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Overview 
 

World Properties Inc. is seeking county approval for its Sierra Reflections 
development in Washoe County. The company has filed numerous previous 
applications; none has been approved. 
 
This report is a citizen review of the  “Updated Geotechnical Report, 
Supplemental Geophysical Measurements, Sierra Reflections, Washoe 
County, Nevada” by Westex Consulting Engineers, dated February 23, 2024 
and  supplemented by Tab A of the “Special Package” prepared for Mr. Fred 
Woodside, CFO, World properties, Inc. dated July 8, 2025. The filing was 
evaluated for its compliance with Nevada and Federal Statutes and 
regulations as well as local development codes regarding the health and 
welfare of Nevada’s citizens. 
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This review weighed whether relevant current data were considered and 
whether the conclusions reached in the Westex filing were supported by the 
data.   
 
To that end, we reviewed and cited many relevant geologic maps and 
geotechnical reports related to earthquake faults and liquefaction in the area 
of the Sierra Reflections project that were available to Westex.  Several of 
them were considered and referenced in the Westex report, but many 
significant references were not referenced and presumably not consulted. 
 
 

Conclusions 
 

• Westex reports are inadequate, incomplete and based on geotechnical 
data that have been superseded by more recent studies. They appear to 
intentionally disregard more recent data regarding the seismicity, 
earthquake risk and potential liquefaction of the project area and 
instead focus on “the rippability assessments to supplement prior 
investigations” to assist in construction. 

• The reports state that they were intended to provide rippability 
assessments of the subject area, not seismic hazard risks, although 
they mention that “active faults capable of generating large magnitude 
earthquakes have been identified within the region.  Strong ground 
shaking associated with earthquakes should be expected to occur 
during the life of the project.”  

• With respect to liquefaction, Pezonella in 2005 stated that, although 
“portions of the site have been delineated as existing in an area of 
greatest severity for potential shaking,” liquefaction potential was not 
part of the scope of work of his or subsequent studies. 

• Geotechnical reports submitted to World Properties, Inc. (WPI) by 
Westex lack adequate relevant, contemporary data necessary to assess 
the earthquake and liquefaction risks at Sierra Reflections, and their 
concomitant risk to Nevadan’s health and welfare, and are glaringly 
vague. 
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• In fact, the stated purpose of Westex’s February 2024 report and the July 
8, 2025 update, was “to produce an updated geotechnical report that 
provides rippability assessments. . ”1 not seismic hazards like 
earthquakes and liquefaction. (emphasis added) Rippability is a 
measure of how easily soil or rock can be excavated using typical 
equipment like a backhoe or bulldozer.   

• Authors of the various Westex reports failed to consult relevant, more 
recent maps and reports and the voluminous data they contain when 
assessing seismic and liquefaction risk at Sierra Reflections.  For 
example: 

o Westex failed to consider the opinions of a group of forty 
geoscientists, convened in 2019 to study the risks of large 
earthquakes in Nevada.  The group’s report concludes “the 
sources of potentially large earthquakes in the Reno-Carson-Lake 
Tahoe (region) appear well-defined.  Significant sources proximal 
to the region include the major normal faults of Carson and 
Washoe Valley. . .the uncertainties arise due to factors ranging 
from lack of paleoseismic information, questions of how faults 
may link to one another during large earthquakes and an inability 
at this stage to match well the deformation rates being reported 
by geodesy as compared to those assessed from geology” and 
that “these earthquakes, as well as widely distributed smaller 
earthquakes throughout the state demonstrate that the seismic 
hazard of the region is high. . . Seismic hazard in western Nevada 
is characterized by two main tectonic elements, the Walker Lane 
Belt and the Basin and Range extension.”2  

• Ignoring the above research is a gross failure of the Westex report.  
Experts who compiled the 2019 report reflect a wide range of expertise 
that would have been invaluable in assessing seismic risk at Sierra 
Reflections.  In particular, Richard Koehler, a paleoseismologist3 at 
Mackay School of Earth Sciences and Engineering, is a recognized 

