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1001 E. Ninth St., Reno, NV  89512-2845 
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SPECIAL USE PERMIT CASE NUMBER: WSUP19-0005 (Lightning W Tank #2) 

BRIEF SUMMARY OF REQUEST: For possible action, hearing, and discussion to approve 
the construction of a 250,000-gallon water tank and to modify landscaping and grading 
requirements.  

STAFF PLANNER: Sophia Kirschenman, Park Planner 
775.328.3623 
skirschenman@washoecounty.us  
Chris Bronczyk, Planner 
775.328.3612 
cbronczyk@washoecounty.us 

CASE DESCRIPTION 

For possible action, hearing, and discussion to approve 
the construction of a 250,000-gallon water tank adjacent 
to an existing 250,000-gallon water tank on the subject 
site and to modify all landscaping requirements of WCC 
Section 110.412.40 and to modify grading requirements 
to allow for 2:1 slopes instead of 3:1 slopes per WCC 
Section 110.438.45(a). 
Owner/Applicant: Truckee Meadows Water 

Authority 
Location: Franktown Road 
APN: 055-210-21
Parcel Size: 2.066 Acres
Master Plan: Rural (R)
Regulatory Zone: General Rural (GR)
Area Plan: South Valleys
Citizen Advisory Board: South Truckee Meadows/ 

Washoe Valley 
Development Code: Authorized in Article 810, 

Special Use Permits; and 
Article 438, Grading 

Commission District: 2 – Commissioner Lucey 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Board of Adjustment approve with 
conditions Special Use Permit Case Number WSUP19-0005 for the Truckee Meadows Water Authority, 
having made all five findings in accordance with Washoe County Code Section 110.810.30, the two findings 
in accordance with the South Valleys Area Plan, and the modifications to WCC Section 110.438.45(a) 
Grading of Slopes and WCC Section 110.412.40 Civic and Commercial Use Types (Landscaping). 

(Motion with Findings on Page 18) 
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Special Use Permit  
The purpose of a Special Use Permit is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted by 
further restricting or conditioning them so as to mitigate or eliminate possible adverse impacts. If 
the Board of Adjustment grants an approval of the Special Use Permit, that approval is subject to 
Conditions of Approval.  Conditions of Approval are requirements that need to be completed during 
different stages of the proposed project.  Those stages are typically: 

• Prior to permit issuance (i.e. a grading permit, a building permit, etc.) 

• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure 

• Prior to the issuance of a business license or other permits/licenses 

• Some Conditions of Approval are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the business or project. 

The Conditions of Approval for Special Use Permit Case Number WSUP19-0005 (Exhibit A) are 
attached to this staff report and will be included with the Action Order, if approved.   

The subject property is designated as General Rural (GR).  The proposed use of a 250,000-gallon 
water tank, which is classified as a Civic Use Type, is permitted in GR with a special use permit 
per Washoe County Code (WCC) Table 110.302.05.2.  Therefore, the applicant is seeking 
approval of this SUP from the Board of Adjustment.  

Additionally, the SUP ordinance allows variances to be granted in conjunction with the approval 
process per WCC 110.810.20(e).  The applicant is also asking to vary the landscaping and grading 
requirements.  The Board of Adjustment will also be ruling on these requests.  
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Preliminary Grading Plan 
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Project Evaluation 
This application is a request for a special use permit to allow Truckee Meadows Water Authority 
(TMWA) to construct a 250,000-gallon water tank adjacent to an existing 250,000-gallon water 
tank on the project site.  The subject parcel is located in the General Rural (GR) regulatory zone 
and the proposed water tank is classified as a civic use type.  Per Table 110.302.05.2, utility 
services are permissible within the GR regulatory zone subject to the approval of a special use 
permit by the Board of Adjustment.  

The 2.066 acre subject parcel is located approximately 1,800 feet south of the intersection of 
Franktown Road and Pine Canyon Road in the South Valleys Planning Area.  The vacant parcel 
surrounding the subject parcel on the west, south, and east is zoned GR.  The vacant parcel to the 
north of the subject site is zoned Medium Density Rural (MDR).  The existing water tank is fenced 
and accessed through a gated chain link fence with barbed wire top, which would be expanded to 
protect the area where the new water tank is proposed to be located.  TMWA owns the subject site 
and states that the existing tank, built in 1995, must be taken out of service temporarily for 
necessary rehabilitation.  The tank is currently used for storage and service to other properties in 
the vicinity.  TMWA indicated that the proposed second tank is not necessary for continued growth, 
and instead is necessary for redundancy and better reliability of water service in the vicinity.  The 
tank would act as a back-up mechanism to bring water to the community in the event of a fire, or 
when one of the tanks must be taken out of service for rehabilitation.  

 

In addition to the construction of a second 250,000-gallon water tank on the subject site, the 
applicant proposes to straighten, clean, and channelize approximately 85 linear feet of the existing 
drainageway on the west side of the tanks and place rip rap along drainage channels.  Washoe 
County Development Code (WCC) Section 110.420.05(a)(1) will require the applicant to provide a 
drainage study prior to any alterations of the drainageway; this requirement can be found within the 
Conditions of Approval (Exhibit A).  The application indicates the existence of intrusive vegetation 
within the channel.  After conducting a site visit, it was determined that the “intrusive” vegetation 
consists of several different plant species, including willows.  While willows can spread easily, 
Washoe County Regional Parks and Open Space (Parks) notes that appropriate riparian 
vegetation, such as willows, can decrease the rate of bank destabilization and reduce erosion, 
thereby better protecting the project site as well as downstream areas.  Parks also notes that 
channelizing drainage ways does not always decrease erosion, as faster flows can increase 
sedimentation.  Condition 1.e (Exhibit A) requires the applicant to submit a report assessing the 
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viability of maintaining the willows in place or replanting them post construction.  Additionally, WCC 
Section 110.420.20(d)(1) requires that natural drainage ways remain in as near a natural state as 
is practicable and requires that any proposed modification be addressed in the drainage report. 

TMWA also proposes placing new aggregate base on approximately 700 feet of the access road 
leading to the tank site.  The aggregate base would be used to improve the existing road.  
However, during the South Truckee Meadows/Washoe Valley (STM/WV) Citizen Advisory Board 
(CAB) meeting, it was noted that a member of the community, Ronald Burdg, had suggested an 
alternate road alignment.  Instead of utilizing the existing access road, which traverses Franktown 
Ct., Mr. Burdg suggested utilizing Pine Canyon Road.  This access route would be straighter and 
would only pass by the property of one full-time resident, whereas the existing access road passes 
by the properties of four full-time residents.  During the CAB meeting, the applicant noted that they 
were in agreement with Mr. Burdg and were actively analyzing the viability of this route.  During a 
site visit, staff also considered the alternate access road alignment and is in agreement that it is 
the better option.  Should the new access road be identified as the preferred alternative, TMWA 
will need to secure written permission from the property owners along the new route.  If they 
cannot get permission, they will need to use the existing route; this requirement can be found in 
Condition 1.j (Exhibit A).  

 

The photo above depicts the existing access road (in yellow) and the proposed access road 
(in red). 

Other project elements include installing new piping underground to connect the tank to the 
existing water line and placing a hydroseed with a blend of native seed types on the disturbed 
slopes.  The blend of native seed types will be approved or recommended by the Washoe-Storey 
Conservation District, pursuant to Condition 1.h (Exhibit A).  The new piping is required to bring the 
new tank into service, but will not alter or expand the existing water line.  The use of hydroseeding 
will be for slope stabilization without the need to utilize irrigation.  
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TMWA owns the subject site and intends to rehabilitate the existing water tank once this project is 
completed.  After the tank has been rehabilitated, TMWA intends to use both tanks for storage and 
service.  The new tank is proposed to be the same size and shape as the existing tank, but will add 
a center-mounted vent on the top of the tank, adding a maximum of three additional feet to the 
total height.  Noise and traffic will increase during the construction and rehabilitation process, but 
will otherwise remain unchanged, as the site will be used in the same manner it is currently used 
and only TMWA staff will have access to the property.  Light pollution on the surrounding 
properties is not expected as no lighting is proposed and only a small solar panel will be used to 
operate the tank systems, thereby complying with the relevant “dark sky” requirements included in 
the South Valleys Area Plan.  The applicant included a Site Line Study with their application 
(Exhibit J) to demonstrate that the visual impacts on surrounding areas are expected to be minor.  
Additionally, the new tank and the existing tank will both be painted an earthtone color (Sherwin 
Williams Olivine #4023).  This color has been used on TMWA water tanks in other parts of Washoe 
County to blend in with the surrounding landscape.  It is of the opinion of staff that these project 
elements will minimize impacts on the view shed and surrounding neighborhood, and will ensure 
that the project is in compliance with applicable Area Plan and Master Plan policies. 

