 

Mailing/Filing Date: July 8, 2021 

Property Owner: Lifestyle Homes, TND, LLC 
lshreno@gmail.com 

Assigned Planner: Roger Pelham, Senior Planner  
Washoe County Community Services Department 
Planning and Building Division 
Phone: 775.328.3622 
E-Mail: rpelham@washoecounty.us

Tentative Subdivision Map Case Number WTM21-006 (Silver Hills) – For hearing, 
discussion and possible action, to approve a tentative subdivision map to allow a 358-lot, single-
family residential, common open space subdivision, with lots ranging in size from 5,000 square 
feet to 8,072 square feet. 

• Applicant / Property Owner: Lifestyle Homes TND, LLC 
• Location: West side of Red Rock Road, approximately ¾ of a mile 

north of its intersection with Silver Knolls Boulevard 
• APN: 087-390-10 & 13
• Parcel Size: ± 308.6 acres
• Master Plan: Suburban Residential (SR)
• Regulatory Zone: Silver Hills Specific Plan
• Area Plan: North Valleys
• Citizen Advisory Board: North Valleys
• Development Code: Authorized in Article 608, Tentative Subdivision Maps

and Article 408, Common Open Space Development
• Commission District: 5 – Commissioner Herman

Notice is hereby given that the Washoe County Planning Commission denied the above 
referenced case number based on the inability to make all the findings required by Washoe 
County Code Section 110.608.25, specifically, the inability to find that #1 (Plan 
Consistency) and #2 (Design or Improvement) had been met. 

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

Attachment A 
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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. 

 
Anyone wishing to appeal this decision to the Washoe County Board of County Commissioners 
may do so within 10 calendar days after the Mailing/Filing Date shown on this Action Order.  To 
be informed of the appeal procedure, call the Planning staff at 775.328.6100.  Appeals must be 
filed in accordance with Section 110.912.20 of the Washoe County Development Code. 
 
 
Washoe County Community Services Department 
Planning and Building Division 
 
 
 
________________________________________ 
Trevor Lloyd 
Secretary to the Planning Commission 
 
 
TL/RP/lk 
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xc: 
 
Applicant/Property Owner: Lifestyle Homes, TND, LLC 
 E-mail: lshreno@gmail.com 
 
Representatives:  Christy Corporation, Ltd; E-mail: mike@christynv.com 
 Lewis Roca Rothgerber Christe; E-mail: ggordon@lrrc.com 
 
Others: Garrett Gordon; E-mail: GGordon@lewisroca.com 
 
Action Order xc: Jennifer Gustafson, District Attorney’s Office; Keirsten Beck, 

Assessor’s Office; Rigo Lopez, Assessor’s Office; Tim Simpson, 
Utilities; Walter West, Engineering and Capital Projects; Dale 
Way, Truckee Meadows Fire Protection District; Nevada Division 
of Environmental Protection, 901 South Stewart Street, Suite. 
4001, Carson City, NV  89701-5249; Regional Transportation 
Commission; Truckee Meadows Regional Planning Agency; North 
Valleys Citizen Advisory Board, Chair. 
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Planning Commission Staff Report 
Meeting Date:  July 6, 2021  Agenda Item:  9D 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

TENTATIVE SUBDIVISION MAP CASE NUMBER: WTM21-006 (Silver Hills, Village 1) 

BRIEF SUMMARY OF REQUEST: Tentative subdivision map for a 358-lot, single-
family residential, common open space 
subdivision 

STAFF PLANNER: Planners’ Name: Roger Pelham, Sr. Planner; Daniel Cahalane 
Phone Number: 775.328.3622 (Roger); 775.328.3628 (Dan) 
E-mail: rpelham@washoecounty.us; 

dcahalne@washoecounty.us  

CASE DESCRIPTION 
For hearing, discussion and possible action, to approve a tentative 
subdivision map to allow a 358-lot, single-family residential, 
common open space subdivision, with lots ranging in size from 
5,000 square feet to 8,072 square feet. 

Applicant / Property 
Owner: 

Lifestyle Homes TND, LLC 

Location: West side of Red Rock Road, 
approximately ¾ of a mile north of its 
intersection with Silver Knolls Boulevard 

APN: 087-390-10 & 13
Parcel Size: ± 308.6 acres
Master Plan: Suburban Residential (SR)
Regulatory Zone: Silver Hills Specific Plan
Area Plan: North Valleys
Citizen Advisory 
Board: 

North Valleys

Development Code: Authorized in Article 608, Tentative 
Subdivision Maps and Article 408, 
Common Open Space Development 

Commission District: 5 – Commissioner Herman Vicinity Map 

STAFF RECOMMENDATION 

APPROVE NO RECOMMENDATION DENY 

POSSIBLE MOTIONS 
Approval: I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission approve 
Tentative Subdivision Map Case Number WTM21-006 for Lifestyle Homes, TND, LLC, with the 
conditions included as Exhibit A to this matter, having made all ten findings in accordance with Washoe 
County Code Section 110.608.25. 
Denial: 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 deny 
Tentative Subdivision Map Case Number WTM21-006 for Lifestyle Homes, TND, LLC, being unable to 
make all ten findings in accordance with Washoe County Code Section 110.608.25.

WTM21-006 
SILVER HILLS

Attachment B 
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Exhibits Contents 
Possible Conditions of Approval .............................................................................................. Exhibit A 
Agency Comments .................................................................................................................. Exhibit B 
Silver Hills Development Standards Handbook ....................................................................... Exhibit C 
Project Application ................................................................................................................... Exhibit D 

Tentative Subdivision Map 
The purpose of a tentative subdivision map is: 

• To allow the creation of saleable lots;
• To implement the Washoe County Master Plan, including the area plans, and any specific plans

adopted by the County;
• To establish reasonable standards of design and reasonable procedures for subdivision and re-

subdivision in order to further the orderly layout and use of land and ensure proper legal
descriptions and monumenting of subdivided land; and;

• To safeguard the public health, safety and general welfare by establishing minimum standards
of design and development for any subdivision platted in the unincorporated area of Washoe
County.

If the Planning Commission grants an approval of the tentative subdivision map, that approval is subject 
to conditions of approval.  Conditions of approval are requirements that need to be completed during 
different stages of the proposed project.  Those stages are typically: 

• Prior to recordation of a final map.
• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure.
• Prior to the issuance of a business license or other permits/licenses.
• Some conditions of approval are referred to as “operational conditions.”  These conditions must

be continually complied with for the life of the project.
The possible conditions of approval for Tentative Subdivision Map Case Number WTM21-006 are 
attached to this staff report and will be included with the action order, if approval is granted by Washoe 
County.   
The subject property is within the Silver Hills Specific Plan, a plan which allows an overall residential 
density of three dwellings to the acre as well as other commercial uses and agricultural uses. The Silver 
Hills Development Standards Handbook (DSH) is included as Attachment C to this report.  

WTM21-006 
SILVER HILLS
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Site Plan 

 

Project Evaluation 
Evaluation of this project must begin with the recognition that staff and management of the Planning 
and Building Division have worked closely with this applicant in order to ensure that the application 
complies with the minimum requirements of the Washoe County Development Code and the Silver Hills 
Specific Plan, specifically the Silver Hills Specific Plan Development Standards Handbook. 
After several revisions to the application materials throughout 2017 and 2018, the Silver Hills Specific 
Plan (Master Plan Amendment Case Number WMPA17- 0010) was approved by the Board of County 
Commissioners in October of 2019, and was found to be in conformance with the Truckee Meadows 
Regional Plan by the Regional Plan Governing Board in February, 2020. A total of 1,872 dwellings are 
permissible within the specific plan area. 
The applicant has now applied for a tentative subdivision map to begin construction of that 
development. The applicant is seeking approval of “Village 1” for Silver Hills. This request is for 358 
dwellings on individual parcels of land. The minimum lot size requested is 5,000 square feet and the 
maximum lot size is 8,072 square feet. The project includes open space of approximately 55 acres 
which includes a trail head area of approximately one acre in size, a small park of approximately one 
acre in size and a buffer area to the north, east and west of the proposed tentative map area. The 
overall density of the subdivision with the open space is approximately 3 dwellings to the acre. 

WTM21-006 
SILVER HILLS
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While the proposed subdivision includes common open space, the area proposed for development 
consists of a linear lot-and-block pattern of development with virtually no variation in size or shape of 
proposed lots and dwellings.  
The following is found on page 2 of the North Valleys Area Plan and is part of the Character Statement 
of that plan: 

The Silver Hills Community is characterized by a medium density residential land use 
pattern that will (i) provide for a variety of housing options to meet the needs of a broad 
range of the area’s population, and (ii) preserve the area’s character and quality of life 
with design standards such a density matches, open space buffers and maintaining 
natural open spaces. The existing ridgelines and rolling terrain provide for a “mountain 
ranch” themed residential development that accentuates the views and natural 
topography and incorporates site features that promote farm to-table living in a 
cooperative environment. A portion of the community was removed from the City of 
Reno and is still bounded by the City of Reno to its west. Limited commercial land use 
designations that are community-serving are desired if within a Specific Plan (with a 
special use permit). The North Valleys area has rapidly become one of the largest 
employment centers in the region and the Silver Hills community intends to (i) improve 
the housing/jobs balance to the area, (ii) improve fire and police protection to the area, 
(iii) provide support to the Silver Knolls Mutual Water Company customers, (iv) design 
the sanitary sewer and storm water systems to maintain levels that are at or below pre-
development flows into Swan and Silver Lakes; (v) designate a school site for the 
Washoe County School District, and (vi) create a vibrant, balanced community. 

Of primary concern is a determination by the Planning Commission as to whether or not the application, 
as submitted, is consistent with the Silver Hills Specific Plan. The following discussion will address the 
attributes of the Specific Plan, as it is described in the North Valleys Area Plan and as they relate to the 
tentative map for Silver Hills Village 1, as it has been submitted. 
“The Silver Hills Community is characterized by a medium density residential land use pattern…” The 
tentative map application seeks approval of a very traditional lot-and-block pattern of development at a 
density of approximately 5.5 dwellings to the acre. Open space included in the proposed map brings 
the calculated density to approximately 3 dwellings to the acre. 
“Provide for a variety of housing options to meet the needs of a broad range of the area’s population.” 
The proposed tentative map provides the opportunity for one type of housing, that being single-family 
detached dwellings, on lots that range in size from approximately 5000 to 8000 square feet (± 0.11 to 
±0.18 acres). Future phases of development within this specific plan may or may not include the 
opportunity for other housing types, that are not represented by this request. 
“Preserve the area’s character and quality of life with design standards such a density matches, open 
space buffers and maintaining natural open spaces…” The predominant development pattern adjacent 
to the specific plan area is single-family residential with zoning of one dwelling to the acre, but actual 
development at a density of closer to one dwelling per 2.5 acres. Open space buffers with trails are 
proposed on the north, east and west sides of the tentative map area. 
“The existing ridgelines and rolling terrain provide for a “mountain ranch” themed residential 
development that accentuates the views and natural topography and incorporates site features that 
promote farm to-table living in a cooperative environment.” Building elevations and architectural details 
have not been provided with the application materials. The application materials (page 16, exhibit G, 
attached) include photos of “mountain ranch” themed dwellings from the specific plan development 
standards handbook. Conditions of approval have been included in Exhibit A to require the developer to 
adopt conditions, covenants and restrictions (CC&Rs) that incorporate these design criteria and require 
the establishment of a design committee that will be responsible for enforcing these design standards. 
There are no improvements that promote farm to table living in the current tentative map application. 

WTM21-006 
SILVER HILLS
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Future phases of development within this specific plan may or may not include the opportunity 
agricultural opportunities that are not represented by this request. 
Tentative map, as submitted, may or may not be seen to be consistent with the Character Statement. 
There are also several specific design requirements required by the specific plan. The submittal may be 
seen to meet the minimum requirements. Evaluation of several of the requirements follow. 

Phasing 
Phases within the Village 1 subdivision are limited to maximum of 150 lots, and not more than one 
phase can be recorded per year, until certain improvements to I580 are undertaken by NDOT. The 
tentative map application complies with this provision, and appropriate conditions of approval have 
been included in Exhibit A. The entirety of Village 1 will include at least 3 final maps. 

Setbacks 
Variation in setbacks is required at DSH Section 3.2.1, as follows: 
“Individual neighborhoods within Silver Hills shall promote visual diversity and avoid monotonous 
development patterns. Methods to achieve this include, but are not limited to: not repeating floor 
plans/elevations directly next to each other, providing for a minimum of three distinct elevations for 
each home plan, designing homes so that the garages are integrated into front elevations, varying 
setbacks within the neighborhood, including design elements such as porches, overhangs, etc.”  
“Setbacks shall be varied to the extent possible in order to eliminate a monotonous appearance along 
the street.”   
The applicant has provided a graphic showing “Typical Interior Lots” below.  

 
The variation proposed in the application materials is for the front yard setback to alternate between 15 
feet and 17 feet, with the garage on all dwellings be located at 20 feet from the front property line. 
Notes have been included on the plans to require that applications for building permits show the 
setback of dwellings on each side of the subject parcel in order to ensure compliance. Staff 
recommends that the Planning Commission consider whether or not alternating setbacks by two feet 
every other house appropriately implements the Development Standards Handbook, which requires at 
section 3-4 that, “Setbacks shall be varied to the extent possible in order to eliminate a monotonous 
appearance along the street.” Should approval be granted appropriate conditions of approval have 

WTM21-006 
SILVER HILLS

Attachment B 
Page 5



Washoe County Planning Commission  Staff Report Date: June 12, 2021 
 

    
Tentative Subdivision Map Case Number WTM21-006 

Page 6 of 19 
 

been included in Exhibit A to require the final map to include a detail of the required setback for each 
lot.  

Trails 
The DSH calls for several trails to be constructed with the first phase of this development. Some of the 
required trails are outside of the proposed development area for Village 1. The application indicates 
that, “The trails will be constructed concurrently with the construction of new homes.” This proposal is 
not consistent with construction of all trails with the first final map. Conditions of approval have been 
included to require construction of all trails required for Village 1 prior to the approval of a certificate of 
occupancy of the first dwelling unit, for Village 1, Phase 1. 
The DSH requires at, page 2-42, that “All trails shall be located within dedicated common areas.” All 
trails are not shown within areas that are proposed to be dedicated for common open space with this 
tentative map. Conditions of approval have been included to require that common area be dedicated 
with the first final map that encompasses all trails required to be constructed with the first phase of the 
development. 
The trail head location is acceptable and appears to be generally consistent with the approved specific 
plan, however, landscaping and screening standards are not included with the submittal. Conditions of 
approval have been included to require that the trail head design be acceptable to Washoe County 
Parks and abide by all relevant “Green Book” standards. 

Article 408 Common Open Space 
The proposed tentative subdivision map is for a common open space development. This requires the 
applicant to meet the purpose of a Common Open Space Development as outlined in 110.408.00, 
summarized in the table below: 

Article 408 Purpose 
Requirement Brief Analysis 

Preserve or Provide 
Open Space 

The applicant provided ± 65.96 acres of common open space area in the form of open 
space, trails and common courts within the development area. 

Protect Natural and 
Scenic Resources 

Areas of steep slopes and potential drainageways are included in the common open 
space area. 

Achieve a More 
Efficient Use of Land 

The average lot size for single family detached is 5,326sf. 

Minimize Road Building The road network is generally a lot-and-block pattern.  

Encourage A Sense of 
Community 

The proposed tentative subdivision provides community assets in the form of open 
space, a trail head and small park.       

The proposed development must be shown to be in conformance with Article 408, Common Open 
Space Development, as well as with the Silver Hills Development Standards Handbook. The intent of 
Article 408 is to, “set forth regulations to permit variation of lot size, including density transfer 
subdivisions, in order to preserve or provide open space, protect natural and scenic resources, achieve 
a more efficient use of land, minimize road building, and encourage a sense of community.” The 
tentative map submittal provides an appropriate amount of open space, which results in an overall 
density of just under the maximum allowable density of 3 dwellings to the acre.  Washoe County Code 
110.408.45 (b) requires, “Permanent Preservation and Maintenance. Provisions shall be made for the 
permanent preservation and ongoing maintenance of the common open space and other common 
areas using a legal instrument acceptable to the County.” Appropriate conditions of approval have been 
included with this report, should approval be granted by the Planning Commission. 
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Design Committee 
There are many references in the DSH to approval by the Silver Hills Design Committee (SHDC) and 
the WC Design Review Committee (WC DRC). However, the WC DRC is not currently active. For this 
reason, staff has crafted conditions to require the SHDC, and the developer to create a checklist of all 
development standards within the DSH and to include that checklist with a brief narrative and reference 
to location on the plan set for the building permit submitted for each dwelling, as to how compliance has 
been achieved for each development standard. The SHDC shall provide documentation that all 
development standards have been met prior to submission to Washoe County for building permit. 
It is important for the Planning Commission to recognize that the WC DRC was a subcommittee of the 
PC and that, if approval is granted with the conditions as described, the PC is granting the Director of 
Planning and Building the authority to determine compliance in this case.  

Article 208 North Valley Area Modifiers 
• 110.208.10 -  climatic adaptive landscaping in front yard required  
• 110.208.35b– Will serve required 
• 110.208.40 – dry line sanitary sewer required, WCHD may require immediate connection to 

community treatment service. 
Article 208 is a part of the Washoe County Development Code. If approval is granted, the applicant 
must demonstrate compliance with this standards, prior to approval of any final map. 

Land Use and Transportation Element Evaluation 

Policy Brief Policy Description Complies Condition of Approval/ Comment 

2.2 Allow flexibility in development 
proposals to vary lot size.  

Yes See analysis in 408 

2.3 Require existing suburban  
neighborhoods  to  integrate their  street  
network  with new development to 
create connectivity and promote walking 
and cycling as safe and desirable 
modes of transportation and recreation. 

N/A  

2.4 Development  reviews  shall  include  a  
process  to  ensure  that  a safe   and 
reasonable  walking/biking  route  exists  
between  all  relevant  land  uses  that  
promote these alternative transportation 
modes within a community or region. 

Yes 110.604.25 requires a pedestrian 
circulation and access plan 

4.1 Maintain a balanced distribution of land 
use patterns to: 
a.    Provide opportunities  for  a  variety  
of  land  uses,  facilities  and  services  
that  serve present and future 
population; 
b.    Promote integrated communities 
with opportunities for employment, 
housing, schools,  park  civic  facilities,  
and  services  essential  to  the  daily  
life  of  the  residents; and 
c.    Allow housing opportunities for a 
broad socio-economic population. 

No Proposed development seeks approval 
of only one type of housing product. 
Future phases may or may not maintain 
a balanced distribution of land use 
patterns. 
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5.2 Proposed development  plans  shall be  
required to  provide the  minimum 
service standards as described in the 
Land Use and Transportation Plan 

May or may not Traffic LOS in the North Valleys is 
required to remain at a “C” level. The 
traffic report included with the applicant 
materials indicates that the development 
will have “some impact” on traffic, but 
what that impact may be is unclear. 

5.3 New  development  shall  not  reduce 
the quality  of  service  for  existing 
residents and  businesses  nor  reduce  
the  ability  of  public  agencies  to  
provide  quality  service. 

May or may not Traffic LOS in the North Valleys is 
required to remain at a “C” level. The 
traffic report included with the applicant 
materials indicates that the development 
will have “some impact” on traffic, but 
what that impact may be is unclear. 

5.4 Locate  more intense  pedestrian  and 
transit-oriented  development  along 
major roads, transit corridors, and in 
activity centers within village centers. 

Yes  

9.1 Create,  maintain,  and  connect  usable  
open  space  for  aesthetic,  recreational 
purposes and natural resource 
protection 

Yes  

9.5 Require the connection of open space; 
trail access and bikeway systems with 
regard to a multitude of different trail 
uses 

Yes  

14.1 Trails and trailheads shall be planned, 
designed, and constructed to avoid or 
minimize degradation of natural and 
cultural resources 

Yes  

14.4 Trails shall be interconnected and 
provide for pedestrian, equestrian, 
bicycle, and motorized  uses,  where  
each  use  is  warranted.  Incompatible  
uses  shall  be  appropriately separated 

Yes  

17.5 The  streets  are  narrow  in  width  and  
shaded  with  trees.   This  type of  
street network is conducive to efficient 
cycling and walking. 

No Off-street trail system is proposed 

18.1 Design neighborhood circulation to 
balance the safe and efficient 
movement of local pedestrian and 
bicycle traffic with the need to 
accommodate vehicular traffic. 

Yes See above regarding Pedestrian 
circulation and access 

20.7 Require developers  to  establish 
xeriscaping Best  Management  
practices  and discourage lawns. 

Yes  

25.1 Ensure that development proposals are 
in conformance with appropriate Master 
Plan policies and the relevant Area Plan 
policies. 

May or may not The proposed subdivision provides for 
only one type of housing option. The 
specific plan overall calls for provision of 
a variety of housing types, that are not 
included as part of this tentative map.  
Provision for a “mountain ranch” theme is 
subject to approval by the Silver Hills 
Design Review Committee. The 
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application does specifically address the 
accentuating of views and natural 
topography. Steep areas are proposed to 
remain within common open space. The 
application does specifically address 
incorporation of site features that 
promote farm to-table living in a 
cooperative environment. 

25.2 Early in the application process, staff 
shall provide applicants with  relevant 
land use and transportation goals and 
policies. 

Yes  

29.3 Establish a high-quality pedestrian-
oriented street environment that is 
visually interesting, comprehensive and 
varied (Photo 18). 

May or may not Front setbacks are proposed to alternate 
between 15 and 17 feet. Landscaping 
and trees are proposed along the 
roadways. Sidewalks and trails are 
included in the subdivision design. 

29.6 Streets and bicycle lanes within the 
neighborhood shall form a connected 
network, which disperses traffic by 
providing a variety of pedestrian and 
vehicular routes to any destination 

Yes  

This application was provided to Washoe County Engineering who reviewed for impacts on traffic, 
roadways, drainage. That agency has recommended extensive conditions of approval. The Washoe 
County School District reviewed for impacts on schools and provided a letter with comments, but did 
not recommend any conditions of approval. Truckee Meadows Fire Protection also reviewed the 
proposed project and recommended conditions of approval to ensure compliance. Generally speaking 
compliance with all minimum Code requirements will be ensured by the appropriate agencies, prior to 
approval of a final map, if approval is granted. 

Conservation Plan  

Policy Brief Policy Description Complies Condition of Approval/Comment 

3.4 Washoe    County    will    limit    
development    within    the    
Development    Constraints  Area  in  
accordance  with  the  Truckee  Meadows  
Regional  Plan. 

Yes  

8.1 The Washoe County Department of 
Community Development will require new  
developments  in  outlying  areas  to  
establish  firebreaks,  and  relocate  
and/or   maintain   fire   roads   when   
such   roads   are   impacted   by   the   
development.  

Yes  

10.1 The Washoe County Department of 
Community Development will review 
areas  that  possess  severe  geologic  
hazards  and  in  which  public  safety  
may  be jeopardized  and,  if  appropriate,  
plan  these  areas  for  minimal  or  no 
development.  

N/A  

10.2 Prior  to  the  approval  of  a  development  Yes  
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proposal,  the  Washoe  County  
Department of Community Development 
will require geologic reports that identify 
potential hazards.  In areas where 
geologic hazards are identified, extensive    
soil,    hydrology,    and    engineering    
studies    must    clearly    demonstrate  
that  the  proposed  development  will  not  
result  in  avoidable  public  costs  and  
will  not  pose  significant  risk  of  
earthquake,  landslide,  erosion, 
sedimentation and drainage problems 

19.1 During   development   review,   the   
Washoe   County   Department   of   
Community    Development    will    
require    documentary    evidence    of    
compliance  with  the  requirements  of  
the  Federal  Clean  Water  Act  and  any 
other federal wetland regulations. 

Yes There are no regulated wetlands on the 
subject site. Water services will be 
provided by community systems 

Area Plan Evaluation 
The subject parcel is located within the North Valleys Area Plan.  The following is/are the pertinent 
policy(ies) from the Area Plan: 

Relevant Area Plan Policies Reviewed 
 

Policy Brief Policy Description Complies Condition of Approval 

NV 2.1 Minimize use of curb and gutter.  No All streets include curb and gutters 

NV 2.2 Minimize disruption to natural topography, 
utilize natural contours and slopes, 
complement natural characteristics of the 
landscape, preserve existing vegetation 
and groundcover, minimize cuts and fills.  

Yes Steeply slopes areas and potential 
drainageways are included in the proposed 
open space areas 

NV 2.3 Site development plans must submit a 
plan for control of noxious weeds 

Yes  

NV 2.4 Applicants must submit a statement to 
staff regarding how the final proposal 
responds to community input received at 
the CAB meeting 

No The North Valley Citizen Advisory Board for 
June was cancelled. The applicant held a 
public meeting at the  Cold Springs Family 
Center (18400 Village Parkway) from 6-7:30 
PM on Thursday June 17th. Notes from that 
meeting are not available at the time of the 
writing of this staff report. The applicant will 
present the results of that meeting to the 
Planning Commission at the public hearing. 

NV 2.5 Potential homeowners to be provided 
notice regarding the existence of livestock 
and potential for noise and odor. 

Yes Conditions of approval have been 
recommended to insure compliance 

NV 2.6 Reno Tahoe Airport Authority to be 
contacted regarding height limitations and 
avigation easements.  

Yes  

NV 2.7 Planning Commission to review standards 
and may apply similar standards to meet 
goals 2, 3, 4, 5, and 6 

Yes  
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NV 2.8 Standards established in NV 2.1-2.6 will 
be implemented through tentative map 
conditions, improvement plans, CC&Rs, 
or deed restrictions 

Yes:  
with the 
exception 
of NV 2.1 

The subdivision design does not minimize 
use of curb and gutter, it is a standard lot-
and-block design. 

NV 7.2 Minimum size of parcels located in Silver 
Hills East is 0.5 acres. Minimum size of 
parcel located in Silver Hills West is 1/3 
acre. These may be modified pursuant to 
Article 408 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.3 Subdivisions in Silver Hills CMA shall 
include a 50ft open space buffer and a 
200ft density match with adjacent existing 
residential dwellings 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.4 Subdivisions in Silver Hills CMA will vary 
setbacks and driveway design 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.5 Subdivisions in Silver Hills CMA will 
construct no more than 10% of total 
residential buildings in the same 
architectural elevation 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.6 Subdivisions in Silver Hills CMA will not 
be required to provide perimeter fencing 
adjacent to common open space. 
Perimeter fencing adjacent to common 
open space must be consistent with an 
“open fencing concept” 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.8 Subdivision in Silver Hills CMA 
streetlights will be minimized. Lighting 
proposed must demonstrate consistency 
with “dark-sky” standards 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.10 Subdivisions in Silver Hills CMA land 
scape designs will emphasis use of native 
vegetation. Homebuilder must off at least 
2 separate xeriscape options 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 7.11 Standards established in NV 7.1-7.10 will 
be implemented through tentative map 
conditions, improvement plans, CC&Rs, 
or deed restrictions 

N/A This development is not in the Silver Hills 
CMA, that only applies to the eastern half of 
Silver Hills 

NV 8.1 LOS for local transportation facilities is 
LOC C.  

 R2 Rural Highway -LOS C= 6,800 
Maximum Service Flow Rate (daily) Table 7 
LUT 

NV 8.4 Necessary ROW and intersection 
requirements will be protected through 
dedication, setback, or other method 
deemed adequate by the RTC 

Yes Washoe County Engineering has provided 
recommended conditions of approval 

NV 8.8 Future development in commercial 
districts or residential districts of MDS 
intensity or greater must consider and be 
consistent with future or existing multi-
modal opportunities. Site plans/tentative 
maps will specify the proposed response.  

N/A  
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NV 9.3 Grading design shall not exceed 3:1 
slopes and establish an undulating 
naturalistic appearance. 

