
Board of Adjustment Staff Report 
Meeting Date:  May 7, 2020 Agenda Item:  7D 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

SPECIAL USE PERMIT CASE NUMBER: WSUP20-0006 (Truckee Meadows Water Authority, 
Arrowcreek Booster Pump Station) 

BRIEF SUMMARY OF REQUEST: Special use permit to allow the construction and 
operation of a booster pump station (Utility Services Use Type) 

STAFF PLANNER: Roger Pelham, Senior Planner 
775.328. 3622 
rpelham@washoecounty.us 

CASE DESCRIPTION 
Special Use Permit Case Number WSUP20-0006 
(Truckee Meadows Water Authority, Arrowcreek Booster 
Pump Station) – For possible action, hearing, and 
discussion to approve a special use permit to allow the 
construction and operation of a booster pump station 
(Utility Services Use Type) to enhance domestic water 
distribution. The applicant is also asking that the Board 
vary the paving requirements of all parking and circulation 
areas as required in section 110.310.25(e) of the Washoe 
County Code. 
Applicant: Truckee Meadows Water 

Authority 
Property Owner: Washoe County 
Location: North side of Arrowcreek 

Parkway, approximately 600 
feet west of its intersection with 
Tremolite Drive 

APN: 142-020-06
Parcel Size: ±24.48 Acres 
Master Plan: Suburban Residential (SR) 
Regulatory Zone: Public and Semi-Public 

Facilities (PSP) 
Area Plan: Southwest Truckee Meadows 
Citizen Advisory Board: South Truckee Meadows / 

Washoe Valley 
Development Code: Authorized in Article 810 

Special Use Permits 
Commission District: 2 – Commissioner Lucey 

Vicinity Map 

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 WSUP20-0006 for Truckee Meadows 
Water Authority, having made all five findings in accordance with Washoe County Code Section 
110.810.30. 
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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 WSUP20-0006 are attached to 
this staff report and will be included with the action order, if approval is granted.   
The subject property has a regulatory zone designated of Public and Semi-Public Facilities (PSP).  
The proposed use of booster pump station which is classified a Utility Services Use Type is a 
permissible use in the PSP zoning, subject to the approval of a special use permit per WCC 
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 seeking a variance of parking standards to 
eliminate the requirement for pavement of parking and maneuvering areas.  The Board of 
Adjustment will also be ruling on this request.  
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Site Plan 

 

Over Head Photo of Site 

Project 
Site 
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Project Evaluation 
The applicant, Truckee Meadows Water Authority (TMWA) is seeking approval of a booster pump 
station to enhance the delivery of domestic water in the Mount Rose Fan area of the Southwest 
Truckee Meadows Area Plan.  This is classified as a Utility Services use type and is permissible 
with the approval of a special use permit by Washoe County.  
The subject site shows evidence of substantial previous disturbance and is generally flat with little 
natural vegetation or contour to protect.  The project consists of an enclosure of approximately 100 
feet by 100 feet.  A building of approximately 30 feet by 30 feet as well as a generator are 
proposed to be located within the enclosure.  
Directly west of the proposed pump station and enclosure there is a reservoir that is used by 
Washoe County in the distribution of treated effluent.  Between the reservoir and Arrowcreek 
Parkway there is an existing landscape berm that substantially screens the facility from view of 
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passing motorists. This is an effective mitigation of impacts. Conditions of approval have been 
included to require that the landscape berm and landscape treatment (including evergreen trees 
and juniper bushes) be extended to buffer the new facility as well. 
Fencing has been proposed to surround the project area. Conditions of approval have been 
included to require slats within the fencing to help screen the facility.  
The applicant is requesting to vary the applicable Development Code standard that requires the 
parking, loading and maneuvering areas to be paved with asphalt or concrete, and to instead, use 
a gravel surface. Planning staff does not support this request. Washoe County Utilities has 
informed planning staff that a water truck fill station is being planned to be constructed on the 
same site, conditions of approval have been recommended to require the parking and 
maneuvering areas to be designed in consultation with Washoe County Utilities. All parking, 
loading and maneuvering areas will be paved, prior to a final inspection for the facility. 
With the mitigation measures outlined above, staff recommends approval of the proposed special 
use permit. 