Photos 

 

The 2:1 slopes behind the existing water tank populated with mature vegetation 
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The location of the proposed water tank 

 

The existing access road leading to the water tank. The tank location is in view of one 
property (shown in this photo). 
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The existing access road 

 

The existing access route is to the right, while the proposed access route is to the left (the 
direction the truck is heading). 
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Modification of Standards 
As part of the special use permit application, TMWA has also requested to modify the standards 
for two (2) requirements in the Washoe County Development Code.  The first request is to allow 
2:1 graded cut slopes in the area behind the proposed water tank and 2:1 fill slopes adjacent to the 
drainage instead of the 3:1 maximum slopes required pursuant to WCC Section 110.438.45(a).  
TMWA states that maintaining the 2:1 slope will better serve the project site and those who may be 
able to view it.  They also state that transitioning from the existing 2:1 slope to a 3:1 slope would 
be difficult on this relatively small site, would potentially result in the construction of additional 
retaining walls, and would result in more scarring on the hillside.  The Geotechnical Investigation 
prepared by Eastern Sierra Engineering (ESE) supports the construction of the proposed 2:1 
slopes.  ESE found that the existing slopes are stable, there is no evidence of excessive erosion, 
and the slopes are populated with mature vegetation.  The report states that the proposed 2:1 cut 
slopes are acceptable so long as the disturbed slopes are revegetated post construction with an 
import growth medium and seed and then mulch or heavy-duty tackifier is applied to minimize 
erosion while the new vegetation is established.  The report also states that the proposed 2:1 fill 
slopes are acceptable so long as they are protected with an angular fractured stone 8-12” in 
diameter. 

Staff Comment:  Planning staff asked for additional clarification about the basis for requesting the 
grading variance.  Per WCC Section 110.438.45 (a), slopes are not to be steeper than 3 horizontal 
to 1 vertical (3:1) except in specific circumstances.  WCC Section 110.438.45(a)(3) states that cut 
slopes may be permitted through a modification of standards when they are proposed to be 
located behind civic, commercial and industrial buildings and when the cut slope is shorter than 
and substantially screened by the proposed building, as is the case with this proposal.  WCC 
Section 110.438.45(a)(1) states that slopes may also exceed the 3:1 standards when necessary 
for storm drainage improvements.  This will need to be verified in the hydrological report required 
in Condition 2.h (Exhibit A).  In a memo received by the applicant (Exhibit E), TMWA stated that in 
addition to the aesthetic reasons identified in the application, the 2:1 slopes are required in order to 
place the new tank to the west of the existing tank, thereby minimizing the amount of cut, removing 
the need for the construction of retaining walls, and minimizing impacts to the surrounding 
landscape.  TMWA analyzed the viability of placing the new tank to the west of the existing tank 
and utilizing 3:1 slopes.  According to the memo, this would require moving the tank approximately 
14 feet to the northeast to keep construction limits out of the natural drainage to the west and 
within TMWA property lines.  This would bring the new tank to within roughly 2 feet of the existing 
tank, making construction impossible.  The applicant also considered placing the new tank to the 
north side of the existing tank.  This option would require the removal of four mature trees.  
Additionally, 3:1 cut slopes would require two 8 to 10 foot high retaining walls and would require 
relocating another drainage located on the east side of the existing tank around the new tank and 
behind the retaining wall.  This option would also require the construction of the tank partially on 
cut and partially on fill in the old drainage, which would be unstable.  Overall, requiring that the new 
tank be built with 3:1 slopes would result in additional site disturbance, visual impacts and natural 
resource impacts, and excavation quantities would increase.  Staff supports the request to modify 
the grading standard to allow for 2:1 slopes for the following reasons; this is a continuation of 
existing, stabilized 2:1 slopes; the Geotechnical Investigation supports the proposed 2:1 slopes; 
this configuration would minimize visual and environmental impacts; and the modification is 
allowed per WCC Sections 110.438.45(a)(1) and 110.438.45(a)(3). 

The second request is to allow for hydroseeding the disturbed slope areas with a native seed mix 
in lieu of the traditional landscaping and irrigation requirements.  Per WCC Section 110.412.40(a), 
a minimum of 20% of the total developed land area is required to be landscaped and any 
disturbance to undeveloped portions of the site must be mitigated.  Additionally, WCC Section 
110.412.40(c) requires a landscape buffer between the subject site and the property to the north, 
due to the adjacent property having a Medium Density Rural (MDR) regulatory zone.  TMWA 
states that the subject site is located in a relatively remote area of south Washoe Valley and that 
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there is no irrigation capability onsite.  They also state that the landscaping would not be seen by 
the general public due to the location of the tank.  

Staff Comment:  Landscaping requirements serve not only to enhance the viewshed in which a 
project is located, but also to reduce heat, erosion, and dust, and to stabilize slopes. As such, 
slope revegetation at the subject site is a crucial element of the development. Additionally, 
planning staff asked for clarification from ESE about whether the proposed hydroseeding would 
satisfy the landscaping requirements detailed in the Geotechnical Investigation. In their response 
(Exhibit H), ESE confirmed that the proposed hydroseeding supports the recommendations of the 
Geotechnical Investigation.  The proposed landscaping meets the intent of relevant landscaping 
codes as it will stabilize the disturbed slopes.  For these reasons and due to the lack of irrigation 
capacity on site, staff recommends approval of the proposed modifications to the landscaping 
requirements.  

Washoe County Master Plan 
This proposal was evaluated for consistency with the Washoe County Master Plan, South Valleys 
Area Plan, and with generally applicable Development Code requirements as well as the findings 
required for approval of a Special Use Permit.  

The applicable Master Plan elements include the following Land Use and Transportation Plan 
policies:  

LUT.23.1 Assess all development individually and cumulatively for potential impact upon the 
natural resources of the specific area of Washoe County. 

Staff Comment:  The proposed tank would be sited in a remote location with minimal development 
nearby.  Staff has analyzed the proposal in conjunction with other development in the area and 
finds that it would not have a significant impact on natural resources in the area either individually 
or cumulatively.  Any drainage alterations would need to be supported by a hydrological report 
demonstrating that channelization would not significantly alter downstream drainage functions.  

LUT.25.1 Ensure that development proposals are in conformance with appropriate Master Plan 
policies and the relevant Area Plan policies. 

Staff Comment:  The proposed project has been analyzed and found to be in conformance with 
appropriate Washoe County Master Plan and South Valleys Area Plan policies.  

LUT.27.3 Evaluate benefit/cost ratios on all public projects.  

Staff Comment:  Per a memo received by the applicant (Exhibit I), the proposed cost of adding a 
second water tank at this location and the maintenance of the existing tank is accounted for in 
TMWA’s current capital improvements budget.  These costs will not result in an increase in TMWA 
user fees.  The benefit of this public project is to provide ongoing maintenance to existing public 
facilities and to provide additional system reliability and fire suppression capability with a second 
tank.  

The applicable Master Plan elements include the following Public Service Facilities policies: 

PSF.3.8.2 The Washoe County Department of Community Development will ensure that new 
development provides on-site detention and drainage facilities as needed to make sure that 
development of the site does not adversely impact downstream properties and is consistent with 
adopted wetlands protection policies. 

Staff Comment:  The Washoe County Engineering Division will be requiring a hydrology report to 
ensure that this requirement is met.  This requirement can be found in Condition 2.h (Exhibit A). 

PSF.4.5.1 During development review, the Department of Community Development shall 
coordinate with the appropriate fire protection agencies to ensure projects include fire resistant 
materials in buildings and structures to reduce their susceptibility to destructive fires. 
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Staff Comment:  Truckee Meadows Fire Protection was consulted and relevant conditions were 
included in the Conditions of Approval (Exhibit A).  

South Valleys Area Plan 
The applicable South Valleys Area Plan policies are: 
SV.2.3 Site development plans in the South Valleys planning area must submit a plan for the 
control of noxious weeds.  The plan should be developed through consultation with the Washoe 
County District Health Department, the University of Nevada Cooperative Extension, and/or the 
Washoe-Storey Conservation District.  The control plan will be implemented on a voluntary 
compliance basis. 

Staff Comment:  Per a memo received by the applicant (Exhibit I), a noxious weed management 
plan will be created with input from the Washoe County District Health Department, and, if 
possible, the Washoe-Storey Conservation District.  This plan will be submitted for review and 
approval with the building permit application for this project.  

SV.2.4 Applicants required to present their items to the Citizen Advisory Board (CAB) must submit 
a statement to staff regarding how the final proposal responds to the community input received 
from the CAB. 

Staff Comment:  Per a memo received by the applicant (Exhibit I) regarding the CAB meeting, all 
questions at the CAB meeting were sufficiently answered.  Additionally, one of the community 
members impacted by the proposed development suggested an alternative access route alignment 
that TMWA is currently analyzing for viability.  

SV.2.11 All landscape designs will emphasize the use of native vegetation, with nonnative and 
atypical vegetation integrated sparingly into any landscaped area. 

Staff Comment:  The project includes the placement of hyrdoseed with a blend of native seed 
types on the disturbed slopes after the grading is completed.  The applicant has contacted the 
Washoe-Storey Conservation District in order to determine an appropriate seed mix for use in this 
location, but at the time of submittal, had yet to receive a response.  Pursuant to Condition 1.h 
(Exhibit A), the applicant shall stabilize the disturbed slope using a native seed blend either 
approved or recommended by the Washoe-Storey Conservation District. 

SV.2.13 The impact of development on adjacent land uses will be mitigated. The appropriate form 
of mitigation should be determined through a process of community consultation and cooperation. 
Applicants should be prepared to demonstrate how the project conforms to this policy. 