N/A The subdivision design does not include 
grading that establishes undulating 
naturalistic appearance, it is a standard lot-
and-block design, with a long, essentially 
linear, configuration. The area proposed for 
development is not steeply sloped. 

NV 10.1 Prior to the approval of MPAs, tentative 
maps, or public initiated capital 
improvements, Nevada Department of 
Conservation and Natural Resources will 
be contacted. 

N/A  

NV 10.4 Educational/interpretive displace will be 
provided at all parks and trailheads to 
provide the public with information 

 Washoe County Parks Planner has 
provided recommended conditions of 
approval 

NV 11.2 New trails will be designed to 
accommodate equestrian, pedestrian and 
off-road bicycle traffic unless technical or 
severe environmental/economic 
hardships warrant a more limited use. 

Yes  

NV 11.4 Parking will be provided at all trailheads 
unless technical or safety issues prevent 
the construction of parking facilities or 
cannot be screened adequately 

Yes  

NV 11.6 Access to trails will be protected and 
improved wherever possible through 
dedication or easements that link 
significant nodes.  

Yes  

NV 11.7 Development proposals will be evaluated 
on their impact to 7 acres of Community 
Park per 1000 residents. 

Yes  

NV 14.1 Prior to the approval of MPAs, tentative 
maps, or public initiated capital 
improvements, NDOW  will be contacted. 

N/A  

NV 17.4 Creation of parcels and lots in North 
Valleys Planning Area will require the 
dedication of water rights to Washoe 
County 

Yes  

NV 17.5 In  the  portion  of  the  North  Valleys  
planning  area  that  is  within  the  
Washoe  County  Department  of  Water  
Resources  Service  Territory,  dedication  
of  water  rights  to  Washoe  County  at  
the  time  of  building  permit  approval  or  
final  map recordation is required. 

Yes  

NV 20.1 Tentative Subdivision maps will not be 
approved until the water resource and 
infrastructure needs of that development 
have been evaluated by the Department 
of Water Resources and found consistent 
with all applicable water and wastewater 
resources and facilities plan.  

Yes  
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Specific Plan 
• 2.2.1 – Development Area – 3du/acre 
• 2.2.4 Density/Intensity Standards 

 
 

• 2.4 Streetscape Development Standards 
o Silver Knolls Parkway 
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o Silver Hills Parkway Streetscape 
▪ Landscaped common areas shall occur adjacent to both sides of Silver Hills 

Parkway  
• Minimum – 10ft on 1 side, 20ft on the other 
• 100ft landscaped median shall be provided at the primary entrances to 

Red Rock Rd, median setback of 15ft from intersection 
• Evergreen trees to be 6ft height min 1.5” caliper 
• 100% coverage with organic, rock, and/or bark mulch 
• Native and/or adapted species 

o Red Rock Road Streetscape 
• 25ft landscape buffer along Red Rock 
• West Side  

o Landscaped common areas (25ft min width) 
o 4-6 DG path  
o Evergreen trees to be 6ft height min 1.5” caliper 
o 100% coverage with organic, rock, and/or bark mulch 
o Groupings of planting spaced a max of 60ft between clusters 

• 2.4.6 Street Lighting 
o Lighting within the ROW of collector roads, local streets, and other public common areas 

shall be installed by Master Developer or individual builders 
o Dark skies compliant 
o Max height 20ft 

 
• 2.6 Trails 

o Recommended to comply with Greenbook standards 
o 6ft multiuse trail shall be located in open space buffer on the northern and southern 

boundaries 
o Minimum of 2 developed public trailheads 
o 5 ft paved pedestrian trail shall be located in utility corridor open space connecting 

western and eastern sides of project 
o Trails to be maintained by HOA 
o WC to require connections to master trail system  
o Equestrian route to be maintained during construction 
o 1 undercrossing under Red Rock required 
o Access point include barriers to prevent motorized vehicles from accessing the trail 

networks 
o Trails identified in white shall be constructed in initial phase of development 

The project, as proposed, is consistent with the minimum requirements of the Mid-Range Single-Family 
Neighborhood, and for street improvements, as provided for in the DSH. 
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North Valleys Citizen Advisory Board (NVCAB) 
The regularly scheduled North Valleys Citizen Advisory Board would have been held on June 14, 
however that meeting was cancelled. Individual requests for comments were provided to all CAB 
members. No individual comments were received. 

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

Agency 
Sent to 
Review 

Responded 
Provided 

Conditions 
Contact 

Army Corp of Engineers ☒ ☐ ☐  
Bureau of Indian Affairs ☒ ☐ ☐  
NRCS ☒ ☐ ☐  
BLM – Nevada State Office ☒ ☐ ☐  
US Postal Service ☒ ☐ ☐  
Nevada Dept of Env 
Protection 

☐ ☐ ☐  

NDF- Endangered Species ☒ ☐ ☐  
Nevada Dept of Parks ☒ ☐ ☐  
Nevada Dept of 
Transportation 

☒ ☐ ☐  

Nevada Dept of Water 
Resources 

☒ ☐ ☐  

Nevada Div. of Wildlife ☒ ☐ ☐  
Washoe County Building & 
Safety 

☒ ☐ ☐  

Washoe County Parks & 
Open Spaces 

☒ ☐ ☐  

Washoe County Water 
Rights  

☒ ☐ ☐  

Washoe County Engineering ☒ ☐ ☐  
Washoe County Sherriff ☒ ☐ ☐  
WCHD – Air Quality ☒ ☐ ☐  
WCHD – Environment 
Health 

☒ ☐ ☐  

WCHD- EMS ☒ ☐ ☐  
Truckee Meadows Fire 
Protection District 

☒ ☐ ☐  

Airport Authority ☒ ☐ ☐  
RTC Washoe ☒ ☐ ☐  
Washoe Storey 
Conservation District 

☒ ☐ ☐  

Washoe County School 
District 

☒ ☐ ☐  

Pyramid Lake Paiute Tribe ☒ ☐ ☐  
Reno/Sparks Indian Colony ☒ ☐ ☐  
Nevada Historic 
Preservation 

☒ ☐ ☐  

Washoe Tribe of Nevada ☒ ☐ ☐  
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All conditions required by the contacted agencies can be found in Exhibit A, Conditions of Approval.  

Staff Comment on Required Findings  
WCC Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires that all of the following 
findings be made to the satisfaction of the Washoe County Planning Commission before granting 
approval of a tentative map request.  Staff has completed an analysis of the application and has 
determined that the proposal is in compliance with the required findings as follows. 

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

 Staff Comment: The proposed tentative map meets the minimum criteria for a stand-alone 
common open space development at a density of 3 dwellings to the acre. The proposed map 
however, does not provide for a variety of housing options. Conditions of approval have been 
recommended to implement other goals of the Silver Hills Specific Plan, by means of CC&Rs 
and the creation of a Silver Hills Design Review Committee. 

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

 Staff Comment: The technical design elements such as streets, sewer, and stormwater control 
appear to meet minimum Code requirements and conditions have been included to ensure 
compliance at the final map. Conditions of approval have been provided to provide for 
compliance with the goals and intent of the Silver Hills Specific Plan by means of adoption of 
CC&RS and the creation of the Silver Hills Design Committee which will provide for enforcement 
of standards of the specific plan. 

3) Type of Development. That the site is physically suited for the type of development proposed. 
 Staff Comment: There are no topographic constraints that hinder the development of a 358-lot, 

single-family residential, common open space subdivision, with lots ranging in size from 5,000 
square feet to 8,072 square feet, at the subject site. 

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

 Staff Comment: Conditions of approval have been included to ensure that all minimum 
requirements are met. 

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

 Staff Comment: There are no endangered species identified in the project area. 
6) Public Health.  That the design of the subdivision or type of improvement is not likely to cause 

significant public health problems. 
 Staff Comment: The project is proposed to be served by community water and sewer services. 

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

 Staff Comment: All required easements will be maintained. Additional public trails are proposed. 
8) Access.  That the design of the subdivision provides any necessary access to surrounding, 

adjacent lands and provides appropriate secondary access for emergency vehicles. 
 Staff Comment: Trail access to adjacent public land is proposed with this tentative map. 

Secondary access for emergency vehicles is also proposed and will be required to be shown on 
any final map. 
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9) Dedications.  That any land or improvements to be dedicated to the County is consistent with
the Master Plan.
Staff Comment: All common areas within the development are proposed to remain the property
of the developer, but conditions have been included to ensure that common areas are dedicated
for common benefit only.

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.

Staff Comment: The design of the developed portion of the proposed subdivision is a traditional lot-
and-block layout. No particular emphasis was explained in the application materials in relation to 
providing for future passive or natural haring or cooling opportunities.  

Recommendation 
After a thorough analysis and review, Tentative Subdivision Map Case Number WTM21-006 is being 
brought to the Planning Commission with neither a recommendation for approval nor denial. Staff 
recommends that the Planning Commission evaluate the analysis provided in the staff report, the 
application materials, consider the public testimony at the hearing, and determine whether or not the 
proposal meets the required findings of fact. Staff offers the following motions for the Board’s 
consideration. 

Motion for Approval 
Should the Planning Commission determine that the proposed subdivision meets the required findings 
of fact: 
I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission approve 
Tentative Subdivision Map Case Number WTM21-006 for Lifestyle Homes, TND, LLC, having made all 
ten findings in accordance with Washoe County 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
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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. 

Motion for Denial 
Should the Planning Commission determine that the proposed subdivision does not meet the required 
findings of fact: 
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 deny 
Tentative Subdivision Map Case Number WTM21-006 for Lifestyle Homes, TND, LLC, being unable to 
make all ten findings in accordance with Washoe County 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. 

Appeal Process 
Planning Commission action will be effective 10 calendar days after the written decision is filed with the 
Secretary to the Planning Commission, 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. 
 
Applicant/Owner: Lifestyle Homes, TND, LLC; E-mail: lshreno@gmail.com  
  
Representatives: Christy Corporation, Ltd; E-mail: mike@christynv.com  
  
  Lewis Roca Rothgerber Christe; E-mail: ggordon@lrrc.com  
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Action Order xc: Jennifer Gustafson, District Attorney’s Office; Keirsten Beck, Assessor’s Office; 
Rigo Lopez, Assessor’s Office; Tim Simpson, Utilities; Walter West, Engineering 
and Capital Projects; Dale Way, Truckee Meadows Fire Protection District; 
Nevada Division of Environmental Protection, 901 South Stewart Street, Suite. 
4001, Carson City, NV  89701-5249; Regional Transportation Commission; 
Truckee Meadows Regional Planning Agency; North Valleys Citizen Advisory 
Board, Chair.  
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1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

Conditions of Approval 
Tentative Subdivision Map Case Number WTM21-006

The project approved under Tentative Subdivision Map Case Number WTM21-006 shall be 
carried out in accordance with the conditions of approval granted by the Planning Commission 
on July 6, 2021. Conditions of approval are requirements placed on a permit or development by 
each reviewing agency.  These conditions of approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 

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

Compliance with the conditions of approval related to this 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 parcel map may result in the institution 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: 

• Prior to recordation of a final map.

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, 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.
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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 
(j) The availability and accessibility of fire protection, including, but not limited to, the 

availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 

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

Washoe 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:  Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

of this tentative parcel map. 
b. 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. 

c. 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. 
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d. In accordance with NRS 278.360, the sub-divider 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 one year of the date of approval for subsequent final maps.  On 
subsequent final maps, that date may be extended by two years if the extension request 
is received prior to the expiration date. 

e. 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. 

f. Each final map submitted for WTM21-006 shall include a maximum of 150 lots. At least 
12 months must elapse between recordation of final maps. This condition shall be in 
effect until NDOT has commenced work on I-80 North, Phase 1B improvements. 

f. All final maps shall contain the applicable portions of the following jurat: 
THE TENTATIVE MAP FOR TM case number for map name WAS 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON DATE. 

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 ALL CONDITIONS HAVE BEEN MET. 

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

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING 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 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 HAUENSTEIN, DIRECTOR 
PLANNING AND BUILDING 
 

Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for <TM CASE NUMBER> APPROVED 
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON 
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<date>. [If the TM had been appealed to the BCC --- Add:] THE 
WASHOE COUNTY COMMISSION APPROVED THE TENTATIVE 
MAP ON APPEAL ON <date>. 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON <date of 
Planning and Building Director’s signature on first final map>. [Omit the 
following if second map.] THE MOST RECENTLY RECORDED FINAL 
MAP, <subdivision name and prior unit/phase #> FOR THIS 
TENTATIVE MAP WAS APPROVED AND ACCEPTED FOR 
RECORDATION ON <date of Planning and Building 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 <date of last 
Planning Commission action to extend the tentative map>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS; 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; 
AND ALL CONDITIONS HAVE BEEN MET. 

[Omit the following paragraph if this is the last final map.] 

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, <add 
two years to the current expiration date unless that date is more than 
two years away> OR AN EXTENSION OF TIME FOR THE TENTATIVE 
MAP MUST BE APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON OR BEFORE SAID DATE. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS ____ DAY OF _______, 20____ BY THE 
WASHOE COUNTY PLANNING AND BUILDING DIRECTOR. THE 
OFFER OF DEDICATION FOR <streets, sewers> IS REJECTED AT 
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278. 

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

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 
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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. Prior to acceptance of public improvements and release of any financial assurances, the 
developer shall furnish to Engineering Division a complete set of reproducible as-built 
construction drawings prepared by a civil engineer registered in the State of Nevada. 

j. The developer shall be required to participate in any applicable General Improvement 
District or Special Assessment District formed by Washoe County. 

k. 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. 

l. 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. 

m. Front yard building setbacks shall alternate between 15 feet and 17 feet, no two setback 
of the same distance shall be adjacent. Garages shall be located a minimum of 20 feet 
from the front property line on all parcels.  

n. All applications for building permits shall show the setback of dwellings on each side of 
the subject parcel in order to ensure that front yard building setbacks alternate between 
15 feet and 17 feet, no two setback of the same distance shall be adjacent. Garages 
shall be located a minimum of 20 feet from the front property line on all parcels.   

o. All trails that are required to be constructed with Phase 1 shall be constructed prior to 
issuance of the certificate of occupancy for the first dwelling in the development. All trails 
shall be located within common open space area that has been dedicated in perpetuity 
for that purpose. 

p. The developer shall create a checklist of all development standards within the DSH, that 
is acceptable to the Director of Planning and Building. The approved checklist shall be 
included with each application for a building permit within the development. The checklist 
shall include a brief narrative and reference to location on the plan set for the building 
permit submitted for each dwelling, as to how compliance has been achieved for all 
development standards. 

q. Failure to comply with all conditions of approval shall render this approval null and void. 
r. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs, 

shall be submitted to Planning and Building 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 Planning and Building 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 to the same 
CC&Rs. Washoe County shall be made a party to the applicable provisions of the 
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CC&Rs to the satisfaction of the District Attorney’s Office.  Said CC&Rs shall specifically 
address the potential for liens against the properties and the 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. 
2. All drainage facilities and roadways not maintained by Washoe County shall be 

privately maintained and perpetually funded by the homeowners association. 
3. 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.   

4. The project where it is 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. 

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

6. All outdoor lighting on all buildings and streets within the subdivision shall be down-
shielded, such that light is emitted earthward only. 

7. No motorized vehicles shall be allowed on the platted common area. 
8. 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. 

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 
fences, and consistent with the Design Standards Handbook. 

11. Create a Silver Hills Design Committee, that shall be responsible for ensuring that 
all elements of the SH specific plan are shown on all permit applications and that 
all required design elements are complied with. 

s. 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. 
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t. The applicant shall provide a letter from a traffic engineer with the final map submittal 
demonstrating that a traffic LOS C shall be maintained on all effected roadways and 
intersections. 

u. All potential homeowners shall be provided notice regarding the existence of livestock 
and potential for noise and odor in the entirety of the North Valleys Area Plan, including 
the subject site. 

v. Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Nevada Department of Wildlife indicating that a Wildlife 
Mitigation Plan (WMP) to avoid, minimize and mitigate impacts to wildlife, has been 
approved by that Department and that the provisions of that plan have been included in 
the documents submitted with each final map. 

w. Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Washoe County Parks Program indicating that the 
documents submitted with the final map comply with all conditions of approval required 
by that program. 

x. Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Truckee Meadows Fire Protection District indicating that 
the documents submitted with the final map comply with all conditions of approval 
required by the Truckee Meadows Fire Protection District. 

y.  Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Engineering and Capital Projects Division indicating that 
the documents submitted with the final map comply with all conditions of approval 
required by that division. 

z. Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Air Quality Management Division indicating that the 
documents submitted with the final map comply with all conditions of approval required 
by that division. 

aa. Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Emergency Medical Services Oversight Program 
indicating that the documents submitted with the final map comply with all conditions of 
approval required by that program. 

Washoe County Parks Program 
2. The following conditions are requirements of the Washoe County Parks Program, which 

shall be responsible for determining compliance with these conditions.  
Contact:  Sophia Kirchenman, 775.328-3600, skirchenman@washoecounty.us 
a. The Parks Program recommends that the applicant construct a trailhead kiosk, 

bathrooms, and a dog waste station at the trailhead site. 
b. Prior to submission of the final map, the applicant shall reach out to the BLM to obtain 

information about any future proposed trail development on public lands to the north of 
the subject site. It would be helpful to locate proposed trailheads adjacent to any future 
trail areas. Parks Program staff can assist with this effort, if desired. 

c. Public trail and recreational use easements shall be recorded over the trailhead area 
and the equestrian/multi-use trails. The updated application indicates that the southern 
perimeter and north-south connector trail may be relocated during future phases of 
development. A relocatable public trail easement shall be recorded over these trail 
alignments. 
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d. The final map shall incorporate all of the required Phase 1 trail alignments (to include a 
connection to Silver Knolls Park) and be in general conformance with the DSH 2.6 Trails 
Map. There is an existing access road extending from Red Rock Road to Silver Knolls 
Park. Should the proposed trail cross this access road, appropriate signage shall be 
provided. 

e. Appropriate provisions shall be included in the Homeowner Association’s CC&Rs 
regarding maintenance of the trailhead and trail areas. 

f. Pursuant to DSH 2.5.1, wayfinding signage shall be installed at the trailhead during the 
final phase of development for the Silver Hills Subdivision. Parks Program staff realize 
that final trail alignments are currently unknown. However, when the trail alignments 
have been finalized, wayfinding signage shall be installed at both of the trailheads and in 
the 10-acre park area. 

g. The applicant shall provide trail connectivity between the equestrian path along the 
northern boundary of the subject site and the pathway along Red Rock Road. If 
equestrian use is not allowed along Red Rock Road, it is recommended that appropriate 
signage be installed at this junction. 

h. Trails shall be constructed in conformance with Washoe County Greenbook Standards 
and/or the Forest Service’s Trail Design Parameters, which can be provided to the 
applicant upon request. 

Truckee Meadows Fire Protection District (TMFPD) 
3. The following conditions are requirements of the Truckee Meadows Fire Protection District, 

which shall be responsible for determining compliance with these conditions.  
Contact:  Dale Way / Brittany Lemon, dway@tmfpd.us / blemon@tmfpd.us; 
775.326.6000 
a. The Truckee Meadows Fire Protection District (TMFPD) will require that this project 

meet the requirements of Washoe County Code 60 to include infrastructure, access, and 
water for fire suppression. 

Nevada Department of Wildlife 
4. The following conditions are requirements of the Nevada Department of Wildlife, which shall 

be responsible for determining compliance with these conditions.  
Contact: Mark Freese, 775.688.1145, markfreese@ndow.org  
a. The applicant shall develop a Wildlife Mitigation Plan (WMP) to avoid, minimize and 

mitigate impacts to wildlife. Key components of the WMP include: 
1. A basic assessment/analysis of the project effects and impacts to wildlife. 
2. Project design features to avoid and minimize impacts:  

i. Reduction of housing density, parcel deferrals in important wildlife use 
areas, development and protection of movement corridors. 

ii. Fence designs/restrictions - so not to impale deer or other wildlife or restrict 
movement to important use areas  

iii. Fire management 
iv. Weed prevention and management 
v. Traffic management 
vi. Recreation considerations - dogs on leash, trail location, seasonal timing 

restrictions, off-site recreation management, etc. 
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vii. Construction noise and timing restrictions 
viii. BMP’s for hydrology/drainage/erosion/sediment load issues in streams 

3. Public-wildlife conflict issues – NDOW lacks the resources to deal with issues 
i. Education and public awareness-NDOW and HOA, Living with wildlife such 

as bears, coyotes, mountain lions, signage, rules, etc. 
ii. Design features to prevent issues: bear proof trash containers, limit bird 

feeder use, landscape standards 
iii. Opportunity for positive wildlife education opportunities such as viewing, 

interpretation, signs, and classes 
4. Offsets – to address the net loss of wildlife habitat, contribute funding to offsite 

projects such as seeding, seeding/plantings, weed management, spring/stream 
enhancements, wildlife collaring and tracking, enhancement of movement 
corridors such as crossing structures, wildlife education, conservation easements, 
acquisitions, etc. 

Washoe County Engineering and Capital Projects 
5. The following conditions are requirements of Engineering and Capital Projects, which shall 

be responsible for determining compliance with these conditions.  
Contact:  Walter West, P.E., 775.328.2041, wwest@washoecounty.us / Mitchell Fink, 
P.E. (775) 328-2050, mfink@washoecounty.us / Tim Simpson, P.E.  (775) 954-4648, 
tsimpson@washoecounty.us 
a. 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. 

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

c. The developer shall provide written approval from the U.S. Postal Service (USPS) 
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. 

d. A complete set of construction improvement drawings, including an onsite grading plan, 
shall be submitted to the County Engineer for approval prior to finalization of any portion 
of the tentative map. Grading shall comply with best management practices (BMPs) and 
shall include detailed plans for grading and drainage on each lot, erosion control 
(including BMP locations and installation details), slope stabilization and mosquito 
abatement. Placement or disposal of any excavated material shall be indicated on the 
grading plan. 

e. 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 maintenance of the common areas shall 
also be addressed in the CC&Rs to the satisfaction of the District Attorney’s Office. 

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

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

i. With each affected final map, provide written approval from all utility provider(s) for any 
improvements located within their easement or under or over their facilities. 

j. Appropriate easements shall be granted for any existing or new utilities, with each 
affected final map. 

k. A 10-foot public utility easement (PUE), a 10-foot Washoe County easement for traffic 
control signage, plowed snow storage and sidewalks, and a 10-foot United States Postal 
Service facilities easement shall be granted adjacent to all rights-of-way. 

l. A design level geotechnical investigation with fault study shall be provided with the 
submittal of each final map. 

m. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access 
easements in accordance with Washoe County Code Article 438. 

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

o. Prior to recordation of the affected final map, an ASTM E1527-13 Phase I Environmental 
Site Assessment shall be submitted for all parcels or right-of-way dedicated to Washoe 
County. 

Flood Hazards (County Code 110.416), Storm Drainage Standards (County Code 110.420), 
and Storm Water Discharge Program (County Code 110.421 

p. 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. 

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

r. Prior to finalization of any portion of the tentative map, a final, detailed 
hydrology/hydraulic report for that unit shall be submitted. 

s. Any increase in storm water runoff flow rate resulting from the development and based 
on the 5-year and 100-year storm(s) shall be detained onsite. 

t. The project shall mitigate the increased storm water volume produced from the 
development based on the 100 year–10 day storm event at a minimum factor of 1.3:1.  
Alternatives for mitigation include excavation of material within or adjacent to the existing 
flood zone creating additional effective flood volume, on-site retention, or other means 
subject to approval by the County Engineer. 

u. Prior to the finalization of the first final map, an operation and maintenance plan for the 
maintenance of the project’s storm water basin(s) and drainage channel(s) shall be 
developed in accordance with the Washoe County Code Article 421.  The Operation and 
Maintenance Plan shall be incorporated into the project CC&Rs. 

v. The following note shall be added to each final map; “All properties, regardless if they 
are located within or outside of a FEMA Special Flood Hazard Area, may be subject to 
flooding.  The property owner is required to maintain all drainage easements and natural 
drainages and not perform or allow unpermitted and unapproved modifications to the 
property that may have detrimental impacts to surrounding properties.” 

w. The developer shall provide pretreatment for petrochemicals and silt for all storm 
drainage leaving the site.  
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x. The Truckee Meadows Regional Storm Water Quality Management Program 
Construction Permit Submittal Checklist and Inspection Fee shall be submitted with each 
final map. 

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

z. 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.  

aa. A note on the final map shall indicate that all drainage facilities not maintained by 
Washoe County shall be perpetually maintained by a homeowner's association.  The 
maintenance and funding of private drainage facilities shall also be addressed in the 
CC&Rs to the satisfaction of the District Attorney's Office. 

bb. Maintenance access and drainage easements shall be provided for all existing and 
proposed drainage facilities.  All drainage facilities located within Common Area shall be 
constructed with an adjoining minimum 12-foot wide all-weather access road.  
Maintenance access road(s) shall be provided to the bottom of proposed storm water 
detention/retention basins as well as over County owned and maintained storm drainage 
facilities.  

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

dd. Prior to the finalization of the first final map, a maintenance and operation plan for the 
maintenance of the project’s detention/retention basins shall be developed in 
accordance with the Washoe County Code Article 421. 

ee. A note shall be added to the final map and similar language contained with the project 
CC&Rs stating that owners of parcels created by a final map within this development 
shall not protest the formation of a Storm Water Utility District, Flood Control District, 
Special Assessment District or other funding mechanism which is approved and created 
for the purpose of storm water and/or flood water management. 

ff. Offsite drainage and common area drainage draining onto residential lots shall be 
perpetuated around the residential lots and drainage facilities capable of passing a 100-
year storm shall be constructed with the subdivision improvements to perpetuate the 
storm water runoff to improved or natural drainage facilities.  The maintenance of these 
drainage facilities shall be addressed in the CC&Rs to the satisfaction of the District 
Attorney’s Office. 

Street Design Standards (County Code 110.436) 
gg. 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 submitted. 

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

ii. Proposed landscaping and/or fencing along street rights-of-way and within median 
islands shall be designed to meet American Association of State Highway and 
Transportation Officials (AASHTO) sight distances and safety guidelines. No tree shall 
overhang the curb line of any public street. 
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jj. An Encroachment and Excavation Permit shall be obtained from Washoe County 
Engineering and Capital Projects Division for any utilities or other 
encroachments/excavations constructed within existing County roadways/right-of-ways. 

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

ll. AASHTO clear zones shall be determined for all streets 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. 

mm. All retaining walls that are within the slope failure wedge from Washoe County right-of-
way shall be constructed of reinforced masonry block or reinforced concrete and 
designed by an engineer licensed in the State of Nevada. Retaining walls shall not be 
located within Washoe County right-of-way.  The maintenance of the retaining walls shall 
be by Homeowners Association and the CCR’s shall clearly identify the HOA’s 
maintenance responsibilities of retaining walls. 

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

oo. Sidewalks shall be constructed on both sides of all streets within the development. 
pp. Appropriate curve warning signs and/or a lower speed limit shall be determined and 

posted on all horizontal roadway curves that do not meet the standard Washoe County 
25-mile per hour design speed. 

qq. At south end of Street B (near lot 22) the centerline radius shall be designed to meet 15 
mph  design speed. 

