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PROJECT LOCATION
The project site is +/- 10.90 acres located within the Keystone Canyon PUD, north of The Villas at Keystone
Canyon apartment site (portions of APNs 082-631-19 and 082-631-17). The total acreage of the two
parcels is 24.08 acres. The project site is north of the Villas I apartment complex and is bordered to the
north by United States Forest Service (USFS) and Washoe County land. The site is accessed via Leadership
Parkway through a connection at North McCarran Boulevard. Victory Lane, which intersects Leadership
Parkway, also provides a connection to North McCarran Boulevard and can be used to access the site.
Figure 1: Project Location
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EXISTING CONDITIONS
The undeveloped project site is located within the adopted Keystone Canyon PUD. There is additional
property in the Keystone Canyon PUD area to the east and west that is designated as Open Space, and a
multi-family residential development (The Villas at Keystone Canyon) is south of the project site.
Figure 2: Surrounding Property Designations
Direction
North

Current Zoning
Open Space

Master Plan
Open Space

Current Land Use
Undeveloped (USFS and Washoe County)

East

PUD- Open Space

SPA

PUD- Open Space

South

PUD- Mixed Residential

SPA

PUD- Multi-Family Residential

West

PUD- Open Space

SPA

PUD- Open Space

Figure 3: Existing Conditions
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Figure 3: Existing Conditions- continued

PRIOR PROJECT APPROVALS
In December of 1999, the Reno City Council approved a Master Plan Amendment to Special Planning Area
(SPA); a zoning map amendment to Planned Unit Development (PUD); Special Use Permits to allow for
hillside development cuts of 20 feet or more and fills of 10 feet or more, grading disturbance of two onsite natural major drainageways, non-residential development adjacent to residentially-zoned property
multi-family development (senior housing) containing more than 20 units, and non-residential
development located adjacent to a major arterial (McCarran Boulevard); and abandonment of +/- 5,200
lineal feet of unused roadway easements (Case No. 90-00 Keystone Community Campus).
The Keystone Canyon PUD Development Standards Handbook (formerly Keystone Community Campus),
was adopted in February 2000 and was revised in September 2003, August 2004, and December 2011.
The first amendment in 2003 modified the land use designations from faith-based to mixed use residential
and included the current Land Use Plan. Building and grading permits have been obtained since the PUD
approval to partially install roadways (Leadership Parkway and Victory Lane) and to grade portions of the
site. The Villas at Keystone Canyon, a multi-family project with 288 approved units, was constructed in
2015 adjacent to the project site. The Overlook at Keystone Canyon Tentative Map was approved in
December 2017 for 272 residential lots.
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MASTER PLAN AND ZONING DESIGNATIONS
The project site has a Master Plan designation of Special Planning Area (McQueen Neighborhood Master
Plan) and is zoned Planned Unit Development (PUD). It is part of the Keystone Canyon Planned Unit
Development and is governed by the approved Development Standards Handbook. Within the Handbook,
the site has a Mixed Use Land Use Plan designation.
The Keystone Canyon PUD Development Standards Handbook provides a framework to ensure and
control the quality of the development that occurs with the Keystone Canyon PUD and that each project
meets the intent of the approved project. The proposed project meets the development standards set
forth in the Handbook, including land use, density, setbacks, open space, grading, and hillside
development.
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Figure 4: City of Reno Master Plan Designation
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Figure 5: City of Reno Zoning Designation

Project
Boundary

The Villas II at Keystone Canyon
Tentative Map and Special Use Permit

8

Figure 6: Keystone Canyon PUD Land Use Plan

Project
Boundary

APPLICATION REQUEST
The enclosed application is a request for:
1) A Tentative Map to create a subdivision consisting of 115 attached single family residential units
and 47 garage (non-residential) parcels on a +/- 10.9 acre project site, including 6.6 acres of
common area/open space in accordance with the Keystone Canyon PUD.
2) A Special Use Permit for Hillside Development and Grading that results in cuts deeper than 20
fit and fills greater than 10 feet in height.

PROJECT DESCRIPTION
The Villas II at Keystone Canyon is a proposed 115 lot attached single family community including formal
and informal common areas, required parking, and a clubhouse. The density is 10.55 units per acres (115
units in the +/- 10.9 acre project area).
The attached elevations show two different layouts with complementary exteriors; one building type with
eleven units (5 buildings) and the second building type with twelve units (5 buildings). There will be 35
one-bedroom units and 80 two-bedroom units, ranging from 766 sq. ft. to 1,235 sq. ft. (with corresponding
The Villas II at Keystone Canyon
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lot sizes ranging from 766 sq. ft. to 1,235 sq. ft., and an average lot size of 1,073 sq. ft.). Each building
includes separate garage parcels that are included in the required parking (see Figure 18: Parking
Calculations). The garage spaces are proposed to be provided as separate parcels, 220 sq. ft. to 292 sq.
ft., available for sale to individual owners.
In addition, the project will incorporate formal and informal common areas, guest parking, a clubhouse,
and a pool area. Streets and landscape areas will be maintained by a Homeowners Association as
approved by the City of Reno. Public water and sanitary sewer systems will be provided for all units.
The project includes approximately 6.6 acres of open space/common area and trail connections to the
Keystone Canyon trail network including access points to the USFS trailhead. The existing East Keystone
Canyon Project development will not impact these trailheads and all public access remains as it currently
exists.
The Villas II at Keystone Canyon has been designed to comply with the Keystone Canyon Development
Standards Handbook, including residential use type, setbacks, and infrastructure standards. The proposed
single family attached/condominium residential land use is consistent with the densities and design
standards of the Mixed Use land use designation established in the Keystone Canyon PUD. To ensure
conformance with the PUD and Reno Municipal Code (RMC), the project is required to receive approval
of a SUP for hillside development and cuts of greater than 20 feet and fills greater than 10 feet.
This application proposes an adjusted Mixed Use land use boundary in accordance with the Handbook
(pg. 1-6), which is described in more detail on pg. 15. The total Mixed Use project area remains 10.9 acres
and the total Open Space provided throughout the PUD remains 41.58 acres, as is approved in the PUD.
However, there is an adjustment to the Mixed Use boundary to accommodate the existing East Keystone
Canyon trailhead (as identified on the Trail Plan). The adjusted area is +/- 1.5 acres.
Findings established in the Keystone Canyon Development Standards Handbook are included in this
project description.
Figure 7: Project Summary
Project Summary
Total Area

