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Introduction 
 
This application includes the following requests: 
 

 A Special Use Permit to allow for grading within the critical and sensitive stream zone buffer areas 
of Whites Creek. 

 An Abandonment of existing access easements associated with the included parcels that no longer 
serve any purpose. 

 

Project Location 
 
Serendipity Ranch is located on the north side of Mt. Rose Highway, between Quail Rock Lane and Curtis 
Lane.  The site (AP #’s 150-021-08, 10, 11, 12, and 14) consists of 12.88± acres and currently includes four 
residential units and associated improvements.  Whites Creek runs through the north-central portion of the 
property.  Figure 1 (below) depicts the project location. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1 – Vicinity Map 
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Figure 2 (below) depicts the parcels included within this Special Use Permit application, as currently 
identified by the Washoe County Assessor’s Office. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – Assessor’s Parcel Map 
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Existing Conditions 
 
Currently, the project site includes a mix of Low Density Suburban (LDS) and General Rural (GR) zoning.  
Generally, the GR zoning is clustered along the Whites Creek corridor with LDS to the north and south of the 
creek.  Based on Washoe County Assessor data, there are approximately 7.41± acres of LDS with 5.47± acres 
of GR zoning for the Serendipity Ranch site.  Figure 3 (below) depicts the existing site zoning. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3 – Existing Zoning 
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As mentioned previously, there are various developed improvements at the project site including four single 
family homes and associated outbuildings.  Additionally, there are several trails leading to lower portions of 
the property adjacent to Whites Creek.  This includes an all-weather surface driveway from the main 
driveway to the lower creek area along with various trails, bridges, and graded areas near the creek itself.  
With the exception of the road (permitted under a separate valid Washoe County grading permit), these 
improvements were in place prior to acquisition of the property by the applicant.  Figure 4 (below) provides 
an aerial view of the existing improvements while Figures 5 and 6 (following pages) provide photos of the 
existing onsite conditions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4 – Existing Aerial View 
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Figure 5 – Existing Conditions 
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Figure 6 – Existing Conditions 
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Project Concept 
 
The project applicant is proposing a comprehensive master plan for the Serendipity Ranch property.  
Although, the proposed improvements are for the private enjoyment of the applicant and her family/friends, 
a Special Use Permit (SUP) is necessitated based on the proposed grading that will occur within the sensitive 
and critical stream buffer zones associated with Whites Creek.   
 
As noted previously, there are several existing trails traversing the property and providing access to Whites 
Creek.  The lower portions of the property along the creek are lined with foliage and trees and provide a truly 
beautiful setting.  Also, as the property climbs to the northeast, views to Mt. Rose and Slide Mountain are 
stunning.  This area provides a great place to sit, relax, enjoy the view, and reflect. 
 
It is the intent of the project applicant to develop improvements at Serendipity Ranch that will allow for 
better use of the property and enjoyment of the natural features and beauty of the site, while respecting the 
natural environment and constraints.  This is achieved through the implementation of a comprehensive 
master plan.   
 
The master plan developed for Serendipity Ranch provides an overview of the ultimate build-out envisioned 
for the five parcels included within the property boundary.  The 12.88± acres included within Serendipity 
Ranch provide for a diverse landscape and include opportunities for both passive and active recreation, 
enjoyment of prominent views, areas for agricultural use, and opportunity for new dwellings and structures.  
 
Since acquiring the properties in 2014, the owners of Serendipity Ranch have been working to transform the 
property into well-planned sanctuary that offers them the ability to enjoy the natural features of the site.  
This includes development of a new driveway from the main entry driveway to Whites Creek, numerous 
landscape improvements including koi ponds, and the installation of decorative pavers for the main driveway 
and adjacent to the primary residence. 
 
With this SUP, it is envisioned that the same high-end design criteria implemented with the recent 
improvements will be carried forward.  Planned improvements are extensive and include a new addition to 
the existing primary residence.  This will include the construction of a new garage with rooftop deck along 
the north side of the existing structure.  Also, the existing onsite A-frame home will be remodeled and a new 
garage structure will be constructed for that residence as well.  Other new development envisioned within 
the master plan includes construction of a new A-frame home with garage, a barn/RV garage, and an 
additional dwelling on the north side of Whites Creek.   
 
