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Introduction

On behalf of Toll NV, LP, the owners of the subject landholding, we have submitted the
following application in support of a Tentative Map and Special Use Permit for a 935 lot single
family residential subdivision. The subject application is a request to develop 290.08 acres of
the 329± Caramella Ranch Planned Unit Development.

Project Location

The Caramella Ranch Planned Unit Development consists of 329± acres located is southeast
Reno, Washoe County, Nevada. The subject area of this request (“The Landholding”) consists of
four parcels, assessor’s parcel number 143-120-01, 143-120-06, 143-120-07 and 173-120-08,
totaling 290.08 acres. The Landholding is bound on the north by Damonte Ranch single family
residential development, on the west by the Curti Ranch 2 single family residential
development and portions of Caramella Ranch which consist of undeveloped areas not a part of
this application as well as areas of Caramella Ranch developed with existing single family
homes. The southern and eastern boundaries are defined by the City of Reno Boundary with
Brown Elementary School and Virginia Foothills to the south and the Rilite Aggregate pit and a
single large parcel with one single family home to the east, all lying within Washoe County.
The Landholding is bisected by the existing Western Skies Drive alignment which is currently
developed as a paved access road approximately 24 feet in width and is in poor condition. The
majority of the landholding lying west of Western Skies is currently being utilized for
agricultural purposes and has relieve from couth to north at approximately three percent (3%).
The portion of The Landholding lying south of Western Skies is currently undeveloped and
covered with native vegetation and has relief from south to north with slopes varying from
three percent (3%) to ten percent (10%)
It should be noted that there are nine (9) parcels totaling approximately 30.5 acres within the
PUD area that are not included within this application. Of the nine (9) parcels five (5) parcels
totaling 20 acres are developed with existing large lot single family residential homes accessed
from Aranzano Lane, a private road. Two (2) Parcels totaling 7.5 acres are located at the
northern end of Aranzano lane and are anticipated to develop as large lot single family home
sits in like to the existing homes on Aranzano lane. The last undeveloped parcel located at the
north east corner of the PUD is undeveloped with an abandoned radio tower site. This parcel
totals 3.57 acres and at this time the plans for development are unknown.

Tentative Map

The proposed development will consist of 935 single family residential lots with a gross density
of 3.22 dwelling units per acre and an average lot size of 7,462 square feet. The development

RCI

Engineering

3

Caramella Ranch Estat
Tentative Map and Special Use Permit

will be divided into three distinct development Villages defined by the Western Skies and Rilite
Road alignments which will be constructed by the Master Developer.

Figure 1- Vicinity Map
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Figure 2 – Site Plan
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Figure 3 – Zoning Map
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Figure 4 – Master Plan Map
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The Conventional Village, located east of Western Skies Drive and north of the Rilite Access
road consists of 24.97 acres net with 103 traditional single family residential lots having a
typical lot size of 55’ wide by 105’ deep. The homes will be a mix of single and two story homes
with 4 floor plans with 3 distinct elevation options ranging in size from 2,035 square feet to
2,879 square feet. This village will be accessed directly from Western Skies Drive by a gated
median divided entry. The Conventional Village will have internal vehicular circulation via a
private 41 foot roadway with roll curb and an attached 4’ sidewalk along one side. In addition
to the main entry the village will have two gated pedestrian access points. The first will be at
the north end of the Village to Western Skies Drive and the second will be at the south end of
the Village to the Rilite Access Road. This Village has been designed with a loop road creating
two terraces of lots following the natural terrain of the landform. All lots will be designed to
have “A” type drainage with landscaped common elements used to take up the grade between
terraces. These common elements will be framed with decorative iron fencing along all lot lines
abutting the common elements. A fencing plan depicting the location of the iron fencing has
been included for a graphical representation. Finally the Conventional Village will be centered
on a lifestyle appropriate programmed 1.25+/- acre amenity site located across from the Village
entry road. At this time preliminary programming includes a pool with bathroom facility and a
turfed lawn area, a conceptual Amenity plan has been included within this submittal.
The Estates Village, located east of Western Skies Drive and south of the Rilite Access Road,
consists of 79.00 acres net with 193 traditional single family residential lots having two separate
standard lot sizes, a 65’ wide by 110’ deep lot and a 90’ wide by 110’ deep lot. The homes
within this Village will all be single story with 3 floor plans with 3 distinct elevation options
offered for each of the two lot standard sizes. These 6 plans will range in size from 2,495
square feet to 4,240 square feet. This Village will be accessed directly from Western Skies Drive
by a gated median divided entry. The Estates Village will have internal vehicular circulation via
a private 41 foot roadway with roll curb and an attached 4’ sidewalk along one side. In addition
to the main entry the Village will have two gated pedestrian access points. The first will be at
the west end of the Village to Western Skies Drive and the second will be at the east end of the
Village to the Western Skies Drive/Rilite Access Road roundabout. This Village has been
designed to create terracing to take advantage of Valley and Downtown views. The land plan
follows the natural terrain of the landform stepping up in 16 to 20 foot tall terraces ensuring
views over the lower tier homes can be achieved. All lots will be designed to have “A” type
drainage with landscaped common elements used to take up the grade between terraces.
These common elements will be framed with decorative iron fencing along all lot lines abutting
the common elements. A Fencing plan depicting the location of the iron fencing has been
included for graphical representation. Like the Conventional Village the Estates Village will be
centered on a lifestyle appropriate programmed 1.5+/- acre amenity site located across from
the Village entry road. At this time preliminary programming includes a pool/spa with
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clubhouse including restrooms and a work out room with turfed lawn areas, a conceptual
Amenity plan has been included within this submittal.
The Regency Village consists of the area west of Western Skies Drive. This village will be an age
restricted active adult community consisting of 148.48 acres and will contain 639 lots with
three standard lot sizes, a 55’ wide, 65’ wide and 75’ wide all by 95’ deep lot. The homes within
this Village will all be single story with 3 floor plans with 3 distinct elevation options offered for
each of the three lot standard sizes. These 9 plans will range in size from 1,660 square feet to
2,423 square feet. This village will be accessed directly from Western Skies Drive by a manned
guard gated median divided entry across from the Estates Village entry and a secondary
unmanned gated entry across for the Conventional Village entry. The Regency Village will have
internal vehicular circulation via a private 41 foot roadway with roll curb and an attached 4’
sidewalk along one side. In addition to the main entries the village will have four gated
pedestrian access points. The first will be at the west end of the Village to Western Skies Drive,
the second on the east side of the main entry just west of the roundabout, the third will be just
north of the roundabout and the final access point will be north of the secondary access. The
land plan has been configured around two main community amenities. The first is a 5+/- acre
community club. This amenity will include a clubhouse with gym and restrooms, an indoor
pool, an outdoor resort style pool and pickle ball, tennis and bocce ball courts, a conceptual
Amenity plan has been included within this submittal. The second amenity is a parkway
separated sidewalk walking loop 1.1 miles long, identified on the “Pedestrian Access and
Circulation Plan”. This loop will feature a five foot wide sidewalk centered within a twenty foot
(20’) wide parkway strip.
The following table contains a development summary for the overall project as well as
breakdown for each village:

