Planning Commission Staff Report

Meeting Date: July 6, 2021

TENTATIVE SUBDIVISION MAP CASE NUMBER:

Agenda Iltem: 9D

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:

E-mail:

Planners’ Name:
Phone Number:

Roger Pelham, Sr. Planner; Daniel Cahalane
775.328.3622 (Roger); 775.328.3628 (Dan)
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  Lifestyle Homes TND, LLC

Owner:

Location: West side of Red Rock Road,
approximately % 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 North Valleys

Board:

Development Code:  Authorized in Article 608, Tentative

Subdivision Maps and Article 408,
Common Open Space Development

Commission District: 5 — Commissioner Herman VicinitM Mag
STAFF RECOMMENDATION
APPROVE NO RECOMMENDATION DENY

POSSIBLE MOTIONS

Approval: | 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: | 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.
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Tentative Subdivision Map

The purpose of a tentative subdivision map is:

e To allow the creation of saleable lots;

o To implement the Washoe County Master Plan, including the area plans, and any specific plans
adopted by the County;

e 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;

o 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:

e Prior to recordation of a final map.

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

e Perior to the issuance of a business license or other permits/licenses.

e 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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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
1+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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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 1580 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

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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 The applicant provided £ 65.96 acres of common open space area in the form of open
Open Space space, trails and common courts within the development area.
Protect Natural and Areas of steep slopes and potential drainageways are included in the common open
Scenic Resources space area.
Achieve a More The average lot size for single family detached is 5,326sf.

Efficient Use of Land

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

Encourage A Sense of | The proposed tentative subdivision provides community assets in the form of open
Community 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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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

e 110.208.10 - climatic adaptive landscaping in front yard required

e 110.208.35b— Will serve required

e 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

Brief Policy Description Complies Condition of Approval/ Comment

2.2 Allow flexibility in development Yes See analysis in 408
proposals to vary lot size.

2.3 Require existing suburban N/A
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.

24 Development reviews shall include a @ Yes 110.604.25 requires a pedestrian
process to ensure that a safe and circulation and access plan
reasonable walking/biking route exists
between all relevant land uses that
promote these alternative transportation
modes within a community or region.

4.1 Maintain a balanced distribution of land = No Proposed development seeks approval
use patterns to: of only one type of housing product.
a. Provide opportunities for a variety Future phases may or may not maintain
of land uses, facilities and services a balanced distribution of land use
that serve present and future patterns.
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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
Page 7 of 19 SILVER HILLS



Washoe County Planning Commission

5.2

5.3

54

9.1

9.5

14.1

14.4

17.5

18.1

20.7

25.1

Proposed development plans shall be
required to provide the minimum
service standards as described in the
Land Use and Transportation Plan

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.

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

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

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

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

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

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

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

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

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

May or may not

May or may not

Yes

Yes

Yes

Yes

Yes

No

Yes

Yes

May or may not

Staff Report Date: June 12, 2021

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.

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.

Off-street trail system is proposed

See above regarding Pedestrian
circulation and access

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

Tentative Subdivision Map Case Number WTM21-006
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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 Yes
shall provide applicants with relevant
land use and transportation goals and

policies.

29.3 Establish a high-quality pedestrian- May or may not = Front setbacks are proposed to alternate
oriented street environment that is between 15 and 17 feet. Landscaping
visually interesting, comprehensive and and trees are proposed along the
varied (Photo 18). roadways. Sidewalks and trails are

included in the subdivision design.

29.6 Streets and bicycle lanes within the Yes

neighborhood shall form a connected
network, which disperses traffic by
providing a variety of pedestrian and
vehicular routes to any destination

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

Brief Policy Description Complies  Condition of Approval/Comment

3.4 Washoe County will limit Yes
development within the

Development Constraints Area in
accordance with the Truckee Meadows
Regional Plan.