It is worth noting that the proposed barn structure depicted on the plans will require the approval of a 
subsequent Administrative Permit.  The applicant is currently working with an architect to finalize the 
exterior elevations.  As such, the barn structure will be subject to a separate review process at a future date 
but is included on the plan in order to allow the public to see what is planned for the ultimate build-out of 
the property. 
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In addition to the new structures envisioned in the master plan, various site improvements will also occur.  
This includes development of a pathway network that connects the various developed areas of the site and 
allows access to Whites Creek.  These pathways will be 100% private and are not intended for motor 
vehicles.  Two new pedestrian bridges across Whites Creek are proposed to provide access to the northern 
portion of the property, complementing the existing bridge (as shown previously in Figure 6).  Figures 7 and 
8 (following pages) depict the elevation of the new bridges proposed at Serendipity Ranch along with the 
bridge schematics.  The bridges will be placed so that they are a minimum of 8 feet above the flow line of 
Whites Creek, consistent with the other bridges both up and downstream from Serendipity Ranch. 
 
At the west end of the site, it is proposed to enhance the existing graded area adjacent to the creek with 
landscaping and installation of new deck areas in order to provide a place to sit, relax, and enjoy the natural 
beauty and serenity of the site.  As required per the Washoe County Development Code, all new decks will 
not impede the flows of Whites Creek or create any hydrologic impacts to adjoining properties.  At the 
northeast portion of the site, it is planned to incorporate a vineyard area along with numerous landscape 
improvements that will aesthetically enhance the site. 
 
A gazebo structure is planned for the northeast corner of the property that will offer sweeping views of both 
the mountains and Truckee Meadows.  This gazebo will be a place for Serendipity Ranch owners and friends 
to relax, rejuvenate, and enjoy the serenity of the ranch’s setting.  In fact, the gazebo is planned in 
remembrance of applicant’s son and is envisioned as a place of solitude and reflection.  The gazebo and 
other shade structures planned for the property (as depicted on the plans) will be subject to individual 
building permits.  Additionally, all structures shall be presented to the Washoe County Design Review 
Committee for review, comment, and approval. 
 
A preliminary landscape plan that includes details related to irrigation and revegetation is also included in 
the attached map pocket.  The overall landscape theme is to retain a natural appearance while developing 
pockets of formal landscaping that will frame site features and enhance developed portions of the property.  
Revegetation of cut slopes will occur to enhance slope stabilization and ensure the return of a natural 
appearance.  A final landscape and revegetation plan will be presented to the Washoe County Design Review 
Committee for final review and approval prior to the commencement of construction. 
 
 
Figure 9 (page 11) depicts the overall site plan developed for Serendipity Ranch. 
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Figure 7 – Preliminary Bridge Details 
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Figure 8 – Preliminary Bridge Details 
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Note:  A full-size site plan is provided in the attached map pocket which provides for enhanced legibility. 
 
 
 
 
 

Figure 9 – Preliminary Site Plan 
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Request Summary 
 
There are two requests included with this application including a Special Use Permit and Abandonment.  
Each of these requests is described below: 
 

 Special Use Permit 
 
As noted previously, the Special Use Permit (SUP) included with this application will allow for grading within 
the sensitive and critical zones of Whites Creek (per Article 418 of the Development Code).  Although grading 
has already occurred within these areas, the applicant intends to make additional improvements that will not 
only enhance the use of the property but serve to bring much of the previous disturbance into conformance 
with current Washoe County Development Code requirements. 
 
As part of the SUP request, a comprehensive master-plan for the property is being submitted.  This provides 
a key benefit in terms of reviewing the project as it depicts the ultimate development plans for the parcels 
and allows the opportunity for the County and reviewing agencies to place applicable conditions on the 
project as a whole. This master-plan approach avoids the potential for future piece-mealing of site 
improvements under various individual grading permits which are not as closely scrutinized.  
 