DEVELOPMENT SUMMARY
Description
Overall
Conventional Village
Estates Village
Regency Village

Net Area
252.45
24.97
79.00
148.48

Total Lots
935
103
198
634

Net Density
3.70 du/ac
4.12 du/ac
2.50 du/ac
4.26 du/ac

It is anticipated that the development will be mapped and constructed in several phases with
each of the traditional single family Conventional and Estates Villages developed as one final
map with multiple construction phases and the age restricted active adult Regency Village
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developed in three to four final maps with each map broken into two construction phases. A
phasing map with anticipated development timing has been included for reference.

Tentative Map Findings
Following is a list of the findings that the planning commission shall consider when issuing a decision on a
tentative map with responses to the finding outlined.
(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.
RESPONSE: The proposed development will provide public sanitary sewer and storm drain
facilities and will be in conformance with state and local regulations relative to water quality,
air quality and solid waste disposal. Furthermore the Development will be subject to
National Pollution Elimination System as part of City of Reno Municipal Code, ensuring
protection from erosion and migration of silts in storm water runoff. Additionally the
development will contain over 68% age restricted residential lots. This land use will result in
a reduction of trips based upon traditional single family residential development reducing the
impacts to air quality to which vehicular traffic has the largest impact.

(b)

The availability of water which meets applicable health standards and is sufficient in
quantity for the reasonably foreseeable needs of the subdivision.
RESPONSE: Water service will be provided by the municipal water company, Truckee
Meadows Water Authority. Additionally Truckee River Water Rights as well as Steamboat
Creek Water Rights are available for Dedication with subdivision.

(c)

The availability and accessibility of utilities.
RESPONSE: Existing Utilities with sufficient capacity to serve the development are currently
stubbed to or are crossing the landholding.

(d)

The availability and accessibility of public services such as schools, police protections,
transportation, recreation and parks.
RESPONSE: The proposed development will consist of 639 active adult residential units which
will have no impact upon schools. The remaining 296 residential units will create an impact
but will be far less than would be created with a traditional development at the PUD’s
maximum density of 1,316 units. Furthermore the tax base created with the 639 age
restricted units will provide a benefit offset for the minimal impact created by the tradition
units.
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Police and emergency services will be provided by City of Reno providers with minimal
impact anticipated based upon the nature of the development and its demographics.
Public Transit is not immediately accessible from the proposed development.
Recreation and parks will be minimally impacted due to the proposed development high
level of amenities. The active adult Village will include a club house and pickle and
tennis courts as well as in door and outdoor pool. The two traditional Villages will also
include programmed open space with pools and passive recreation open space. Finally
the development will include a hold out 17 acre parcel which is reserved for development
of a Community/City park, not to be developed with this development.

(e)

Conformity with the zoning ordinances and master plan, except that if any existing zoning
ordinances is inconsistent with the master plan, the zoning ordinance takes precedence.
RESPONSE: The proposed development is in accordance with the current Caramella Ranch
Planned Unit Development.

(f)

General conformity with the governing body's master plan of streets and highways.
RESPONSE: The proposed development will utilize existing roadways and alignments to
provide access. Additionally these roadways, where they bisect the site, will be upgraded
with this development to provide an improved level of service to the benefit of the
surrounding area and existing residents.

(g)

The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision.
RESPONSE: The proposed development will tie into existing roadways and will have two
directions for residents to exit the development, north and south on Western Skies Drive.
Based upon this the effects will be minimal. Any required roadway improvements will be
constructed as outlined within the projects traffic study

(h)

Physical characteristics of the land such as floodplain, slope and soil.

