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SPECIAL USE PERMIT and TENTATIVE 
SUBDIVISION MAP CASE NUMBERS: 

WSUP22-0001 and WTM22-001 
(Continuum of Care Cottages) 

BRIEF SUMMARY OF REQUEST: To allow a continuum of care facility, 
seniors, as a common open space tentative 
subdivision on ±21.56 acres for 136 lots 

STAFF PLANNER: Julee Olander, Planner 
Phone Number: 775.328.3627 
Email: jolander@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve: 

1. A special use permit (SUP) for a continuum of care
facility for seniors in accordance with Table C-3 of
the Spanish Springs Area Plan, a portion of the
Washoe County Master Plan, and for major grading
to grade 55,000 CY of imported material.; and,

2. A common open space tentative subdivision map on
±21.56 acres for 136 lots, ranging in sizes from
2,004 SF to 2,400 SF.

Applicant: Silverado Homes NV Inc 

Property Owner: Spanish Springs Associates 
LP 

Location: Across from 401 
Neighborhood Way 

APN: 532-032-05 & portion of 532-
032-16

Parcel Size: 20.75 & 0.81 acres 

Master Plan: Commercial 

Regulatory Zone: Neighborhood Commercial 

Area Plan: Spanish Springs 

Development Code: Authorized in Article 302, 
Allowed Uses; Article 304, 
Use Classification System; 
Article 408, Common Open 
Space Development; Article 
438, Grading; Article 608, 
Tentative Subdivision Maps 
& Article 810, Special Use 
Permits  

Commission District: 4 – Commissioner Hartung 

Vicinity Map 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 
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POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission approve Special 
Use Permit Case Number WSUP22-0001 & Tentative Subdivision Map Case Number WTM22-001 for 
Silverado Homes NV Inc., with the conditions included as Exhibit A to this matter, having made all five 
findings in accordance with Washoe County Code Section 110.810.30 and all ten findings in accordance 
with Washoe County Code Section 110.608.25.  

(Motion with Findings on Page 14 & 15) 
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The technical reports submitted with the project application are extensive.  To review the application 

with all accompanying technical reports online, click here or contact Planning at 
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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. If the 
Planning Commission grants an approval of the special use permit, that approval is subject to 
conditions of approval.  Conditions of approval are requirements that need to be completed during 
different stages of the proposed project.  Those stages are typically: 

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

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

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

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

The conditions of approval for Special Use Permit Case Number WSUP22-0001 are attached to 
this staff report and will be included with the action order. The proposed use of Continuum of Care 
Facilities, Seniors is permitted in the NC regulatory zone with a special use permit (SUP) per 
Table C-3 of the Spanish Springs Area Plan, a portion of the Washoe County Master Plan.  
Therefore, the applicant is seeking approval of this SUP from the Planning Commission. 

Tentative Subdivision Map 

The purpose of a tentative subdivision map is: 

• To allow the creation of saleable lots; 

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

• To establish reasonable standards of design and reasonable procedures for subdivision 
and re-subdivision in order to further the orderly layout and use of land and insure proper 
legal descriptions and monumenting of subdivided land; and;  

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

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

• Prior to recordation of a final map. 

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

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

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

The conditions of approval for Tentative Subdivision Map Case Number WTM22-001 are attached 
to this staff report and will be included with the action order. 
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Site Plan 
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Plan 1 Floor Plan  

 

 

Plan 1 Contemporary Ranch Schematic Perspective 
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Plan 2 Floor plan 

 

 

Plan 2 Traditional Ranch Schematic Perspective 
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Plan 3 Floor Plan 

 

 

Plan 3 Rustic Ranch Schematic Perspective 
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Project Evaluation 

The applicant is requesting a special use permit to develop a continuum of care facility for seniors 
that will consist of a common open space commercial subdivision, necessitating a tentative 
subdivision map, on one parcel and a portion of another parcel, totaling 21.56 acres, to include 
136 lots located off Neighborhood Way.  The lot sizes will range in size from 2,004 SF to 2,400 
SF, with 10.42 acres of open space. The application also includes major grading.   

Continuum of Care Facilities, Seniors, is a commercial use type that is defined in WCC 
110.304.25(k) as follows: 

(k) Continuum of Care Facilities, Seniors. Continuum of care facilities for seniors use type 
refers to commercial establishments that provide housing, activities and twenty-four-hour 
skilled nursing or medical care to allow for adults to age in place. The number of continuum 
of care units and parking standards shall be determined through the special use permit 
process. All other development standards shall apply. Facilities may include independent 
living, assisted living, nursing care, hospice care, accessory housing for staff, and medical 
facilities and services for residents. 

As noted above, the continuum of care facility use type requires provision of “twenty-four-hour 
skilled nursing or medical care to allow for adults to age in place.” The applicant has indicated 
that the development will provide an emergency medical station, which will be located at the public 
entry of the Village Center and available 24 hours per day, 7 days a week.  The medical station 
will include a defibrillator, a fully stocked first aid kit, and a heart monitoring device.  The residents 
will also be offered the option to wear a 24/7 mobile emergency control device. The applicant 
contends that if a resident needs emergency assistance, they can reach onsite staff and/or their 
friends or family at the press of a button.  The applicant also states: “Staff will be provided basic 
medical and first aid training and will be available 24/7 to be at a resident's side should such an 
emergency call button be activated. In the event medical attention is needed, our staff will be able 
to assist the resident to communicate directly with the live medical professionals via Teledoc (or 
similar 24/7 medical service), or in the unfortunate event of a severe medical emergency, call 
911.”  The conditions of approval also require staff servicing the medical station to have completed 
and maintained Basic Life Support (BLS) certification.  The applicant indicates that they will not 
staff this facility with medical professionals, and will not provide in-home care, assisted living or 
memory care services as part of this operation.  The applicant states, “Independent living 
communities, such as ours, typically serve a much longer and healthier living period, often in 
excess of 10 years, are not staffed with medical professionals and are not able to provide this 
level of care.” 

The application includes the provision of a single story, 3,500 SF village center/recreation 
building, which will be located in the common area and provide an area for residents to gather.  
The village center/recreation building will include a fitness center, dog wash, bistro, activities room 
and common area, along with the HOA office. Other recreational amenities will be located outside 
the building and will include bocce ball and other lawn games.  The common area will be fully 
landscaped with a fully landscaped community-wide paseo trail system to provide access through 
the whole community.  The village center/recreation building will also have a range of social 
activities and programs for the residents with the goal of furthering long-term health and wellness. 
In addition, staff will arrange for on-going speakers on a range of health and wellness topics.  The 
application indicates that these amenities should provide the residents with the opportunity for 
social engagement and limit isolation.  

House Design and Amenities 

The site will be developed with 136 single family detached residences on the 21.56 acres.  The 
gross density is 6.3 units per acre with 4.67 acres of right-of-way and 10.42 acres of common 
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space.  The proposal is for three residential house plans and styles with 2 bedrooms or 2 
bedrooms and a den, with 2-car garages and 2 parking spaces in the driveway.  Additional parking 
spaces will be located throughout the site with the majority around the village center building.  The 
applicant states that there will be 90 additional spaces for guests.  The Continuum of Care Facility, 
Seniors, definition states: “The number of continuum of care units and parking standards shall be 
determined through the special use permit process.”  Staff is in agreement with the proposed 
number of units and parking spaces for this site.  The applicant is requesting zero lot line setbacks 
with a minimum 10 foot separation between structures. 

The residences will be one story with a cottage/ranch style design and include tile roof, lap and/or 
board and batten siding, stucco and covered patios.  The units will be built to accommodate 
seniors with zero thresholds, wider halls and doorways, support handles in the bathrooms and 
other bath amenities, along with motion censored lighting in appropriate locations and fire 
sprinklers in all units.  The applicant states that universal home design features will be utilized to 
help preserve a safe living environment for aging residents.  

The application is for a commercial continuum of care facility in which homes will be purchased 
in fee simple ownership.  The application contends that there is a need for seniors to be able to 
purchase a home instead of renting because of the continuing increase of housing costs.  The 
applicant states that, “allowing for fee simple ownership in a safe home with supportive services 
will enable seniors to live independently longer while maintain their financial savings.  The 
applicant recognizes that the senior population is growing with limited alternative housing options 
and opines that this facility will allow seniors to live in their own homes while receiving some 
continuum of care services.   

Site Characteristics 

The site is relatively flat with native shrubs and with a slight slope from the northwest to the 
southwest.  The North Spanish Springs Flood Detention Facility outlet channel is located along 
the eastern boundary of the site and Neighborhood Way. The property is located within an area 
targeted for senior housing and service needs. The recently approved Vintage at Spanish Springs, 
a 257-unit, four-story building continuum of care facility is located at the corner of Eagle Canyon 
and Neighborhood Way. Silverado Continuum of Care Community, a 157-unit continuum of care 
rental community was approved in 2002 and is located across Neighborhood Way from the site.  
Cascades of the Sierras, an assisted living and memory care facility is also located across 
Neighborhood Way. 

The parcel has a master plan land use designation of Commercial (C) as is the parcel to the south 
and the parcels across Neighborhood Way.  The parcel to the east is Open Space (OS) and is 
where the outlet channel is located.  The parcel to the north is Suburban Residential (SR), where 
the Eagle Canyon subdivision is located. 

The parcel’s regulatory zone is Neighborhood Commercial (NC) as is the parcel to the south and 
the parcels across Neighborhood Way.  The parcel to the east is Open Space (OS).  The parcel 
to the north is Medium Density Suburban Residential (MDS), where the Eagle Canyon subdivision 
is located. 

The facility is planned to be primarily located on a 20.75 acre parcel, APN: 532-032-05.  Some of 
the planned outdoor activities such as horseshoes, cornhole and a walking path, will be located 
on 0.81 acres of APN: 532-032-16, a portion of an 11 acre parcel.  Both parcels are owned by the 
same owner-- Spanish Springs Associates LP. There will be a pedestrian pathway to the outdoor 
activities from the main parcel, crossing Washoe County drainageway for the North Spanish 
Springs Flood Detention Facility (see the Site Plan, on page 4).  
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Landscaping 

The applicant is proposing to landscape according to commercial requirements per Article 412, 
Section 110.412.35. The applicant states, “All of the areas outside of the buildings and roadway 
infrastructure will be formally landscaped using trees, shrubs, decorative rock and artificial turf to 
conserve water.” The applicant further indicates that the private streets within the project will have 
trees every 50 linear feet. (See site plan, on page 4)  

Grading and Drainage 

The proposed grading of 55,000 cubic yards will be for importing fill for construction on the site. 
The amounts exceed the major grading threshold per 110.438.35.  The drainage of the site will 
consist of sheet flows from the buildings to the street into a system of gutters.  Onsite flows will 
be directed to the existing channel to the east.  This channel flows south toward Eagle Canyon 
Drive and ultimately to the Sparks Regional Detention Basin, North Truckee Drain and the 
Truckee River.  There is also a channel west of Neighborhood Way that discharges south of the 
project.  The existing drainways have the capacity to handle the proposed flows with no negative 
impacts to the adjacent or downstream properties, according to the applicant.  

Utilities 

Sewer service will be provided by Washoe County and water service by Truckee Meadows Water 
Authority (TMWA).  The site had been previously planned for a small scale commercial or medical 
office and the pipes have been stubbed to accommodate a higher sewer flow rate.  The site is 
anticipated to generate 24,660 gallons per day at peak flow.  The applicant indicates that there is 
sufficient capacity to serve the project.  In TMWA’s report, included with the application, it is 
indicated that there is adequate water supply and storage capacity for the project.  Other utilities, 
including power, gas and solid waste disposal are available in the area. 

Roadways and Traffic 

The site is located off Neighborhood Way, a two-lane arterial street with a center median and 
sidewalks on both sides.  The site will have three access points with the middle access as the 
primary entrance and the other two will be gated for emergency access only.  The internal roads 
will be private. 

The applicant states that the development will generate 301 average daily tips (ADT), with 10 AM 
peak hour trips and 27 PM peak hour trips.  The improvements will include signage and stripping.  
The overall traffic is not anticipated to have a significant impact to the area. 

Homeowner’s Association (HOA)  

The applicant has requested to create a common open space commercial subdivision with 136 
lots as a continuum of care facility, a commercial use type, which will require a business license. 
This is the first request in Washoe County for this type of use as a common open space 
commercial subdivision development. This request requires a guarantee that the homeowners 
will maintain the commercial use while owning their own homes.  The applicant states that an 
HOA will be established that will be governed by CC&Rs recorded against all real property in the 
Project and that “[t]he CC&Rs create deed restrictions on all housing units requiring compliance 
with COC features and obligating the HOA to provide COC services. The applicant has indicated 
that the HOA will obtain the business license for the commercial use, and opines that the CC&Rs 
will guarantee that the use type will be maintained. The CC&Rs will have age restrictions so that 
at least one resident in each residence will be a senior 62 years and older. 

The applicant further states that the HOA will “maintain and operate common area (e.g., 
landscaping, streets, open space, COC amenities such as the Village center clubhouse) and 
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provide COC services described in the application.”  The application (Exhibit E) provides further 
information on the HOA and the conditions of approval require the applicant to contact Washoe 
County concerning the HOA maintaining the business license.  

Area Plan Evaluation 

The subject parcel is located within the Spanish Springs Area Plan.  The following is/are the 
pertinent policies from the Area Plan: 

Relevant Area Plan Policies Reviewed 

Policy Brief Policy Description Complies Condition of Approval 

SS.1.5 Appendix C – Allowable Land 
Uses 

Yes Special Use permit required, which is 
covered by the tentative subdivision map 
application 

SS 15.1 Connect to community water 
service 

Yes  

SS 16.1 Connected to community sewer 
service 

Yes  

Reviewing Agencies 

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

Agency Sent to 
Review 

Responded Provided 
Conditions 

Contact  

Nevada Dept of 
Transportation (NDOT) 

☒ ☐ ☐  

Nevada Environmental 
Protection (NDEP) 

☒ ☐ ☐  

Nevada Dept. of Water ☒ ☒ ☐ Steve Shell, sshell@water.nv.gov 

Washoe County Parks & 
Open Spaces 

☒ ☒ ☐ Sophia Kirschenman, 
skirschenman@washoecounty.gov 

Washoe County Water 
Rights  

☒ ☒ ☒ Timber Weiss, 
tweiss@washoecounty.gov 

Washoe County 
Engineering 

☒ ☒ ☒ Robert Wimer, Tim Simpson & 
Mitch Fink; 
rwimer@washoecouty.gov,  
tsimpson@washoecouty.gov & 
mfink@washoecouty.gov 

Washoe County Sherriff ☒ ☐ ☐  

WCHD – Air Quality ☒ ☒ ☒ Genine Rosa; 
grosa@washoecounty.gov 

WCHD – Environment 
Health 

☒ ☒ ☒ James English; 
jenglish@washoecounty.gov 

WCHD- EMS ☒ ☐ ☐  

Truckee Meadows Fire 
Protection District 

☒ ☒ ☐ Brittany Lemon, blemon@tmfpd.us 

RTC Washoe ☒ ☐ ☐  

Washoe Storey 
Conservation District 

☒ ☒ ☐ Jim Schaffer, 
shafferjam51@gmail.com 

AT & T ☒ ☒ ☐ Cliff Cooper, cc2132@att.com 

NV Energy ☒ ☐ ☐  

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of 
Approval.  
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Staff Comment on Required Special Use Permits Findings 

WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following 
findings be made to the satisfaction of the Washoe County Planning Commission before granting 
approval of the request.  Staff has completed an analysis of the special use permit application 
and has determined that the proposal is in compliance with the required findings as follows. 