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

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

tt. A 20’ setback is required between the back of the sidewalk and the front of the garage. 
uu. Traffic calming measures over project roadways within the project boundary shall be 

constructed every 500 to 600 feet to the satisfaction of the County Engineer.  Acceptable 
traffic calming measures include speed cushions, bulb outs, neck downs, chicanes and 
mini roundabouts. 

vv. With the approval of the first final map, a left turn lane on the northbound Red Rock 
Road shall be designed and constructed. 

ww. Silver Hills Drive shall be designed to residential collector standards with no median 
curb permitted. 

xx. To support the full buildout of this project, roadway capacity improvements are required 
along Red Rock Road to a minor arterial standard.  Prior to the approval of the first final 
map, a preliminary roadway design for Red Rock Road in the vicinity of the Silver Hills 
development with sufficient detail to establish preferred location of roadway, left turn 
lanes, etc., shall be approved by Washoe County and RTC and the resulting additional 
right-of-way dedication which may be needed to support the future improvement shall be 
granted on each final map located adjacent to Red Rock Road..  
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Utilities (County Code 422 & Sewer Ordinance) 

yy. The applicant shall obtain an intent to serve letter from the City of Reno. 
zz. The 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. 

aaa. All sanitary sewer connection fees shall be paid to the City of Reno.  Receipt of 
payment shall be provided to Washoe County.   

bbb. Improvement plans shall be submitted and approved by Washoe County 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. 

ccc. 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. 

ddd. The applicant shall construct and/or provide the financial assurance for the 
construction of any on-site and off-site sanitary sewer collection systems prior to 
signature on each final map. The financial assurance must be in a form and amount 
acceptable to the Washoe County. 

eee. Approved improvement plans shall be used for the construction of on-site and off-site 
sanitary sewer collection system.  Washoe County will be responsible to inspect the 
construction of the sanitary sewer collection system. 

fff. The sanitary sewer collection system must be offered for dedication to Washoe County 
along with the recordation of each final map unless a different policy is established by 
interlocal agreement. 

ggg. Easements and real property for all sanitary sewer collection systems and 
appurtenances shall be in accordance with Washoe County Design Standards and 
offered for dedication to Washoe County along with the recordation of each final map 
unless a different policy is established by interlocal agreement.  

hhh. 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: 
1. the estimated sewage flows generated by this project, 
2. projected sewage flows from potential or existing development within tributary 

areas, 
3. the impact on capacity of existing infrastructure,  
4. slope of pipe, invert elevation and rim elevation for all manholes, 
5. proposed collection line sizes, on-site and off-site alignment, and half-full 

velocities. 
iii. No Certificate of Occupancy will be issued until all the sewer collection facilities 

necessary to serve each final map have been completed, accepted and engineer 
prepared as-built drawings are delivered to the utility.  As-built drawings must be in a 
format acceptable to Washoe County. 

jjj. No permanent structures (including rockery or retaining walls, building’s, etc.) shall be 
allowed within or upon any County maintained utility easement. 
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kkk. A minimum 30-foot sanitary sewer and access easement shall be dedicated to 
Washoe County over any facilities not located in a dedicated right of way.  

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

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

nnn. Washoe County shall reserve the right to over-size or realign the design of 
infrastructure to accommodate future development as determined by accepted 
engineering calculations.   

ooo. Interceptors built to serve this development shall be approved by Washoe County and 
the City of Reno 

Washoe County Health District – Air Quality Management Division 
6. The following conditions are requirements of Washoe County Health District – Air Quality 

Management Division, which shall be responsible for determining compliance with these 
conditions. 
Contact:  Genine Rosa , 775.784.7204, grosa@washoecounty.us 
a. Dust Control Permit will be required prior to breaking ground, failure to do so may result 

in enforcement action resulting in a Notice of Violation with associated fines. For Dust 
Control Permit questions call AQMD at 775-784-7200 or visit www.OurCleanAir.com. 

Washoe County Health District – Emergency Medical Services Oversight Program 
7. The following conditions are requirements of the Washoe County Health District – 

Emergency Medical Services Oversight Program, 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: Julie Hunter , 775.326.6043, jhunter@washoecounty.us 
a. Address numbers shall be clearly marked on the curb and the structure(s) so individuals 

can be quickly located by public safety agencies. Additionally, ensure that all structures 
meet ADA requirements, as appropriate. 

 

*** End of Conditions *** 
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Water    Wastewater    Civil 
20 Vine Street     Reno, NV 89503    (775) 329-5559     shawengineering.com 

October 22, 2020 
 
Bob Lissner     
Lifestyle Homes 
4790 Caughlin Parkway PMB 519 
Reno, NV 89519 
 
Re: Preliminary Sewer Interceptor Design Summary  
 Evans Ranch, Silver Star, and Silver Hills 
 
Dear Mr. Lissner,   
 
At your request Shaw Engineering is pleased to submit this preliminary design summary of the sewer 
main extension to serve Evans Ranch, Silver Star, and Silver Hills developments. 

Design Considerations 
After review the existing conditions of the proposed alignment, a preliminary design was developed 
for a sewer interceptor to serve 9,000 single family units, not exceeding a depth to diameter ratio 
(d/D) of 0.5 at peak hour flow per City of Reno Design Standards. 
 
The projected average daily flow from Evans Ranch, Silver Star, and Silver Hills was estimated to be 
2.25 MGD (1,562.5 GPM). Utilizing a peak factor of 3.0, the calculated peak hour flow is estimated 
to be 6.75 MGD (4,687.5 GPM) which was utilized for the design of the interceptor  

Critical Design Criteria 
The proposed alignment contains diverse topography with a range of ground slopes from 0.3% to 
16.1%. Taking into consideration the range of slopes, it was determined the pipe sizes listed in the 
table below are required to satisfy City of Reno design standards while being financially conscious. 
All pipes meet city requirements for 2.0 feet per second flushing velocity while flowing half full. The 
alignment shown in Attachment 1 shows a route at the north end, following Adobe Drive rather 
than extending North to the southern border of BLM Section 12. The alignment along Adobe Drive 
was required due to the topography of Red Rock Road at the southern boundary of section 12. 

Table 1: Sewer Interceptor Sizes and Lengths 
Size Slope (%) Section Start Section End Approx. Length 
24-Inch 0.53-8.39 Silver Star Ranch Silver Hills 8,900 
27-Inch 0.13-5.9 Silver Hills Silver Knolls Blvd 9,400 
30-Inch 0.09-4.89 Silver Knolls Blvd Bodie Drive 1,750 
36-Inch 0.23-2.43 Bodie Drive Echo Ave 3,300 

Preliminary Cost Estimate  
The estimate for the construction of the sewer interceptor to serve Evans Ranch, Silver Star and 
Silver Hills is approximately $7 million based on current construction costs. A breakdown of the 
estimated cost is included in Attachment 2. 
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October 22, 2020 
Page 2 of 2 
 

Water    Wastewater    Civil 
20 Vine Street     Reno, NV 89503    (775) 329-5559     shawengineering.com 

Concluding Statements 
This design summary is to be used as a planning document only. Further surveying and engineering 
design will be required to further identify potential construction conflicts/constraints and confirm 
property ownership and right of way. This report was conducted under the assumption the Reno-
Stead Water Reclamation Facility and downstream sewer infrastructure has sufficient capacity to 
convey and treat the flows from Evans Ranch, Silver Star, and Silver Hills. 
 
If you have any questions regarding the aforementioned design please feel free to contact me at 
cody@shawengineering.com or at (775) 329-5559. 
 
SHAW ENGINEERING 

Cody R. Black, P.E.  
Principal Engineer 
      
Attachments: 

1. Sewer Interceptor Alignment Figure 
2. Preliminary Cost Estimate 
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#

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID,
IGN, and the GIS User Community

Evans Ranch, Silver Star, and Silver Knolls
Sewer Interceptor

Maps are for graphical purposes 
only. They do not represent legal 
survey. Shaw Engineering cannot 
assume liability for any damages 
caused by any errors or omissions 
in the data and makes no warranty 
expressed or implied, nor does the 
fact of distribution constitute such a 
warranty.

³
0 1,400700

Feet

Legend
Manhole

48-Inch

60-Inch

Conduit

24-Inch

27-Inch

30-Inch

36-Inch

Parcels

Washoe County Parcels

Lifestyle Homes et al

Silver Hills

Silver Star Ranch

Silver Lake

Echo Avenue Connection Point

Blackhawk Drive

Silver Star Ranch Connection Point

Red Rock Road

Adobe Drive

Osage Road

RTAA

Silver Knolls Boulevard

Bodie Drive
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Prepared By

Description Qty Unit Unit Cost Cost
48" Precast Manholes 38 EA 12,000.00$     456,000.00$       
60" Precast Manholes 8 EA 15,000.00$     120,000.00$       
24" PVC SDR 35 Sewer Main 8900 LF 150.00$          1,335,000.00$    
27" PVC SDR 35 Sewer Main 9400 LF 160.00$          1,504,000.00$    
30" PVC SDR 35 Sewer Main 1750 LF 180.00$          315,000.00$       
36" PVC SDR 35 Sewer Main 3300 LF 200.00$          660,000.00$       
Grind and Overlay 182,340 SF 4.00$              729,360.00$       
Roadway Patch 91170 SF 6.00$              547,020.00$       

5,666,380.00$    
Mobilization/Demobilization 10% LS - 566,638.00$       
Contingency 15% LS - 849,957.00$       

7,082,975.00$    

Subtotal

Preliminary Estimate of Probable Costs

Lifestyle Homes TND 
Osage Road to Red Rock Sewer Interceptor Cost Estimate

22-Oct-20
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Lifestyle Homes @ Red Rock Rd_DISC    Page 2 
Work Order 15-4490  December, 2015 
 
 
 

 

Table 1. Project Parcel APN and Acreage: 

APN ACRES 
087-390-14 77.66 
087-390-13 243.02 
086-203-05 38.67 
087-390-10 308.6 
086-232-31 190.03 

Total Acreage 857.98 
 
 
ASSUMPTIONS: 
 

1. The applicant shall be responsible for all application, review, inspection, storage, 
treatment, permits, easements, and other fees pertinent to the Project as adopted by the 
TMWA at the time of execution of a water service agreement.  

2. The cost opinions contained herein do not include new business fees, cost of water 
rights and related fees, or contribution to the water meter retrofit fund. 

3. The Project includes construction of 680 single family residential units.    
4. Demand calculations, and fees based on demands, are estimates; actual fees will be 

determined at the time of application for service. 
5. The assumed fire flow requirement for this project is 1,500 gpm for two hours.   
6. Project pressure criteria are: 

a. Maximum day pressure of at least 45 pounds per square inch (psi) at the ground 
surface elevation at the service connection with tank level at top of fire storage, 

b. Peak hour pressure of at least 40 psi at building pad elevation with tank level at 
top of emergency storage, 

c. Maximum day plus fire flow pressure of at least 20 psi at center of street 
elevation with tank level at bottom of fire storage, and 

d. TMWA does not calculate pressures for multi-story buildings.  Confirmation that 
pressure will be adequate for upper stories is the responsibility of the Applicant. 

7. A site grading plan with elevations was provided by the applicant.  The project parcel 
elevations range from 5062 ft to 5330 ft.  

8. Facility requirements for the Project are based on the site grading plan elevations, 
maximum day demand, and fire flow requirements.  Changes in these may affect facility 
requirements.    

9. Easements, permits and all pertinent Agency approvals are obtained for the design and 
construction of the water infrastructure necessary to serve the proposed Project. 

10. All cost opinions are preliminary and subject to change.  The costs presented in this 
study are planning level estimates based on the information available.  Actual costs will 
be determined at the time of application for service.  Cost opinions do not include on-site 
improvements made by the applicant. 

11. This discovery is based on the current status of TMWA’s system.  Future development 
may alter the conclusions of this discovery.  Capacity in TMWA’s system is available on 
a first-come, first-served basis, and commitment to provide service is not established 
until a contract for service is executed and all fees are paid. 
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Lifestyle Homes @ Red Rock Rd_DISC    Page 3 
Work Order 15-4490  December, 2015 
 
 
 

 

 
DISCUSSION: 
Proposed Development 
The proposed development consists of 680 single family residential units off of Red Rock Rd in 
Stead Nevada.  ACAD drawings were received from Summit Engineering with street and lot 
layouts and a grading plan.  This information was incorporated into TMWA’s hydraulic model 
and was used to identify a Project water service plan in conformance to TMWA design criteria. 

 
Project Improvements 
Water service to the project site can be achieved with a connection to TMWA’s 12” water main 
adjacent to the Army Aviation Well.   

The major project improvements to serve the project are listed below in Table 1 and shown in 
Figure 1.   

 

Description Size Comment 

Tie-in to existing 12” 
TMWA main 1 • Tie-in location near TMWA’s Army 

Aviation Well 

Booster Pump 
Station 1 

• Off-site Improvement 
• Design point of 300’ TDH at 1,200 gpm 
• A project pump station will be required. 

The pump station site includes a 
dedicated lot within the planned 
subdivision. 

• Pump station discharge pressure of  
275 psi 

Main from TMWA 
connection to the 
project site. 

3,500 LF 
• 3,500 LF of 12” diameter main 
• Subject to TMWA acquiring easements 

along entire length. 
Parallel tank feeder 
main 11,500 LF • 12 inch diameter 

Water Storage Tank 1 • 1.1 MGD 
• Pad elevation = 5430 ft 

Pressure Regulating 
Stations (PRS) 4 • 2 PRS for both Zone 1 and Zone 2 

 
To serve the full project area, three pressure zones will be required to maintain service 
pressures within a range of 100 PSI to 45 PSI. The pressure zone boundaries were developed 
to maximize looping, to the extent possible.  Adequate looping and dead end mains will be an 
issue with the proposed subdivision layout.  The street layout should be redeveloped to conform 
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Lifestyle Homes @ Red Rock Rd_DISC    Page 4 
Work Order 15-4490  December, 2015 
 
 
 

 

to the pump zone boundaries and promote looping and eliminate dead end water mains, greater 
than 400-500 LF. 

Project Phasing 
Phased construction was not included in this Discovery, but is a possibility.  With a phased 
development, the water facility plan could be changed to include a smaller intermediate 
elevation water storage tank.    

Project Demands 
The estimated total project, maximum day demand, is 1149.8 gpm.  The demand was 
calculated for each lot of the 680 single family unit development using the following formula: 

Y= 1.05*0.008607*√X 
Y= maximum day demand in gpm 
X= lot size in square feet 

Project demands are summarized in Table 2.  A more detailed demand table can be found as 
an attachment. 

Table 2. Estimated Project Demand Summary. 

Demand Type MDD (gpm) ADD (gpm) 
Residential 1149.8 440.5 
Irrigation - - 

Totals 1149.8 440.5 
 
Storage Capacity 
The project will require a dedicated storage tank of 1.1 MG.  The project storage volume was 
calculated as follows: 
 Operating Storage Volume = 15% of MDD  

= 15% * 1440 min/day * 1152.4 gpm 
    = 248,357 gallons 

 Emergency Storage Volume = 1 ADD 
    = 1440 min/day * 441.5 gpm 
    = 634,372 gallons 

Fire Storage Volume =  1,500 gpm  for 2 hours 
    = 1,500 gpm * 2 hours * 60 minutes/hr 
    = 180,000 gallons 

 Total:   = 1,062,729 gallons 
 
 
Supply Capacity 
Currently, there is sufficient supply capacity to support the Project’s estimated max day demand 
of 1,149.8 gpm.    
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Lifestyle Homes @ Red Rock Rd_DISC    Page 5 
Work Order 15-4490  December, 2015 
 
 
 

 

Water Resource 
The available water rights owned by TMWA within the Stead area are limited (<100 AF) and are 
available on a first come, first served basis.   

Project Pressures 
Project service elevations range from approximately 5062’ to 5330’.  Three pressure zones were 
established to fully serve the project area while maintaining the required service pressure range 
of 100 psi to 45 PSI.  The proposed pressure zone boundaries are shown in Figure 1 and were 
developed to optimize system looping.  

Dead Ends and Looping 
Nevada Administrative Code section 445A.6712 requires systems to be designed, to the extent 
possible, to eliminate dead ends. This project supply will be considered looped with supply from 
both the pump station and the water storage tank. Each pressure zone will require a minimum of 
two supply points.  Adequate looping and dead end mains will be an issue with the proposed 
subdivision layout.  The street layout should be redeveloped to conform to the pump zone 
boundaries and promote looping and eliminate dead end water mains, greater than 400-500 LF. 

Project Fire Flow  
Fire flow requirements are established by the local fire authority.  The required project fire flow 
is assumed to be 1,500 gpm for 2 hours.  
 
  

WTM21-006 
EXHIBIT D

Attachment B 
Page 223



Lifestyle Homes @ Red Rock Rd_DISC    Page 6 
Work Order 15-4490  December, 2015 
 
 
 

 

 
Project Cost Opinion 
The cost opinions for the major off-site improvements are presented in Table 3.  It is important 
to note that the on-site 12” dedicated parallel tank feeder main within the development (approx. 
11,500 LF) was not included in the offsite improvement cost table below. 

Table 3.  Cost Opinion for Major Water Facility Improvements (Charge Area 10, Stead). 

Description Quantity Unit Unit Cost Total Cost 

Supply/Treatment 
Facility Charge1 1149.8 MDD, gpm 0  $0   

Storage Facility 
Charge 1149.8 MDD, gpm $0  $0  

Area 10 Facility 
Charge2 1149.8 MDD, gpm $5,623  $6,465,325  

Tie-in to existing 
12” TMWA Main 1 L.S. $30,000  $30,000  

Booster Pump 
Station 1 L.S. $1,000,000  $1,000,000  

Water Storage 
Tank 1 L.S. $1,100,000  $1,100,000  

Water Main to 
Project 3,500 L.F. $216  $756,000  

Total   $9,351,325  
1 For Area 10 services, dedicating Fish Springs resources, TMWA S/T Fee = 0, otherwise = $4,163 
Notes:  MDD = Maximum Day Demand 

L.F. = Linear Feet 
L.S. = Lump Sum 
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SHEET  1  OF  13

1000 Kiley Parkway Sparks  Nevada  89436
775.502.8552 christynv.com

TENTATIVE SUBDIVISION MAP FOR
SILVER HILLS - VILLAGE 1

A SPECIFIC PLAN DEVLOPMENT
CIVIL ENGINEER/PLANNER/SURVEYORAPPLICANT/PROPERTY OWNER

CHRISTY CORPORATION
ATTN: DOUGLAS BUCK, P.E.

1000 KILEY PARKWAY
SPARKS, NV 89436

(775) 502-8552

GEOTECHNICAL ENGINEER LANDSCAPE ARCHITECT

BASIS OF ELEVATIONS

BASIS OF BEARINGS

SITE INFORMATION

SHEET INDEX

TYPICAL INTERIOR LOTS

TYPICAL CORNER LOT 

SECTION 23, TOWNSHIP 21N, RANGE 18E
WASHOE COUNTY, NEVADA

MAY 2021

TITLE SHEET

MAINTENANCE OF FACILITIES

PROJECT
SITE

(PUBLIC)

LIFESTYLE HOMES TND, LLC
ATTN: PETER LISSNER

P.O.BOX 7548
RENO, NEVADA

LA STUDIO, LLC
1552 C STREET

SPARKS, NV 89431
(775) 323-2223

SUMMIT ENGINEERING CORPORATION
5405 MAE ANNE AVENUE
RENO, NEVADA  89523

(775) 747-8550

LOT STATISTICS

(PUBLIC)

(PUBLIC)

(PUBLIC)

ENGINEERS STATEMENT

VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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A SPECIFIC PLAN DEVELOPMENT

PRELIMINARY OVERALL SITE PLAN

LEGEND

TYPICAL INTERIOR LOTS

TYPICAL CORNER LOT 

VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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TYPICAL INTERIOR LOTS

TYPICAL CORNER LOT 

VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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TENTATIVE SUBDIVISION MAP FOR
SILVER HILLS - VILLAGE 1 - VILLAGE 1

DOUGLAS
G. BUCK

CIVILPRO
FE

SS
IO

NA
L

ENGI NEER- S TATE
O

F
NEVADA

Exp. 12-31-22

00 60 120

A SPECIFIC PLAN DEVLOPMENT

PRELIMINARY SETBACK PLAN

REFERENCE SHEET 5

RE
FE

RE
N

C
E 

SH
EE

T 
3

LEGEND
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TYPICAL INTERIOR LOTS
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VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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80' CORIDOR DESIGNATED
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EASEMENT PER DOCUMENT NO. 291873

WATER WELL EASEMENT
PER DOCUMENT NO. 232846
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PER DOCUMENT NO. 628200
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PRELIMINARY LOT & BLOCK
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VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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SEE SHEET 3
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TYPICAL INTERIOR LOTS TYPICAL CORNER LOT 

VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING FOOTPRINTS.  A MINIMUM 2-FOOT FRONT
YARD SETBACK DEVIATION SHALL BE PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING FAÇADE). 
FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF 20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET. 
FINAL PLOT PLANS SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS STANDARD AND SHALL BE
CERTIFIED BY THE MASTER DEVELOPER AND PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN STANDARDS AT THE TIME OF FINAL PLOT
PLANS.  UPON REQUEST BY WASHOE COUNTY, THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT STANDARDS.  THIS SHALL NOT RESULT IN DELAYS
TO PROCESSING AND/OR CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT
PLANS ARE SUBJECT TO STAGGERING STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1 WILL BE PROVIDED AT THE TIME OF FINAL
MAP/PLOT PLANS.  MASTER DEVELOPER SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING LOTS
WITH FINAL PLOT PLANS.
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60 300 60 120

SCALE: 1"=60'

TENTATIVE SUBDIVISION MAP FOR
SILVER HILLS - VILLAGE 1

A SPECIFIC PLAN DEVELOPMENT

SEE SHEET 2

PARCEL 1-B
431.14 ACRES±

TYPICAL INTERIOR LOTS TYPICAL CORNER LOT 

VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD
SETBACK DEVIATION SHALL BE PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING FAÇADE).  FRONT-LOAD
GARAGES SHALL INCLUDE A MINIMUM SETBACK OF 20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT
PLANS SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS STANDARD AND SHALL BE CERTIFIED BY
THE MASTER DEVELOPER AND PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN STANDARDS AT THE TIME OF FINAL PLOT PLANS. 
UPON REQUEST BY WASHOE COUNTY, THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE) TO
DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO
PROCESSING AND/OR CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT
PLANS ARE SUBJECT TO STAGGERING STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1 WILL BE PROVIDED AT THE TIME OF FINAL
MAP/PLOT PLANS.  MASTER DEVELOPER SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING LOTS
WITH FINAL PLOT PLANS.
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TENTATIVE SUBDIVISION MAP FOR
SILVER HILLS - VILLAGE 1
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Cut/Fill Summary

Totals

Cut

327712 Cu. Yd.

Fill

327712 Cu. Yd.

NET CUT/FILL

0 Cu. Yd.

VARIABLE SETBACK  NOTES
BUILDING FOOTPRINTS DEPICTED IN THIS PLAN SET ARE FOR ILLUSTRATIVE
PURPOSES AND SUBJECT TO CHANGE.

STAGGERING OF FRONT YARD SETBACKS SHALL OCCUR WITH FINAL BUILDING
FOOTPRINTS.  A MINIMUM 2-FOOT FRONT YARD SETBACK DEVIATION SHALL BE
PROVIDED FROM ALL ADJOINING PARCELS (AS MEASURED TO BUILDING
FAÇADE).  FRONT-LOAD GARAGES SHALL INCLUDE A MINIMUM SETBACK OF
20-FEET AND ARE NOT SUBJECT TO THE 2-FOOT OFFSET.  FINAL PLOT PLANS
SHALL DEPICT ADJOINING PARCELS TO DEMONSTRATE COMPLIANCE WITH THIS
STANDARD AND SHALL BE CERTIFIED BY THE MASTER DEVELOPER AND
PROFESSIONAL ENGINEER LICENSED IN THE STATE OF NEVADA.

MASTER DEVELOPER SHALL CONFIRM COMPLIANCE WITH ALL APPLICABLE SPECIFIC PLAN
STANDARDS AT THE TIME OF FINAL PLOT PLANS.  UPON REQUEST BY WASHOE COUNTY,
THE MASTER DEVELOPER SHALL PROVIDE SUPPLEMENTAL MATERIALS (AS APPROPRIATE)
TO DEMONSTRATE COMPLIANCE WITH THE SILVER HILLS SPECIFIC PLAN DEVELOPMENT
STANDARDS.  THIS SHALL NOT RESULT IN DELAYS TO PROCESSING AND/OR
CONSTRUCTION REVIEW.

LANDSCAPE AND GRADING PLANS DEPICT BUILDING PADS ONLY FOR ILLUSTRATIVE
PURPOSES.  FINAL LANDSCAPING PLANS AND PLOT PLANS ARE SUBJECT TO STAGGERING
STANDARDS.

A MINIMUM OF THREE BUILDING ELEVATIONS FOR EACH FLOORPLAN WITHIN VILLAGE 1
WILL BE PROVIDED AT THE TIME OF FINAL MAP/PLOT PLANS.  MASTER DEVELOPER
SHALL DEMONSTRATE THAT IDENTICAL ELEVATIONS ARE NOT LOCATED ON ADJOINING
LOTS WITH FINAL PLOT PLANS.
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Preliminary Drainage Report for Silver Hills                                                                                                                               February 2021 

 

1 
 

Introduction 

This report presents the results of a hydrology analysis for Silver Hills in Red Rock, NV.  Silver Hills consists of 780± 
acres located within the North Valleys Area Plan.  Specifically, Silver Hills (APN #’s 087-390-10, 087-390-13, and 086-
203-05) is located on the east and west sides of Red Rock Road, north of Silver Knolls.  The project is separated from 
the Cold Springs Valley by a large ridgeline that runs along the western boundary of the project.  Reference the 
attached vicinity map located in the appendix. 
 
The purpose of this report is to summarize the off-site and on-site hydrology, and to provide preliminary volumetric 
hydraulic retention volumes.  This report analyzes both the phase 1 and full buildout conditions.  

Design Standards 

Truckee Meadows Regional Drainage Manual - April 2009 (TMRDM) 
NOAA Atlas 14 Point Precipitation Estimates (2013) 

References  

NOAA Atlas 14 Point Precipitation Estimates (2013) 
USGS Web Soil Survey  
Open-Channel Hydraulics [Chow, 1959] 

Previous Studies 

The following previous studies prepared in the general project site area were compiled and reviewed: 
Preliminary Master Hydrology Report for Silver Hills Subdivision by Summit Engineering, March 2009 
Preliminary Geotechnical Investigation for Silver Hills Subdivision by Summit Engineering, March 2009 

Existing Conditions 

The site topography consists of slopes from west – northwest to southeast, ranging from 2% to 20%.  The site has 
native vegetation and is relatively undisturbed.  The vegetation is primarily annual grasses and sagebrush, and the 
soils belong to the hydrologic soil groups A, C, and D as identified by the Natural Resources Conservation Services 
(NRCS).  Refer to the Soil Map located in the Appendix of this report.     
 
There are four offsite watersheds that drain to the site (reference the “Hydraulic Basin Map – Onsite/Existing” in 
the Appendix).  Calculations for the offsite watersheds are summarized in Table A below. 
 

TABLE A.  MODEL PARAMETERS AND RESULTS – ONSITE/EXISTING 
Basin Area (AC) CN Q100 (cfs) 
1A 230.5 71.69 291.7 
2A 317.3 76.23 418.6 
3A 168.2 77.00 272.6 
4A 290.0 76.35 503.8 

 
 
There are significant ephemeral drainages that run through Silver Hills and adjacent to the subject property.  Silver 
Hills discharges to two separate points.  The first is located southeast of the intersection of Red Rock Road and Silver 
Knolls Boulevard.  The second is located south of Blackhawk Boulevard and discharges into existing ephemeral 
drainage.  The drainages eventually discharge into Silver Lake southeast of the site. 
  
FEMA’s Flood Insurance Rate Maps (FIRM), lists the site as Zone X (unshaded), an area of minimal flooding.  Please 
reference the FIRM in the appendix. 

Methodology 

SCS Curve Number 
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HEC-HMS by the U.S. Army Corp of Engineers was used to model the major onsite basins for both the existing and 
proposed conditions, and the required retention and detention storage volumes.  The method used to determine 
loss rate and rainfall runoff method within the model was the SCS Curve number method.  The SCS curve number 
Method uses the SCS runoff curve number (CN) loss rate, related to potential abstraction. 
 
