
  Board of Adjustment Staff Report 
 Meeting Date:  August 7, 2014        Agenda Item Number:  8.D. 

 
  
 
Subject: Special Use Permit Case Number SB14-013 
 
Applicant(s): Crossbow Court Neighborhood Center 
 
Project Summary: To construct a small neighborhood commercial center, consisting 

of two (2) 6,000 square foot buildings on two (2) parcels. 
 
Recommendation: Approval with Conditions 
 
Prepared by: Sandra Monsalvè, AICP, Senior Planner 
 Washoe County Community Services Department 

Planning and Development Division 
Phone:  775.328.3608 
E-Mail:  smonsalve@washoecounty.us 

____________________________________________________________________________ 
 
Description 
Special Use Permit Case Number SB14-013 (Crossbow Court Neighborhood Center) – To 
construct a ±12,000 square foot Neighborhood Commercial Center comprised of two separate 
±6,000 square foot buildings on two contiguous parcels, to be located at the northeast corner of 
Crossbow Court and Arrowcreek Parkway. 
 

• Applicant/Property Owner: Helvetica CTV Crossbow, LLC  
 Attn: Chad Mestler or Dave Gash 

• Professional Consultant: Kenneth Krater, P.E. 

• Location: 2500 & 2540 Crossbow Court 
 Reno, NV  89511 

• Assessor’s Parcel Numbers: 152-921-01 and 152-921-02 

• Parcel Size: ±.75 and ±1.06 acres 

• Master Plan Category: Suburban Residential (SR) 

• Regulatory Zone: Low Density Suburban (LDS) 

• Area Plan: Southwest Truckee Meadows 

• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 

• Development Code: Authorized in Article 810, Special Use Permits; and 
Section 110.304.25,  Commercial Use Types 

• Commission District: 2 – Commissioner Humke 

• Section/Township/Range: Portion of SW ¼ Section 24, T18N, R19E, MDM 
Washoe County, NV 

 

 
    

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 
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Project Application 
 
The project application may be reviewed in its entirety on the Washoe County website at 
http://www.washoecounty.us/comdev/da/da_index.htm 
 
Special Use Permit 
 
The purpose of a special use permit is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted 
by further restricting or conditioning them so as to mitigate or eliminate possible adverse 
impacts. The Board of Adjustment is authorized to issue special use permits under NRS 
278.315 and Washoe County Code Article 810.  Certain notice requirements must be met, 
which are discussed in this report.  In approving the special use permit, the Board must consider 
and make five Findings of Fact, which are discussed below.  The notice requirements and 
findings are discussed in this report. The Board of Adjustment is allowed to grant an approval of 
the special use permit that is subject to Conditions of Approval.  Conditions of Approval (Exhibit 
A) are requirements that need to be completed during different stages of the proposed project, 
including conditions prior to permit issuance, prior to obtaining a final inspection and/or 
certificate of occupancy, prior to issuance of a business license, or ongoing “operational 
conditions” which must be continually complied with for the life of the project.  
 
Conditions of Approval:  The Conditions of Approval for this case are attached to this staff report 
as Exhibit A and will be included with the Action Order. 
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Preliminary Site Plan 
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Preliminary Landscaping Plan 
 

 
 

Preliminary Site Elevations 
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Project Evaluation 
 
Existing Conditions 

The proposed project site consists of two (2) parcels totaling ±1.82 acres, currently 
undeveloped.  The zoning on the properties is Low Density Suburban (LDS).  The proposed 
project site is adjacent to other properties zoned Low Density Suburban (LDS) to the east, 
north, west, and south.  Immediately to the east are ±91.46-acres of undeveloped property 
owned by the United States Forest Service; to the south is Arrowcreek Parkway, with 
residences south of the Parkway.  To the north is more undeveloped land, and to the northwest 
and to the west are two schools: Hunsberger Elementary School (a Washoe County School 
District site), Arrowcreek Park; and to the north of Hunsberger is Sage Ridge School, a private 
school.  The project site is directly across the street (Crossbow Court) from Hunsberger 
Elementary School and approximately 450-feet minimum from Hunsberger School building(s), 
and approximately 350-feet from the nearest residence which is to the south. 
 

 

Analysis 

The applicant is proposing to construct a small Neighborhood Commercial Center, consisting of 
two (2) ±6,000 square foot buildings on two (2) contiguous parcels located at the northeast 
corner of Arrowcreek Parkway and Crossbow Court.  It is envisioned that the center will provide 
immediate neighborhood retail and light commercial services for nearby residents, which could 
potentially reduce the number of vehicular trips to the larger shopping centers, approximately 3 
to 3 ½ miles to the southeast at Wedge Parkway or northeast to South Virginia Street and 
Damonte Ranch Parkway.  In order to lessen potential impacts, the applicant has indicated 
there will be no drive-through businesses, no liquor sales, and no tobacco sales planned as part 
of the overall proposed development. 

Project 
Site 

Hunsberger School 

Sage Ridge School 
U.S. Forest 
Service Land 

Arrowcreek Park 
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Anticipated site improvements include extensive landscaping and fencing for buffering and 
aesthetics to neighboring properties; building design and architectural features synonymous 
with the immediate built environment, including overall building height(s); and storm drain 
improvements; and connection to existing water and sanitary sewer systems.  The applicant has 
proposed hours of operation for food establishments to be from 6:00 a.m. to 10:00 p.m. Monday 
through Thursday, 6:00 a.m. to 12:00 a.m. Friday & Saturday; and from 8:00 a.m. to 10:00 p.m. 
on Sundays.  All other retail store hours are anticipated to be from 8:00 a.m. to 10:00 p.m. 
seven days a week. 
 
Due to the residential nature of the neighborhood, and community concerns, staff is proposing 
alternative food establishment business hours of operation to be from 7:00 a.m. to 10:00 p.m. 
Monday through Sunday, and retail business hours from 8:00 a.m. to 9:00 p.m., Monday 
through Sunday. 
 
Property Maintenance 
 
The applicant has indicated there will be Conditions, Covenants, and Restrictions (CC&Rs) 
recorded in order to provide guidelines for overall regulations of the Neighborhood Center, 
between the tenants and the landlord.  The CC&Rs are intended to govern the overall 
operations of the shopping center, in addition to overall site maintenance, including lighting 
(maintain Dark Sky standards), signage, landscaping, and hours of operation. 
 
Infrastructure 
 
The applicant has indicated that water will be provided by the purchase of water rights to serve 
the project.  The water is anticipated to be Truckee River water rights, however, until the merger 
between Washoe County and the Truckee Meadows Water Authority (TMWA) is completed, 
Washoe County Water Resources is requiring (per Conditions of Approval) groundwater rights 
in order to serve the proposed project.  Community sewer is available and will be used for this 
project as well. 
 
The applicant has proposed new paint striping at the center of the right-of-way of Crossbow 
Court in order to better delineate lane division, in addition to painting the curb red along the 
entire business frontage, indicating “No Parking” along Crossbow Court on the east side. 
 