8.1 The Washoe County Department of Yes
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.

10.1 The Washoe County Department of N/A
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.

10.2 Prior to the approval of a development Yes

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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 Yes There are no regulated wetlands on the
Washoe County Department of subject site. Water services will be
Community Development will provided by community systems

require documentary evidence of
compliance with the requirements of
the Federal Clean Water Act and any
other federal wetland regulations.

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

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, @ Yes Steeply slopes areas and potential
utilize natural contours and slopes, drainageways are included in the proposed
complement natural characteristics of the open space areas

landscape, preserve existing vegetation
and groundcover, minimize cuts and fills.

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

NV 2.4 Applicants must submit a statement to No The North Valley Citizen Advisory Board for
staff regarding how the final proposal June was cancelled. The applicant held a
responds to community input received at public meeting at the Cold Springs Family
the CAB meeting Center (18400 Village Parkway) from 6-7:30

PM on Thursday June 17, 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 Yes Conditions of approval have been
notice regarding the existence of livestock recommended to insure compliance
and potential for noise and odor.

NV 2.6 Reno Tahoe Airport Authority to be Yes

contacted regarding height limitations and
avigation easements.

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

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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NV 2.8

NV 7.2

NV 7.3

NV 7.4

NV 7.5

NV 7.6

NV 7.8

NV 7.10

NV 7.11

NV 8.1

NV 8.4

NV 8.8

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

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

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

Subdivisions in Silver Hills CMA will vary
setbacks and driveway design

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

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”

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

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

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

LOS for local transportation facilities is
LOC C.

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

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.

Yes:

with the
exception
of NV 2.1

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Yes

N/A

Staff Report Date: June 12, 2021

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

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

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

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

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

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

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

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

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

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

Washoe County Engineering has provided
recommended conditions of approval

Tentative Subdivision Map Case Number WTM21-006
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NV 9.3 Grading design shall not exceed 3:1 N/A The subdivision design does not include
slopes and establish an undulating grading that establishes undulating
naturalistic appearance. 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 N/A
maps, or public initiated capital
improvements, Nevada Department of
Conservation and Natural Resources will
be contacted.

NV 10.4 | Educational/interpretive displace will be Washoe County Parks Planner has
provided at all parks and trailheads to provided recommended conditions of
provide the public with information approval

NV 11.2  New trails will be designed to Yes

accommodate equestrian, pedestrian and
off-road bicycle traffic unless technical or
severe environmental/economic
hardships warrant a more limited use.

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

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

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

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

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

NV 17.5  In the portion of the North Valleys Yes
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.

NV 20.1 | Tentative Subdivision maps will not be Yes
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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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Specific Plan

o 2.2.1—Development Area — 3du/acre
2.2.4 Density/Intensity Standards

o 2.4 Streetscape Development Standards
o Silver Knolls Parkway

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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o Silver Hills Parkway Streetscape
» Landscaped common areas shall occur adjacent to both sides of Silver Hills
Parkway
e Minimum — 10ft on 1 side, 20ft on the other
o 100ft landscaped median shall be provided at the primary entrances to
Red Rock Rd, median setback of 15ft from intersection
o Evergreen trees to be 6ft height min 1.5” caliper
o 100% coverage with organic, rock, and/or bark mulch
¢ Native and/or adapted species
0 Red Rock Road Streetscape
o 25ft landscape buffer along Red Rock

e West Side
0 Landscaped common areas (25ft min width)
0 4-6 DG path
o Evergreen trees to be 6ft height min 1.5” caliper
0 100% coverage with organic, rock, and/or bark mulch
o Groupings of planting spaced a max of 60ft between clusters

e 2.4.6 Street Lighting
o0 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
0 Max height 20ft

e 2.6 Trails
0 Recommended to comply with Greenbook standards
0 6ft multiuse trail shall be located in open space buffer on the northern and southern
boundaries
Minimum of 2 developed public trailheads
5 ft paved pedestrian trail shall be located in utility corridor open space connecting
western and eastern sides of project
Trails to be maintained by HOA
WC to require connections to master trail system
Equestrian route to be maintained during construction
1 undercrossing under Red Rock required
Access point include barriers to prevent motorized vehicles from accessing the trail
networks
o0 Trails identified in white shall be constructed in initial phase of development

