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Project Requests 
This application includes the following request for the project:  

• A request for a Time Extension of the existing Tentative Map via the attached 
Amendment of Condition application.   

 
Project Location 
 
The site consists of four parcels (APN: 080-721-03, 04, and 05 & 540-051-01) totaling 166.7 
acres, located in North Valleys adjacent to Lemmon Drive. It is currently vacant and 
adjacent to residential areas in the north, east, and south, with Swan Lake adjacent to the 
west.  

 
Figure 1 – Vicinity Map 
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Project Background  
 

The project was approved for 490 SF lots as a Common Open Space Development with 
MDS4 zoning.   The development plan below also includes the 483 lots plus the one final 
map of 7 lots in the SE corner of the site.  The Final Map was recorded in September of 2022.  
 

 
 

Figure 2 - Tentative Map in Aerial  
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Figure 3- Approved Tentative Map 
 

Attachment C 
Page 4



Prado Ranch Area 4  

 

 

 4 

Supporting Rationale for the Time Extension  
 
There are many factors causing the delay in the development of these lots and selling 
homes. Following are the key points for consideration:  
 
Economy/Interest Rates  
The biggest factor is the jump in 30-year fixed mortgage interest rates from the time the 
owner launched the design & entitlement effort in early 2022 at 3.2% to about 7% in 
November 2022.  This had a huge negative effect on the project economics and basically 
shut-down entry level SF home construction for a few years.   
 
US Inflation rates were at a 40-year high in 2022 (right after project approval)  
 
Home Building/Pricing  
Home pricing in the north valleys is more restrictive than the rest of the region. While the 
area and this site is good for attainable new home pricing, it is more sensitive to economics 
because of the other noted factors.  

 
Home builders have told us they continue to give massive incentive packages to buyers, in 
many cases in excess of $100k per home. It’s a point about the market challenges.  
 
The Future  
The cumulative effect has resulted in the need to postpone development to a more 
favorable economic climate in the coming years.  Looking forward, the price points are 
favorable as the land plan provides with modest sized homes on modest lot sizes at 
relatively affordable prices. More time is needed to see it to fruition.   
 
Several sources point to improved interest rate conditions and a rebound in single family 
lots sales in 2026/2027. Current Interest rates are near a 3-year low.  This is positive news in 
favor of improving the project’s feasibility.   
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Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

Indicate any previous Washoe County approvals associated with this application: 
Case No.(s). 

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax: 
Email: Email:
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 

3

February 2024

Prado Ranch Area 4 
This is a request to extend the approval timeline for a Tentative
Subdivision Map thru the attached Development Agreement.

 95 A Nectar Street 
 166.73

Lemmon Drive at Chickadee Drive 
080-721-03 9 ac of 43.97 ac 080-721-05 .11 ac of 45.07 ac 

080-721-04 40.76 540-051-01 116.86

Lansing Arcus LC  KLS Planning 

 Paul Pitingaro John Krmpotic 

same as above   None 

89501
 none  None 

none  None 
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Washoe County Planning and Building 
AMENDMENT OF CONDITIONS APPLICATION SUPPLEMENTAL INFORMATION 

Amendment of Conditions Application 
Supplemental Information 

(All required Information may be separately attached) 

Required Information 

1. The following information is required for an Amendment of Conditions:

a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

b. Identify the specific Condition or Conditions that you are requesting to amend.

c. Provide the requested amendment language to each Condition or Conditions, and provide both
the existing and proposed condition(s).

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the
amendment.  Describe how the amendment affects the required findings as approved.

5

February 2024

a. Please see the attached Development Agreement (DA).  We are requesting the DA to allow for more time to implement  the
development  project

b. It is not a condition amendment per se. The condition amendment app is correct vehicle to amend the Tentative Map by way
of the proposed DA.

c. This is best reflected in the attached DA.