Master Plan/Land Use Designations 
 
The project has a Master Plan designating Suburban Residential (SR) with a Regulatory Zone 
of Low Density Suburban (LDS).  Although residential in nature, the Low Density Suburban 
(LDS) regulatory zone does allow limited commercial use types.  On the next page are the 
definitions, as published in the Washoe County Development Code, of both the Regulatory 
Zone category of Low Density Suburban (LDS) and the Master Plan category of Suburban 
Residential (SR). 
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Section 110.106.15 Regulatory Zone 
 

(f) Low Density Suburban Regulatory Zone:  The Low Density Suburban (LDS) Regulatory 
Zone is intended to create and preserve areas where single-family, detached homes on 
one (1) acre lots are predominant.  Small neighborhood commercial uses may be 
permitted when they serve the needs of residents and are compatible with the residential 
character of the area.  The maximum number of dwelling units that may be located in 
this regulatory zone is one (1) unit per one (1) acre.  The minimum lot area in this 
regulatory zone is thirty-five thousand (35,000) square feet. 

 
Section 110.106.10 Master Plan Categories 
 

(c)  Suburban Residential:  The Suburban Residential Master Plan category is intended 
primarily for residential uses of low to medium densities.  Supporting neighborhood scale 
commercial uses and mixed use village center development is allowed with approval of a 
discretionary permit.  The following Regulatory Zones are allowed in and are consistent 
with the Suburban Residential Master Plan category:  Low Density Suburban One, Low 
Density Suburban Two, Medium Density Suburban, Medium Density Suburban Four, 
High Density Suburban, Public and Semi-Public Facilities, Specific Plan, Parks and 
Recreation, and Open Space. 

 
Use Type 
 
The Use Type explains the uses of land as categorized within the Washoe County Development 
Code.  The proposed project is classified as a Neighborhood Center, which falls under the 
category in the Development Code as a Commercial Center.  Below are the section numbers of 
the use type as found within the Washoe County Development Code, Article 304, Use 
Classification System: 
 
Section 110.304.25 Commercial Use Types:  Commercial use types include the distribution 
and sale or rental of goods, and the provision of services other than those classified as civic or 
industrial use types.  All permanent commercial uses are required to operate from a commercial 
structure. 
 

(f) Commercial Centers:  Commercial centers use type refers to a group of unified 
commercial establishments built on a site which is planned, developed, owned and 
managed as an operating unit.  The following are commercial center use types: 

(1) Neighborhood Centers:  Neighborhood centers refers to sales of convenience 
goods (foods, drugs and sundries) and personal services, those which meet the 
daily needs of an immediate neighborhood trade area.  A neighborhood center 
typically includes convenience retail and services a population of 2,500 to 
40,000 people, typically has a service area radius of one-half to one-and-one-
half miles, and has a typical range of 15,000 to 50,000 square feet of gross 
leasable area. 

 
The proposed Crossbow Court Neighborhood Center will be a total of 12,000 square feet, 6,000 
square feet for each building.  Approximately four to five tenants per building are anticipated. 
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Traffic Flow/Access 
 
It has been anticipated that the majority of business traffic for the neighborhood center will be 
from local area residents of the surrounding subdivisions and local schools, which would be 
typical of small neighborhood centers of this size and location. 

The applicant has provided preliminary traffic generation estimates.  The proposed project is 
anticipated to generate approximately 515 Average Daily Trips (ADT), with 12 morning Peak 
Trips and 45 evening Peak Trips, based on the Institute of Transportation Engineers (ITE) Land 
Use Code 820 for Retail, Trip Generation Manual.  Washoe County Engineering typically 
requires a certified Traffic Study if a project exceeds 80-peak hour ADT.  The Washoe County 
Traffic Engineer has added three conditions related to traffic (Exhibit F).  However, because the 
proposed project does not exceed the required 80-peak hour ADT, a Traffic Study was not 
required. 

The project site is located directly east (across the street) of Hunsberger Elementary School and 
south of Sage Ridge School.  In anticipation of traffic conflicts during peak traffic periods, the 
applicant has met with both school principals in order to seek ways of mitigating traffic impacts 
resulting from the project.  Proposed mitigation measures include driveway alignment; interior 
parking lot flow exiting to the north; street signage; and red curb painting indicating “No 
Parking”. 

For driveway alignment from Hunsberger Elementary School directly across the street from the 
project site (to the west), the applicant has proposed an entrance that will be “Right-Turn In” 
only at the southeast portion of the neighborhood shopping center.  Interior traffic flow is 
planned to direct traffic to the north towards an “Exit-Only” driveway to the northern portion of 
the project site driveway and away from the Hunsberger Elementary School driveway.  In an 
effort to deter potential parent parking for Hunsberger Elementary School along Crossbow 
Court, the applicant has also proposed to paint the curb red along the east side of Crossbow 
Court for the entire length (south to north) of the project site’s business frontage; and post “No 
Parking” signs along this curb. 
 
Parking 
 
Section 110.410.10 Parking and Loading, Required Parking Spaces, Table 110.410.10.3 of the 
Washoe County Development Code states the proposed use Neighborhood Shopping Center 
(Commercial Centers – all types) requires 5 parking spaces per 1,000 square feet of building 
area.  The proposed project is anticipated to be a maximum of 12,000 square feet, therefore 
requiring 60 parking spaces, 3 of which must be handicap accessible and meet the handicap 
parking design requirements.  The applicant has proposed 57 parking spaces, and 3 van 
accessible handicap spaces.  All business loading/un-loading areas are planned to be on the 
east side of the two (2) buildings in order to be screened from residential uses.  Additionally all 
trash and recycle enclosures will be screened with the appropriate enclosure type and fencing 
(6 to 8 feet high fencing consisting of chainlink with vinyl slats or concrete block enclosure), per 
Washoe County Development Code standards.  Lastly, signage will be posted within the loading 
area indicating “No Truck Idling”, per appropriate Health Department Regulations in order to 
mitigate and reduce noise impacts. 
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Signage/Lighting 
 
Signage: 
 
The applicant has proposed Sign Criteria in order to provide consistency and uniformity of 
signage throughout the Neighborhood Center.  The applicant is proposing an 8-foot tall 
Monument style sign to be placed at the southwest corner of the project site.  Each building is 
proposed to have wall identification signage, with a maximum letter height of 30 inches and 
colors to be compatible with the overall project color palette.  All proposed signage must be in 
compliance with the Washoe County Development Code, Article 504, Sign Regulations. 
 
Lighting: 
 
All on site lighting must be Dark Sky certified, down shielded, and not have spillover glare, per 
the Washoe County Development Code, Article 414, Noise and Lighting Standards.  Lights 
cannot exceed 12 feet in total height if within 100 feet of a residentially zoned property.  Wall 
mounted lights are anticipated to have a maximum wattage of 175w, and pole mounted lights a 
maximum wattage of 250w.  All lighting must be in compliance with Article 414. 
 
Landscaping 

Washoe County Development Code, Section 110.412.40, Landscaping, Civic and Commercial 
Use Types sets forth standards for landscaping.  The Code states that “the following minimum 
landscaping requirements shall apply to the total developed land area for civic and commercial 
uses…” 
 

(a) Coverage:  A minimum twenty (20) percent of the total developed land area shall be 
landscaped.  Any disturbance to undeveloped portions of a site shall be mitigated. 
 