Staff Comment:  The parcel to the east, south, and west has a regulatory zone of GR and is 
vacant.  The parcel to the north has a regulatory zone of MDR and is also currently vacant.  The 
subject site is in a remote location and the addition of a second water tank will not increase traffic 
to the site after construction is completed.  The adjacent properties contain significant topographic 
challenges which could pose difficulty in developing close to the subject parcel.  Staff did conduct a 
site visit to the property and noted that at least one home was in view of the subject site.  Staff 
finds that the addition of another water tank will not impact adjacent land uses.  

SV.2.16 The approval of all special use permits and administrative permits must include a finding 
that the community character as described in the Character Statement can be adequately 
conserved through mitigation of any identified potential negative impacts. 

Staff Comment:  The proposed development is being undertaken to serve the properties in this 
area.  While it is an effort to double the size of the existing development, it is entirely surrounded 
by vacant land, thus maintaining the rural nature described in the Character Statement.  
Additionally, the water tanks will not be visible from public roads and will not impact the scenic 
viewsheds that are important to this region, pursuant to the Sight Line Study included in the 
application materials (Exhibit J).  Staff believes that this finding can be made.  
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SV.7.3 The review of all special use permits for the establishment of a non-residential use in West 
Washoe Valley must include a consideration of how the proposed use will impact adjacent 
neighborhoods, including but not limited to Best Management Practices “dark sky” lighting 
standards, hours of operation, traffic, parking and safety impacts, and its contribution to the 
community character described in the Character Statement. Standards for review should be 
distinctly rural, recognizing the integrated character of the area. The application of conditions to 
special use permits should seek to mitigate the potential impacts of these uses on residential 
areas, without constraining the pursuit of agricultural and other non-residential activities.  

Staff Comment:  Per a memo from the applicant (Exhibit I), consideration has been taken to 
minimize impact to adjacent neighbors by not including lighting as part of the project and thus 
maintaining the “dark sky” values of the area; and limiting the hours of operation.  

SV.10.1 All development proposals must demonstrate how the established level of service on local 
transportation facilities will be maintained at the level determined to be acceptable by the Regional 
Transportation Commission (RTC). 

Staff Comment:  This application was sent to the RTC for review and no comments were received.  

SV.12.2 The Washoe County Departments of Community Development and Public Works will 
establish and oversee compliance and enforcement of design standards for grading that minimize 
the visual impact of all residential and non-residential hillside development, including road cuts and 
driveways. 

Staff Comment:  The proposal includes revegetation of the disturbed cut slopes to minimize the 
visual impact of the hillside development and stabilize the slope area.  The revegetation efforts will 
be monitored after 1 year and after 3 years.  If revegetation does not meet success criteria at 
either of these time frames, additional hydroseeding will be required, pursuant to Condition 1.g 
(Exhibit A).   

SV.12.3 The grading design standards referred to in Policy SV.12.2 will, at a minimum, ensure that 
disturbed areas shall be finished and fill slopes will not exceed a 3:1 slope, and that hillside 
grading will establish an undulating naturalistic appearance by creating varying curvilinear 
contours. 

Staff Comment:  The applicant has requested a modification of standards per WCC 110.810.20(e) 
to allow for 2:1 slopes.  Staff supports this proposal for the reasons described above.  

SV.12.5 Viewsheds and ridgelines shall be protected from significant degradation. Development 
near ridgelines should blend with the natural contours of the land and shall be sited in such a way 
so as not to create a silhouette against the skyline. Ridgeline areas that skyline are those viewed 
from any scenic corridor at a distance of 2.5 miles or less. Corridors for Washoe Valley include 
U.S. Highway 395, Eastlake Boulevard and Franktown Road. While full mitigation of development 
impacts may not be reasonable, negative impacts to the views throughout Washoe Valley should 
be minimized.  

Staff Comment:  The proposed project includes elements to minimize viewshed impacts, including 
painting the new tank and the existing tank an olivine color to blend with the surrounding 
landscaping and not adding any lighting.  Additionally, the subject site is not visible from public 
roads and can only be seen from one neighboring property.  

SV.12.6 Even though development on slopes greater than 15 percent is discouraged, development 
on said slopes shall be managed in conjunction with all Washoe County Development Code 
requirements, such as Article 424, Hillside Development, as applicable. Requirements include 
minimizing impacts on prominent ridgelines, significant viewsheds, canyons and visually prominent 
rock outcroppings which reflect the visual value and scenic character of hillside areas. 

Staff Comment:  The proposed project includes elements to minimize viewshed impacts, including 
painting the new tank and the existing tank an earthtone color to blend with the surrounding 
landscaping and not adding any lighting.  Additionally, the subject site is not visible from public 
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roads and can only be seen from one neighboring property.  Therefore, staff finds that the 
proposed project would have minimal impacts on the viewshed.  

SV.12.8 In order to encourage building designs that are compatible with the character of hillsides 
and to minimize the alteration of natural forms, the following guidelines should be followed: d. 
Structures shall be designed to blend into the natural character of the hillside by reducing the 
visual bulk of the structure through landscaping, terraced building forms and height variations, and 
by utilizing neutral colors that match the natural landscape. 

Staff Comment:  The proposed color of the new tank and the existing tank is an earthtone color, 
specifically chosen to match the natural landscape.  Due to the remote location of the subject site, 
height variations and landscape screening are unnecessary. 

SV.14.1 Prior to final map recordation of tentative maps and prior to issuance of building permits 
for special use permits, or public-initiated capital improvements in the South Valleys planning area, 
the Nevada Department of Conservation and Natural Resources and/or the State Historic 
Preservation Office (SHPO) will be contacted and, if required, an appropriate archaeological 
investigation/survey will be conducted. 

Staff Comment:  Per a memo received by the applicant (Exhibit I), TMWA will contact the State 
Historic Preservation Office (SHPO) regarding the project prior to the issuance of its building 
permit for the tank.  Should any prehistoric or historic remains/artifacts be discovered during 
development of the site, work will be temporarily halted and SHPO will be notified per a required 
note on all improvement plans.  

SV.18.2 Development in the South Valleys area will comply with all local, state and federal 
standards regarding air quality. 

Staff Comment:  The application was sent to the Washoe County Air Quality and Environmental 
Health Departments and no comments were received.  

SV.18.3 The granting of special use permits in the South Valleys must be accompanied by a 
finding that no significant degradation of air quality will occur as a result of the permit. As 
necessary, conditions may be placed on special use permits to ensure no significant degradation 
of air quality will occur. The Department of Community Development will seek the advice and input 
of the Air Quality Division of the Department of Health in the implementation of this policy. 

Staff Comment:  Per a memo received by the applicant (Exhibit I), permanent degradation of air 
quality is not anticipated with the addition of a new water tank on the subject property.  There may 
be minimal degradation of air quality as a result of construction activities for a short period of time.  
These activities are required to be compliant with regulations set forth by the Air Quality Division of 
the Department of Health, including obtaining a dust control permit and maintaining best practices 
to minimize dust creation.  The applicant will be required to pull air quality permits, if necessary, 
per Condition 1.i (Exhibit A). 

SV.19.1 Development proposals, with the exception of single family homes and uses accessory to 
single family homes, within the South Valleys planning area will include detailed soils and geo-
technical studies sufficient to: a. Ensure structural integrity of roads and buildings. b. Provide 
adequate setbacks from potentially active faults or other hazards. c. Minimize erosion potential. 

Staff Comment:  A complete geotechnical report has been provided as a part of this special use 
permit application.  This can be found within the complete application packet (Exhibit J). 

SV.19.2 Development proposals on areas with identified geological hazards will follow the 
recommendations of any geo-technical study conducted pursuant to Policy SV.19.1.  

Staff Comment:  A Geotechnical Investigation was submitted as part of the application materials.  
Per Condition 1.f (Exhibit A), the applicant is required to adhere to all recommendations included in 
the Geotechnical Investigation.  Initially, staff was concerned that the proposed hydroseeding is not 
in conformance with the recommendations included in the report, so additional clarification was 
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requested.  In a memo from the applicant (Exhibit H), ESE confirmed that the proposed 
hydroseeding supports the recommendations included in the report.  

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The proposed project was presented by the applicant at the regularly scheduled Citizen Advisory 
Board meeting on May 2, 2019.  The attached CAB minutes (Exhibit B) reflect discussion on the 
following items:  

• The need for an additional water tank at this location due to growth 
• Whether the existing water line would be expanded 
• Questions about a new fire hydrant and fire access  
• Damage liability during construction 
• An alternative access route alignment 

During the CAB meeting, the applicant presented an alternate access road route, as suggested by 
a member of the public, Ronald Burdg, during a phone call the previous day.  Mr. Burdg, a property 
owner in the vicinity of the project, was also present at the meeting and reiterated that the access 
route he proposed is the logical option as it would only traverse the property of one full-time 
resident as opposed to the original route, which would traverse the properties of four full-time 
residents.  He also emphasized that it is a straighter route, making it easier for service vehicles to 
access.  Another property owner near the subject site, Rob Ramsdell, also commented at the CAB 
meeting, stating that he had spoken with the one property owner who would be impacted by the 
route change and she was fine with the new access route, so long as TMWA accepts full liability 
should construction or operations along the route result in any damages to her property.  The 
applicant responded by stating that TMWA requires all contractors to take photos before and after 
construction, so that they can ensure that the area will look as it was prior to the project.  He also 
stated that TMWA is not committed to either route at this point, but that the route proposed by Mr. 
Burdg appears easier, shorter, and straighter, and that they are going to pursue that option.  Staff 
conducted a site visit with the applicant and agrees that the alternate route is preferred. 