There is no change to the health, safety and welfare of the public. It could be more appropriately
argued that the delay in constructing the subdivision is positive to the health, safety and welfare of
the citizens because some of the major infrastructure issues will be satisfied with more time.
Specifically, those are the public sewer system and the realignment of Lemmon Drive.

The Lemmon Drive project  now has a know alignment and a known point of connection for this
project. There is also an approved base flood elevation of the roadway in the CLOMR approved by
FEMA. That is significant to roadway safety, roadway operations, and flooding in the area.

The sewer issue has progressed with multi-agency coordination and the planned capacity of the
Reno Stead wastewater plant has been enhanced.  The future of the WC Sewer Plant adjacent to
Swan Lake as a point of connection for the project sewer is not clearly established at this time .

Attachment C 
Page 7



Attachment C 
Page 8



Attachment C 
Page 9



Attachment C 
Page 10



Attachment C 
Page 11



Attachment C 
Page 12



Attachment C 
Page 13



Attachment C 
Page 14



Attachment C 
Page 15



Attachment C 
Page 16



Attachment C 
Page 17



Attachment C 
Page 18



Attachment C 
Page 19



Attachment C 
Page 20



Attachment C 
Page 21



Attachment C 
Page 22



Attachment C 
Page 23



Attachment C 
Page 24



Attachment C 
Page 25



When recorded, return to: 
LANSING – ARCUS LLC 
Gregory Lansing 
505 Lomas Santa Fe Drive, Suite 230 
Solana Beach, CA 92075 

 
 
 

APN: 540-051-01, 080-721-03, 080-721-04 & 080-721-05  

 
Recorder Affirmation Statement: The undersigned hereby affirms that this document, including any 
exhibit, hereby submitted for recording does not contain the social security number of any person or 
persons (per NRS 239B.030(2)). 

 
 
 
 
 

 
AGREEMENT CONCERNING DEVELOPMENT OF LAND 

(Prado Ranch North) 
Attachment A-1 
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DEVELOPMENT AGREEMENT 
 

THIS AGREEMENT (“Agreement”) is made by and between LANSING - ARCUS LLC, a 
Delaware limited liability company (the “Landowner”), and the COUNTY OF WASHOE, a 
political subdivision of the State of Nevada (“County”) (collectively, the “Parties”). 

 
1. GENERAL. 

 
1.1 Property. The Landowner is the owner of real property located in Washoe County, 

Nevada known as Assessor’s Parcel Numbers: # 540-051-01, 080-721-03, 080-721-04, & 080-721-
05 in Washoe County, Nevada (the “Property”) as more particularly described in Exhibit A, 
attached hereto, which is part of and subject to the North Valleys Area Plan, an element of the 
2040 Envision Plan. Of note, APN 540-051-01 replaced the prior assembly of subject parcels 080-
723-01, 080-723-02, & 080-723-03, with approval of the Merger and Re-subdivision Map that was 
completed in alignment with the first Final Map and recorded at Document #5331867. 

 
1.2.  Tentative Map. The Property has a County land use designation of Medium Density 

Suburban 4 (“MDS4”), which allows a density of four single family dwellings per acre. On 
September 11, 2018 the County issued its Action Order, which is incorporated herein by this 
reference as Exhibit B, approving a tentative map application of the Landowner for the Property 
known as Tentative Subdivision Map Case File No. WTM18-002 (Prado Ranch North) (the 
“Tentative Map”). The development of the Property must be conducted pursuant to the provisions of 
the Tentative Map and the Washoe County Development Code (the “Code”). 

 
1.3 Previous Final Maps. Landowner has recorded one final map on the Property, 

T5507. Per Document #5331867 known as Prado Ranch North Phase 1, the map was recorded on 
9/9/22.  

 
1.4 Final Map Requirement. Pursuant to NRS 278.360(1), unless the parties have entered 

into an agreement concerning the development of land authorized by NRS 278.0201, the Landowner 
must cause the next final map in a series of final maps (each, a “Final Map”) to be submitted prior 
to the expiration of the two (2) year time limit, as such time was extended by two (2) years pursuant 
to Landowner’s request for extension of subdivision expiration, which is September 9, 2026. 