+/- 10.9 acres

Total Number of Units

115

Total Number of Buildings

10

Maximum Density

None; max of 745 residential units in the PUD

Project Density

10.55 units per acre (115 units/10.9 acres)

Parking Required

237

Parking Provided

254 (includes 47 garage parcels)

Total Common Area/Open Space

6.6 acres (project site) / 11.17 (project + PUD)
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Figure 8: Preliminary Landscape Plan
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Figure 9a: Conceptual Elevations- Building 1
As specified in the PUD, four-sided color elevations will be provided at the time of building permit and final building elevations
are to be approved by the Design Review Committee and the Zoning Administrator.
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Figure 9b: Conceptual Elevations- Building 2
As specified in the PUD, four-sided color elevations will be provided at the time of building permit and final building elevations
are to be approved by the Design Review Committee and the Zoning Administrator.
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Figure 9c: Conceptual Elevations- Clubhouse
As specified in the PUD, four-sided color elevations will be provided at the time of building permit and final building elevations
are to be approved by the Design Review Committee and the Zoning Administrator.
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ARCHITECTURAL STANDARDS
The residential buildings and clubhouse architectural designs will be a complementary style and will be
constructed with approved building materials, in accordance with the PUD Development Standards
Handbook. Building articulation and exterior interest will be provided on all sides. All roofs will be
pitched. Architectural elements will not end at the corner or the building and will be designed to wrap
around the corner, extending to a logical terminus point that is incorporated into the overall architectural
design. As specified in the PUD, four-sided color elevations will be provided at the time of building permit
and final building elevations are to be approved by the Design Review Committee and the Zoning
Administrator. A memo is included with this application package indicated that the Master Developer has
determined that the project is in substantial conformance with the approved PUD Design Guidelines.

ADJUSTED LAND USE BOUNDARY
The Handbook allows for flexibility in project design (Page 1-6); “The Land Use Plan and Development
Standards contained herein are intended to depict the general acreages and densities allowed within
Keystone Canyon. Sufficient flexibility shall be allowed to permit detailed planning and design at the time
of actual development. The acreage of each planning area may be increased by up to 5% if it is
demonstrated to the satisfaction of the Administrator that additional acreage is necessary due to
constrains and/or design issues to accommodate the project.”
This project does not propose an increase in Mixed Use acreage; the Mixed Use project area remains 10.9
acres and the total Open Space provided throughout the PUD remains 41.58 acres, as is approved in the
PUD. However, there is an adjustment to the Mixed Use boundary to accommodate the existing Keystone
Canyon trailhead (as identified on the Trail Plan). The adjusted area is +/- 1.5 acres.
Open space associated with this project will be deed restricted to preclude its future use for anything
other than open space or recreational purposes.
Figure 10 depicts the original/approved Mixed Use boundary and the proposed Mixed Use boundary.
Approximately 1.5 acres of open space (original boundary) is adjusted; with a corresponding 1.5 acres of
open space provided (proposed boundary). The total amount of open space remains unchanged.
Calculations of the affected open space are included in Figure 11.
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Figure 10: Adjusted Mixed Use Boundary
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Figure 11: Adjusted Mixed Use Boundary Calculation
Land Use
Original Mixed Use

Acres (+/-)
10.9

Proposed Mixed Use
Open Space Adjusted

10.9
1.5

Open Space Provided

1.5

Original Open Space (Keystone Canyon PUD)

41.58

Proposed Open Space (Keystone Canyon PUD)

41.58

DENSITY
The proposed density is 10.55 units per acre (115 units/ 10.9 acre project site). To allow for flexibility,
there are no maximum residential densities associated with the Mixed Use designation, provided the
overall number of residential units in the project does not exceed 745 (Keystone Canyon Development
Standards Handbook, pg. 3-3). As shown in the density analysis, a total of 185 units are permitted on the
Mixed Use portion of the project. The proposed 115 units is less than the permitted 185 units.
Figure 12: Density Analysis
KEYSTONE CANYON PUD
TOTAL PERMITTED UNITS

Units
745

-

Current # of Constructed Units (The Villas at Keystone Canyon)

288

-

Number of Approved Units (The Overlook at Keystone Canyon)

272

TOTAL APPROVED UNITS

560

Remaining Allowed Units

(745-560)
185
115

Proposed Units
TOTAL APPROVED + PROPOSED UNITS

(560+115)
675

DEVELOPMENT STANDARDS
The project meets the development standards for the Mixed Use designation including:
•

Maximum Building Height - 55 ft.

•

Minimum Building Separation - 10 ft.

As established in the Handbook for “Single Family Attached/Condominium/Townhouse*” in the Mixed
Use Design Standards, the project has been designed to meet the following building setbacks:
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•

To Structure - 10 ft.

•

To Porch - 5 ft.

•

To Garage - 5 ft. or 20 ft.

•

Minimum Side Yard – 0 ft. or 10 ft.

•

Minimum Rear Yard – 10 ft.

* Cornices, canopies, eaves, chimneys, landings, or similar architectural features may extend up to 3 feet
into the required front and rear yard setback. These features shall not exceed 25% of the length of any
building façade.
** 15 ft. adjacent to Leadership Parkway and Victory Lane
*** Parking is prohibited in driveways less than 20 ft. in length. (There are no driveways in this project
that are less than 20 ft. in length.)