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

• Washoe County Community Services Department 

o Planning and Building Division 

o Engineering and Capital Projects Division 

o Utilities/Water Rights  

o Parks and Open Space 

• Washoe County Health District  

o Air Quality Division 

o Environmental Health Services Division 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Washoe-Storey Conservation District 

• Nevada Department of Water Resources 

• Nevada Department of Wildlife 

Three of the eleven above listed agencies/departments provided comments and/or recommended 
conditions of approval in response to their evaluation of the project application.  A summary of 

WSUP19-0005 
LIGHTNING W TANK #2



Washoe County Board of Adjustment  Staff Report Date:  May 10, 2019 
 

    
Special Use Permit Case Number WSUP19-0005 

Page 17 of 19 

each agency’s comments and/or recommended conditions of approval and their contact 
information is provided.  The Conditions of Approval document is attached to this staff report and 
will be included with the Action Order. 

• Washoe County Planning and Building addressed operational requirements in effect for the 
life of the project and also imposed additional conditions related to revegetation of 
disturbed slopes and channelized areas.  
Contacts:  Sophia Kirschenman, Park Planner, 775.328.3623, 
SKirschenman@washoecounty.us; Chris Bronczyk, Planner, 775.328.3612, 
CBronczyk@washoecounty.us  

• Washoe County Engineering and Capital Projects addressed grading, drainage 
channelization, revegetation, and stormwater requirements and imposed additional 
conditions to require the completion of a hydrology/hydraulic report. 
Contacts:  Leo Vesely, P.E., 775.328.2041, LVesely@washoecounty.us; Walt West, 
P.E., 775.328.2310, WWest@washoecounty.us  

• Truckee Meadows Fire Protection District addressed fire and defensible space 
requirements. 
Contact:  Don Coon, 775.326.6077, Dcoon@tmfpd.us 

Staff Comment on Required Findings 
WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following 
findings be made to the satisfaction of the Washoe County Board of Adjustment before granting 
approval of the request.  Staff has completed an analysis of the special use permit application and 
has determined that the proposal is in compliance with the required findings as follows. 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the South Valleys Area Plan. 

 Staff Comment:  The Proposal is consistent with the Master Plan and the South Valleys 
Area Plan.  

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven. 

 Staff Comment:  The proposed project includes roadway improvements to ensure that 
the water tanks are accessible to TMWA in the future.  Drainage improvements may be 
required, as detailed in the required hydrology report.  All other utilities and facilities are 
adequate to serve the site.  

3. Site Suitability.  That the site is physically suitable for the construction of an additional 
250,000-gallon water tank, and for the intensity of such a development. 

 Staff Comment:  The site is physically suitable for the construction of the proposed 
development. The South Valleys Area Plan Development Suitability Map identifies the 
majority of the subject site as having slopes of 15% or greater. However, the project is 
proposed to be located in the unconstrained portion of the site.   

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area. 

 Staff Comment:  As proposed and with the Conditions of Approval, the proposed uses 
are expected to create minimal impacts and not cause significant detriment or injury to 
the public, adjacent properties, or surrounding area. 
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5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the location, purpose or mission of the military installation. 

 Staff Comment:  No military installations are located within the required noticing 
distance; therefore, this finding does not apply to this project. 

Staff Comment on Required South Valleys Findings 
SV.2.16 The approval of all special use permits and administrative permits must include a 
finding that the community character as described in the Character Statement can be 
adequately conserved through mitigation of any identified potential negative impacts. 

Staff Comment:  The proposed development is being undertaken to serve the properties in this 
area.  While it is an effort to double the size of the existing development, it is entirely surrounded 
by vacant land, thus maintaining the rural nature described in the Character Statement.  
Additionally, the water tanks will not be visible from public roads and will not impact the scenic 
viewsheds that are important to this region, pursuant to the Sight Line Study included in the 
application materials (Exhibit J).  Staff believes that this finding can be made.  

SV.18.3 The granting of special use permits in the South Valleys must be accompanied by a 
finding that no significant degradation of air quality will occur as a result of the permit. As 
necessary, conditions may be placed on special use permits to ensure no significant 
degradation of air quality will occur. The Department of Community Development will seek the 
advice and input of the Air Quality Division of the Department of Health in the implementation of 
this policy. 

Staff Comment:  Per a memo received by the applicant (Exhibit I), permanent degradation of air 
quality is not anticipated with the addition of a new water tank on the subject property.  There 
may be minimal degradation of air quality as a result of construction activities for a short period 
of time.  These activities are required to be compliant with regulations set forth by the Air Quality 
Division of the Health District, including obtaining a dust control permit and maintaining best 
practices to minimize dust creation.  The applicant will be required to pull air quality permits, if 
necessary, per Condition 1.i (Exhibit A). 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval of 
the project.  Therefore, after a thorough analysis and review, Special Use Permit Case Number 
WSUP19-0005 is being recommended for approval with conditions.  Staff offers the following 
motion for the Board’s consideration. 

Motion 
I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Board of Adjustment approve 
with conditions Special Use Permit Case Number WSUP19-0005 for the Truckee Meadows Water 
Authority, having made all five findings in accordance with Washoe County Code Section 
110.810.30, the two findings in accordance with the South Valleys Area Plan, and the 
modifications to WCC Section 110.438.45 (a) Grading of Slopes and WCC Section 110.412.40 
Civic and Commercial Use Types (Landscaping): 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the South Valleys Area Plan;  

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven; 
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3. Site Suitability.  That the site is physically suitable for a second 250,000-gallon water 
tank and for the intensity of such a development; 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area;  

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the location, purpose or mission of the military installation. 

Required Findings for Special Use Permits within the South Valleys Area Plan 

SV.2.16 The approval of all special use permits and administrative permits must include a 
finding that the community character as described in the Character Statement can be 
adequately conserved through mitigation of any identified potential negative impacts. 

SV.18.3 The granting of special use permits in the South Valleys must be accompanied by a 
finding that no significant degradation of air quality will occur as a result of the permit. As 
necessary, conditions may be placed on special use permits to ensure no significant 
degradation of air quality will occur. The Department of Community Development will seek 
the advice and input of the Air Quality Division of the Department of Health in the 
implementation of this policy 

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed with 
the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is appealed 
to the Washoe County Board of County Commissioners, in which case the outcome of the appeal 
shall be determined by the Washoe County Board of County Commissioners.  Any appeal must be 
filed in writing with the Planning and Building Division within 10 calendar days from the date the 
written decision is filed with the Secretary to the Board of Adjustment and mailed to the applicant. 
 
 
Owner/Applicant: Truckee Meadows Water Authority 
  P.O. Box 30013 
  Reno, NV 89520 
 
Consultant: Rubicon Design Group 
  1610 Montclair Ave, Suite B 
  Reno, NV 89509 
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1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/comdev/ 

 
 
The project approved under Special Use Permit Case Number WSUP19-0005 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on June 
6, 2019. Conditions of Approval are requirements placed on a permit or development by each 
reviewing agency.  These Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this Special Use Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division.   

Compliance with the conditions of approval related to this Special Use Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Special Use Permit may result in the institution of 
revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   
 
Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 
 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 
 
• Prior to obtaining a final inspection and/or a certificate of occupancy. 

 
• Prior to the issuance of a business license or other permits/licenses. 

 
• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These 

conditions must be continually complied with for the life of the project or business. 
 
The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   
 

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District must be appealed to the District 
Board of Health. 
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• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

 
• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 

governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

 
FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Planning and Building Division 
1. The following conditions are requirements of Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact Name – Chris Bronczyk, Planner, 775.328.3612, 
cbronczyk@washoecounty.us; Sophia Kirschenman, Park Planner, 775.328.3623, 
skirschenman@washoecounty.us 
a. The applicant shall attach a copy of the Action Order approving this project to all 

administrative permit applications (including building permits) applied for as part of this 
special use permit. 

b. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this special use permit.   

c. The applicant shall submit complete construction plans and building permits shall be 
issued within two years from the date of approval by Washoe County. The applicant 
shall complete construction within the time specified by the building permits.  

d. Prior to issuance of building or grading permits, the applicant shall submit a noxious 
weed management plan developed through consultation with the Washoe County 
District Health Department, the University of Nevada Cooperative Extension, and/or the 
Washoe-Storey Conservation District. The plan will be implemented on a voluntary 
compliance basis.  

e. Prior to the issuance of building permits, a report shall be prepared by a licensed 
landscape architect analyzing:  

i. The viability of leaving the willows and other riparian vegetation in place during 
and post channelization of the drainageway; and  

ii. The viability of removing willow stakes during construction and replanting the 
willows for bank stabilization once channelization is complete. If the report finds 
that either of these options can be undertaken without increasing the risk of 
erosion to the project site, the applicant will be required to incorporate one of 
these elements into their project plans, with preference given to maintaining the 
vegetation in place. Willow stake success criteria shall be 50% survival of total 
willow stake plantings after three (3) years if this option is selected. If the criteria 
are not met, additional willows shall be planted.  

f. Final construction plans must adhere to all recommendations included in the 
Geotechnical Investigation.  

g. The applicant shall submit monitoring reports prepared by a licensed landscape architect 
or other qualified professional one (1) year and three (3) years after implementation of 
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the hydroseeding application to ensure that slope revegetation efforts result in at least 
50% coverage of the hydroseeded area after one (1) year, and 100% coverage after 
three (3) years. If the criteria are not met, additional hydroseeding applications shall be 
required.  

h. The applicant shall stabilize the disturbed slopes using a native seed blend either 
approved or recommended by the Washoe-Storey Conservation District.  

i. The applicant shall pull all applicable air quality permits prior to construction. 

j. The applicant shall secure written permission from the property owners along the new 
proposed access road, should that route be identified as the preferred access option.  

k. A note shall be placed on all construction drawings and grading plans stating: 

NOTE 

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at the 
specific site and the Sheriff’s Office as well as the State Historic 
Preservation Office of the Department of Conservation and Natural 
Resources shall be immediately notified per NRS 383.170. 

l. The following Operational Conditions shall be required for the life of the development:  

i. Failure to comply with the conditions of approval shall render this approval null 
and void. Compliance with this condition shall be determined by Planning and 
Building.  