(b) Required Yards Adjoining Streets:  All required yards, which adjoin a public street, shall 
be landscaped and shall include at least one (1) tree for every fifty-(50) linear feet of 
street frontage, or fraction thereof. 
 

(c) Landscaped Buffers Adjoining Residential Uses:  When a civic or commercial use 
adjoins a residential use, a landscaped buffer is required as follows: 
 
(1) The buffer shall be the width of the required front, side or rear yard for the entire 

length of the adjoining property line; and 
 

(2) The buffer shall include at least one (1) tree every twenty (20) linear feet of 
property frontage, or fraction thereof, planted in off-set rows or groupings to 
achieve maximum screening. 

 
(d) Screening Adjoining Residential Uses:  When a civic or commercial use adjoins a 

residential use, a solid decorative wall or fence shall be erected along the entire length 
of the common property line.  This wall or fence shall be at least six (6) feet but not more 
than seven (7) feet in height. 

 
The subject properties abut residentially zoned land to the east (zoned Low Density Suburban) 
consequently the following buffering standards shall be applicable:  Section 110.406.50, 
Fences, Walls or Perimeter Planting (b) Commercial and Industrial Use Types sets forth 
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standards for screening when a commercial use abuts residential uses.  The applicant will be 
required to construct a minimum six foot fence or wall, but not exceed eight-feet in height, in 
order to mitigate potential impacts. 
 
Landscaping Provided 
 
The proposed landscaping will consist of a mixture of evergreen and deciduous trees and 
shrubs, with a balanced mix of ground cover.  The project area is approximately 76,156 square 
feet, which yields a required landscaping calculation of 15,231 square feet for the proposed 
project. (76,156 x 20% = 15,231).  The applicant is proposing a total of 44 trees, 12 street trees, 
6 parking lot area trees, and 26 buffer area trees.  The trees will be a mixture of columnar, 
accent, evergreen and deciduous varieties.  Additionally, all shrubs and groundcover will be a 
combination of native and ornamental plants specific to the soil types found in the immediate 
area. 
 
Design Review Committee 

The applicant will be required (per Conditions of Approval) to attend the Design Review 
Committee for final review and approval of all project site designs.  This review shall include all 
landscaping, lighting, signage, trash enclosure(s), and architectural styles/features, building 
colors, fencing, and all irrigation. 
 
Southwest Truckee Meadows Area Plan Modifiers 
 
Article 214, Southwest Truckee Meadows Area, has one section applicable to this proposed 
application: 
 
Section 110.214.10 Height Restriction:  In addition to height restrictions established in Article 
402, Density/Intensity Standards, and Article 406, Building Placement Standards, all new 
commercial structures in commercial or residential regulatory zones are limited to two stories in 
height, not to exceed thirty-five (35) feet in height.  If the underlying building pad has a slope in 
excess of fifteen (15) percent, an additional six (6) feet shall be added to the thirty-five (35) foot 
maximum.  The Uniform Building Code (UBC), as currently enacted, shall be used as the 
measuring standard.  Those structures and uses identified in Section 110.402.10, Heights, 
Special Provisions, are not subject to this section. 
 
Staff Note:  The Uniform Building Code (UBC) has been replaced with the International Building 
Code (IBC). 
 
The applicant has proposed to be under the allowed thirty-five (35) foot maximum building 
height for the Neighborhood Center. 
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Relevant Southwest Truckee Meadows Area Plan Policies 
 
In addition to the Washoe County Development Code Article 214, Southwest Truckee Meadows 
Area, the following excerpts of policies and/or action programs contained in the Southwest 
Truckee Meadows Area Plan, ArrowCreek Wildland Transition Suburban Character 
Management Area are relevant to the proposed special use permit: 
 
Land Use 
 
Goal One:  The pattern of land use designations and the specific allowed land uses in the 
Southwest Truckee Meadows Area Plan will implement the community character 
described in the Character Statement 
 
Character Statement 
 
The Southwest Truckee Meadows planning area is a varied and unique area, spanning 
approximately 46.7 square miles and located in the southern portion of Washoe County, at the 
foothills of the Carson Range.  It is bounded on the west by the Toiyabe National Forest, on the 
north by the Truckee River, on the east by I-580 and South Virginia Street, and on the south by 
the Steamboat Hills and the Mt. Rose Highway.”  Neighborhood commercial development shall 
contribute to community character through careful consideration of architectural, landscaping, 
and site development standards.  Washoe County will encourage and promote a mix of quality 
commercial services tailored to the growing needs of local residents.” 
 
Goal Two:  Common Development Standards in the Southwest Truckee Meadows 
Planning Area  Establish development guidelines that will implement and preserve the 
community character commonly found within the Southwest Truckee Meadows planning 
area. 
Policies 
 
SW.2.3 Applicants directed to obtain a variance, special use permit, tentative map, or 

master plan amendment shall be required to present their items to the Citizen 
Advisory Board (CAB) and submit a statement to staff regarding how the final 
proposal responds to the community input received at the CAB. 

 
SW.2.5 Any lighting proposed must show how it is consistent with current best practice 

“dark-sky” standards.  In subdivisions established after the date of final adoption 
of this plan the use of streetlights will be minimized. 

SW.2.6 Street lights, security lights, and other outdoor lighting should be powered by 
solar or other renewable energy sources whenever possible. 

 
SW.2.8 All landscape designs will emphasize the use of native vegetation, with non-

native and atypical vegetation integrated sparingly into any landscaped area. 

 
SW.2.10 The impact of development on adjacent land uses will be mitigated.  The 

appropriate form of mitigation should be determined through a process of 
community consultation and cooperation.  Applicants should be prepared to 
demonstrate how the project conforms to this policy. 
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SW.2.14 The approval of all special use permits and administrative permits must include a 

finding that the community character as described in the character statement can 
be adequately conserved through mitigation of any identified potential negative 
impacts.  Mitigation measures shall be reviewed by the Washoe County Planning 
Commission as well as by the relevant Citizen Advisory Board. 

 
Goal Eight:  The Southwest Truckee Meadows planning area will contain an extensive 
system of trails that integrates other recreational facilities, the Regional Trail System, 
public lands, schools, and transit facilities.  This trail system will contribute to the 
preservation and implementation of the community character. 
Policies 
 
SW.8.5 As new residential and commercial properties develop in the Southwest Truckee 

Meadows planning area, the Washoe County Department of Regional Parks and 
Open Space will review development proposals for potential trail connections. 

 
Water Resources – Supply 
 
Goal Fifteen:  Water resources will be supplied to land uses in the Southwest Truckee 
Meadows planning area according to the best principles/practices of sustainable 
resource development.  Because all existing residences are supplied by groundwater 
wells, future development must be constrained to the sustainable groundwater yield of 
the basins in the planning area.  Pumping impacts to existing domestic wells shall be 
minimized.  Whenever possible, future water supply systems will be designed to lessen 
the burden on existing municipal and domestic wells. 
 
Policies 
 
SW.15.3 Water rights shall be dedicated to Washoe County for all maps of division into 

large parcels, parcel maps, and subdivision maps, as well as all new, civic, 
commercial and industrial uses. 