(e}

O O0OO0OO0O0o

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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Washoe County Planning Commission

North Valleys Citizen Advisory Board (NVCAB)

Staff Report Date: June 12, 2021

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

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

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

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

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: Ishreno@gmail.com

Representatives: Christy Corporation, Ltd; E-mail: mike@christynv.com

Lewis Roca Rothgerber Christe; E-mail: ggordon@]Irrc.com
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Washoe County Planning Commission Staff Report Date: June 12, 2021

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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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:

e Perior to recordation of a final map.
¢ Prior to obtaining a final inspection and/or a certificate of occupancy.
e Prior to the issuance of a business license or other permits/licenses.

e 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.

o 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.

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WTM21-006
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Conditions of Approval

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349

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

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

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

(c) The availability and accessibility of utilities;

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

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

) General conformity with the governing body’s master plan of streets and highways;

(9) 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 sail;

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

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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.

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.

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.

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

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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 <dafe 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.

I.  The developer and all successors shall direct any potential purchaser of the site to meet
with the Planning and Building Division to review conditions of approval prior to the final
sale of the site. Any subsequent purchasers of the site shall notify the Planning and
Building Division of the name, address, telephone number and contact person of the
new purchaser within thirty (30) days of the final sale.

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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S.

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.

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

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

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.

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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
Page 6 of 14 EXHIBIT A



Conditions of Approval

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 ftrail
alignments.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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.

Tentative Subdivision Map Case Number WTM21-006 WTM21-006
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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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Conditions of Approval

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.

[. 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 | 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.

g. 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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Conditions of Approval

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.

i. 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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Conditions of Approval

ii. 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.

lI. 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,

the impact on capacity of existing infrastructure,
slope of pipe, invert elevation and rim elevation for all manholes,

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

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.

ji- 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.

. 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.

000. 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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STATE OF NEVADA
DEFPARTMENT OF TRANSPORTATION
1263 5. Stewart Street
Carzon City, Mevada B9712

STEVE SISOLAK KRISTINA L. SWALLCW, P.E., Directior
Govemar

April 23, 2021

Washoe County Community Services Department
Planning and Building Division

1001 East 9" Street

Reno, NV 89512

Attn: Roger Pelham, MPA, Senior Planner

SENT VIA ELECTRONIC MAIL

RE: WTM21-006 Silver Hills Village 1
Dear Mr. Pelham,

Mevada Department of Transportation (NDOT) District 2 staff have reviewed the
following case tentatively scheduled to be heard by the Washoe County Planning
Commission and provided comments accordingly:

Tentative Subdivision Map Case Number WTM21-006 (Silver Hills, Village 1) —
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.

NDOT Comments:

1. The traffic impact study indicates that trips generated by the project will have some
level of impact on the US-395 / Red Rock Rd interchange. US-395 is an NDOT
maintained road that is functionally classified as an urban other freeway.

2. The traffic impact study indicates that certain movements at the US-395 / Red Rock
Rd interchange currently operate at an unacceptable level of service (LOS) based
on NDOT and local entity standards, and will continue to degrade based off impacts
from this project and other future development. NDOT concurs with this analysis
and should continue to coordinate with the Regional Transportation Commission,
City of Reno, and Washoe County to monitor traffic operations and implement
improvements at this interchange as applicable.