Washoe County Engineering and Capital Projects 
2. The following general conditions are requirements of the Engineering Division, which shall 

be responsible for determining compliance with these conditions.  
Contact Name – Leo Vesely, P.E., (775) 328-2041, LVesely@washoecounty.us  
a. A complete set of construction improvement drawings, including an on-site grading plan, 

shall be submitted when applying for a building/grading permit. Grading shall comply 
with best management practices (BMP’s) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed 
onto adjacent property. 

b. For construction areas larger than 1 acre, the developer shall obtain from the Nevada 
Division of Environmental Protection a Stormwater Discharge Permit and submit a copy 
to the Engineering Division prior to issuance of a grading permit.  

c. For construction areas larger than 1 acre, the developer shall complete and submit the 
Construction Permit Submittal Checklist and pay the Construction Stormwater Inspection 
Fee prior to obtaining a grading permit. The County Engineer shall determine 
compliance with this condition. 

d. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access 
easements in accordance with Washoe County Code (WCC) Article 438. 

e. All riprap used for lining of the drainage channel shall be angular and in accordance with 
the current version of the Standard Specifications for Public Works Construction (aka 
Orange Book). All other riprap is prohibited per WCC Article 438.  
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f. A revegetation bond shall be provided to the Engineering Division prior to approval of the 
grading or building permit. The amount of the bond shall be based on a cost estimate 
prepared by a licensed landscape architect, address adequate growing periods and 
criteria to confirm successful establishment of revegetation and shall include a 25 
percent contingency.  

g. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated 
or mechanically stabilized. Methods and seed mix must be designed by a licensed 
landscape architect and approved by the County Engineer. 

The following drainage conditions are requirements of the Engineering Division, which shall 
be responsible for determining compliance with these conditions.  
Contact Name – Walt West, P.E., (775) 328-2310, WWest@washoecounty.us  
h. To comply with PSF.3.8.2, a detailed hydrology/hydraulic report prepared by a licensed 

engineer shall be submitted to the Engineering Division for review and approval prior to 
the approval of a grading or building permit. The report shall include the locations, points 
of entry and discharge, flow rates and flood limits of all 5- and 100-year storm flows 
impacting both the site and offsite areas and the methods for handling those flows. The 
report shall include all storm drain pipe and ditch sizing and rip-rap sizing calculations 
and a discussion of and mitigation measures for any impacts on existing offsite drainage 
facilities and properties. 

i. The maximum permissible flow velocity (that which does not cause scour) shall be 
determined for all proposed channels and open ditches. The determination shall be 
based on a geotechnical analysis of the channel soil, proposed channel lining and 
channel cross section, and it shall be in accordance with acceptable engineering 
publications/calculations. Appropriate linings shall be provided for all proposed channels 
and open ditches such that the 100-year flows do not exceed the maximum permissible 
flow velocity. 

Truckee Meadows Fire Protection District (TMFPD) 
3. The following general conditions are requirements of the Truckee Meadows Fire Protection 

District, which shall be responsible for determining compliance with these conditions.  
Unless otherwise stated, these conditions shall be met prior to the issuance of any building 
or grading permit or on an ongoing basis as determined by TMFPD. 
Contact Name – Don Coon, 775.326.6077, Dcoon@tmfpd.us 
a. Fire protection of the new structures shall be as required by the current adopted 

International Fire Code, (IFC) International Wildland Urban Interface Code (IWUIC) 2012 
Ed, with amendments and the requirements of the NFPA standard(s). 
(https://codes.iccsafe.org/content/IWUIC2012; 
https://codes.iccsafe.org/content/IFC2012) 

b. Provide a Vegetation selection, installation, management and Defensible Space Plan as 
required for the project in accordance with the requirements of the IWUIC. 

c. Provide an on-site fire hydrant as required by IFC 507.1 for new facilities as defined by 
Chapter 2 of the IFC. 

d. Provide an approved access gate locking system for Fire Department access as 
required per IFC D103.5. 

*** End of Conditions *** 
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     South Truckee Meadows/Washoe Valley Citizen Advisory Board 
 
     DRAFT: Approval of these draft minutes, or any changes to the draft minutes, will be     
     reflected in writing in the next meeting minutes and/or in the minutes of any future meeting   
     where changes to these minutes are approved by the CAB. Minutes of the regular meeting    
     of the South Truckee Meadows/Washoe Valley Citizen Advisory Board held May 2, 2019 
     6:00 p.m. the South Valleys Library at 15650A Wedge Parkway, Reno, Nevada. 
 
1. *CALL TO ORDER/ DETERMINATION OF QUORUM - Meeting was called to order at by Patricia Phillips at 
6:00 p.m. 
 
Member Present: Patricia Phillips, Tom Burkhart, Jim Rummings.  A quorum was determined. 
Absent: Kimberly Rossiter (excused), Shaun O’Harra (not excused). 
 
2. *PLEDGE OF ALLEGIANCE  - Patricia Phillips led the Pledge of Allegiance. 
 
3. *GENERAL PUBLIC COMMENT AND DISCUSSION THEREOF-  
Karen Critor invited the community to attend the Washoe Valley Alliance Celebration at Washoe Lakes State 
Park on May 18, 2019. 
 
With no further requests for public comment, Patricia Phillips closed the public comment period.  
 
4. APPROVAL OF AGENDA FOR THE MEETING OF MAY 2, 2019 (for Possible Action) –Jim Rummings moved to 
approve the agenda for MAY 2, 2019.  Tom Burkhart seconded the motion to approve the agenda for MAY 2, 
2019. Motion carried unanimously. 
 
5. APPROVAL OF THE MINUTES FOR THE MEETING OF APRIL 4, 2019 (for Possible Action) – Jim Rummings 
moved to approve the meeting minutes for APRIL 4, 2019. Tom Burkhart seconded the motion to approve the 
meeting minutes for APRIL 4, 2019. Motion carried unanimously. 
 
6. DEVELOPMENT PROJECTS– The project description is provided below.  
 
6.A. Special Use Permit Case Number WSUP19-0005 (Lightning W Tank #2) – Request for community 
feedback, discussion and possible action to forward community and Citizen Advisory Board comments to 
Washoe County staff on a request for the construction of a new 250,000 gallon water tank next to the existing 
250,000 gallon water tank on the property to allow for additional water storage and rehabilitation of the 
existing water tank and to allow 2:1 slopes instead of 3:1 slopes. (for Possible Action)  
• Applicant/Property Owner: Rubicon Design Group/Truckee Meadows Water Authority  
• Location: Franktown Road  
• Assessor’s Parcel Number: 055-210-21  
• Staff: Chris Bronczyk, Planner, 775-328-3612; cbronczyk@washoecounty.us  
• Reviewing Body: Tentatively scheduled for the Board of Adjustment on June 6, 2019  
 
Susan Pansky, Rubicon Design Group, Representing TMWA, provided a PowerPoint presentation:  

• Requesting a Special Use Permit for construction of a second water tank ‘Lighting W tank’  
• Existing tank is south of Franktown Road; it holds 250,000 gallons of water 
• She showed the site plan with existing and proposed water tanks. The current tank needs to be 

rehabilitated. 
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• Requesting 2:1 slopes instead of 3:1 slopes to match existing slopes. Hydroseeds will be applied when 
grading is completed. 

• She showed a photo simulation of two functioning water tanks that will serve together and provide 
additional water storage. 

• 10 property owners were noticed about the project. She said they received one response regarding an 
alternative access preference. The neighbor was in favor of the alternative access point during 
construction.  

• The current and existing tank are screened by trees and not visible from the community. 
• Construction timeframe will be June-November for the construction of the new tank. Rehabilitation 

will take place November – April 2020 for existing water tank. 
 
Jim Rummings asked about any proposed piping changes. Chris Struffert from TMWA said there will be 
changes directly at the site with a split and valves. Existing wells and supply lines will serve both tanks. 
 
Tom Burkhart asked if this additional tank is to address growth in the area. Chris said this is for redundancy 
pruposes. Both tanks will be filled for fire season. It’s not for growth. There will be a yard hydrant hooked up 
for tanker trucks. He explained where the fire hydrants in the area are located.  
 