RCI

RESPONSE: The land plan has been designed to provide for a more defined and orderly
collection of storm flows than currently exists with the shallow system of braided dry washes
that traverse the site. This more defined collection system will direct flows to improved
drainage facilities minimizing the transport of silts currently resulting from the braided
channel system that crosses the site. The site has mostly moderate slopes, with only 6%
exceeding 15%. The land plan has been configured to terrace up the areas of greater relief in
order to minimize large cut and fill slopes. The terraces will be approximately 16 feet to 20
feet tall which will be hidden from view by the homes while creating vistas for views. The
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majority of the area slope constrained will be left undisturbed and will be included in the 17
acre City of Reno Park Site hopefully ensuring no development. Finally disturbance to the site
has been minimized where possible and exposed slopes will be with laid at a 3:1 inclination
and re-vegetated or stabilized with rock rip rap where steeper than 3:1.
(i)

The recommendations and comments of those entities and persons reviewing the tentative
map pursuant to NRS 278.330 TO 278.3485, inclusive.
RESPONSE: To be determined by Agency Reviews.

( 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.
RESPONSE: The development will be served by the City of Reno Fire Department with the
nearest station being Station 12 at 1190 Steamboat Parkway, 2.7 miles from the site.
Additionally the Truckee Meadows Fire Protection District has Station #14 located at 12300
Old Virginia Road.

(k)

The submission by the subdivider of an affidavit stating that the subdivider will make
provision for payment of the tax imposed by chapter 375 of NRS and for compliance with
the disclosure and recording requirements of subsection 5 of NRS 598.0923, if applicable, by
the subdivider or any successor in interest.
RESPONSE: Affidavits as necessary have be provided by the applicant.

Special Use Permit Request

In order to facilitate the proposed development a Special Use Permit will be required. The
proposed development will trigger two (2) criteria which will require this additional
entitlement.
The first criteria is for cut slopes greater than 20 feet and fill slopes greater than 10 feet. Due to
the unique topography of the Landholding, consisting of moderate to steep terrain, and the
relatively large size of the lots proposed for the upper elevations of the Landholding cuts in
excess of 20 feet will be necessary to develop the site. Additionally the need to construct a
drainage channel, required to direct flows from the southeastern area of the Landholding to
their natural point of disposition into existing Damonte Ranch Facilities, will require a 40 wide
channel along the southern boundary, again driving the need for deeper cuts. Finally the
portion of the landholding which is currently being used for agricultural purposes will require
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three to five feet of fill due to poor soil conditions. In order to create a balanced development
cuts will need to be generated in areas of suitable material.
The compensating benefit of the proposed grading scheme which drives the need for the Use
permit will be development of improved drainage patterns, a balanced site and most notably
the ability to set the development at an elevation below the existing homes in the existing
Virginia Foothills development to the south.
The second criteria which requires a Special Use Permit is that the Landholding lies within a
Cooperative Planning Area Overlay District and is subject to the standards outlined in RMC
Section 18.08.404. The southern Boundary of The Landholding is shared with the existing single
family residential Virginia Foothills development located within Washoe County.
In accordance with the Overlay requirements the development has been designed with a buffer
along the City/County Boundary adjacent to the existing development. This buffer varies in
width and is 100 foot wide at its narrowest location. This buffer will include hammer heads at
the terminus of the existing roadways which dead end to the Landholding which will result in an
improvement to life safety relative to emerge services. The buffer area will also include a
drainage channel which will be graded to improve the acceptance of flows from the existing
development, again improving the existing condition. Additionally in accordance with the
overlay requirements larger lots have been places adjacent to the existing development along
the southern border. Finally the lots immediately adjacent to the existing development will be
located below the elevation of the existing adjacent development. This will ensure a minimal
impact to existing views.
The requested special use permits will result in a development which conforms to Title 18
requirements while balancing the challenges of the terrain and existing adjacent development.

Special Use Permit Findings
Following is a list of the findings that the planning commission shall consider when issuing a decision on a
Special Use Permit with responses to the finding outlined.

General Special Use Permit Findings:
(a)

The proposed land use is compatible with existing surrounding and land use and
development.
RESPONSE: The prosed single family residential development is in direct conformance with
adjacent land uses as well as the previously approved Caramella Ranch Estates Handbook
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(b)

The project is in substantial conformance with the Master Plan.
RESPONSE: The proposed development is in direct conformance with the City of Reno Master
Plan.

(c)

There are or will be adequate services and infrastructure to support the proposed
development.
RESPONSE: Existing Utilities with sufficient capacity to serve the development are currently
stubbed to or are crossing the landholding.

(d)

The proposal adequately mitigates traffic impacts of the project and provides a safe
pedestrian environment.
RESPONSE: The proposed development includes the improvement of Western Skies Drive
from a 24 foot pavement only roadway section to a fully improved with curb and gutter and
sidewalk roadway section. This will mitigate impacts as well as provide for a safe pedestrian
realm. Furthermore Improvements required to accommodate the development as outlined
within the traffic report will be constructed.

(e)

The proposed site location and scale, intensity, height, layout, setbacks, and architectural
and overall design of the development and the uses proposed, is appropriate to the area in
which it is relocated.
RESPONSE: The proposed development will result in a reduction of density and intensity from
what would be allowed by strict application of the Caramella Ranch Planned Unit
Development which allows for up to 1,316 units. Additionally the development has been
designed to provide for the lowest density adjacent to the lower density development to the
south with density increasing as the project moves away from that edge.

