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* Community Meetings

° 10-12 meetings with private citizens

- 2 Silver Lake Homeowners Association Meetings

* 1 Community Open House (Cold Springs Family Center)
* 4 North Valleys Citizen Advisory Board Meetings

* 3 Visioning Workshops

* Compromises

* Reduce density from 2,340 units to 1,872 units (including 1 du/acre
on Silver Hills East)

 Create new Silver Hills SCMA (not amend Silver Knolls SCMA)
* Retain most of the Silver Knolls goals and polices
- Stringent Silver Hills Character Statement




- Washoe County Development Code (3 of the 6 findings)

* Substantial Compliance with Master Plan

* Compatible Land Uses

* Response to Changes Conditions

- Availability of Facilities (there are or “are planned”)
- Desired Pattern of Growth

- Effect on Military Installation

* North Valleys Area Plan (g findings)

* Implement and Preserve Character Statement (new); Conforms to
Area Plan (new); Public health, safety and welfare; Feasibility
studies; Traffic analysis; Commercial is community serving; Not
exceed population growth; Levels of service; Long range facilities
plan; School capacity
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DEVELOPMENT CODE FINDING: “Compliance with Master
Plan/Desired Pattern of Growth”

-North Valleys Area Plan: Changes to the established regulatory
zones will not add more than 2,000 new residential units of land
use capacity through 2025.

-Per staff report, approval of Silver Hills would result in total of
1,092 new units and remaining capacity of 831 new residential
units.

-Project is in compliance with the Master Plan and Desired
Pattern of Growth in the North Valleys Area Plan.



DEVELOPMENT CODE FINDING: “Compliance with Master
Plan/Desired Pattern of Growth”
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‘Washoe County Planning Commission

Compatibility Rating of

Staff Report Date: July 22, 2019

Proposed Regulatory Zone with
Existing Regulatory Zones on Adjacent Parcels

Subject Site Existing -
Existing Adjacent Corag?_hhllrty
Regulatory Zone Regulatory Zone ng
MNorth: Open Space | High
(0s)
South: Open Space | OS=High;
(0S); Public and
Semi-Public Facilities | PSP=Medium;
Low Density (PSP); Parks and _
Suburban (LDS) one EHEWHDH [SPFE}: IEW PR=High;
dwelling to the acre an. uburban o
residential density (LDS) LDS=High
East: Low Density | High
Suburban (LDS)
West: City of Reno | High
Open Space
Subject Site Existing -
Proposed Adjacent Corag?_hhllrty
Regulatory Zone Requlatory Zone ng
Morth: Open Space | High
(08)
Specific Plan (SP) | South: Open Space | 0S=High;
three dwellings te the | (0S):  Public  and
acre residential Semi-Public Facilities | PSP=Medium;
density (PSP); Parks and
[compatibility Recreation (PR); Low | PR=High;
com 11 15 D H Suburb,
based on the Medium {L?:;]SS;W Hurban LDS=High
Density Suburban
(MDS) zone which i .
also allows three | East: Low Density | High
dwelling to the acre] | Suburban (LDS)
West: City of Reno | High
Open Space

High Compatibility:
Medium Compatibility:
Low Compatibility:

Little or no screening or buffering necessary.
Some screening and buffering necessary.
Significant screening and buffering necessary

Master Plan Amendment Case Number WMPA17-0010 and
Regulatory Zone Amendment Case Number WRZA17-0005 and

Page 48 of 60
WMPAT7-0010 & WRZATT-0005
SILVER HILLS
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WORKFORCE HOUSING AND RESIDENT INCOME ANALYSIS

SILVER HILLS DEVELOPMENT
WASHOE COUNTY, NEVADA

It is well known the Reno-Sparks’ housing market experienced high levels of growth in
the last few years, especially as measured by housing prices. Figure 3 shows Washoe
County new single-family home prices [detached only) appreciated 5.4% between 2016
and 2017. During the same period the number of new single-family sales (detached)
decreased by 12.3% compared to 2016.

