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MEMO 

Date:  March 27, 2020 

To:  Ian Crittenden/Armando Ornelas 

From:  Mike Railey 

Regarding: 5 Ridges Supplemental Slope/Hillside Analysis 

 

As discussed, the purpose of this memo is to present the slope analysis data associated with the 

5 Ridges Conditional Use Permit request in a more clear and concise format.  The following table 

provides an overall breakdown of the slopes within the project site and the disturbance being 

proposed with the CUP: 

 

Total Site Allowed Disturbance (excluding areas disturbed by aggregate operations) 

SLOPE 
CATEGORY 

AREA MAX. DISTURBED 
AREA 

ALLOWED 
DISTURBANCE 

PROPOSED 
WITH CUP 

% OF 
DISTURBANCE 

0-15% 80.84± acres Unlimited 80.84± acres 59.14± acres 73% 

15-25% 76.67± acres 3/4 of Category 57.50± acres 43.42± acres 57% 

25-30% 21.80± acres 1/3 of Category 7.27± acres 9.96± acres 46% 

30% + 86.63± acres ----1 ---- 25.61± acres1 30% 

Area Not 
Subject to 
Ordinance 

120.93± acres2 Unlimited 120.93± acres N/A N/A 

TOTAL 386.87± acres ---- 266.54± acres 138.13± acres ---- 
1 – When developing on natural slopes over 30%, project design shall be enhanced to create a 2:1 ratio of non-constrained area being preserved as 

open space for every portion of area with slopes over 30% that is developed. 

2 – Consists of man-made topographic conditions resulting from previous aggregate mining operations. 

Overall allowed site disturbance is 267 acres per the approved Development Agreement.  The 

area of total disturbance proposed with the CUP is 259.06± acres (assumes all 120.93 acres within 

previous disturbance area + 138.13 acres outside of the previous disturbance area).  As a result, 

the disturbance proposed is in compliance  with both the Development Agreement and Section 

20.04.011 standards.  The total disturbed area is an aggregate calculation.  Thus, it is possible to 

disturb more area within a given category as long as it is offset within another (excluding 30% 

slope areas which require open space provisions). 
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Section 20.04.011(c) requires that open space be provided in a 2:1 ratio for ant slopes over 30% 

that are disturbed.  A total of 25.61± acres are proposed for disturbance, resulting in an open 

space requirement of 51.22 acres of open space.  As proposed with the submitted tentative map, 

total open space/undeveloped area equals 227.67± acres.   The Development Agreement requires 

that 100 acres of open space be provided which may include 30% slope penalty areas.  Thus, the 

CUP proposal is well within compliance of the Development Agreement and code requirements, 

allowing for additional disturbance with future phases. 

 
Additionally, staff has requested additional analysis on how the 5 Ridges project complies with Section 
20.04.011(B).  Specifically, additional analysis of Design Policies 1 and 4 have been requested as they 
relate to Villages 2 and 3.  These policies are listed below and are addressed in bold face type: 
 

1. The site of the proposed development shall be analyzed to identify the design 
constraints imposed by hydrological and geological conditions, soils, slopes and other 
natural topographic conditions. In order to secure a conditional use permit, the project 
shall respect the natural constraints in the design of the development. 

 
As noted in the submitted application, a comprehensive site analysis was completed with the 
entitlement review that accompanied the previous Development Agreement approval which also 
established the Comprehensive Plan designation and underlying zoning for the site.  At that time, an 
overall slope analysis of the entire site was provided, and detailed analysis occurred to clearly identify 
the limits of the previous site disturbance.  This established, as part of the Development Agreement, 
the allowed site disturbance and provided a system of checks and balances in terms of requiring that 
the provisions of Section 20.04.011 still be met.   
 
As submitted and depicted in the previous table and analysis, the project plan fully complies with the 
requirements of 20.04.011 in terms of allowed disturbance, provided open space, etc. and also 
complies with the additional provisions of the adopted Development Agreement. 
 