(a) Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Spanish Springs Area Plan. 

 Staff Comment: The application request is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Spanish Springs Area Plan. The Spanish 
Springs Area Plan, Table C-3 requires a special use permit for the commercial use type 
of Continuum of Care Facilities, Senior. 

(b) 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. 

 Staff Comment:  The grading will allow for the development of the site; for the construction 
of the village center/recreation building and 136 lots, and there are adequate services. 
The site has been planned for commercial uses and the infrastructure has been planned 
accordingly.  

(c) Site Suitability.  That the site is physically suitable for a continuum of care facilities, seniors 
use-type and for the intensity of such a development. 

 Staff Comment:  The site is relatively flat and is physically suitable for the use of continuum 
of care facilities, senior, which will have an overall low impact to the site and the 
surrounding areas, then originally planned with a commercial use. The grading will enable 
the site to be developed as a continuum of care facility with 136 lots. 

(d) 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:  The site is currently vacant and the proposed project is anticipated to 
have minimal impact to the surrounding area, then originally planned with a commercial 
use . Conditions of approval have been included to mitigate negative potential impacts. 
There are other continuum of care facilities, seniors in the area, although they are not 
developed as single-family residences on individual lots, as this application has proposed.  
The development will also provide more housing options for seniors and there is no 
indication that the proposed project will be significantly detrimental to public health, safety 
or welfare or injurious to adjacent properties. 

(e)  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 within the area of required notice for this 
special use permit; therefore, the project will have no effect on a military installation. 

Staff Comment on Required Tentative Subdivision Maps Findings 

WCC Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires that all of the 
following findings be made to the satisfaction of the Washoe County Planning Commission before 
granting approval of a tentative map request.  Staff has completed an analysis of the application 
and has determined that the proposal is in compliance with the required findings as follows. 
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(a) Plan Consistency.  That the proposed map is consistent with the Master Plan and any 
specific plan. 

 Staff Comment: Staff Comment: The proposed tentative map is consistent with the goals 
and policies of the Master Plan and the Spanish Springs Area Plan, as explained within 
the staff report. 

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

 Staff Comment: The proposed subdivision is consistent with the Master Plan and the 
Spanish Springs Area Plan, as explained within the staff report. 

(c) Type of Development. That the site is physically suited for the type of development 
proposed. 

 Staff Comment:  The site is relatively flat and physically suited for the proposed common 
open space commercial subdivision for a continuum of care facility consisting of 136 lots 
on 21.56 acres.   

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

 Staff Comment: The necessary utilities have been identified and are available and 
adequate in the area.  The proposed subdivision will meet the requirements of Article 702, 
Adequate Public Facilities Management System.   

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

 Staff Comment: The proposed improvements are not likely to cause substantial 
environmental damage or harm to endangered plants, wildlife, or their habitat. No rare or 
endangered animals or plants have been identified by the applicant and no agency 
comments were received noting any issues with fish or wildlife on the site, including NDEP.   

(f) Public Health. That the design of the subdivision or type of improvement is not likely to 
cause significant public health problems. 

Staff Comment: The design of the proposed common open space commercial subdivision 
for a continuum of care facility and type of improvements are not likely to cause significant 
public health problems.  This development will provide another type of housing opportunity 
for seniors. 

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

Staff Comment: The proposed development has taken all easements into consideration 
and those easements will be accommodated or relocated, as necessary.  The design of 
the subdivision should not conflict with the easements in regard to utility purposes or public 
access, etc.   

(h) Access. That the design of the subdivision provides any necessary access to surrounding, 
adjacent lands and provides appropriate secondary access for emergency vehicles. 

 Staff Comment: The proposed development roads will be private with the gated entrance 
access off Neighborhood Way.  There will be two gated emergency accesses to the 
development off Neighborhood Way.  There will be a pedestrian path to the adjacent 
parcel to the east where outdoor facilities are located. 
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(i) Dedications. That any land or improvements to be dedicated to the County is consistent 
with the Master Plan. 

 Staff Comment:  The proposed development will contain a private street that is not 
proposed for dedication as the site will be gated. Any public utilities beneath the proposed 
private roadway will be dedicated, as necessary, and easement rights will be provided.  

(j) Energy. That the design of the subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision. 

 Staff Comment: The development will be developed with building materials to allow for 
passive or natural heating and cooling opportunities. 

Recommendation 

After a thorough analysis and review, Special Use Permit Case Number WSUP22-0001 and 
Tentative Subdivision Map Case Number WTM22-001 are being recommended for approval with 
conditions. Staff offers the following motion for the Board’s consideration.  

Special Use Permit Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve with conditions Special Use Permit Case Number WSUP22-0001 for Silverado Homes 
NV Inc, with the conditions included as Exhibit A to this matter, having made all five findings in 
accordance with Washoe County Code Section 110.810.30:  

(a) Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Spanish Springs Area 
Plan; 

(b) 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; 

(c) Site Suitability.  That the site is physically suitable for continuum of care facilities, 
seniors and grading and for the intensity of such a development; 

(d) 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;  

(e) 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. 

Tentative Subdivision Map Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Tentative Subdivision Map Case Number WTM22-001 for Silverado Homes NV Inc, with 
the condition included as Exhibit A to this matter, having made all ten findings in accordance with 
Washoe County Code Section 110.608.25:  

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

WSUP22-0001 
& WTM22-001 

COC COTTAGES
14



Washoe County Planning Commission  Staff Report Date: March 17, 2022 

 

   
Special Use Permit Case Number WSUP22-0001 and Tentative Subdivision Map Case Number WTM22-001  

Page 15 of 15 
 

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

(c) Type of Development.  That the site is physically suited for the type of development 
proposed; 

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

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

(f) Public Health.  That the design of the subdivision or type of improvement is not likely 
to cause significant public health problems; 

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

(h) Access.  That the design of the subdivision provides any necessary access to 
surrounding, adjacent lands and provides appropriate secondary access for 
emergency vehicles; 

(i) Dedications.  That any land or improvements to be dedicated to the County is 
consistent with the Master Plan; and 

(j) Energy.  That the design of the subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision. 

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission, unless the action is appealed to the Washoe 
County Board of County Commissioners, in which case the outcome of the appeal shall be 
determined by the Washoe County Board of County Commissioners.  Any appeal must be filed in 
writing with the Planning and Building Division within 10 calendar days from the date the written 
decision is filed with the Secretary to the Planning Commission and mailed to the applicant. 

 

Applicant: Silverado Homes NV Inc; E-mail: gpeitzmeier@silveradohomes.com  

Property Owner: Spanish Springs Associates LP; E-mail: jesse@hawcoproperties.com  

Representatives: Wood Rodgers, Inc. E-mail: shuggins@woodrodgers.com  
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Conditions of Approval 
Special Use Permit Case Number WSUP22-0001 and Tentative 
Subdivision Map Case Number WTM22-001 (Continuum of Care Cottages) 

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

www.washoecounty.gov/csd/planning_and_development 

The project approved under Special Use Permit WSUP22-0001 and Tentative Subdivision Map 
Case Number WTM22-001 shall be carried out in accordance with the conditions of approval 
granted by the Planning Commission on April 5, 2022. Conditions of approval are requirements 
placed on a permit or development by each reviewing agency.  These conditions of approval may 
require submittal of documents, applications, fees, inspections, amendments to plans, and more. 
These conditions do not relieve the applicant of the obligation to obtain any other approvals and 
licenses from relevant authorities required under any other act. 

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

Compliance with the conditions of approval related to this special use permit and tentative 
subdivision map are 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 and tentative 
subdivision map may result in the institution of revocation procedures.   

Operational Conditions are subject to review by the Planning and Building Division prior to the 
renewal of a business license each year.  Failure to adhere to the Operational Conditions may 
result in the Planning and Building recommending that the business license not be renewed until 
conditions are complied with to the satisfaction of Washoe County. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
special use permit and tentative subdivision map should it be determined that a subsequent 
license or permit issued by Washoe County violates the intent of this approval.   

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

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

• Prior to recordation of a final map.

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.
Any conditions set by the Health District must be appealed to the District
Board of Health.
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STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

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

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

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

(c) The availability and accessibility of utilities; 

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

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

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

(g) The effect of the proposed subdivision on existing public streets and the need for new 
streets and highways to serve the subdivision; 

(h) Physical characteristics of the land such as floodplain, slope and soil;  

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

(j) The availability and accessibility of fire protection, including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 

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

Washoe County Planning and Building Division 

1. The following conditions are requirements of the Planning and Building Division, which shall 
be responsible for determining compliance with these conditions.  

Contact Name: Julee Olander, Planner, 775.328.3627, jolander@washoecounty.gov  

a. The applicant shall demonstrate substantial conformance to the plans approved as part of 
this tentative subdivision map. 

b. The subdivision shall be in substantial conformance with the provisions of Washoe County 
Development Code Article 604, Design Requirements, and Article 608, Tentative 
Subdivision Maps. 

c. Final maps and final construction drawings shall comply with all applicable statutes, 
ordinances, rules, regulations and policies in effect at the time of submittal of the tentative 
map or, if requested by the developer and approved by the applicable agency, those in 
effect at the time of approval of the final map. 
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d. In accordance with NRS 278.360, the sub-divider shall present to Washoe County a final 
map, prepared in accordance with the tentative map, for the entire area for which a 
tentative map has been approved, or one of a series of final maps, each covering a portion 
of the approved tentative map, and record the final map within four years after the date of 
approval of the tentative map or within twos year of the date of approval for subsequent 
final maps.  On subsequent final maps, that date may be extended by two years if the 
extension request is received prior to the expiration date.  

e. Final maps shall be in substantial compliance with all plans and documents submitted with 
and made part of this tentative map request, as may be amended by action of the final 
approving authority. 

f. All final maps shall contain the applicable portions of the following jurat: 

THE TENTATIVE MAP FOR WTM case number for map name WAS 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON DATE. 

THIS FINAL MAP, MAP NAME AND UNIT/PHASE #, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS, 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP, 
AND ALL CONDITIONS HAVE BEEN MET. 

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

THE NEXT FINAL MAP FOR <WTM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, OR AN 
EXTENSION OF TIME FOR THE TENTATIVE MAP MUST BE 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON OR BEFORE SAID DATE. 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS _____ DAY OF _____, 20____ BY THE 
PLANNING AND BUILDING DIRECTOR. THE OFFER OF DEDICATION 
FOR STREETS, SEWERS, ETC. IS REJECTED AT THIS TIME, BUT 
WILL REMAIN OPEN IN ACCORDANCE WITH NRS CHAPTER 278. 

_________________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR 
PLANNING AND BUILDING 
 

Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for <TM CASE NUMBER> APPROVED <denied> 
BY THE WASHOE COUNTY PLANNING COMMISSION ON <date>. [If 
the TM had been appealed to the BCC --- Add:] THE WASHOE COUNTY 
COMMISSION APPROVED THE TENTATIVE MAP ON APPEAL ON 
<date>. 
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THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS APPROVED 
AND ACCEPTED FOR RECORDATION ON <date of Planning and 
Building Director’s signature on first final map>. [Omit the following if 
second map.] THE MOST RECENTLY RECORDED FINAL MAP, 
<subdivision name and prior unit/phase #> FOR THIS TENTATIVE MAP 
WAS APPROVED AND ACCEPTED FOR RECORDATION ON <date of 
Planning and Building Director’s signature on most recent final map> [If 
an extension has been granted after that date – add the following]: A 
TWO YEAR EXTENSION OF TIME FOR THE TENTATIVE MAP WAS 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON <date of last Planning Commission action to extend the tentative 
map>. 

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

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

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

<Insert Merger and Re-subdivision option as applicable> 

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

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

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

NOTE 

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at the 
specific site and the Sheriff’s Office as well as the State Historic 
Preservation Office of the Department of Conservation and 
Natural Resources shall be immediately notified per NRS 
383.170. 
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h. The final map shall designate faults that have been active during the Holocene epoch of 
geological time, and the final map shall contain the following note: 

NOTE 

No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 

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

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

k. Failure to comply with the conditions of approval shall render this approval null and void. 

l. Construction work hours will be limited to 7am to 7pm Monday to Saturday. 

m. All landscaping, irrigation and screening shall be completely installed and shall satisfy the 
requirements as set forth in the Washoe County Development Code. 

n. The site will meet all commercial landscape requirements in accordance with Washoe 
County Code Article 412. 

o. The applicant shall re-vegetate all disturbed areas with a native seed mix and utilize an 
erosion control blanket with grass seed to the graded area as reviewed and approved by 
the Washoe Storey Conservation District and/or Washoe County Community Services 
Department, Parks Program. 

p. Any imported earthen materials shall be “certified weed free” in order to prevent the spread 
of noxious weeds within the county.  

q. An onsite noxious weeds management plan needs to be developed to ensure weed seeds 
do not impact other areas.  All native seed mixes shall be certified noxious weed free prior 
to its dispersal on the site. 

r. Each residence is a lot and the setbacks for each residence are: 0 feet on all sides and 
10 feet between structures; minimum lot size: 2,004 SF; and minimum lot width: 40 feet. 

s. The following setbacks are for the primary property, as measured from primary parcel 
boundary: Minimum lot sizes: 2,004 SF; Minimum Lot Width: 40 feet; Front Yard Setback 
10 feet; Side Yard Setback 5 feet; and Rear Yard Setback 10 feet. 

t. All staff on site who are responsible for staffing the medical station 24/7 will have a Basic 
Life Support (BLS) certification, through an accredited provider and shall maintain such 
certification.  

u. The facility will provide a fully equipped emergency medical station staffed 24/7 near the 
ground floor entry for quick access to emergency medical personnel.  The emergency 
medical station shall contain, at a minimum, a defibulator, a fully-stocked first aid kit, and 
a heart monitoring device. Additionally, staff will be able to connect to 24/7 online and on 
call to medical professionals that can assist and advise for medical issues. 

v. The facility will provide all residents with the option of having a 24/7 mobile monitoring 
type device, they can carry with them while on the property.  
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w. The homeowner’s association (HOA) is required to obtain and maintain a business license 
for the life of the commercial establishment and subdivision and contact Washoe County 
Community Development concerning any request for changes to the business license for 
the continuum of care facility.  

x. The applicant and any successors shall direct any potential purchaser/operator of the site 
and/or the administrative permit to meet with Planning and Building to review conditions 
of approval prior to the final sale of the site and/or the administrative permit.  Any 
subsequent purchaser/operator of the site and/or the administrative permit shall notify 
Planning and Building of the name, address, telephone number, and contact person of the 
new purchaser/operator within 30 days of the final sale. 

y. The applicant must notify all homeowners that the site is a commercial use and is 
dependent on the HOA maintaining a business license throughout the life of the continuum 
of care facility and subdivision. 

z. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs, 
shall be submitted to Planning and Building staff for review and subsequent forwarding to 
the District Attorney for review.  The final CC&Rs shall be signed and notarized by the 
owner(s) and submitted to Planning and Building with the recordation fee prior to the 
recordation of the final map.  The CC&Rs shall require all phases and units of the 
subdivision approved under this tentative map to be subject to the same CC&Rs. Washoe 
County shall be made a party to the applicable provisions of the CC&Rs to the satisfaction 
of the District Attorney’s Office.  Said CC&Rs shall specifically address the potential for 
liens against the properties and the individual property owners’ responsibilities for the 
funding of maintenance, replacement, and perpetuation of the following items, at a 
minimum:  

1. Maintenance of public access easements, common areas, and common open 
spaces.  Provisions shall be made to monitor and maintain, for a period of three (3) 
years regardless of ownership, a maintenance plan for the common open space 
area.  The maintenance plan for the common open space area shall, as a minimum, 
address the following: 

a. Vegetation management; 

b. Debris and litter removal; 

c. Fire access and suppression; and 

2. All drainage facilities and roadways not maintained by Washoe County shall be 
privately maintained and perpetually funded by the homeowners association. 