Public Comment: 
Ronald Burge said he called TMWA about the access road during construction; he said the ideal access road 
only has 4 fulltime residents on it. He said there is a hard right turn on the proposed access road. He suggested 
Pine Canyon which is a straight shot up to the construction. Pine Canyon only have a few residents on it. Large 
trucks will have easier access on the alternative route.  
 
Ron Ramsdale said he deeded the site to Washoe County. He said he is ok with the project. He referred to the 
access map - The yellow line is a straight shot to the construction site. The neighbors don’t have any problem 
with that access as long as TMWA repairs any damages. Chris Struffert said the yellow line is better access. He 
said he drove the road where it ties into the access road; it’s shorter and straighter. He said we are required to 
video and photograph the preexisting conditions for records in order to ensure things were as they were or in 
better condition than when the project started. 
 
MOTION: Jim Rummings moved to recommend approval of Special Use Permit Case Number WSUP19-0005 
(Lightning W Tank #2). Tom Burkhart seconded the motion to recommend approval of the case. The motion 
carried unanimously.   
 
6.B. Special Use Permit Case Number WSUP19-0008 (Houston Grading) – Request for community feedback, 
discussion and possible action to forward community and Citizen Advisory Board comments to Washoe County 
staff on a request for major grading of an area of approximately ±35,400 sq. ft. with ±7,428 cubic yards of cuts 
and ±2,769 cubic yards of fill to facilitate the construction of a new single family residence. (for Possible 
Action)  
• Applicant/Property Owner: David Houston  
• Location: 29 Bennington Court  
• Assessor’s Parcel Numbers: 046-151-05 & 046-151-06  
• Staff: Julee Olander, Planner, 775-328-3627; jolander@washoecounty.us  
• Reviewing Body: Tentatively scheduled for the Board of Adjustment on June 6, 2019.  
 
Derek Allen, home builder for the Houston family, provided an overview of the project. He said they have 
come across issues to get to the top of this hill. He said they typically build on a 14% grade, but are requested 
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to build at 10%. He said they intended to use the existing road, but TMFPD said they couldn’t use the road. 
The Houstons purchased the lot next door to build an access road. The Special Use Permit is for major grading. 
A lot of dirt work needs to happen. He said he has built several homes in St. James’s Village. He said he follows 
guidelines set forth by St. James and Washoe County.  
 
Julee Olander, Washoe County Planner, provided maps of the site. St. James’ HOA has approved it; now we 
are working through Washoe County process.  
 
Jim Rummings said fire access into there is very important. He said during the Little Valley fire, the fire 
department had issues getting in there. Having good access is extremely important and making sure the 
vegetation is controlled. It can be dangerous for fire personnel. Derek said that is why they changed the 
grading to 10%. 
 
Ray Simms said the notice he received in the mail stated 4,000 cubic yards of dirt. He said he doesn’t believe 
that was reflected in this presentation. Derek said that will be hauled off. Derek showed the existing road that 
cannot be used. The Houston’s bought the lot next door and driveway will wind itself around the property. Mr. 
Simms explained the original access road was to get up to the lot. The problem was the access road went 
through another parcel that was sold. The new access is much more favorable to him. He asked if the grading 
all takes place in the dashed line on the map. Derek said yes; this is the best plan; it’s only been passed by 
HOA. It’s a steep gradient. Exporting 4,000 cubic yards of dirt. The general contractor for dirt work works on 
middleschools sites for Washoe County, and he is aware of keeping sites clean.  
 
Tom Burkhart asked Ray if he is ok with the new access. Ray said the property owner can do what he wants 
with his property. Ray said he was concern with the cul-de-sac narrow access and difficult situation. With the 
purchase of the adjacent lot solves a lot of problems. Extensive roadwork is required to access the property.  
 
Ray asked for the schedule for grading activities and timeline. Derek said he has a meeting set up for June 6, 
and work can begin after approval. He said he hoped to start right away. Ray asked about plans for old access 
road. Derek said re-vegetation is planned of the old access road. Patricia Phillips asked about construction 
times during the day. Ray said it’s regulated by CCRs. Derek said 7 am – 5 pm. 
 
MOTION: Tom Burkhart moved to recommend approval Special Use Permit Case Number WSUP19-0008 
(Houston Grading). Jim Rummings seconded the motion to recommend approval of this case. Motion passed 
unanimously.  
 
7. *CHAIRMAN/BOARD MEMBER ITEMS -  
Patricia Phillips said she requested Del Monte Bartley Ranch Spot lights be reviewed. They have 6 flood lights.  
 
8. *GENERAL PUBLIC COMMENT AND DISCUSSION THEREOF – With no request for public comment, Patricia 
Phillips closed public comment period. 
 
ADJOURNMENT – the meeting adjourned 6:43 p.m. 
Number of CAB members present: 3 
Number of Public Present: 13 
Presence of Elected Officials: 0 
Number of staff present: 2 
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
PO BOX 11130 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.3699  

 
 
Date: May 8, 2019 
 
To: Chris Bronczyk, Planner 
 Sophia Kirschenman, Park Planner 
 
From: Leo Vesely, P.E., Licensed Engineer 
 
Re: Special Use Permit Case WSUP19-0005 – TMWA Lightning W Tank 2 

APN 055-210-21 
 

GENERAL PROJECT DISCUSSION   
 
Washoe County Engineering staff has reviewed the above referenced application.  The Special Use 
Permit is for the construction of a second TMWA water tank at the site.  The Engineering and Capital 
Projects Division recommends approval with the following comments and conditions of approval which 
supplement applicable County Code and are based upon our review of the site and the application 
prepared by the Rubicon Design Group.  The County Engineer shall determine compliance with the 
following conditions of approval. 
 
The application requests a variation to County Code to allow 2:1 cut and fill slopes in the vicinity of the 
new water tank.  Engineering does not take exception to this request, given the presence of an existing 
2:1 slope around the existing tank, provided that all proposed 2:1 slopes are either found to be stable 
and non-erosive through a geotechnical evaluation or the 2:1 slope is mechanically stabilized with 
angular rock rip-rap. 
 
For questions related to sections below, please see the contact name provided. 
 
GENERAL CONDITIONS 
Contact Information:  Leo Vesely, P.E.  (775) 328-2041 
 
 

1. A complete set of construction improvement drawings, including an on-site grading plan, shall be 
submitted when applying for a building/grading permit. Grading shall comply with best 
management practices (BMP’s) and shall include detailed plans for grading, site drainage, 
erosion control (including BMP locations and installation details), slope stabilization, and 
mosquito abatement. Placement or removal of any excavated materials shall be indicated on the 
grading plan. Silts shall be controlled on-site and not allowed onto adjacent property. 

2. For construction areas larger than 1 acre, the developer shall obtain from the Nevada Division of 
Environmental Protection a Stormwater Discharge Permit and submit a copy to the Engineering 
Division prior to issuance of a grading permit. 

3. For construction areas larger than 1 acre, the developer shall complete and submit the 
Construction Permit Submittal Checklist and pay the Construction Stormwater Inspection Fee 
prior to obtaining a grading permit. The County Engineer shall determine compliance with this 
condition. 

4.  Cut slopes, fill slopes, and berms shall be setback from parcel lines and access easements in 
accordance with Washoe County Code Article 438. 
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5. All riprap used for slope stabilization or channel lining shall be angular and in accordance with the 
current version of the Standard Specifications for Public Works Construction (aka Orange Book). 

6. A revegetation bond shall be provided to the Engineering Division prior to approval of the grading 
or building permit. The amount of the bond shall be based on a cost estimate prepared by a 
licensed landscape architect, address adequate growing periods and criteria to confirm 
successful establishment of revegetation and shall include a 25 percent contingency.  
 

7. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust palliative. 
Disturbed areas left undeveloped for more than 45 days shall be revegetated or mechanically 
stabilized. Methods and seed mix must be designed by a licensed landscape architect and 
approved by the County Engineer. 

  

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Walt West, P.E.  (775) 328-2310 
 
1. To comply with PSF.3.8.2, a detailed hydrology/hydraulic report prepared by a licensed engineer 

shall be submitted to the Engineering Division for review and approval prior to the approval of a 
grading or building permit. The report shall include the locations, points of entry and discharge, 
flow rates and flood limits of all 5- and 100-year storm flows impacting both the site and offsite 
areas and the methods for handling those flows. The report shall include all storm drain pipe and 
ditch sizing and rip-rap sizing calculations and a discussion of and mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

2. The maximum permissible flow velocity (that which does not cause scour) shall be determined for 
all proposed channels and open ditches. The determination shall be based on a geotechnical 
analysis of the channel soil, proposed channel lining and channel cross section, and it shall be in 
accordance with acceptable engineering publications/calculations. Appropriate linings shall be 
provided for all proposed channels and open ditches such that the 100-year flows do not exceed 
the maximum permissible flow velocity. 