 
South Truckee Meadows/Washoe Valley Citizen Advisory Board 
 
The proposed project was reviewed and discussed at the Citizen Advisory Board (CAB) on July 
10, 2014.  The applicant presented the project, and staff explained the Planning Process for 
special use permit applications.  The minutes of the meeting are attached (Exhibit G), as are all 
public correspondence received by staff (Exhibit H).  After extensive discussion of the project 
and comments/concerns heard from community members, the CAB made a motion to not 
support the proposed project.  That motion carried, with four in favor and two opposed.  The two 
CAB members opposed to the motion indicated that the project will include conditions from all 
agency staff, which are intended to mitigate all potential impacts resulting from the project; and 
that the use is allowed with the approval of a special use permit, per Washoe County Code. 
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Comments heard at the CAB meeting and received by staff vary from positive to negative, (i.e. 
some for the project, and others opposed).  These comments heard by staff include: traffic 
concerns, compatibility concerns within the neighborhood and the schools, child safety 
concerns, hours of operation, noise, lighting, types of businesses, view impediments, and 
business unsustainability. 
 
Other comments voiced at the meeting include: anticipation of having small businesses 
servicing the community, especially the potential businesses offering coffee in the mornings, 
and that the neighborhood center would be a good thing for the community. 
 
Staff has received several phone calls and correspondence via email from citizens inquiring 
about the project.  Some citizens are in favor of the project, while others are opposed. 
 
Reviewing Agencies 
 
The following agencies/individuals received a copy of the project application for review, 
comments and/or conditions: 
 

• Nevada Department of Wildlife (NDOW) 

• Washoe County District Attorney, Civil Division 

• Washoe County Community Services Department 

o Building and Safety 
o Parks and Open Space 

• Washoe County Engineering & Capital Projects 
 

o Land Development 
o Roads 
o Traffic 
o Water Rights 
o Water/Sewer 

 
• Washoe County Sheriff:  Law Enforcement 

 
• Washoe County District Health 

o Environmental Health 
o Mosquito/Vector Control 
 

• Truckee Meadows Fire Protection District 
 

• South Truckee Meadows/Washoe Valley Citizen Advisory Board 
 
• Regional Transportation Commission 
 
• Washoe County School District 

• Washoe-Storey Conservation District 
 
• Principal of Hunsberger Elementary School via Mike Boster, WCSD 
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Of the applications sent out to the above agencies, the following is a brief summary of those 
that provided agency comments and/or recommended conditions of approval and their contact 
information.  The Conditions of Approval document is attached to this staff report and will be 
included with the Action Order. 

 
Washoe County Planning and Development addressed site design and screening requirements, 
hours of operation, and operational conditions. 

 
o Contact:  Sandra Monsalve, AICP, 775.328.3608, smonsalve@washoecounty.us 

 
Washoe County Engineering and Capital Projects addressed construction improvement plans 
and grading. 

o Contact:  Leo Vesely, 775.328.2040, lvesely@washoecounty.us 

 

District Health Department, Mosquito/Vector Control provided comments in regard to 
catch/detention basins. 

o Contact:  J.L. Shaffer, 775.785.4599, JShaffer@washoecounty.us 

 

Washoe County School District provided the following comments in regard to traffic congestion, 
student safety, parking, and school zone speed limits. 

o Contact:  Mike Boster, 775.789.3810, mboster@washoeschools.net 

• Student safety crossing Crossbow Court before and after school 

• Increased traffic congestion during peak drop off and pick up times 

• Conflicts with the business owners and parents over parking 

• Arrowcreek Parkway is the only ingress/egress point for Hunsberger ES, 
Sage Ridge School and the surrounding residentially zoned properties that 
may allow limited commercial uses (with the approval of a special use permit) 

• Traffic may be especially difficult during construction of the center 

Note: “District representatives have met with the developer’s representative, Mr. Ken 
Krater, to discuss these issues and to formulate mitigation strategies.  The 
District will work cooperatively with both the developer and Washoe County 
should this project be approved by the Board of Adjustment.” 
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Washoe County Board of Adjustment Staff Report  Staff Report Date:  July 25, 2014 
 
 
 

REQUIRED FINDINGS 
 
Findings required by Washoe County Code Section 110.810.30 for a Special Use Permit: 
 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan; 

Staff Comment:  Staff has reviewed the Master Plan and the Southwest Truckee 
Meadows Area Plan and has not identified any provisions or policies that are not 
in compliance with the proposed project. 
 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the 
proposed improvements are properly related to existing and proposed roadways, 
and an adequate public facilities determination has been made in accordance 
with Division Seven of the Development Code; 

Staff Comment:  The proposed project is in compliance with Division Seven of 
the Washoe County Development Code. 
 

3. Site Suitability.  That the site is physically suitable for a neighborhood center and 
for the intensity of such a development; 

Staff Comment:  The proposed project site is relatively flat, undeveloped, and will 
be mitigated accordingly by conditions of approval from all reviewing agencies. 
 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area.  

Staff Comment:  Based on the Policies of the Master Plan, Southwest Truckee 
Meadows Area Plan, the proposed project is in compliance with the Character 
Statement of the Area Plan. The requirements of the Washoe County 
Development Code, including the discretionary permit process have been met; 
as the proposed project will be mitigated accordingly by all reviewing agencies 
with Conditions of Approval, in order to address any potential negative impacts 
as a result of the project. 
 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

Staff Comment:  There is no military installation nearby. 
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Washoe County Board of Adjustment Staff Report  Staff Report Date:  July 25, 2014 
 
 
 
Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Special Use Permit Case 
Number SB14-013 is being recommended for approval with conditions.  Staff offers the 
following motion for the Board’s consideration: 
 
Motion 

I move to adopt all of the five findings listed in the staff report and based on those 
findings approve Special Use Permit Case Number SB14-013 for Crossbow Court 
Neighborhood Center, subject to the conditions contained in Exhibit A to the staff report.  
The findings are adopted based on individual consideration of information contained in 
the staff report (including, but not limited to the staff comments regarding the findings) 
and all exhibits as well as testimony and exhibits presented at the public hearing.  
Counsel for the Board and the Board Secretary are hereby directed to prepare a written 
Action Order consistent with this motion. 

 
Appeal Process 
 
As provided in Washoe County Code Section 110.810.50, an appeal to the Board of County 
Commissioners may be taken within ten days from the filing of the Action Order.  
 
 
 
 
 
xc: 
 
Property Owner/Applicant: Helvetica CTV Crossbow, LLC, Attn:  Chad Mestler or Dave 

Gash, 5927 Balfour Court, Suite 208, Carlsbad, CA  92008-
7377. 

 
Professional Consultant: Kenneth Krater, P.E., 901 Dartmouth Drive, Reno, NV 89509. 
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Conditions of Approval 
 Special Use Permit Case Number SB14-013 

The project approved under Special Use Permit Case Number SB14-013 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on August 7, 
2014.  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 or to abide by all other generally applicable Codes. 

Unless otherwise specified, all conditions related to the approval of this Special Use Permit 
shall be met or financial assurance must be provided to satisfy the Conditions of Approval prior 
to issuance of a grading or building permit.  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 Development Division of the Washoe 
County Community Services Department. 