 
1.5 Circumstances Requiring an Extension of Time. Additional time is requested to work 

through several issues related to this development which benefits both the Landowner and County. 

1.5.1. County, along with the Landowner has worked with the Regional 
Transportation Commission (“RTC”) to approve the alignment of Lemmon Drive. RTC 
has finalized the alignment for the Lemmon Drive as shown in their Lemmon Drive Traffic 
Improvements & Resiliency project. It is approximately 60% complete in design and 
construction is projected to begin in late 2026 or early 2027. 

 
1.5.2. Washoe County Engineering & Capital Projects division is working with 

stakeholders on a related matter. County is working with a hydrologist and determined a 
revised Base Flood Elevation (“BFE”) of Swan Lake as it relates to adjacent properties and 
did approve the change to the elevation of the Lemmon Drive. That BFE is approved at 
4,7xx.x1’ (TBD by staff) that has resulted in approval of by Federal Emergency 
Management Agency (“FEMA”) along with issuance of a Conditional Letter of Map 
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Revision (“CLOMR”) and a pending Letter of Map Revision (“LOMR”). In addition, the 
realignment of Lemmon Drive has created a gap where Chickadee Drive intersects 
Lemmon Drive of about 1,800’. This uncertainty has created an inherent delay in the 
development feasibility of Prado Area 4 by not knowing the costs, or ability to connect to 
new Lemmon Drive and the whereabouts of the extension of Chickadee into the new 
Lemmon Drive.  
 

1.5.3. Sewer capacity in the Stead sewer plant has also been a significant factor in 
recording a subsequent final map. The uncertainty of sewer servicing is still being 
discussed and an obstacle to record maps given the capacity restrictions in the existing WC 
sewer plant in Swan Lake. That plant is planned to be removed from service but the timing 
is unknown as it relates to the Reno Stead Sewer Treatment Plant capacity expansion and 
when that plant is available for service. There has been ongoing coordination with the City 
and the County on possible solutions.  

1.5.4. The Parties believe it is in the public interest to enter into this Agreement and 
provide, among other matters, additional time to design and establish phasing and financing 
for the infrastructure and construction of the Property. 

 
2. AGREEMENT CONCERNING DEVELOPMENT OF THE PROPERTY. 

 
2.1 Compliance with NRS 278.0201 and Code. This Agreement is an agreement 

concerning the development of land under NRS 278.0201 and Article 814 of the Code. The 
Landowner is the owner of fee title to the Property and therefore has a legal interest in the Property. 
The Parties hereby agree that the Landowner’s deadline to submit the next Final Map is hereby 
extended pursuant to the terms of this Agreement. In compliance with NRS 278.0201(1), the 
following covenants, terms and conditions are set forth: 

 
2.1.1. The land which is subject to this Agreement is the Property. 

 
2.1.2. The duration of this Agreement shall be for four (4) years from September 9, 
2026 to September 9, 2030, provided that all the terms of this Agreement shall 
remain binding and enforceable regarding construction or development commenced, 
and any related permits, on any portion of the Property subject to a tentative map, a 
recorded final map or any use permit in existence at the time of expiration of this 
Agreement. 

 
2.1.3. This Agreement shall terminate and all original conditions of approval for 
the Tentative Map shall be in full force and effect upon recordation of the next final 
map in a series. Changes in federal, state or county law concerning public health, 
safety or welfare will apply to any final map or other permit. Final maps must then 
be filed in accordance with NRS 278.360. 

 
2.1.4. The permitted uses on the Property and the density or intensity of its use, are 
as provided in the Tentative Map and the Code. The permitted use of the Property 
is a 490- unit common open space development, having lot sizes of approximately 
6,000 to 19,811 square feet, and a density of 3.17 dwellings unit per acre, which 
complies with the Property’s MDS4 zoning designation. 
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2.1.5. The maximum height and size of the proposed buildings on the Property will 
comply with the MDS4 maximum height limit. 