S=(100/CN)-10  where S (in.)=initial abstraction (TMRDM 706) 
 
Curve numbers were chosen from Table 702 in the TMRDM (Appendix) by using data compiled from previous 
studies, the Preliminary Geotechnical Investigation for Silver Hills Subdivision by Summit Engineering, March 2009, 
and the soils map of the watershed is shown in the Appendix.  Weighted curve numbers were calculated based on 
the soil types.  Rainfall depth and intensity were determined using the NOAA Atlas 14 (Appendix).   
 
Lag Times were calculated in tables 5 and 6 (Appendix) using formula 709 from the TMRDM.  Formula 709 was 
used because all basins are all less than one square mile.   
 
TLAG=0.6Tc          (TRMD Equation 709) 
TLAG = (22.1)(kn)(L*Lc/S0.5)0.33  = (22.1)(0.013)((1.53)(0.7)/1500.5)0.33         (TRMD Equation 710) 
 
The determination of the offsite drainage basin limits was obtained by analyzing USGS Quad Maps, Washoe 
County’s GIS topography maps and Google Earth.  Reference the basin maps located in the appendix.      
 
The SCS curve number model did not take routing into consideration, therefore, the model is conservative.  
Routing of the peak flows will be included in the final design hydrology analysis to provide a more accurate 
attenuation of the peak flows. 

Existing Onsite Hydrology  

The overall site consists of 780± acres of undeveloped land and generates an existing total 5-year peak flow of 218.1 
cfs and an existing total 100-year peak flow of 880.6 cfs.  Reference Basins 5A through 10A in the “Onsite Existing 
Hydraulic Basin Map” located in the Appendix, and Table B below. 
 
 

TABLE B.  MODEL PARAMETERS AND RESULTS – EXISTING/ONSITE 

Basin Area (AC) CN Lag time (min) Q5 (cfs) Q100 (cfs) 

5A 256.3 72.20 21.4 70.8 53.1 
6A 284.0 62.25 18.8 31.6 291.9 
7A 15.1 75.06 10.1 7.6 34.0 
8A 203.0 73.60 10.9 89.3 422.5 
9A 11.4 77.00 8.4 7.0 29.4 

10A 18.9 77.00 8.1 11.8 49.7 
   TOTAL 218.1 880.6 

      
      
      

Proposed Onsite Hydrology  

Proposed flows will be similar to the historical drainage patterns.  Offsite and onsite flows will be captured and 
routed through and around the site via a network of channels, storm drains and ponds.  Flows will be discharged to 
the two existing outlet points located southeast of the intersection of Red Rock Road and Silver Knolls Boulevard, 
and south of Blackhawk Boulevard.  Reference the Proposed Onsite Hydraulic Basin Map located in the appendix of 
this report.   
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The two (2) separate outlet locations within Silver Hills were divided into 6 separate upstream drainage basins to 
facilitate a preliminary hydraulic analysis.  A series of more detailed onsite basins will be created with the final 
development plans and corresponding hydrology report.    
 
Detention / Retention 
 
According to the Truckee Meadows Drainage Manual, any project must maintain the peak flow rates from the 5-
year and 100-year 24-hour storm events at the same rate as before development.  In addition, because the project 
site drains to ultimately drains to Silver Lake, flow volumes from the project area are not allowed to increase due 
to the impact that it could have on the water surface elevation in the Silver Lake Playa. 150% of the difference 
between the existing and proposed runoff volume must be retained on site and infiltrated. The design storm used 
to determine the volume of water that must be retained is the 100-year, 10-day storm event.  Required detention 
and retention volumes were calculated. 
 
HEC-HMS software was used to create a hydrologic model to calculate the flow rates from the design events for 
pre- and post-development conditions.  In order to calculate the required detention storage volume for the site, 
the inflow hydrograph was calculated, the outflow limits were established and the required storage and outflow 
limitation was determined using a reservoir routing procedure.  Retention volumes were calculated by taking the 
difference in runoff volumes between the existing and proposed conditions for the design storm event.   
 
The parameters used in the models and the computed flow rates are summarized in Table C.  The volume of runoff 
for both the 24-hour and 10-day periods were determined for both the pre- and post-conditions using data from 
NOAA Atlas 14 (at www.nws.noaa.gov/ohd/hdsc/).  Weighted curve numbers were calculated based on soil types 
and a land use corresponding to “1/4 acre residential districts” per Table 702 in the Truckee Meadows Regional 
Drainage Manual.   
 
Approximately 507.3 CFS and 1849.5 CFS of peak runoff are estimated for the proposed condition 5 and 100-year 
storm events respectively.  Reference Table C below.  Reference the Appendix for applicable HEC-HMS runoff 
volume calculations.   
 
 

TABLE C.  MODEL PARAMETERS AND RESULTS - PROPOSED 

Basin Area (AC) CN Lag time (min) Q5 (cfs) Q100 (cfs) 

5A 256.3 84.17 13.2 180.2 623.2 
6A 284.0 77.91 13.2 146.6 600.6 
7A 15.1 85.85 9.8 13.3 44.1 
8A 203.0 85.05 13.2 148.4 502.5 
9A 11.4 77.00 8.4 7.0 29.4 

10A 18.9 77.00 8.1 11.8 49.7 
   TOTAL 507.3 1849.5 

      
 
Basins 5A through 10A will require retention/detention basins to regulate flow to pre-development rates.  The 
flow rates have increased in the Q5 24-hour event by 289.2 cfs and in the Q100 24-hour event by 968.9 cfs.  The 
required retention volume for the 100 year 10-day storm is Q100 vol= 171.9 AC-FT which includes the 1.5 volume 
multiplier.  Proposed retention basins will be placed within the site which will contain a total storage volume of 
171.9± AC-FT.  Detention basins will also be placed within the site to ensure that the 24-hour 5 year and 100 year 
peak discharges from each basin are limited to the pre-development rates.   
 
Infiltration: 
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The design engineer shall design and provide supporting calculations for infiltration facilities.  Design of said 
facilities are outside the scope of this study.  Potential infiltration facility locations area shown on the “Infiltration 
Exhibit” located in the appendix.    
 
The infiltration basins must be designed to infiltrate surface water into the ground.  A properly designed infiltration 
basin will not hold water longer than 7 days.  Additionally, the basin volume must be available for subsequent 
design storm events.   
 
The final design infiltration rate used should be chosen by the design engineer in conjunction with the geotechnical 
engineer and should be based on the infiltration components selected, existing soil conditions, anticipated 
maintenance requirements, and an appropriate factor of safety to accommodate long term infiltration basin 
performance. 

Phase 1 Hydrology  

Phase 1 consists of 64.93± acres containing 358 single family residential units located at the north end of the Silver 
Hills site, west of Red Rock Road.  Reference the vicinity map located in the appendix.  Proposed Phase 1 flows will 
be similar to the historical drainage patterns.  Offsite flows will be captured and routed through and around the 
site via a network of channels, storm drains and ponds.  Flows will be discharged to an existing ephemeral channel 
located at the southeast corner of Silver Hills Phase 1, which ultimately discharges. Into the existing channel 
located near Blackhawk Boulevard.  Reference the Existing Phase 1 Hydraulic Basin Map and Proposed Phase 1 
Hydraulic Basin Map located in the appendix of this report.   
 
Phase 1 Detention / Retention 
 
Approximately 60.8 CFS and 203.9 CFS of peak runoff are estimated for the proposed condition 5 and 100-year 
storm events respectively.  Reference Table E below.  Reference the Appendix for applicable HEC-HMS runoff 
volume calculations.   
 
 

TABLE D.  MODEL PARAMETERS AND RESULTS – PHASE 1 EXISTING 

Basin Area (AC) CN Lag time (min) Q5 (cfs) Q100 (cfs) 

4B 33.5 75.87 10.0 17.7 77.6 
5B 31.2 72.78 10.3 13.4 65.3 

   TOTAL 31.1 142.9 
      

 
TABLE E.  MODEL PARAMETERS AND RESULTS – PHASE 1 PROPOSED 

Basin Area (AC) CN Lag time (min) Q5 (cfs) Q100 (cfs) 

4B 33.5 86.36 8.2 32.6 107.2 
5B 31.2 84.59 8.2 28.2 96.7 

   TOTAL 60.8 203.9 
 
Basins 4B and 5B will require retention/detention basins to regulate flow to pre-development rates.  The flow rates 
have increased in the Q5 24-hour event by 29.7 cfs and in the Q100 24-hour event by 61.0 cfs.  The required 
retention volume for the 100 year 10-day storm is Q100 vol= 8.0 AC-FT which includes the 1.5 volume multiplier.  
Proposed retentions basins will be placed within the site which will contain a total storage volume of 8.0± AC-FT.  
Detention basins will also be placed within the site to ensure that the 24-hour 5 year and 100 year peak discharges 
from each basin are limited to the pre-development rates.   

Conclusion 

This report presents the findings of a detailed drainage analysis of Silver Hills.  The project is located within the 
Silver Lake drainage basin. It receives flows from several ephemeral drainages, west of the site.  The existing flows 
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will be routed around and through the project site.  The existing stormwater flows for the 5 and 100 year storm 
events have been analyzed.  Onsite flow rates for the required design storms (5 and 100 year) will increase due to 
the paving of relatively permeable soils, and building construction on the project site. 150% of the increased 
volume from the 100-year, 10-day storm will be retained onsite and allowed to infiltrate within a 
retention/detention basin.  Preliminary hydraulic volumetric retention calculations are provided with this report. 
The project can be developed without disturbing the integrity of the requirements outlined in the Truckee 
Meadows Regional Drainage Manual.  The onsite storm drainage system is designed to convey storm flows per the 
TMRDM. 
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NOAA Atlas 14, Volume 1, Version 5 
Location name: Reno, Nevada, USA* 

Latitude: 39.6694°, Longitude: -119.9296° 
Elevation: 5150.17 ft**

* source: ESRI Maps 
** source: USGS

POINT PRECIPITATION FREQUENCY ESTIMATES

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey

Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches)1

Duration
Average recurrence interval (years)

1 2 5 10 25 50 100 200 500 1000

5-min 0.112
(0.094‑0.129)

0.139
(0.117‑0.162)

0.185
(0.157‑0.218)

0.230
(0.195‑0.273)

0.306
(0.254‑0.368)

0.378
(0.306‑0.461)

0.466
(0.366‑0.576)

0.575
(0.435‑0.723)

0.753
(0.540‑0.977)

0.921
(0.633‑1.22)

10-min 0.171
(0.143‑0.196)

0.212
(0.178‑0.247)

0.282
(0.239‑0.333)

0.350
(0.297‑0.415)

0.466
(0.387‑0.560)

0.576
(0.467‑0.702)

0.710
(0.558‑0.878)

0.874
(0.662‑1.10)

1.15
(0.822‑1.49)

1.40
(0.964‑1.86)

15-min 0.212
(0.178‑0.243)

0.263
(0.221‑0.306)

0.349
(0.297‑0.412)

0.434
(0.368‑0.515)

0.578
(0.480‑0.695)

0.714
(0.578‑0.870)

0.880
(0.691‑1.09)

1.08
(0.821‑1.37)

1.42
(1.02‑1.85)

1.74
(1.20‑2.31)

30-min 0.285
(0.239‑0.328)

0.354
(0.298‑0.412)

0.471
(0.399‑0.556)

0.584
(0.495‑0.693)

0.778
(0.646‑0.935)

0.962
(0.779‑1.17)

1.19
(0.930‑1.47)

1.46
(1.11‑1.84)

1.91
(1.37‑2.48)

2.34
(1.61‑3.11)

60-min 0.353
(0.296‑0.406)

0.438
(0.369‑0.510)

0.583
(0.494‑0.688)

0.723
(0.613‑0.858)

0.963
(0.800‑1.16)

1.19
(0.964‑1.45)

1.47
(1.15‑1.81)

1.81
(1.37‑2.28)

2.37
(1.70‑3.08)

2.90
(1.99‑3.84)

2-hr 0.471
(0.418‑0.539)

0.586
(0.521‑0.671)

0.749
(0.658‑0.859)

0.894
(0.776‑1.02)

1.12
(0.951‑1.29)

1.33
(1.10‑1.54)

1.57
(1.27‑1.85)

1.89
(1.49‑2.30)

2.48
(1.87‑3.11)

3.03
(2.22‑3.88)

3-hr 0.579
(0.521‑0.653)

0.718
(0.650‑0.814)

0.894
(0.804‑1.01)

1.04
(0.929‑1.18)

1.26
(1.10‑1.43)

1.45
(1.25‑1.66)

1.67
(1.42‑1.94)

2.00
(1.67‑2.35)

2.57
(2.08‑3.14)

3.11
(2.45‑3.92)

6-hr 0.871
(0.789‑0.970)

1.08
(0.980‑1.21)

1.33
(1.20‑1.48)

1.52
(1.36‑1.70)

1.77
(1.57‑1.99)

1.96
(1.72‑2.22)

2.15
(1.87‑2.45)

2.39
(2.05‑2.76)

2.90
(2.44‑3.39)

3.40
(2.83‑4.01)

12-hr 1.24
(1.11‑1.37)

1.54
(1.39‑1.72)

1.93
(1.73‑2.15)

2.24
(2.00‑2.50)

2.64
(2.34‑2.97)

2.96
(2.59‑3.35)

3.28
(2.84‑3.75)

3.60
(3.08‑4.16)

4.04
(3.37‑4.74)

4.40
(3.61‑5.24)

24-hr 1.65
(1.48‑1.86)

2.08
(1.86‑2.34)

2.66
(2.37‑2.99)

3.13
(2.78‑3.52)

3.79
(3.34‑4.28)

4.32
(3.77‑4.89)

4.87
(4.21‑5.57)

5.45
(4.65‑6.28)

6.27
(5.25‑7.31)

6.91
(5.69‑8.16)

2-day 2.07
(1.82‑2.36)

2.62
(2.31‑3.00)

3.42
(3.00‑3.91)

4.08
(3.57‑4.67)

5.02
(4.34‑5.78)

5.79
(4.94‑6.71)

6.60
(5.57‑7.73)

7.48
(6.22‑8.85)

8.73
(7.10‑10.5)

9.74
(7.78‑11.9)

3-day 2.30
(2.02‑2.63)

2.93
(2.58‑3.36)

3.89
(3.40‑4.46)

4.68
(4.07‑5.38)

5.82
(5.01‑6.73)

6.76
(5.75‑7.86)

7.78
(6.52‑9.12)

8.87
(7.33‑10.5)

10.4
(8.42‑12.6)

11.8
(9.29‑14.4)

4-day 2.53
(2.22‑2.91)

3.24
(2.84‑3.73)

4.35
(3.80‑5.01)

5.28
(4.58‑6.08)

6.62
(5.68‑7.67)

7.73
(6.55‑9.01)

8.95
(7.47‑10.5)

10.3
(8.43‑12.2)

12.2
(9.74‑14.7)

13.8
(10.8‑16.8)

7-day 3.02
(2.62‑3.52)

3.90
(3.37‑4.55)

5.30
(4.57‑6.19)

6.45
(5.54‑7.54)

8.11
(6.88‑9.52)

9.47
(7.95‑11.2)

11.0
(9.07‑13.1)

12.5
(10.2‑15.1)

14.8
(11.8‑18.2)

16.7
(13.1‑20.8)

10-day 3.47
(3.01‑4.03)

4.49
(3.90‑5.21)

6.11
(5.29‑7.10)

7.41
(6.40‑8.62)

9.25
(7.89‑10.8)

10.7
(9.07‑12.6)

12.3
(10.3‑14.6)

14.0
(11.5‑16.8)

16.4
(13.2‑20.0)

18.4
(14.5‑22.6)

20-day 4.52
(3.94‑5.22)

5.87
(5.11‑6.79)

7.97
(6.93‑9.21)

9.59
(8.31‑11.1)

11.8
(10.1‑13.6)

13.4
(11.5‑15.6)

15.2
(12.8‑17.8)

17.1
(14.3‑20.3)

19.8
(16.2‑23.8)

21.9
(17.6‑26.7)

30-day 5.41
(4.72‑6.27)

7.04
(6.15‑8.15)

9.55
(8.32‑11.0)

11.5
(9.95‑13.2)

14.0
(12.1‑16.2)

16.0
(13.7‑18.5)

18.0
(15.3‑21.0)

20.1
(16.8‑23.7)

23.1
(19.1‑27.6)

25.6
(20.8‑30.9)

45-day 6.60
(5.77‑7.50)

8.60
(7.51‑9.77)

11.6
(10.1‑13.2)

13.8
(12.0‑15.7)

16.7
(14.5‑19.0)

18.9
(16.3‑21.6)

21.1
(18.0‑24.3)

23.3
(19.7‑27.1)

26.6
(22.2‑31.2)

29.2
(24.1‑34.6)

60-day 7.60
(6.61‑8.66)

9.95
(8.65‑11.3)

13.4
(11.7‑15.3)

15.9
(13.8‑18.0)

19.0
(16.4‑21.6)

21.2
(18.2‑24.3)

23.5
(20.0‑27.0)

25.6
(21.7‑29.7)

28.8
(24.0‑33.6)

31.1
(25.7‑36.6)

1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.
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Large scale terrain

Large scale map

Large scale aerial
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EXISTING

A (35) B (56) C (70) D (77)
1 229.38 22.44 0 43.8 163.14 71.55
2 743.017 13.54 0 127.3 602.18 75.04
3 574.5543 97.82 0 35.14 441.59 69.42
4 213.3007 0.00 0 108.4 104.90 73.44
5 11.35396 0.00 0 0 11.35 77.00
6 18.91341 0.00 0 0 18.91 77.00
7 15.0681 0.33 0 2.85 11.89 74.76

A (35) B (56) C (70) D (77)
1A 230.46 22.01 0 42.85 165.60 71.69
2A 317.29 2.50 0 19.7 295.09 76.23
3A 168.24 0.00 0 0 168.24 77.00
4A 290.01 3.65 0 4.95 281.41 76.35
5A 256.26 11.51 0 106.76 137.99 72.20
6A 284.00 93.85 0 35.34 154.81 62.25
7A 15.07 0.28 0 2.5 12.29 75.06
8A 203.04 0.00 0 98.74 104.30 73.60
9A 11.35 0.00 0 0 11.35 77.00
10A 18.91 0.00 0 0 18.91 77.00

A (35) B (56) C (70) D (77)
1B 88.60 2.54 0 5.73 80.33 75.34
2B 485.50 0.00 0 57.44 428.06 76.17
3B 103.64 11.14 0 40.16 52.34 69.77
4B 33.50 0.00 0 5.4 28.10 75.87
5B 31.20 0.00 0 18.81 12.39 72.78

PROPOSED

A (61) B (75) C (83) D (87)
5A 256.26 11.51 0 106.76 137.99 84.17
6A 284.00 93.85 0 35.34 154.81 77.91
7A 15.07 0.28 0 2.5 12.29 85.85
8A 203.04 0.00 0 98.74 104.30 85.05

4B 33.50 0.00 0 5.4 28.10 86.36
5B 31.20 0.00 0 18.81 12.39 84.59

Basin Acreage
Soil Group

Curve Number

Basin Acreage
Soil Group

Curve Number

Basin Acreage
Soil Group

Curve Number

CURVE NUMBER CALCULATIONS

Basin Acreage Curve Number
Soil Group
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1 229.38 Y 250 20.0 11.5 7921 5.6 4.8 27.6 39.1 8171 55.4 39.1 0.65

2 743.02 Y 950 13.7 25.5 8476 4.6 4.4 32.3 57.8 9426 62.4 57.8 0.96

3 574.55 Y 1000 15.0 25.4 9174 5.7 4.8 31.7 57.0 10174 66.5 57.0 0.95

4 213.30 Y 550 4.4 28.3 4433 2.6 3.3 22.6 50.9 4983 37.7 37.7 0.63

5 11.35 Y 50 2.0 11.1 850 4.8 4.5 3.2 14.3 900 15.0 14.3 0.24

6 18.91 Y 50 2.0 11.1 847 6.8 5.3 2.7 13.8 897 15.0 13.8 0.23

7 15.07 Y 50 2.0 11.1 2161 4.5 4.3 8.4 19.5 2211 22.3 19.5 0.32

(9) Travel time velocity curves from Figure 701:

Non-urban = "nearly bare and untilled"

Urban = "paved area (sheet flow) and shallow gutter flow"

TABLE 1

TIME OF CONCENTRATION - OVERALL/EXISTING

Silver Hills

SUB-BASIN

DATA

INITIAL / 

OVERLAND

TIME (t i )

TRAVEL TIME

(t t )

t c

(t i  + t t )

t c  URBANIZED

BASINS CHECK

FINAL

t c

FINAL

t c
REMARKS

Desig:

(1)

R

(2)

Area

Ac

(3)

Urban?

Y / N

Length

Ft

(4)

Slope

%

(5)

t i
Min

(6)

Length

Ft

(7)

Slope

%

(8)

PROPOSED CONDITIONS

Vel.

FPS

(9)

t t
Min

(10)

t c
Min

(11)

Tot 

Len

Ft

(12)

t c =(L/180)+1

0

Min

(13)

Min

(14)

Hr

S
T

A
N

D
A

R
D

 F
O

R
M

 2
     

t i  = 1.8 (1.1 - R) L1/2 / S1/3
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1A 230.46 Y 250 20.0 11.5 7963 5.5 4.7 28.0 39.5 8213 55.6 39.5 0.66

2A 317.29 Y 950 13.7 25.5 5403 5.0 4.5 19.9 45.4 6353 45.3 45.3 0.75

3A 168.24 Y 917 3.1 41.1 3370 7.2 5.4 10.3 51.4 4287 33.8 33.8 0.56

4A 290.01 Y 550 20.0 17.1 4341 8.7 6.0 12.1 29.2 4891 37.2 29.2 0.49

5A 256.26 Y 550 20.0 17.1 4279 3.6 3.9 18.5 35.6 4829 36.8 35.6 0.59

6A 284.00 Y 100 20.0 7.3 5844 4.0 4.0 24.1 31.4 5944 43.0 31.4 0.52

7A 15.07 Y 100 20.0 7.3 2299 3.9 4.0 9.6 16.9 2399 23.3 16.9 0.28

8A 203.04 Y 50 20.0 5.2 3033 3.7 3.9 12.9 18.1 3083 27.1 18.1 0.30

9A 11.35 Y 50 2.0 11.1 796 4.8 4.5 3.0 14.1 846 14.7 14.1 0.23

10A 18.91 Y 50 2.0 11.1 776 6.8 5.3 2.4 13.6 826 14.6 13.6 0.23

(9) Travel time velocity curves from Figure 701:

Non-urban = "nearly bare and untilled"

Urban = "paved area (sheet flow) and shallow gutter flow"

TABLE 2

TIME OF CONCENTRATION - EXISTING / ONSITE

Silver Hills

SUB-BASIN

DATA

INITIAL / 

OVERLAND

TIME (t i )

TRAVEL TIME

(t t )

t c

(t i  + t t )

t c  URBANIZED

BASINS CHECK

FINAL

t c

FINAL

t c
REMARKS

Desig:

(1)

R

(2)

Area

Ac

(3)

Urban?

Y / N

Length

Ft

(4)

Slope

%

(5)

t i
Min

(6)

Length

Ft

(7)

Slope

%

(8)

PROPOSED CONDITIONS

Vel.

FPS

(9)

t t
Min

(10)

t c
Min

(11)

Tot 

Len

Ft

(12)

t c =(L/180)+1

0

Min

(13)

Min

(14)

Hr

S
T

A
N

D
A

R
D

 F
O

R
M

 2
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5A 256.26 Y 150 2.0 19.2 2000 2.0 2.9 11.6 30.9 2150 21.9 21.9 0.37

6A 284.00 Y 150 2.0 19.2 2000 2.0 2.9 11.6 30.9 2150 21.9 21.9 0.37

7A 15.07 Y 150 2.0 19.2 1000 2.0 2.9 5.8 25.1 1150 16.4 16.4 0.27

8A 203.04 Y 150 2.0 19.2 2000 2.0 2.9 11.6 30.9 2150 21.9 21.9 0.37

(9) Travel time velocity curves from Figure 701:

Non-urban = "nearly bare and untilled"

Urban = "paved area (sheet flow) and shallow gutter flow"
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1B 88.60 Y 1700 10.0 37.9 3165 2.6 3.3 16.1 54.0 4865 37.0 37.0 0.62

2B 485.50 Y 520 3.8 28.9 6291 5.0 4.5 23.2 52.1 6811 47.8 47.8 0.80

3B 103.64 Y 550 20.0 17.1 3942 9.9 6.4 10.3 27.4 4492 35.0 27.4 0.46

4B 33.50 Y 50 2.0 11.1 1440 4.6 4.4 5.5 16.6 1490 18.3 16.6 0.28

5B 31.20 Y 50 2.0 11.1 1575 4.6 4.4 6.0 17.1 1625 19.0 17.1 0.29

(9) Travel time velocity curves from Figure 701:

Non-urban = "nearly bare and untilled"

Urban = "paved area (sheet flow) and shallow gutter flow"
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4B 33.50 Y 150 2.0 19.2 500 2.0 2.9 2.9 22.1 650 13.6 13.6 0.23

5B 31.20 Y 150 2.0 19.2 500 2.0 2.9 2.9 22.1 650 13.6 13.6 0.23

(9) Travel time velocity curves from Figure 701:

Non-urban = "nearly bare and untilled"

Urban = "paved area (sheet flow) and shallow gutter flow"
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TABLE 6
SCS LAG TIME CALCULATIONS -  OVERALL/EXISTING

Silver Hills

SUB-AREA Tc Kn SLOPE (ft/ft) LENGTH (ft) Lc (ft) Tlag (min)

1 39.14 - - - - 23.5

2 57.85 - - - - 34.7

3 57.05 - - - - 34.2

4 37.68 - - - - 22.6

5 14.28 - - - - 8.6

6 13.78 - - - - 8.3

7 19.48 - - - - 11.7

METHODOLOGY

Tlag=22.1(Kn)[(LLc/S^0.5)]^0.33 (formula 710) For larger drainage basins (greater than one square mile) and basins with a basin slope equal to or greater than ten percent

Kn=0.10 (see table 703)

Tlag=0.6Tc (formula 709) For small drainage basins (less than one square mile) and basin slopes less than ten percent
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TABLE 7
SCS LAG TIME CALCULATIONS - EXISTING / ONSITE

Silver Hills

SUB-AREA Tc Kn SLOPE (ft/ft) LENGTH (ft) Lc (ft) Tlag (min)

1A 39.54 - - - - 23.7

2A 45.30 - - - - 27.2

3A 33.82 - - - - 20.3

4A 29.19 - - - - 17.5

5A 35.62 - - - - 21.4

6A 31.41 - - - - 18.8

7A 16.85 - - - - 10.1

8A 18.10 - - - - 10.9

9A 14.08 - - - - 8.4

10A 13.56 - - - - 8.1

METHODOLOGY

Tlag=22.1(Kn)[(LLc/S^0.5)]^0.33 (formula 710) For larger drainage basins (greater than one square mile) and basins with a basin slope equal to or greater than ten percent

Kn=0.10 (see table 703)

Tlag=0.6Tc (formula 709) For small drainage basins (less than one square mile) and basin slopes less than ten percent
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TABLE 8
SCS LAG TIME CALCULATIONS - PROPOSED / ONSITE

Silver Hills

SUB-AREA Tc Kn SLOPE (ft/ft) LENGTH (ft) Lc (ft) Tlag (min)

5A 21.94 - - - - 13.2

6A 21.94 - - - - 13.2

7A 16.39 - - - - 9.8

8A 21.94 - - - - 13.2

METHODOLOGY

Tlag=22.1(Kn)[(LLc/S^0.5)]^0.33 (formula 710) For larger drainage basins (greater than one square mile) and basins with a basin slope equal to or greater than ten percent

Kn=0.10 (see table 703)

Tlag=0.6Tc (formula 709) For small drainage basins (less than one square mile) and basin slopes less than ten percent
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TABLE 9
SCS LAG TIME CALCULATIONS - EXISTING / PHASE 1

Silver Hills

SUB-AREA Tc Kn SLOPE (ft/ft) LENGTH (ft) Lc (ft) Tlag (min)

1B 37.03 - - - - 22.2

2B 47.84 - - - - 28.7

3B 27.39 - - - - 16.4

4B 16.63 - - - - 10.0

5B 17.14 - - - - 10.3

METHODOLOGY

Tlag=22.1(Kn)[(LLc/S^0.5)]^0.33 (formula 710) For larger drainage basins (greater than one square mile) and basins with a basin slope equal to or greater than ten percent

Kn=0.10 (see table 703)

Tlag=0.6Tc (formula 709) For small drainage basins (less than one square mile) and basin slopes less than ten percent
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TABLE 10
SCS LAG TIME CALCULATIONS - PROPOSED / PHASE 1

Silver Hills

SUB-AREA Tc Kn SLOPE (ft/ft) LENGTH (ft) Lc (ft) Tlag (min)

4B 13.61 - - - - 8.2

5B 13.61 - - - - 8.2

METHODOLOGY

Tlag=22.1(Kn)[(LLc/S^0.5)]^0.33 (formula 710) For larger drainage basins (greater than one square mile) and basins with a basin slope equal to or greater than ten percent

Kn=0.10 (see table 703)

Tlag=0.6Tc (formula 709) For small drainage basins (less than one square mile) and basin slopes less than ten percent
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL 
 
 

 

 

 
RUNOFF CURVE NUMBERS FOR OTHER AGRICULTURAL LANDS1 

 Runoff Curve Numbers 

Cover Type 
Hydrologic 
Condition 

 

Soil 
Comp 

A 

Soil 
Comp 

B 

Soil 
Comp 

C 

Soil 
Comp 

D 

Pasture, grassland, or range – continuous forage for grazing2 
Poor 68 79 86 89 

Fair 49 69 79 84 

 Good 39 61 74 80 

Meadow – continuous grass, protected from grazing and 
generally mowed for hay - 30 58 71 78 

Brush – brush-weed-grass mixture with brush the major 
element3 

Poor 48 67 77 83 

Fair 35 56 70 77 

 Good 304 48 65 73 

Woods – grass combination (orchard or tree farm)5 Poor 57 73 82 86 

 Fair 43 65 76 82 

 Good 32 58 72 79 

Woods6 Poor 45 66 77 83 

 Fair 36 60 73 79 

 Good 304 55 70 77 

Farmsteads – buildings, lanes, driveways, and surrounding 
lots - 59 74 82 86 

 

1Average runoff condition, and Ia = 0.2S 
 
2Poor:  < 50% ground cover or heavily grazed with no mulch 
 Fair:   50 to 75% ground cover and not heavily grazed 
 Good: > 75% ground cover and lightly or only occasionally grazed  
 
3Poor:  < 50% ground cover 
 Fair:   50 to 75% ground cover 
 Good: >75% ground cover 
 
4Actual curve number is less than 30; use CN = 30 for runoff computations.   
 