(f)

The project does not create adverse environmental impacts such as smoke, noise, glare,
dust, vibration, flumes, pollution or odor which would be detrimental to, or constitute a
nuisance to area properties.
RESPONSE: The proposed development not result in any nuisance factors which would
adversely impact area properties.

(g)

Project signage is in character with project architecture and is compatible with or
complimentary to surrounding uses.
RESPONSE: All project signage will be in accordance with the approved Caramella Ranch
Planned Unit Development Guidelines.
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(h)

The structure has been designed such that the window placement and height do not
adversely affect the privacy of existing residential uses.
RESPONSE: This finding does not apply to this application based upon its nature.

Cut slopes greater than 20 feet and fill slopes greater than 10 feet Special Use Permit Findings:
(a)

The slope can be treated in a manner which does not create negative visual impacts.
RESPONSE: The development has been carefully designed to achieve cut slopes which will be
shielded from view by the residential homes. Additionally the slopes in excess of 3:1 will be
either stabilized with fabric and re-vegetated or armored with rock rip and varnished where
visible while slopes flatter than 3:1 will be revegetated and planted with native materials to
minimize visual impacts.

(b)

The grading is necessary to provide safe and adequate access to the development.
RESPONSE: The development lies on a Landholding with moderate to steep terrain resulting
in the need for cuts to maintain moderate street slopes. This in turn results in the upper
areas benign in deeper cuts.

Protection of significant natural resources as required in the cooperative planning area overlay
district Special Use Permit Findings:
(a)

Conservation of top soil.
RESPONSE: The Development will be subject to National Pollution Elimination System as part
of City of Reno Municipal Code, ensuring protection from erosion and migration of silts in
storm water runoff. Additionally the land plan has been designed to provide for a more
defined and orderly collection of storm flows than currently exists with the shallow system of
braided dry washes that traverse the site. This more defined collection system will direct
flows to improved drainage facilities minimizing the transport of silts currently resulting from
the braided channel system that crosses the site. With final development design and
construction top soil conservation methods will be more clearly defined but will include
limiting disturbance of areas not to be developed as well as stockpiling of clearing material
for revegetation.

(b)

Protection of surface water quality.

RCI

RESPONSE: The proposed development will include the development of a roadway network
with curb and gutter as well as an improved storm drainage system of inlets closed conduits
and channels. All Drainage infrastructure will be owned and maintained by the Damonte
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Ranch Drainage District.
(c)

Conservation of natural vegetation, wildlife habitats and fisheries.
RESPONSE: Through the reuse of strippings and limiting disturbance of areas not to be
developed natural vegetation will be preserved.

(d)

Control of erosion.
RESPONSE: In accordance with State regulations best management practices will be utilized
during construction and will be maintained until storm water conveyance infrastructure is in
place and completely functioning. Additionally disturbed areas will be restored per City of
Reno revegetation standards.

(e)

Control of drainage and sedimentation.
RESPONSE: In accordance with State regulations best management practices will be utilized
during construction and will be maintained until storm water conveyance infrastructure is in
place and completely functioning. Additionally disturbed areas will be restored per City of
Reno revegetation standards. With development a more defined and orderly collection of
storm flows than currently exists with the shallow system of braided dry washes that
traverse the site will be constructed mitigating drainage and sedimentation issues..

(f)

Provisions for restoration of the project to predevelopment conditions.
RESPONSE: All disturbed areas will be restored per City of Reno revegetation standards.

(g)

Provisions of a bonding program to secure performance of requirements imposed.
RESPONSE: Bonding will be provided per City of Reno Standards.

(h)

Preservation of hydrologic resources, character of the area and other conditions as
necessary.
RESPONSE: A large portion of the site has been dedicated to extending the open channel
network extending from Damonte Ranch up to and through the subject Landholding. This
will provide for continued collection and disposition both onsite and offsite flows.
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November 14, 2016
Heather Manzo, Assistant Planner
City of Reno Community Development Department
1 East First Street
Reno, Nevada 89501
Subject: LDC17-00023 (Caramella Ranch Estates)
Response to Community Development Staff Applicant Comments
The purpose of this letter is to address the comments from the City of Reno Community
Development Department relative to the October 26 Staff Applicant Meeting regarding the
above referenced project. Each comment is listed with the response in italic:

1.

This proposal includes the relocation and partial undergrounding of
existing overhead 120kv transmission lines. This type of request requires a
Regional Plan Amendment to a) underground transmission lines and b) to
relocate an existing line.
Additionally, the request requires a special use
permit for a major utility per the Caramella Ranch Estates Handbook and is a
Project of Regional Significance (PRS) per the Truckee Meadows Regional Plan
(RPC Resolution 9-16 and as outlined in Reno Municipal Code (RMC)
18.06.402. A PRS may also be required for the proposed number of units.
a. An Amendment to the Regional Plan will require an item to be added
to the Reno City Council agenda to request the City Council to sponsor
the Plan Amendment to the Truckee Meadows Regional Planning
Agency (TMRPA). The City Council item will need to be scheduled
after the appeal period for the tentative map and special use permits
has expired. Once the City Council has voted to sponsor the Regional
Plan Amendment, the project will need to go before the Regional
Planning Commission (RPC) and Regional Planning Governing Board
(RPGB) for approval. Beginning in 2017, the RPC will be meeting
monthly but the RPGB will continue to meet every other month. The
Regional Plan Amendment must be approved and finalized prior to the
4325 Dean Martin Drive, Suite 300 - Las Vegas, NV 89103
Main 702.453.0800
www.RCINEVADA.com
Fax 702.453.0801