 
2.1.6. The provisions for the dedication of any portion of the Property for public use 
are as provided in the Tentative Map and the Code. As part of this Common Open 
Space Development there is a Common Open Space element with Open Channels 
and a Trail network within the proposed development that will provide access, to and 
through the common areas and the adjoining properties. The common area, 
approximately 24.2 acres, will be owned and maintained by a homeowners’ 
association. The Landowner has been working with County and others as needed to 
provide and preserve adequate access to adjoining lands. 

2.1.7. Terms and conditions relating to construction and financing of necessary 
public improvements and facilities, including participation in special assessment 
district proceedings, if necessary, will be supplied pursuant to Section 2.1.3. This 
will include the following exhibits. 

 
▪ Exhibit A: A phasing plan for the final maps and infrastructure, including 

construction phasing and financing plan with information on required 
bonding or other acceptable guarantees of performance and completion 
(Article 110.610 Washoe County Development Code) for each development 
phase or stage. 

▪ Exhibit B: In the event that financing includes participation in a special 
assessment district, information and methodology on the proposed funding 
mechanism and benefiting properties for the services and infrastructure, i.e. 
GID, SAD, LID, HOA, etc. 

 
2.1.8. Phasing and deadline dates for project grading and development with 
information on required bonding or other acceptable guarantees of performance and 
completion (Article 110.610 Washoe County Development Code) for each 
development phase or stage will be addressed with the submittal of each Final Map. 

 
2.1.9. The next Final Map, to be a minimum of five lots, shall be recorded on or before 
September 9, 2030. All successive Final Maps, if the Landowner chooses to record 
in a series, must include a minimum of five lots. Unless otherwise provided herein, 
the deadlines for any Final Maps shall be governed by NRS 278.360. 

 
2.1.10. “Development” standards for the Prado Ranch North subdivision are set forth 
in the conditions and requirements of the Tentative Map, the first final map (T5507), 
and the Board of County Commission's Action Order dated September 11, 2018. 

 
2.2 Code and Changes to the Law. The Parties agree that changes in federal, state or 

county law concerning public health, safety or welfare will apply to any final map or other permit. 
 

2.3 Public Notice. Any and all public notices required to be given in connection with this 
Agreement shall be given in accordance with Section 110.814.25 of the Code 

2.4 Assumption of Risk. The Landowner acknowledges and agrees that the Landowner is 
proceeding voluntarily and at its own risk in entering into this Agreement and without advice, 
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promises or guarantees of any kind from the County, other than as expressly set forth herein. The 
Landowner waives any claims for damages against the county that might arise out of, or relate to, a 
subsequent court determination that this Agreement or any provision in it is invalid and/or 
unenforceable, including any claim based on NRS 278.0233(1) regarding the requirements, 
limitations, or conditions imposed pursuant to this Agreement. 

 
2.5 Default and Termination of Agreement. This Agreement shall become null and void, 

in the event of noncompliance with any term or deadline set forth in this Agreement if the breaching 
party fails to fully cure such noncompliance after reasonable written notice and opportunity to cure, 
and all proceedings concerning the Tentative Map shall be terminated , provided that all the terms of 
this Agreement shall remain binding and enforceable regarding construction or development 
commenced, and any related permits, on any portion of the Property subject to a tentative map, a 
recorded final map or any use permit in existence at the time of termination of this Agreement. 

2.6 Termination By Final Map. This Agreement shall terminate upon recording of the 
next Final Map. 

 
 

3. MISCELLANEOUS PROVISIONS. 
 
 

3.1 Time is of the Essence. Time is of the essence for this Agreement. 
 

3.2 Waivers. No waiver of any breach of any covenant or provision herein contained 
shall be deemed a waiver of any preceding or succeeding breach thereof, or of any other covenant or 
provision herein contained. No extension of time for performance of any obligation or act shall be 
deemed an extension of time for performance of any other obligation or act except those of the 
waiving party, which shall be extended by a period of time equal to the period of the delay. 