LANDSCAPING
The Landscape Plan incorporates the requirements of the Keystone Canyon Development Standards
Handbook and RMC 18.12.1201. The PUD requires that a minimum of 20% of the disturbed area is
landscaped area; there is 8.52 disturbed acres, so 1.7 acres of landscaped is required (8.52 acres x 20%).
A total of 3.15 acres is provided, including 2.05 acres of decorative landscape area and 1.15 acres of
natural/re-seeded area. As noted on the Landscape Plan, required trees and shrubs will be provided
throughout the project area, and slopes adjacent to developed areas will be permanently landscaped for
a minimum of 10 feet. One tree and five shrubs will be provided for every 600 sq. ft. of disturbed slope
area.
Project landscaping will include common ornamental landscaped areas and native areas. The common
ornamental landscaped areas will provide a mix of turf areas adequate for recreation and a mix of
evergreen and deciduous trees and shrubs in accordance with the Reno Municipal Code (RMC). Native
areas will be left undisturbed except for any trail improvements, or necessary utility improvements which
be returned as close as possible to their original state and revegetated. All slopes and grading outside of
the individual lots shall be stabilized and revegetated per the recommendations of the geotechnical report
and to the satisfaction of the City of Reno.

TRAILS
The project site includes the Washoe County East Keystone Canyon Trailhead parking and Keystone
Canyon Tail and is adjacent to trail connections to the Keystone Canyon trail network including access
points to USFS trailheads. Project development will not impact these trailheads and all public access
remains as it currently exists. The “Trail and Sidewalk Exhibit” for the Keystone Canyon PUD area is
included in this application package.
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The Keystone Canyon PUD area contains many informal trails that have resulted from unregulated use
over the years. As required by the PUD, a Trail Plan was approved with the Overlook at Keystone Canyon
Tentative Map and shows the trails west of this project site abandoned and revegetated. In the PUD and
with the Overlook Tentative Map, it was discussed that this is an opportunity to clean up these
unregulated pedestrian and trail routes, improving erosion impacts. The attached Trail Plan prepared for
the Villas II Tentative Map is consistent with the Trail Plan approved with the Overlook at Keystone Canyon
Tentative Map.

VEHICLE AND PEDESTRIAN ACCESS
Vehicular access to the site is provided from McCarran Boulevard via Leadership Parkway and Victory
Lane. These roads are constructed and have been accepted by the City of Reno. Access within the project
area is proposed to be private and privately-maintained. The private access sections with parking include
two 13’ travel lanes, and 17’ on-street parking, and sidewalk as designated on the Site Plan. The private
access without parking includes two 13’ travel lanes and sidewalk as designated on the Site Plan.
Figure 13: Typical Cross-Sections
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Pedestrian Access
Pedestrian access will be provided throughout the project site through sidewalks. Sidewalks adjacent to
parking areas will have a minimum width of 6’. Sidewalks adjacent to the back face of curb in all other
areas will be 4’. All other sidewalks, including paths between buildings are shown as 5’ wide.
In accordance with the PUD, and existing 5‘ sidewalk is located along the south side of Leadership Parkway
(PUD pg. 3-30). There is an existing crosswalk at the East Keystone Trailhead, connecting to The Villas at
Keystone Canyon and a proposed crosswalk west of the Villas II entrance connecting to The Villas at
Keystone Canyon to enhance pedestrian circulation.

HILLSIDE DEVELOPMENT/OPEN SPACE
The Keystone Canyon PUD Development Standards Handbook incorporated the density reductions and
set forth open space requirements as required for SUP for Hillside Development. A Special Use Permit
was approved in 1999 with the Keystone Canyon PUD (and subsequently modified with PUD revisions) for
Hillside Development because the development area contains slopes in excess of 15% on 25% or more of
the site; therefore, development of the property requires conformance with the hillside development
section of the Reno Municipal Code. The PUD approval included open space calculations and density
calculations as part of the SUP process, and the PUD was designed with designated open space (separate
from this project). The proposed development complies with the approved SUP.
Per the Keystone Canyon PUD Development Standards Handbook, certain considerations related to the
development of projects within the PUD are considered under a Site Plan Review (SPR) process. However,
since this is a Tentative Map, a SUP application is included so that the project can be reviewed in its
entirety for conformance with applicable codes and regulations.
A slope map has been prepared to in accordance with the Reno Municipal Code. (See Figure 14).
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Figure 14: Slope Analysis
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Hillside Development requirements also include Calculation of Density (Section 18.12.1605) and a
Required Open Space table (Section 18.12.1607). Because the project is located within the adopted PUD
(under a previously approved SUP for Hillside Development and Cuts and Fills) and there is no base zoning
district, density has been established based on the PUD, rather than hillside development. A Density
Calculation based on the PUD requirements is provided in Figure 12. Open Space has also been
established based on the adopted PUD (under the previously approved SUP) throughout the PUD and on
the project site. However, in addition to designated open space provided in the PUD, the project site also
complies with the provisions of Reno Municipal Code Section 18.12.1607 in terms of required open space
and the open space calculation. The following table provides a breakdown of slope ranges within The
Villas II at Keystone Canyon and open space required and provided. Hillside adaptive architecture,
including rockery walls, will be incorporated to further reduce site disturbance and provide consistency
with the Hillside Ordinance and Keystone Canyon PUD.
Figure 15: Open Space Calculation
Slope Category

Minimum
Required
Open Space

Acres Within
Range

Required
Open Space
Acres

0-15%

None

3.28

0

Disturbed
Acres Within
Slope
Category
2.47

15.1 to 20%
20.1 to 25%

25%
50%

3.15
2.08

.79
1.04

2.90
1.67

25.1 to 30%

75%

.9

.68

.69

Greater than 30%

100%

1.49

1.49

.79

4.0 + 1.58 =
5.58

8.52

TOTAL (PROJECT SITE)
TOTAL (PROJECT + PUD)

Provided
Acres of
Open Space

6.6
11.17**

*Includes a 1.58 acre 2:1 disturbance calculation for the .79 acre disturbed slope area greater than 30% (RMC
18.12.1609(b)(1).
** Includes an additional 4.57 acres dedicated as open space throughout the Keystone Canyon PUD area as part of
the project approval.

It is important to note the following related to open space and hillside development:
•

Total Open Space/Common Area: 6.6 acres. This includes landscaped area, native vegetation,
common areas and amenities.

