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We the undersigned Washoe County Residents are in opposition to the current proposed Silver Hills
development plan for 1650+ new homes in the Silver Knolls area, submitted by Lifestyle Homes. We ask that
the Washoe County Planning Department, Washoe County Commissioners, and the Regional Planning
Commission adhere to the current Master Plan North Valleys Area Plan as stipulated for the Silver Knolls
Community area. We specifically oppose the Silver Hills development for the following reasons in violation
of the Master Plan:

1.

2.

The submitted plan does not adhere to Policy NV.4.1 requiring a minimum of 50% of the residential
parcels be at least one acre in size
The submitted plan does not adhere to Policy NV.4.2 requiring a minimum size of any parcel be no less

than 0.5 acres

. The submitted plan does not adhere to Policy NV.4.6 requiring residential garages be sized ata

minimum for two vehicles
The proposed plan is in direct violation of the current Policy NV.1.2 which limits the building of no
more that 2000 units in the Suburban Character Management Area

. The proposed plan does not conform to Policy NV.1.5, as no SP category of zoning is allowed in the

Silver Knolls Suburban Character Management Area

The proposed plan may violate Goal Eleven by adding more than 12,000 car trips per day and adding
an excessive amount of car emissions and pollution to the North Valleys air, thus degrading our air
quality and increasing health hazards to our residents

The request to remove the Developers property from the Silver Knolls Character Management Area
does not meet the stipulated reasons in section 20 of the North Valley Master to do so.

The submitted Silver Hills plan claims that the Silver Knolls area has transitioned to a medium density
community, when in fact the current density is one unit per 2.57 acres. The current density is based on 595
parcels and the one unit per 2.57 acres is far less dense than even the definition of low density. Additionally,
Lifestyle Homes attempts to justify their higher density plan by claiming that an additional development
planned to the north (Evans Ranch) in an area annexed by Reno and planned for higher density makes it ok
for their plan. In reality, the owners of that property (lifestyle Homes being one of the owners) have no
intention of moving forward with that development and are actively trying to sell the land at this time.



Another claim at justification for higher density is that Red Rock Road will be widened to 4 lanes. There is no
concrete guarantee that RTC will accomplish this. If the widening of Red Rock Road did occur, the hardship
placed on owners of property along Red Rock Road would be immense. Widening of Red Rock Road could
result in hazardous situations for more than 60 driveways that directly flow into the road. Attempting to
back out of a driveway onto an increasingly busy roadway (12,000 additional car trips per day per the traffic
study) could result in more crashes and injuries to our residents.

Allowing any change to the current Master Plan would also be opposed for the following reasons:

1.

2.

Higher density development would cause an undue hardship and a decrease in the quality of life for
the current residents in terms of increased noise, light pollution, and potential crime.

The large increase in traffic (12,000+ car trips per day) would make getting into and out of Silver
Knolls almost impossible during peak hours (one car ever 2-3 seconds on Red Rock Road per their
traffic study) and at almost any time.

. The potential for increased flooding in a community already dealing with poor drainage could cause

additional property damage. Higher density development does not allow for water to infiltrate the soil,
instead, quickly running off of impervious surfaces. This concern is a possible violation of Goal Fifteen
of the Master Plan.

The additional strain on the waste water treatment plant in Stead with 1650+ new homes would cause
a problem of where to discharge almost 1.5 million gallon of treatment effluent per day in a closed
basin. Silver Lake and Swan Lake are already at capacity with NO additional development. This
concern is in possible violation of Goal Twenty of the Master Plan.

. The idea of a high density development in a Wildland /Suburban interface area (the plan area had an

intense wildland fire this last July 14, 2017) is a very hazardous undertaking (Look at the Tubbs Fire
and Coffey Park in Santa Rosa where 5500 homes were destroyed and 43 lives lost partially due to
high density development). When there is almost no distance between structures this allows radiant
heat form one structure on fire to ignite the next close structure. If homes are one 0.5 and 1 acre
parcels this hazard is minimized. The County could be liable in a class action lawsuit if the high density
development is allowed and such a fire were to occur and the County had been warned of the risk and
still allowed it, leaving taxpayers footing the liability.