3. All open space identified as common area on the final map shall be privately 
maintained and perpetually funded by the homeowners association.  The deed to 
the open space and common area shall reflect perpetual dedication for that purpose.  
The maintenance of the common areas and related improvements shall be 
addressed in the CC&Rs to the satisfaction of the District Attorney’s Office.   

4. The project, if adjacent to undeveloped land shall maintain a fire fuel break of a 
minimum 30 feet in width until such time as the adjacent land is developed. 

5. All outdoor lighting on buildings and streets within the subdivision shall be down-
shielded. 

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

7. Mandatory solid waste collection. 

8. One occupant of the residences will be 62 years or old. 

aa. The common open space owned by the homeowners association shall be noted on the 
final map as “common open space” and the related deed of conveyance shall specifically 
provide for the preservation of the common open space in perpetuity.  The deed to the 
open space and common area shall reflect perpetual dedication for that purpose.   

Washoe County Engineering and Capital Projects – General Land Development and 
Grading Standards (County Code 110.438)  

2. The following conditions are requirements of the Washoe County Engineering and Capital 
Projects Division which shall be responsible for determining compliance with these 
conditions. 

 Contact Name:  Robert Wimer, P.E.  775.328.2059, rwimer@washoecounty.gov  

a. Final maps and final construction drawings shall comply with all applicable statutes, 
ordinances, rules, regulations, and policies in effect at the time of submittal of the 
tentative map or, if requested by the developer and approved by the applicable agency, 
those in effect at the time of approval of the final map. 

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

c. The developer shall provide written approval from the U.S. Postal Service (USPS) 
concerning the installation and type of mail delivery facilities. The system, other than 
individual mailboxes, must be shown on the project construction plans and installed as 
part of the onsite improvements. 

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

e. All open space shall be identified as common area on the final map. A note on the final 
map shall indicate that all common areas shall be privately maintained and perpetually 
funded by the Homeowners Association.  The maintenance of the common areas shall 
also be addressed in the CC&Rs to the satisfaction of the District Attorney’s Office. 

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

g. Any easement documents recorded for the project shall include an exhibit map that 
shows the location and limits of the easement in relationship to the project. 

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

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

j. A design level geotechnical investigation with fault study shall be provided with the 
submittal of each final map. 
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k. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access 
easements in accordance with Washoe County Code Article 438. 

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

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

 Contact Name:  Robert Wimer, P.E.  775.328.2059, rwimer@washoecouty.gov  

a. The conditional approval of this tentative map shall not be construed as final approval of 
the drainage facilities shown on the tentative map. Final approval of the drainage facilities 
will occur during the final map review. 

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

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

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

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

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

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

h. Maintenance access and drainage easements shall be provided for all existing and 
proposed drainage facilities.  All drainage facilities located within Common Area shall be 
constructed with an adjoining minimum 12-foot wide all-weather access road.   

Washoe County Engineering and Capital Projects – Street Design Standards (County Code 
110.436) 

4. The following street design conditions are requirements of the Washoe County Engineering 
and Capital Projects, which shall be responsible for determining compliance with these 
conditions. 

 Contact Name: Mitchell Fink, P.E. 775.328.2050, mfink@washocounty.gov  

a. All roadway improvements necessary to serve the project shall be designed and 
constructed to County standards and specifications and/or financial assurances in an 
appropriate form and amount shall be submitted. 

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

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

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

f. Appropriate curve warning signs and/or a lower speed limit shall be determined and 
posted on all horizontal roadway curves that do not meet the standard Washoe County 
25-mile per hour design speed. 

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

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

FOR PRIVATE STREETS (County Code 110.436): 

i. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the 
satisfaction of the District Attorney’s Office and the County Engineer that Washoe County 
will not assume responsibility for maintenance of the development’s private street system 
or accept the streets for dedication to Washoe County unless the streets meet those 
Washoe County standards in effect at the time of the offer of dedication. 

j. Adequate snow storage easements shall be identified on the final plat. 

k. Proposed landscaping and/or fencing along street rights-of-way and within median 
islands shall be designed to meet AASHTO sight distances and safety guidelines. A 
minimum vertical clearance of 13.5 feet shall be maintained over all private streets, and 
no tree shall overhang the curb of any public street. 

l. If the Engineering and Capital Projects Division does not inspect the subdivision 
improvements, prior to release of any financial assurances for the private improvements, 
the development shall provide the Engineering and Capital Projects Division with a letter 
prepared by a civil engineer licensed in the State of Nevada, certifying that the private 
improvements have been constructed in accordance with the approved plans. 

m. Provide an analysis to determine the minimum onsite stacking length, with the minimum 
being 50- feet, and an adequately sized turnaround outside the gate is required prior to 
any security gate. Vehicle stacking at a gate shall not back up into the adjacent street 
right-of-way. 

Washoe County Engineering and Capital Projects – Utilities (County Code 422 & Sewer 
Ordinance) 

5. The following utility conditions are requirements of Washoe County Engineering and Capital 
Projects Division, which shall be responsible for determining compliance with these 
conditions. 

Contact Name: Tim Simpson, P.E., 775.954.4648, tsimpson@washoecounty.gov  

a. The applicant shall conform to all conditions imposed by intergovernmental agreements 
required to provide sewer service to the subject project, and, if required, be a party to any 
such agreements. 
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b. All fees shall be paid or deferred in accordance with Washoe County Ordinance prior to the 
approval of each final map. 

c. Improvement plans shall be submitted and approved by CSD prior to approval of the final 
map.  They shall be in compliance with Washoe County Design Standards and be designed 
by a Professional Engineer licensed to practice in the State of Nevada. 

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

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

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

g. The sanitary sewer collection system must be offered for dedication to Washoe County 
along with the recordation of each final map. 

h. Easements and real property for all sanitary sewer collection systems and appurtenances 
shall be in accordance with Washoe County Design Standards and offered for dedication 
to Washoe County along with the recordation of each final map.  

i. A master sanitary sewer report for the entire tentative map shall be prepared and 
submitted by the applicant's engineer at the time of the initial submittal for the first final 
map which addresses: 

a. the estimated sewage flows generated by this project, 

b. projected sewage flows from potential or existing development within tributary 
areas, 

c. the impact on capacity of existing infrastructure,  

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

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

j. No Certificate of Occupancy will be issued until all the sewer collection facilities necessary 
to serve each final map have been completed, accepted and engineer prepared as-built 
drawings are delivered to the utility.  As-built drawings must be in a format acceptable to 
Washoe County. 

k. No permanent structures (including rockery or retaining walls, building’s, etc.) shall be 
allowed within or upon any County maintained utility easement. 

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

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

n. The developer will be responsible to fund the design and construction of major 
infrastructure such as pump structures, controls, telemetry and appurtenances, lift 
stations, force mains, sewer mains, interceptor and wastewater treatment facilities 
necessary to accommodate the project. However, the actual design will be the 
responsibility of the CSD. Prior to initiation of design the Developer shall pay the estimated 
design costs to Washoe County. The CSD may either provide such design in-house, or 
select an outside consultant. When an outside consultant is to be selected, the CSD and 
the Developer shall jointly select that consultant. 
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o. The CSD shall reserve the right to over-size or realign the design of infrastructure to 
accommodate future development as determined by accepted engineering calculations.  
Funding shall be the responsibility of Washoe County.  Washoe County shall either 
participate monetarily at the time of design and/or shall credit an appropriate dollar amount 
to the Developer at the time of recordation of the subdivision map. 

Washoe County Health District- Air Quality 

6. The following conditions are requirements of the Health District, which shall be responsible 
for determining compliance with these conditions.  The District Board of Health has jurisdiction 
over all public health matters in the Health District.  Any conditions set by the Health District 
must be appealed to the District Board of Health.   

Contact Name:  Genine Rosa, Environmental Engineer II, 775. 784.7204, 
grosa@washoecounty.gov  

a. Dust Control Permit will be required prior to breaking ground, failure to do so may result 
in enforcement action resulting in a Notice of Violation with associated fines. For Dust 
Control Permit questions call AQMD at 775-784-7200 or 
visit www.OurCleanAir.com.  Link to application:  Dust Control Permit Application  

Washoe County Health District- Environmental 

7. The following conditions are requirements of the Health District, which shall be responsible 
for determining compliance with these conditions.  The District Board of Health has jurisdiction 
over all public health matters in the Health District.  Any conditions set by the Health District 
must be appealed to the District Board of Health.   

Contact Name:  James English, Environmental Health Specialist Supervisor, 775. 
328.2610, jenglish@washoecounty.gov  

a. Pool and spa plans must be submitted with clubhouse building permits or delays in 
approval may occur.   

Truckee Meadows Fire Protection District 

8. The following condition is a requirement of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with this condition.  

Contact Name: Brittany Lemon, Fire Captain, 775.326.6079, blemon@tmfpd.us  

a. This project shall meet and comply with all requirements of currently adopted TMFPD fire 
codes, ordinances, and standards at the time of construction to include infrastructure for 
fire apparatus access roads and water supply. https://tmfpd.us/fire-code/    

b. The minimum road width shall be 26 feet where fire hydrants are located on a fire 
apparatus access roads.  

Washoe County Water Management Planner Coordinator 

9. The following conditions are requirements of Washoe County Water Management Planner 
Coordinator, who shall be responsible for determining compliance with these conditions.   

Contact Name:  Timber Weiss, P.E., 775.954.4626, tweiss@washoecounty.gov  

a. The project must be constructed based on TMWA water service. 

 
*** End of Conditions *** 
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From: Rosa, Genine
To: Olander, Julee
Subject: Tentative Map Case Number WTM22-001 (COC Cottages)
Date: Thursday, January 20, 2022 7:36:32 AM

Dust Control Permit will be required prior to breaking ground, failure to do so may
result in enforcement action resulting in a Notice of Violation with associated
fines. For Dust Control Permit questions call AQMD at 775-784-7200 or
visit www.OurCleanAir.com.   
Link to application:  Dust Control Permit Application 

P.S. – Please be sure to click the link below and sign up to receive air quality news, updates, public
notices and more via e-mail.

Genine Rosa
Environmental Engineer II | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.gov | O: (775) 784-7204 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512

*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

www.OurCleanAir.com | Subscribe to get Air Quality Updates!

Please take our customer satisfaction survey by clicking here
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From: Rosa, Genine
To: Olander, Julee
Subject: Tentative Map Case Number WTM22-001 (COC Cottages)
Date: Thursday, January 20, 2022 7:36:32 AM

Dust Control Permit will be required prior to breaking ground, failure to do so may
result in enforcement action resulting in a Notice of Violation with associated
fines. For Dust Control Permit questions call AQMD at 775-784-7200 or
visit www.OurCleanAir.com.   
Link to application:  Dust Control Permit Application 
 
 
P.S. – Please be sure to click the link below and sign up to receive air quality news, updates, public
notices and more via e-mail.
 
Genine Rosa
Environmental Engineer II | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.gov | O: (775) 784-7204 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512
 
*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.
 
www.OurCleanAir.com | Subscribe to get Air Quality Updates!
 
 

 
Please take our customer satisfaction survey by clicking here
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From: GORDON, BRYSON
To: Olander, Julee
Cc: COOPER, CLIFFORD E
Subject: Washoe County Planning - January Agency Review Memo I
Date: Wednesday, January 19, 2022 8:14:56 AM
Attachments: January Agency Review Memo I.pdf

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

Hello Julee,
AT&T review of requested applications.
Tentative Map Case Number WTM22-001 (COC Cottages) - AT&T has no conflict with proposed plan.
 
Thank you,
 
Bryson Gordon
MGR OSP PLNG & ENGRG DESIGN
AT&T NEVADA
ROW Office: 775-683-5223
Cell: 775-343-6655
E-mail: bg1853@att.com
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COMMUNITY SERVICES DEPARTMENT 
Planning and Building 


1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.6133 


www.washoecounty.gov 


 
 


Application Review Memorandum 


 
 
 
 
 
 
 


To: Reviewing Agencies 


Subject: Applications Submitted January 2022 – Memo I 


From: Planning and Building Division 
Community Services Department 


____________________________________________________________________________ 
 


Agency Review Process 


Each project application received through the Planning and Building Division is sent to applicable agencies for 
review and analysis.  Each agency is responsible for providing comments and/or conditions for the applications 
to the Planning and Building Division.  Relevant agency comments will be included in the staff report and 
agency conditions will be incorporated as Conditions of Approval. 


Comments and Conditions are requested according to the above-noted schedule and may be submitted to the 
staff planner listed for each case. 


Project Descriptions:  Project descriptions are provided below with links to the applications, or you may visit 
the Planning and Building Division Applications’ website and choose the correct Commission District page: 
www.washoecounty.gov/csd/planning_and_development/applications/index.php 
 
 


 
1. Master Plan Amendment Case Number WMPA22-0001 and Regulatory Zone Amendment Case 


Number WRZA22-0001 (Donovan) –  


(1) For hearing, discussion, and possible action to approve a master plan amendment to redesignate four 
parcels totaling 144.83 acres from Rural to Suburban. 