Thank you for the opportunity to review this application. NDOT reserves the right to
incorporate further changes and/or comments as these applications and design reviews
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WASHOE COU NTY 1001 EAST 57 STREET

RENO, NEVADS BDS20-0027

COMMUNITY SERVICES DEPARTMENT  enome (775) 328-3600

Regional Parks and Open Space FAX (773) 328.3659
T Roger Pelham, Senior Flanner
WASHOE
COUNTY
FROM: Sophia Kirschenman, Park Planner RRD e Traie

DATE: June 1, 2021

SUBJECT: Tentative Subdivision Map Case Number WTM21-004 (Silver
Hills, Village 1)

I have reviewed the updated application for WTM21-006 on behalf of the Washoe County
Regional Parks and Open Space Program (Parks Program) and prepared the following comments:

If approved, this subdivision map would allow for the creation of a 358-lot, single-family, common
open space subdivision off of Red Rock Road. The proposal must be in conformance with the
approved Silver Hills Development Standards Handbook [D5H). The subject site is bordered to
the north by public lands administered by the Bureau of Land Management (ELM). Future phases
of the Silver Hills Development will be adjacent to the existing Silver Knolls Park to the south. In
terms of recreational amenities, the current phase of development includes the construction of
a l-acre trailhead, equestrian/multi-use trails, a pocket park and paved pathways.

The Parks Program does not oppose the current proposed trailhead location. Howewver, the Parks
Program recommends coordination with the BLM to ensure that this and the future trailhead
align with any future BLM trail plans. Additicnally, the plan set for WTM21-006 does not include
a trailhead kiosk, trail wayfinding signage, a dog waste station or bathrooms at the trailhead
location. The updated narrative for WTM21-006 indicates that restrooms are not proposed.
While this is not a requirement, Parks Program staff continue to recommend that the applicant
consider this as an option as restrooms and a dog waste station will enhance the user experience.

Per the Silver Hills Development Standards Handbook (Page 2-41), a minimum of one pedestrian
undercrossing (available to equestrian use) shall be provided under Red Rock Road. The current
phase of development includes & 10-ft-wide equestrian/multi-use path along the northern
boundary of the site, extending from the trailhead to Red Rock Rd., where it will dead end until
future phases of the project have been completed. Parks Program staff originally thought that
this would be a logical location for the undercrossing to perpetuate recreational access. However,
during a meeting with Parks Program staff, the applicant indicated that there is an existing
location farther to the south that is more conducive to the undercrossing. Wherever the ultimate
undercrossing is located, it shall need to connect to the equestrian trail system.

DEH Section 2.6 includes a Trails Plan indicating that severzal trails shall be completed as part of
Phase 1 of the Silver Hills Development. While the final alignment of these trails is open for
discussion, Phase 1 shall generally include trails zlong the entire northerm and southern
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Memo to:  Roger Pelham
Subject: WTM21-006
Date: June 1, 2021
Page: 2

boundaries of the parcels currently identified as AFMs 087-320-10 and 087-390-13. Phase 1 shall
also include a north-south trail to connect these areas. The updated application for WTM21-006
incorporates these trail requirements.

Given these considerations, the Parks Program recommends the following:

1. The Parks Program recommends that the applicant construct a trailhead Ekiosk,
bathrooms, and a dog waste station at the trailhead site. This will improve the experience
of future trail users and be an added benefit to the community.

Additionally, the Parks Program requires the following conditions of approval:

1. 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.

2. 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.

3. The final map shall incorporate all of the required Phase 1 trail alignments (to include a
connection to Silver KEnolls Park) and be in general conformance with the D5H 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.

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

5. Pursuant to D5H 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.

6. 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.

7. Trails shall be constructed in conformance with Washoe County Greenbook Standards
and/ar the Forest Service's Trail Design Parameters, which can be provided to the
applicant upon request.
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Page 2 WTM21-006 (Silver Hills, Village 1)

The proposed Silver Hills Phase | development will consist of the construction of 361 single family detached
homes. Project access will he provided from the construction of Silver Hills Parkway west of Red Rock
Road. The Silver Hills Phase 1 development is anticipated fo generate 3,408 average daily trips with 267
trips accurring during the AM peak hour and 357 trips occurring during the PM peak hour.