Fiscal Impact, Commercial Space
Market, and Resident Income Analyses

The decrease in sales began in November 2016 when the median price of homes reached

FEBRUARY 2019 $409,112 in October 2016. By December 2018 sales levels are showing an increasing

trend, though still lower than levels experienced in 2016. Prices of new single-family
detached homes appreciated 9.1% in 2018, with the median sales prices in December

Prepared by: 2018 reaching $507,009, an increase of 27.6% over the December 2017 level.

EKAY | ECONOMIC CONSULTANTS

550 West Plumb Lane
Suite B459

Reno, NV 89509

(775) 232-7203
www.ekayconsultants.com

According to the home affordability calculator?® designed in partnership with the Center
for Regional Studies at the University of Nevada, Reno, a family must have an income of
$117.151 to afford a house at the median new single-family home price of $509,007 as of
December 2018.

The Silver Hills project proposes to increase the density of its residential units by building
1,872 units compared to 780 units currently planned. While actual sales prices for the
project are currently unknown, smaller lots will make the project comparable to the

This analysis indicates that the Silver Hills development will provide much needed lower
priced housing, with average home prices below the new and existing single-family home
prices in the region. These homes will be priced slightly above homes affordable by

existing Woodland Village, which is building and selling single-family homes in close
proximity to the project under the same developer. The 41 new units sold in Woodland
Village in 2018 had an average of 1,900 square feet per home and an average sales price
of $178 per square foot, for an average unit price of $339,000.2¢

If the Silver Hills project offers a similar price, a qualifying income for the family to afford
homes in the project will be $80,740. This is only slightly higher than the median family
income in the region. The price is significantly lower than the median price for new
homes in the region of $507,009 and lower even than the price of existing homes at
$350,000. This lower price will allow the project to provide housing to many workforce
families moving to region.

families earning median wages in the region, attracting the type of workforce employees
valuable to the region, such as police officers, nurses, librarians, accountants, and other
occupations.

The estimated home price for the project reflects additional density proposed for the
Silver Hills project. Should the project be developed at existing lower density (780 versus
1,872 units), an approximately 10% larger lot price increase is expected, resulting in an
estimate average price for the project of $372,000. Table 15 shows this price would price
out multiple occupations, making the project less affordable to many current and
potential residents of the region.



Fiscal Impact Analysis

Silver Hills Development-Washoe County, Nevada

Table 7. Summary of Estimated Washoe County General Fund Impacts, 20-Year
Total-Scenario 3

Estimated Revenue

Property Tax $ 45572326
Licenses and Permits 4,747,008
Intergovermmental Reverme 16,375,742
Charges for Services 892 560
Fmes and F orfeihmes 1.351.355
Miscellineous -

TOTAL $ 68,939,191

Estimated Costs

General Govermment % 7,144 536
Tudicial 13,263,726
Public Safety 34285 426
Publc Works 2,151,510
Welfare -
Cultre and Recreation 3,187 842
Commmmnity Support 72972
Intergovernmental 894 131
Subtotal $ 60,995,144
Contngency 609 981

TOTAL £  61,608.126

Estimated Revenue Surphus/(Deficit)

Estmmted Swphis $ 7,331,065

The table shows an estimated revenue surplus for the
TMFPD of $0.4 million over the 20-year analysis period. The
analysis estimates a positive revenue surplus for the Fire
District in every year of analysis.




North Valleys Area Plan:

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that cleary
identifies the improvements likely to be required to support the intensification,
and those improvements have been determined to be in substantial
compliance with all applicable existing faciliies and resource plans for Morth
Valleys by the Department of Water Resources. The Department of Water
Resources will establish and maintain the standards and methodologies for
these feasibility studies.