5CNs shown were computed for areas with 50% woods and 50% grass (pasture) cover.  Other combinations of conditions may be computed 
from the CNs for woods and pasture.   
 
6Poor:  Forest litter, small trees, and brush are destroyed by heavy grazing or regular burning.  
 Fair:   Woods are grazed but not burned, and some forest litter covers the soil.  
 Good:  Woods are protected from grazing, and litter and brush adequately cover the soil. 
 
 

 
 
 
VERSION: April 30, 2009 REFERENCE:  

210-VI-TR-55, Second Edition, June 1986 
TABLE 

702 
3 of 4  
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL 
 
 

 

 

RUNOFF CURVE NUMBERS FOR URBAN AREAS1 
 Runoff Curve Numbers 

Cover Type and Hydrologic Condition 

Aver. % 
Impervious 

Area2 
 

Soil Comp 
A 

Soil Comp 
B 

Soil Comp 
C 

Soil Comp 
D 

Fully developed urban area (vegetation established)       
Open space (lawns, parks, golf courses, cemeteries, 
etc.)3 

     

  Poor condition (grass cover < 50%)  68 79 86 89 
  Fair condition (grass cover 50 to 75%)  49 69 79 84 
  Good condition (grass cover > 75%)  39 61 74 80 
Impervious areas:      
  Paved parking lots, roofs, driveways, etc.             
(excluding right-of-way) 

 98 98 98 98 

Streets and roads:      
  Paved; curbs and storm sewers (excluding right-of-
way) 

 98 98 98 98 

  Paved; open ditches (including right-of-way)  83 89 92 93 
  Gravel (including right-of-way)  76 85 89 91 
  Dirt (including right-of-way)  72 82 87 89 
Western desert urban areas:      
  Natural desert landscaping (pervious areas only)4  63 77 85 88 
  Artificial desert landscaping (impervious weed 
barrier, desert shrub with 1- to 2-inch sand or gravel 
mulch and basin borders) 

 96 96 96 96 

Urban districts:      
  Commercial and business 85 89 92 94 95 
  Industrial 72 81 88 91 93 
Residential districts by average lot size:      
  1/8 acre or less (town houses) 65 77 85 90 92 
  1/4 acre  38 61 75 83 87 
  1/3 acre 30 57 72 81 86 
  1/2 acre 25 54 70 80 85 
  1 acre 20 51 68 79 84 
  2 acres 12 46 65 77 82 

Developing urban areas      

Newly graded areas (pervious only, no vegetation)5  77 86 91 94 
Idle lands (CNs are determined using cover types 
similar to those Table 702 - 3 of 4) 

     

 

1Average runoff condition, and Ia = 0.2S 
 
2The average percent impervious area shown was used to develop the composite CNs.  Other assumptions are as follows:  impervious areas 
are directly connected to the drainage system, impervious areas have a CN of 98, and pervious areas are considered equivalent to open space 
in good hydrologic condition.  CNs for other combinations of conditions may be computed using figure 2-3 or 2-4 in TR-55 (SCS, 1986). 
 

3CNs shown are equivalent to those of pasture.  Composite CNs may be computed for other combinations of open space cover type.  
 

4Composite CNs for natural desert landscaping should be computed using figure 2-3 or 2-4 in TR-55 (SCS, 1986) based on the impervious 
area percentage (CN = 98) and the pervious area CN.  The pervious area CNs are assumed equivalent to desert shrub in poor hydrologic 
condition. 
 

5Composite CNs to use for the design of temporary measures during grading and construction should be computed using figure 2-3 or 2-4 in 
TR-55 (SCS, 1986) based on the degree of development (impervious area percentage) and the CNs for the newly graded pervious areas. 

 

VERSION: April 30, 2009 REFERENCE:  
210-VI-TR-55, Second Edition, June 1986 

TABLE 
702 

1 of 4  
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Hydrologic Soil Group—Washoe County, Nevada, South Part
(Silver Hills)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/1/2021
Page 1 of 4
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Lines
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Points
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:24,000.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Washoe County, Nevada, South Part
Survey Area Data: Version 17, Aug 26, 2020

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Aug 1, 2018—Oct 1, 
2018

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Hydrologic Soil Group—Washoe County, Nevada, South Part
(Silver Hills)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/1/2021
Page 2 of 4
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

101 Aquinas sandy loam, 4 
to 8 percent slopes

D 155.7 8.6%

102 Aquinas sandy loam, 8 
to 15 percent slopes

D 174.2 9.6%

106 Aquinas sandy loam, 8 
to 15 percent slopes, 
eroded

D 193.3 10.7%

110 Jowec variant sandy 
loam, 4 to 8 percent 
slopes

D 66.7 3.7%

111 Jowec variant-
Greenbrae sandy 
loams, 4 to 15 percent 
slopes

D 14.8 0.8%

132 Greenbrae sandy loam, 
2 to 4 percent slopes

C 177.1 9.8%

136 Greenbrae sandy loam, 
4 to 8 percent slopes

C 1.5 0.1%

260 Acrelane-Rock outcrop 
complex, 15 to 50 
percent slopes

D 669.5 37.1%

262 Acrelane very stony 
sandy loam, 8 to 15 
percent slopes

D 35.7 2.0%

280 Wedekind gravelly loam, 
8 to 15 percent slopes

D 4.0 0.2%

281 Wedekind gravelly loam, 
15 to 30 percent 
slopes

D 6.0 0.3%

282 Wedekind gravelly 
sandy loam, 30 to 50 
percent slopes

D 5.6 0.3%

370 Lemm very gravelly 
coarse sandy loam, 4 
to 8 percent slopes

A 73.7 4.1%

621 Orr stony sandy loam, 4 
to 15 percent slopes

C 102.4 5.7%

901 Flex very gravelly sandy 
loam, 30 to 50 percent 
slopes

D 4.4 0.2%

980 Koontz gravelly loam, 8 
to 15 percent slopes

D 8.8 0.5%

982 Koontz stony loam, 15 
to 30 percent slopes

D 5.9 0.3%

Hydrologic Soil Group—Washoe County, Nevada, South Part Silver Hills

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/1/2021
Page 3 of 4
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Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

1142 Bedell loamy sand, 4 to 
8 percent slopes

A 61.5 3.4%

1170 Wedertz sandy loam, 2 
to 4 percent slopes

C 45.4 2.5%

Totals for Area of Interest 1,806.1 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Washoe County, Nevada, South Part Silver Hills

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/1/2021
Page 4 of 4
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Project: Silver Hills Preliminary Simulation Run: 24 Hour 100YR Offsite

Start of Run: 01Jan2000, 00:00 Basin Model: Overall / EX
End of Run: 02Jan2000, 00:01 Meteorologic Model: 100 YR - 24 Hr
Compute Time:03Feb2021, 14:21:29 Control Specifications:24-Hour

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 1 0.35841 290.5 01Jan2000, 18:26 38.2

Basin 2 1.1610 803.4 01Jan2000, 18:37 138.7

Basin 3 0.89774 529.3 01Jan2000, 18:37 86.3

Basin 4 0.33328 293.1 01Jan2000, 18:25 38.2

Basin 5 0.0177406 29.1 01Jan2000, 18:10 2.4

Basin 6 0.0295522 49.1 01Jan2000, 18:09 3.9

Basin 7 0.0235439 31.4 01Jan2000, 18:13 2.9
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Project: Silver Hills Preliminary Simulation Run: 24 Hour 5YR EX

Start of Run: 01Jan2000, 00:00 Basin Model: Existing
End of Run: 02Jan2000, 00:01 Meteorologic Model: 5 YR
Compute Time:03Feb2021, 14:21:43 Control Specifications:24-Hour

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 1A 0.36010 57.8 01Jan2000, 18:26 10.0

Basin 2A 0.49576 98.1 01Jan2000, 18:30 18.7

Basin 3A 0.26287 65.0 01Jan2000, 18:22 10.5

Basin 4A 0.453 117.4 01Jan2000, 18:19 17.5

Basin 5A 0.400 70.8 01Jan2000, 18:24 11.6

Basin 6A 0.44374 31.6 01Jan2000, 18:23 5.5

Basin 7A 0.0235439 7.6 01Jan2000, 18:12 0.8

Basin 8A 0.31725 89.3 01Jan2000, 18:12 10.3

Basin 9A 0.0177406 7.0 01Jan2000, 18:10 0.7

Basin 10A 0.0295522 11.8 01Jan2000, 18:09 1.2

Basin 1B 0.13844 29.5 01Jan2000, 18:24 5.0

Basin 2B 0.75859 144.5 01Jan2000, 18:31 28.4

Basin 3B 0.16193 27.9 01Jan2000, 18:19 4.0

Basin 4B 0.0523427 17.7 01Jan2000, 18:11 2.0

Basin 5B 0.0487574 13.4 01Jan2000, 18:12 1.5
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Project: Silver Hills Preliminary Simulation Run: 24 Hour 5 YR Proposed

Start of Run: 01Jan2000, 00:00 Basin Model: Proposed
End of Run: 02Jan2000, 00:01 Meteorologic Model: 5 YR
Compute Time:03Feb2021, 14:21:48 Control Specifications:24-Hour

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 5A 0.40041 180.2 01Jan2000, 18:15 24.5

Basin 6A 0.44374 146.6 01Jan2000, 18:15 19.0

Basin 7A 0.0235439 13.3 01Jan2000, 18:11 1.6

Basin 8A 0.31725 148.4 01Jan2000, 18:15 20.4

Basin 4B 0.0523427 32.6 01Jan2000, 18:09 3.6

Basin 5B 0.0487574 28.2 01Jan2000, 18:09 3.1
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Project: Silver Hills Preliminary Simulation Run: 24 Hour 100YR EX

Start of Run: 01Jan2000, 00:00 Basin Model: Existing
End of Run: 02Jan2000, 00:01 Meteorologic Model: 100 YR - 24 Hr
Compute Time:03Feb2021, 14:21:23 Control Specifications:24-Hour

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 1A 0.36010 291.7 01Jan2000, 18:26 38.6

Basin 2A 0.49576 418.6 01Jan2000, 18:29 62.6

Basin 3A 0.26287 272.6 01Jan2000, 18:22 34.4

Basin 4A 0.453 503.8 01Jan2000, 18:19 58.1

Basin 5A 0.400 350.5 01Jan2000, 18:23 43.8

Basin 6A 0.44374 291.9 01Jan2000, 18:21 31.6

Basin 7A 0.0235439 34.0 01Jan2000, 18:11 2.9

Basin 8A 0.31725 422.5 01Jan2000, 18:12 37.2

Basin 9A 0.0177406 29.4 01Jan2000, 18:10 2.4

Basin 10A 0.0295522 49.7 01Jan2000, 18:09 3.9

Basin 1B 0.13844 130.2 01Jan2000, 18:24 17.0

Basin 2B 0.75859 616.6 01Jan2000, 18:31 95.3

Basin 3B 0.16193 154.1 01Jan2000, 18:18 16.2

Basin 4B 0.0523427 77.6 01Jan2000, 18:11 6.7

Basin 5B 0.0487574 65.3 01Jan2000, 18:12 5.5
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Project: Silver Hills Preliminary Simulation Run: 24 Hour 100YR Proposed

Start of Run: 01Jan2000, 00:00 Basin Model: Proposed
End of Run: 02Jan2000, 00:01 Meteorologic Model: 100 YR - 24 Hr
Compute Time:03Feb2021, 14:21:36 Control Specifications:24-Hour

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 5A 0.40041 623.2 01Jan2000, 18:14 66.7

Basin 6A 0.44374 600.6 01Jan2000, 18:15 60.4

Basin 7A 0.0235439 44.1 01Jan2000, 18:11 4.1

Basin 8A 0.31725 502.5 01Jan2000, 18:14 54.3

Basin 4B 0.0523427 107.2 01Jan2000, 18:09 9.4

Basin 5B 0.0487574 96.7 01Jan2000, 18:09 8.3
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DETENTION / RETENTION CALCULATIONS

\
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Project: Silver Hills Preliminary Simulation Run: 10 Day EX

Start of Run: 01Jan2000, 00:00 Basin Model: Existing
End of Run: 10Jan2000, 00:01 Meteorologic Model: 100 YR - 10 DAY
Compute Time:03Feb2021, 14:20:52 Control Specifications:10 Day

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 1A 0.36010 409.5 08Jan2000, 12:25 147.8

Basin 2A 0.49576 540.2 08Jan2000, 12:29 219.8

Basin 3A 0.26287 346.9 08Jan2000, 12:22 118.1

Basin 4A 0.453 648.2 08Jan2000, 12:19 201.5

Basin 5A 0.400 487.2 08Jan2000, 12:23 165.7

Basin 6A 0.44374 510.0 08Jan2000, 12:20 150.4

Basin 7A 0.0235439 44.7 08Jan2000, 12:11 10.3

Basin 8A 0.31725 570.9 08Jan2000, 12:12 134.9

Basin 9A 0.0177406 37.3 08Jan2000, 12:09 8.0

Basin 10A 0.0295522 63.2 08Jan2000, 12:09 13.3

Basin 1B 0.13844 170.5 08Jan2000, 12:24 60.5

Basin 2B 0.75859 796.3 08Jan2000, 12:30 335.9

Basin 3B 0.16193 224.8 08Jan2000, 12:18 64.2

Basin 4B 0.0523427 100.6 08Jan2000, 12:11 23.1

Basin 5B 0.0487574 89.5 08Jan2000, 12:11 20.4
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Project: Silver Hills Preliminary Simulation Run: 10 Day Proposed

Start of Run: 01Jan2000, 00:00 Basin Model: Proposed
End of Run: 10Jan2000, 00:01 Meteorologic Model: 100 YR - 10 DAY
Compute Time:03Feb2021, 14:20:59 Control Specifications:10 Day

Hydrologic

Element

Drainage Area

(MI2)

Peak Discharge

(CFS)

Time of Peak Volume

(AC-FT)

Basin 5A 0.40041 710.1 08Jan2000, 12:14 200.5

Basin 6A 0.44374 752.6 08Jan2000, 12:14 202.5

Basin 7A 0.0235439 49.1 08Jan2000, 12:11 12.1

Basin 8A 0.31725 565.8 08Jan2000, 12:14 160.8

Basin 4B 0.0523427 118.6 08Jan2000, 12:09 27.0

Basin 5B 0.0487574 109.4 08Jan2000, 12:09 24.6
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1000 Kiley Pkwy Sparks  Nevada  89436
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INFILTRATION EXHIBIT
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Worksheet for CHANNEL A

Project Description

Manning 
Formula

Friction Method

Normal DepthSolve For

Input Data

0.035Roughness Coefficient

ft/ft0.010Channel Slope

H:V2.000Left Side Slope

H:V2.000Right Side Slope

ft0.00Bottom Width

cfs130.20Discharge

Results

ft3.4Normal Depth

ft²23.2Flow Area

ft15.2Wetted Perimeter

ft1.5Hydraulic Radius

ft13.62Top Width

ft3.0Critical Depth

ft/ft0.018Critical Slope

ft/s5.62Velocity

ft0.49Velocity Head

ft3.89Specific Energy

0.759Froude Number

SubcriticalFlow Type

GVF Input Data

ft0.0Downstream Depth

ft0.0Length

0Number Of Steps

GVF Output Data

ft0.0Upstream Depth

N/AProfile Description

ft0.00Profile Headloss

ft/sInfinityDownstream Velocity

ft/sInfinityUpstream Velocity

ft3.4Normal Depth

ft3.0Critical Depth

ft/ft0.010Channel Slope

ft/ft0.018Critical Slope

Page 1 of 127 Siemon Company Drive Suite 200 W  
Watertown, CT 06795 USA  +1-203-755-1666

2/4/2021

FlowMaster
[10.03.00.03]

Bentley Systems, Inc.  Haestad Methods Solution  
CenterChannel Sizing.fm8
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Worksheet for CHANNEL B

Project Description

Manning 
Formula

Friction Method

Normal DepthSolve For

Input Data

0.035Roughness Coefficient

ft/ft0.008Channel Slope

H:V2.000Left Side Slope

H:V2.000Right Side Slope

ft5.00Bottom Width

cfs616.80Discharge

Results

ft5.2Normal Depth

ft²80.8Flow Area

ft28.4Wetted Perimeter

ft2.8Hydraulic Radius

ft25.92Top Width

ft4.6Critical Depth

ft/ft0.014Critical Slope

ft/s7.63Velocity

ft0.90Velocity Head

ft6.13Specific Energy

0.762Froude Number

SubcriticalFlow Type

GVF Input Data

ft0.0Downstream Depth

ft0.0Length

0Number Of Steps

GVF Output Data

ft0.0Upstream Depth

N/AProfile Description

ft0.00Profile Headloss

ft/sInfinityDownstream Velocity

ft/sInfinityUpstream Velocity

ft5.2Normal Depth

ft4.6Critical Depth

ft/ft0.008Channel Slope

ft/ft0.014Critical Slope

Page 1 of 127 Siemon Company Drive Suite 200 W  
Watertown, CT 06795 USA  +1-203-755-1666

2/4/2021

FlowMaster
[10.03.00.03]

Bentley Systems, Inc.  Haestad Methods Solution  
CenterChannel Sizing.fm8
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Worksheet for CHANNEL C

Project Description

Manning 
Formula

Friction Method

Normal DepthSolve For

Input Data

0.035Roughness Coefficient

ft/ft0.033Channel Slope

H:V2.000Left Side Slope

H:V2.000Right Side Slope

ft5.00Bottom Width

cfs1,104.80Discharge

Results

ft4.9Normal Depth

ft²73.6Flow Area

ft27.1Wetted Perimeter

ft2.7Hydraulic Radius

ft24.78Top Width

ft6.1Critical Depth

ft/ft0.013Critical Slope

ft/s15.01Velocity

ft3.50Velocity Head

ft8.45Specific Energy

1.535Froude Number

SupercriticalFlow Type

GVF Input Data

ft0.0Downstream Depth

ft0.0Length

0Number Of Steps

GVF Output Data

ft0.0Upstream Depth

N/AProfile Description

ft0.00Profile Headloss

ft/sInfinityDownstream Velocity

ft/sInfinityUpstream Velocity

ft4.9Normal Depth

ft6.1Critical Depth

ft/ft0.033Channel Slope

ft/ft0.013Critical Slope

Page 1 of 127 Siemon Company Drive Suite 200 W  
Watertown, CT 06795 USA  +1-203-755-1666

2/4/2021

FlowMaster
[10.03.00.03]

Bentley Systems, Inc.  Haestad Methods Solution  
CenterChannel Sizing.fm8
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PRELIMINARY  REPORT

Assessor's Parcel No.: 087-390-10 Order No.: 124624-RTO

Property Address: 11305 Red Rock Road
Reno  NV, 89508

Buyers/Borrowers: Lifestyle Homes TND LLC

In response to the above referenced application for a Policy of Title Insurance, Stewart Title Guaranty Company hereby
reports that it is prepared  to issue,  or cause  to be issued,  as of the date hereof, a Policy or Policies of Title Insurance
describing the land and the estate  or interest  therein,  hereinafter set  forth,  insuring against loss which may be sustained by
reason of any defect,  lien or encumbrance not  shown or referred to as  an Exception below or not excluded from coverage
pursuant to the printed Schedules, Conditions and Stipulations of said Policy forms.  The printed Exceptions and Exclusions
from the coverage  of said Policy or Policies are set  forth  on the  attached  cover.   The policy  to be issued may contain  an
arbitration clause.   When the Amount of Insurance is less than that set  forth in the arbitration clause, all arbitrable  matters
shall be arbitrated at the option of either the Company or the Insured as the exclusive remedy of the parties.  Limitations on
Covered Risks applicable  to the CLTA and  ALTA Homeowner's Policies of Title Insurance  which establish  a Deductible
Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth on the attached cover.  Copies of the
Policy forms should be read.  They are available from the office which issued this report.

This report (and any  supplements  or amendments hereto)  is issued  solely  for the purpose  of facilitating the issuance  of a
policy of title insurance and no liability is assumed hereby.  If it is desired that liability be assumed prior to the issuance of a
policy of title insurance, a Binder or Commitment should be requested.

Dated as of  01/15/2021  at 07:30 am

Western Title Company, an authorized agent

 

The form of Policy of Title Insurance contemplated by this report is:

Report Only

The estate or interest in the land hereinafter described or referred to covered by this Report is:

Fee Simple

Title to said estate or interest at the date hereof is vested in:   Lifestyle Homes, TND, LLC, a Nevada Limited Liability
Company

Page  1 of 15 ________ ________ ________ ________
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Please read the exceptions shown or referred to below and the Exceptions and Exclusions set  forth on the attached
cover of this report carefully.  The exceptions and exclusions are meant to provide you with notice of matters which
are not covered under the terms of the title insurance policy and should be carefully considered.  It is important to
note that this Preliminary Report is not a written representation as to the condition of title and may not list all liens,
defects, and encumbrances affecting title to the land.

Order No. 124624-RTO

EXCEPTIONS

At the date hereof exceptions to coverage in addition to the printed Exceptions and Exclusions in said policy form would be
as follows:

Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or1.
assessments on real property or by the public records.  Proceedings by a public agency which may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the public
records.

Any facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an2.
inspection of the land or which may be asserted by persons in possession thereof.

Easements, liens or encumbrances, or claims thereof, which are not shown by the public records.3.

Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey4.
would disclose, and which are not shown by the public records.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c)5.
water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public
records.

Any lien or right to a lien for services, labor or material not shown by the Public Records.6.

The lien, if any, of supplemental taxes, assessed pursuant to the provision of the Nevada Revised Statutes.7.

Any liens that may be created for Delinquent Sewer Charges by reason of said premises lying within the City of8.
Reno/Sparks, the County of Washoe (Sewer).  Contact the following for Sewer/Water, and/or Tax Assessment
information:  City of Reno Sewer at (775) 334-2095; City of Sparks Sewer at (775) 353-2360; County of Washoe
Sewer at (775) 954-4601; Washoe County Treasurer at (775) 328-2510 .  Delinquent amounts may be added to and
collected through the secured real property tax roll of the Washoe County Assessor's Office and included in the tax
installments referenced above.

Any liens that may be created for delinquent waste management charges pursuant to NRS 444.520.9.

Water rights, claims or title to water, whether or not recorded.10.

Minerals of whatsoever kind, subsurface and surface substances, including but not limited to coal, lignite, oil, gas,11.
uranium, clay, rock, sand and gravel in, on, under and that may be produced from the Land, together with all rights,
privileges, and immunities relating thereto, whether or not appearing in the Public Records or listed in Schedule B.
The Company makes no representation as to the present ownership of any such interests. There may be leases, grants,
exceptions or reservations of interest that are not listed.
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Rights of way for any existing roads, trails, canals, streams, ditches, drain ditches, pipe, pole or transmission lines12.
traversing said premises.

Provisions, Reservations, Easements and the effect thereof, contained in the Patent from the United States of13.
America, recorded on July 20, 1962, in Book G, Page 203 as Document No. 363425, Patent Records of  Washoe
County, Nevada.

Easement for drilling, installing and maintaining two (2) water wells for irrigation, domestic and quasi municipal14.
purposes, and incidental purposes, granted by an instrument, recorded on January 26, 1972, in Book 609, Page 445
as Document No. 232846, Official Records of  Washoe County, Nevada.

Easement for public utilities, and incidental purposes, granted by an instrument, recorded on June 28, 1973, in Book15.
742, Page 725 as Document No. 291873, Official Records of  Washoe County, Nevada.

Matters as disclosed on Record of Survey filed in the office of the County Recorder of  Washoe County, State of16.
Nevada on February 13, 1976,  as Document No. 396369.  Survey Map No. 938.

Easement for underground conduits, and incidental purposes, granted by an instrument, recorded on March 9, 1978,17.
in Book 1207, Page 445 as Document No. 518573, Official Records of  Washoe County, Nevada.

A document entitled "License," recorded on April 6, 1979, in Book 1375, Page 891 as Document No. 598136,18.
Official Records of Washoe County, Nevada.

Easement for underground utility lines, and incidental purposes, granted by an instrument, recorded on September 7,19.
1979, in Book 1427, Page 644 as Document No. 628200, Official Records of  Washoe County, Nevada.

Easement for overhead and underground electric distribution, communication and gas distribution & transmission, and20.
incidental purposes, granted by an instrument, recorded on May 5, 2000,  as Document No. 2444870, Official
Records of  Washoe County, Nevada.

Easement for overhead electric distribution and communication, and incidental purposes, granted by an instrument,21.
recorded on May 10, 2001,  as Document No. 2552144, Official Records of  Washoe County, Nevada.

Matters as disclosed on Record of Survey filed in the office of the County Recorder of  Washoe County, State of22.
Nevada on March 4, 2004,  as Document No. 3002373.  Survey Map No. 4345.

Easement for public access road, and incidental purposes, granted by an instrument, recorded on March 16, 2004,23.
as Document No. 3007444, Official Records of  Washoe County, Nevada.

Easement for ingress and egress, and incidental purposes, granted by an instrument, recorded on November 23,24.
2005,  as Document No. 3312069, Official Records of  Washoe County, Nevada.