•

An additional 41.58 acres is dedicated as open space throughout the Keystone Canyon PUD area as
part of the project approval. The entire PUD area is +/- 101 acres; the project site is +/-10.9 acres, or
approximately 11% of the total PUD area. Therefore, the project is entitled to 11% of the open space
set aside for the entire PUD to be counted towards open space for the specific site. This would
account for an additional +/- 4.57 acres of open space.
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GRADING
The Keystone Canyon PUD Development Standards Handbook incorporated the requirements for an SUP
for Cuts of 20 feet or more and Fills of 10 feet or more. The SUP was approved with the Keystone Canyon
PUD for Cuts and Fills; therefore, development of the property requires conformance with Section
18.12.402 regarding limits on Grading (Cut and Fill). The proposed development complies with the
approved SUP.
Per the Keystone Canyon PUD Development Standards Handbook, certain considerations related to the
development of projects within the PUD are considered under an SPR process. However, since this is a
Tentative Map, a SUP application is included to demonstrate that the proposed project is consistent with
the amount of the proposed cuts and fills identified in the Development Standards Handbook.
A Cuts and Fills Display (Figure 16) was approved with the PUD Handbook and with the SUP for Cuts and
Fills. Figure 16 is a Cuts and Fills display that depicts areas of proposed cuts from 20 feet to 30 feet, fills
from 10 to 20 feet, and fills greater than 20 feet in the proposed project. A comparison of the approved
Cuts and Fills Display and the proposed Cuts and Fills Display demonstrates that the total amount of cuts
and fills is significantly less that what was proposed in the SUP approval.
Figure 16: Cuts and Fills Comparison
Proposed TM

Difference

Fills from 10’ to 20’

Original SUP/PUD
Approval
+/- 79,797 sq. ft.

+/- 19,924 sq. ft.

- 59,873 sq. ft. (-75%)

Fills greater than 20’

+/- 13,248 sq. ft.

+/- 1,317 sq. ft.

- 11,931 sq. ft. (-90%)

Cuts from 20’ to 30’

+/- 59,137 sq. ft.

+/- 41,762 sq. ft.

- 17,375 sq. ft. (-29%)

Cuts greater than 30’

+/- 14,782 sq. ft.

+/- 7,747 sq. ft.

- 7,035 sq. ft. (-48%)

Figure 17: Cuts and Fills Display- Approved PUD

Project
Boundary
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Figure 18: Cuts and Fills Display- Proposed

The Villas II at Keystone Canyon
Tentative Map and Special Use Permit

24

FENCING
Walls and fencing within the project site will comply with the Keystone Canyon Development Standards
Handbook. A fencing plan will be submitted with final plans. In accordance with the Handbook (pg. 331), the fencing plan will include open view perimeter along the north and west end of the site to prevent
unauthorized access to open space areas.

PROJECT SIGNAGE AND EXTERIOR LIGHTING
An entry sign will be used to indicate the development entrance, at or near Leadership Parkway to identify
the name of the development. To ensure compatibility, signage will be consistent with the surrounding
development and will be architecturally designed to reflect the overall character of the neighborhood.
Typical residential numbering will be used on individual units as applicable. All signage will be in
accordance with the PUD Handbook.
Site lighting at The Villas II at Keystone Canyon will adhere to the lighting standards contained in the PUD
Handbook.

GREEN BUILDING PRACTICES
The Keystone Canyon PUD Development Standards encourages the utilization of Green Building Practices.
Development related to this multi-family development will employ the recommended practices wherever
feasible. This includes the use of on-site renewable energy (i.e. solar), the promotion of alternative
transportation, best management practices, water efficient landscaping, and innovative wastewater
technologies.

UTILITIES AND PUBLIC SERVICES
Water
The project is intended to utilize access to the public right of way of Leadership Parkway. Truckee
Meadows Water Authority (TMWA) owns and maintains and existing 12-inch water main within
Leadership Parkway. The Villas II at Keystone Canyon shall tie to this existing main with minimum 8”
diameter water mains to serve the development. These mains shall be constructed and dedicated to
TMWA for ownership and maintenance upon completion of the project. No additional offsite
improvements for water mains, storage facilities, pumping facilities, or water wells are anticipated to
serve this development.
Sewer
The on-site 8-inch sanitary sewer mains proposed will adequately serve the project as planned.
Downstream of the site, the existing sanitary sewer system will adequately serve the entire development
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of the 115 units proposed with the Villas II at Keystone Canyon project. The sewer system is proposed to
be private and privately-maintained.
The proposed on-site sewer systems shall have a minimum pipe slope of .4%. The flows from the Villas II
portion of the Keystone Canyon PUD will be directed to the existing sanitary sewer crossing Leadership
Parkway, through the existing Villas apartments to Sky Country Estates as identified int eh Master Sewer
Sanitary Report. Previous studies anticipated all 745 entitled units plus associated commercial areas being
directed to the existing system outside the Keystone Canyon PUD. As proposed, only 675 total residential
units shall be routed this way. All necessary infrastructure to serve the project will be completed by the
developer. A complete Preliminary Sewer Report is included with this application package.
Utility Line
The is an existing 25kv overhead distribution line will be undergrounded and incorporated into the overall
design of the project in accordance with the PUD (pg. 2-5) (see attached Utility Plan). There are no
transmission lines in the project area.
Other Public Services
The City of Reno currently provides police and fire services. The closest fire station is located at Kings Row
and McCarran Boulevard, approximately a 1.7 mile drive (.8 miles using emergency access) from the
project area. This is within a 3-minute response time. City of Reno police patrols already exist in the area
and should not be significantly impact by this request. Washoe County School District provides
educational services. Current zoned schools for the project area include Mamie Towles Elementary,
Billinghurst Middle School, and McQueen High School. The Regional Transportation Commission (RTC)
provides public transportation. The nearest bus stop is located at McCarran Boulevard and Kings Row,
approximately 1.4 miles south of the project site. Several recreational facilities are located near the
proposed development including the various trailheads on USFS property and Rancho San Rafael Regional
Park.

PARKING
Off-street parking for individual units will be provided through a combination of garages, driveways (20
ft. or greater), and common parking areas. The PUD Handbook parking requirement is 1.5 spaces for a
one bedroom and two spaces for a 2 or 3 bedroom units plus 1 guest space for every 10 units. (pg. 3-26)
Off-street parking for the clubhouse (proposed at 3,049 sq. ft.) is required at 1 per 275 sq. ft. Based on
these requirements, a total of 237 spaces are required; 254 spaces are provided, including a mix of 207
surface spaces and 47 garage spaces. Please note that garage spaces are proposed to be provided as
separate parcels available for sale to individual owners.
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Figure 18: Parking Calculations
# of Units
1 bedroom

35

Spaces Required
per Unit
1.5

2 bedrooms

80

2

160

Guest

115

1 per 10

12

3,049 sq. ft.