approval of any Final Map or site improvement permits related to this
project.
b. A project of regional significance is required to go before the (TMRPA)
Regional Planning Commission. Additional information is necessary to
conduct an evaluation of this request. The Project of Regional
Significance must be approved and finalized prior to the approval of
any Final Map or site improvement permits related to this project.
c. Please provide plans that clearly identify the existing location of the
utility corridor. Please identify the proposed location of the utility and
include a legend that depicts above ground and underground lines.
d. Applications for a Project of Regional Significance require routing to
the City of Sparks, Washoe County and TMRPA to allow those agencies
time to comment on the request prior to scheduling the request for a
public hearing. Additionally, all other agencies must be given the
application in its entirety to allow for a full review of the request.
Additional time will be necessary to allow proper time for agencies to
provide comment.
e. A project of regional significance is required for requested housing in
excess of 625 units. It appears a request for 822 units when the PUD
Handbook was reviewed by TMRPA (LDC05-00423). Since this request
is for more than a 10% increase from the originally evaluated unit
count, the project would also trigger a project of regional significance
for the number of units. The handbook discusses 1,316 maximum
units. If a request for a project of regional significance has been
processed to include a unit count greater than the currently requested
935 units, please provide the TMRPA decision letter that approved the
requested number of units.
Response: The status of the project being determined as a Project of Regional Significance is
still under review.
2. Please identify what the anticipated build out of the remaining parcels within
the PUD, but not included with this request will be. It may be prudent to
include information for the remainder parcels within the PUD with a request
for a Project of Regional Significance if it is required for the number of units
4325 Dean Martin Drive, Suite 300 - Las Vegas, NV 89103
Main 702.453.0800
www.RCINEVADA.com
Fax 702.453.0801
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within the PUD and there is a possibility this area will be developed with
residential in the future.
Response: There are nine (9) parcels totaling approximately 30.5 acres within the PUD area
that are not included within this application. Of the nine (9) parcels five (5) parcels totaling
20 acres are developed with existing large lot single family residential homes accessed from
Aranzano Lane, a private road. Two (2) Parcels totaling 7.5 acres are located at the northern
end of Aranzano lane and are anticipated to develop as large lot single family homes in like to
the existing homes on Aranzano lane. The last undeveloped parcel located at the north east
corner of the PUD is undeveloped with an abandoned radio tower site. This parcel totals 3.57
acres and at this time the plans for development are unknown.
3. The Caramella Ranch Estates PUD Handbook is currently under review for an
amendment to standards that is anticipated to be approved by Reno City
Council in December. Please provide a full color highlight/strikethrough
version of the handbook for staff to utilize when evaluating this request.
Response: A strikethrough version of the PUD under review has been included with this
submittal.
4. Please provide an overall project map with the land use areas clearly
identified. Please provide data regarding acreage totals, minimum lot sizes,
number of units as they relate to the Single Family and Mixed Residential lot
characteristics and design standards contained in the Caramella Ranch Land
Use maps and boundaries contained within the PUD Handbook.
Response: An overall map with a breakdown of residential uses and development
information has been included with this submittal. It should be noted that only single family
residential uses with associated amenities which are allowed by use right are proposed with
this application.
a. Please provide the number of lots, maximum square footage, minimum
square footage and average lot sizes for each of the villages.
Response: This information has been added to the revised Tentative Map write up included
with this submittal.
b. A more comprehensive analysis of the proposed lot layout will be
provided once revisions have been submitted that identify the
applicable land uses for each village.
4325 Dean Martin Drive, Suite 300 - Las Vegas, NV 89103
Main 702.453.0800
www.RCINEVADA.com
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Response: A comprehensive development breakdown has been added to the Construction
phasing plan included with this submittal as well as to the Tentative Map write up included
with this submittal.
5. Please describe and provide plans that identify the proposed villages and
describe the proposed phasing for each phase and the project as a whole. The
phasing plan should demonstrate that each phase at completion will result in
a cohesive, aesthetic community without reliance on future phases. Primary
infrastructure improvements and key amenities that are provided within each
of the three villages should be included with the first phase of each village.
Response: A Construction Phasing map has been submitted with this submittal. The
developer intends to develop all three villages simultaneously with the individual village
amenity sites include within the first phase of each Village. Please note that phasing lines
within the Regency Village are subject to change based upon establishment of final
construction phasing.
6. Although addressed in the PUD handbook as requirements to be fulfilled
prior to final map, the increase in public safety and schools is a tentative map
finding which will need to be analyzed. Does the developer have a direction
on which choice they are looking at with regards to mitigating the increased
impact of public safety as addressed in the handbook?
Response: The proposed development will consist of 639 active adult residential units which
will have no impact upon schools. The remaining 296 residential units will create an impact
but will be far less than would be created with a traditional development at the PUD’s
maximum density of 1,316 units. Furthermore the tax base created with the 639 age
restricted units will provide a benefit offset for the minimal impact created by the tradition
units.
Police and emergency services will be provided by City of Reno providers with minimal
impact anticipated based upon the nature of the development and its demographics. One of
the most effective vehicles for reducing impact to public safety is quality of community. Since
the development will consist of highly amenitized gated neighborhoods they will by nature
reduce public safety issues. In order to provide an additional level of mitigation for public
safety open view fencing will be used along open spaces to create a view corridor aiding in a
creating a higher level of public safety by eliminating hidden “no man’s land” areas.
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7. Please ensure all documents including technical reports, plans, and other
associated documents consistently represent the accurate location and design
of the line.
Response: The 120 KV overhead line has been added to the tentative map for reference. Since
this line is irrelevant to the information contained within the studies and information
depicted on most exhibits it has been intentionally left off as to minimize confusion and
replication of information not critical to the intent of the document.
8. Per RMC Section 18.12.1904(a), all drainageways shall be the width of the
floodplain with a minimum of 15-foot wide area on each side. Please identify
the floodplain and setback lines on plan sheets to demonstrate the
drainageway is not being encroached upon by this proposal.
Response: The subject site is not crossed by any major draiangeways or floodplains.
9. Parks and Common Open Space is discussed on page 22 of the Handbook.
a. Please revise Landscape sheets to provide the proposed acreage of each
the two park sites within the proposed developments. Please provide
information regarding preliminary amenities and design proposed for
these two sites. Please provide a detail of the timing of construction,
configuration, amenities etc. for the for all proposed park sites.
Response: Conceptual design identifying the anticipated amenity programming has been
included with this submittal for the amenity site in each of the three villages. The amenities
will be as follows
b. Please identify the location and proposed acreage of the City of Reno
park site. Please provide preliminary acceptance of the proposed
location and size of the future City park site from City Parks Staff.
Response: An exhibit titled “City of Reno Park Exhibit” has been included with this
submittal. This exhibit identifies the improved 5 acre are of the 17 acre park parcel.
c. Please provide a pedestrian and bicycle access and path plan
throughout the project area. The plan should include pedestrian access
to proposed and future park sites, streets from cul-de-sacs, access to
Brown Elementary and existing pedestrian paths and routes inside and
outside of the PUD.
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i. Please provide planned pedestrian connections to Damonte
Ranch to the north.
ii. Please provide pedestrian connections where cul-de-sac design
is proposed to allow for ease of resident access and circulation.
iii. Please provide a pedestrian access point from the southernmost
village to the elementary school.
Response: A pedestrian access and circulation plan has been included with this submittal. It
should be noted that the pedestrian point of connection to the Damonte Ranch Path system is
located northeast of the development site making the connection not possible.
d. There are many common area parcels located throughout the
development.
i. Please describe how common areas between lots will be
designed and maintained.
ii. Please provide a proposed landscape plan for all common area
parcels including a detail for identified pedestrian paths that
include typical landscape and path improvement data.
iii. Please provide the proposed landscape plan for the buffer and
drainage area that abuts the Virginia Foothills project to the
south.
Response: At this time programming and planting for the many pocket and linear open space
areas has not been established. These are will be programmed with final design and
landscaped in accordance with the approved PUD. The common area/buffer adjacent to the
Virginia Foothills development will contain an earth and rip rap lines flood channel and will
be revegetated to minimize the impacts of the grading required to construct the flood channel.
10. GRADING
a. Please confirm whether this project is subject to a special use permit for
hillside development. Please provide a colored slope map with an
overlay of the proposed lots and disturbed area to more clearly
represent the existing topography in relation to the proposed project.
The slope map should provide a slope analysis table as described in
4325 Dean Martin Drive, Suite 300 - Las Vegas, NV 89103
Main 702.453.0800
www.RCINEVADA.com
Fax 702.453.0801