Compliance with the Conditions of Approval related to this Special Use Permit 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 Special Use Permit may result in the initiation of 
revocation procedures.   

Washoe County reserves the right to review and revise the Conditions of Approval related to 
this Special Use Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project. 
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.).

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

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

• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These
conditions must be continually complied with for the life of the project or business.

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev 
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Washoe County Conditions of Approval  Date July 25, 2014 
 
 

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District must be appealed to the District 
Board of Health. 

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 Development Division 

1. The following conditions are requirements of the Planning and Development Division of 
the Washoe County Community Services Department, which shall be responsible for 
determining compliance with these conditions.   

Contact Name – Sandra Monsalve, AICP, 775.328.3608 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this special use permit.  The Planning and Development Division shall 
determine compliance with this condition. 

b. The applicant shall submit complete construction plans and building permits shall 
be issued within two (2) years from the date of approval by Washoe County. The 
applicant shall complete construction within the time specified by the building 
permits. Compliance with this condition shall be determined by the Planning and 
Development Division. 

c. The applicant shall attach a copy of the Action Order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this special use permit. 

d. A note shall be placed on all construction drawings and grading plans stating: 

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two (2) working days from the date of 
notification. 

e. The applicant shall meet with Planning and Development Division staff and the 
Washoe County School District (WCSD) staff prior to the finalization of all traffic 
improvements proposed for the project site. 
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Washoe County Conditions of Approval  Date July 25, 2014 
 

f. The applicant shall review a construction time-table with Planning and 
Development Division staff and the Washoe County School District (WCSD) staff 
prior to commencing site development.  The operations of concrete-mixer truck 
deliveries and dirt/debris removal shall not occur during peak school drop-off or 
pick-up hours.  There shall be no stacking of construction trucks/concrete-mixer 
trucks (i.e. more than one (1) truck at a time) along Crossbow Court or 
Arrowcreek Parkway during construction. 

 

g. The following Operational Conditions shall be required for the life of the project: 

1. This special use permit shall remain in effect until or unless it is revoked 
or is inactive for one year. 

2. Failure to comply with the Conditions of Approval shall render this 
approval null and void.  Compliance with this condition shall be 
determined by the Planning and Development Division. 

3. The applicant and any successors shall direct any potential 
purchaser/operator of the site and/or the special use permit to meet with 
the Planning and Development Division staff to review Conditions of 
Approval prior to the final sale of the site and/or the special use permit.  
Any subsequent purchaser/operator of the site and/or the special use 
permit shall notify the Planning and Development Division of the name, 
address, telephone number, and contact person of the new 
purchaser/operator within 30 days of the final sale. 

4. Hours of operation for all food/beverage type businesses on-site shall be 
from 7:00 a.m. to 10:00 p.m. Monday through Sunday, and retail business 
hours from 8:00 a.m. through 9:00 p.m. Monday through Sunday. 

5. The applicant/property owner(s) shall provide the master Sign Criteria 
document to all tenants of the neighborhood shopping center.  All signs 
must comply with the master Sign Criteria document and the Washoe 
County Development Code for Signage.  The master Sign Criteria 
document shall be provided to, and filed with, the Planning and 
Development Division of the Community Services Department. 

6. The applicant/property owner(s) of the neighborhood shopping center 
shall create and record Conditions, Covenants, and Restrictions 
(CC&Rs).  The CC&Rs shall be submitted to the Planning and 
Development 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 the Planning and 
Development Division with the recordation fee prior to the issuance of 
project building and grading permits. 

7. All tenants and/or property owner(s) of the neighborhood shopping center 
shall obtain all required licensure from Washoe County Business License 
prior to opening for any and all business operations. 
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Washoe County Conditions of Approval  Date July 25, 2014 
 

8. All tenants and/or property owner(s) of the neighborhood shopping center 
shall obtain all required permits from the Washoe County Building and 
Safety Division prior to completing any and all structural/tenant building 
improvements. 

9. The property owner(s)/applicant shall be required to, and with the 
approval of the Washoe County Traffic Engineer: 

a. Paint the curb red along the entire business/project frontage along 
Crossbow Court, and post “No Parking” sign(s). 

b. Create a right-turn in only driveway (across from Hunsberger 
Elementary School driveway) on the south side of the project site 
on Crossbow Court.  All internal traffic flow shall exit at the 
northernmost driveway of Crossbow Court.  Directional signage 
shall be posted within the shopping center parking lot areas. 

c. Re-stripe the centerline of Crossbow Court for lane clarity and 
delineation. 

h. The following Landscaping and Design conditions shall be fulfilled: 

1. Prior to any ground disturbing activity, the applicant shall submit a 
landscaping/architectural design plan to the Planning and Development 
Division for review and approval by the Design Review Committee.  Said 
plan(s) shall address, but not be limited to:  type and color of building 
materials, general architectural design, parking, parking lot circulation and 
striping, signage, exterior lighting, fencing, trash enclosures, landscaping 
(if plant material:  type, size at time of planning, maturation size at full 
growth, period of time between planting and full growth), landscaping 
location, landscaping irrigation system, and financial assurances that 
landscaping will be planted and maintained accordingly. 

2. A certification letter or series of letters by a landscape architect registered 
in the State of Nevada shall be submitted to the Planning and 
Development Division.  The letter(s) shall certify that all applicable 
landscaping provisions of Articles 410 and 412 of the Development Code 
have been met.  All landscaping plans and the letters shall be wet-
stamped. 

3. A solid masonry wall or other material with sound attenuating properties 
with a maximum height of 8-feet shall be installed along the eastern 
property line of the subject properties which make up the project site that 
abuts existing residentially zoned property.  The wall shall be designed in 
a fashion that harmoniously blends with the surrounding neighborhood. 

 i. The following Design Review conditions shall be fulfilled: 
 

1. The applicant will be required to submit a landscaping/architectural plan 
which shall be reviewed and approved by the Washoe County Design 
Review Committee prior to any ground-disturbing activity.  Said plan(s) 
shall address: 
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Washoe County Conditions of Approval  Date July 25, 2014 
 

 
 a. Type and color of building materials, including a color palette 

 b. Articulation of all building sides 

c. Outdoor furniture (if any), landscaping and specialized paving 

materials (if any) 

d. All project signage and the master Sign Criteria, including any 

monument signage 

e. The proposed lighting fixtures and poles, including intensity of 

illumination and containment of spillage upon the property 

f. Landscaping and plant material, including type, size at time of 

planting, maturation size at full growth, period of time between 

planting and full growth 

g. Revegetation plan 

h. Drainage and detention/catch basin pond(s) 

i. Landscaping irrigation system 

j. Fencing/wall material(s) 

k. Trash enclosure materials and landscaping for screening 
purposes 

 
 
Washoe County Building and Safety Division 

2. The following condition is a requirement of the Washoe County Building & Safety 
Division, which shall be responsible for determining compliance with this condition. 

Contact Name – Don Jeppson, 775.328.2020 

a. The applicant(s) shall be required to obtain all necessary grading and building 
permits, prior to the construction of the neighborhood shopping center. 
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Washoe County Conditions of Approval  Date July 25, 2014 
 
 

Washoe County Engineering and Capital Projects Division - Land Development 

3. The following conditions are requirements of the Land Development, Engineering and 
Capital Projects Division, which shall be responsible for determining compliance with 
these conditions. 