1 per 275

12

Clubhouse
TOTAL

Total Required
Spaces
53

237

Total Spaces
Provided

254
=207 surface spaces
+ 47 garage spaces

TRAFFIC
Traffic generated in the 2008 approved Traffic Study shows +/- 5,879 daily trips based on the maximum
residential build-out of 745 residential units. As proposed, the project has been designed in accordance
with the approved traffic study to provide safe and adequate vehicular and pedestrian access and
circulation.
Utilizing data included in the 9th Edition of the Institute of Transportation Engineers (ITE) Trip Generation
Manual, The Villas II at Keystone Canyon is expected to generate 765 average daily trips (115 units x 6.65
ADT) with 59 AM Peak Hour trips (115 x .51) and 72 PM Peak Hour trips (115 x .62), based on Land Use
Code 220- Apartments. A comprehensive traffic impact analysis was completed by Solaegui Engineers in
2008 with approval of the overall PUD. At that time, the overall intensity of the project was greater than
what is now proposed. As such, the traffic generated by this project represents a reduction from what
was previously contemplated and approved. Therefore, no significant additional impacts related to traffic
are anticipated.
In accordance with Keystone Canyon PUD Condition of Approval #8, a traffic study will be prepared prior
to the approval of a final map, that evaluates background and project traffic patterns, site access, and
pedestrian routes and review of the roadway capacities and intersection levels of service for the roadway
network.

HYDROLOGY
The proposed storm drain network is designed to accommodate the required gravity flow without
surcharge or pressure condition during the 5-year, 24-hour storm event; furthermore, the storm drain
network accommodates the 100-year, 24-hour storm event with some surcharge conditions. All grading
is designed to outlet all sump conditions to the low points of the project and ultimately discharge in to
the existing drainage to the east of the property. In the event of a storm larger than a 100-year, 24-hour
event that overwhelms any/all inlets within the onsite storm drainage network, there is overland flow
routing that has been accounted to route water to the existing drainageway prior to the flooding of any
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of the buildings within the project. All off-site existing drainage will be picked up by interceptor swales
before entering the disturbed development area and will be routed around the project site, ultimately
discharging in to the existing drainageway. The onsite storm drainage system shall be privately
maintained, unless the City of Reno should choose to maintain the system for any reason.
A complete Hydrology Report is included with this application package.

TENTATIVE MAP FINDINGS
(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
The proposed project has been designed in accordance with the required 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. All necessary infrastructure to serve the project will be
completed by the developer and adequate capacity exists to accommodate additional demands
generated by the project. Refer to attached engineering reports for specific details.
(b) The availability of water which meets applicable health standards and is sufficient in quantity for
the reasonably foreseeable needs of the subdivision
Water needed to serve the project will be dedicated through the Truckee Meadows Water Authority
(TMWA) with submittal of Final Maps. Additionally, the project applicant has initiated the TMWA
Discovery process which will identify any issues or upgrades that may need to be addressed or
required.
(c) The availability and accessibility of utilities
All necessary utilities are currently in place or will be in place in order to adequately serve the
proposed project. Any new infrastructure improvements will be constructed to City of Reno standards
and will be paid for by the developer.
(d) The availability and accessibility of public services such as schools, police protection, transportation,
recreation and parks
The project site will be served by existing school including Mamie Towles Elementary, Clayton Middle
School, and McQueen High School. Police patrols already exist in the area and should not be
significantly impacted by this request. Also, Villas II is within a 3-minute response time of the City of
Reno Fire Station located at the corner of Kings Row and McCarran Boulevard. RTC operates Citifare
bus service along North McCarran Boulevard with stops to the south of The Overlook at Keystone
Canyon. Pedestrian links to the south (provided with this request) would allow access to existing
public transportation routes.
(e) Conformity with the zoning ordinances and master plan, except that if any existing zoning ordinance
is inconsistent with the master plan, the zoning ordinance takes precedence
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The project site is located within the City of Reno and has a Special Planning Area Master Plan
designation, a PUD zoning designation, and a Mixed Use land use plan designation within the Keystone
Canyon PUD. Surrounding property to the east, west, and south are all within the Keystone Canyon
PUD and have consistent land use designations. Land to the north is designated open space. The
proposed multi-family development is consistent with these proposed designations and with the
surrounding property uses. The project has been specifically designed to meet the requirements of
the Keystone Canyon development standards, including land use, density, setbacks, open space,
grading, and hillside development.
A SUP application has been submitted to the City of Reno to address hillside development and grading
(cuts and fills). The project is consistent with the PUD Development Standards related to architecture,
signage, and lighting.
(f) General conformity with the governing body’s master plan of streets and highways
The project utilizes Leadership Parkway for primary access. Leadership Parkway is currently
constructed and complies with all City of Reno standards. This will provide connection with a major
arterial (McCarran Boulevard).
(g) The effect of the proposed subdivision on existing public streets and the need for new streets or
highways to serve the subdivision
As part of the master planned Keystone Canyon PUD, roadways within the project were properly sized
to accommodate traffic generated by the envisioned use. A detailed traffic analysis was completed
and accepted previously by the City of Reno and the impacts generated by Villas II are well within the
accepted parameters. As the PUD has developed, intensity has been reduced, thus reducing traffic
impacts from original estimates. Therefore, the traffic generated by this project represents a
reduction from what was previously contemplated and approved. No significant additional impacts
related to traffic are anticipated. In accordance with the PUD, a new traffic study will be prepared
prior to the approval of a final map, that evaluates background and project traffic patterns, site access,
and pedestrian routes and review of the roadway capacities and intersection levels of service for the
roadway network.
(h) Physical characteristics of the land such as floodplain, slope and soil
The project site is well suited for residential development at the density proposed. A preliminary
geotechnical investigation was conducted and identified no issues that would preclude development
of the property. The site is not located within a floodplain. Furthermore, a SUP application has been
submitted to the City of Reno to ensure compliance the Hillside Ordinance.
(i) The recommendations and comments of those entities and persons reviewing the tentative map
pursuant to NRS 278.330 to 278.3485, inclusive
The proposed project request will be circulated to the required entities and persons in accordance
with NRS 278.330 to 278.3485, any recommendations or comments will be addressed accordingly.
(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
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The project meets and/or exceeds fire department access standards. Fire hydrants will be provided
(per City Code) within all phases of development. Additionally, access to public lands is maintained
via Leadership Parkway and the existing trailheads. These trailheads can be used by fire trucks for
access to wildfires in an emergency situation.
(k) The submission by the subdivide 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
The developer agrees to make provisions for the 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.