The City of Sparks required the inclusion of a preliminary development plan as part of the 
Development Agreement approval.  This plan went through several iterations based on staff and 
agency input.  Ultimately, the plan was memorialized as an exhibit in the Development Agreement.  
As proposed, the 5 Ridges Phase 1 Tentative Map is nearly identical to the conceptual plan included 
in the Development Agreement as it relates to the Villages 2 and 3.  In fact, Village 2 has been refined 
to reduce grading while Village 3 remains unchanged.  Thus, grading and disturbance above and 
beyond what was already contemplated is not proposed. 
 
To the extent possible, grading has been designed to result in the least amount of visual disturbance. 
However, the 5 Ridges site is quite unique in that significant disturbance has already occurred with 
past mining operations.  This has resulted in awkward transitions from natural areas of the site to 
disturbed portions of the property.  Many of the slopes currently have an unnatural appearance.  The 
intent of the 5 Ridges plan is to recontour these areas in order to achieve a natural appearance.  In 
areas where grading does occur on natural slopes/landforms, proper slope transitions and 
revegetation will be provided to ensure a natural appearance in the post development condition.  In 
some instances, walls will be constructed to fully ensure this is achieved. 
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A side by side of the tentative map plan and approved conceptual plan from the Development 
Agreement is depicted below.  It is important to note that Village 2 only includes minor changes and 
Village 3 is identical. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conceptual Plan from Development Agreement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Tentative Map Overall Site Plan 
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4. Buildings should be designed and placed on the site so as to visually complement each 

other and the natural landforms of the site. The placement of buildings on or near 
hilltops or ridges must show a high degree of sensitivity to the terrain and its visual 
impact. Definitive plans shall be prepared that clearly demonstrate this sensitivity for 
project approval. 

 
As noted previously, the 5 Ridges plan has been designed to locate new homes while respecting the 
natural landforms that occur onsite.  The majority of the tentative map area has already been 
disturbed as a result of previous mining activity.  As a result of this previous disturbance, slope 
transitions from disturbed to natural areas are often times steep and highly unnatural in appearance.  
An example of this is at the southern portion of Village 2.  This area is essentially wedged between 
existing disturbance and the existing access road.  Grading in this area will allow for a proper 
transition between the previously mined area and the proposed units within the northern portion of 
Village 2.  It is proposed to disturb a portion of 30% slope in this area.  However, the post 
development condition will provide for proper slope transitions, revegetation, and walls (as 
necessary) that will result in a natural appearance.  This will allow homes to be located in order to 
blend with the natural terrain while maximizing views.  Much of the proposed disturbance is actually 
hidden within the project itself and will not be visible from outside of the neighborhood, as shown 
on the submitted grading plans.  The resulting condition will not be visually obtrusive to the 
surrounding area and will ultimately “flow” with the natural terrain of the site. 
 
Similarly, Village 3 also lies directly adjacent to previously disturbed areas.  Although the majority of 
Village 3 is relatively flat, it is proposed to disturb 30% slopes in order to access the proposed lots.  
Once again, the grading plan submitted with the tentative map requests illustrates that the majority 
of this grading is internal to the site and will not be visible from outside of the project boundaries.  
Regardless, proper slope transitions and contouring of the manmade slopes, in conjunction with 
revegetation and landscaping, will ensure that a natural post-development condition exists.   
 
What Villages 2 and 3 clearly demonstrate is that additional grading is necessary at the “fringes” of 
the previously mined areas in order to provide for proper transitions to other areas of the site.  
Ironically, in some cases, additional grading and disturbance is required in order to meet the intent 
and provisions of Section 20.04.011. 
 
Thank you for your ongoing assistance with the 5 Ridges project.  Please feel free to contact me at 
mike@christynv.com or (775) 250-3455 with any further questions or concerns.  

mailto:mike@christynv.com
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Slopes Table

NUMBER

1

2

3

4

MIN. SLOPE

0.00%

15.00%

25.00%

30.00%

MAX. SLOPE

15.00%

25.00%

30.00%

ABOVE

AREA (Acres)

59.14

43.42

9.96

25.61

COLOR

PREVIOUSLY DISTURBED AREA

120.93 ACRES PREVIOUSLY DISTURBED
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