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Community 
Outreach

 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  



Legal Findings

 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 (9 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 



North 
-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”



-Single family residential 
development limited to a 
maximum of five (5) 
dwelling units per acre 

-Per staff report, request is 
for a maximum of 3 du/acre 
units (total 2.4 units per 
acre)

-Per staff, our request is 
consistent with this policy

DEVELOPMENT CODE FINDING: “Compliance with Master 
Plan/Desired Pattern of Growth”



Legal Finding:
“Compatible 
Land Uses”

-Compatibility Rating per 
Washoe County 
Development Code (“HIGH”  
so little or no screening or 
buffering”)

-Per staff report, no change 
in compatibility rating 



Legal Finding:
“Compatible Land 
Uses”

-Despite having a “HIGH” 
compatibility rating, 
Silver Hills still provides:

(1) 50 foot open      
space buffer, and 

(2) 200 foot matching 
density buffer. 



Legal Finding:

“Response to 
Changed 
Conditions”



“Development 
Feasibility ”

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. 



AREA PLAN 
FINDING:

“ Availability of 
Planned 
Facilities”  

North Valleys Area Plan:



“Availability of Planned 
Facilities”  

and 

“Feasibility studies that 
identify improvements 
likely to be required  to 
support 
intensification”

Storm Water 



“Availability of Planned 
Facilities”  

and 

“Feasibility studies that 
identify improvements 
likely to be required  to 
support 
intensification”

Water and Effluent 



“Availability of Planned 
Facilities”  

and 

“Feasibility studies that 
identify improvements 
likely to be required  to 
support 
intensification”

Roads

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 



“Availability of 
Planned 
Facilities”  



“Availability of 
Planned 
Facilities” 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…..”



Summary of
Applicable 
Goals and 
Policies  

LUT.1.1  - 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. 



Character 
Statement 

 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. 



• Silver Hills Specific 
Plan 

Add conditions to 
mitigate



1. Facilities Plan 

 Prior to the approval of any 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 
per year (cumulatively) until construction commences on the NDOT U.S. 395 
North Valleys Project - Phase 1B. 

Additional 
Specific Plan 
Conditions 



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 

Additional 
Specific Plan  
Conditions 



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. 

Additional 
Specific Plan  
Conditions 



SILVER HILLS SPECIFIC PLAN
GOALS AND OBJECTIVES

• 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

• OVER 150 ACRES OF 
PRESERVED OPEN SPACE

• EXTENSIVE TRAIL AND 
PEDESTRIAN PATH NETWORK

• EQUESTRIAN ACCESS

• DEDICATED TRAIL HEADS

• ACCESS TO PUBLIC LANDS

• NEIGHBORHOOD 
CONNECTIVITY



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

INCLUSION OF 
NEIGHBORHOOD PARKS AND 
COMMUNITY GREEN SPACES

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

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



AGRIHOOD



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



PERIMETER 
INTERFACE

• LOT MATCHING
• PERIMETER BUFFERS
• LARGE LOTS



RESPONSIBLE 
DEVELOPMENT

SPECIFIC PLAN REQUIRES:

• A FULL FACILITIES PLAN AND ANALYSIS PRIOR TO TENTATIVE MAP

• CONCURRENCY OF INFRASTRUCTURE

• REDUCTION OF OFFSITE FLOWS (DRAINAGE) WITH NEW 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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