SPECIAL USE PERMIT FINDINGS (GENERAL)
(a) The proposed use is compatible with existing surrounding land uses and development
Surrounding property to the east, west, and south are all within the Keystone Canyon PUD and have
consistent land use designations. Land to the north is designated open space. The proposed multifamily development is consistent with these proposed designations and with the surrounding
property uses. The project has been specifically designed to meet the requirements of the Keystone
Canyon development standards, including land use, density, setbacks, open space, grading, and
hillside development.
(b) The project is in substantial conformance with the Master Plan
The project site has a Special Planning Area Master Plan designation, and has been designed in
accordance with the SPA. No change to the existing Master Plan is requested or required.
(c) There are or will be adequate services and infrastructure to support the proposed development.
All infrastructure needed to serve the project is in place and/or can easily be extended to serve the
project.
(d) The proposal adequately mitigates traffic impacts of the project and provides a safe pedestrian
environment
As part of the master planned Keystone Canyon PUD, roadways within the project were properly sized
to accommodate traffic generated by the envisioned use. A detailed traffic analysis was completed
and accepted previously by the City of Reno and the impacts generated by Villas II are well within the
accepted parameters. As the PUD has developed, intensity has been reduced, thus reducing traffic
impacts from original estimates. Therefore, the traffic generated by this project represents a
reduction from what was previously contemplated and approved. No significant additional impacts
related to traffic are anticipated. In accordance with the PUD, a new traffic study will be prepared
prior to the approval of a final map, that evaluates background and project traffic patterns, site access,
and pedestrian routes and review of the roadway capacities and intersection levels of service for the
roadway network.
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Sidewalks and pedestrian paths are incorporated per the PUD standards.
(e) The proposed site location and scale, intensity, density, height, layout, setbacks, and architectural
and overall design of the development and the uses proposed, is appropriate to the area which it is
located.
The proposed project is in direct conformance with PUD regulations and requirements and exceeds
these requirements in terms of providing hillside adaptive architecture. The proposed density
represents a reduction in density over what was originally approved and contemplated within the
PUD, further ensuring compatibility with adjoining uses.
(f) The project does not create adverse environmental impacts such as smoke, noise, glare, dust,
vibrations, fumes, pollution, or odor which would be detrimental to, or constitute a nuisance to
area properties.
The project does not create adverse environmental impacts such as smoke, noise, glare, dust,
vibrations, fumes, pollution, or odor which would be detrimental to, or constitute a nuisance to area
properties.
(g) Project signage is in character with project architecture and is compatible with or complementary
to surrounding uses
Monument/entry signs sill comply with the approved Keystone Canyon PUD Handbook in terms of
size, materials, etc.
(h) The structure has been designed such that the window placement and height do not adversely
affect the privacy of existing residential uses.
The construction of new multi-family will not negatively impact the privacy of the existing multi-family
units south of the project site based on significant separation both vertically (15’) and horizontally
(108’). There are no existing residences to the north, west, and east of the project site.

SUPPLEMENTAL FINDINGS (HILLSIDE DEVELOPMENT)
(a) The slopes can be treated in a manner which does not create visual impacts
As depicted on the attached grading plan, slopes are stabilized through the use of rockery walls and
vegetation. Slopes are contoured to achieve a natural appearance and grading occurs in accordance
with City of Reno standards. Detention is provided to ensure that run-off does not exceed what
currently exists from the site. Refer to attached engineering reports for specific details.
(b) The grading is necessary to provide safe and adequate access to the development
Development is clustered to prevent major disturbance and conforms to all provisions of the
ordinance. Additionally, hillside adaptive architecture is included to reduce the amount of necessary
grading by stepping down floor plans to properly relate to the terrain. Rockery walks will also be used
to reduce cut slopes and provide a natural aesthetically pleasing appearance.
(c) The proposed project provides open space based on hillside constraints
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The Open Space Calculation (Figure 15) shows that 5.58 acres of open space is required and 6.6 acres
of open space/common area is provided within the project area, plus an additional 4.57 acres (totaling
11.17 acres) dedicated as open space and attributed to this project throughout the Keystone Canyon
PUD area as part of the project approval. This fulfills and exceeds the requirements of the Hillside
Ordinance, including the 2:1 calculation for disturbing slopes in excess of 30%.
(d) The proposed project adheres to applicable hillside development design standards and to master
plan provisions related to development in sloped areas
The project as proposed meets or exceeds all requirements of the Reno Municipal Code related to
Hillside Development. This is achieved through careful site design, hillside adaptive architecture, and
appropriate use of the property.
(e) The proposed project’s site layout and design features adequately mitigate potential visual impacts
of development near prominent ridgelines and within other visually prominent areas
By providing step-down hillside adaptive architecture in steeper areas, the project will property relate
to the existing built and natural environments. This also ensures that unsightly scarring and cut slopes
will not occur, resulting in an aesthetically pleasing appearance from surrounding properties and
roadways.

SUPPLEMENTAL FINDINGS (CUTS AND FILLS)
(a) The proposed project mitigates environmental degradation, including slope failure, erosion,
sedimentation, and stormwater run-off
The use of rockery walls, landscaping, and natural revegetation (as depicted in the attached plans)
ensure that no negative impacts occur. In fact, the proposed landscape improvements will result in
an aesthetically pleasing appearance from outside the project boundaries.
(b) The proposed project utilizes grading practices that are appropriate for hillsides and designed to
minimize the visibility of unsightly scarring
The grading is necessary in order to ensure proper street grades, transitions to the natural
environment, and relationships with existing improvements and infrastructure. Grading proposed will
not generate negative impacts and will not result in any unsightly conditions within the community.
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Villas II at Keystone Canyon
115 attached single family units in the Keystone Canyon PUD. See attached project description.