A document entitled "Bill No. 1660, Ordinance No. 1484, An Ordinance pursuant to Nevada Revised Statutes25.
278.0201 Through 278.0207 Adopting a Development Agreement With Lifestyle Homes TND, LLC (Case No. DA
09-001) for Tentative Subdivision Map (Case No. TM 09-001) for Silver Hills Subdivision, recorded on March 6,
2012,  as Document No. 4090817, Official Records of Washoe County, Nevada.

A document entitled "Amended and Restated Development Agreement (Silver Hills Subdivision), recorded on26.
February 28, 2017,  as Document No. 4683580, Official Records of Washoe County, Nevada.

A document entitled Ordinance Approving "Amended and Restated Development Agreement (Silver Hills)" recorded27.
on February 28, 2017,  as Document No. 4683579, Official Records of Washoe County, Nevada.
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Said document was re-recorded on March 1, 2017,  as Document No. 4684254, Official Records of Washoe County,
Nevada.

Rights of parties in possession.28.

The requirement that an Owner's Declaration/Affidavit be completed, and supplied for review prior to the issuance of29.
a policy of title insurance.

A property inspection will be made prior to recording the trust deed to be insured. If such inspection discloses any30.
evidence of commencement of a work of improvement, the coverage for mechanic's lien insurance will be deleted
from the policy, unless all the necessary documents for indemnification have been submitted to the Company and such
indemnification has been formally approved by the Company, prior to recording the trust deed.

Any liens that may be filed for work of improvement in progress or recently completed on said land. (NO NOTICE31.
OF COMPLETION HAS BEEN RECORDED)

Prior to the issuance of any policy of title insurance, the following must be furnished to the Company with respect to32.
Lifestyle Homes, TND, LLC, a Nevada Limited Liability Company:

This Company will require a copy of the articles of organization for Lifestyle Homes, TND, LLC, a Nevada Limited
Liability Company, and any certificates of amendments filed with the Secretary of State, together with copies of any
management agreements or operating agreements, together with a current list of all members of said limited liability
company.

Any notes following the legal description herein referencing NRS 111.312 are required for recording purposes only33.
and will not be insured in any policy of title insurance.

NOTE:  Taxes for the fiscal year 2020-2021, in the amount of $2,695.89 have been paid in full.  (APN  087-390-10)

NOTE: THIS REPORT IS BEING ISSUED FOR INFORMATION PURPOSES ONLY, NO LIABILITY
ASSUMED.

THE FOLLOWING NOTES ARE FOR INFORMATION PURPOSES ONLY:

WESTERN TITLE COMPANY RESERVES THE RIGHT TO AMEND THIS COMMITMENT/REPORT AT
ANY TIME.

*****ATTENTION LENDERS*****

THE 100 ENDORSEMENT IS NO LONGER BEING OFFERED.  THE REPLACEMENT ALTERNATIVE IS THE
ALTA  9.10-06 AND IS NOW REFLECTED IN THE ALTA SUPPLEMENT IN THE COMMITMENT/REPORT.

NOTE:   Any notes following the legal description (if any) referencing NRS 111.312 are required for recording
purposes only and will not be insured in any policy of title insurance.

NOTE:  A search of the Official Records for the county referenced in the above order number, for the 24 months
immediately preceding the date above discloses the following instruments purporting to convey the title to said land:
NONE
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NOTE: If any current work of improvements have been made on the herein described real property (within the last 90
days) and this Commitment/Report is issued in contemplation of a Policy of Title Insurance which affords mechanic
lien priority coverage (i.e. ALTA POLICY); the following information must be supplied for review and approval prior
to the closing and issuance of said Policy:  (a)  Copy of Indemnity Agreement;  (b)  Financial Statements;  (c)
Construction Loan Agreement;  (d)  If any current work of improvements have been made on the herein described real
property Building  Construction Contract between borrower and contractor;  (e)   Cost breakdown of construction;  (f)
Appraisal;  (g)  Copy of Voucher or Disbursement Control Statement (if project is complete).

NOTE: This commitment/report makes no representations as to water, water rights, minerals or mineral rights and no
reliance  can be made upon this commitment/report or a resulting title policy for such rights or ownership.

NOTE:  Notwithstanding anything to the contrary in this commitment/report, if the policy to be issued is other than an
ALTA Owner's Policy (6/17/06) or ALTA Loan Policy (6/17/06), the policy may not contain an arbitration clause, or
the terms of the arbitration clause may be different from those set forth in this commitment/report.  If the policy does
contain an arbitration clause, and the Amount of Insurance is less than the amount, if any, set forth in the arbitration
clause, all arbitrable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive
remedy of the parties.

NOTE: The map, if any, attached hereto is subject to the following disclaimer:

WESTERN TITLE COMPANY does not represent this plat as a survey of the land indicated hereon,
although believed to be correct, no liability is assumed as to the accuracy thereof.
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Order No. 124624-RTO
Legal Description

All that certain real property situate in the County of Washoe, State of Nevada, described as follows:

A parcel of land situate within the East Half of Section 23, Township 21 North, Range 18 East, MDM, Washoe County,
Nevada more particularly described as follows:

Beginning at the intersection of the Westerly Right-of-Way of Red Rock Road and the South Line of said Section from which
the Southeast Corner of said Section bears North 88°00'52" East a distance of 80.10 feet;

thence with said Section Line South 88°00'52" West a distance of 2584.75 feet to the South Quarter Corner of said Section;

thence with the center Section Line of said Section North 00°48'19" East a distance of 2718.57 feet to the Center Section;

thence continuing with said Center Section Line North 00°47'43" East a distance of 2496.34 feet to the North Quarter Corner
of said Section;

thence with the North Line of said Section North 87°03'14" East a distance of 2594.37 feet to a point on said Right-of-Way;

thence with said Right-of-Way South 00°52'40" West a distance of 2625.94 feet;

thence South 00°52'43" West a distance of 78.89 feet;

thence departing said Right-of-Way North 89°07'17" West a distance of 290.40 feet;

thence South 00°52'43" West a distance of 250.00 feet;

thence South 89°07'17" East a distance of 290.40 feet to a point on said Right-of-Way;

thence with said Right-of-Way South 00°52'43" West a distance of 2303.98 feet to the Point of Beginning.

EXCEPTING THEREFROM all that land described in Exhibit "A" of Deed Document 631016, recorded September 21, 1979
in Book 1432, Page 384 more particularly described as follows:

Beginning at a point from which the Southeast Corner of said Section bears South 79°32'24" East a distance of 1165.52 feet;

thence North 89°08'48" West a distance of 181.50 feet;

thence North 00°51'12" East a distance of 100.00 feet;

thence South 89°08'48" East a distance of 183.24 feet;

thence from a tangent which bears South 04°08'56" West, along a circular curve to the left with a radius of 1054.82 feet and a
central angle of 03°17'44" an arc length of 60.67 feet;

thence South 00°51'12" West a distance of 39.36 feet to the Point of Beginning.

ALSO EXCEPTING THEREFROM all that land described in Exhibit "B" of Deed Document 631016, recorded September 21,
1979 in Book 1432, Page 384 more particularly described as follows:

Beginning at a point from which the Southeast Corner of said Section bears South 23°43'54" East a distance of 917.01 feet;
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thence North 08°48'38" West a distance of 125.00 feet;

thence North 81°11'22" East a distance of 50.00 feet;

thence South 08°48'38" East a distance of 50.00 feet;

thence South 81°11'22" West a distance of 30.00 feet;

thence South 08°48'38" East a distance of 75.45 feet;

thence from a tangent which bears South 83°47'41" West along a circular curve to the left with a radius of 440.00 feet and a
central angle of 02°36'19" a distance of 20.01 feet to the Point of Beginning.

NOTE:  The above metes and bounds description appeared previously in that certain Boundary Line Adjustment recorded in
the office of the County Recorder of Washoe County, Nevada on March 4, 2004, as Document No. 3002372 of Official
Records.

Assessor's Parcel Number(s):
087-390-10
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Exhibit A (Revised 02-07-14)

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY – 1990

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs,
attorneys' fees or expenses which arise by reason of:

1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations)
restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or
location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the
dimensions or area of the land or any parcel of which the land is or was a part; or (iv) environmental protection, or the effect of
any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement
thereof or a notice of a defect, lien, or encumbrance resulting from a violation or alleged violation affecting the land has been
recorded in the public records at Date of Policy.

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice
of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the
public records at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not
excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the rights of a purchaser
for value without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:

(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured
claimant;

(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not
disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under
this policy;

(c) resulting in no loss or damage to the insured claimant;

(d) attaching or created subsequent to Date of Policy; or

(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured
mortgage or for the estate or interest insured by this policy.

4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability
or failure of any subsequent owner of the indebtedness, to comply with the applicable doing business laws of the state in which the
land is situated.

5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by
the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.

6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction
creating the interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or similar creditors'
rights laws.
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EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by
reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments
on real property or by the public records.

Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by
the records of such agency or by the public records.

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of
the land or which may be asserted by persons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would
disclose, and which are not shown by the public records.

5. (a)  Unpatented mining claims;  (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof;  (c) water rights,
claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records.

6. Any lien or right to a lien for services, labor or material not shown by the public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13)
ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE

EXCLUSIONS

 In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:

1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning:

a. building;
b. zoning;
c. land use;
d. improvements on the Land;
e. land division; and
f. environmental protection.

This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.

2. The failure of Your  existing structures, or any  part of them, to be constructed in accordance  with applicable building codes.  This
Exclusion does not limit the coverage described in Covered Risk 14 or 15.

3. The right to take the Land by condemning it.  This Exclusion does not limit the coverage described in Covered Risk 17.

4. Risks:

a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
c. that result in no loss to You; or
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28.

5. Failure to pay value for Your Title.

6. Lack of a right:
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a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. in streets, alleys, or waterways that touch the Land.

This Exclusion does not limit the coverage described in Covered Risk 11 or 21.

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy,
state insolvency, or similar creditors’ rights laws.

8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.

9.     Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:

For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.·

The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount
Our Maximum Dollar
Limit of Liability

Covered Risk 16:
1.00% of Policy Amount Shown in Schedule A or
$2,500.00______ $ 10,000.00_____

(whichever is less)

Covered Risk 18:
1.00% of Policy Amount Shown in Schedule A or
$5,000.00______ $25,000.00 _____

(whichever is less)

Covered Risk 19:
1.00 % of Policy Amount Shown in Schedule A or
$5,000.00______ $25,000.00 _____

(whichever is less)

Covered Risk 21:
1.00 % of Policy Amount Shown in Schedule A or
$2,500.00______ $ 5,000.00_____

(whichever is less)

2006 ALTA LOAN POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss
or damage, costs, attorneys' fees, or expenses that arise by reason of:

1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or

environmental protection;(iv)

or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or
limit the coverage provided under Covered Risk 5.
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(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk  6.

2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not

disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under
this policy;

(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered

Risk 11, 13 or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured

Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable
doing-business laws of the state where the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.

6. Any claim, by reason of the operation of federal bankruptcy,  state insolvency, or similar creditors’ rights laws, that the transaction
creating the lien of the Insured Mortgage, is

(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.

Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date7.
of Policy and the date of recording of the Insured Mortgage in the Public Records.  This Exclusion does not modify or limit the
coverage provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

Except as provided  in Schedule B - Part II, This policy does not insure against loss or damage, and the Company  will not pay  costs,
attorneys’ fees or expenses, that arise by reason of:

PART I

The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

 (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or1.
assessments on real property or by the Public Records; (b) proceedings by a public agency  that may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the2.
Land or that may be asserted by  persons in possession of the Land.

Easements, liens or encumbrances, or claims thereof, not shown  by the Public Records.3.

Any encroachment, encumbrance,  violation, variation, or adverse  circumstance affecting the Title that would be disclosed by an4.
accurate and complete land survey of the Land and not shown by the Public Records.
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5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,
claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

6. Any lien or right to a lien for services, labor or material not shown by the Public Records.

PART II

In addition to the matters set forth in Part I of this Schedule, the Title is subject to the following matters, and the Company insures against
loss or damage sustained in the event that they are not subordinate to the lien of the Insured Mortgage:

2006 ALTA OWNER’S POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss
or damage, costs, attorneys' fees, or expenses that arise by reason of:

1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;

(ii) the character, dimensions, or location of any improvement erected on the Land;

(iii) the subdivision of land; or

(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or
limit the coverage provided under Covered Risk 5.

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.

2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and
not disclosed in writing to the Company by the Insured Claimant prior  to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under
Covered Risk 9 and 10); or

(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptcy,  state insolvency, or similar creditors’ rights laws, that the
transaction vesting the Title as shown in Schedule A, is

(a) a fraudulent conveyance or fraudulent transfer; or

(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date5.
of Policy and the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in
Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from
Coverage:

EXCEPTIONS FROM COVERAGE
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This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees or expenses, that arise by reason
of:

The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

(a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or1.
assessments on real property or by the Public Records; (b) proceedings by a public agency  that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of2.
the Land or that may be asserted by persons in possession of the Land.

Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.3.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by4.
an accurate and complete land survey of the Land and that are not shown by the Public Records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water
rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

6. Any lien or right to a lien for services, labor or material not shown by the Public Records.

7. Variable exceptions such as taxes, easements, CC&R’s, etc. shown here.

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (12-02-13)

EXCLUSIONS FROM COVERAGE

The following matters are expressly  excluded  from the coverage  of this policy and the Company  will not pay loss or damage, costs,
attorneys’ fees or expenses which arise by reason of:

1. (a) Any law, ordinance,  permit, or governmental  regulation (including those relating to building and zoning)  restricting, regulating,
prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;

(ii) the character, dimensions, or location of any improvement erected on the Land;

(iii) the subdivision of land; or

(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk  5, 6, 13(c), 13(d), 14 or 16.

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 5, 6,
13(c), 13(d), 14 or 16.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not
disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered
Risk 11, 16, 17, 18, 19, 20, 21, 22, 23, 24, 27 or 28); or
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(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable
doing-business laws of the state where the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury, or any consumer credit protection or truth-in-lending law.  This Exclusion does not modify
or limit the coverage provided in Covered Risk 26.

6. Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modifications made
after the Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate or interest covered by this
policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to
Date of Policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11(b) or 25.

8. The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in accordance
with applicable building codes.  This Exclusion does not modify or limit the coverage provided in Covered Risk 5 or 6.

9. Any claim, by reason  of the operation of federal bankruptcy,  state insolvency,  or similar creditors’ rights laws, that the transaction
creating the lien of the Insured Mortgage, is

(a) a fraudulent conveyance or fraudulent transfer, or

(b) a preferential transfer for any reason not stated in Covered Risk 27(b) of this policy.

10. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.

11. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any  other substances.

PRIVACY POLICY

The Financial Services Modernization Act recently enacted by Congress has brought many changes to
the financial services  industry,  which  includes  insurance  companies  and their agents.  One of the
changes requires  Western  Title Company,  LLC, a Nevada limited liability company,  to explain to you
how we collect and use customer information.

Western Title Company  has always  and will continue  to adhere to strict  standards  of confidentiality
when it comes to protecting the privacy, accuracy and security of customer information provided to us.

PERSONAL INFORMATION WE MAY COLLECT:
Western Title collects information about you (for instance, your name, address and telephone number),
and information  about your transaction,  including  the identity of the real property  you are buying or
refinancing.  We  obtain copies of deeds, notes or mortgages  that may be involved in the transaction.
We may obtain this information directly from you or from the lender, attorney, or real estate broker or
agent that you have chosen.   When we provide escrow,  or settlement  services,  or mortgage  loan
servicing, we may  obtain your social  security  number,  along with other information  from  third parties
including appraisals,  credit  reports,  land surveys,  loan account  balances,  and sometimes  your bank
account information in order to facilitate your transaction.

HOW WE USE THIS INFORMATION:
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Western Title Company  does NOT share your information  with marketers  outside our own family.
There is NO need to tell us to keep your information to ourselves because we share your information
only to provide the service  requested  by you, your lender or in other ways  permitted  by law.  The
privacy law permits some sharing of information without your approval.  We may share your
information internally and with nonaffiliated third parties in order to carry out and service your
transaction, to protect  against  fraud or unauthorized  transactions,  for institutional  risk control  and to
provide information  to government  and law enforcement  agencies.   Companies  within a family may
share certain  information  among  themselves  in order to identify and market  their own  products  that
they think may be useful to you.  Credit information about you is shared only to facilitate your
transaction or for some other purpose permitted by law.

HOW WE PROTECT YOUR INFORMATION:
We restrict  access to nonpublic information  about  you to our employees that need the information  to
provide products and services to you.  We maintain physical, electronic and procedural safeguards that
comply with the law to guard your nonpublic information.   We  reinforce  Western  Title’s privacy policy
with our employees.

You do not need to respond to this notice,  unless you have concerns about any information we have
obtained.  You can write us at:

Western Title Company, LLC, a Nevada limited liability company
Attention:  Operations Manager
P.O. Box 3059
Reno, NV  89505

Western Title Company,  LLC,  is an agent for Chicago Title Insurance,  Westcor  Land Title Insurance
Company, First American  Title Insurance  Company,  Fidelity National Title Insurance  Company,  Old
Republic National Title Insurance  Company,  Commonwealth  Land Title, and Stewart  Title Guaranty
Company.  You may receive additional Privacy Policy information from these companies.
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Washoe County Community Services Department, Planning and Building Division 
1001 E. Ninth St., Reno, NV  89512-2845 

Telephone:  775.328.6100 – Fax:  775.328.6133 
www.washoecounty.us/csd/planning_and_development 

WASHOE COUNTY 
PLANNING COMMISSION 

DRAFT Meeting Minutes 

Planning Commission Members Tuesday, July 6, 2021 
Larry Chesney, Chair 6:00 p.m. 
Francine Donshick, Vice Chair 
Sarah Chvilicek Washoe County Administrative Complex 
R. Michael Flick Commission Chambers 
Kate S. Nelson 1001 E 9th Street, Building A 
Larry Peyton Reno, Nevada 89512 
Pat Phillips 

Secretary 
Trevor Lloyd, Secretary 

and available via 
Zoom Teleconference 

The Washoe County Planning Commission met in a scheduled session on Tuesday, 
July 6, 2021, in the Washoe County Commission Chambers, 1001 East Ninth Street, Reno, 
Nevada and via Zoom teleconference.  

The meeting will be televised live and replayed on the Washoe Channel at: 
https://www.washoecounty.us/mgrsoff/Communications/wctv-live.php also on YouTube at: 
https://www.youtube.com/user/WashoeCountyTV 

1. *Determination of Quorum
Chair Chesney called the meeting to order at 6:00 p.m. The following Commissioners and staff 
were present: 

Commissioners present: Larry Chesney, Chair 
Francine Donshick, Vice Chair 
Sarah Chvilicek 
R. Michael Flick (via Zoom)
Kate S. Nelson
Larry Peyton (via Zoom)
Pat Phillips

Commissioners absent:  None 

Staff present: Trevor Lloyd, Secretary, Planning and Building 
Roger Pelham, MPA, Senior Planner, Planning and Building 
Julee Olander, Planner, Planning and Building 
Jennifer Gustafson, Deputy District Attorney, District Attorney's Office 
Lacey Kerfoot, Recording Secretary, Planning and Building 
Donna Fagan, Office Support Specialist, Planning and Building 
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2. Pledge of Allegiance  
Commissioner Chvilicek led the pledge to the flag. 

3. Ethics Law Announcement 
Deputy District Attorney Gustafson provided the ethics procedure for disclosures. 

4. Appeal Procedure 
Secretary Lloyd recited the appeal procedure for items heard before the Planning 
Commission.  

5. General Public Comment and Discussion Thereof 
Chair Chesney opened the Public Comment period.  There were no requests for public 
comment.  

6. Approval of Agenda 
Chair Chesney noted that Item 8a – Resolution of Appreciation of Service for Thomas Bruce 
would be heard when Thomas Bruce arrives. In accordance with the Open Meeting Law, 
Commissioner Donshick moved to approve the agenda for the July 6, 2021 meeting as written.  
Commissioner Chvilicek seconded the motion, which passed unanimously with a vote of 
seven in favor, none against. 

7. Approval of the June 1, 2021 Draft Minutes 
Commissioner Chvilicek moved to approve the minutes for the June 1, 2021, Planning 
Commission meeting as written.  Commissioner Donshick seconded the motion, which 
passed with a vote of six in favor, none against and Commissioner Flick abstaining.  

8. Planning Items 
A. Possible action to approve a resolution of Appreciation of Service for Thomas Bruce 
and to authorize the Chair to sign the resolution on behalf of the Planning Commission.  

9. Public Hearings 
A. Amendment of Conditions Case Number WAC21-0003 (Ladera Ranch) [For possible 
action] – For hearing, discussion, and possible action to approve an amendment of conditions 
for Tentative Subdivision Map Case Number TM05-011 (Ladera Ranch), to accommodate a 
revision to the grading plans for the approved tentative map in order to allow flat lots where 
daylight basements were planned on 28 lots located off Dream Catcher Drive in the Ladera 
Development. 

• Applicant/Property Owner: D.R. Horton 
• Location: 28 parcels off Dream Catcher Drive 
• APN: 502-711-08, 502-711-07, 502-711-06, 502-712-08, 

502-722-37, 502-722-36, 502-722-35, 502-722-34, 
502-722-33, 502-722-32, 502-772-31, 502-722-30, 
502-722-23, 502-722-22, 502-722-21, 502-722-20, 
502-722-19, 502-722-18, 502-732-10, 502-732-09, 
502-732-08, 502-732-07, 502-732-06, 502-732-05, 
502-732-04, 502-732-03, 502-732-02, 502-732-01 

• Parcel Size: 28 parcels totaling 4.93 total acres 
• Master Plan: Suburban Residential (SR) 
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• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Authorized in Article 608, Tentative Subdivision Maps 

and Article 408, Common Open Space Development 
• Commission District: 3 – Commissioner Jung 
• Staff: Julee Olander, Planner 

Washoe County Community Services Department 
Planning and Building Division 

• Phone: 775.328.3627 
• E-mail:  jolander@washoecounty.us 

 
Chair Chesney opened the item. He asked for Commissioner disclosures. He disclosed he 
was contacted by the applicant representative, who he then referred to speak with staff.  
Julee Olander, Washoe County Planner, provided a staff report presentation.  
John Krmpotic, Applicant Representative, provided a PowerPoint presentation. Mr. Krmpotic 
introduced the VP of Operations, Max Haltom, and Robert Gelu, Civil Engineer.  
Commissioner Chvilicek questioned why grading that was already done for daylight basements 
needed to be graded back to the single-story. Ms. Olander confirmed that the area had been 
graded in anticipation of daylight basements. Ms. Olander stated that the condition is asking 
to go back to the original slope and remove the daylight basement grading. Commissioner 
Chvilicek asked what the additional grading does to address the geotechnical issues of the 
soil. Mr. Gelu, the civil engineer, stated that it improves the structure and reduces risk by 
eliminating the retaining wall that would go down to the daylight basement. 
There were no requests for public comment.  
There was no further discussion. 
 
MOTION: Amendment of Conditions Case Number WAC21-0003 (Ladera Ranch) 
Commissioner Donshick moved that, after giving reasoned consideration to the 
information contained in the staff report and information received during the public 
hearing, the Washoe County Planning Commission approve Amendment of Conditions 
Case Number WAC21-0003 for D.R. Horton with the amended conditions included as 
Exhibit A to this matter, having made all ten findings in accordance with Washoe 
County 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; 
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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. 

Commissioner Nelson seconded the motion. The motion carried unanimously with 
seven in favor, none against.  

B. Master Plan Amendment Case Number WMPA21-0002 (Village Green) [For possible 
action] – For hearing discussion and possible action to amend the Washoe County Master 
Plan, Spanish Springs Area Plan, Appendix D – Village Green Commerce Center Specific 
Plan (Plan), and if approved, to authorize the Chair to sign a resolution to this effect.  Any 
approval would be subject to further approval by the Washoe County Board of County 
Commissioners and a finding of conformance with the Truckee Meadows Regional Plan by 
the regional planning authorities.  If approved, the amendment would add clarifying language 
and include the following: 
1. Remove Goal Five, Infrastructure;   
2. APN: 534-561-10 is exempted from the Spanish Springs Area Plan, Appendix A including 

the building site coverage requirements;  
3. Clarify language concerning setbacks from residential dwellings for building height;  
4. Added color and evergreen trees as options for 50 feet in length of building walls; 
5. APN: 534-561-10 is exempted from the  following Architecture provisions: General 

Guidelines, Energy Efficient Tenant Criteria, Building Massing and Form, Mechanical 
Equipment, and Building Materials; the following Landscaping provision: Site grading; 
and the following Sustainability provisions: Low Impact Development (LID) Standards, 
and Environmental Sustainability Standards of the Village Green Commerce Center 
Specific Plan;  

6. Clarify that illuminated signs will only be allowed when not adjacent to residential 
property; 

7. Clarify that effluent water is required when available in the area; 
8. Clarify that no loading docks are allowed to be adjacent to residential property;  
9. Remove Figure D-5: Business Park Buffering; 
10. APN: 534-561-10 is exempted from Low Impact Development (LID) Standards and 

Environmental Sustainability Standards;  
11. Clarify roadway improvements as required by Washoe County Engineering and Capital 

Projects; and 
12. Rename "equestrian easement" to "public trail easement" and relocate this easement to 

the western boundary of APN: 534-561-10;  

• Applicant: Blackstone Development Group 
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• Property Owner: STN 375 Calle Group LLC  
• Location: 375 Calle De La Plata 
• APN: 534-561-10  
• Parcel Size: 36.12 acres 
• Master Plan: Industrial (I) 
• Regulatory Zone: Industrial (I) 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Authorized in Article 820, Amendment of Master 

Plan 
• Commission District: 4– Commissioner Hartung 
• Staff: Julee Olander, Planner 

Washoe County Community Services Department 
Planning and Building Division 

• Phone: 775.328.3627 
• E-mail:  jolander@washoecounty.us 

 
Chair Chesney opened the item and called for Commissioner disclosures. There were no 
disclosures.  
Julee Olander, Washoe County Planner, provided a Staff report presentation.  
Kerry Rohrmeier, Applicant Representative, provided a PowerPoint presentation.  
Jennifer Heeran, Washoe County Engineer, provided an update of the recent changes: 
noting the intent is to provide continuity with pedestrian and driver safety, as well as 
protecting roadway assets. She noted the current road is not built for industrial truck traffic, 
so Washoe County (WC) Engineering is requiring that Calle De La Plata from the eastern 
project boundary to the intersection at Pyramid Highway be improved to support industrial 
truck traffic. Ms. Heeran stated this is part of the conditions with updating the transportation 
traffic plan. WC Engineering would require that concrete curb, gutter, and sidewalk be 
provided along Calle De La Plata with the roadway improvements from the eastern project 
boundary all the way to the intersection. In discussions with the developer, WC Engineering 
went back and forth regarding requiring sidewalks, curb and gutter on both sides. Ms. Heeran 
stated that Dwayne Smith wanted to impress the importance of the long-term durability of 
the project, the roadways and improvements. Ms. Heeran concluded that changes requested 
by WC Engineering would be modifying what was presented by Ms. Olander back to the 
initial conditions: the Village Green Commerce Center would be required to improve Calle 
De La Plata to a commercial collector roadway standard from the easterly project boundary 
to the intersection of Pyramid Highway. These improvements would include: pavement 
widening and overlay to meet minimum pavement structural section for truck traffic, curb, 
gutter and sidewalk on the north and south side of Calle De La Plata from eastern project 
boundary to the intersection of Pyramid Highway, and intersection improvements to the 
satisfaction to the county engineer. Ms. Hearan relayed that Dwayne Smith requested the 
Commission discuss this, as it is contrary to what Ms. Heeran discussed with the developer 
and WC Planning staff prior to the meeting.  
Mark Siegel, the Developer, thanked staff. He stated that he appreciates the responsibility 
to ensure proper infrastructure is in place. He stated he spoke with various employees prior 
to the meeting. Mr. Siegel stated that the County is going back and forth with requirements, 
specifically regarding curb, gutter and sidewalk on both sides from the development to 
Pyramid Highway; which is a significant cost. While the developer could live with the 
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modifications presented to the Commission, what is now being presented by Ms. Heeran is 
problematic. Mr. Siegel introduced Mike Railey, who worked originally on the project. Mr. 
Siegel stressed that this is a clarification and clean-up of the original project to provide 
improvements for the neighbors in terms of lighting, back doors, and signage. The last bit of 
information presented by Ms. Heeran on behalf of WC Engineering is problematic. Mr. Siegel 
introduced Garret Gordon.  
Commissioner Chvilicek asked for clarification and guidance from DA and staff. She stated 
that the conditions had changed significantly. Mr. Lloyd stated there was some back and 
forth discussion; however, WC Engineering was back to the original requirement. Mr. Lloyd 
acknowledged that the applicant was expressing frustration, but stated that it's up to the 
Planning Commission to decide whether it’s appropriate to require the developer to make 
improvements to both sides of Calle De La Plata or just one. Commissioner Chvilicek asked 
if the changes meant going back to the original conditions placed on this property when the 
project was approved some time ago with curb and gutter, and Calle De La Plata being 
improved to handle truck traffic. Mr. Lloyd stated the language, as it exists in the Master 
Plan, is less stringent in terms of when those improvements need to be made, or if they need 
to be made at all. He explained that Engineering is coming forward with a requirement, a 
change to the language of the specific plan, requiring improvements to upgrade to 
accommodate industrial development and trucks. Commissioner Chvilicek asked legal 
counsel if this was enough of a change for this item to be continued due to notification issues. 
Mr. Lloyd clarified that Engineering is requesting to go back to the language as presented in 
the Commissioners’ packets. Commissioner Chvilicek asked for clarification since this item 
has come before the Commission numerous times and asked if it is the language in the 
current packet. Mr. Lloyd stated it's not a specific condition, as one would find in a tentative 
map, but is actually written into the new language of the specific plan. Jennifer Hearen, 
Washoe County Engineer, stated that what Julee Olander presented was a change from 
what was provided in the Commissioner’s packets; what Ms. Heeran proposed is the 
language that was presented to the Commissioners.  
Chair Chesney asked if Lot 08 is landlocked or whether an easement exists for the owner to 
gain access to their property. Chair Chesney stated that it is ludicrous to ask the applicant 
to put curb, gutter, and sidewalk on the north side for Calle De La Plata. He stated that would 
be enriching other people's properties that the applicant has no control over and he will not 
support it.  
Commissioner Phillips asked if those who use the equestrian easement would have access 
to the public area now. Ms. Olander stated yes, the bridal path would give the public access 
to the Blackstone development up through Sugarloaf. Commissioner Chvilicek asked if it will 
be mixed access with equestrian and foot traffic. Ms. Olander stated it's for all non-motorized 
access.    
In response to Chair Chesney’s inquiry about easement access, Ms. Ronrmeier stated that 
parcel 08 has its own access. 
Ms. Kerfoot stated that a publice comment was received via email. The comment was 
emailed to Planning Commissioners prior to the meeting and posted to the County website.  