Page 6 of 10

RMC 18.12, Article XVI. Please provide both full sized and 8.5 X 11
sets.
Response: The proposed development is not subject to the hillside development requirements
as outlined in Title 18. A slope map has been include with this submittal.
b. Please provide a map delineating the proposed cuts and fills both in
full-sized and 8.5 X 11. Please provide the proposed amount of cuts
and fills.
Response: A cut and fill map has been included with this submittal.
c. Please transition the grading to avoid abrupt edges.
Response: With final design the grading at transition and tie in points will be designed to
create soft edges.
d. Are rockery or retaining walls proposed with this project? If yes, please
provide the location and a detail that identifies materials, colors height,
landscape and stepping.
Response: Retaining will be required to develop the project. At this time a combination of
dry stack rockery and masonry walls is anticipated to be used. Masonry walls be in
accordance with the approved PUD requirements. With final design retaining wall systems
will be identified and specific details will be provided relative to material and finish.

11. HYRDOLOGIC RESOURCES
a. Please clearly demonstrate how this proposal complies with RMC
18.08.404(b) that requires preservation of hydrologic resources.
Response: The subject site is not crossed by or adjacent to a perennial stream. There is a
system of natural dry washes that convey storm flows from upstream manmade and natural
ditches. Based upon this there is no need stream zone buffer areas. The Pasture land portion
of the site has been historically irrigated by the steamboat ditch. With this development that
resource will no longer be utilized and be re-routed to the Truckee River.
b. Please identify the resource, proposed setbacks and area of disturbance
in relation to the identified resource.
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Response: None noted or required.
c. It appears there are multiple crossings over a drainageway. Please
demonstate whether or not this is a major drainageway as defined in
RMC 18.12.1901 and Policies identified in the Conservation Plan of the
City of Reno Master Plan. If this is defined as a major drainageway an
additional special use permit for major drainageways will be required.
Response: The referenced crossing are not over a major draiangeway but rather branches of a
braided wash system. The braided wash system will be replaced with an earthen and rock rip
rap lined channel system ensuring the disposition of flows in historic patterns.
d. Please provide structure elevations for all proposed structures, paths
and improvements within the identified resources and associated
setbacks.
Response: None noted or required.
e. It appears the roundabout is within the drainageway. Please justify the
location and mitigation elements for this proposal.
Response: The referenced crossing is not over a major draiangeway but rather branches of a
braided wash system. The braided wash system will be replaced with an earthen and rock rip
rap lined channel system channelizing flows in a closed conduit system below the roundabout
to a new channel which will connect to the flood control improvements built with Damonte
Ranch.