Contact Name - Leo Vesely, 775.328.2040 

a. A complete set of construction improvement drawings, including an on-site 
grading plan, shall be submitted when applying for a building/grading permit.  
Grading shall comply with Best Management Practices (BMPs) and shall include 
detailed plans for grading, site drainage, erosion control (including BMP locations 
and installation details), slope stabilization, and mosquito abatement.  Placement 
or removal of any excavated materials shall be indicated on the grading plan.  
Silts shall be controlled on-site and not allowed onto adjacent property. 

b. The applicant shall obtain from the Nevada Division of Environmental Protection, 
a Stormwater Discharge Permit for construction and submit a copy to the 
Engineering and Capital Projects Division prior to issuance of a grading permit. 

c. The applicant shall complete and submit the Construction Permit Submittal 
Checklist, the Performance Standards Compliance Checklist and pay the 
Construction Stormwater Inspection Fee prior to obtaining a grading permit.  The 
County Engineer shall determine compliance with this condition. 

d. A grading bond of $2,000/acre of disturbed area shall be provided to the 
Engineering and Capital Projects Division prior to the issuance of a grading 
permit. 

e. All disturbed areas left undeveloped for more than 30 days shall be treated with a 
dust palliative.  Disturbed areas left undeveloped for more than 45 days shall be 
revegetated.  Methods and seed mix must be approved by the County Engineer 
with technical assistance from the Washoe-Storey Conservation District. 

f. A hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering and Capital Project Division for review and 
approval.  The report shall include the locations, points of entry and discharge, 
flow rates and flood limits of all 5- and 100-year storm flows impacting both the 
site and offsite areas and the methods for handling those flows.  The report shall 
include all storm drain pipe and ditch sizing calculations and a discussion of and 
mitigation measures for any impacts on existing offsite drainage facilities and 
properties. 

g. Any increase in storm water runoff resulting from the development shall be 
detained on-site to the satisfaction of the County Engineer. 

h. Standard reinforced concrete headwalls or other approved alternatives shall be 
placed on the inlet and outlet of all drainage structures and rip rap shall be used 
to prevent erosion at the inlets and outlets of all pipe culverts to the satisfaction 
of the County Engineer. 
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Washoe County Conditions of Approval  Date July 25, 2014 
 
 

i. The applicant shall provide pretreatment for petrochemicals and silt for all storm 
drainage from the site to the satisfaction of the County Engineer. 

j. The minimum pavement requirements for on-site paving shall be three inches 
(3”) of asphalt over six inches (6”) of granular base to the satisfaction of the 
County Engineer. 

k. The applicant shall obtain a street excavation permit for the driveway 
approaches. 

l. All improvements in the County right-of-way shall be constructed in accordance 
with County standards. 

m. The southern driveway shall line up with the existing driveway or meet standard 
separation requirements. 

n. The proposed sign at the corner of Crossbow Court and Arrowcreek Parkway 
shall not block sigh distance on either Crossbow Court or Arrowcreek Parkway. 

o. Existing sidewalk shall be perpetuated along the entire property frontage. 

 

Washoe County Engineering and Capital Projects Division - Water Resources 

4. The following conditions are requirements of Engineering and Capital Projects Division, 
Water Resources which shall be responsible for determining compliance with these 
conditions. 

Contact Name: - John Cella, 775.954.4600 

a. Water rights dedications requirements shall be in accordance with Article 422 of 
Washoe County Code Chapter 110 (Development Code), all applicable 
ordinances, and the Southwest Truckee Meadows Area Plan.  Ground water 
rights in quantities approved by Washoe County Community Services Division 
(CSD) shall be dedicated to Washoe County prior to release of the building 
permit(s); and must be in good standing with the State Division of Water 
Resources and shall reflect the point of diversion, place of use, and manner of 
use satisfactory to the CSD Water Resources. 

b. Construction plans for the public water and sewer improvements shall be 
approved prior to release of the building permit.  They shall be in compliance with 
CSDWR Design Standards, NAC 625 and NAC 445-A. 

c. All fees shall be paid in accordance with Washoe County Ordinance prior to the 
release of the building permit. 
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Washoe County Conditions of Approval  Date July 25, 2014 
 
 

d. Approved plans shall be used for the construction of the public water 
improvements.  CSDWR will be responsible to inspect the public water and 
sewer improvements. 

e. The developers’ Engineer shall submit a plan or letter from the appropriate fire 
agency identifying the approved fire hydrant locations and indicating the fire flow 
and duration required for the project. 

f. No Certificates of Occupancy will be issued until “as-builts” have been approved. 

g. The domestic water meters and their associated backflow devices and the fire 
service backflow devices, shall be located at the site entrance. 

h. Existing easements and utility main(s) located on parcels are to be incorporated 
into all development plans. 

 

Washoe County Health District – Mosquito/Vector Control 

5. The following conditions are requirements of the Health District, which shall be 
responsible for determining compliance with these conditions. 

Contact Name – J.L. Shaffer, 775.785.4599 

a. Any new private catch basins will require a water quality insert placed within all 
basins to improve water quality downstream and prevent mosquitoes from 
colonizing this infrastructure (040.013). 

b. The detention basin will require our standard design of a cobble rock lined low 
flow channel, one foot deep and 2-3 feet wide connecting the inlet(s) to the outlet 
pipe.  In addition, we will required over excavating below the low flow channel 
with a lined infiltration trench 2 feet wide and 3 feet deep the length of the basin 
to reduce the downstream effects of storm water runoff (040.023).  The following 
maintenance language shall be noted on the civil plans; “all vegetation, debris 
and blockages shall require removal in the low flow channel including one foot on 
either side of the channel on an annual basis.  The maintenance will mitigate 
insect development by preventing standing water from ponding longer than 7 
days (040.038). 

c. With storm water being discharged into the existing drainage channel, District 
Health will require 4-6 inch cobble rock in the flow line of the channel at a 
minimum of forth (40) feet (040.021). 

d. In order to minimize the concern for storm and nuisance water runoff, landscape 
containing turf will require an 18 inch water catchment area adjacent to 
impervious surfaces reducing nuisance water runoff into the infrastructure while 
minimizing downstream runoff (040.038). 
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e. A wind sensor control unit will be required for the proposed landscape containing 
turf to assist in reducing the nuisance water runoff associated with irrigation 
(040.038). 

f. Prior to the sign off of the building plans the above detail designs are required on 
the plans and a scheduled compliance inspection is required for the above 
conditions. 