The key consideration for the SUP is grading and potential impacts on Whites Creek.  Included in the 
attached map pocket is a comprehensive grading plan that depicts how the proposed improvements will be 
implemented along with the applicable mitigation measures.  As the plan demonstrates, rockery walls are 
used in various locations in order to ensure that proper transitions are created between natural and 
disturbed areas.  Additionally, revegetation will occur to ensure that proper erosion control is implemented 
and that Whites Creek will not be impacted.   
 
Specific requirements outlined in Article 418 (which triggers the need for the SUP) are addressed later within 
this report. 
 

 Abandonment 
 
Also included with this application is an Abandonment request to allow for the disposal of 33-foot wide 
access easements that surround the perimeter of the parcels.  Based on the fact that the parcels are under 
common ownership and access is granted internally, the existing easements no longer serve any purpose. 
 
The easements proposed for abandonment are old “patent” easements.  Patent easements were the method 
of transferring the parcels from public to private ownership. The 33-foot easements were then reserved to 
provide for roadways, access, utilities, etc.  It is not uncommon, especially in this area, for abandonment of 
these easements as properties are developed. 
 
The proposed abandonment(s) will not impact adjoining properties as only the portions located within the 
Serendipity Ranch properties are affected.  Therefore, there is essentially a zero impact associated with this 
request.   
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Figures 10 (below) and 11 (following page) depict the easements proposed for abandonment.  A scaled 
version of these exhibits is included within the attached appendices. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 10 – Abandonment Exhibits 



SSeerreennddiippiittyy  RRaanncchh  
______________________________________________________________ 

______________________________________________________________________________ 

14 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 11 – Abandonment Exhibit 
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Boundary Line Adjustment 
 
It should be noted that the parcel lines depicted on the Serendipity Ranch plans (attached) do not directly 
match the existing parcels lines on the Assessor’s Parcel Maps.  Upon approval of the SUP, it is planned to file 
a Boundary Line Adjustment (BLA) with Washoe County to adjust the existing parcel lines.  This will ensure 
that proposed structures comply with all applicable zoning requirements such as allowable density, setbacks, 
etc.  The BLA process is administrative and can be a condition placed on this request should the County 
decide.  Figure 12 (below) depicts the future BLA parcel lines.  Additionally, a copy of this plan is included in 
the attached map pocket. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 12 – Future Boundary Line Adjustment 
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Sensitive and Critical Stream Zone Buffer Areas 
 
Whites Creeks traverses the central portion of Serendipity Ranch from west to east.  In order to 
accommodate the proposed improvements within the Serendipity master plan, grading will occur within the 
critical and sensitive zone buffer areas, as defined by Washoe County (Section 110.418.25 of the 
Development Code).   
 
Specifically, Section 110.438.35 of the Development Code creates grading thresholds that trigger the need 
for a SUP.  In the case of Serendipity Ranch, a SUP is needed to allow for the following: 
 

 Grading of an areas one acre or more on parcels less than six acres in size. 

 Grading of slopes in excess of 15% on one-half acre or more on parcels less than 6 acres in size. 

 Grading of ten percent or more of the area on parcels six acres in size and containing slopes in 
excess of 15%. 

 Grading of more than two acres on any size parcel containing slopes in excess of 15%. 

 Development of a driveway that traverses a slope of 30% or greater. 

 Grading within the Critical Stream Zone Buffer Area of a Significant Hydrologic Resource, as 
defined by Article 418. 

 
The purpose of this SUP is to ensure that appropriate grading occurs and that the overall environmental 
quality of the creek is protected.  As such, Section 110.418.30 establishes special review considerations for 
SUP’s within the buffer zone.  These considerations are listed below and are addressed in bold face type. 
 
In addition to the findings required by Article 810, Special Use Permits, prior to approving an application for 
development in the critical stream buffer area or the sensitive stream buffer area, the record at the Board of 
Adjustment (or in this case, the Planning Commission) shall demonstrate that the following special review 
considerations are addressed: 
 

(a) Conservation of topsoil; 
 
Where disturbance occurs, native topsoil will be stockpiled and revegetation of disturbed slopes will occur. 
A landscape plan depicting areas of revegetation is included in the attached map pocket. 
 