 
1 Westex cover letter, February 23, 2024 
2 Koehler and Anderson, 2019 
3 Paleoseismologist:  One who studies seismic activity within the last 2 million years. 
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expert on the Walker Lane. See Koehler’s 10-page biography in Appendix 
10 to this report and at https://nbmg.unr.edu/Staff/Koehler.html  

• Koehler and Anderson, authors of  the 2019 report Working Group on 
Nevada Seismic Hazards, February 5-6, 2018 – summary and 
recommendations of the workshop summarize their work: “The sources 
of potentially large earthquakes in the Reno-Carson-Lake Tahoe region 
appear well defined.  Significant sources proximal to the region include 
the major normal faults of Carson and Washoe Valleys. . .” among 
others.4  

• The project area lies within the Walker Lane Belt. Koehler and Anderson, 
2019, also concluded that the Mount Rose, Genoa, East Carson, Little 
Valley faults within the Walker Lane Belt. .  . “are in close proximity to 
Reno and warrant further study to better characterize fault 
parameters.”5  

• Craig dePolo’s quaternary map of Nevada6, published in 2008 – 
Appendix 6 - should have been consulted by Westex as it offers valuable 
information regarding faults in the Walker Lane. 

• Rich Koehler’s 2023 report Liquefaction Susceptibility Mapping in the 
Reno-Sparks Urban Area7, should have been considered. 

• Despite the presence of deposits with liquefaction potential8 Westex did 
not cite or evaluate the risk. 

• Many other maps and reports were available to the Westex staff, but not 
referenced. See appendices 1, 2, 4, 6, 6A, 8 and 9 

• The 2005 Pezonella report states: “To delineate possible faulting and 
evaluate any other geological hazards on the site, our investigation 
included a review of available geological literature and maps.”  The 
authors did not reference many of the reports and maps available in 
2005. 

• In other cases, reports were cited, but disregarded: 

 
4 Koehler and Anderson, 2019 
5 Koehler and Anderson, 2019, p. 7 
6 dePolo, Craig M., 2008, Quaternary Maps of Nevada, Nevada Bureau of Mines and Geology, Map 1 
7 Koehler, Rich De., 2023, Final Technical Report, Liquefaction Susceptibility Mapping in the Reno-Sparks 
Urban Area, Nevada Bureau of Mines 
8 Carlson, Chad, et al, 2019, Geologic Map of the Washoe City Quadrangle, Washoe County, NV, NBM&G 

https://nbmg.unr.edu/Staff/Koehler.html
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o Pezonella cited the 1996 report of the Nevada Earthquake Safety 
Council but seems to have ignored several of the report’s 
requirements, including that geotechnical site investigations must 
include descriptions of (among other data): 

▪ “Historic earthquakes, epicenter locations, and magnitudes 
in the vicinity of the site. . . 

▪ Location and chronology of other earthquake-induced 
features, such as settlement, landslides and liquefaction. . . 

▪ Identity and location of any faults, scarps, and fissure in the 
vicinity of the site” 

• Reports submitted by Westex in February 2024 and July 2025 contain 
internal conflicts regarding fault risks in the project area. 

• Westex suggests a minimum of thirteen times that they be consulted 
during site prep and construction to evaluate geotechnical concerns, 
including “active faults capable of generating large magnitude 
earthquakes" and other risks. These risks should be addressed prior to 
plan approval.  

 
 

Recommendations 
 

The Application should be denied for these reasons: 
• The application fails to comply with Code Sections 110.424.15(a)(2) and 

110.424.20(c)(3) requiring a site analysis to identify “areas underlain 
with faults that have been active during the Holocene  epoch of 
geological time,”  

• The Westex report is in violation of section 608 of the Code requiring 
developers to identify “all know potential hazards, including, but not 
limited to earth slide areas, Holocene era geologic faults. . .” 
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Federal Requirements, Nevada  Revised Statutes and Washoe County 
Development Code Requirements Regarding Health and 

 Welfare of Nevada Citizens 
 

There are numerous references in federal law, the Nevada Revised Statutes 
and in the Washoe County Development Code (WCDC) requiring that the 
“health and welfare” of Nevada’s citizens be considered in approval of 
tentative subdivision maps as well as final plans.  
 