(2) For hearing, discussion, and possible action to approve a regulatory zone amendment to redesignate 
the same four parcels from General Rural to Low Density Suburban zoning pending approval of 
WMPA22-0001. 


• Applicant: Christy Corporation, LTD 


• Property Owner: Donovan Land LLC 


Agency Comments and Conditions Due as Follows: 


#1 – #5 – Agency Comments and Conditions Due – January 26, 2022 


#6 – Agency Comments and Conditions Due – February 2, 2022 


#7 – Agency Comments and Conditions Due – February 3, 2022 


The following case is tentatively scheduled to be heard by  


#1 –  Planning Commission – March 1, 2022 



http://www.washoecounty.gov/csd/planning_and_development/applications/index.php

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2022/Files/WMPA.WRZA22-0001_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2022/Files/WMPA.WRZA22-0001_app.pdf





 


 


• Location: 11600 Pyramid Way Sparks, NV 89441 


• Assessor’s Parcel Number(s) and 
Sizes: 


534-591-01 (49.49 ac), 534-591-02 (45.34 ac),  
534-591-03 (5 ac), 534-591-05 (45 ac) 


• Parcel Size: 144.83 acres 


• Existing Master Plan Category: Rural 


• Proposed Master Plan Category: Suburban 


• Existing Regulatory Zone: General Rural 


• Proposed Regulatory Zone: Low Density Suburban 


• Area Plan: Spanish Springs 


• Development Code: Authorized in Article 820, Amendment of Master Plan and 
Article 821, Amendment of Regulatory Zone 


• Commission District: 4 – Commissioner Hartung 


• Staff: Courtney Weiche, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3608 


• E-mail: cweiche@washoecounty.gov  


 
 


2. Master Plan Amendment Case Number WMPA22-0002 and Regulatory Zone Amendment Case 
Number WRZA22-0002 (Palomino Farms)  –  


(1) For hearing, discussion, and possible action to approve an amendment to the Warm Springs Area 
Plan and the Warm Springs Specific Plan to change the master plan category on several parcels of 
land by concentrating all areas of commercial master plan designations adjacent to Pyramid 
Highway and to increase the amount of area of commercial master plan area by approximately 12.3 
acres and to reduce the area of Suburban Residential master plan area by approximately 12.3 acres. 


(2) For hearing, discussion, and possible action to approve an amendment to the Warm Springs 
Regulatory Zone Map to change the regulatory zone on several parcels of land by concentrating 
General Commercial regulatory zone and Parks and Recreation regulatory zone along Pyramid 
Highway, by eliminating approximately 12.3 acres of Public and Semi-Public Facilities regulatory 
zone and by increasing the area of General Commercial regulatory zone by approximately 12.3 
acres. 


• Applicant / Property Owner: Palomino Farms, Attn: Michael Benjamin 


• Location: On both the north and south sides of Whiskey Springs 
Road, beginning at Pyramid Highway on the west, and 
continuing approximately two miles to the east 


• Assessor’s Parcel Number(s): 077-090-03, 070-090-07, 077-090-13, 077-090-14, 077-090-
15, 077-340-04, 077-340-05, 077-340-44, 077-340-45 


• Parcel Size: ± 1144.6 acres (total) 


• Existing Master Plan Category: Suburban Residential (SR, ±890.35 acres), Rural Residential 
(RR,  ±235.41 acres), Commercial (C, ±18.82 acres) 


• Proposed Master Plan Category: Suburban Residential (SR, ±878.04 acres), Rural Residential 


The following case is tentatively scheduled to be heard by  


#2 – Planning Commission – March 1, 2022 



mailto:cweiche@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2022/Files/WMPA22-0002.WRZA22-0002_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2022/Files/WMPA22-0002.WRZA22-0002_app.pdf





 


 


(RR,  ±235.43 acres), Commercial (C, ±31.11 acres) 


• Existing Regulatory Zone: Low Density Suburban (LDS, 1 dwelling per acre, ±867.83 
acres), General Rural (GR, 1 dwelling per 40 acres, ±235.41 
acres), General Commercial (GC, ±18.82 acres), Public and 
Semi Public Facilities (PSP, ±12.29 acres), Parks and 
Recreation (PR, ±10.24 acres) 


• Proposed Regulatory Zone: Low Density Suburban (LDS, 1 dwelling per acre, ±867.83 
acres), General Rural (GR, 1 dwelling per 40 acres, ±235.40 
acres), General Commercial (GC, ±31.11 acres), Parks and 
Recreation (PR, ±10.24 acres) 


• Area Plan: Warm Springs 


• Development Code: Authorized in Article 820, Amendment of Master Plan and 
Article 821, Amendment of Regulatory Zone 


• Commission District: 5 – Commissioner Herman 


• Staff: Roger Pelham, MPA, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3622 


• E-mail: rpelham@washoecounty.gov  


 
 


 
3. Master Plan Amendment Case Number WMPA22-0003 and Regulatory Zone Amendment Case 


Number WRZA22-0003 (Chocolate Drive)  –  


(1) For hearing, discussion, and possible action to approve a master plan map amendment to 
redesignate one parcel totaling 45.51 acres from Suburban Residential (SR) to Urban Residential 
(UR).  


(2) For hearing, discussion, and possible action to approve a regulatory zone on one parcel totally 45.51 
acres from Medium Density Suburban (MDS) to Medium Density Urban (MDU). 


• Applicant / Property Owner: Chocolate Group, LLC 


• Location: 0 Gepford Parkway 


• Assessor’s Parcel Number(s): 502-250-09 


• Parcel Size: 45.51 Acres 


• Existing Master Plan Category: Suburban Rural (SR) 


• Proposed Master Plan Category: Urban Residential (UR) 


• Existing Regulatory Zone: Medium Density Suburban (MDS) 


• Proposed Regulatory Zone: Medium Density Urban (MDU) 


• Area Plan: Sun Valley 


• Development Code: Authorized in Article 820, Amendment of Master Plan and 
Article 821, Amendment of Regulatory Zone 


• Commission District: 3 – Commissioner Jung 


• Staff: Chris Bronczyk, Planner 
Washoe County Community Services Department 


The following case is tentatively scheduled to be heard by  


#3 –  Planning Commission – March 1, 2022 



mailto:rpelham@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_three/2022/Files/WMPA22-0003.WRZA22-0003_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_three/2022/Files/WMPA22-0003.WRZA22-0003_app.pdf





 


 


Planning and Building Division 


• Phone: 775-328-3612 


• E-mail: cbronczyk@washoecounty.gov  


 
 


 
4. Master Plan Amendment Case Number WMPA22-0005 (Reno SOI – Rollback Verdi) – For hearing, 


discussion, and possible action to approve a resolution initiating and adopting an amendment to the 
Washoe County Master Plan for the purpose of assigning Washoe County master plan land use 
designations on 2 parcels that have been removed from the City of Reno’s Sphere of Influence and 
returned to Washoe County’s jurisdiction. The subject properties will be assigned the Washoe County 
Master Plan Designation of Industrial (I) on APNs 038-181-01 and 038-172-14, totaling 27.9 acres. 


• Applicant: Washoe County 


• Property Owner: Riverview Estates Properties LLC 


• Location: 10355 Mogul Rd, Reno, NV 89523 


• Assessor’s Parcel Number(s) and 
Parcel Size: 


038-181-01 (1.865 ac), 038-172-14 (26.03 ac) 


• Parcel Size: 27.98 acres 


• Master Plan Category: Mixed Employment (ME) – City of Reno 


• Regulatory Zone: N/A 


• Area Plan: N/A 


• Development Code: Authorized in Article 820, Amendment of Master Plan 


• Commission District: 5 – Commissioner Herman 


• Staff: Courtney Weiche, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3608 


• E-mail: cweiche@washoecounty.gov  


 
 


 
5. Tentative Map Case Number WTM22-001 (COC Cottages) – For hearing, discussion, and possible 


action to approve a tentative subdivision map to allow a continuum of care development as a common 
open space subdivision on ±21.56 acres for 136  condominium lots, ranging sizes from 2,004 SF to 
2,400 SF.  The applicant is also requesting to grade 55,000 CY of material. 


• Applicant: Silverado Homes NV, Inc. 


• Property Owner: Spanish Springs Associates LP 


• Location: Across from 401 Neighborhood Way 


The following case is tentatively scheduled to be heard by  


#4 –  Planning Commission – March 1, 2022 


The following case is tentatively scheduled to be heard by  


#5 –  Planning Commission – March 1, 2022 
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mailto:cweiche@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2022/Files/WTM22-001_app.pdf





 


 


• Assessor’s Parcel Number(s): 532-032-05 & portion of 532-032-16 


• Parcel Size: 20.75 & .081 


• Master Plan Category: Commercial 


• Regulatory Zone: Neighborhood Commercial 


• Area Plan: Spanish Springs 


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


• Commission District: 4 – Commissioner Hartung 


• Staff: Julee Olander, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3627 


• E-mail: jolander@washoecounty.gov   


 
 


 
6. Tentative Parcel Map Case Number WTPM22-0002 (Lakeshore Blvd) – For hearing, discussion, and 


possible action to approve a tentative parcel map dividing a 2.3 acre parcel into 3 parcels, all three 
parcels will be 33,396 SF. 


• Applicant/Property Owner: Casey & Jamie Jannson 


• Location: 451 Lakeshore Blvd 


• Assessor’s Parcel Number(s): 123-250-09 


• Parcel Size: 2.3 acres 


• Master Plan Category: Tahoe 


• Regulatory Zone: TA_ CB 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 606, Parcel Maps 


• Commission District: 1 – Commissioner Hill 


• Applicant/Property Owner: Casey & Jamie Jannson 


• Location: 451 Lakeshore Blvd 


• Staff: Julee Olander, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3627 


• E-mail: jolander@washoecounty.gov   


 
 


 


The following case is tentatively scheduled to be heard by  


#6 –  Parcel Map Review Committee – March 10, 2022 


The following case is tentatively scheduled to be heard by  


#7 –  Internal Review – February 24, 2022 



mailto:jolander@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2022/Files/WTPM22-0002_app.pdf
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7. Detached Accessory Dwelling Case Number WDADAR22-0001 (O’Neal Detached Accessory 
Dwelling) – For possible action by the Washoe County Director of Planning and Building to approve an 
administrative review permit for a detached accessory dwelling of 1130 square feet on a parcel of land 
with a main dwelling of 6714 square feet. 


• Applicant / Property Owner: O’Neal Family Trust 


• Location: 11090 Thomas Creek Road, approximately 350 feet south 
of its intersection with Palmira Drive. 


• Assessor’s Parcel Number(s): 044-391-27 


• Parcel Size: ± 18.13 acres 


• Master Plan Category: Rural Residential 


• Regulatory Zone: High Density Rural 


• Area Plan: Southwest Truckee Meadows 


• Development Code: Authorized in Article 306, Accessory Uses and Structures 


• Commission District: 2 – Commissioner Lucey 


• Staff: Julee Olander, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3627 


• E-mail: jolander@washoecounty.gov   


 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2022/Files/WDADAR22-0001_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2022/Files/WDADAR22-0001_app.pdf
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328.3600 
FAX (775) 328.3699 

 
 
 
Date: January 31, 2022 
 
To: Julee Olander, Planner 
 
From: Robert Wimer, P.E., Licensed Engineer 
 
Re: COC Cottages Subdivision TM22-001 (136 Lots) 
 
GENERAL PROJECT DISCUSSION   
 
Washoe County Engineering staff has reviewed the above referenced application.  The proposed project 
consists of a 136-unit continuum of care cottages subdivision and is located on approximately 21.56 acres 
on Neighborhood Way, approximately 1,650 feet north of the intersection of Eagle Canyon Drive and 
Neighborhood Way.  The parcel numbers include the following: 532-032-05 and 532-032-16.  The 
Engineering and Capital Projects Division recommends approval subject to the following comments and 
conditions of approval, which supplement applicable County Code and are based upon our review of the 
site and the tentative map application prepared by Wood Rodgers, Inc.   

Sanitary sewer service will be provided by Washoe County. 
 
For questions related to sections below, please see the contact name provided. 
 
Washoe County Engineering and Capital Projects – General Land Development and Grading 
Standards (County Code 110.438)  
 
1. The following conditions are requirements of the Washoe County Engineering and Capital Projects 

Division which shall be responsible for determining compliance with these conditions. 
 Contact Name:  Robert Wimer, P.E.  (775) 328-2059 
 

a. Final maps and final construction drawings shall comply with all applicable statutes, ordinances, 
rules, regulations, and policies in effect at the time of submittal of the tentative map or, if 
requested by the developer and approved by the applicable agency, those in effect at the time of 
approval of the final map. 

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

c. The developer shall provide written approval from the U.S. Postal Service (USPS) concerning the 
installation and type of mail delivery facilities. The system, other than individual mailboxes, must 
be shown on the project construction plans and installed as part of the onsite improvements. 

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

e. All open space shall be identified as common area on the final map. A note on the final map shall 
indicate that all common areas shall be privately maintained and perpetually funded by the 
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Subject: COC Cottages Subdivision TM22-001 (136 Lots) 
Date: January 26, 2022 
Page: 2 
 

 

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

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

g. Any easement documents recorded for the project shall include an exhibit map that shows the 
location and limits of the easement in relationship to the project. 

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

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

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

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

 
Washoe County Engineering and Capital Projects – Flood Hazards (County Code 110.416), Storm 
Drainage Standards (County Code 110.420), and Storm Water Discharge Program (County Code 
110.421 
 
2. The following conditions are requirements of the Washoe County Engineering and Capital Projects 

Division which shall be responsible for determining compliance with these conditions. 
 Contact Name:  Robert Wimer, P.E.  (775) 328-2059 
 

a. The conditional approval of this tentative map shall not be construed as final approval of the 
drainage facilities shown on the tentative map. Final approval of the drainage facilities will occur 
during the final map review. 

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

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

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

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

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

g. A note on the final map shall indicate that all drainage facilities not maintained by Washoe County 
shall be perpetually maintained by a homeowner's association.  The maintenance and funding of 
private drainage facilities shall also be addressed in the CC&Rs to the satisfaction of the District 
Attorney's Office. 
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Subject: COC Cottages Subdivision TM22-001 (136 Lots) 
Date: January 26, 2022 
Page: 3 
 

 

h. Maintenance access and drainage easements shall be provided for all existing and proposed 
drainage facilities.  All drainage facilities located within Common Area shall be constructed with an 
adjoining minimum 12-foot wide all-weather access road.   