A fraffic impact analysis prepared for Phase 1 by Solasgui Engineers to evaluate the impacts to area
roadways that will occur with the addition of Phase 1. The project is anficipated to generate 3,408 average
daily trips, with 267 am peak hour frips and 357 pm peak hour trip. The report identifies the need for
improvements at the Red Rock Road/US 395 interchange to the south and includes potential mitigation
measures that can be implemented to maintain acceptable levels of service. A left fum lane should added
to northibound Red Rock Road at the Silver Hills Parkway intersection, providing a dedicated lane for
vehicles entering the project from the south. The project will also be subject o Regional Road Impact Fees
for each unit constructed within the project. Additionally, the North Valleys Area Plan requires that a level
of senvice (LOS) "C" or better be maintained for roadways within the plan boundary, exceeding the LOS "D
standards adopted regionally.

The applicant should assess the available stopping and intersection sight distance at the proposed project
access intersections using guidelines provided in AASHTO's Policy on Geometric Design of Highways and
Sireets (Green Book). Landscaping and buildings should be placed so that clear sight tiangles are
provided.

It is recommended that this development be required to provide a 10-space Park-n-Ride area in the parking
lot of the development as part of the Smart Trips Program. This is a way fo promote and encourage
carpooling and vanpooling fo the residents and it is beneficial to help reduce air pollution and traffic
congestion. Please reach out to Scott Miklos, Trip Reduction Analyst at 775-335-1920 or email
smiklosi@ricwashoe. com for information on the Smart Trips Program

The RTP, RTC Bicycle/Pedestrian Master Plan and the Mevada Department of Transportation Pedestrian
Safety Action Plan, all indicate that new development and re-development will be encouraged to construct
pedestrian and bicycle facilities, intemal andfor adjacent to the development, within the regional road
system. In addition, these plans recommend that the applicant be required to design and construct any
sidewalks along the frontage of the property in conformance with the stated ADA specifications.

Thank you for the opportunity to comment on this application. Please feel free to contact me at
T75-332-0174 or email me at rkapuler@rtcwashoe_ com i, you have any questions or comments.

Sincerely,

Rebecca Kapuler
Senior Planner

CC: Dale Keller, Regional Transportation Commission
Blaine Petersen, Regional Transportation Commission,
Sara Going, Regional Transportation Commission
Tina Wu, Regional Transportation Commission
Andrew Jankayura, Regional Transportation Commission
Scoft Miklos, Regional Transporiation Commission

[Sibver Hillz, Vilage 1_2
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Subject: Silver Hills Phase 1, WTM21-006 (358 Lots)
Date: May 21, 2021
Page: 2

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 commeon 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 Attomey's Office.

quitclaimed, and/or abandoned, as appropriate.

0. 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 eleciric transmission lines
greater than 100 kilovolts, which can remain above ground.

i. With each affected final map, provide written approval fram 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 (FUE), 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.

|. 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.

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

Washoe County Engineering and Capital Projects — Flood Hazards (County Code 110.416), Storm
Drainage Standards (County Code 110.420), and Storm Water Discharge Program (County Code
110.421

2. The following conditions are requirements of the Washoe County Engineering and Capital Projects
Division which shall be responsible for determining compliance with these conditions.
Contact Name: Walter West, P.E. (775) 328-2310

a. 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.

b. Prior to finalization of the first final map, a master hydrologyhydraulic report and a master storm
drainage plan shall be submitted for approval.

Page 8 of 25

WTM21-006
EXHIBIT B



Subject:
Date:
Page:

C.

Silver Hills Phase 1, WTMZ21-006 (358 Lots)
May 21, 2021
3

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

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.

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.

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 channeal{s) shall be developed in accordance
with the Washoe County Code Adicle 421. The Operation and Maintenance Flan shall be
incorporated into the project CC&Rs.

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.”

The developer shall provide pretreatment for petrochemicals and silt for all storm drainage leaving
the site.

The Truckee Meadows Regional Storm Water Cuality Management Program Construction Permit
Submittal Checklist and Inspection Fee shall be submitted with each final map.

In medians with irrfigated 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.

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.

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

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

Drainage easements shall be provided for all storm water runoff that crosses maore than one lot.
Frior 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 Aricle 421.