0 Leadership Parkway Reno, NV and 200 Leadership Parkway Reno, NV

24.08 ac

082-631-18, 082-631-19

Keystone Canyon PUD

Special Planning Area

Vacant, Commercial

Leadership Master, LLC
Karen Downs
11890 Donner Pass Rd. #4 Truckee, CA
96161

c/o Kromer Investments, INC
241 Ridge Street Ste. 400

Reno, Nevada 89501
775-321-6538
Kraig Knudsen

Tanamera Construction, LLC

5560 Longley Ln. Reno, NV 89511

kdowns@manhard.com

The Villas II at Keystone Canyon is a proposed 115 unit attached single family
community.

Submitted Concurrently.

1,073 sf - Attached Single Family
279 sf - Garage

115 Attached Single Family +
47 Garage
N/A
10.9

N/A
10.55 units/ac

N/A

N/A

N/A

N/A

N/A

The total number of final maps will not exceed 3; the number of lots and timing TBD, prepared in accorance with NRS standards

No.

Yes, a Special Use Permit has been submitted concurrently.

Yes.

No.

Areas disturbed due to grading will be mitigated through landscaping and/or
re-vegetation with a native seed and shrub mix in accordance with PUD and city
requirements.

The project will comply with Green Building Practices established in the PUD
Development Standards Handbook.

Yes.

TMWA - A water demand table is included in the attached project description.

Water needed to serve the project will be dedicated through the Truckee Meadows Water
Authority (TMWA) with submittal of Final Maps. Additionally, the project applicant has initiated the TMWA Discovery process which will identify any issues or upgrades that may
need to be addressed or required.

N/A

Yes.

Sanitary Sewer service will be provided by the City of Reno with treatment at the
TMWRF and est. contribution of approx. 82,500 gpd.

There is an existing 8" sewer main located at Green River Drive in Sky Country
Estates. Flows will be routed through 8" mains through Sky Country Estates to
McCarran Blvd. And ultimately discharged to the interceptor in Wyoming Avenue.
See attached sanitary sewer report.

Yes.
Please see Utility Plan.

Utilities will be installed by the developer and dedicated to the City of Reno.

Yes.

The Villas II at Keystone Canyon is expected to generate 765 average daily trips (115
units x 6.65 ADT) with 59 AM Peak Hour trips (115 x .51) and 72 PM Peak Hour trips
(115 x .62).

No significant additional impacts related to traffic are anticipated.

The site is within the City of Reno and will recieve public and emergency services from City of Reno providers. City
of Reno police patrols already exist in the area and should not be significantly impact by this request. The City of
Reno currently provides fire services. The closest fire station is located at Kings Row and McCarran Boulevard, approximately a 1.7 mile drive (.8 miles using emergency access) from the project area. This is within a 3-minute response time. Further details are available in the attached project description.

No

KD

Villas II at Keystone Canyon
115 attached single family units in the Keystone Canyon PUD. See attached project description.

0 Leadership Parkway Reno, NV and 200 Leadership Parkway Reno, NV
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Reno, Nevada 89501
775-321-6538
Kraig Knudsen
Tanamera Construction, LLC
5560 Longley Ln. Reno, NV 89511

kdowns@manhard.com

Villas II at Keystone Canyon
The Villas II at Keystone Canyon is a proposed 115 unit attached single family community,
including formal and informal common areas, required parking, and a clubhouse.

A Special Use Permit is required for hillside development and grading resulting in fills
over 10 feet and cuts over 20 feet.

No negative impacts are anticipated. Surrounding uses include open space to the
north, west and east. Multi-family apartments to the south. Please refer to the project
description for additional information.

Yes.

X

Areas disturbed due to grading will be mitigated through landscaping and/or re-vegetation
with a native seed and shrub mix in accordance with PUD and city requirements.

No.

No.

The project will comply with Green Building Practices established in the PUD
Development Standards Handbook.

Yes.

TMWA - A water demand table is included in the attached project description.

Yes.

Sanitary Sewer service will be provided by the City of Reno with treatment at the
TMWRF and est. contribution of approx. 82,500 gpd.

There is an existing 8" sewer main located at Green River Drive in Sky Country
Estates. Flows will be routed through 8" mains through Sky Country Estates to
McCarran Blvd. And ultimately discharged to the interceptor in Wyoming Avenue.
See attached sanitary sewer report.

Yes.

Please see Utility Plan.

Utilities will be installed by the developer and dedicated to the City of Reno.

No

A Traffic Study will be provided with final plans. Please see the attached Project Description for
detailed information on Traffic Impacts.

The Villas II at Keystone Canyon is expected to generate 765 average daily trips (115
units x 6.65 ADT) with 59 AM Peak Hour trips (115 x .51) and 72 PM Peak Hour trips
(115 x .62).

No significant additional impacts related to traffic are anticipated.

City of Reno police patrols already exist in the area and should not be significantly impact by this request. The City
of Reno currently provides fire services. The closest fire station is located at Kings Row and McCarran Boulevard,
approximately a 1.7 mile drive (.8 miles using emergency access) from the project area. This is within a 3-minute
response time.
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No

LEADERSHIP PKWY (e)

VIRGINIA ST. (e)

PROJECT
LOCATION

NE

TO

YS

KE
E.