WOOD RODDGERS

May 9, 2019
Washoe County Community Services
1001 E. Ninth Street

Reno, NV 89512

Silver Hills Planned Unit Development - Storm Water Feasibility Analysis

RE:
Table 1

100-Year, 10-Day Precipitation (NOAA Atlas 14) 12.30
Existing Condition Rational Method Coefficient (Range) 0.50
Proposed Condition Rational Method Coefficient (1/4 acre lots) 0.65
Proposed Condition Rational Method Coefficient (Public Facility) 0.80
Total Project Area 780.32
Total Open Space 157.41
Total Developed Area 611.91
Total Single Family (1/3 acre lots) Area 591.91
Total Public Facility Area 20.00
*  Total ing conditions vol = 399.91 ac-ft
** Total proposed conditions volume= 491.43 ac-ft

91.52 ac-ft

*** Total increase in volume (required storage)=

*  (12.3 inches x 780.32 acres x 0.5)/12 = 399.91 ac-ft
** (123 inches x ((157.41 acres x 0.5)+(591.91 acres x 0.65)+(20.00 acres x 0.80))/12 = 491.43
*** 491.43 ac-ft - 399.91 ac-ft = 91.52 ac-ft

As the site is currently in the planning stages, and the underlying zoning allows for residential
lot size mixing from 5,000 square feet to 1 acre, a conservative C coefficient of 0.65 for lots in

the % acre range was utilized.

It is understood that as design of the site is refined, further analysis should be performed and
that a Master Hydrology Study should be completed. This letter is intended to give an order of
magnitude volume requirement, and it should be noted that there are other methods of
determining volume storage requirements, such as HEC-HMS, and that the volume
requirements could increase or decrease from those shown in Table 1 due to changes in latting
or code requirements.  Additionally, requirements for detention of increases in storm peak
flows in the 5-year and 100-year, 24-hour storm as required for final design by the TMRDM and
WCDC are not being considered, and will need to be analyzed with the Master Hydrology Study.

SILVER HILLS — SPECIFIC PLAN DEVELOPMENT STANDARDS
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Figure 4-5 — Detention Pond Schematic



SILVER HILLS — SPECIFIC PLAN DEVELOPMENT STANDARDS

SILVER HILLS — SPECIFIC PLAN DEVELOPMENT STANDARDS

43,2 Water

The nearest existing water facilities to the project site is the Silver Knolls Water Company. There are existing
Silver Knolls Water Company facilities within and adjacent to the project limits. However, the Silver Knolls
Water Company is a small water system that is not capable of providing service to the Silver Hills project.
The Silver Hills Development shall be annexed into the service territory of the Truckee Meadows Water
Authority (TMWA) which currently exists to the southeast of the site. A TMWA Discovery will need to be
prepared to provide service planning and an initial estimate of the required backbone water facilities
necessary to provide service to the project.

SILVER. HILLS — SPECIFIC PLAN DEVELOPMENT STANDARDS

433 Effluent

The Silver Hills Specific Plan area shall be allowed to utilize treated effluent for watering of common areas,
parks, etc. Use of effluent shall be subject to applicable agreements with \Washoe County, City of Reno, and
the Truckee Meadows Water Authority,

CITY OF RENO LIMITS ABBREVIATIONS
PROJECT LIMITS TMWA=TRUCKEE. MEADOWS WATER AUTHORITY At the time of adoption of this Specific Plan, infrastructure related to effluent use is not in place in the Red
EXISTING WATER (TMWA) SKWC=SILVER KMOLLS WATER COMPANY Rock/Silver Knolls area. Any use of effluent within the Silver Hills Specific Plan area shall be subject to
EXISTING WATER (SKWC) separate agreements and/or improvements. This Specific Plan shall nat limit or restrict the use of effluent
= FUTURE WATER (TMWA) for irrigation in any way. The Silver Hills project as well as various adjacent sites intend to use, at a
minimum, all effluent generated on a yearly basis. The use of the effluent for allowed irrigation purposes is
I critical for the development of the parks, open space and Agrihood areas proposed as part of this plan. Itis
understood by all parties that effluent reuse is part and parcel to the development of a sustainable project.
SILVER HILLS R SHEET Not only will the use of the effluent reduce the need for storage in the existing surface water storage
DEVELOPMENT HANDEOOK A 1 facilities (therefore reduce future flooding possibilities) but it will reduce the requirement for potable water

EXHIBIT W-1 o sod 56 3017 | SUMMIT Eieheenne B'F_1 sources for irrigation.
Bt b Mot pel

It must also be understood that the delivery of the effluent will be subject to the construction of a return
flow pipeline to the vicinity of the site. Such a facility could very feasibly be constructed to remove excess
effluent from the overtaxed storage facilities currently existing in the area. A proposal fora dam to the north
of the Silver hills site has been discussed with City staff as a method to reduce flooding concerns currently
existing.