Nevada law in NRS 278.020(1)9 requires that actions of governing bodies are 
authorized to “regulate and restrict the improvement of land” in order to 
promote the “health, safety, morals or the general welfare of the community.”  
 
In defining health and welfare, one of the potential hazards to be assessed 
and avoided is that of earthquakes.  Section 608 of the WCDC requires 
developers to identify “all known potential hazards, including, but not limited 
to earth slide areas, Holocene era geologic faults, avalanche areas or 
otherwise  hazardous slopes shall be clearly designated on the map.” 
 
Section 110.608.25(f) of the code requires that, before approving an 
application for a tentative map, the Commission shall find, that among other 
requirements, public health shall be considered and that  “the design of the 
subdivision or type of improvement is not likely to cause significant public 
health problems.” 
 
Section 110.918.10 WCDC cites multiple purposes of the development code, 
including a requirement that the code “(a) Promote the public health,  
safety. . .”10  
 

 
9 NRS 278.020(1) 
10 WCDC p. 918-1 
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Section 110.424.20 requires a “developable area analysis” on hillside property 
to determine whether land is suitable for development. Section 
110.424.20(c)(3) states “areas considered less suitable for development 
include: Areas underlain with faults that have been active during the 
Holocene epoch of geological time.”   
 
Federal law11 recognizes liquefaction as a seismically induced hazard 
affecting public health and welfare. 
 
And in Section 110.908.15 the WCDC states that “in interpretation and 
application, the provisions of the Development Code shall be held to be 
minimum provisions only for the promotion of health, safety. . . and general 
welfare of the public.” 
 
Washoe County’s Emergency Management Department defines earthquakes 
and resulting liquefaction: “Earthquakes are potentially catastrophic, capable 
of causing multiple fatalities and major structural and infrastructure damage, 
including disruption of utilities, communications, and transportation systems. 
Secondary effects can include landslides, searches, liquefaction, fires, and 
dam failure. Earthquakes have the potential to cause significant, widespread 
structural damage throughout the region.”12  
 
It is clear from the statutes and codes that the protection of residents’ health 
and welfare is a prime consideration in the review of any proposed 
development and that the potential for earthquakes and their resulting 
liquefaction are significant factors. 
 
 
 
 

 

11 42 U.S.C. § 7704 - U.S. Code - Unannotated Title 42. The Public Health and Welfare § 7704. National 
Earthquake Hazards Reduction Program 
12 https://www.washoecounty.gov/em/Hazards/Earthquake.php  

https://www.washoecounty.gov/em/Hazards/Earthquake.php
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Numerous Organizations Have Defined Earthquakes and  
Related Liquefaction Influence on  

Health and Welfare 
 
According to the University of Washington, Department of Environmental and 
Occupational Health Sciences, “earthquakes are sudden, unpredictable 
movements in the ground due to the earth’s crust releasing energy, usually as 
the result of tectonic plates moving along a fault or a volcanic eruption.”13 
 
According to the National Institutes of Health (NIH)14 “earthquakes are among 
the deadliest events that can also cause mega-disasters with tens to 
thousands of human casualties, injured, and homeless people in earthquake-
affected areas.”  
 