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 Conirol District, Special Assessment Djstrict or
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other funding mechanism which is approved and created for the purpose of storm water and/or
flood water management.

{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-vear 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
CCA&Rs to the satisfaction of the District Attormey’s Office.

e County Engineering and Capital Projects — Street Design Standards {(County Code 110.436)

3. The following street design conditions are requirements of the Washoe County Engineering and Capital
Projects, which shall be responsible for determining compliance with these conditions.
Contact Information: Walter West, P.E. (775) 328-2310; Mitchell Fink, F.E. (775) 328-2050

a.

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.

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

Proposed landscaping andfor 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. Mo tree shall overhang the curb line of any public street.

An Encroachment and Excavation Permit shall be obtained from Washoe County Enginesring and
Capital Projects Division for any utilities or other encroachments/excavations constructed within

gxisting County roadways/nghi-of-ways.

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

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.

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 responsibiliies of retaining walls.

Mo retaining walls that retain soil from the County right-of-way shall be located within a plowed
snow storage easement.

Sidewalks shall be consfructed on both sides of all streets within the development.

Appropriate curve warning signs andfor 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.
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Al south end of Street B (near lot 22) the centerline radius shall be designed to meet 15 mph _design
speed.

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

Any streeflights 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.

A 207 sethack is required between the back of the sidewalk and the front of the garage.

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

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

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

With each final map adjacent to Red Rock Road, additional Red Rock Road right-of-way shall be
granted to Washoe County to provide a total right-of-way width of 98 feet (existing width is 80 feef).

e County Engineering and Capital Projects — Utilities (County Code 422 & Sewer Ordinance)

DISCUSSION
Wastewater treatment is being proposed at Reno Stead Water Reclamation Facility. VWashoe County

cannaot

pravide any comment or condition related to this facility.

4. The following utility conditions are requirements of Washoe County Engineering and Capital Projects

Divi

sion, which shall be responsible for determining compliance with these conditions.

Contact Information: Tim Simpson, P.E. (775) 954-4643

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

. 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 parly to any such agreements.

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

Improvement plans shall be submitted and approved by Washoe County prior to approval of the final

Professional Engineer licensed to practice in the State of Nevada.

The applicant shall submit an electronic copy of the street and lot layout for each final map at initial
submittal time. The files must be in a format acceptable to Washoe County.

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 2ach final map. The financial
assurance must be in a form and amount acceptable to the Washoe County.
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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.

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

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.

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:

a. the estimated sewage flows generated by this project,

b. projected sewage flows from potential or existing development within tributary areas,
c. the impact on capacity of existing infrastructure,

d. slope of pipe, invert elevation and rim elevation for all manholes,

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

Mo Cerificate 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.

Mo permanent structures (including rockery or retaining walls, building’s, etc.) shall be allowed within
or upon any County maintained utility easement.

A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washoe County
over any facilities not located in a dedicated right of way.

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

The developer will be responsible to fund the design and construction of major infrastructure such
interceptor and wastewater freatment faciliies 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, of select an outside consultant. VWhen an outside consultant is to be
selected, Washoe County and the Developer shall jointly select that consultant.

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.

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

Cc:
Subject:
Date:

Heather Manzo
Pelham, Roger

Jeffrey Borchardt
WTM21-006 - City of Reno no comment

Thursday, April 22, 2021 11:30:13 AM

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Good Morning Roger,

Thank you for the opportunity to review the above referenced request and its potential impacts to the City of Reno.
The proposed request appears to be consistent with the Silver Hills Development Standards Handbook. The overall
project density, and potential impacts to existing and future infrastructure were considered at the time the
Development Standards Handbook was adopted. The City of Reno Planning Division does not have any comments

nor concerns with the requested project.