Figure 4-4 — Potable Water




Transportation

Goal Seven: The regional and local transportation system in the North Valleys planning
area will be a safe, efficient, multi-modal system providing access to commercial services,
public lands and recreational opportunities and efficient connections to the greater region.
The system will contribute to the preservation and implementation of the community
character as described in the North Valleys Vision and Character Statement.

Policies

NV.F 1 Washoe County’s policy level of service (LOS) for local transportation facilities in
the MNorth Valleys planning area is LOS "C." All development proposals must
demonsirate how the established level of service on local transportation facilities
will be maintained.

»RTC Plan = Red Rock Road widened from 2 to 4 lanes from Moya
Boulevard to Evans Ranch in 2022 - 2026.

» Applicant Contribution = Payment of approx. $8 million in impact
fees used for improvements

» Applicant Construction = Enter to a RRIF Offset Agreement for
construction of improvements




Silver Hills Community Suburban Character Management Area
Character Statement
Identifiable communities in the North Valleys include:

The Silver Hills Community is characterized by a medium density residential land use pattern that will (i)
provide for a variety of housing options to meet the needs of a broad range of the area’s population, and {ii)
preserve the area’s character and quality of life with design standards such a density matches, open space
buffers and maintaining natural open spaces. The existing ridgelines and rolling terrain provide for a
“mountain ranch” themed residential development that accentuates the views and natural topography and
incorporates site features that promote farm-to-table living in a cooperative environment. A portion of the
community was removed from the City of Reno and is still bounded by the City of Reno to its west. Limited
commercial land use designations that are community-serving are desired if within a Specific Plan (with a
special use permit). The North Valleys area has rapidly become one of the largest employment centers in the
region and the Silver Hills community intends to (i) improve the housing/jobs balance to the area, (ii)
improve fire and police protection to the area, (iii) provide support to the Silver Knolls Mutual Water
Company customers, (iv) design the sanitary sewer and storm water systems to maintain levels that are at or
below pre-development flows into Swan and Silver Lakes; (v) designate a school site for the Washoe County
School District, and (vi) create a vibrant, balanced community.



Goal Five: Development occurs where infrastructure is available.
LUT.5.1 Recognize the relationship between land use timing and the provision of adequate
services and facilities.

a. Provide an adequate facilities plan that meets the requirements described in the
Development Guidelines section of the Land Use Groups.

Additional condition in the Specific Plan:

* “Prior to the approval of any Silver Hills tentative map, the
applicant shall prepare a Facilities Plan, to the satisfaction of
Washoe County, that ensures the concurrency of infrastructure,
facilities and services with the proposed development....."”



LUT.1.2 - Washoe County should define smaller areas where more intense suburban
development is permitted (parallel with the Area Plan Suburban Character Management
Area, or SCMA)

LUT.1.2 - Mixed-use, sustainable developments are extremely encouraged

LUT.1.3 - Streets should be narrowed and interconnected with bicycle lanes to provide
more opportunity for walking and cycling as viable as well as desirable and safe modes
of transportation.

Goal Two: - Standards ensure that land use patterns are compatible with suburban
development and incorporate mixed-use.

Goal Three: - The majority of growth and development occurs in existing or planned
communities, utilizing smart growth practices.

LUT.3.1 - Require timely, orderly, and fiscally responsible growth that is directed to
existing suburban character management areas (SCMAs) within the Area Plans as well
as to growth areas delineated within the Truckee Meadows Service Area (TMSA).