 
3.3 Assignability of the Agreement. This Agreement shall be binding upon and inure to 

the benefit of all future successors in interest of the Property as described in Exhibit A (Legal 
Description), and the successor shall assume the duties and obligations under this Agreement. 

 
3.4 Entire Agreement. This Agreement is the final expression of, and contains the entire 

agreement between, the parties with respect to the subject matter hereof and supersedes all prior 
understandings with respect thereto. 

 
3.5 Governing Law. The parties hereto acknowledge that this Agreement has been 

negotiated and entered into in the State of Nevada. The parties hereto expressly agree that this 
Agreement shall be governed by, interpreted under, and construed and enforced in accordance with 
the laws of the State of Nevada and venue for any action shall be solely in state district court for 
Washoe County, Nevada. 

 
3.6 Days of Week. If any date for performance herein falls on a Saturday, Sunday or 

holiday, pursuant to the laws of the State, the time for such performance shall be extended to 5:00 
p.m. on the next business day. 

3.7 Written Amendments. Amendments to this Agreement, if any shall be approved 
as provided in NRS 278.0205. 
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3.8 Future Cooperation. Each party shall, at the request of the other, at any time, execute 

and deliver to the requesting party all such further instruments as may be reasonably necessary or 
appropriate in order to effectuate the purpose and intent of this Agreement. 

 
3.9 Third Party Beneficiary Rights. This Agreement is not intended to create any third-

party beneficiary rights in any person not a party hereto. 
3.10 Interpretation. The parties hereto acknowledge and agree that each has been given 

the opportunity to review this Agreement with legal counsel independently. The parties have equal 
bargaining power and intend the plain meaning of the provisions herein. In the event of an 
ambiguity in or dispute regarding the interpretation of the Agreement, the interpretation of this 
Agreement shall not be resolved by any rule of interpretation providing for interpretation against the 
party who causes the uncertainty to exist, or against the draftsmen. 

 
3.11. Counterparts. This instrument may be executed in two or more counterparts, which, 

when taken together, shall constitute one and the same instrument. Any signature page of this 
instrument may be detached from any counterpart without impairing the legal effect of any 
signatures thereon and may be attached to another counterpart identical in form thereto, but having 
attached to it one or more additional signature pages. 

 
[Signatures appear on following page] 
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[Signature page to Agreement] 
 

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the date above last 
written below. 

 
 

LANDOWNER: 
 
LANSING -ARCUS LLC, a Delaware 
limited liability company 

By Lemmon Valley Land LLC 
a Delaware limited liability company 
its Manager 

By: Lansing Reno, LLC 
A Nevada limited liability company 
Its sole and managing member 

By:     _________ 
Name: Gregory P. Lansing 
Title: Managing Member 

 
Date:  

COUNTY: 
 

COUNTY OF WASHOE, a political 
subdivision of the State of Nevada, by its 
BOARD OF WASHOE COUNTY 
COMMISSIONERS 

 
 
 
 
 

By:    
Clara Andriola, Chairman 

 
Date:  

 
 
 

ATTEST: 
 
 
 

 
 

JAN GALASSINI, County Clerk 
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STATE OF NEVADA ) 
)ss. 

COUNTY OF WASHOE ) 
 

This instrument was acknowledged before me on  , 2026, by Gregory P. 
Lansing as the Manager of Lansing – Arcus, LLC, a Delaware limited liability company. 

 
 
 

My Commission Expires:   
 
 

STATE OF NEVADA ) 
)ss. 

COUNTY OF WASHOE ) 
 
This instrument was acknowledged before me on  , 2026, by 
Clara Andriola, Chair, Washoe County Commission. 
 
 

 
Notary Public 
My Commission Expires:   
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EXHIBIT A 
 

LEGAL DESCRIPTION - PROPERTY 
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