 
Washoe County Engineering and Capital Projects – Street Design Standards (County Code 110.436) 
 
3. The following street design conditions are requirements of the Washoe County Engineering and Capital 

Projects, which shall be responsible for determining compliance with these conditions. 
 Contact Information:  Mitchell Fink, P.E. (775) 328-2050 
 

a. All roadway improvements necessary to serve the project shall be designed and constructed to 
County standards and specifications and/or financial assurances in an appropriate form and 
amount shall be submitted. 

b. Street names shall be reviewed and approved by the Regional Street Naming Coordinator. 
c. Proposed landscaping and/or fencing along street rights-of-way and within median islands shall be 

designed to meet American Association of State Highway and Transportation Officials (AASHTO) 
sight distances and safety guidelines. No tree shall overhang the curb line of any public street. 

d. An Encroachment and Excavation Permit shall be obtained from Washoe County Engineering and 
Capital Projects Division for any utilities or other encroachments/excavations constructed within 
existing County roadways/right-of-ways. 

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

f. Appropriate curve warning signs and/or a lower speed limit shall be determined and posted on all 
horizontal roadway curves that do not meet the standard Washoe County 25-mile per hour design 
speed. 

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

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

FOR PRIVATE STREETS (County Code 110.436): 
i. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the satisfaction of 

the District Attorney’s Office and the County Engineer that Washoe County will not assume 
responsibility for maintenance of the development’s private street system or accept the streets for 
dedication to Washoe County unless the streets meet those Washoe County standards in effect at 
the time of the offer of dedication. 

j. Adequate snow storage easements shall be identified on the final plat. 
k. Proposed landscaping and/or fencing along street rights-of-way and within median islands shall 

be designed to meet AASHTO sight distances and safety guidelines. A minimum vertical 
clearance of 13.5 feet shall be maintained over all private streets, and no tree shall overhang the 
curb of any public street. 
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Subject: COC Cottages Subdivision TM22-001 (136 Lots) 
Date: January 26, 2022 
Page: 4 
 

 

l. If the Engineering and Capital Projects Division does not inspect the subdivision improvements, 
prior to release of any financial assurances for the private improvements, the development shall 
provide the Engineering and Capital Projects Division with a letter prepared by a civil engineer 
licensed in the State of Nevada, certifying that the private improvements have been constructed 
in accordance with the approved plans. 

m. Provide an analysis to determine the minimum onsite stacking length, with the minimum being 50- 
feet, and an adequately sized turnaround outside the gate is required prior to any security gate. 
Vehicle stacking at a gate shall not back up into the adjacent street right-of-way. 

 
Washoe County Engineering and Capital Projects – Utilities (County Code 422 & Sewer Ordinance) 
 
4. The following utility conditions are requirements of Washoe County Engineering and Capital Projects 

Division, which shall be responsible for determining compliance with these conditions. 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 

 
a. The applicant shall conform to all conditions imposed by intergovernmental agreements required to 

provide sewer service to the subject project, and, if required, be a party to any such agreements. 
b. All fees shall be paid or deferred in accordance with Washoe County Ordinance prior to the approval 

of each final map. 
c. Improvement plans shall be submitted and approved by CSD prior to approval of the final map.  They 

shall be in compliance with Washoe County Design Standards and be designed by a Professional 
Engineer licensed to practice in the State of Nevada. 

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

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

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

g. The sanitary sewer collection system must be offered for dedication to Washoe County along with 
the recordation of each final map. 

h. Easements and real property for all sanitary sewer collection systems and appurtenances shall be 
in accordance with Washoe County Design Standards and offered for dedication to Washoe County 
along with the recordation of each final map.  

i. A master sanitary sewer report for the entire tentative map shall be prepared and submitted by the 
applicant's engineer at the time of the initial submittal for the first final map which addresses: 
a. the estimated sewage flows generated by this project, 
b. projected sewage flows from potential or existing development within tributary areas, 
c. the impact on capacity of existing infrastructure,  
d. slope of pipe, invert elevation and rim elevation for all manholes, 
e. proposed collection line sizes, on-site and off-site alignment, and half-full velocities. 
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Subject: COC Cottages Subdivision TM22-001 (136 Lots) 
Date: January 26, 2022 
Page: 5 
 

 

j. No Certificate of Occupancy will be issued until all the sewer collection facilities necessary to serve 
each final map have been completed, accepted and engineer prepared as-built drawings are 
delivered to the utility.  As-built drawings must be in a format acceptable to Washoe County. 

k. No permanent structures (including rockery or retaining walls, building’s, etc.) shall be allowed within 
or upon any County maintained utility easement. 

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

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

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

o. The CSD shall reserve the right to over-size or realign the design of infrastructure to accommodate 
future development as determined by accepted engineering calculations.  Funding shall be the 
responsibility of Washoe County.  Washoe County shall either participate monetarily at the time of 
design and/or shall credit an appropriate dollar amount to the Developer at the time of recordation 
of the subdivision map. 
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From: Lemon, Brittany
To: Olander, Julee
Cc: Way, Dale
Subject: WTM22-001 (COC Cottages) Conditions of Approval
Date: Wednesday, January 19, 2022 11:35:59 AM
Attachments: image001.png

Hi Julee,
 
“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes,
ordinances, and standards at the time of construction to include infrastructure for fire apparatus
access roads and water supply.”
https://tmfpd.us/fire-code/.
 
Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall be 26
feet.  
(I saw a lot of dimensions listed as 24 feet and wanted to make sure they were aware).
 
Thank you!
 
 

Brittany Lemon
Fire Captain - Fire Prevention | Truckee Meadows Fire & Rescue
blemon@tmfpd.us | Office: 775.326.6079 | Cell: 775.379.0584
3663 Barron Way, Reno, NV 89511

”Committed to excellence, service, and the protection of life and property in our community”
 

WSUP22-0001 
& WTM22-0001 

EXHIBIT B
37

mailto:BLemon@tmfpd.us
mailto:JOlander@washoecounty.gov
mailto:DWay@tmfpd.us
https://tmfpd.us/fire-code/
mailto:blemon@tmfpd.us

s OF SERVICE

50 YEAR:





From: English, James
To: Olander, Julee; Rubio, Wesley S; Kelly, David A
Subject: RE: WTM22-001 COC Cottages
Date: Thursday, February 3, 2022 2:31:16 PM
Attachments: image009.png

image010.png
image011.png
image012.png
image013.png

Only major comment is recommend Pool and Spa Plans be submitted with clubhouse building
permits or delays in approval may occur. 
 
Regards,
Jim
 
James English, REHS, CP-FS
Environmental Health Specialist Supervisor | Environmental Health Services | Washoe County Health District
jenglish@washoecounty.gov | (775) 328-2610 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512
 

WashoeEats.com
 
Questions about COVID-19 Vaccines in Washoe County?  Visit our website at
Covid19Washoe.com for information.
 

From: Olander, Julee <JOlander@washoecounty.gov> 
Sent: Thursday, February 3, 2022 2:17 PM
To: English, James <JEnglish@washoecounty.gov>; Rubio, Wesley S <WRubio@washoecounty.gov>;
Kelly, David A <DAKelly@washoecounty.gov>
Subject: RE: WTM22-001 COC Cottages
 
Conditions/comments??
 
 

Please tell us how we did by taking a quick survey 
Julee Olander
Planner, Planning & Building Division | Community Services Department
jolander@washoecounty.gov | Direct Line: 775.328.3627

My working hours: Monday-Friday 8:00 am to 4:30 pm

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512
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From: Steve Shell
To: Olander, Julee
Subject: RE: January Agency Review Memo I
Date: Wednesday, January 19, 2022 3:32:36 PM
Attachments: image001.png

image002.png
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image004.png
image005.png

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

LOL. No I do not. We do not put conditions on proposals typically. Not unless extremely warranted.
My understanding is that the proposal is to turn the pit into residential lots.
I guess I could add the following:
 
The lands of the proposed project lie within the Truckee Meadows Water Authority service area. Any
water used on the described lands should be provided by an established utility or under permit
issued by the State Engineer’s Office.
 
All waters of the State belong to the public and may be appropriated for beneficial use pursuant to
the provisions of Chapters 533 and 534 of the Nevada Revised Statutes (NRS), and not otherwise.
 
Any water or monitor wells, or boreholes that may be located on either acquired or transferred
lands are the ultimate responsibility of the owner of the property at the time of the transfer and
must be plugged and abandoned as required in Chapter 534 of the Nevada Administrative Code.  If
artesian water is encountered in any well or borehole it shall be controlled as required in NRS §
534.060(3).
 
Municipal water service is subject to Truckee Meadows Water Authority rules and regulations and
approval by the Office of the State Engineer regarding water quantity and availability.
 
A Will Serve from Truckee Meadows Water Authority and mylar map of the proposed project must
be presented to the State Engineer for approval and signed through his office prior to development.
 
 
As of June 1, 2021, the Office of the State Engineer is open to the public. Please call 684-2800 upon arrival and a
representative will come down to escort you to our office. Please be aware that only a limited number of clients are allowed
on the floor at any given time. The State of Nevada requires that a mask be worn at all times regardless of vaccination status.
 
Steve Shell
Nevada Division of Water Resources
775-684-2836
 

From: Olander, Julee <JOlander@washoecounty.gov> 
Sent: Wednesday, January 19, 2022 3:23 PM
To: Steve Shell <sshell@water.nv.gov>
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901 S. Stewart Street, Suite 2002 • Carson City, Nevada 89701 • p: (775) 684-2800 • f: (775) 684-2811 • water.nv.gov 

 
 

 

 STATE OF NEVADA 
Department of Conservation and Natural Resources 

Steve Sisolak, Governor 
Bradley Crowell, Director 

Adam Sullivan, P.E., State Engineer 

Nevada Division of 

WATER RESOURCES 
 

 

 

March 21, 2022 
 
To: Chris Bronczyk 

Washoe County Community Services Department 
Planning and Building Division 
1001 East 9th Street 
Reno, NV 89512 
 

Re:  Comments on 21212-T 
 
Name:  Continuum of Care Cottage Community 
 
County:  Washoe County – Spanish Springs, Pyramid Highway and Eagle Canyon Drive 
 
Location: A portion of Sections 34 & 35, Township 21 North, Range 20, East, MDB&M. 
  
Plat: Tentative: Oner-hundred-thirty-six (136) lots, common areas, and rights-of-way totaling 

approximately 21.56 acres and being Washoe County Assessor’s Parcel Numbers 532-032-
05 and 532-032-16. 

 
Water Service  
Commitment  
Allocation:  No water has been allocated for this project. No estimate of demand is available. 
 
Owner-  Spanish Springs Associates, LP 
Developer: 550 West Plumb Lane, Suite B 

Reno, NV 89509 
 
Engineer: Wood Rodgers, Inc. 

1361 Corporate Boulevard 
Reno, NV 89502 
 

Water  
Supply:  Truckee Meadows Water Authority 
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Washoe County Community Services Department 
Planning and Building Division 
March 21, 2022 
Page 2 
 
General: There are no active water rights appurtenant to the described lands in this proposed 

project. The lands of the proposed project lie within the Truckee Meadows Water 
Authority service area. Any water used on the described lands should be provided by an 
established utility or under permit issued by the State Engineer’s Office. 

 
All waters of the State belong to the public and may be appropriated for beneficial use 
pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised Statutes (NRS), 
and not otherwise. 
 
Any water or monitor wells, or boreholes that may be located on either acquired or 
transferred lands are the ultimate responsibility of the owner of the property at the time 
of the transfer and must be plugged and abandoned as required in Chapter 534 of the 
Nevada Administrative Code.  If artesian water is encountered in any well or borehole it 
shall be controlled as required in NRS § 534.060(3). 
 
Municipal water service is subject to Truckee Meadows Water Authority rules and 
regulations and approval by the Office of the State Engineer regarding water quantity and 
availability. 

 
A Will Serve from Truckee Meadows Water Authority and mylar map of the proposed 
project must be presented to the State Engineer for approval and signed through his 
office prior to development. 

Action:  Approval of Continuum of Care Cottage Community will be based on acceptance of Water 
Will Serve by Truckee Meadows Water Authority. 

  
 
       Best regards, 
 

Steve Shell 
      
Steve Shell 

      Water Resource Specialist II 
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Subject: RE: January Agency Review Memo I
 

WARNING - This email originated from outside the State of Nevada. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Steve,
Do you have any conditions for WTM22-001.  It appears that your email is just comments on the
water rights.
Thanks,
 
 

Please tell us how we did by taking a quick survey 
Julee Olander
Planner, Planning & Building Division | Community Services Department
jolander@washoecounty.gov | Direct Line: 775.328.3627

My working hours: Monday-Friday 8:00 am to 4:30 pm

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

   

 
Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
 

From: Steve Shell <sshell@water.nv.gov> 
Sent: Wednesday, January 19, 2022 2:34 PM
To: Weiche, Courtney <CWeiche@washoecounty.gov>
Subject: FW: January Agency Review Memo I
 

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

There are seven active water rights appurtenant to the described lands in this proposed
project.  Permits 69861, 69862, 69863, 69864, 69865, 69866, & 69867 with a Total
Combined Duty of 173.73 acre-feet (56,610,094.23 gallons) annually. Any water used on
the described lands should be provided by an established utility or under permit issued by
the State Engineer’s Office.  All waters of the State belong to the public and may be
appropriated for beneficial use pursuant to the provisions of Chapters 533 and 534 of the
Nevada Revised Statutes (NRS), and not otherwise.  Any water or monitor wells, or
boreholes that may be located on either acquired or transferred lands are the ultimate
responsibility of the owner of the property at the time of the transfer and must be plugged
and abandoned as required in Chapter 534 of the Nevada Administrative Code.  If artesian
water is encountered in any well or borehole it shall be controlled as required in NRS §
534.060(3).
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https://protect-us.mimecast.com/s/L714C73zRZsWANBRS2vb-S?domain=linkprotect.cudasvc.com
https://protect-us.mimecast.com/s/h2BBC82AVZTw6qykCE0UPG?domain=twitter.com
https://protect-us.mimecast.com/s/VFMJC9rBWZhYkqwOtQdOj2?domain=facebook.com
https://protect-us.mimecast.com/s/Aas-C0RpKZIrGBAyCpPxqE?domain=linkprotect.cudasvc.com
mailto:sshell@water.nv.gov
mailto:CWeiche@washoecounty.gov


 
 
As of June 1, 2021, the Office of the State Engineer is open to the public. Please call 684-2800 upon arrival and a
representative will come down to escort you to our office. Please be aware that only a limited number of clients are allowed
on the floor at any given time. The State of Nevada requires that a mask be worn at all times regardless of vaccination status.
 