LUT.4.2 - Encourage new developments to provide appropriate design to
accommodate the needs of all users, including young, aging, handicapped and special

needs populations.

Policy 1.5: Encourage development at higher densities where appropriate.




=2 LUT.2.2  Allow flexibility in development proposals to vary lot sizes,
cluster dwelling units, and use innovative approaches to site planning
providing that the resulting design is compatible with adjacent development
and consistent with the purposes and intent of the policies of the Area Plan.

Character Statement
Identifiable communities in the North Valleys include:

The Silver Hills Community is characterized by a medium density residential land use pattern that will i)
provide for a variety of housing options to meet the needs of a broad range of the area’s population, and {ii)
preserve the area’s character and quality of life with design standards such a density matches, open space
buffers and maintaining natural open spaces. The existing ridgelines and rolling terrain provide for a
“mountain ranch” themed residential development that accentuates the views and natural topography and
incorporates site features that promote farm-to-table living in a cooperative environment. A portion of the
community was removed from the City of Reno and is still bounded by the City of Reno to its west, Limited
commercial land use designations that are community-serving are desired if within a Specific Plan {with a
special use permit). The North Valleys area has rapidly become one of the largest employment centers in the
region and the Silver Hills community intends to (i) improve the housing/jobs balance to the area, (ii)
improve fire and police protection to the area, (iii) provide support to the Silver Knolls Mutual Water
Company customers, (iv) design the sanitary sewer and storm water systems to maintain levels that are at or
below pre-development flows into Swan and Silver Lakes; (v) designate a school site for the Washoe County
School District, and (vi} create a vibrant, balanced community.




Article 442
SPECIFIC PLAN STANDARDS AND
PROCEDURES

Section 110.442.00 Purpose. The purpose of this article, Article 442, Specific Plan Standards
and Procedures, is to implement the provisions of NRS chapter 278A, Planned Development, by,
among other things, setting forth the standards and conditions to evaluate a proposal to create
planned unit developments. A planned unit development is referred to herein as a Specific Plan
and is effected through adopting the Specific Plan Regulatory Zone over a parcel or group of
parcels. Flexibility of development is a prime directive of the Specific Plan Regulatory Zone. This
regulatory zone is a specialized regulatory zone that allows Washoe County to provide greater
flexibility in allowed uses, design, lot size, density and intensity and other development standards
than may otherwise be allowed in other regulatory zones. This greater flexibility shall be utilized to
create a coordinated development that provides public benefits that are not likely to be available
through the standard development process. These public benefits are derived from better and
more comprehensive implementation of the goals and policies of the Master Plan, particularly as
they relate to sustainability, natural resource conservation, desired land use patterns, economic
development and community character. All provisions in this article shall be interpreted in a
manner consistent with NRS chapter 278A, and all provisions required by NRS chapter 278A
shall be applicable to the implementation of this article.




1.  Facilities Plan

* Prior to the approval of an]}/ Silver Hills tentative map, the applicant shall prepare a
Facilities Plan, to the satisfaction of Washoe County Department of Engineering
and Capital Projects, that ensures the concurrency of infrastructure, facilities and
services with the proposed development, including:

* (i) evaluate the need for a new sewer treatment facility or improvements to
existing facilities;

* (ii) determine what critical storm water improvements are necessary on the east
side of Red Rock Road;

* (iii) review all emergency access alternatives;
* (iv) confirmation that storm water retention is 1:1.5, and
* (v) extend water infrastructure to the Washoe County Park in Silver Knolls.

2. U.S. 395 North Valleys Project

- Upon final approval of this Specific Plan, applicant may only construct 150 units
Rler year ﬁcumulatively) until construction commences on the NDOT U.S. 395
orth Valleys Project - Phase 1B.




3. Fire Department

* $300 per unit fire assessment fee to be paid at the time of final map
or building permit as determined by Washoe County Department of
Planning and Development

- Installation of fire hydrants/system along path of the required water
infrastructure as required by the Fire Chief

4. Sheriff Department

* $300 per unit sheriff assessment fee to be paid at the time of final
map or building permit as determined by Washoe County
Department of Planning and Development




5. Landscaping

* The CC&Rs will severely restrict water use in front yards and require
drought tolerant landscaping options. In some cases, the HOA may
own and maintain some landscape strips and yards.