 

 

*** End of Conditions *** 
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South Truckee Meadows/Washoe Valley Citizen Advisory Board 
 
 
 

MEMORANDUM 
 
 
 
To:  Sandra Monsalve, Staff Representative 
From:  Allayne Donnelly-Everett, Administrative Recorder 
Re:  Special Use Permit SB14-013 Crossbow Court Neighborhood Center 
Date: July 23, 2014 
 
Special Use Permit Case – SB14-013 (Crossbow Court Neighborhood Center) – Sandra Monsalve, Senior Planner, 
Planning and Development presented the request to construct a +12,000 square foot Neighborhood Commercial Center 
comprised of two separate +6,000 square foot buildings on two contiguous parcels, to be located at the northeast corner 
of Crossbow Court and ArrowCreek Parkway, APN 152-321-01 and 152-921-02 zoned Low Density Suburban (LDS) 
which is residential one dwelling per acre or limited commercial uses.  This application will be reviewed by Agency Review 
and the agencies would consider what conditions of approval would be determined.  Design Review would review the 
application for compatibility with the neighborhood.  Ms. Monsalve reviewed several of the allowed uses as well as 
mitigation requirements under the current land use designation.  Applicant/Property Owner, Helvetica CTV Crossbow, 
LLC, Attn.  Chad Mestler or Dave Gash; Property Owner: Kenneth Krater, P.E. was available to address questions and 
concerns.  Staff Representative; Sandra Monsalvè, AICP, Senior Planner Community Services Planning and 
Development. 775.328.3608  E-mail: SMonsalve@washoecounty.us  This proposed Special Use Permit will be heard by 
the Board of Adjustment on August 7, 2014.  MOTION: Kathy Roberts moved to recommend denial of SB14-013 request 
for a commercial development of this type as inappropriate as presented.  Brad Stanley seconded the motion.  The motion 
carried with four in favor and two opposed. 
Comments and Concerns 
• In response to concerns raised, Ms. Monsalve stated that she must review public and agency comments as well as 

review the proposed application for compliance with the Development Code and Master Plan and consider whether 
the proposed application would be a significant detriment to the community which would be included in her report to 
the Board of Adjustment. 

• In response to questions raised, Ms. Monsalve stated that she is not aware of this type of proposed application within 
any Home Owner’s Association. 

• In response to questions raised, Ms. Monsalve stated that conditions would address stormwater run off, water and 
sewer service from Washoe County and groundwater rights prior to issuance of the building permit for this proposed 
project. 

• Patricia Phillips asked for confirmation of whether the adjacent BLM (Bureau of Land Management) property has 
plans for a public middle school. Ms. Monsalve stated that she would review possible plans for a school. 

• Concerns were raised regarding negative impacts from commercial development adjacent to the school and for the 
safety of the children. 

• Ken Krater introduced himself and described some plans for the proposed development.  Mr. Krater stated that the 
idea is to provide some businesses that could be opened to serve the local community.  Mr. Krater also discussed the 
options for vehicle access to Hunsberger Elementary School and his discussions with the Principal at Hunsberger 
Elementary School.  Mr. Krater stated that they would have no on-street parking and looking at uses that are low 
impact.  They do have access to Truckee River Water Rights. 

• In response to questions raised, Mr. Krater stated that he has planned for five smaller units to encourage customers 
walking around the center and be more visually compatible with the residential neighborhood.  .  Mr. Krater also stated 
that he encourages input from members of the community.   

• In response to concerns raised, Mr. Krater stated that the lighting will be shielded downlighting and architecturally 
compatibility with the neighborhood. 

• Julie Dunlap, ArrowCreek resident stated that this is a fabulous idea for a neighborhood center such as this and being 
able to walk to a community center would be great. 

• Leona Kockenmeister, Saddlehorn resident stated concern regarding children walking on the path up ArrowCreek and 
cross over and stated that she worries about the lighting and stated that this would change the tenure of the area. 

• Elizabeth Buckler, Saddlehorn resident stated concern that residents have no guarantee on what services or 
businesses would be in the center and whether they would be compatible with the community and also stated 
opposition to commercial development within the open space.  Ms. Buckler added that the open space was the 
reason that many of ‘us’ moved up there. 
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• Mr. Krater stated that the property owner will develop their land and no one will be perfectly happy with any changes 
and recommended that residents work with the developer to mitigate negative impacts to the neighborhood. 

• In response to questions raised by Howard Buckler, Mr. Krater stated that it is too early in the process to identify 
tenants and potential tenants will look at this project when there is a reasonable expectation as to when the 
development will be built and open.  This won’t be built until it is approximately seventy-five percent leased.  Mr. 
Krater explained that the Special Use Permit must be approved for the project and then it will be subject to 
neighborhood commercial uses excluding any uses that are prohibited with conditions of approval. 

• In response to questions raised, Mr. Krater stated that the types of businesses would be a range of ten to fifteen uses 
that would be make sense in a development like this. 

• Concerns were raised by Jane Countryman regarding negative impacts from night lighting.  Mr. Krater stated that the 
lighting will be just enough for safety and security.  There is no need for lighting intended to attract people to the site.  
Ms. Monsalve stated that per code, the lighting can only be twelve feet high. 

• Marilyn Parmalee asked if the road would remain a dead end street where traffic would have to turn around to exit the 
area.  Mr. Krater identified the ingress and egress areas and stated that drivers would have to pass by the school. 

• In response to questions raised by Donna Perez, Mr. Krater stated that tenants could lease additional spaces as 
needed, for instance a neighborhood restaurant. 

• Ms. Monsalve stated that the Somersett Development has a town center which is convenient to walk to and support 
the local businesses. 

• In response to concerns raised that Ms. Monsalve appears to promote this proposed project, Ms. Monsalve explained 
the planning process and reviewed the development code as it pertains to neighborhood centers.  

• In response to questions raised, Mr. Krater stated that the developer would establish the CC&R’s (Codes, Covenants 
and Restrictions) to protect the property and they could be amended at some future time by the property owner.  The 
Architectural Committee would review the proposed project to determine compatibility. 

• Bill Kockenmeister stated for the record that citizens should preview the neighborhood and see for themselves if a 
commercial center would be appropriate and compatible with the neighborhood.  Mr. Kockenmeister stated that 
people purchased their homes in this neighborhood because there is no commercial development in that area. 

• Leona Kockenmeister stated that development would negatively change the character of the area and also stated 
concern for the safety of children walking in the area. 

• Chuck Parmalee, Saddlehorn resident stated concern regarding negative impacts from lighting, noise pollution and 
would interfere with the views. 

• Marilyn Parmalee, Saddlehorn resident stated concern that patrons could be leaving businesses late in the evening 
and negatively impact local residents of ArrowCreek and Saddlehorn from late evening traffic.  Daytime businesses 
would be more appropriate for the neighborhood. 

• Donna Perez read her statement into the record.  Ms. Perez included in her statement that this type of development 
was in Somersett and that development is currently sixty percent vacant.  Ms Perez stated concern that retail 
businesses can not be sustained in this area. 

• John Krisch stated his opposition to the proposed project stating that the demographics are not sufficient to sustain 
the businesses and the abandoned buildings will be a disgrace to the area.  

• Howard Buckler stated that it makes no sense to drop in a commercial sector into a residential area.  Most of the 
residents would drive to destinations of their choice rather than walk to a local business.  Mr. Buckler added that he 
doubts that the property owners would consent to a limited list of potential uses.  Mr. Buckler does not see that a two 
or three minute (inaudible) as a reason to destroy the residential integrity of that area. 

• Terri Thomas, Hidden Valley resident stated that when you introduce commercial development into a residential 
environment that it is not conducive to maintaining the character of the community. 

• In response to questions raised, Mr. Krater stated that the property was purchased five or six months ago and the 
owner is convinced that commercial use is the highest and best use of this property. 