(b) Protection of surface water quality; 
 
During construction, proper measures will be taken to ensure that Whites Creek is protected. Additionally, 
the project is subject to applicable NDEP permits.  Final measures will be determined through this SUP 
review process and will become conditions of approval. 
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(c) Conservation of natural vegetation, wildlife habitats and fisheries; 

 
As noted above, all disturbed areas will be revegtated with native plant material (enhanced with 
decorative plantings) for erosion control purposes and to ensure compliance with Section 110.418.25 of 
the Development Code.  Specific requirements can be conditioned and will be included with final design. 

 
(d) Control of erosion; 

 
The use of rockery walls, 3:1 slopes, and revegetation will be utilized to ensure that any potential for 
erosion is properly mitigated.  These mitigation measures are clearly depicted on the included grading and 
landscaping plans. 

 
(e) Control of drainage and sedimentation; 

 
As depicted on the attached plans, the project has been designed such to ensure proper drainage and 
control of sedimentation.  No impacts to the creek or its hydrology will occur as a result of this request.  
Please refer to the attached detailed grading plans. 

 
(f) Provision of restoration of the project site to predevelopment conditions; 

 
At the time of final design/permit, a revegetation plan and, if applicable, bond will be submitted to 
Washoe County. 
 

(g) Provision of a bonding program to secure performance of requirements imposed; and 
 
See previous item (f). 
 

(h) Preservation of the hydrologic resources, character of the area and other conditions necessary. 
 
The plan includes provisions such as the use of retaining walls to ensure that disturbance is kept to a 
minimum.  It is also important to note that the proposed improvements are not visible from Mt. Rose 
Highway and the scenic corridor identified by Washoe County.  Additionally, the trails and planned 
improvements are consistent with those constructed by other property owners in the area. 
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Special Use Permit Findings 
 
In order to approve a Special Use Permit, the following findings must be made. Responses are provided in 
bold. 
 
1. Consistency. The granting of the special use permit is consistent with the policies and maps of the 
Comprehensive Plan Elements and the Area Plan in which the property is located.  

This SUP is consistent with applicable codes and policies in that uses are allowed and this application is 
following the procedure outlined in Code section 110.418.25 to manage development in the subject area.   

2. Adequate Public Facilities. Adequate utilities, roadway improvements, sanitation, water supply, drainage, 
and other necessary facilities must exist or will be provided.  

Neighboring properties are developed with single family homes. The area is therefore suitable for 
development and utilities are either in place or can be provided. The site is accessed via paved roads built 
to residential standards.  A future BLA (which can be conditioned with this SUP) ensures that all required 
density and setback standards are fulfilled. 

3. Site Suitability. The site must be physically suitable for the proposed use and for the intensity of 
development.  

The area is intended as low density residential and is already developed as such. Existing development of 
the site, as well as the likely future development of single family residences, is allowed per the zoning 
code. Road access is in place. The use is compatible both with the zoning code and with surrounding 
development and the site is physically suitable for the improvements proposed.  The improvements 
planned with the Serendipity Ranch master plan are private and will not result in degradation to the 
Whites Creek watershed.  All proposed improvements are consistent with Article 418 and simply allow for 
the property owner to better utilize their property and access all portions of the ranch. 

4. Issuance Not Detrimental. Issuance of the permit may not be significantly detrimental to the public health, 
safety or welfare; have a detrimental impact on adjacent properties; or be detrimental to the character of 
the surrounding area. 
 
Granting this permit will not affect the character of the area as all new structures are residential in 
character and will complement adjoining single family uses. Careful thought has been given to the design 
of the proposed pathways and building areas to ensure that negative visual impacts do not occur and that 
graded areas retain a natural appearance.  Additionally, proper measures are implemented with the 
grading plan to ensure proper slope transitions, stabilization, etc. 


































