 
TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Mitch Fink,  (775) 328-2050 
 
1. No comments. 

UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 
 
1. No comments 
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Truckee Meadows Fire Protection District (TMFPD) 
1. The following conditions are requirements of the Truckee Meadows Fire Protection 

District, which shall be responsible for determining compliance with these conditions. 
Unless otherwise stated, these conditions shall be met prior to the issuance of any 
building or grading permit or on an ongoing basis as determined by TMFPD. 
Contact Name – Don Coon, 775.326.6077, Dcoon@tmfpd.us 
 
a. Fire protection of the new structures shall be as required by the current adopted 

International Fire Code, (IFC) International Wildland Urban Interface Code (IWUIC) 
2012 Ed, with amendments and the requirements of the NFPA standard(s). 
(https://codes.iccsafe.org/content/IWUIC2012   https://codes.iccsafe.org/content/IFC2012) 

 
b. The Fire Hazard designation for your project is available on the provided Washoe 

Regional Mapping System link. (https://gis.washoecounty.us/wrms/firehazard)  After 
you have found your property using the address search feature, the color of the 
background area will indicate your wildland fire risk.   
 

c. When you have determined your Fire Risk Rating use the link provided, to determine 
the IWUIC construction and defensible space requirements. 
(https://www.washoecounty.us/building/Files/Files/2012%20WUI%20CODE%20GUID
E_rev%2011-25-13.pdf) 

 

d. Provide a Vegetation selection, installation, management and Defensible Space Plan 
as required for the project in accordance with the requirements of the IWUIC. 

 

e. Provide an on-site fire hydrant  as required by IFC 507.1 for new facilities as defined 
by Chapter 2 of the IFC. 

 

f. Provide an approved access gate locking system for Fire Department access as 
required per IFC D103.5.  
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Washoe County Community Services Department     May 08, 2019 
1001 E. 9th St. 
Reno, NV  89512 
Attention: Ms. Sophia Kirschenman 
 
Subject: WSUP19-0005 - Lightning W Tank #2 – Proposed Tank Location 
 
 
Dear Sophia, 
 
Thank you for taking the time to meet at the site yesterday. 
 
As we discussed, TMWA explored alternate locations and grading configurations for the proposed tank 
before settling on the site arrangement submitted in the Special Use Permit application.  The attached 
exhibit shows what was considered.  The exhibit is explained below: 
 
1. Existing Tank 

• This gray circle shows the location and elevation of the existing facility. 
 
2. Proposed Tank Location 

• This dark gray circle shows the proposed location for Tank 2 as presented in the SUP application 
packet. 

• This location requires 2:1 slopes to fit between the natural drainage on the west, the existing tank 
on the east, and the property line on the south. 

• This location allows clearance for access, piping, and electrical appurtenances. 
• No retaining walls are required, and excavation is minimized. 

 
3. Tank Location with 3:1 Slopes – West Side 

• This dashed red circle drawn to the left of the existing tank shows where the proposed location 
would move if the requested 2:1 slopes would be changed to the standard 3:1. 

• Laying our slopes back to 3:1 will require moving the tank approximately 14-feet to the northeast 
to keep construction limits out of the natural drainage to the west and within TMWA property 
lines.  This will bring it to within about 2-feet of the existing tank making construction impossible. 

 
4. Tank Location With 2:1 Cut Slopes – North side 

• This is the red dashed circle drawn with the accompanying grading limits. 
• This location would require the removal of four mature trees. 
• 2:1 cut slopes would extend beyond TMWA property lines or require an 8 to 10 foot high retaining 

wall on the west. 3:1 cut slopes would require a 16 to 20 foot high retaining wall. 
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• Relocating the existing drainage from the east around the new tank and behind the retaining wall
would be difficult.

• Constructing the tank partially on cut and partially on fill in the old drainage would be unstable
and contrary to the geotechnical report.

• Site disturbance and excavation quantities would increase.

I believe we have exhausted the options for locating a second tank on this challenging site.  From an 
engineering standpoint the proposed configuration is the clear preference. 

Thank you, 

Chris Struffert, P.E. 
Principal Engineer 

Enclosure: Figure A1 - Alternative Tank Locations 
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Washoe County Community Services Department     May 06, 2019 
1001 E. 9th St. 
Reno, NV  89512 
Attention: Mr. Chris Bronczyk 
 
Subject: WSUP19-0005 - Lightning W Tank #2 – Construction Access 
 
 
Dear Chris, 
 
This letter serves as a follow-up to the CAB meeting we attended on Thursday May 2nd. 
 
One question that came up during the meeting was what route the contractor would use to access the 
site during construction.  TMWA’s current access easement from Franktown Court is shown on the 
attached exhibit in red.  This is the route currently used by TMWA staff and contractors.  The east-west 
portion of the route is relatively narrow, dusty, and passes by several residences and ponds. 
 
The route through Pine Canyon Road shown in yellow was suggested by Messrs. Burdg and Ramsdell 
(adjacent property owners) since it is shorter, wider, and passes fewer homes.  TMWA agrees that this 
route would be better suited as construction access. 
 
One concern related to property damage that might occur as a result of the construction vehicle traffic 
was voiced during the meeting.  TMWA committed to making a video recording of the access route prior 
to the start of construction, and ensured attendees that any damage related to the project would be 
repaired to as good, or better than pre-existing conditions. 
 
TMWA is pursuing the use of the Pine Canyon route at this time, and we appreciate the constructive 
suggestion. 
 
 
Thank you, 

 
Chris Struffert, P.E. 
Principal Engineer 
 
 
 
Enclosure: Access Route Options 
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Washoe County Community Services Department     May 06, 2019 
1001 E. 9th St. 
Reno, NV  89512 
Attention: Mr. Chris Bronczyk 
 
Subject: WSUP19-0005 - Lightning W Tank #2 – 2:1 Slope Along Drainage 
 
 
Dear Chris, 
 
This letter serves as a follow-up to the CAB meeting we attended on Thursday May 2nd. 
 
As we discussed, there are two areas on the proposed grading plan for this project where the design calls 
out 2:1 slopes.  The first is the cut slope behind the proposed tank.  There are several justifications for this 
design feature: 
 

• The cut slope behind the existing tank is graded at 2:1.  This slope has been stable since the original 
tank was built in 1995.  Native vegetation has established itself, and erosion is not an issue. 

• Blending the proposed tank’s slope at 3:1 into the existing slope at 2:1 would be awkward and 
require significantly more site disturbance to lay the shallower slope up the hillside. 

• The geotechnical report for the proposed tank shows that a 2:1 slope is acceptable for the 
proposed tank based on site-specific soil conditions. 
 

Mitigation for this proposed cut slope calls for the application of a native hydroseed mix.  Establishment 
of vegetation will be monitored to ensure long-term success.  Hydroseed reapplication will take place 
after one year if needed. 
 
The cut slope behind the proposed tank is not related to the cut slope along the existing drainage, which 
is addressed separately below. 
 
The second area that 2:1 slopes are proposed is in the area of the native drainage on the west side of the 
site.  This drainage currently follows several meandering paths through a relatively wide channel that is 
partially overgrown with low shrubs and vegetation.  Proposed sitework would include removing the in-
channel vegetation, and straightening the path of flow to maximize water carrying capacity and reduce 
sidewall erosion.  There are several justifications for this design feature as well: 
 

• Existing slopes along the proposed channel improvements are as steep as 1:1.6 in certain areas, 
and as steep as 1:1 just upstream of the project location.  2:1 slopes would not adversely affect 
the stability of the channel. 

• Laying the existing slope back to 3:1 would require significant excavation and site disturbance, to 
the extent that the location of the proposed tank would most likely not be feasible. 
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• Hard channel improvements such as concrete, gunite, or gabions would be visually obtrusive in 
this natural setting. 

• Again, the geotechnical report for this site allows 2:1 slopes based on the soil characteristics 
encountered. 

 
Recommended mitigation for the proposed 2:1 slopes along the drainage channel includes protection 
with 8-12” fractured rock (riprap).  As we discussed last week, this would be supplemented with larger 
native rock screened from material excavated during sitework.  This will improve slope protection, and 
also maintain the natural visual backdrop at the site. 
 
A small amount of runoff will be added to the drainage channel under consideration due to the hard 
surfaces of the tank itself and the surrounding paved perimeter road.  However, this contribution will be 
introduced downstream of the proposed channel improvements, and will be inconsequential when 
compared to the quantity of natural runoff, and the capacity of the channel. 
 
TMWA is working with Eastern Sierra Engineering who conducted the geotechnical investigation for this 
site to also conduct a complete drainage study for the site.  It is anticipated that this report will confirm 
the basis for design of the proposed improvements.  The complete report will be submitted as soon as it 
is completed.  In the meantime, please let me know if I can provide any further information or clarification. 
 