6. Having such a high density housing development could cause even more school overcrowding in the
short to medium term until the WCSD could build more schools, once they secure funding. It would be
a better idea to spread development throughout the County, there by spreading the growth over the
entire school system, not just one pocket.

7. Justification for the density increase of the proposed Silver Hills plan is based on “hoped for” job
growth in the area. No immediate industry has even begun to be built in the hoped for Airport high
tech industrial development that has been in planning for years.

8. Currentroad infrastructure, such as 395, is already over taxed causing extended delays during the
commute hours into and out of Reno. Allowing high density in a peripheral area, such as Silver Knolls,
would just make the traffic issues worse. High density should be kept to developments much closer to
the core of Reno where mass transit is available.

9. The County is already understaffed in the North Valleys for services such as Sheriff patrols and
response. It is common to have a 15-30 minute response for emergency issues such as break-ins in
progress and road rage in progress with imminent threat to a life.

10. The Silver Knolls community is based on a rural lifestyle with many animals such as horses, cows,
goats, chickens, pigs, etc. throughout the neighborhood. A high density development would cause
issues between the “new” resident in the high density areas and the existing low density community.
This can be seen in Cold Springs where conflict has occurred when so called “city dwellers” move to
the country and do not like the sounds and smells of their neighbors. A safety concern also exists, as
the “city dwellers” have no idea how to drive around horses and riders, potentially causing harm to
both the animal and rider.

In conclusion,

We the undersigned would ask that Lifestyle Homes be required to adhere to the current Master Plan
North Valleys Area Plan- Silver Knolls Suburban Character Management Area and zoning regulations
and/or revert to their previously approved plan for 680 homes for the Silver Hills development, as was
negotiated with the Silver Lake Property Owners Association over hundreds of hours and years of
meetings with Mr. Robert Lissner, of Lifestyle Homes, who gave his word on the previously approved
plan.
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RlTion 2 = 170 Sisndlures

We the undersigned Washoe County Residents are in opposition to the current proposed Silver Hills
development plan (submitted by Lifestyle Homes and Rubicon Development) for 1872 new homes in the
Silver Knolls area and their request to have their property removed from the Silver Knolls Character
Management Area and creation of a separate Character Management Area for their development. We ask
that that Washoe County Planning Department, Washoe County Commissioners, and the Regional Planning
Commission adhere to the current Master Plan North Valleys Area Plan as stipulated for the Silver Knolls
Community area and NOT allow the creation of a new Character Management Area just for their benefit to
sidestep the planning and zoning for our area. We specifically oppose the Silver Hills development for the
following reasons in violation of the Master Plan:

1. The submitted plan does not adhere to Policy NV.4.1 requiring a minimum of 50% of the residential
parcel be atleast one acre in size

2. The submitted plan does not adhere to Policy NV.4.2 requiring a minimum size of any parcel be no less
than 0.5 acres

3. The submitted plan does not adhere to Policy NV.4.6 requiring residential garages be sized at a
minimum for two vehicles

4. The proposed plan is in direct violation of the current Policy NV.1.2 which limits the building of no
more that 2000 units in the Suburban Character Management Area

5. The proposed plan does not conform to Policy NV.1.5, as no SP category of zoning is allowed in the
Silver Knolls Suburban Character Management Area

6. The proposed plan may violate Goal Eleven by adding more than 19,000 car trips per day and adding
and excessive amount of car emissions and pollution to the North Valley air, thus degrading our air
quality and increasing health hazards to our residents

The submitted Silver Hills plan claims that the Silver Knolls area has transitioned to a medium density
community, when in fact the current density is one unit per 2.57 acres. The current density is based on 595
parcels and the one unit per 2.57 acres is far less dense than even the definition of low density. Additionally,
Lifestyle Homes attempts to justify their higher density plan by claiming thatan additional development
planned to the north (Evans Ranch) in an area annexed by Reno and planned for higher density makes it ok
for their plan. In reality, the owners of that property (lifestyle Homes being one of the owners) have not
moved forward with that development and are actively trying to sell the land at this time. Another claim at



B

justification for higher density is that Red Rock Road will be widened to 4 lanes. There is no concrete
guarantee that RTC will accomplish this. If the widening of Red Rock Road did occur, the hardship placed on
owners of property along Red Rock Road would be immense. Widening of Red Rock could resultin
hazardous situations for more than 60 driveways that directly flow into the road. Attempting to back out of a
driveway onto an increasingly busy roadway (19,000 additional car trips per day per the traftic study) could
result in more crashes and injuries to our residents.