South Truckee Meadows / Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The STM/WV CAB did not meet during the review time for this permit due to the governor’s “Stay 
at Home Directive” in response to COVID-19. The proposed project was provided to each CAB 
member and individual comments were requested. No comments were received by planning staff. 

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 Spaces 

• Washoe County Health District  

o Air Quality Management Division 
o Vector-Borne Diseases Program 
o Environmental Health Services Division 

• Truckee Meadows Fire Protection District 

• Washoe-Storey Conservation District 

• Regional Transportation Commission 

• Truckee Meadows Water Authority 

• City of Reno 

• City of Sparks 
Two out of the thirteen above listed agencies/departments provided substantive comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  A 
summary of 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 Division addressed mitigation of impacts by 
imposition of landscaping and fencing standards.  
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Contact:  Roger Pelham, 775.328.3622, rpelham@washoecounty.us  
• Washoe County Engineering addressed general requirements for submission of permits for 

building and grading at the subject site.  
Contact:  Leo Vesely, P.E., Licensed Engineer, 775.328.2313, 
lvesely@washoecounty.us  

• Washoe County Health Division noted that generally-applicable Health standards will be 
addressed during review of building permits.  
Contact:  James English, 775.328.2434, jenglish@washoecounty.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 Southwest Truckee Meadows Area Plan. 

 Staff Comment: There are no action programs, policies, standards and maps of the Master 
Plan and the Southwest Truckee Meadows Area Plan that are particularly relevant to the 
proposed project. The conditions of approval that are recommended address all relevant 
provisions of the master 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: There is an existing similar facility on the subject site at this time, therefore 
there are 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. 

3. Site Suitability.  That the site is physically suitable for a booster pump station (Utility 
Services Use Type) and for the intensity of such a development. 

 Staff Comment: There is an existing similar facility on the subject site at this time, therefore 
the site is physically suitable for a booster pump station (Utility Services Use Type) 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. 

 Staff Comment: There is an existing similar facility on the subject site at this time, therefore 
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. 

 Staff Comment: There is no military installation in the area required to be noticed for this 
permit therefore the facility cannot have a detrimental effect on the location, purpose or 
mission of any military installation. 
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Recommendation 
After a thorough analysis and review, Special Use Permit Case Number WSUP20-0006 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 WSUP20-0006 for Truckee Meadows Water 
Authority, having made all five findings in accordance with Washoe County Code Section 
110.810.30: 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows 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; 

3. Site Suitability.  That the site is physically suitable for a booster pump station (Utility 
Services Use Type) 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. 

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. 
 
 
Applicant/Developer: Truckee Meadows Water Authority 
  Attn:  Juan Esparza 
  1355 Capital Blvd 
  Reno, NV  89502 
 
Owner: Washoe County 
  1001 E. 9th Street 
  Reno, NV  89512 
 
 
Representatives: Wood Rodgers 
  Attn:  Stacy Huggins 
  1361 Corporate Boulevard 
  Reno, NV  89502 
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The project approved under Special Use Permit Case Number WSUP20-0006 shall be carried 
out in accordance with the conditions of approval granted by the Board of Adjustment on May 7, 
2020. 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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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 – Roger Pelham775.328.3622, rpelham@washoecounty.us 
a. The applicant shall attach a copy of the action order approving this project to all 

permits and 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.  The Planning and Building Division shall determine 
compliance with this condition. 

c. The applicant shall submit construction plans, with all information necessary for 
comprehensive review by Washoe County, and initial 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. Compliance with 
this condition shall be determined by the Planning and Building Division. 

d. The applicant shall submit landscape plans that include extending the existing landscape 
berm (located to the west of the project site) across the width of the south side of the 
project area, and as possible, along the east of the project area. The landscape berm 
shall continue the vegetation and tree pattern as the existing berm. The landscape plans 
shall meet all otherwise-applicable provisions of Article 412 of the Washoe County 
Development Code.  

e. All exterior lighting fixtures shall be shielded such that light is emitted earthward only. 
The applicant shall supply a photometric study showing that there will be no spill-over of 
light at any property line. 

