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PROJECT REQUEST

Tentative Subdivision Map

• 358 Single Family Units 

• Conforms to Approved Specific Plan 
(1,872 total units) 

• Includes Silver Hills Backbone Trail 
Network

• Dedicated Trailhead



PROJECT LOCATION
SILVER HILLS WEST



PROJECT HISTORY 
AND TIMELINE

• August 6, 2019: heard by Washoe County 
Planning Commission

• October 22, 2019: approved by Board of 
County Commissioners

• December 11, 2019 and January 23, 
2020: heard by Regional Planning 
Commission

• February 13, 2020: approved by Truckee 
Meadows Regional Planning Governing 
Board

• March 10, 2021: petition for judicial 
review filed by Silver Knolls Organization 
was dismissed on all counts by the 
District Court.

Master Plan and Regulatory Zone 
Amendment; creation of Silver Hills 

Suburban Character Management Area



SILVER HILLS LAND USE PLAN



OVERALL TENTATIVE MAP AREA



SITE PLAN AND TRAFFIC CALMING 



• Dedicated public trailhead with 
equestrian access and parking (including 
horse trailers).

• Community pocket park.

• Dedicated backbone trail network 
providing legal public access (pedestrian 
and equestrian) to BLM lands.

• Internal greenbelts provide community 
walking paths and links to future 
agrihood, public facilities, and 
community amenities.

• All amenities open to public and 
maintained by the HOA.



PUBLIC  TRAILHEAD



BACKBONE  TRAIL  PLAN



COMMUNITY ENTRIES AND WAYFINDING



COMMUNITY FENCING



• Public Trailhead and Backbone Trails to be 
completed with Village 1.

• Provides legal pedestrian and equestrian 
access to public lands.

• Enhances pedestrian/equestrian access to 
Silver Knolls Park.

• Planned Village 1 Pocket Park will be open 
to general public.

• Per Specific Plan commitments, Lifestyle 
Homes will work closely with Washoe 
County Parks staff to complete a survey 
for what improvements are needed at 
Silver Knolls Park (to be included at 500th

unit – 10 acres minimum).



• Village Specific Impact Analysis 
completed.

• Left-Turn Lane to be added to Red Rock 
Road at Silver Hills Parkway.

• Specific Plan requires that no more than 
150 homes be constructed per year until 
NDOT/US 395 North Valleys Project 1B 
commences.

• Report identifies future improvements 
at the US 395/Red Rock interchange and 
provides mitigation measures to ensure 
acceptable levels of service.

• Level of Service “C” must be maintained 
on Red Rock Road (RTC standard is “D”).

• Project will contribute approximately 
$1.8 million dollars in traffic impact fees.



• Specific Plan reserves property for new 
elementary school.

• Per WCSD, the new elementary is not 
needed with Village 1.

• Lifestyle Homes has a proven history of 
working closely with WCSD. 



• Stormwater will be retained at a rate of 
1:1.5 per Handbook standards.

• Most stringent stormwater retention 
rate in the region.

• Ensures that flows to Silver Lake are 
REDUCED over what occurs in 
today/pre-development conditions.

• Common areas will include 
infrastructure to accept effluent reuse.



PROJECT
CONSIDERATIONS

• Level of Service “C” must be maintained 
on Red Rock Road.

• Primary access will be via the first leg of 
Silver Hills Parkway “loop.”

• Only direct neighborhood access to Red 
Rock is gated secondary emergency 
access.

• Community meeting was held on June 
17, 2021.

• Traffic and Access to Public Lands

• Provisions for ATV access will be made 
based on community request.

• $300 per unit fire assessment fee to be 
paid at the time of final map or building 
permit. 

• $300 per unit sheriff assessment fee to 
be paid at the time of final map or 
building permit.



Prior to approving an application for a 
tentative map, the Planning 
Commission shall find that all of the 
following are true:

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

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

Tentative Map 
Legal Findings

WCC Section 110.605.25



• The proposed tentative map fully 
complies with the Specific Plan 
standards, Silver Hills SCMA policies, and 
implements a number of other policies 
included in the North Valleys Area Plan.

• Village 1 design and density are fully 
compliant with Area Plan polices related 
to new development within Silver Hills. 

• Staff report confirms that project 
complies with policies NV.2.2, NV.2.3, 
NV.2.5, NV.2.6, NV.2.7, NV.2.8, NV.8.4, 
NV.11.2, NV.11.4, NV.11.6, NV.11.7, 
NV.17.4, NV.17.5, and NV.20.1.

• Project is in compliance with the 
Master Plan and desired pattern of 
growth in the North Valleys Area Plan.

(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25



(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25

 Lower Density Neighborhoods (2-6)
• 15,000 sq. ft. to 1 acre

 Mid-Range Single Family Neighborhood (2-9)
• 5,000 to sq. ft. to 15,000 sq. ft. 

 Suburban Single-Family Neighborhood (2-11)
• 4,000 sq. ft (detached)
• 3,700 sq. ft. (attached) 



(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25



(a) PLAN CONSISTENCY

Legal Findings
WCC Section 110.605.25



• The design and proposed 
improvements of the subdivision are 
consistent with code and the Master 
Plan.

• All code requirements for technical 
elements are met and conditions of 
approval are included to ensure 
compliance (14 pages of conditions). 

• The site is physically suited for the type 
of development proposed.

• The site is well suited for the type and 
intensity of development proposed. The 
site area proposed to be developed 
contains no slope or soil conditions that 
would preclude development. Areas of 
slope located at the western edge of the 
tentative map area will be included in 
dedicated common open space.

(b) DESIGN OR 
IMPROVEMENT

Legal Findings
WCC Section 110.605.25



FUTURE HOMES
MUST INCLUDE SETBACK VARIATION, ARTICULATION, ETC. PER 

HANDBOOK STANDARDS



NEW PROPOSED 
CONDITION 
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So long as the final map(s) for this tentative map still 
substantially comply with the tentative map as required 
in NRS 278.378, the applicant shall:

(i) include industry standard wiring to be solar-ready, 
vehicle hook-up ready and battery ready for each 
home; and 

(ii) endeavor, in its sole discretion, to include on the 
final map(s) additional innovative amenities and 
design elements described in the Silver Hills 
Development Standards Handbook, which may 
include additional trails, parks, landscaping, 
agrihood facilities, community gardens and 
roadway design.

This is a voluntary condition and noncompliance with 
this condition shall not be the basis for a determination 
by the Washoe County Community Services Department 
to deny or delay the certification of final map(s) in 
accordance with NRS 278.378.



Summary of Legal Findings

• All tentative map findings of approval 
can be made.

• The proposed tentative map fully 
complies with the Specific Plan 
standards, Silver Hills SCMA policies, and 
implements a number of other policies 
included in the North Valleys Area Plan.

• Site well suited for this development 
and looking forward developing another  
quality product that helps to solve 
current housing shortage 
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Bob Lissner
Lifestyle Homes

Peter Lissner
Lifestyle Homes

Garrett Gordon
Lewis Roca Rothgerber Christie

Mike Railey
Christy Corporation, Ltd.

Paul Solaegui, P.E.
Solaegui Engineers
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