Public Comment: 
Garret Gordon, on behalf of the applicant, stated the item has gotten confusing. He continued 
by saying that there is a condition from staff, a modified condition from Ms. Olander, and the 
applicant’s proposed condition. Mr. Gordon reiterated that there have been multiple 
discussions between the developer and staff. He requested a continuance to allow the 
applicant to come back with a clean, clear proposal.  
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There were no further requests for public comment. Chair Chesney closed the public 
comment period.   
Commissioner Chvilicek stated she would feel more comfortable with a continuance. Chair 
Chesney stated he could not support it as is and believes it is best to continue the item.  
 
MOTION: Commissioner Chvilicek moved to continue this item, time certain, to the 
August 3, 2021 Planning Commission Meeting. Commissioner Donshick seconded the 
motion. The motion carried unanimously, seven in favor, none against. 
 
***Former Commissioner Bruce is now present at the meeting. Chair Chesney called for an 
end to the public hearing period.  
 
A resolution of Appreciation of Service was presented to Thomas Bruce for his service on the  
Planning Commission. The Commissioners commended Mr. Bruce for his service and 
dedication. 
 
Commissioner Chesney reopened the public hearing period.  

C. Tentative Map Case Number WTM21-009 (Cold Springs) [For possible action] – For 
hearing, discussion, and possible action to approve a tentative subdivision map to allow the 
subdivision of ±14.05 acres into a 42-lot common open space, single family residential 
development, with lots ranging in size from 7,219 SF to 19,740 SF located at 18030 Cold 
Springs Drive. 

• Applicant/Property Owner: Lifestyle Homes TND, LLC 
• Location: 18030 Cold Springs Drive 
• APN: 566-041-01 & 566-041-02 
• Parcel Size: ±9.05 & ±5 acres 
• Master Plan: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Cold Springs 
• Citizen Advisory Board: North Valleys 
• Development Code: Authorized in Article 408, Common Open Space 

Development and Article 608, Tentative Subdivision 
Maps 

• Commission District: 5 – Commissioner Herman 
• Staff: Julee Olander, Planner 

Washoe County Community Services Department 
Planning and Building Division 

• Phone: 775.328.3627 
• E-mail:  jolander@washoecounty.us 

 
Chair Chesney opened the item. He called for Commissioner disclosure. There were no 
disclosures.  
Julee Olander, Washoe County Planner, provided a Staff report presentation.  
Mike Railey, Applicant Representative, provided a PowerPoint Presentation.  
Public Comment:  
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Felix Rojas stated his home is in an adjoining area. Mr. Rojas is concerned about the pond  
- specifically water runoff, standing water and sewage. He asked if runoff would be draining 
towards Cold Springs or the Glen Lakes Community. 
There were no further requests for public comment. Chair Chesney closed the public 
comment period.  
 
MOTION: Tentative Map Case Number WTM21-009 (Cold Springs) 
Commissioner Donshick moved that, after giving reasoned consideration to the 
information contained in the staff report and information received during the public 
hearing, the Washoe County Planning Commission approve Tentative Subdivision Map 
Case Number WTM21-009 for Lifestyle Homes TND, LLC, being able to make all ten 
findings in accordance with Washoe County Code Section 110.608.25:    

1. Plan Consistency.  That the proposed map is in conformance with the 
Development Code and Master 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. 

Commissioner Chvilicek seconded the motion. The motion carried unanimously with 
seven in favor, none against. 

D. Tentative Map Case Number WTM21-006 (Silver Hills) [For possible action] – For 
hearing, discussion and possible action, to approve a tentative subdivision map to allow a 
358-lot, single-family residential, common open space subdivision, with lots ranging in size 
from 5,000 square feet to 8,072 square feet. 

Attachment C 
Page 8

https://www.washoecounty.us/csd/planning_and_development/board_commission/planning_commission/2021/Files/2021-07-06/WTM21-006_sr.pdf


 
July 6, 2021 Washoe County Planning Commission Meeting Minutes                                           Page 9 of 14 

• Applicant/Property Owner: Lifestyle Homes TND, LLC 
• Location: West side of Red Rock Road, approximately ¾ of a 

mile north of its intersection with Silver Knolls 
Boulevard 

• APN: 087-390-10 & 13 
• Parcel Size: ± 308.6 acres 
• Master Plan: Suburban Residential (SR) 
• Regulatory Zone: Silver Hills Specific Plan 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 
• Development Code: Authorized in Article 608, Tentative Subdivision 

Maps and Article 408, Common Open Space 
Development 

• Commission District: 5 – Commissioner Herman 
• Staff: Roger Pelham, Senior Planner 

Washoe County Community Services Department 
Planning and Building Division 

• Phone: 775.328.3622 
• E-mail:  rpelham@washoecounty.us 

 
Chair Chesney opened the item. He called for Commissioner disclosures. Commissioner 
Chvilicek stated she is a resident of Silver Knolls and spoke with counsel in terms of 
summary judgment against Silver Knolls Community Organization which was brought by 
Lifestyle Homes. She said she had not been involved with the Silver Knolls Community 
Organization through any deliberation or activity associated with Silver Hills.  There were no 
other disclosures. Counsel Gustafson asked questions of Commissioner Chvilicek to confirm 
that she did not have any pecuniary interests in the item. Commissioner Chvilicek confirmed 
that she did not have any interests in the matter. 
Roger Pelham, Washoe County Senior Planner, provided a Staff report presentation. 
Garrett Gordon, Applicant Representative, provided a PowerPoint presentation.  
Commissioner Flick asked if it's typical that staff doesn't make a recommendation. Chair 
Chesney said no, it's not typical, unless staff feels they have presented both sides of a case 
and truly don’t have a recommendation. Commissioner Flick asked if staff cannot make a 
recommendation due to incomplete information. Mr. Lloyd stated that the answer is in the 
application; there are many policies and requirements that apply to the entire project, of 
which the current request is a small piece. Mr. Lloyd does not believe that staff were able to 
make all of the findings for this small piece. Mr. Pelham said he is not convinced that the 
intent of the specific plan is being met by this tentative map. The conditions of approval are 
meant to implement specific technical requirements. He pointed out that conditions of 
approval are meant to implement specific technical requirements; Mr. Pelham said that the 
conditions as presented to the Commissioners could probably do that. However, the 
Commission does not have the entire project to evaluate. Mr. Pelham pointed out that if the 
entire project were being evaluated, he could say yes or no; but that is not the case.  
Mr. Pelham proceeded to explain that there are other policies present in the North Valleys 
Area Plan, such as minimizing curb and gutter, that the current project does not address. Mr. 
Pelham also pointed out the discrepancy between the varied development shown in the 
specific plan and the long, linear lot and blocks shown in the current project. It can, may, or 
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may not be seen as consistent based on the judgment of the Commission. He said he has 
some discomfort. 
On the other hand, Mr. Pelham agreed that the minimum requirements for a subdivision have 
been met; although he’s not convinced that the overall policies and character have been 
implemented as required to be. He said, therefore, the documentation is being brought 
forward to the Commissioners but he is reserving his recommendation. He said he has 
evaluated many applications over the years and has come forward with a no-
recommendation only a handful of times in 20+ years. 
Commissioner Donshick asked about the front yard setbacks being between 15-17 feet. She 
asked what the standard variation is. Mr. Pelham said there is no particular standard for 
variation of setbacks and explained that the handbook is not specific on what that will look 
like. Mr. Pelham said that this application is seeking to alternate setbacks with each house 
and that this would apply only to the portion of the dwelling that would be for the entryway. 
He clarified that in all cases, the garage would be set at exactly 20 and asked the 
Commission whether that variation of setback provides a less linear, more organic aspect to 
the neighborhood. Mr. Pelham conceded that this meets the criteria of variation, but said that 
it's up to the Commission's judgment. Commissioner Flick said where he comes from, a 
specific plan becomes the zone. He said the deviation from that requires an amendment. He 
said this is a complex project, but if we don't treat phase 1 as a complete package to meet 
requirements, we might be coming back as we did with the earlier application (Village Green). 
Commissioner Flick asserted that there was no architectural control, and that the 
applicant/developer primarily gets to do whatever they want if the item gets approved. He 
stated he understands the developer’s dilemma in not wanting to commit to what the County 
wants them to commit to. Commissioner also commented that 2 feet in variation is not 
substantial.  
Commissioner Chvilicek stated that she was struggling to find that the project complies with 
finding number 1, consistency with the master plan and the North Valleys Area plan. She 
specifically mentioned that the applicant's representative said that the proposed tentative 
map is identical to what was seen on page 210 of the Silver Hills specific plan development. 
Commission Chvilicek stated that the rendition of streets on page 210 is more eye appealing 
than the straight, long, utilitarian blocks shown in this project. She said she has questions 
about the specific design. Commissioner Chvilicek asked for feedback from the public 
meeting and for clarification on what “some impact” referred to in the traffic study.  
Mr. Pelham stated the public meeting was well attended and cordial. The questions were 
mainly with regard to public access and questions regarding when the development would 
occur in relation to adjacent, existing parcel. The answers were 'I don't know because it's 
market-driven.' There were questions about how much the dwellings were going to cost, to 
which the reply was also 'it’s market-driven.' Mr. Pelham said there was relatively little 
substantive criticism or changes requested by the citizens that were in attendance. To 
whether or not the lot and block layout is the same or consistent with the type of 
neighborhood shown in the specific plan – Mr. Pelham stated it is a judgment call. Mr. 
Pelham said he would like to leave the reply regarding traffic impact to the traffic engineer 
or to WC Engineering. Commissioner Chvilicek stated she would like someone to define 
“some impact” as stated in the traffic study. 
Paul Solague, the traffic engineer who prepared the traffic study, stated the primary point of 
concern is the intersection on Red Rock. In the vicinity of the project, they have 
recommendations and have found that those accesses will all meet level of service policy. 
However, they found that the freeway ramps currently operate below policy levels and the 
project is adding some additional traffic there. This is why the language states “some impact”, 
as it is still below policy level of service. RTC has planned improvements on Red Rock 
beginning at the freeway. In the RTC roadway planning system, roadway improvements will 
be coming in time. Mr. Solague stated that their project will generate traffic impact fee 
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revenue. He stated that there is a plan in place for those problems to be resolved through 
regional project improvements. As a final point Mr. Solague pointed out that Washoe County, 
NDOT, and RTC all submitted review letters with no negative comments on traffic. Mr. 
Solague stated that there will be some impact and that their plan is to contribute to the 
ultimate solution through impact fees. Commissioner Donshick asked about trip generation 
rate and whether the 10th edition of the ITT Trip Generation 2018 is the latest version. Paul 
Solague said that it is the most current published edition.  
There were no requests for public comment. Chair Chesney closed the public comment 
period.  
Commissioner Donshick thanked staff. She said that she had serious concerns regarding 
whether the project meets the characteristics of the master and area plans with the way that 
the applicant manipulated what was presented to the Commissioners 
Commissioner Chvilicek stated that she is troubled with what is before the Commission as a 
tentative map for Village 1. Silver Hills has been before the Commission numerous times 
and there have been suggested changes brought each time. Commissioner Chvilicek points 
out references to agri-business and community hoop houses in a statement, but nothing to 
support it. She said she is deeply concerned with traffic. The current condition on 395 
traveling out of and into the valley is atrocious. Any additional impact is going to have a 
negative impact on the well-being of everyone who lives in that valley. In terms of the design 
of Village 1 matching what is already existing, it doesn't match. Commissioner Chivilicek 
stated that this is a very intense development and stated that the current plan is boring 
compared to what is already presented in the valley. She has concerns that this will continue 
to come back to the Planning Commission and that it will be different each and every time. 
Directed to Washoe County Planning staff, she said that she is deeply troubled that there 
seems to be a pattern of lack of engagement with the Citizen Advisory Boards.  
Commissioner Flick stated that he is uncomfortable since he hasn't seen the specific plans, 
because he was just appointed. He stated that he needs to become more familiar before 
making a good judgment about what has been presented. He stated that putting together a 
packet of this size is no easy task under current building conditions. The developer needs to 
be flexible as possible. The Planning Commission, on the other hand, needs to know what 
the product is and take steps to ensure that it complies with County requirements and the 
law. Commissioner Flick said there may be some things in the specific plan that he hasn't 
read that may give him a better comfort level. He said it's not the fault of the staff or applicant. 
He said he is new and hasn't done the research. The conditions in the specific plan were put 
there for a reason. The prior commissions had a reason to put this in there. He said that it's 
the Planning Commission’s obligation to ensure the conditions are there or modify the project 
to make sure it’s in compliance.  
Commissioner Nelson agreed that the Commission is looking at a tentative map for the first 
phase of the project. She stated the conditions of approval are a check and balance to make 
sure the conditions are in accordance with plan consistency. Going through the conditions 
of approval, she said she doesn't see the they point in that direction. Commissioner Nelson 
is also concerned that there were no CAB meetings, which will be an issue moving forward.  
Commissioner Peyton said that if he doesn’t get an approval from staff, who did the research 
and conducted the reports, then he does not feel comfortable approving the project. 
Commissioner Phillips said as the Planning Commission, they are looking for a plan. This 
specific request is more of a footprint rather than the vision of what the Commissioners are 
looking for in a neighborhood. Commissioner Phillips says they need something more 
concrete. 
Chair Chesney stated that he shares the concerns of the other Commissioners. This is a big 
project, of which the Commission is only getting a snap shot of a small portion of the project. 
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The project has a lot of moving parts, and the Commission is only seeing one moving part. 
Until the Commission sees the big picture – be that higher density housing or commercial 
development, he is not comfortable with the project. The Commission repeatedly sees 
piecemeal villages; he wants to see a full package. Chair Chesney stated that there needs 
to be more planning on behalf of whoever schedules the CAB meetings. He stated that there 
needs to be more public scrutiny and not just meetings held by the developer. Chair Chesney 
also stated that the the money isn't there for traffic improvements for many years out. He 
said he sits on an RTC committee and there is gridlock already with no relief in sight. At this 
point in time, he said he cannot support this.  
DDA Gustafson stated that CAB meetings are not required by Development Code. She 
encouraged Commissioners not to consider that as dispostitive in this case. Counsel 
Gustafson also reminded Commissioners that they are an independent body and that while 
staff’s comments can be considered everyone needs to meet their own individual decisions 
based specifically on the ten findings based on Code 110. Chair Chesney stated whether 
the Code requires CAB meetings or not, the local population is affected. He said he comes 
from CAB background, and many Commissioners come from CAB background, and it's 
important that the County put together a CAB meeting before a project of this magnitude.   

 
MOTION: Tentative Map Case Number WTM21-006 (Silver Hills) 
Commissioner Donshick moved that, after giving reasoned consideration to the 
information contained in the staff report and information received during the public 
hearing, the Washoe County Planning Commission deny Tentative Subdivision Map 
Case Number WTM21-006 for Lifestyle Homes, TND, LLC, being unable to make all ten 
findings in accordance with Washoe County Code Section 110.608.25, specifically 
finding 1, Plan Consistency, and finding 2, Design or Improvement:  

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. 
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Commissioner Phillips seconded the motion. Commissioner Flick stated he would 
preferr to continue the item. The motion carried with six in favor, one against, with 
Commissioner Flick dissenting. Secretary Lloyd read the appeal procedure. 

10. Chair and Commission Items 
A. Discussion and election of Planning Commission officers, including Chair and vice-chair, 
for a one-year period running July 2021 to July 2022.   
MOTION: Commissioner Chvilicek moved to nominate Commissioner Donshick as the 
Planning Commission Chairperson for the one-year period running July 2021 to July 
2022. Commissioner Nelson seconded the motion. Commissioner Donshick accepted 
the nomination. The motion passed unanimously with six in favor, none against – 
Commissioner Donshick did not vote.  
MOTION: Commissioner Chesney moved to nominate Commissioner Chvilicek as the 
Planning Commission Vice-Chair for the one-year period running July 2021 to July 
2022. Commissioner Donshick seconded the motion. Commissioner Chvilicek 
accepted the nomination. The motion passed unanimously with six in favor, none 
against – Commissioner Chvilicek did not vote.  
Control of the meeting passed from former Chair Chesney to newly elected Chair Donshick.  
B. Future agenda items – None 
C. Requests for information from staff –  

• Commissioner Chvilicek stated that the school numbers were not in agreement 
between Julee and Roger's presentation. She asked that staff be consistent with 
school references.  

• Commissioner Nelson referenced the gridlock caused by the fires. She asked what 
Planning does with regards to evacuation during a fire. Mr. Lloyd stated that 
Planning emphasizes fire suppression and evacuation routes when reviewing 
tentative maps or master plans. Mr. Lloyd agreed that it's a good discussion to 
have with this Commission to bring everyone up to speed.   

11. Director's and Legal Counsel's Items [Non-action item] 
A. Report on previous Planning Commission items – None 
B. Legal information and updates –  

• DDA Gustafson reported that former counsel Mr. Nate Edwards was promoted to 
Assistant District Attorney of all the civil divisions and asked that Commissioners 
and staff congratulate him when they see him. 

12. Public Comment  
There was no request for public comment.  
Chair Donshick indicated that Exhibit A, page 3, of the Silver Hills item has a typo where it 
talks about NDOT’s work on the I-80 instead of the I-580.  

13. Adjournment 
With no further business scheduled before the Planning Commission, the meeting adjourned 
at 8:41 p.m. 

 

Respectfully submitted by Misty Moga, Independent Contractor. 
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Approved by Commission in session on August 3, 2021 

 
   

Trevor Lloyd 
 Secretary to the Planning Commission 
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1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

Conditions of Approval 
Tentative Subdivision Map Case Number WTM21-006

The project approved under Tentative Subdivision Map Case Number WTM21-006 shall be 
carried out in accordance with the conditions of approval granted by the Washoe County 
Commission on August 24, 2021. Conditions of approval are requirements placed on a permit or 
development by each reviewing agency.  These conditions of approval may require submittal of 
documents, applications, fees, inspections, amendments to plans, and more.  These conditions 
do not relieve the applicant of the obligation to obtain any other approvals and licenses from 
relevant authorities required under any other act. 

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

Compliance with the conditions of approval related to this 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 parcel map may result in the institution 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: 

• Prior to recordation of a final map.

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, 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.
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Conditions of Approval  

Tentative Subdivision Map Case Number WTM21-006 
Page 2 of 14 

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
(j) The availability and accessibility of fire protection, including, but not limited to, the

availability and accessibility of water and services for the prevention and containment of
fires, including fires in wild lands.

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

Washoe 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:  Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us
a. The applicant shall demonstrate substantial conformance to the plans approved as part of

this tentative parcel map.
b. 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.

c. 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.

d. In accordance with NRS 278.360, the sub-divider shall present to Washoe County a final
map, prepared in accordance with the tentative map, for the entire area for which a
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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 one year of the date of approval for subsequent final maps.  On subsequent 
final maps, that date may be extended by two years if the extension request is received 
prior to the expiration date. 

e. 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. 

f. Each final map submitted for WTM21-006 shall include a maximum of 150 lots. At least 
12 months must elapse between recordation of final maps. This condition shall be in effect 
until NDOT has commenced work on I-80 North, Phase 1B improvements. 

f. All final maps shall contain the applicable portions of the following jurat: 
THE TENTATIVE MAP FOR TM case number for map name WAS 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON DATE. 

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 ALL CONDITIONS HAVE BEEN MET. 

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

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING 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 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 HAUENSTEIN, DIRECTOR 
PLANNING AND BUILDING 
 

Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for <TM CASE NUMBER> APPROVED <denied> 
BY THE WASHOE COUNTY PLANNING COMMISSION ON <date>. [If 
the TM had been appealed to the BCC --- Add:] THE WASHOE COUNTY 
COMMISSION APPROVED THE TENTATIVE MAP ON APPEAL ON 
<date>. 
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THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS APPROVED 
AND ACCEPTED FOR RECORDATION ON <date of Planning and 
Building Director’s signature on first final map>. [Omit the following if 
second map.] THE MOST RECENTLY RECORDED FINAL MAP, 
<subdivision name and prior unit/phase #> FOR THIS TENTATIVE MAP 
WAS APPROVED AND ACCEPTED FOR RECORDATION ON <date of 
Planning and Building 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 <date of last Planning Commission action to extend the tentative 
map>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS; 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; 
AND ALL CONDITIONS HAVE BEEN MET. 

[Omit the following paragraph if this is the last final map.] 

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, <add 
two years to the current expiration date unless that date is more than two 
years away> OR AN EXTENSION OF TIME FOR THE TENTATIVE MAP 
MUST BE APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON OR BEFORE SAID DATE. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS ____ DAY OF _______, 20____ BY THE 
WASHOE COUNTY PLANNING AND BUILDING DIRECTOR. THE 
OFFER OF DEDICATION FOR <streets, sewers> IS REJECTED AT 
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278. 

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

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: 
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NOTE 
No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 

i. Prior to acceptance of public improvements and release of any financial assurances, the 
developer shall furnish to Engineering Division a complete set of reproducible as-built 
construction drawings prepared by a civil engineer registered in the State of Nevada. 

j. The developer shall be required to participate in any applicable General Improvement 
District or Special Assessment District formed by Washoe County. 

k. 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. 

l. 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. 

m. Front yard building setbacks shall alternate between 15 feet and 17 feet, no two setback 
of the same distance shall be adjacent. Garages shall be located a minimum of 20 feet 
from the front property line on all parcels.  

n. All applications for building permits shall show the setback of dwellings on each side of 
the subject parcel in order to ensure that front yard building setbacks alternate between 
15 feet and 17 feet, no two setback of the same distance shall be adjacent. Garages shall 
be located a minimum of 20 feet from the front property line on all parcels.   

o. All trails that are required to be constructed with Phase 1 shall be constructed prior to 
issuance of the certificate of occupancy for the first dwelling in the development. All trails 
shall be located within common open space area that has been dedicated in perpetuity for 
that purpose. 

p. The developer shall create a checklist of all development standards within the DSH, that 
is acceptable to the Director of Planning and Building. The approved checklist shall be 
included with each application for a building permit within the development. The checklist 
shall include a brief narrative and reference to location on the plan set for the building 
permit submitted for each dwelling, as to how compliance has been achieved for all 
development standards. 

q. Failure to comply with all conditions of approval shall render this approval null and void. 
r. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs, 

shall be submitted to Planning and Building 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 Planning and Building 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 to the same CC&Rs. 
Washoe County shall be made a party to the applicable provisions of the CC&Rs to the 
satisfaction of the District Attorney’s Office.  Said CC&Rs shall specifically address the 
potential for liens against the properties and the 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) 
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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. 
2. All drainage facilities and roadways not maintained by Washoe County shall be 

privately maintained and perpetually funded by the homeowners association. 
3. 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.   

4. The project where it is 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. 

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

6. All outdoor lighting on all buildings and streets within the subdivision shall be down-
shielded, such that light is emitted earthward only. 

7. No motorized vehicles shall be allowed on the platted common area. 
8. 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. 

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 
fences, and consistent with the Design Standards Handbook. 

11. Create a Silver Hills Design Committee, that shall be responsible for ensuring that 
all elements of the SH specific plan are shown on all permit applications and that all 
required design elements are complied with. 

s. 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. 

t. The applicant shall provide a letter from a traffic engineer with the final map submittal 
demonstrating that a traffic LOS C shall be maintained on all effected roadways and 
intersections. 
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u. All potential homeowners shall be provided notice regarding the existence of livestock and 
potential for noise and odor in the entirety of the North Valleys Area Plan, including the 
subject site. 

v. Prior to recordation of all final maps the applicant shall provide a letter to the Planning and 
Building Division from the Nevada Department of Wildlife indicating that a Wildlife 
Mitigation Plan (WMP) to avoid, minimize and mitigate impacts to wildlife, has been 
approved by that Department and that the provisions of that plan have been included in 
the documents submitted with each final map. 

w. Prior to recordation of all final maps the applicant shall provide a letter to the Planning and 
Building Division from the Washoe County Parks Program indicating that the documents 
submitted with the final map comply with all conditions of approval required by that 
program. 

x. Prior to recordation of all final maps the applicant shall provide a letter to the Planning and 
Building Division from the Truckee Meadows Fire Protection District indicating that the 
documents submitted with the final map comply with all conditions of approval required by 
the Truckee Meadows Fire Protection District. 

y.  Prior to recordation of all final maps the applicant shall provide a letter to the Planning 
and Building Division from the Engineering and Capital Projects Division indicating that 
the documents submitted with the final map comply with all conditions of approval required 
by that division. 

z. Prior to recordation of all final maps the applicant shall provide a letter to the Planning and 
Building Division from the Air Quality Management Division indicating that the documents 
submitted with the final map comply with all conditions of approval required by that 
division. 

aa. Prior to recordation of all final maps the applicant shall provide a letter to the Planning and 
Building Division from the Emergency Medical Services Oversight Program indicating that 
the documents submitted with the final map comply with all conditions of approval required 
by that program. 