• Tom Judy stated that appropriate conditions need to be stipulated in order to address community opposition.  Mr. 
Judy also stated that the owner would have to comply with conditions of approval of the Special Use Permit.  Ms. 
Monsalve stated that the conditions of approval would have to be reasonable.  There are five findings of fact that have 
to be made to approve a development project. 

• Jim Rummings stated that measures need to be in place to protect the residential neighborhood against vacancies of 
the businesses.  A convalescent care facility would be a long term tenant.  Ms. Monsalve stated that she would 
contact legal council to address what conditions could be placed on special use permits. 

• Brad Stanley asked if the special use permit is appropriate for a neighborhood commercial use.  Ms. Monsalve stated 
that the national classification system identifies levels of impacts of uses.  Mr. Stanley asked that a traffic study be 
conducted on the proposed project. 

• Concerns were raised that a long term lease means nothing if the tenant goes out of business. 
• Tom Judy stated that without a finding that this needs to be denied, that the recommendation would not carry any 

weight with the Board of Adjustment. 
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• Eric Scheetz stated concern that the developer could go to the City of Reno and request annexation and the 
recommendations from the community and CAB would be ignored.  Mr. Scheetz stated that he does not see a 
convalescence facility next to an elementary school but a day care could be appropriate. 

• Ms. Monsalve urged citizens to research this type of development to find examples that validate the concerns and 
recommendations of the residents and bring them forward to the Board of Adjustment hearing. 

• Patricia Phillips urged members of the audience to attend the Board of Adjustment and state their opinions as well as 
submit written comments to Ms. Monsalve to be included in the Staff Report and to make those comments 
constructive and not of a critical nature. 

 
 
 
cc: Commissioner David Humke 

Patricia Phillips, Chair 
Sarah Tone, Constituent Services 
Al Rogers, Director of Constituent Services 
Andrea Tavener, Constituent Services 
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Washoe County 
Board of 
Adjustment 
 
August 7, 2014 

Special Use Permit Case SB14-013  

Presenter
Presentation Notes
This is a request by Helvetica CTV Crossbow, LLC to construct a small neighborhood commercial center.

The two subject properties are located at 2400 & 2540 Crossbow Ct., approx. 1.8 acres in size & zoned Low Density Suburban in the Southwest Truckee Meadows planning area.

Applicant’s representative, Ken Krater, is here and will be available for questions later on.
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 Request Neighborhood Shopping Ctr. 
 12,000 square foot project area: 

Two 6,000 sq. ft. buildings 
4-5 tenants each 
No “drive-thru” 
No Liquor Sales 

 

Request 
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Vicinity Map 

Project Area 

Project 
Site 

Schools 

Forest Service Land 

Presenter
Presentation Notes
This is the project site in relation to Hunsberger E.S. and Sage Ridge School.  To the east is property owned by the Forest Service.


ArrowCreek Pkwy. is a designated Arterial street within the SWTM Streets & Highway Plan – Arterials have higher traffic volumes than collectors, which are your smaller residential type streets.

Collector:	4,000 up to 10,000 ADT

Arterial:		10,000 up to 25,000 for a four 		lane roadway
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Project Site Plan 

Site Plan 
 

Presenter
Presentation Notes
This is the proposed site plan.  Proposed access will be from a driveway directly across from the Hunsberger E.S. driveway, and a second driveway to the north, both off of Crossbow Ct.

The applicant has met with Hunsberger Principal and WC School District staff and has agreed to make the first driveway a right turn-in only, with no exit.  Interior parking circulation will direct traffic to exit at the northern most driveway onto Crossbow Ct.
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Proposed Elevations 

Presenter
Presentation Notes
Proposed site improvements include extensive landscaping and buffering; building design to mix in with the with neighborhood environment. All lighting will comply with “dark sky” standards, and not exceed 12 feet in height within 100 feet of adjacent residentially zoned property.
Applicant will be required to go to Design Review for review of all lighting, signage, landscaping, irrigation, architectural design, features and colors.



6 

Project Layout 

Presenter
Presentation Notes
This is a rendering of preliminary landscaping and building layout.

Again, all lighting, landscaping, parking, and signage must comply with the Washoe County Development Code, in addition to Design Review Committee approval.

The applicant has proposed to record CC&Rs for the center, which will provide guidelines related to site maintenance, signage, lighting, hours of operation, etc.

The applicant has also provided a master Sign Criteria plan for the entire center.
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 Washoe County Building & 
Safety 

  
 Washoe County Engineering 

& Capital Projects – Land 
Development 

  
 Southwest Truckee 

Meadows Citizen Advisory 
Board 

 
 WC District Health 
 

 

Reviewing Agencies 
Deputy District Attorney Greg 

Salter 
 
WC School District 
  
Truckee Meadows Fire 

Protection District 
  
Washoe County Sheriff’s   

Office 
  
RTC 

Presenter
Presentation Notes
On pages 15 & 16 of the staff report is the list of Reviewing Agencies.  Those that provided Conditions of Approval can be found in Exhibit-A.
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 South Truckee Meadows/Washoe Valley CAB 

boundary 
 Meeting on July 10, 2014 
 Exhibit G:  CAB Minutes 
 Exhibit H:  Public input 

Citizen Advisory Board/Public Input 

Presenter
Presentation Notes
The proposed project was discussed at the CAB. The CAB made a motion to not support the project, the motion carried with four in favor and two opposed.
Staff has received correspondence from the public, some opposed to the project and some in favor of the project. Additional correspondence was received yesterday, which has been emailed and passed out to you.
Concerns raised at the CAB meeting were:
Traffic
Hours of operation
Location across from Hunsberger E.S. & Sage Ridge School to the north on Crossbow Ct. 
Noise, Lighting, types of businesses, Views, and overall project sustainability. 
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Incline Village – Village Center 

Previous Incline 
E.S. location 

Presenter
Presentation Notes
In response to the CAB members questions about similar centers within Washoe County, I was able to find some comparisons:

Deli’s, etc
Real Estate
Art stores
Jewelers
Convenience stores
Clothing
Pet items
Offices
Salons
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Incline Village – Raley’s Ctr. 

New 
Incline E.S. 

Presenter
Presentation Notes
Deli’s, etc
Real Estate
Art stores
Jewelers
Convenience stores
Clothing
Pet items
Offices
Salons
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Woodland Village 

CS Middle 
School 

Presenter
Presentation Notes
Woodland Village in Cold Springs has a Village Center, with a pizza place, & Boys & Girls Club, located on Village Pkwy. 

Designated as a Collector in the Cold Springs Streets and Highway Plan.  A collector (4,000-10,000 ADT) is your typical residential streets that feed onto Arterials – Higher traffic flow streets. (10,000 to 25,000)
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 Having made all required findings: Pg. 17 
 

 Staff recommends Approval with conditions for 
this special use permit:  Pg. 17 

 
 Motion:  Pg. 18 
 
 Conditions of Approval = Exhibit A 

Recommendation/Motion 

Presenter
Presentation Notes
All findings can be found on pages 14 & 15 of the staff report, in addition to the recommendation and Motion.  Staff has made all findings and recommends approval with conditions of this special use permit.
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