Sincerely,

Heather Manzo - Associate Planner
Community Development Department
e. manzoh@reno.gov W. WWW.reno.gov

a. One East First Street, Reno NV 89501
o. (775) 334-2668 | c. (775) 741-2981
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From: Eodels, Brem A

To: Pelham, Roger
Co: Baxley. Randy: Freund. Sandy
Subject: Development Review: WTM21-006 (Silver Hills, village 1)

Date: Tuesday, May 25, 2021 10:15:46 AM
A : ¥ - School District Facilities Plan 7070-2039.odf

[NOTICE: This message criginated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the contant is safe.]

Hello, Mr. Pelham,
Silver Hills, Village 1 proposing 358 single-family residential units is zoned for Desert Heights
Elementary, Cold Springs Middle, and Morth Valleys High Schoaol. The project is calculated to

generate 71, 40, and 37 students respective of each school.

The following table outlines current and future-projected enrcllment capacity percentages for each

school:
School 202021 2025 26 2030/31
Desert Heights ES 59% 78% 35%
Cold Springs MS 65% 53% B9%
Morth Valleys HS 93% 100% 117%

The school district remains the beneficiary of multiple permanent sources of public revenue against
which debt may be issued to accelerate investments of new educational facilities infrastructure as
warranted. The school district monitors the enrollment capacity usages of all of its properties
constantly and mitigates overcrowding in as timely of fashion as possible, evaluating anticipated
facilities needs at least annually.

The school district anticipates the construction of a brand new high school in the Cold Springs area
approximately somewhere in the timeframe of 2027-2029. That schoaol will directly relieve
enrollments at Morth Valleys High School. &t their May 11th Regular Meeting the school district’s
Board of Trustees approved an enrollment boundary adjustment of North Valleys High School
relieving it of up to 5% of enrollments for the foreseeable future beginning in the 2022/2023 school

year. Those numbers are reflected in the table above.

For further information as to the school district’s facilities plans, please feel free the reference the
attached Facilities Plan. It has been approved for conformance with the Truckee Meadows Regional
Planning &gency’s 20 Year Plan and describes the future anticipated school facility referenced above.

Thank you for the opportunity to comment. Please reply with any further comments and/for
reguests pertaining to WTM21-006 (Silver Hills, Village 1).

Dreit o Rodela
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From: Thomeson, Jennifer € CIV USARMY CESPE (LISA)

Toe Eelham. Roger
Subject: Tentative Subdivision Map Case Number WTM21-006 (Siher Hills, Village 1)
Diate: Tuesday, May 18, 2021 4:54:42 PM
Attachments: imageddl.png
imiagel02.png
imaged03.ong
imagedds. png

Agency Review Memo Lod.

[MOTICE: This message originated outside of Washoe County — DO NOT CLICK on links or
open attachments unless you are sure the content is safe ]

This project may not require a permit under Saction 404 of the Clean Water Act. This Silver Lake
basin is generzlly known as & closed basin that is not known to flow to a traditionally navigable water
and as such would not be federally jurisdictional. However, our office has not processed a
jurisdictional determination for this project or any other projects in the area under the Mavigable
Waters Protection Rule that became effective in June 2020 so | don't have a specific determination
that covers this area that allows me to make that definitive statement. It is the project proponent’s
responsibility to document the jurisdiction on their property and to coordinate with our office as
needed to determine the nesd for a permit. Please l2t me know if you need anything mare.

Thank you,

Jennifer C. Thomason

Senior Project Manager
MWevada-Utah Regulatory Section
300 Boath Street, Room 3050
Reno, Mevada 82509

Ph: 775-734-5304
Cell: 775-686-2622- Primary number during COWVID-19 Response
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SPECIFIC PLAN DEVELOPMENT STANDARDS

V

122.22
ACRES

Prepared By:

VY N

RUBICON
Design Group

June 17, 2019

98.31
AcRES

40.57
ACRES

Development Area - (3DU / Ac)

Civic or Public Uses
(Subject to Relocation)

Open Space or Bufler Area

Park or Public Recreation
(Subject to Relocation)

200" Area of Matching Density Bufler
Dedicated 50° Open Space Buffer

With Input From:
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