Steve Shell
Nevada Division of Water Resources
775-684-2836
 

From: Kerfoot, Lacey <LKerfoot@washoecounty.gov> 
Sent: Tuesday, January 18, 2022 10:20 AM
To: Steve Shell <sshell@water.nv.gov>
Subject: January Agency Review Memo I
 

WARNING - This email originated from outside the State of Nevada. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Good morning,
 
Please find the attached Agency Review Memo I with cases received in January by the Washoe
County Community Services Department, Planning and Building Division. You've been asked to
review the applications for Items 1, 2 and 5. The item descriptions and links to the applications are

provided in the memo. Comments are due by January 26th.
 
Please remember to send any agency review responses/comments directly to the Planner for the
case, rather than replying to me.
 
Note: A physical copy of Item #5 – Tentative Subdivision Map for WTM22-001 (COC Cottages) is
being mailed along with the required check (image attached). For future items, do you still need me
to mail a physical copy of the application? Or can I simply mail the payment?
 
Regards,
 

Lacey Kerfoot
Office Support Specialist, Planning & Building Division | Community Services Department
lkerfoot@washoecounty.gov | Direct Line: 775.328.3606
My working hours: Monday-Friday 7:00am to 3:30pm

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

   

Have some kudos to share about a Community Services Department employee or experience?
Submit a Nomination
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From: Kirschenman, Sophia
To: Olander, Julee
Subject: Parks Comments Re: WTPM22-0002
Date: Wednesday, February 2, 2022 8:33:02 AM
Attachments: Outlook-rpwmsp0a.png

Outlook-gsnlldfz.png
Outlook-mtdyb5bk.png
Outlook-lwg4ssfs.png
Outlook-wkqdjgcs.png

Hi Julee, 

I have reviewed WTPM22-0002 (Lakeshore Blvd.) on behalf of Washoe County Regional Parks
and Open Space and have no comments or conditions. 

Thank you, 

Sophia Kirschenman
Park Planner | Community Services Department
775.328.3623 | 1001 E. 9th Street, Reno, NV 89512

My working hours: Monday-Friday 8 am to 5 pm​

Please consider the environment before printing this e-mail. 
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COMMUNITY SERVICES 
 

 
 

 
1001 E. 9th. St., Building A 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

 

 
 

1001 E. 9TH Street, Reno, Nevada 89512 

January 20, 2022 
 
TO:  Julee Olander, Planner, CSD, Planning & Development Division  
 
FROM: Timber Weiss, Licensed Engineer, CSD 
 
SUBJECT: Tentative Map Case Number WTM22-001 (COC Cottages) 
 
Project description: 
  
The applicant is proposing to approve a tentative subdivision map to allow a continuum of care 
development as a common open space subdivision on ±21.56 acres for 136 condominium lots, 
ranging sizes from 2,004 SF to 2,400 SF. 
 
The property is located at 5250 Melarkey Way, Assessor’s Parcel Number: 150-250-07. 
 
The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 
 
Comment: The application indicates that Municipal water service will be provided by the 
Truckee Meadows Water Authority (TMWA). The application does not mention a current 
TMWA discovery. 
  
Recommend approval with the condition that the project must be constructed based on TMWA water 
service. 
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COMMUNITY SERVICES DEPARTMENT 
Regional Parks and Open Space 

1001 EAST 9TH STREET 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.3699 

 

TO:  Julee Olander, Planner 
 
FROM:  Sophia Kirschenman, Park Planner   
 
DATE:  February 2, 2022 
 
SUBJECT: Tentative Map Case Number WTM22-001 (COC Cottages) 
 
 
I have reviewed the application for case number WTM22-001 on behalf of the Washoe County 
Regional Parks and Open Space Program (Parks Program) and prepared the following comments: 
 
If approved, this tentative subdivision map would allow for a common open space development 
for a continuum of care facility. As part of the project, 55,000 cubic yards of fill material are 
proposed to be imported to the subject site. The proposed development would be located along 
Neighborhood Way, near the intersection of Neighborhood Way and Eagle Canyon Dr. in Spanish 
Springs. The site is located in close proximity to the existing Eagle Canyon Park and Desert Winds 
Park. Given these considerations, the Parks Program requires the following condition of approval.  
 

1. All fill material shall be “certified weed free” to prevent the spread of noxious and invasive 
weeds.  
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1. Pebble Creek - 83 lots approved & remaining

2. Harris Ranch - 610 lots approved & remaining

3. Donovan Ranch/Shadow Ridge - 390 lots approved & 136 lots remaining

4. Sugarloaf – 119 approved & remaining

5. Blackstone – 161 lots approved & remaining

6. Eagle Canyon IV – 527 lots approved & 205 lots remaining

7. Broken Hill- 170 lots approved & remaining

8. Eagle Canyon Ranch – 465 lots approved & 0 lots remaining

9. Pyramid Ranch -61 lots approved & 61 lots remaining

10. Sonoma Highlands – 2,510 lots approved & 2,510 lots remaining

11. Tierra de Sol- 107 lots approved & 0 lots remaining

12. Stonebrook – 2,135 lots approved & 2,135 lots remaining

13. Cimarron- 811 lots approved & 0 lots remaining

14. Wingfield Springs- 2,564 lots approved & 443 lots remaining

15. Foothills at Wingfield Springs – 2,260 lots approved & 246 lots remaining

16. Wyndam Hills/The Highlands – 299 lots approved & 0 lots remaining

17. Upper Highlands at Cimarron – 251 lots approved & 0 lots remaining

Proposed 

Development 

1 

2 

3 

4 

6 

9 

8 

7 

10 

12 
13 

14 
15 

16 
17 

5 
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Washoe County Development Application 

Your entire application is a public record. If you have a concern about releasing 
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information Staff Assigned Case No.: 

ProjectName:
Continuum of Care Cottage Community

Project A common open space commercial subdivision and special use permit to allow the subdivision of 21.56 
Description: acres into 136 unit continuum of care cottage units, for sale, with 10.42 acres of common open space. The 

proposed project offers a housing type specifically designed to support long term needs for seniors. 

Project Address: 0 Neighborhood Way, Washoe County 
Project Area (acres or square feet): 21.56 acres 
Project Location (with point of reference to major cross streets AND area locator): 

Approximately 1,650 feet north of the intersection of Eagle Canyon Drive and Neighborhood Way. 

Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreage: 
532-032-05 20.75 

a portion of 532-032-16 0.81 
Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). 

Applicant Information (attach additional sheets if necessary) 

Property Owner: 

Name: Spanish Springs Associates LP 
Address: 550 W. Plum Lane, Ste B 
Reno, NV Zip: 89509

Phone: 775-425-4422 Fax: 
Email: jesse@hawcoproperties.com 
Cell: Other: 

Contact Person: Jesse Haw 
Applicant/Developer: 

Name: Silverado Homes NV Inc 
Address: 5525 Kietzke Lane 

Reno, NV Zip: 89511

Phone: 775-333-5620 Fax: 
Email: gpeitzmeier@silveradohomes.com 
Cell: Other: 
Contact Person: Greg Peitzmeier 

Professional Consultant: 

Name: Wood Rodgers, Inc 
Address: 1361 Corporate Blvd 
Reno, NV 

Phone: 775-823-5258

Zip: 89502

Fax: 
Email: shuggins@woodrogers.com 
Cell: Other: 

Contact Person: Stacie Huggins 
Other Persons to be Contacted: 

Name: 
Address: 

Zip: 
Phone: Fax: 
Email: 
Cell: Other: 
Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 

December 2018 
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Continuum of Care Cottage Community 
Common Open Space Commercial Subdivision  

Project Description 

 

1 

Project Description  
 
Introduction 
For decades, the choices afforded to seniors were extremely limited with “active adult” communities serving 
younger (55+) fully independent and active early retirees, while end of care support was offered by traditional 
multi-story lodge facilities primarily delivering assisted and memory care support. As seniors are increasingly 
living longer, many well into their 90’s, these limited options have failed to serve the “missing middle” for 
seniors needing long-term Continuum of Care support. 
 
Seniors have many hurdles in finding housing that supports their long term needs, such as finances, safety, and 
health and wellness.  When a senior is given the opportunity to age in a safe home environment with programs 
that augment and support the social and financial needs, seniors are able to age successfully in place in their 
community with friends and family nearby. 
 
Looking first at the financial aspect, seniors are living longer today. Most seniors, given the appropriate safe 
home and community support, can live independently from their 70’s well into their 90’s. By contrast, the 
assisted living/memory care component of a continuum of care community typically serves a much shorter 2-5 
year end of care cycle. Senior’s nest eggs are heavily funded through the sale of their long-term home where 
they raised their families. The cost of lodge type living is typically in the $5,000-$8,000 per month range. This 
cost could deplete the seniors nest egg in only a few years. The proposed project fulfills the missing middle, the 
largest in number and age duration, by allowing for fee simple ownership in a safe home with supportive 
services. This ownership would maintain or grow the seniors nest egg, allowing them to live for decades 
independently, thus saving the nest egg for the final stage of the continuum of care journey. Thus, if a higher 
level of end of care is needed, the availability of a full assisted/memory care lodge is available in their 
community enabling residents to stay connected with family and friends. 
 
Equally important, a housing choice that safely supports the needs of the aging senior. Virtually all housing 
choices, including the senior’s current home and active adult type communities, do not provide a safe aging 
environment. The proposed project will address and provide “universal living design features” such as: zero 
threshold entries and shower stalls, wider doorways and hallways, kitchen workspaces at convenient heights, 
smoke detectors / fire sprinklers, motion activated lighting controls, hand holds/grab bars, non-slip flooring and 
technology based communication such as life alert pendant for quick response to senior needs. The community 
will be based around a paseo trail network that links homes to each other, as well as all the community 
amenities, including the Village Center, community gardens, dog park and gathering areas within the community 
that create connections to the rear patio/courtyards of the cottage homes. These trails also foster strong social 
interaction between seniors and create a true sense of community.  
 
Finally, another prime element of the “missing middle” continuum of care arena is appropriate health and 
wellness services. The project will provide services that fit between active adult and fully assisted living lodge 
type programs. Active adult communities provide activities such as golf, tennis, pickleball, bicycle clubs and the 
like. Lodges provide higher levels of assistance to a much older and frail senior such as personal assistance with 
dressing, bathing, restroom visits, medication management, and wheelchair transport.  These services are 
expensive and not needed by the senior in the mid-point of the continuum of care life span. The project’s HOA 
will both own and maintain all of the common area facilities and will provide services that match the needs of 
seniors to maintain a healthy, safe lifestyle. 
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Continuum of Care Cottage Community 
Common Open Space Commercial Subdivision & Special Use Permit 

2 

 
In compliance with the continuum of care designation, the HOA shall provide a fully equipped emergency 
medical station available 24/7 near a public entry of the Village Center for quick access to emergency medical 
personnel. Additionally, staff will be able to connect 24/7 online and on call to medical professionals that can 
assist and advise for medical issues. The project will provide all residents with the option of having a 24/7 mobile 
monitoring device they can carry with them while on the property. 
 
In addition, the HOA will provide balance/strength classes in the Village Center and weather permitting water 
aerobics to help maintain physical well being and minimize the prospects of serious falls. 
 
Providing maintenance and service for landscaping, gutter cleaning, changing ceiling lights and smoke 
detectors/batteries which in combination with the universal home design features presented help preserve a 
safe living environment to aging residents. 
 
Lack of social engagement and isolation can rapidly cause a consequential decline in physical health, and 
thereby the HOA will offer a full range of social activities and programs at the Village Center, which when 
combined with the closely connected design of the community and its on-site amenities will promote the long-
term wellbeing of our residents. 
 
Finally, to facilitate transportation, especially for many residents who can and should no longer drive, both on 
and offsite transportation both for social outings as well as the full range of medical appointments in the area 
facilities shall be provided by the HOA. 
 
These features, combined with the community and social benefits, encourage seniors to spend more time on 
what is important: family, friends, and hobbies, while having piece of mind that whatever happens tomorrow, 
there will be a place to call home within a community that cares, not only for them, but about them. 
 
Location 
The project site is within unincorporated Washoe County, in the Spanish Springs area. The project site includes 
Washoe County Assessor Parcel Number (APN) 532-032-05 and a portion of APN 532-032-16. The site is 
generally located approximately ½ mile northwest of the intersection of Eagle Canyon Road and Pyramid Way 
Highway, within the Spanish Springs Area Plan/Spanish Springs Suburban Character Management Area. The site 
is vacant with existing infrastructure located on the western boundary of the site within Neighborhood Way.  
 
The site is bordered by an existing assisted living lodge and vacant land to the west, vacant land to the south, 
single-family residential development to the north and single family residential and the North Spanish Springs 
Flood Detention Facility Outlet Channel to the east (Refer to Vicinity Map, Assessor’s Parcel Map and Site Aerial 
in Section 3 of this submittal packet). 
 
Site Background 
The project site was originally planned to provide commercial and medical services to the growing community. 
However, with other large commercial centers constructed south of the project area in the City of Sparks, the 
need for commercial/medical services within this area has decreased. At the same time, the region has been 
experiencing an aging population and a housing shortage as the population continues to increase with very few 
alternatives between traditional single-family homes, multi-family and assisted living facilities. This new 
community will support other previously approved Continuum of Care facilities in the area by providing seniors 
with yet another option for independent living in a home like environment but with the convenience of not 
having to maintain a yard and with access to a number of supportive care elements.  
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Continuum of Care Cottage Community 
Common Open Space Commercial Subdivision & Special Use Permit 
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Washoe County Master Plan and Zoning 
According to Washoe County mapping, the current master plan designation is split into Commercial (C) and 
Open Space (OS) which conforms with the current respected zoning designations of Neighborhood Commercial 
(NC) and Open Space (OS). (Refer to Section 3 of the submittal packet for Zoning and Master Plan Maps). The 
proposed land use is conforming with the current zoning designations and is allowed within the SSAP with the 
approval of a Special Use Permit (SUP). 
 

ADJACENT PROPERTY DESCRIPTION 
 Land Use 

Designation 
Zoning Use 

North SR MDS Single-Family Detached 
South C NC Vacant Land 
East OS/S OS/MDS North Spanish Springs Flood Detention Facility Outlet 

Channel/Single Family Detached 
West  C NC Continuum of Care Facilities (Cascades of the Sierra/future 

Silverado Continuum of Care Facility)  
 
Site Characteristics 
The entire parcel is nearly flat with a slight slope from the northwest to the southeast with no steep slopes. The 
North Spanish Springs Flood Detention Facility Outlet Channel extends along the eastern boundary of the main 
parcel and Neighborhood Way extends along the western boundary of the site. Neighborhood Way is a two-lane 
arterial street with a median and turn lanes, existing landscaping, and sidewalks on both sides. An existing 
intersection along Neighborhood Way will provide access to the site.  
 