6. Dog Park

* The project shall include at least one dog park.




SILVER HILLS SPECIFIC PLAN

GOALS AND OBIJECTIVES

Create a strong sense of place and community
Implement Smart Growth principles and environmentally sustainable design

Provide high quality housing that is attainable to a wide range of the population

Create a balanced community

Provide new housing options in proximity to major employment centers

Provide compatibility with existing neighborhoods and development



COMMUNITY
CHARACTER

SMART GROWTH CONCEPTS
COMMUNITY GREENS
UNIQUE DESIGN
ENVIRONMENTALLY FRIENDLY




OPEN SPACE

DEDICATED TRAIL HEADS

ACCESS TO PUBLIC LANDS

NEIGHBORHOOD
CONNECTIVITY

OVER 150 ACRES OF
PRESERVED OPEN SPACE

EXTENSIVE TRAIL AND
PEDESTRIAN PATH NETWORK

EQUESTRIAN ACCESS




GREEN SPACE
AND COMMON
AREAS

EFFLUENT REUSE ALLOWS FOR
IRRIGATION OF COMMON AREAS,
BENEFITS SWAN LAKE, ADDS BEAUTY,
AND REDUCES FIRE DANGER BY
CREATING LARGE DEFENSIBLE SPACE
BUFFERS




PARKS

DEDICATION OF LAND TO
ALLOW FOR THE
EXPANSION OF SILVER
KNOLLS PARK, INCLUDING
NEW TRAIL CONNECTIONS

INCLUSION OF
NEIGHBORHOOD PARKS AND
COMMUNITY GREEN SPACES

Actual park design may vary depending on location and Washoe County Input
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AGRIHOOD

COMMUNITY GARDENS
* ORCHARDS

* GREEN SPACE

* COMMUNITY GATHERING AREAS

* WATER RECYCLING/GREEN DESIGN



BALANCED LAND
USE

NEIGHBORHOOD COMMERCIAL USE
REINFORCES THE AGRIHOOD THEME AND
PROVIDE FOR SMALL SCALE RETAIL AND
SERVICES.



PUBLIC
FACILITIES

* DESIGNATE A NEW SCHOOL SITE

* EXPANSION OF FIRE STATION

* PUBLIC TRAILS, TRAILHEADS, AND ACCESS

* NEW PUBLIC PARKS



A VARIETY OF
SINGLE FAMILY
OPTIONS

INNOVATIVE PRODUCTS NOT
CURRENTLY AVAILABLE IN THE
NORTH VALLEYS

HIGH QUALITY DESIGN



* LOT MATCHING
* PERIMETER BUFFERS
* LARGE LOTS

PERIMETER
INTERFACE




SPECIFIC PLAN REQUIRES:

A FULL FACILITIES PLAN AND ANALYSIS PRIOR TO TENTATIVE MAP

CONCURRENCY OF INFRASTRUCTURE

REDUCTION OF OFFSITE FLOWS (DRAINAGE) WITH NEW DEVELOPMENT

RESPONSIBLE
DEVELOPMENT

ONSITE DETENTION AND RETENTION BASINS




IMPLEMENTATION OF SMART GROWTH

SILVER HILLS WILL CREATE A COMMUNITY UNLIKE ANY OTHER IN THE REGION

Silver Hills will feature a wide range of single-family offerings, providing housing choices for families and
individuals in every stage of life.

Clustering of development creates opportunity for open space and amenities and better utilization of
infrastructure.

Directly addresses the current housing crisis and “missing middle.”

Helps to create a jobs/housing balance in the area.

Creates a sense of place and community through common design elements, green spaces, amenities, and
balanced land use.

Provides a full facilities plan to ensure proper infrastructure planning and implementation.

Incorporates innovative design to reduce drainage and reuse effluent.

Provides better environmental design for future generations.
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