f. Please verify whether this project contains Waters of the United States.
If it is, please provide a preliminary jurisdictional delineation.
Response: There is a small finger of a delineated shaded zone X that enters the property along
the southern border, see delineation exhibit. This area has already been disturbed with the
development of the Virginia Foothills development and will not be further impacted by this
development proposal.
g. Please verify whether this project contains Waters of the United States.
If it is, please provide a preliminary jurisdictional delineation.
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12. Please describe the intended lighting standards to be utilized within the
development. Unless specifically outlined in the Handbook, a Condition of
Approval will be added to require Dark Sky lighting and a maximum light
standard height.
Response: At this time final lighting has not been determined. A condition requiring shielded
down lit “Dark Sky” lighting will be acceptable.
13. Please provide a fencing plan for the project.
Response: A fencing exhibit has been included with this submittal. All fencing will be as
required in the PUD handbook.
14. Please provide a master sign package for the proposed project that is designed
in compliance with the Handbook.
Response: The fencing exhibit included with this submittal identifies the location of
community signage which will be in accordance with the PUD handbook.
15. Please clarify the proposed method of mail service and location of proposed
mail boxes. If community mail boxes are proposed, temporary parking areas
must be provided.
Response: It is anticipated that US Postal Service will require NDCBU gang mailbox units
for this development. Additionally final locations will be coordinated with the US Postal
Service and sufficient parking and or box spacing will be provided.
16. Please provide proposed elevations for each housing type that is planned for
each of the villages. Please clarify if the proposed housing type is an attached
or detached product.
Response: At this time Architectural elevations are current under development, a 6 to 9
month process so they cannot be supplied with this submittal. All architecture will however
be in accordance with the PUD Handbook.
17. Please elaborate on the tentative map and special use findings for each
application type to clearly demonstrate the project design as proposed meets
each finding. Items cannot be deferred to a later date since the findings must
be met as a part of this process.
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Response: The Special use permit finding have been expanded are included within the new
text with this submittal.
18. There is a large population of wild horses that migrate through this area.
Please provide mitigation methods employed for the project. Design and
location of fences should take into consideration these mitigation practices.
Response: The subject development is not crossed by a defined migration route however the
development will utilize iron fencing to minimize the migration of horses into the developed
realm.
19. Please provide the proposed CC&R’s as they apply to each proposed village.
Response: CC&R’s have not been provided with this re-submittal. It is not anticipated that
the CC&R’s will be completed for several months.

Should you have any questions or need additional clarification of the responses provided
please contact me at (702) 998-2101
Sincerely,
RCI Engineering

Chris Thompson, P.E.
Principal
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rci

Engineering

November 14, 2016
Janelle Thomas, P.E.
City of Reno Community Development Department
1 East First Street
Reno, Nevada 89501
Subject: LDC17-00023 (Caramella Ranch Estates)
Response to Community Development Staff Applicant Comments
The purpose of this letter is to address the comments from the City of Reno Community
Development Department relative to the October 26 Staff Applicant Meeting regarding the
above referenced project. Each comment is listed with the response in italic:
1. The applicant shall ensure that all easements that encumber the project site are
relinquished or relocated appropriately prior to approval of any final map.

Response: Noted
2. Many of the primary streets which traverse the site are very straight and long. The
developer shall design and submit for review and approval plans for traffic calming
improvements on these long streets in accordance with the Public Works Design
Manual and to the approval of the City Fire and Community Development
Departments.

Response: Plans for Traffic Calming will be submitted for review and approval prior to
the submittal of improvement plans for areas which will require traffic calming. At this
time it is anticipated that speed humps will be utilized and they will be located to provide
for dual use traffic calming and pedestrian safety.
3. All proposed roadways will be private streets which will be maintained by the Home
Owners Association (HOA).

Response: Noted
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4. The applicant should provide turning templates to show that a standard moving
vehicle (WB-20) is able to turn around prior to the gates at all entry locations.

Response: With the final design of each gated entry turning radius and queue length will
be verified.
5. All gates should be equipped with an automatic entry device that may be used by
emergency services to enter the community during emergency incidents.

Response: Noted
6. In order to promote safe multi-modal transportation, the developer shall provide
sufficient street lighting at intersections and mid-block pedestrian crossings within
the subdivision. The HOA shall be responsible for the maintenance of street lights.

Response: Noted
7. The intersections should be analyzed with respect to sight distance to insure that the
proper traffic control is designed at each intersection.