AV
)

(e

KINGS

COLEMAN DR. (e)

D (e)
McCARRAN BLV

ROW (
e)

WEST SEVENTH ST. (e

)

THE VILLAS II AT KEYSTONE CANYON
RENO, NEVADA
VICINITY MAP

TM

PROJ. MGR.:

SHEET

DRAWN BY:
DATE:
SCALE:

TANRENV01

COLOR ZONING/VICINITY MAP

Project
Boundary

March 20, 2019 - 13:01 Dwg Name: P:\Tanrenv03\dwg\Eng\Final Drawings\Exhibits Eng\Trail and Sidewalk Exhibit.dwg Updated By: dkitchen

BLM
OFF ROAD
TRAILHEAD

PAVED EMERGENCY
ACCESS

REVEG W/
OVERLOOK
PHASE 1

Y

PK

IP

SH

MAINTAIN OFFROAD
ACCESS TO BLM

W

OVERLOOK PHASE 3
NOT A PART

ER

*

SIDEWALK
OVERLOOK
PHASE 3

OVERLOOK PHASE 1
NOT A PART

OVERLOOK
PHASE 3

OVERLOOK PHASE 2
NOT A PART

SIDEWALK
OVERLOOK
PHASE 1

REVEG W/
OVERLOOK
PHASE 1

GREEN RIVER DRIVE

OVERLOOK
BOUNDARY

KEYSTONE CANYON
OPEN SPACE

TRAIL
PER KEYSTONE
CANYON
PHASE 1

REVEG W/
OVERLOOK
PHASE 2

PHASE 3
OPEN SPACE

*

ADA
UNIT

SKY COUNTRY
ESTATES
SKY
COUNTRY
ESTATES
(EXISTING/NOT A PART)
(EX/ NOT A PART

21

18

15

ADA
UNIT

THE VILLAS AT
KEYSTONE CANYON
PHASE 1
(NOT A PART)

SHIP PA

RKWAY

TRAIL AND TRAILHEAD
PER PHASE 1

(EX/ NOT A PART

ADA
UNIT

*

VIC

SPA

FIRE
PIT

POOL

RR

RR

EQUIP.
ROOM

POOL

RY

TO

CROSSWALK
CONSTRUCTED
IN VILLAS
PHASE 1

FIRE
PIT

LAN

E

NO

RT

H

N
59
R6

RA
S
OT
ND

Mc

R
CA

V
ULE
BO

D
AR

LEADERSHIP PARKWAY

KEYSTONE
CANYON
COMMERCIAL
PHASE 4
(NOT A PART)

TRAILHEAD LOCATION WITH
SIGNAGE, MAPPING, REGULATIONS,
MUTT MITT STATION, AND TRASH
RECEPTACLE

NEW CROSSWALK
LOCATIONS FOR PEDESTRIAN
CIRCULATION

EX. OFF ROAD VEHICLE TRAILS TO BE USED AS
PEDESTRIAN TRAILS & EMERGENCY VEHICLE ACCESS.
(DIRT SURFACING PER HANDBOOK STANDARDS)
ACCESS TO EXISTING VEHICLE TRAIL TO BE
RESTRICTED WITH GATES OR BOLLARDS FOR
EMERGENCY VEHICLE ACCESS

NEW TRAILS CONSTRUCTED WITH
PREVIOUS PHASES - DIRT SURFACE

KEYSTONE CANYON
OPEN SPACE

TRAILHEAD
KEYSTONE
CANYON
PHASE 1

*

REDUCED WIDTH AND VEHICLE TRAILS TO BE REMOVED
TO FOLLOW USFS ROAD DECOMMISSIONING
SPECIFICATIONS

TRAILS GENERAL NOTES

1. BLOCK ROAD ENTRY WITH BOULDERS.
2. ADD WATER BARS
3. REMOVE CULVERTS
4. ADD SWALE
5. RESTORE SIDE SLOPES
EX. SIDEWALK TO REMAIN
6. ADD FILL MATERIALS FROM STOCKPILES INCLUDING
BOULDERS AND SEEDS.
NEW SIDEWALK PER PUD REQUIREMENTS TO BE
CONSTRUCTED WITH OVERLOOK DEVELOPMENT

PROPOSED NEW TRAILS - 4-FOOT AND
12 -FOOT WIDE DIRT SURFACE

EX. OFF ROAD VEHICLE TRAILS TO BE
ABANDONED AND REVEGETATED

TRAILS LEGEND

VILLAS II AT
KEYSTONE
CANYON
PHASE 3
MULTI FAMILY

CITY OFCITY
RENO OF
PARKRENO
(EXISTING/NOT A PART)

LEADER

*

OVERLOOK PHASE BOUNDARIES

TRAILHEAD AND CROSSWALK
CONSTRUCTED WITH VILLAS
PHASE 1
CROSSWALK
CONNECTIONS
WITH VILLAS
II

VEHICLE GATE
PAST PARKING
ACCESS

*

KEYSTONE CANYON
OPEN SPACE

PROPOSED GRAVEL
TRAILHEAD & PARKING

CENTER OF DRAINAGE
EASEMENT

EXISTING TRAIL
TO REMAIN

TYPICAL TRAIL HEAD
CROSSWALK W/
OVERLOOK
PHASE 1

TRAIL AND
ACCESS
OVERLOOK
PHASE 1

TRAIL (DIRT)

16

REVEG W/
OVERLOOK
PHASE 3

D

LE
A

SEEDED AREA

19

TRAIL
(DECOMPOSED GRANITE
OR DIRT PER PLAN)

22

TYPICAL TRAIL SECTION

9

2:1 SLOPE MAX FILL AREAS

8

LAWN

14
11

13
10

12

SHADE TREES

7

1

SWALE ON UPPER SIDE

5

SLOPE TRANSITION

17

PAVED EMERGENCY ACCESS

2

2%

4

TRAIL HEAD LOCATION
(DECOMPOSED GRANITE)

6

USE

ACCESS TO BLM

O

DIRECTION/REGULATORY SIGN, MUTT MITT
STATION AND TRASH RECEPTACLE TRAIL HEAD
LOCATION (DECOMPOSED GRANITE)

3

2:1 SLOPE MAX CUT AREAS

CLU

BH

CHECK BY
DRAWN BY
SCALE:

DATE:

DRAWN BY:

OF

SHEET

PROJ. ASSOC.:

PROJ. MGR.:

TM

RENO, NEVADA

REVISIONS
DATE

THE VILLAS II AT KEYSTONE CANYON

DIRT SURFACING PER THE HANDBOOK IN
STEEPER TERRAIN - COMPACT GRADE
AND REMOVE ROCK IN UPPER 6 INCHES

20

TRAIL AND SIDEWALK EXHIBIT