 
 
Thank you, 

 
Chris Struffert, P.E. 
Principal Engineer 

WSUP19-0005 
EXHIBIT H



 

Reno  Zephyr Cove  Bishop  Mammoth Lakes 
 

main: 775.828.7220
fax: 775.828.7221

4515 Towne Drive
Reno, NV 89521-9696

www.esengr.com

May 8, 2019 
 
ESE Job #19114 
 
Chris Struffert, P.E. 
Truckee Meadows Water Authority  
1355 Capital Blvd. 
P.O. Box 30013 
Reno, NV 89520 
 
Proposed Lighting W Tank 2 
Slope Revegetation 
 
Dear Chris, 
 
The intent of this correspondence is to clarify the revegetation requirements of the permanent cut 
slopes at the Proposed Lighting W Tank 2 site located in Washoe Valley, Nevada.  Section 4.2.6 
of our Geotechnical Investigation dated 4/11/19 requires that 2:1 cut slopes be revegetated by an 
import growth medium and seed and then place a much/heavy-duty tackifier application to 
minimize erosion while the new vegetation is established.  We have reviewed TMWA’s hydro-
seed revegetation specification and find that it satisfies the report requirements.  In general the 
TWMA specification reads as follows: 
 

Revegetation shall be by Hydroseeding.  This process applies a slurry of water, fiber mulch, 
tackifier, fertilizer, and a seed mix.  The specific seed mix and application rate shall be as 
recommended by the Washoe Storey Conservation District.  Regrowth shall be evaluated 
annually, and hydroseeding repeated until successful.  Temporary irrigation is not required. 
 
 
We trust this provides the information you require at this time.  Please do not hesitate to contact 
me at (775) 828-7220 extension 201 if you have any questions or require additional information. 
 
Sincerely, 
Eastern Sierra Engineering, P.C. 
 
 
Shawn W. Jenkins, P.E. 
Principal Engineer 
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May 8, 2019 

Mr. Chris Bronczyk, Planner 
Ms. Sophia Kirschenman, Park Planner 
Washoe County Planning & Building Division 
1001 E. Ninth Street 
Reno, Nevada 89512 

Re: WSUP-19-0005 – TMWA Lightning W Tank #2, Supplemental Information 

Dear Mr. Bronczyk and Ms. Kirschenman: 

Please accept this letter of response to Washoe County’s request for additional information related to 
TMWA’s Special Use Permit application for the Lightning W Tank #2 in south Washoe Valley. The 
information outlined below supports consistency with the Washoe County Master Plan and the South 
Valleys Area Plan, and includes the results of our presentation to the South Truckee Meadows/Washoe 
Valley Citizen Advisory Board on May 2, 2019. The additional required policies are listed below in italic
type with our responses provided in bold type. 

South Valleys Area Plan Policies: 

S.V.2.3 Site development plans in the South Valleys planning area must submit a plan for the control of 
noxious weeds. The plan should be developed through consultation with the Washoe County District Health 
Department, the University of Nevada Cooperative Extension, and/or the Washoe-Storey Conservation 
District. The control plan will be implemented on a voluntary compliance basis. 

A noxious weed plan will be created with input from the Washoe County District Health Department 
and, if possible, the Washoe-Storey Conservation District. This plan will be submitted for review and 
approval with the building permit application for this project. 

SV.2.4 Applicants required to present their items to the Citizen Advisory Board (CAB) must submit a 
statement to staff regarding how the final proposal responds to the community input received from the 
CAB. 

The proposed Special Use Permit was presented to the South Truckee Meadows/Washoe Valley Citizen 
Advisory Board on Thursday, May 2, 2019. Three board members were present, and all voted to 
recommend approval of the Special Use Permit. Specific questions and/or comments from the meeting 
are outlined below, with responses to each. 

CAB Member Comments/Questions 

1. Is the second tank for anticipated growth? 

Response: No. The second tank will allow the existing tank to be taken out of service for 
maintenance and will create redundancy in the existing system. 
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2. Are the existing water lines from the tank changing as a result of the addition of this tank? 

Response: Piping at the actual tank site will need to be modified to facilitate the second tank, but 
the water main up to the tank is sufficiently sized for two tanks and will not be modified or replaced. 

3. Will you have a hydrant at the new tank and will fire trucks be able to access it? Why not a full size 
hydrant at this location? 

Response: Pressure at tank sites is very low because they are at the highest points in our distribution 
system, so even with pumps it would take a long time to fill a fire truck at these sites.  Additionally, 
due to the hilly terrain and narrow dirt roads, fire trucks cannot easily access tank sites, and have 
difficulty turning around. 

TMWA’s standard is to install a small yard hydrant as shown in the attached image at each new 
tank location for on-site use during cleaning and rehabilitation.  One such hydrant is planned for 
the proposed Lightning W tank.  But this type of hydrant is not suited for fire suppression.  There 
are two actual fire hydrants just below the tank and south of Franktown Road (see the attached 
map for locations).  These are the hydrants that can provide the pressures and flows necessary to 
properly fight fires. 

Public Comment/Questions 

1. Ronald Burdg – there are four full time residents on Franktown Court that would be disturbed by 
construction and making a right turn from Franktown Road onto Franktown Court would be difficult 
for larger trucks. These are the reasons for the suggestion to move the construction access to Pine 
Canyon Road. 

Response: TMWA supports the change of construction access to Pine Canyon Road and agrees it is 
a more direct access for construction traffic. TMWA will pursue this option. 

2. Rob Ramsdell – direct access through his property makes sense for construction. There’s a minor fix 
to the road that needs to occur where the two accesses meet. Spoke with the other neighbor about 
the access as well and she is ok with it as long as TMWA or its contractor is responsible for any 
damage done to the road during construction. 

Response: TMWA requires all contractors to document before and after conditions with 
construction projects and will require any damage to be repaired. 

SV.7.3 The review of all special use permits for the establishment of a non-residential use in West Washoe 
Valley must include a consideration of how the proposed use will impact adjacent neighborhoods, including 
but not limited to Best Management Practices “dark sky” lighting standards, hours of operation, traffic, 
parking and safety impacts, and its contribution to the community character described in the Character 
Statement. Standards for review should be distinctly rural, recognizing the integrated character of the 
area. The application of conditions to special use permits should seek to mitigate the potential impacts of 
these uses on residential areas, without constraining the pursuit of agricultural and other non-residential 
activities.  

The proposed Special Use Permit for a second water tank on the subject property is an expansion of an 
existing non-residential use in West Washoe Valley. Consideration has been taken to minimize impact 
to adjacent neighbors in the following ways: 
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1. A letter was sent to property owners in the immediate vicinity surrounding the proposed project 
site ahead of the May 2, 2019 CAB meeting. This letter was to inform them of the project and to 
invite them to contact TMWA with comments and concerns, or to attend the CAB or Board of 
Adjustment meetings. A copy of this letter is attached for reference. 

2. No lighting is proposed on the water tank. This will help maintain dark skies in the area. 

3. Hours of operation for this type of construction are typically from 7:00am to 5:30pm Monday 
through Friday, excluding holidays. This will ensure minimal disturbance to surrounding property 
owners during the early mornings, evenings and on weekends. 

4. Parking is not applicable for this request, and we have received input from surrounding properties 
of their desire to utilize an alternate construction access on Pine Canyon Road, which TMWA will 
pursue with the cooperation of the property owners where that access is located. 

The addition of the proposed water tank will support and protect the existing rural quality of life in 
West Washoe Valley. It will allow for maintenance on the existing water tank to take place and will 
provide a second fully operational tank that will create redundancy and additional reliability in the 
water system. It will also provide an additional water source for fire suppression in the area.  

SV.14.1 Prior to final map recordation of tentative maps and prior to issuance of building permits for 
special use permits, or public-initiated capital improvements in the South Valleys planning area, the 
Nevada Department of Conservation and Natural Resources and/or the State Historic Preservation Office 
(SHPO) will be contacted and, if required, an appropriate archaeological investigation/survey will be 
conducted. 

TMWA will contact SHPO regarding the project prior to the issuance of its building permit for the tank. 
Should any prehistoric or historic remains/artifacts be discovered during development of the site, work 
will be temporarily halted and SHPO will be notified to record and photograph the site. 

SV.18.3 The granting of special use permits in the South Valleys must be accompanied by a finding that no 
significant degradation of air quality will occur as a result of the permit. As necessary, conditions may be 
placed on special use permits to ensure no significant degradation of air quality will occur. The Department 
of Community Development will seek the advice and input of the Air Quality Division of the Department of 
Health in the implementation of this policy.  

Permanent degradation of air quality is not anticipated with the addition of a new water tank on the 
subject property. There may be minimal degradation of air quality as a result of construction activities 
for a short period of time. These activities are required to be compliant with regulations set forth by 
the Air Quality Division of the Department of Health including obtaining a dust control permit and 
maintaining best practices to minimize dust creation.  

SV.19.1 Development proposals, with the exception of single-family homes and uses accessory to single 
family homes, within the South Valleys planning area will include detailed soils and geo-technical studies 
sufficient to: a. Ensure structural integrity of roads and buildings. b. Provide adequate setbacks from 
potentially active faults or other hazards. c. Minimize erosion potential.  

A complete geotechnical report has been provided as a part of this Special Use Permit application.  
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Master Plan Land Use and Transportation Policy: 

LUT.27.3 Evaluate benefit/cost ratios on all public projects 

The proposed cost of adding a second water tank at this location and the maintenance of the existing 
tank is accounted for in TMWA’s current capital improvements budget. These costs will not result in an 
increase in TMWA user fees. The benefit of this public project is to provide ongoing maintenance to 
existing public facilities and to provide additional system reliability and fire suppression capability with 
a second tank. 

If you have additional comments or questions, please feel free to contact me at (775) 425-4800 or 
spansky@rubicondesigngroup.com. Thank you for your consideration. 

Sincerely, 

Susan Pansky, AICP 
Senior Planner 

Attachments: 
Hydrant Locations Exhibit 
TMWA Property Owner Notification Letter 
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