Allowing any change to the current Master Plan would also be opposed for the following reasons:

1. High density development would cause an undue hardship and a decrease in the quality oflife on the
current residents in terms of increased noise, light pollution, and potential crime.

2. The large increase in traffic (19,000+ car trips per day) would make getting into and out of Silver
Knolls almost impossible during peak hours (one car ever 2 seconds on Red Rock Road per their traffic
study) and at almost any time.

3. The potential for increased flooding on a community already dealing with poor drainage could cause
additional property damage. High density development does not allow for water to infiltrate the soil,
instead quickly running off of impervious surfaces. This concern is a possible violation of Goal Fifteen
of the Master Plan.

4. The additional strain on the waste water treatment plant in Stead with 1872 new homes would cause
a problem of where to discharge almost 2 million gallon of treatment effluent per day in a closed basin.
Silver Lake and Swan Lake are already at capacity with NO additional development. This concern is in
possible violation of Goal Twenty of the Master Plan.

5. The idea of a high density development in a Wildland /Suburban interface area (the plan area had an
intense wildland fire on July 14, 2017) is a very hazardous undertaking (Look at the Tubbs Fire and
Coffey Park in Santa Rosa where 5500 homes were destroyed and 43 lives lost partially due to high
density development). When there is almost no distance between structures this allows radiant heat
form one structure on fire to ignite the next close structure. If homes are one 0.5 and 1 acre parcels
this hazard is minimized. The County could be liable in a class action lawsuit if the high density
development is allowed and such a fire were to occur and the County had been warned of the risk and
still allowed it, leaving taxpayers footing the liability.



6. Having such a high density housing development could cause even more school overcrowding in the
short to medium term until the WCSD could build more schools, once they secure funding. It would be
a better idea to spread development throughout the county, there by spreading the growth over the
entire school system, not just one pocket.

7. Justification for the density increase of the proposed Silver Hills plan is based on “hoped for” job
growth in the area. No immediate industry has even begun to be built in the hoped for Airport high
tech industrial development that has been in planning for years.

8. Current road infrastructure, such as 395, is already over taxed causing extended delays during the
commute hours into Reno. Allowing high density in a peripheral area, such as Silver Knolls, would just
make the traffic issues worse. High density should be kept to developments much closer to the core of
Reno where mass transit is available.

9. The County is already understaffed in the North Valleys for services such as Sheriff patrols and
response. It is common to have a 15-30 minute response for emergency issues such as break-ins in
progress and road rage in progress with imminent threat to a life.

10. The Silver Knolls community is based on a rural lifestyle with many animals such as horses, cows,
goats, chickens, pigs, etc. throughout the neighborhood. A high density development would cause
issues between the “new” resident in the high density areas and the existing low density community.
This can be seen in Cold Springs where conflict has occurred when so called “city dwellers” move to
the country and do not like the sounds and smells of their neighbors, A safety concern also exists, as
the “city dwellers” have no idea how to drive around horses and riders, potentially causing harm to
both the animal and rider.

In conclusion,

We the undersigned would ask that Lifestyle Homes be required to adhere to the current Master Plan
North Valleys Area Plan- Silver Knolls Suburban Character Management Area and zoning regulations
and/or revert to their previously approved plan for 680 homes for the Silver Hills development, as was
negotiated with the Silver Lake Property Owners Association over hundreds of hours and years of
meetings with Mr. Robert Lissner, of Lifestyle Homes, who gave his word on the previously approved
plan.
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