 
According to the NIH “several factors are responsible for the high mortality 
and morbidity of earthquakes. They can be classified into factors related to 
the seismotectonic setting and the geotechnical regime of the affected area, 
the time of earthquake occurrence, the weather conditions during the post-
disaster period, the demographic characteristics of the affected area, the 
social, cultural, and community characteristics, and the structural 
characteristics of the built environment.”15  
 
The NIH also reports on psychological impacts of earthquakes including PTSD 
and depression and goes on to discuss possible communicable disease 
outbreaks attributable to earthquakes.16 
 
The World Health Organization (WHO) estimates that more than 770,000 
people died as a result of earthquakes from from 1998 to 2017 and more than 

 
13 University of Washington, Department of Environmental and Occupational Health Sciences, The Health 
Effects of Earthquakes, 2023 
14 NIH Feb. 27, 2023, The Impact of Earthquakes on Public Health: A Narrative Review of Infectious Diseases 
in the Post-Disaster Period Aiming to Disaster Risk Reduction 
15 NIH, Feb. 2023 
16 NIH, Feb. 2023 
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125 million people were rendered homeless.17 WHO also reports on other 
earthquake health impacts, including exposure to pollutants and toxic 
chemicals, including natural gas and sewage. 
 
In protecting the health, welfare and safety of communities, the Federal 
Emergency Planning Agency (FEMA) suggests “conducting a risk assessment, 
which includes identifying potential hazards, including earthquake risks, and 
consequences of those hazards.18  It’s important to understand the risk level 
in the planning level and take steps to mitigate those risks.  In the case of 
earthquakes, understanding the structural geology is essential.” They go on to 
state that “quantifying the community risks is essential. Part of the planning 
process is identifying mitigation strategies.”19  
 
In protecting the health and safety of a community, the Electric Infrastructure 
Security Council identifies “the first step in building resilience against 
earthquakes, or any other natural disaster, is having an accurate assessment 
of the threat. This is where performing a seismic hazards assessment 
becomes crucial. This process involves meticulously mapping out areas that 
are most vulnerable to seismic activities. Another big part of the assessment, 
of course, is factoring in the population density and its potential impact.”20  
 
The U. S. Geological Survey (USGS)21 in 1991 reported on earthquake 
mitigation measures employed in King County, WA to achieve effective 
reduction of seismic risk and to protect the health and welfare of its citizens. 
“Measures employed fell into four categories: 

1. Comprehensive plans that set out land use development policies; 
2. Functional plans using zoning regulation that addresses allowable land 

uses and density; 
3. Building codes  

 
17 WHO, 2023, Earthquakes, https://www.who.int/ health-topics/earthquakes 
18 FEMA 
19 FEMA 
20 20 EIS Council, 2024, The Role of Strategic Urban Planning, https://eiscouncil.org/earthquake-resilience-
urban-planning-global-unity/  
 
21 Rogers, et al, 1991 

https://eiscouncil.org/earthquake-resilience-urban-planning-global-unity/
https://eiscouncil.org/earthquake-resilience-urban-planning-global-unity/
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4. Zoning overlays to designate areas of enhanced earthquake risk that are 
used to control development where there has enhanced seismic risk.  

The process relied on identification of hazardous conditions and employed 
the following criteria: 

• proximity to active faults 
• proximity to and characteristics of nearby water bodies 
• thickness, character, and stratification of surficial deposits 
• depth to groundwater, and  
• site topography.”  

 
Nevada’s Dr. Rich Koehler22  summarizes “earthquake and liquefaction risk in 
the Reno-Sparks urban area which sits within the northern Walker Lane 
tectonic province and is characterized by numerous active faults capable of 
producing large M6-7+ earthquakes and liquefaction triggering ground 
motions. The Truckee Meadows is a large basin extending to the south from 
Reno that consists of broad areas of Holocene, loose, unconsolidated 
deposits including river terrace and floodplain deposits, alluvial deposits, as 
well as wetlands and marshes. These deposits are potentially susceptible to 
liquefaction during large earthquakes which presents a real hazard to this 
rapidly developing area.”  Similar conditions exist in portions  Pleasant Valley, 
a short distance to the south.  
 
The requirement that the “health and welfare” of Nevada’s citizens be 
considered in approval of tentative subdivision maps as well as final plans 
involves adequate identification and assessment of seismic threats including 
earthquakes and liquefaction. 
 
