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Tentative Subdivision Map (with Common Open Space Development)
Washoe County Planning Commission 
Public Hearing on December 3, 2024

Summary:
• A Tentative Map with a Common

Open Space Development, with
current LDS zoning that allows
one (1) dwelling unit per acre and
the 144 lots on 144.8 acres of
which 70.8 acres of open space
and an average lot size of 19,480
square feet (.45 acres).

Caughlin Ranch





Noticing List for Community Meeting:
228 notices sent to property owners, WC 
staff, Commissioner Andriola







Zoning (E) 



Common Open Space 

Development

Section 110.408.00 Purpose. The 

purpose of this article, Article 408, 

Common Open Space Development, 

is to set forth regulations to permit 

variation of lot size, including density 

transfer subdivisions, in order to 

preserve or provide open space, 

protect natural and scenic resources, 

achieve a more efficient use of land, 

minimize road building, and 

encourage a sense of community.

Per Staff & Applicant:

• No development constraints (on 

natural resources)

• More efficient use of land / 

condensed development footprint

• Provides community amenity 

(park, pocket park, trails)

• OS is 49% of the site (70.8 acres)  

OPEN SPACE

PARK/DETENTION

PARK

PARK





Horizon View Ave facing Donovan Ranch













Section 110.608.25  Findings.  

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

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

Staff Comment: The staff report provides a discussion on applicable goals and policies of the Envision 
Washoe 2040 and included Spanish Springs Planning Area. The project implements policies of that plan 
by providing an open space buffer between the proposed residential lots and existing county 
development, and through other elements of the design. There is no applicable specific plan.

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

Staff Comment: The design of the proposed subdivision is consistent with the Master Plan. Several 
Conditions of Approval are proposed to ensure consistency with the master plan, including conditions 
regarding landscaping, and open space maintenance. The design as proposed incorporates many 
requirements of the Spanish Springs Planning Area, including an open space buffer between the new 
residential lots and adjacent development and access to on-site and regional trails.

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

Staff Comment: The subject site is physically suitable for the proposed 144-lot residential development. 
There are no development constraints in the proposed development area and the site is generally flat.

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

Staff Comment: The Washoe County Engineering Division reviewed the proposed development for 
sanitary sewer considerations and recommended appropriate Conditions of Approval to ensure 
appropriate infrastructure development on the site. Wastewater treatment capacity is available and 
adequate and will be provided by Washoe County. The subdivision therefore meets the requirements of 
Article 702.



Section 110.608.25  Findings.  

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

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 Nevada Division of Wildlife (NDOW) received a request to review this application and 
had no comments. There is no known habitat of any endangered plant or wildlife species on the subject 
parcel and the subdivision and associated improvements are not likely to cause environmental damage to 
those species.

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 subdivision is not likely to cause significant public health problems. There are 
sufficient facilities and capacity for wastewater generated by the proposed development. Appropriate air 
quality permitting and mitigation will occur at the time of grading and construction. Pavement will be 
shaded by trees, reducing potential urban heat effects. No negative public health impact is anticipated.

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 will not 
conflict with the easements in regard to utility purposes or public access.



Section 110.608.25  Findings.  

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

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 design of the subdivision provides access to surrounding adjacent lands and 
provides appropriate secondary access for emergency vehicles. Horizon View Avenue and Hacienda 
Ridge Way will be extended through the middle and along the southern edge of the existing Shadow Ridge 
subdivision respectively, connecting to the internal roadways of the proposed development and all 
adjacent existing local roads. Trails are proposed on the southern and eastern property boundaries which 
will also provide public access to surrounding lands where appropriate.

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

Staff Comment: The application states that the roadways are to be dedicated to the County. In the event 
that the roads or other lands are dedicated to the County, the lands will be improved such that they are 
consistent with the Master Plan and/or built to County standards.

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 design of the developed portion of the proposed subdivision is a traditional lot-and-
block layout. No particular emphasis was explained in the application materials in relation to providing for 
future passive or natural heating or cooling opportunities.



Questions & Comments Please ! 



Horizon View Ave at Project Connection Point



Contacts 

Civil Engineer

Christy Corporation 
Contact Person: Scott Christy
775-502-8552
Scott@christynv.com

Planner 
John Krmpotic, AICP 
KLS Planning
775-857-7710
Johnk@klsdesigngroup.com 
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