f. All fencing materials shall consist of chain-link with vinyl slats. All fencing materials shall 
be non-reflective. Vinyl slats shall be tan, brown or another color that blends with the 
surrounding area and is acceptable to the Director of Planning and Building. Slats shall 
achieve at least 95% visual obscurity.  

g. All parking loading and maneuvering areas shall be permanently stabilized with asphalt 
or concrete. Driveways and parking areas shall be designed in coordination with 
Washoe County Engineering to accommodate a future water truck fill station at the 
subject site. 

h. 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. 

i. The following Operational Conditions shall be required for the life of the project: 
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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 conditions are requirements of the Engineering Division, which shall be 

responsible for determining compliance with these conditions.  
Contact Name – Leo Vesely, P.E., Licensed Engineer, 775.328.2313, 
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 (BMPs) 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. If the total area of ground disturbance is equal to one acre or more, the following will be 
required: 
i. 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. 

ii. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklists and Inspection Fee shall be submitted 
with the grading permit. 

iii. A grading bond of $2,000/acre of disturbed area shall be provided to the 
Engineering Division prior to any grading. 

c. All grading shall be in accordance with Article 110.438 Grading Standards. 
d. 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.  
Specifications for revegetation procedure and seed mix shall be prepared by a licensed 
landscape architect. 

Washoe County Health District 
3. The following conditions are requirements of the Health District, which shall be responsible 

for determining compliance with these conditions.  
Contact Name – James English, jenglish@washoecounty.us  

a. All plans and permits must be reviewed and approved by the Washoe County Health 
District prior to any construction commencing.  

b. The WCHD supports the issuance of this special use permit to help support and improve 
the infrastructure of region’s main supplier of potable water.  

*** End of Conditions *** 
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TMWA Mt. Rose Fan Conjunctive Use Plan 
With construction well underway—and completion expected by mid-2021—the Mt. Rose 
Water Treatment Plant and the Arrowcreek Pkwy Pump Station represent important 
infrastructure additions to help TMWA secure a more reliable and sustainable water supply 
and protect groundwater resources on the Mt. Rose Fan.  Due to the previous dependence on 
wells and the resulting decline in area groundwater levels, the Mt. Rose Fan Conjunctive Use 
Plan was conceived to provide a supplemental water supply for the area. 

When flows are adequate, the Mt. Rose Water Treatment Plant will treat surface water from 
Whites Creek. The use of surface water to supplement groundwater is a well-documented 
water resource management approach known as conjunctive use.  The new facility will 
accomplish this by furthering TMWA’s ability to rest wells and store water in the local aquifer 
while improving supply reliability. 

A 16-inch water main along Arrowcreek Parkway was completed in 2019.  This project, along 
with the proposed Arrowcreek Pkwy pump station scheduled to begin construction in fall of 
2020, will tie former customers of the South Truckee Meadows General Improvement District 
area into TMWA’s distribution system- covering both the Saddlehorn and Thomas Creek Road 
areas.  Together, these projects will extend TMWA’s Truckee River and Whites Creek water 
supplies into the uppermost reaches of Arrowcreek, Callahan Ranch and Montreux. 

 Why are the Pump Station and Treatment Plant Needed? 

• To help improve water resource reliability for our customers and domestic well owners
in the area.

• The Mt. Rose and Galena Fan areas have historically relied on groundwater for 100% of
their water supply.

• To mitigate declining groundwater levels.
• To accommodate existing and future demands while pumping less groundwater from

the aquifer.

How Will the Pump Station and the Mt. Rose Water Treatment Plant Help Replenish the 
Aquifer? 

• TMWA will rest and/or recharge specific wells in the area when Truckee River supplies
and sufficient Whites creek water is available.

• Only a portion of the flow will be diverted from Whites Creek.
• Based on permits from Nevada Department of Wildlife and the Nevada State Engineer,

TMWA will leave enough flow in the creek to maintain wildlife and habitat needs, as well
as downstream irrigation requirements.

• There will be reduced or no diversions from the creek to the plant when creek flows are
low.

Since 2016, TMWA’s efforts combined with recent wet winters has helped raise local 
groundwater levels 15-20 feet. 
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