Response: With final design site visibility triangles will be added to the Improvement plan
to ensure there are no obstructions within the zone.
8. Many of the local street intersections are spaced closer than the required 200 foot
separation as required by the Public Works Design Manual. The applicant should
evaluate the spacing of intersections to determine if this spacing is appropriate for the
expected traffic volumes.
Response: Per your November 11, 2016 e-mail the offsets as proposed wit this tentative map
submittal are acceptable.
9. Sidewalk along Western Skies Parkway should be shown on both sides of the street
between the north project boundary and the south project boundary at Reading Way.
The plans do not show sidewalk along the west side of the project adjacent to 841
through 850 and should be updated.
Response: The sidewalk along Western Skies has been discussed with Staff and an agreement to an
acceptable configuration established.
10. The plans show sidewalk on only one side of the streets within the proposed
subdivision. In order to improve pedestrian walkability within the subdivision,
sidewalk should be designed and constructed on both sides of each of the streets.
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Response: The proposed private street roadway section is in accordance with the approved PUD
roadway section.
11. The plans do not include street cross sections. The applicant should provide street
cross section details within the tentative map plan set. This will be beneficial to the
active adult community with added walkways and ADA compliance.
Response: Roadway cross sections have been added to the tentative map cover sheet.
12. The preliminary sanitary sewer report identifies that the project will be served by the
South Truckee Meadows Water Reclamation Facility. All sanitary sewer mains and
manholes should be constructed to City standards and dedicated to the City along
with appropriate temporary and permanent construction, utility, access and
maintenance easements for the sanitary sewer infrastructure. Any other public
and/or private facilities shall also have appropriate easements in place prior to the
issuance of any certificates of occupancy.

Response: Noted
The Washoe County Community Services Department (CSD) Utility Services
Division provided a letter dated October 26, 2016, to the City of Reno Community
Development Department with comments and recommendations regarding the
proposed sanitary sewer service for the project. The applicant should address all
comments and recommended conditions as suggested.
Response: Noted
13. There are many drainage facilities located within the development. The development
also include several common area lots between residential lots that are designed with
3:1 slopes and do not accommodate mitigation of storm water management between
those lots. Prior to the approval of each final map, the applicant should develop an
operations and maintenance manual for all storm drains and drainage swales,
including, but not limited to detailed operations and maintenance tasks, frequency of
maintenance, access for maintenance, and a detailed description of the type(s) of
equipment which are anticipated to be necessary for the operations and maintenance
tasks. This manual should be reviewed and accepted by Community Development
Engineering Staff with the site improvement permit. This Manual should also be
adopted as policy by the Home Owners Association (HOA), Landscape Maintenance
Association (LMA), or equivalent for the development.
Response: A cross section exhibit has been provide to graphically depict the subject areas. These
areas will not accept drainage from private lots and will be designed to convey flows to the private
roadways or storm drainage system. Additionally and Operations and Maintenance manual will
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be created for these areas which will be maintained by the HOA which will also maintain the
landscape material within the common elements.
14. Prior to the approval of each final map, the applicant shall demonstrate adequate
gravity flow overland escape routes are provided for all roof-top and surface storm
water collection and conveyance facilities.

Response: Noted
15. Many storm drain catch basins shown on the tentative map tie directly into trunk
lines. Please modify plans to meet the Public Works Design Manual which require all
catch basins to tie to a manhole. Also, catch basins may not be tied to each other by
laterals and main storm drain lines may not pass through catch basins.

Response: Noted and will be corrected with final storm water conveyance system design.
16. The plans include both public and private storm drainage systems and a public
sanitary sewer system. The public storm drain and sanitary sewer systems will be
designed with full access for City Maintenance staff in accordance with the City of
Reno Public Works Design Manual. Additionally, the private storm drainage system,
namely the drainage ways through the site, shall include a public emergency access
easement granted to the City of Reno.

Response: Noted
17. All necessary utilities to serve the project are in place or can be extended to the site.
Prior to the approval of any final map, all necessary easements for utilities should be
shown on the map.

Response: Noted
18. The tentative map plans do not identify the power lines that are proposed to be
placed underground. The applicant should accurately identify the relocation of all
power lines.

Response: The power lines and easement have been added to the tentative map.
19. According to the application, water service to the project will be provided by Truckee
Meadows Water Authority (TMWA). Prior to approval of each final map the
applicant is required to provide proof that water rights necessary to serve the project
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have been obtained and have plans approved to construct all necessary water
infrastructure to serve the project.

Response: Noted
20. Because this project is proposed to be accessed through existing neighborhoods and
businesses in the area, the developer should provide a construction management and
access plan for the project prior to beginning construction to the approval of the
Community Development Department. This will help ensure that construction traffic
and impacts are addressed in a manner that will reduce the impact on the
surrounding property owners/tenants.
Response: Noted
21. The tentative map has the potential to allow the subdivision to be constructed in
phases. As such, each final map and related subdivision improvement plan can be
constructed as a stand-alone project meeting City standards. Future phase
improvements required to serve the preceding phase must be constructed with the
preceding phase. These improvements may include extension of utilities for future
phases or construction of roadways that serve as emergency access for the preceding
phases.
Response: the development will be developed in several phases with utilities stubbed as necessary.
22. The applicant has prepared a traffic study for the proposed project. This project is
proposed to generate 8,373 Average Daily Trips (ADT), 678 AM Peak Hour Trips
(PHT), and 801 PM PHT. It is anticipated that the development will have some
impact on the adjacent street network and the applicant has provided several
recommendations in the traffic study.
Response: the development will be in conformance wand will provide improvements as required by
the approved traffic study.
Should you have any questions or need additional clarification of the responses provided
please contact me at (702) 998-2101
Sincerely,
RCI Engineering
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Chris Thompson, P.E.
Principal
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