Washoe County Parks Program 
2. The following conditions are requirements of the Washoe County Parks Program, which shall 

be responsible for determining compliance with these conditions.  
Contact:  Sophia Kirchenman, 775.328-3600, skirchenman@washoecounty.us 
a. The Parks Program recommends that the applicant construct a trailhead kiosk, bathrooms, 

and a dog waste station at the trailhead site. 
b. Prior to submission of the final map, the applicant shall reach out to the BLM to obtain 

information about any future proposed trail development on public lands to the north of 
the subject site. It would be helpful to locate proposed trailheads adjacent to any future 
trail areas. Parks Program staff can assist with this effort, if desired. 

c. Public trail and recreational use easements shall be recorded over the trailhead area and 
the equestrian/multi-use trails. The updated application indicates that the southern 
perimeter and north-south connector trail may be relocated during future phases of 
development. A relocatable public trail easement shall be recorded over these trail 
alignments. 

d. The final map shall incorporate all of the required Phase 1 trail alignments (to include a 
connection to Silver Knolls Park) and be in general conformance with the DSH 2.6 Trails 
Map. There is an existing access road extending from Red Rock Road to Silver Knolls 
Park. Should the proposed trail cross this access road, appropriate signage shall be 
provided. 
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e. Appropriate provisions shall be included in the Homeowner Association’s CC&Rs 
regarding maintenance of the trailhead and trail areas. 

f. Pursuant to DSH 2.5.1, wayfinding signage shall be installed at the trailhead during the 
final phase of development for the Silver Hills Subdivision. Parks Program staff realize 
that final trail alignments are currently unknown. However, when the trail alignments have 
been finalized, wayfinding signage shall be installed at both of the trailheads and in the 
10-acre park area. 

g. The applicant shall provide trail connectivity between the equestrian path along the 
northern boundary of the subject site and the pathway along Red Rock Road. If equestrian 
use is not allowed along Red Rock Road, it is recommended that appropriate signage be 
installed at this junction. 

h. Trails shall be constructed in conformance with Washoe County Greenbook Standards 
and/or the Forest Service’s Trail Design Parameters, which can be provided to the 
applicant upon request. 

Truckee Meadows Fire Protection District (TMFPD) 
3. The following conditions are requirements of the Truckee Meadows Fire Protection District, 

which shall be responsible for determining compliance with these conditions.  
Contact:  Dale Way / Brittany Lemon, dway@tmfpd.us / blemon@tmfpd.us; 
775.326.6000 
a. The Truckee Meadows Fire Protection District (TMFPD) will require that this project meet 

the requirements of Washoe County Code 60 to include infrastructure, access, and water 
for fire suppression. 

Nevada Department of Wildlife 
4. The following conditions are requirements of the Nevada Department of Wildlife, which shall 

be responsible for determining compliance with these conditions.  
Contact: Mark Freese, 775.688.1145, markfreese@ndow.org  
a. The applicant shall develop a Wildlife Mitigation Plan (WMP) to avoid, minimize and 

mitigate impacts to wildlife. Key components of the WMP include: 
1. A basic assessment/analysis of the project effects and impacts to wildlife. 
2. Project design features to avoid and minimize impacts:  

i. Reduction of housing density, parcel deferrals in important wildlife use areas, 
development and protection of movement corridors. 

ii. Fence designs/restrictions - so not to impale deer or other wildlife or restrict 
movement to important use areas  

iii. Fire management 
iv. Weed prevention and management 
v. Traffic management 
vi. Recreation considerations - dogs on leash, trail location, seasonal timing 

restrictions, off-site recreation management, etc. 
vii. Construction noise and timing restrictions 
viii. BMP’s for hydrology/drainage/erosion/sediment load issues in streams 

3. Public-wildlife conflict issues – NDOW lacks the resources to deal with issues 
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i. Education and public awareness-NDOW and HOA, Living with wildlife such 
as bears, coyotes, mountain lions, signage, rules, etc. 

ii. Design features to prevent issues: bear proof trash containers, limit bird 
feeder use, landscape standards 

iii. Opportunity for positive wildlife education opportunities such as viewing, 
interpretation, signs, and classes 

4. Offsets – to address the net loss of wildlife habitat, contribute funding to offsite 
projects such as seeding, seeding/plantings, weed management, spring/stream 
enhancements, wildlife collaring and tracking, enhancement of movement corridors 
such as crossing structures, wildlife education, conservation easements, 
acquisitions, etc. 

Washoe County Engineering and Capital Projects 
5. The following conditions are requirements of Engineering and Capital Projects, which shall be 

responsible for determining compliance with these conditions.  
Contact:  Walter West, P.E., 775.328.2041, wwest@washoecounty.us / Mitchell Fink, 
P.E. (775) 328-2050, mfink@washoecounty.us / Tim Simpson, P.E.  (775) 954-4648, 
tsimpson@washoecounty.us 
a. 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. 

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

c. The developer shall provide written approval from the U.S. Postal Service (USPS) 
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. 

d. A complete set of construction improvement drawings, including an onsite grading plan, 
shall be submitted to the County Engineer for approval prior to finalization of any portion 
of the tentative map. Grading shall comply with best management practices (BMPs) and 
shall include detailed plans for grading and drainage on each lot, erosion control (including 
BMP locations and installation details), slope stabilization and mosquito abatement. 
Placement or disposal of any excavated material shall be indicated on the grading plan. 

e. 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 maintenance of the common areas shall 
also be addressed in the CC&Rs to the satisfaction of the District Attorney’s Office. 

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

g. 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. 

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

i. With each affected final map, provide written approval from all utility provider(s) for any 
improvements located within their easement or under or over their facilities. 
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j. Appropriate easements shall be granted for any existing or new utilities, with each affected 
final map. 

k. A 10-foot public utility easement (PUE), a 10-foot Washoe County easement for traffic 
control signage, plowed snow storage and sidewalks, and a 10-foot United States Postal 
Service facilities easement shall be granted adjacent to all rights-of-way. 

l. A design level geotechnical investigation with fault study shall be provided with the 
submittal of each final map. 

m. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access easements 
in accordance with Washoe County Code Article 438. 

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

o. Prior to recordation of the affected final map, an ASTM E1527-13 Phase I Environmental 
Site Assessment shall be submitted for all parcels or right-of-way dedicated to Washoe 
County. 

Flood Hazards (County Code 110.416), Storm Drainage Standards (County Code 110.420), 
and Storm Water Discharge Program (County Code 110.421 

p. 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. 

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

r. Prior to finalization of any portion of the tentative map, a final, detailed hydrology/hydraulic 
report for that unit shall be submitted. 

s. Any increase in storm water runoff flow rate resulting from the development and based on 
the 5-year and 100-year storm(s) shall be detained onsite. 

t. The project shall mitigate the increased storm water volume produced from the 
development based on the 100 year–10 day storm event at a minimum factor of 1.3:1.  
Alternatives for mitigation include excavation of material within or adjacent to the existing 
flood zone creating additional effective flood volume, on-site retention, or other means 
subject to approval by the County Engineer. 

u. Prior to the finalization of the first final map, an operation and maintenance plan for the 
maintenance of the project’s storm water basin(s) and drainage channel(s) shall be 
developed in accordance with the Washoe County Code Article 421.  The Operation and 
Maintenance Plan shall be incorporated into the project CC&Rs. 

v. The following note shall be added to each final map; “All properties, regardless if they are 
located within or outside of a FEMA Special Flood Hazard Area, may be subject to 
flooding.  The property owner is required to maintain all drainage easements and natural 
drainages and not perform or allow unpermitted and unapproved modifications to the 
property that may have detrimental impacts to surrounding properties.” 

w. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage 
leaving the site.  

x. The Truckee Meadows Regional Storm Water Quality Management Program Construction 
Permit Submittal Checklist and Inspection Fee shall be submitted with each final map. 

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

z. 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.  

aa. A note on the final map shall indicate that all drainage facilities not maintained by Washoe 
County shall be perpetually maintained by a homeowner's association.  The maintenance 
and funding of private drainage facilities shall also be addressed in the CC&Rs to the 
satisfaction of the District Attorney's Office. 

bb. Maintenance access and drainage easements shall be provided for all existing and 
proposed drainage facilities.  All drainage facilities located within Common Area shall be 
constructed with an adjoining minimum 12-foot wide all-weather access road.  
Maintenance access road(s) shall be provided to the bottom of proposed storm water 
detention/retention basins as well as over County owned and maintained storm drainage 
facilities.  

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

dd. Prior to the finalization of the first final map, a maintenance and operation plan for the 
maintenance of the project’s detention/retention basins shall be developed in accordance 
with the Washoe County Code Article 421. 

ee. A note shall be added to the final map and similar language contained with the project 
CC&Rs stating that owners of parcels created by a final map within this development shall 
not protest the formation of a Storm Water Utility District, Flood Control District, Special 
Assessment District or other funding mechanism which is approved and created for the 
purpose of storm water and/or flood water management. 

ff. Offsite drainage and common area drainage draining onto residential lots shall be 
perpetuated around the residential lots and drainage facilities capable of passing a 100-
year storm shall be constructed with the subdivision improvements to perpetuate the storm 
water runoff to improved or natural drainage facilities.  The maintenance of these drainage 
facilities shall be addressed in the CC&Rs to the satisfaction of the District Attorney’s 
Office. 

Street Design Standards (County Code 110.436) 
gg. 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 submitted. 

hh. Street names shall be reviewed and approved by the Regional Street Naming Coordinator. 
ii. Proposed landscaping and/or fencing along street rights-of-way and within median islands 

shall be designed to meet American Association of State Highway and Transportation 
Officials (AASHTO) sight distances and safety guidelines. No tree shall overhang the curb 
line of any public street. 

jj. An Encroachment and Excavation Permit shall be obtained from Washoe County 
Engineering and Capital Projects Division for any utilities or other 
encroachments/excavations constructed within existing County roadways/right-of-ways. 

kk. Streetlights shall be constructed to Washoe County standards at locations to be 
determined at the final design stage. 
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ll. AASHTO clear zones shall be determined for all streets 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. 

mm. All retaining walls that are within the slope failure wedge from Washoe County right-of-
way shall be constructed of reinforced masonry block or reinforced concrete and designed 
by an engineer licensed in the State of Nevada. Retaining walls shall not be located within 
Washoe County right-of-way.  The maintenance of the retaining walls shall be by 
Homeowners Association and the CCR’s shall clearly identify the HOA’s maintenance 
responsibilities of retaining walls. 

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

oo. Sidewalks shall be constructed on both sides of all streets within the development. 
pp. Appropriate curve warning signs and/or a lower speed limit shall be determined and 

posted on all horizontal roadway curves that do not meet the standard Washoe County 
25-mile per hour design speed. 

qq. At south end of Street B (near lot 22) the centerline radius shall be designed to meet 15 
mph  design speed. 

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

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

tt. A 20’ setback is required between the back of the sidewalk and the front of the garage. 
uu. Traffic calming measures over project roadways within the project boundary shall be 

constructed every 500 to 600 feet to the satisfaction of the County Engineer.  Acceptable 
traffic calming measures include speed cushions, bulb outs, neck downs, chicanes and 
mini roundabouts. 

vv. With the approval of the first final map, a left turn lane on the northbound Red Rock Road 
shall be designed and constructed. 

ww. Silver Hills Drive shall be designed to residential collector standards with no median curb 
permitted. 

xx. To support the full buildout of this project, roadway capacity improvements are required 
along Red Rock Road to a minor arterial standard.  Prior to the approval of the first final 
map, a preliminary roadway design for Red Rock Road in the vicinity of the Silver Hills 
development with sufficient detail to establish preferred location of roadway, left turn lanes, 
etc., shall be approved by Washoe County and RTC and the resulting additional right-of-
way dedication which may be needed to support the future improvement shall be granted 
on each final map located adjacent to Red Rock Road..  

Utilities (County Code 422 & Sewer Ordinance) 

yy. The applicant shall obtain an intent to serve letter from the City of Reno. 
zz. The 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. 
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aaa. All sanitary sewer connection fees shall be paid to the City of Reno.  Receipt of payment 
shall be provided to Washoe County.   

bbb. Improvement plans shall be submitted and approved by Washoe County 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. 

ccc. 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. 

ddd. The applicant shall construct and/or provide the financial assurance for the construction 
of any on-site and off-site sanitary sewer collection systems prior to signature on each 
final map. The financial assurance must be in a form and amount acceptable to the 
Washoe County. 

eee. Approved improvement plans shall be used for the construction of on-site and off-site 
sanitary sewer collection system.  Washoe County will be responsible to inspect the 
construction of the sanitary sewer collection system. 

fff. The sanitary sewer collection system must be offered for dedication to Washoe County 
along with the recordation of each final map unless a different policy is established by 
interlocal agreement. 

ggg. Easements and real property for all sanitary sewer collection systems and 
appurtenances shall be in accordance with Washoe County Design Standards and 
offered for dedication to Washoe County along with the recordation of each final map 
unless a different policy is established by interlocal agreement.  

hhh. 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: 
1. the estimated sewage flows generated by this project, 
2. projected sewage flows from potential or existing development within tributary 

areas, 
3. the impact on capacity of existing infrastructure,  
4. slope of pipe, invert elevation and rim elevation for all manholes, 
5. proposed collection line sizes, on-site and off-site alignment, and half-full 

velocities. 
iii. No Certificate of Occupancy will be issued until all the sewer collection facilities 

necessary to serve each final map have been completed, accepted and engineer 
prepared as-built drawings are delivered to the utility.  As-built drawings must be in a 
format acceptable to Washoe County. 

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

kkk. A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washoe 
County over any facilities not located in a dedicated right of way.  

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

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

nnn. Washoe County shall reserve the right to over-size or realign the design of infrastructure 
to accommodate future development as determined by accepted engineering 
calculations.   

ooo. Interceptors built to serve this development shall be approved by Washoe County and 
the City of Reno 

Washoe County Health District – Air Quality Management Division 
6. The following conditions are requirements of Washoe County Health District – Air Quality 

Management Division, which shall be responsible for determining compliance with these 
conditions. 
Contact:  Genine Rosa , 775.784.7204, grosa@washoecounty.us 
a. Dust Control Permit will be required prior to breaking ground, failure to do so may result 

in enforcement action resulting in a Notice of Violation with associated fines. For Dust 
Control Permit questions call AQMD at 775-784-7200 or visit www.OurCleanAir.com. 

Washoe County Health District – Emergency Medical Services Oversight Program 
7. The following conditions are requirements of the Washoe County Health District – Emergency 

Medical Services Oversight Program, 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: Julie Hunter , 775.326.6043, jhunter@washoecounty.us 
a. Address numbers shall be clearly marked on the curb and the structure(s) so individuals 

can be quickly located by public safety agencies. Additionally, ensure that all structures 
meet ADA requirements, as appropriate. 

 

*** End of Conditions *** 
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1
Washoe County Planning Commission

July 6, 2021

WTM21-006 
Silver Hills, Village 1
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Request

Tentative subdivision map to allow
a 358-lot, single-family residential,
common open space subdivision,
with lots ranging in size from 5,000
square feet to 8,072 square feet.
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Vicinity Map
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Page 3



4

Site Plan
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Site Plan
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Analysis

• Project is within the Silver Hills Specific Plan 
Area

• Required to comply with Silver Hills Specific Plan 
Development Standards Handbook

• Required to comply with North Valleys Area Plan
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Analysis

• Project is within the Silver Hills Specific Plan 
Area

• Required to comply with Silver Hills Specific Plan 
Development Standards Handbook

• Required to comply with North Valleys Area Plan
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North Valleys Character Statement

The Silver Hills Community is characterized by a medium density residential land use
pattern that will (i) provide for a variety of housing options to meet the needs of a broad
range of the area’s population, and (ii) preserve the area’s character and quality of life
with design standards such a density matches, open space buffers and maintaining
natural open spaces. The existing ridgelines and rolling terrain provide for a “mountain
ranch” themed residential development that accentuates the views and natural
topography and incorporates site features that promote farm to-table living in a
cooperative environment. A portion of the community was removed from the City of
Reno and is still bounded by the City of Reno to its west. Limited commercial land use
designations that are community-serving are desired if within a Specific Plan (with a
special use permit). The North Valleys area has rapidly become one of the largest
employment centers in the region and the Silver Hills community intends to (i) improve
the housing/jobs balance to the area, (ii) improve fire and police protection to the area,
(iii) provide support to the Silver Knolls Mutual Water Company customers, (iv) design the
sanitary sewer and storm water systems to maintain levels that are at or below pre-
development flows into Swan and Silver Lakes; (v) designate a school site for the Washoe
County School District, and (vi) create a vibrant, balanced community.
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 One type of housing proposed
 Overall density 3 du/ac with open space
 Architecture to be approved by Silver Hills 

Design Review Committee
 150 lots maximum per year until I580 

improvements undertaken by NDOT
 Front setbacks to alternate between 15 and 

17 feet.

Analysis
Attachment F 
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 Trails to be constructed with this phase of 
development, all trails must be within 
dedicated common open space
 North Valleys Area Plan Policies are included 

on pages 7-9 of staff report.
– Complies with some but not all

Analysis
Attachment F 
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North Valleys Citizen Advisory Board 

The North Valley Citizen Advisory Board for June 
was cancelled. 

The applicant held a public meeting at the  Cold 
Springs Family Center (18400 Village Parkway) 
from 6-7:30 PM on Thursday June 17th. 

The applicant will present the results of that 
meeting to the Planning Commission.
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Public Notice
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Reviewing Agencies

 Various agencies reviewed  the 
application, their comments are included 
in the staff report
 Conditions provided by reviewing 

agencies are included in the Exhibit A
 County Engineering staff are present to 

answer technical questions on traffic, 
drainage, streets and similar standards

Attachment F 
Page 13



14

TM Findings (pages 16-17 of staff report)
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TM Findings (pages 16-17 of staff report)
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TM Findings (pages 16-17 of staff report)
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TM Findings (pages 16-17 of staff report)
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TM Findings (pages 16-17 of staff report)
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TM Findings (pages 16-17 of staff report)
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Recommendation

After a thorough analysis and review, Tentative
Subdivision Map Case Number WTM21-006 is being
brought to the Planning Commission with neither a
recommendation for approval nor denial. Staff
recommends that the Planning Commission evaluate
the analysis provided in the staff report, the application
materials, consider the public testimony at the hearing,
and determine whether or not the proposal meets the
required findings of fact.
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I move that, after giving reasoned consideration to
the information contained in the staff report and
information received during the public hearing, the
Washoe County Planning Commission approve
Tentative Subdivision Map Case Number WTM21-
006 for Lifestyle Homes, TND, LLC, having made all
ten findings in accordance with Washoe County
Code Section 110.608.25

Possible Motion for Approval
Attachment F 

Page 21
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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 deny
Tentative Subdivision Map Case Number WTM21-
006 for Lifestyle Homes, TND, LLC, being unable to
make all ten findings in accordance with Washoe
County Code Section 110.608.25

Possible Motion for Denial
Attachment F 
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SILVER HILLS
VILLAGE  ONE  TENTATIVE MAP

WASHOE COUNTY PLANNING COMMISSION

JULY 6, 2021
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PROJECT REQUEST

Tentative Subdivision Map

• 358 Single Family Units 

• Conforms to Approved Specific Plan 
(1,872 total units) 

• Includes Silver Hills Backbone Trail 
Network

• Dedicated Trailhead
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PROJECT LOCATION
SILVER HILLS WEST
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PROJECT HISTORY 
AND TIMELINE

• August 6, 2019: heard by Washoe County 
Planning Commission

• October 22, 2019: approved by Board of 
County Commissioners

• December 11, 2019 and January 23, 
2020: heard by Regional Planning 
Commission

• February 13, 2020: approved by Truckee 
Meadows Regional Planning Governing 
Board

• March 10, 2021: petition for judicial 
review filed by Silver Knolls Organization 
was dismissed on all counts by the 
District Court.

Master Plan and Regulatory Zone 
Amendment; creation of Silver Hills 

Suburban Character Management Area
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SILVER HILLS LAND USE PLAN
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OVERALL TENTATIVE MAP AREA
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PROJECT
SUMMARY
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SITE PLAN
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• Dedicated public trailhead with 
equestrian access and parking (including 
horse trailers).

• Community pocket park.

• Dedicated backbone trail network 
providing legal public access (pedestrian 
and equestrian) to BLM lands.

• Internal greenbelts provide community 
walking paths and links to future 
agrihood, public facilities, and 
community amenities.

• All amenities open to public and 
maintained by the HOA.
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PUBLIC  TRAILHEAD
Attachment F 

Page 32



BACKBONE  TRAIL  PLAN
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COMMUNITY ENTRIES AND WAYFINDING
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COMMUNITY FENCING
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FUTURE HOMES
MUST INCLUDE SETBACK VARIATION, ARTICULATION, ETC. PER 

HANDBOOK STANDARDS
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• Public Trailhead and Backbone Trails to 
be completed with Village 1.

• Provides legal pedestrian and equestrian 
access to public lands.

• Enhances pedestrian/equestrian access 
to Silver Knolls Park.

• Planned Village 1 Pocket Park will be 
open to general public.

• Per Specific Plan commitments, Lifestyle 
Homes will work closely with Washoe 
County Parks staff to complete a survey 
for what improvements are needed at 
Silver Knolls Park (to be included at 500th

unit – 10 acres minimum).
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• Village Specific Impact Analysis 
completed.

• Left-Turn Lane to be added to Red Rock 
Road at Silver Hills Parkway.

• Specific Plan requires that no more than 
150 homes be constructed per year until 
NDOT/US 395 North Valleys Project 1B 
commences.

• Report identifies future improvements 
at the US 395/Red Rock interchange and 
provides mitigation measures to ensure 
acceptable levels of service.

• Level of Service “C” must be maintained 
on Red Rock Road (RTC standard is “D”).

• Project will contribute approximately 
$1.8 million dollars in traffic impact fees.
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• Specific Plan reserves property for new 
elementary school.

• Per WCSD, the new elementary is not 
needed with Village 1.

• Lifestyle Homes has a proven history of 
working closely with WCSD. 
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• Stormwater will be retained at a rate of 
1:1.5 per Handbook standards.

• Most stringent stormwater retention 
rate in the region.

• Ensures that flows to Silver Lake are 
REDUCED over what occurs in 
today/pre-development conditions.

• Common areas will include 
infrastructure to accept effluent reuse.
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PROJECT
CONSIDERATIONS

• Level of Service “C” must be maintained 
on Red Rock Road.

• Primary access will be via the first leg of 
Silver Hills Parkway “loop.”

• Only direct neighborhood access to Red 
Rock is gated secondary emergency 
access.

• Community meeting was held on June 
17, 2021.

• Traffic and Access to Public Lands

• Provisions for ATV access will be made 
based on community request.
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Legal Findings 
WCC Section 110.608.25 (Tentative Subdivision Map findings)

Prior to approving an application for a tentative map, the Planning Commission shall find that all 
of the following are true:

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

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

c) Type of Development. That the site is physically suited for the type of development proposed;
d) Availability of Services. That the subdivision will meet the requirements of Article 702, 

Adequate Public Facilities Management System;
e) 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;
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Legal Findings 
WCC Section 110.608.25 (Tentative Subdivision Map findings)

(continued)
Prior to approving an application for a tentative map, the Planning Commission shall find that all 
of the following are true:

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

g) 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;

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

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

j) Energy. That the design of the subdivision provides, to the extent feasible, for future passive 
or natural heating or cooling opportunities in the subdivision.
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• The proposed tentative map fully 
complies with the Specific Plan 
standards, Silver Hills SCMA policies, and 
implements a number of other policies 
included in the North Valleys Area Plan.

• Village 1 design and density are fully 
compliant with Area Plan polices related 
to new development within Silver Hills. 

• Staff report confirms that project 
complies with policies NV.2.2, NV.2.3, 
NV.2.5, NV.2.6, NV.2.7, NV.2.8, NV.8.4, 
NV.11.2, NV.11.4, NV.11.6, NV.11.7, 
NV.17.4, NV.17.5, and NV.20.1.

• Project is in compliance with the 
Master Plan and desired pattern of 
growth in the North Valleys Area Plan.

(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25
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(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25

 Lower Density Neighborhoods (2-6)
• 15,000 sq. ft. to 1 acre

 Mid-Range Single Family Neighborhood (2-9)
• 5,000 to sq. ft. to 15,000 sq. ft. 

 Suburban Single-Family Neighborhood (2-11)
• 4,000 sq. ft (detached)
• 3,700 sq. ft. (attached) 
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(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25
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(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25

Attachment F 
Page 47



• The design and proposed 
improvements of the subdivision are 
consistent with code and the Master 
Plan.

• All code requirements for technical 
elements are met and conditions of 
approval are included to ensure 
compliance. 

• The site is physically suited for the type 
of development proposed.

• The site is well suited for the type and 
intensity of development proposed. The 
site area proposed to be developed 
contains no slope or soil conditions that 
would preclude development. Areas of 
slope located at the western edge of the 
tentative map area will be included in 
dedicated common open space.

(b) DESIGN OR 
IMPROVEMENT

(c) TYPE OF 
DEVELOPMENT

Legal Findings
WCC Section 110.605.25
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• The subdivision will meet the 
requirements of Article 702, Adequate 
Public Facilities Management System.

• Staff has recommended conditions of 
approval to ensure all requirements are 
met.

• The design of the subdivision and 
proposed improvements will not cause 
public health problems.

• Project will be served by community 
water and sewer services.

(d) AVAILABILITY OF 
SERVICES

(f) PUBLIC HEALTH

Legal Findings
WCC Section 110.605.25
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• The design of the subdivision and 
proposed improvements will not cause 
environmental damage, or substantial 
and avoidable injury to any endangered 
plant, wildlife or their habitat.

• No endangered species in the project 
area.

(e) FISH OR WILDLIFE

Legal Findings
WCC Section 110.605.25
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• Easements: The design of the 
subdivision and the proposed 
improvements will maintain all 
required easements, and will 
provide additional public trails.

• Access: The project design provides 
trail access to public lands. The 
project design also proposes 
secondary access for emergency 
vehicles.

• Dedications: Common areas will be 
dedicated for common benefit only.

(g) EASEMENTS

(h) ACCESS

(i) DEDICATIONS

Legal Findings
WCC Section 110.605.25
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Summary of Legal Findings

• All tentative map findings of approval 
can be made.

• The proposed tentative map fully 
complies with the Specific Plan 
standards, Silver Hills SCMA policies, and 
implements a number of other policies 
included in the North Valleys Area Plan.

• Site well suited for this development 
and looking forward developing another  
quality product that helps to solve 
current housing shortage 
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Bob Lissner
Lifestyle Homes

Peter Lissner
Lifestyle Homes

Garrett Gordon
Lewis Roca Rothgerber Christie

Mike Railey
Christy Corporation, Ltd.

Paul Solaegui, P.E.
Solaegui Engineers
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Below is the link to the July 6, 2021 Planning Commission meeting video on the County 
Website.  WTM21-006 begins at approximately 01:22:05. 

https://washoe-nv.granicus.com/MediaPlayer.php?view_id=6&clip_id=3509 

Attachment G
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From: Andrea Corbett
To: CAB; Herman, Jeanne; Olander, Julee; Cahalane, Daniel; Pelham, Roger
Subject: North Valleys advisory meeting/ May 10th
Date: Wednesday, May 5, 2021 8:15:32 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Please for the love of god, stop building in the north valleys!! And, in Washoe county for that matter.
There is to much traffic and Washoe county is way behind on infrastructure to accommodate the influx of
people moving to our community. Also, we live in the desert. Currently, we are at only 60% of were we
need to be for water for this year. We will not have enough water for more to people to live in this
community or for the people that already live here. These are two common sense reasons to stop
building. Please stop the insanity 

Andrea Corbett
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