Although some of the site has been graded by past activities, the site is generally undisturbed and characterized 
by native vegetation consisting primarily of native shrubs, sagebrush, and grasses. Several utilities, drainage, and 
trail easements are located throughout the site (Refer to Site Aerial in Section 3 of this submittal packet). 
 
Proposed Use/HOA/CC&R’s 
By definition, the continuum of care facilities are commercial operations. To ensure the project operates in a 
commercial capacity in perpetuity, the applicant will be creating a separate HOA entity to own and maintain all 
of the projects common area and facilities, and to provide the continuum of care services to the residents. In 
addition, the HOA entity will maintain with the County the continuum of care commercial business license, and 
the project will be subject to and will incorporate CC&R’s which will include the following mandatory provisions.  
Washoe County would review and verify the final CC&R language includes the following provisions prior to the 
first final map recording.   
 

1. Homeowners Association (Association) Related Services. 
In order to conform with the Washoe County requirements for Silverado Village to meet the needs of 
older adults to maintain independence and to enhance the quality of their lives through the provision of 
continuum of care services, the Association shall provide the following: 
 
A fully equipped emergency medical station available 24/7 near a ground floor entry of the Village 
Center for a quick access for emergency medical personnel. Additionally, staff will be able to connect 
24/7 online and on call to medical professions that can assist and advise for medical issues. The project 
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will provide all residents with the option of having a 24/7 mobile monitoring device they can carry with 
them while on the property. 
 
The Association will provide balance/strength classes in the Village Center and weather permitting water 
aerobics. To provide maintenance and service for landscaping, gutter cleaning, changing ceiling lights 
and smoke detector/batteries. In addition, social activities and programs in the Village Center will be 
provided to promote social engagement among the residents. 
 
To facilitate transportation, both on and offsite transportation both for social outings and visits to area 
medical appointments will be made available to residents. 

 
2. Homeowners Association (HOA) Business License. 

In order to conform with the Washoe County requirement for the Continuum of Care commercial 
operation the Association shall, at all times, maintain the business license for its continued operation, 
which shall be in accordance with the Continuum of Care related services provided by paragraphs 1-6 
herein. 
 

3. HOA Funding Requirements. 
The Board shall have the power and the duty to levy Regular Assessments and Special Assessments 
sufficient to meet the Association's obligations under the Governing Documents and applicable law.  The 
Board’s duty to levy Assessments pursuant to this Section shall include the obligation to determine and 
fully fund the estimated total annual contribution to the Association’s annual operating funds necessary 
to perform the services described in Paragraph 1, above. In addition, the Board shall fully fund the 
estimated total annual contribution to the Association’s reserve funds that is necessary to defray the 
cost to repair, replace, restore, or maintain the components inventory in the reserve study prepared 
pursuant NRS 116.31152, during and at the end of their useful life, after subtracting total reserve funds 
as of the date of the study. 
 

4. NRS Enforcement Rights.  
In addition to all appliable provisions of NRS 116 et seq. and NAC 116.500 et seq. the commission, as 
defined by NAC 116.030 shall expressly have the right to enforce the Board’s duties to comply with all 
Washoe County requirements for providing the services described in paragraph 1, pursuant to NAC 
116.405.8.(a). 
 
 

5. County Amendment Protection Rights. 
The provisions of paragraphs 1-4 and 5 herein, and any other provision of this Declaration which relates 
to County conditions of approval for the Subdivision Map, may not be amended without the prior 
written consent of the County, with a copy of such written approval attached to the recorded 
amendment. 
 

6. Minimum Resident Age Requirement. 
 All residences must be occupied by at least one resident at least 62 years of age. In addition, the 

Association and all residents within the Development shall comply with the requirements of the Housing 
for Older Persons Act of 1995, 46 USC 3601, and Department of Housing and Urban Development 
Regulations 24 CRF Part 100.  
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Project Request 
The current request is to develop a 136 unit common open space commercial subdivision with a Special Use 
Permit (SUP) to develop a Continuum of Care cottage community as defined in Washoe County Development 
Code and permitted within the Neighborhood Commercial (NC) zoning designation in the Spanish Springs Area 
Plan. Consistent with common open space requirements, the proposed project includes a mix of unit sizes with 
approximately 10.42 acres (48%) of common open space maintained by the Homeowners Association (HOA), or 
equivalent. As a commercial common open space development, each “lot” is intended to accommodate a home 
so a variation of setbacks to allow zero foot setbacks on all sides is also requested. This concept makes the 
homeowner responsible for only the building with all yards and amenities owned and maintained by the 
commercial entity.  
 
In addition to the commercial subdivision element, a special use permit is needed to determine the number of 
units and parking requirements for the project. It is worth noting that the project is comparable to the density 
and intensity of the adjacent COC facilities and conforms with the current zoning designations.  
 
The request is summarized as follows: 

• A Commercial Subdivision Map and Special Use Permit to permit development of a 136-unit continuum 
of care cottage community on 21.56 ± acres through the Common Open Space Development Standards.  

 
Common Open Space Commercial Subdivision Details 
This continuum of care community is specifically designed for seniors who want to live in a place that feels like a 
traditional neighborhood but with on-site support that changes as individual needs change while also offering 
financial sustainability.  
 
In order to achieve a more traditional neighborhood environment, the project proposes a mix of lot/unit sizes 
with reduced setbacks, a Village Center/recreation area, private streets, and common open space throughout. In 
addition, in accordance with Washoe County Code requirements, this neighborhood will also offer 24 hour 
medical response as noted previously through the CC&R discussion. 
 
Through the Common Open Space Commercial Subdivision standards, lot sizes and lot widths can be modified. 
As designed, and previously discussed, the proposed project is designed in a traditional sense but with the home 
being the lot, which limits the homeowner’s responsibility to the structure while the Homeowners Association 
(HOA), or equivalent, is responsible for, and maintains, all of the common areas and common amenities.   
 
In accordance with Article 110.406.05 of the Washoe County Development Code, and through the Common 
Open Space Development, the applicant is requesting a reduction to the front, side, and rear yard setbacks. The 
standard minimum yard setbacks associated with NC are reflective of the standard minimum lot size of 10,000 
square feet. Through this Commercial Common Open Space subdivision, the setbacks would be more reflective 
of a smaller lot design such as the High Density Suburban (HDS) zoning lot size standards.  
 
Minimum lot sizes, widths and setbacks for the subdivision are proposed as follows: 
Minimum Lot Size: 2,004± square feet  
Minimum Lot Width: 40 feet 
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Minimum Setbacks (as measured from primary parcel boundary): 
Front Yard Setback = 10 feet 
Side Yard Setback =   5 feet   
Rear Yard Setback = 10 feet 
 
**It should be noted that the project is designed so that each home is considered the “lot”, therefore, individual 
lot setbacks are proposed to be 0 foot on all sides with a minimum of 10 feet between structures.  Additionally, 
all homes will be setback 20 feet from the curb to the garage door to accommodate a 2 car driveway. 

 
House Design 
As designed, the proposed cottage community will include units ranging in size offering 2 bedroom units and 2 
bedroom plus den units. Each unit will include a 2 car garage. The units are designed to be single story with a 
warm and inviting cottage/ranch appearance with tile roof, lap and/or board and batten siding, stucco and 
covered patio’s (refer to Colored Building Elevations in Section 3 of this submittal packet).  
 
All units will be designed with livable design features incorporated. These include by example zero threshold (no 
step) unit entries, wider halls and doorways to accommodate those with walkers and wheelchairs, cabinetry that 
can be easily modified to accommodate disabilities, appropriate backing and supports for support bars in 
bathrooms, zero step showers with seats and dual controls, motion censored lighting in appropriate locations, as 
well as fire sprinklers in all units. 
 
Common Areas 
A total of 15.09 acres (70%) of the project will be dedicated to common area/landscape. This includes 
approximately 10.42 acres dedicated to common open space and the Village Center/Recreation Area, plus 
another 4.67 acres for private streets and parking.   
 
The Village Center/Recreation Area is centrally located on the site and will include both internal and external 
recreational elements.  As designed, the proposed Village Center is approximately 3,500 square feet in size and 
will be single story with architecture to compliment the proposed units (refer to Colored Building Elevations in 
Section 3 of this submittal packet).  
 
Inside the Village Center, residents will have access to a centralized gathering area for residents, a fitness center, 
a dog wash, a Bistro, activities room, common gathering area and the HOA office for the community. Outside of 
the Village Center, the recreation area will offer a mix of community amenities including, but not limited to, a 
swimming pool, bocce ball, and lawn games all accessible via the fully landscaped community wide paseo trail 
system that connects the cottages to and from the Village Center. All areas dedicated to common area will be 
maintained by the HOA or equivalent (Refer to Preliminary Landscaping Plan in Section 3 and the Map Pocket of 
this submittal packet). 
 
Primary pedestrian access will include paseo paths located within open space/common areas so residents have 
access/circulation throughout the project. There will be services available at the Village Center that will provide 
motorized transportation to and from the Village Center to a residents’ private unit should that be requested. 
 
Landscaping 
In accordance with Section 110.412.35 all yards that adjoin a public street include a minimum of one tree for 
every fifty linear feet of street frontage. Although all streets within the project are planned to be private, the 
project includes one tree every 50 linear feet (Refer to Preliminary Landscaping Plan in Section 3 and the Map 
Pocket of this submittal packet).  
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The portion of the site along Neighborhood Way is currently landscaped and will remain as-is. All of the areas 
outside of the buildings and roadway infrastructure will be formally landscaped using trees, shrubs (including 
the use of climatic adaptive landscaping), decorative rock and artificial turf to conserve water. 
 
Parking 
Washoe County Development Code does not specify parking requirement for Continuum of Care uses. However, 
according to Washoe County Code, parking will be determined through the special use permit process.  
 
Each unit will provide a minimum of 4 parking spaces (2 garage/2 driveway). Additional off-street parking for 
overflow and guests is located throughout the development including a majority around the Village Center. 
Specifically, the project will include a minimum of 90 overflow/guest spaces strategically located throughout the 
project. In addition to the parking, transportation services will be offered to all residents. No on-street parking is 
allowed within the project site. 
 
Traffic and Circulation 
A traffic study was prepared by Soleagui Engineers based on the project layout. Based on the proposed use and 
anticipated resident within the project, the study estimated that the project would generate 301 Average Daily 
Trips (ADT), with 10 AM peak hour trips and 27 PM peak hour trips. Minimal improvements including signage 
and striping are recommended as part of the traffic analysis but given the type of use planned and the typical 
driving patterns associated with typical residents at these facilities, overall, the project is not anticipated to 
significantly impact the traffic in the area. A copy of the full Traffic Report prepared by Solaegui Engineers is 
provided in Section 4 of this application for reference.  
 
As designed, the project includes three access points from Neighborhood Way, all of which will be gated and 
private. The main entrance to the community is centrally located along Neighborhood Way in the middle of the 
primary parcel, providing full access to the site for residents, guests, and deliveries. Improvements to the main 
entrance will include two drive aisles and a landscaped median in the middle.  The intersection will be striped 
with stop sign control. The other two access points (one to the north and one to the south along Neighborhood 
Way) will be gated emergency access limited to ingress and egress during an emergency. These three access 
points will provide plenty of ingress and egress for the limited traffic anticipated on the site and provide for 
optimal on site circulation.  
 
The streets from the main access narrow to a 24-foot-wide local street that will be privately owned/maintained. 
No on-street parking will be allowed. Pedestrian access will include paseo paths located within open 
space/common areas so residents have an inviting landscape paseo to walk dogs, visit friends and enjoy all the 
community amenities.  There will be services available at the Village Center that will provide motorized 
transportation to and from the Village Center to a residents’ private unit should that be requested. (Refer to 
Tentative Map Plan Set in Section 3 and Map Pocket of this submittal packet).  
 
Grading  
This site is relatively flat and therefore minimal grading to construct the project will be required. The site is 
anticipated to import approximately 55,000 cubic yards of fill.  Disturbed areas will be landscaped and in 
accordance with Washoe County requirements. (Refer to Tentative Map Plan Set in Map Pocket of this submittal 
packet). 
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Drainage  
The parcel is currently undeveloped land and drains south and east to the existing channels south and east of 
the site. The east channel flows south toward Eagle Canyon Drive and ultimately to the Sparks Regional 
Detention Basin, the North Truckee Drain and to the Truckee River. There is also an existing concrete lined 
channel west of Neighborhood Way. A storm drain system picks up flows from Neighborhood Way west of the 
site and discharges to the existing ditch which runs south along Neighborhood Way to a box culvert south of the 
site where it is then discharged to a drainage channel south of the project site. This channel flows east and 
discharges to the existing channel east of the site. 
 
The proposed drainage system for the project site consists of sheet flow from the buildings and streets into a 
system of gutters with which storm water is conveyed into drop inlets and underground storm drainpipes. 
Onsite flows will be directed to the existing channel east of the site or to the existing concrete v-ditch along 
Neighborhood Way (small portions of some of the western access roads) which drains to existing storm drain 
that outlets to the concrete lined channel west of Neighborhood Way and flows south. 
 
The existing drainageways have capacity to handle the proposed flows with no negative impacts to adjacent or 
downstream properties as a result of the proposed development during the 5-year and 100-year storms (Refer 
to Tentative Map Plan set and Preliminary Hydrology Letter in Section 4 and Map Pocket of this submittal 
packet). 
 
Water, Sewer, and Utilities    
Public utilities currently exist within the project site, currently serving the surrounding communities. The utilities 
are located within Neighborhood Way and are adequately sized to accommodate the estimated generation 
associated with this request based on the density and intensity. 
 
The site will be served by Truckee Meadows Water Authority (TMWA) and is within the TMWA service area. 
 
Sewer service is anticipated to be provided by Washoe County with treatment at the Truckee Meadow Water 
Reclamation Facility (TMWRF).  The proposed project is anticipated to generate approximately 24,660 gallons 
per day at peak flow. As noted previously, this site was originally planned for small scale commercial or medical 
office buildings so pipes were stubbed to the site at each existing intersection designed to accommodate a 
higher sewer flow rate.  Based on the larger anticipated sewer flows, there should be sufficient capacity to serve 
the project. A preliminary sanitary sewer report is provided in Section 4 of this application packet. 
 
Public Services  
Fire service is currently provided by Truckee Meadows Fire District. The closest fire station is Truckee Meadows 
Fire Station 46 located approximately 1 mile to the west at the intersection of Rockwell Boulevard and La Posada 
Drive. Washoe County Sheriff provide police. 
 
Development Statistics Summary 
The following is a summary of the development statistics of the site: 
 
Total Site Area:       21.56± acres 
Total Dwelling Units:      136 single family residences 
Gross Density:       6.3 d.u./acre 
Total Lot Area:       6.47± acres (30%±) 
Total Right of Way Area:     4.67± acres (22%±) 
Total Common Area/Open Space    10.42± acres (48%±) 
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Common Open Space Development Site Analysis 
 
Land Use: The site is currently undeveloped with a Master Plan designation of Commercial and Open Space and 
corresponding zoning designation of Neighborhood Commercial (NC) and Open Space (OS). The proposed land 
use is commercial subdivision to allow development of a continuum of care community, as allowed by the 
Spanish Springs Area Plan. Surrounding property designations are shown on the Zoning Map included in Section 
3 of this application. The proposed project is compatible with the area, which includes an assisted living facility, 
as well as other recently approved continuum of care facilities. 
 
Existing Structures:  The subject site is currently undeveloped and does not include any structures with the 
exception of other than an open drainage ditch running along the eastern most boundary and landscaping, 
drainage and road improvements running along Neighborhood Way. 
 
Existing Vegetation:  The subject site consists primarily of native shrubs, sagebrush and desert grasses.  Formal 
landscaping, including shrubs and trees are located within the project area along Neighborhood Way.  
 
Topography: The project site is in a nearly flat area with gentle sloping from the north to south. The entire site is 
free of steep slopes with no slope over 15%. 
 
Soil: The subject site is located within the northwestern portion of Spanish Springs. Soils associated with future 
development are generally native clay soils.  
 
Natural Drainageways:  There are no natural drainageways on or adjacent to the site. 
 
Wetlands and Water Bodies: There are no wetlands on the site.   
 
Flood Hazards: The entire site is located out of the FEMA mapped 100-year Floodplain. Any FEMA Flood zone 
designations are identified on the Tentative Map. 
 
Seismic Hazards:  There are no known seismic hazards on or near the subject site. 
 
Avalanche Hazards: There are no known avalanche or other landslide hazards on the site. 
 
Sensitive Habitat and Migration Routes: There are no sensitive habitats or migrations routes on the site. 
 
Easements:  Refer to Tentative Map sheets for easements. 
 
Utilities:  Refer to Tentative Map Utility Sheets. 
 
Appropriate Access Points: The subject site is accessed from Neighborhood Way via existing intersections. These 
intersections will be extended from Neighborhood Way and will provide circulation throughout the site. All 
proposed streets will be private and designed in accordance with Washoe County Code.   
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Findings 
Prior to approving an application for a development, the Planning Commission, Board of Adjustment or a 
hearing examiner shall find that all of the following are true: 
 
TENTATIVE MAP FINDINGS 
 
(a) Plan Consistency.  That the proposed map is consistent with the Master Plan and any specific plan; 

 
Response: The proposed map is based on the Continuum of Care use which is an allowed use through the 
approval of a special use permit that allows the variation of standards including setbacks within the 
Neighborhood Commercial (NC) zoning designation. This designation is consistent with the current Master 
Plan designation of Commercial and Open Space and meets all applicable goals and policies of the Washoe 
County Master Plan and the Spanish Springs Area Plan.  
 

(b) Design or Improvement.  That the design or improvement of the proposed subdivision is consistent with 
the Master Plan and any specific plan; 
 
Response: The proposed common open space commercial subdivision is consistent with the Master Plan and 
is particularly consistent with the Spanish Springs Area Plan as related to the Spanish Springs Suburban 
Character Management Area goals and policies including dwelling units per acre, transportation, 
scenic/recreational/cultural resources, and natural resources. 
 

(c) Type of Development.  That the site is physically suited for the type of development proposed; 
 
Response: The project site is generally flat gently sloping from northwest to southeast making it physically 
suited for the proposed project. Existing infrastructure is surrounding the project site and the number of 
dwellings and configuration of the proposed subdivision is consistent with the requirements of the master 
plan. 
 

(d) Availability of Services.  That the subdivision will meet the requirements of Article 702, Adequate Public 
Facilities Management System; 
 
Response: In accordance with Article 702, the proposed project has been designed to ensure that public 
infrastructure necessary to support the project is available concurrently with the impacts of the project 
without causing the level of service to fall below adopted standards. The site has been anticipated for 
development for many years and with the construction of Neighborhood Way utilities sufficient to support 
the proposed development are available. 
 

(e) Fish and Wildlife.  That neither the design of the subdivision nor any proposed improvements is likely to 
cause substantial environmental damage, or substantial and avoidable injury to any endangered plant, 
wildlife or their habitat; 
 
Response: The proposed subdivision is not located within an environmentally sensitive location. In fact, the 
site is surrounded by development and has been anticipated for infill development for several years. The 
improvements associated with the project are not anticipated to cause substantial environmental damage 
or harm to endangered plants or wildlife habitats. 
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(f) Public Health.  That the design of the subdivision or type of improvement is not likely to cause significant 
public health problems; 
 
Response: The proposed continuum of care facility has been designed in accordance with environmental 
and health laws and regulations concerning water and air pollution, solid waste disposal, water service and 
sewer service. All necessary infrastructure is currently located adjacent to the project. All new infrastructure 
required to serve the proposed project will be constructed to service all proposed development. Refer to 
attached engineering reports in Section 4 of this application packet for detailed information. 
 

(g) Easements.  That the design of the subdivision or the type of improvements will not conflict with 
easements acquired by the public at large for access through, or use of property within, the proposed 
subdivision; 
 
Response: There are easements identified along Neighborhood Way and on the property that have been 
incorporated into the proposed project. Specifically, as designed the proposed project does not conflict with 
the easements through or adjacent to the property. 
 

(h) Access.  That the design of the subdivision provides any necessary access to surrounding, adjacent land 
and provides appropriate secondary access for emergency vehicles; 
 
Response: The project includes three access points from Neighborhood Way, all of which will be gated. The 
main entrance to the community is centrally located in the middle of the primary parcel, providing full 
access to the site for residents, guests, and deliveries. Improvements to the main entrance will include 
striping and a stop sign control in accordance with the recommendations in the Traffic Report included in 
this submittal packet. The other two access points (one to the north and one to the south) will be used as 
gated emergency access that will only allow ingress and egress during an emergency. These three access 
points will provide plenty of ingress and egress for the limited traffic anticipated on the site and provide for 
optimal on site circulation.  

 
Access roads within the project will be 24 feet from back face of curb to back face of curb to accommodate 
two travel lanes with rolled curb and gutter. All roads will be privately owned/maintained. Although there 
will be no parking along the roads, additional off-street parking for overflow and guests is located 
throughout the development including a majority around the Village Center. Pedestrian access will include 
paseo paths located within open space/common areas so residents have access/circulation throughout the 
project. There will be services available at the Village Center that will provide motorized transportation to 
and from the Village Center to a residents’ private unit should that be requested.  

 
(i) Dedications.  That any land or improvements to be dedicated to the County is consistent with the Master 

Plan; and 
 
Response: All common open space and/or roads will be maintained by the HOA, or equivalent, as noted 
previously throughout this document. 
 

(j) Energy.  That the design of the subdivision provides, to the extent feasible, for future passive or natural 
heating or cooling opportunities in the subdivision. 
 
Response: Floor plans and building elevations have been included with this submittal and will be similar to 
the approved development west of Neighborhood Way. Methods such as landscaping with artificial turf, 
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trees and shrubs, that are included in the design as part of this submittal will help with passive and natural 
cooling. Furthermore, it is anticipated that new high-performance building and material technologies will be 
used for energy efficiency. 

 
Special Use Permit Findings 
(a) Consistency. The proposed use is consistent with the action programs, policies, standards and maps of the 

Master Plan and the applicable area plan; 
 

Response: The proposed project is consistent with the current Master Plan designation of Commercial and 
meets all applicable goals and policies of the Washoe County Master Plan and the Spanish Springs Area Plan.    

 
(b) Improvements. 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; 

 
Response: For the Neighborhood Commercial zoning designation, the intensity and density of this project 
are much lower than other uses permitted within this designation. Since this site was originally intended as a 
commercial development, Neighborhood Way, as well as the utilities located within it, were designed to 
accommodate development with more density and intensity than the one proposed. Therefore, all of the 
surrounding infrastructure and public facilities are adequately sized to handle the projected level of service 
that is generated from this request. 

 
(c) Site Suitability. The site is physically suitable for the type of development and for the intensity of 

development; 
 

Response: As stated earlier the intensity of the proposed development is relatively low for the NC zoning 
designation and is not anticipated to be a large traffic generator. According to Washoe County Code, the 
residential density for the continuum care facility is determined during the special use permitting process. 
The proposed project includes 136 units which would be 6.3 dwelling units per acre (du/ac). Based on 
reasons previously stated, the site is physically suitable for the proposed project.   

 
(d) Issuance Not Detrimental. 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; and 

 
Response: The project will not be detrimental to public health; in fact, the project will have a positive impact 
on the public health as it will provide a need to the housing issue facing many seniors in the region. 
Furthermore, this will complement the assisted living facility to the south while still providing a use that is 
similar to the single family residential properties to the north.  

 
(e) 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. 
 

Response: Not applicable to the project. 
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ROBERT M. SADER, LTD. 
a Professional Corporation 
241 Ridge Street, Suite 340 

Reno, Nevada 89521 
(775) 329-8310 

rmsader@robertmsaderltd.com 
 
 

To:  Julee Olander, Staff Planner  
 
From:  Robert M. Sader, Spanish Springs Associates Limited Partnership 
 
Re:  WTM 22-001 COC Cottages/Commercial Land Use Issues  
 
 Washoe County Case No. WTM 22-001 COC Cottages is an application for a common 
open space commercial subdivision and a special use permit.  The Applicant is Silverado Homes 
NV, Inc. (“Silverado”) and the owner of the subject parcel, APN 532-032-05, is Spanish Springs 
Associates Limited Partnership (“SSALP”).  The 20.57-acre parcel is predominately zoned 
Neighborhood Commercial.  The project is named a Continuum of Care (“COC”) Cottage 
Community (the “Project”).  COC is a commercial use type defined in WCC 110.304.25 and WCC 
Table 110.302.05.3, for senior living. 
 
 The purpose of this memorandum is to address questions and concerns regarding whether 
the Project as proposed has sufficient safeguards to enforce compliance with COC requirements.  
The Project description does not need to be repeated here, since the application contains a detailed 
description.  The feature creating questions and concerns appears to be creating by tentative map 
and final maps 136 housing units for seniors which will be privately owned, title to which will be 
conveyed by grant, bargain and sale deeds, as is customary in Nevada for conveyancing of land.  
The 20.57-acre Project will include 15.09 acres owned and maintained by an owners’ association 
(“HOA”), while the remaining 4.48 acres will comprise the 136 housing units.  
 
 Elements of the Project relevant to the COC commercial use compliance are: 
 

• The HOA providing COC services and facilities is a commercial enterprise (or 
“establishment” as defined in WCC 110.304.25).  It will be a Nevada nonprofit corporation 
required to have a business license.  Its business purpose will be own, maintain and operate 
common area (e.g. landscaping, streets, open space, COC amenities such as the Village center 
clubhouse) and provide COC services described in the application.  The HOA will own over 70% 
of the Project.  

 
• The HOA is established and governed by CC&Rs recorded against all real property in 

the Project.  The CC&Rs create deed restrictions on all housing units requiring compliance with 
COC features and obligating the HOA to provide COC services.  The CC&Rs will have age 
restrictions to the extent of applicable federal law, limiting occupancy to seniors 62 years and 
older.  

 
• The Project is a common interest community extensively regulated by NRS Chapter 116.  

The state provides regulatory agency oversight, including enforcement of COC provisions and 
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requirements in the CC&Rs.  Complaints, hearing process and enforcement are all provided in 
state statute and regulations.  

 
• NRS Chapter 116 also requires a detailed public disclosure statement to buyers 

purchasing housing units, which will include the fact that the Project is a commercial land use and 
a description of COC features.  Buyers are also required by state law to be given a copy of the 
recorded Project CC&Rs.  

 
• Comparing the Project with the two COC communities previously approved by the 

county (Case Nos. WSUP 20-0019 and WSUP 21-0025), it is clear the only distinguishing feature 
is the Project ownership of mapped housing units owned privately with an HOA as the commercial 
enterprise owning, maintaining and provided COC amenities.  All three communities are approved 
to provide COC features, facilities and services; all three communities have a commercial operator; 
and all three communities have housing units with a large population of seniors expecting to live 
in a COC community.  

 
Questions and concerns relating to the commercial use compliance of the Project are 

addressed below.  
 

1. Concern.  What assurance is there that the HOA will not fail or cease to provide 
adequate COC features?  The HOA must be required to exist in perpetuity.  

 
Response.  HOA provision of COC features will be regulated by state law, NRS 

Chapter 116.  Complaints, hearings and enforcement are all provided for in state statutes.  Senior 
residents in the Project are the members of the HOA.  The CC&Rs will provide that COC services 
and facilities cannot be changed or altered by amendment without county approval.  Otherwise, 
residents control HOA funding, expenses and services.  This is a much better structure for 
continued provision of COC services than other COC communities the county has previously 
approved, which provide rental housing and which do not have state regulatory oversight on the 
nature and quality of COC services.  Pursuant to its Articles of Incorporation, the Project HOA as 
a Nevada corporation will have perpetual existence.  In practice, the HOA must exist as long as 
the Project remains a COC community under its special use permit.  

 
2. Concern.  Should deeds for housing units in the Project have restrictions regarding 

ownership of units by age-qualified seniors only?  
 

Response.  No.  It does not matter who owns a Project housing unit.  It is the 
restrictions on the occupants which matter.  The CC&Rs are the proper vehicle to restrict Project 
housing unit occupancy and uses.  The CC&Rs are recorded against the entire Project and have 
the same binding force and effect on housing units as deed restrictions.  Ownership does not have 
to be, and should not be, restricted to qualified seniors.  Consequences of changes in ownership 
like inheritance, probate, bank foreclosure, etc. are irrelevant as long as occupancy of Project 
housing units is regulated to meet COC requirements.  For instance, new ownership by inheritance 
by children of a decreased former senior resident should not be a concern because the children 
cannot occupy the unit unless they qualify under federal age restrictions.  Deeds conveying 
ownership of a unit should be the standard grant, bargain and sale deeds or quitclaim deeds, which 
is normal and customary practice in Nevada.  Restrictions on occupancy and use belong in the 
CC&Rs, not in deeds.  
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CONCLUSION  
 
 Maintenance of consistency in approving COC communities by the county is important.  
Recent COC community approvals do not have any conditions of approval on COC uses, other 
than the requirement for the operator to have a business license.  The Project HOA is a commercial 
“establishment” providing COC facilities and services.  The binding nature of recorded CC&Rs 
and state regulation ensure future compliance on COC uses.  Because the Project is a subdivision, 
county conditions of approval regarding contents of CC&Rs are customary and appropriate, 
however, conditions regarding deed ownership are not consistent with previous approvals and not 
necessary.  

 
 
        Robert M. Sader 
 
         
 
 
RMS/kja 
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