 
 
 
 
 

 
22 Koehler, Rich D., 2023, Liquefaction Susceptibility Mapping in the Reno-Sparks urban area, Nv., NBM&G 
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Specific Comments on the 2024 and 2025 Westex reports 
 

• On page 1 of the February 23, 2024 cover letter, Mr. Carter explains that 
one of the “primary geotechnical concerns” is related to the “presence 
of mapped earthquake faults that require geotechnical inspection 
during mass-grading.” Mass-grading and the geotechnical inspection 
referenced in the letter would presumably occur only after local 
planning and governing bodies approve the project rather than before, 
thus depriving these bodies of essential data necessary to make 
informed decisions concerning the health and welfare of Nevadans as 
required by statute and code. 

• The 2024 and 2025 Westex reports are primarily based on geophysical 
studies conducted that concentrated on soil conditions and rippability 
on the property, and contain little or no up-to-date information 
concerning seismic activity in the area, though there is an abundance of 
data publicly available. The documents instead rely heavily a report 
prepared by civil engineer Ray Pezonella and engineering geologist Chris 
Betts.  Their 19-year-old report is clearly outdated and was based on 
inadequate data when it was first written; some of the data are now 
nearly 50 years old. Though Pezonella suggests additional studies be 
conducted to evaluate faults in the subject area, Westex has not 
performed adequate relevant testing or literature searches to update 
the Pezonella report.  

• The 2024 Westex  geophysical report itself is only eight pages long  and 
contains no references to outside sources.  Its appendices A-H contain 
only sparse, outdated references to published reports about the geology 
and geophysics of the subject property and the surrounding area.  

• Appendix A, plate 37, is a very small-scale copy of a USGS fault map, 
but the report contains no discussion or exploration of the faults. 

• In a one-paragraph assessment on page 4 of the 2024 Geotechnical 
Investigation Report, the author cites a “review of geologic literature and 
the ‘Washoe City Folio Geologic Map’ ” produced in 1975  by Tabor and 
Ellen.  This map is contained as Plate 4 of the report’s Appendix A. Many 
additional maps and geotechnical reports have been published in the 
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50 years since that map was produced. In fact, the NBM&G website 
states that the 1975 Washoe City Folio Geologic Map has been 
“superseded by Open-file Report 2019-04.”23  

• On page 5 of the “Updated Geotechnical Investigation Report,” the 
authors refer to “published literature provided by the USGS” but there is 
no citation. 

• Also on page 5, Westex proposes “additional inspection during 
construction include geologic assessments of the areas mapped within 
the potential fault zone, such that any mitigative measures or setbacks 
can be provided. . . Additional trenching and/or geophysical 
measurements may be required depending on the subsurface features 
exposed during grading.”24 The inspections and assessments should be 
conducted prior to plan approval.  

• During a discussion of the area’s seismicity, the 2024 and 2025 Westex 
reports state25:  

o “Active faults capable of generating large magnitude earthquakes 
have been identified within the region.  Strong ground shaking 
associated with earthquakes should be expected to occur during 
the life of the project.”  

o And, referring to a 1976 report by Ryall and Douglas26, 
“earthquake recurrence curves predict a return period of 70 to 80 
years for an earthquake of Magnitude 7.0 or greater within this 
region.  They also calculate that, on average, an earthquake of 
Magnitude 5.3 to 5.4 would be expected to occur regionally 
approximately once in 30 years. . .”27 Again, this conclusion is 
based on nearly 50-year-old data. 

o Referring to the 2005 Pezonella report, Appendix E,  Westex in 
2024 and 2025 states that “previous fault trenching done by 
Pezonella Associates Inc. suggested that the Mount Rose Fault 
Zone is present, however, “specific trend and surface outcropping 

 
23 https://pubs.nbmg.unr.edu/Geologic-map-of-the-Washoe-City-p/um5ag.htm  
24 Westex, February 23, 2024, Geotechnical Investigation Report 
25 Westex, 2024, p. 5 
26 Ryal, A and B. M. Douglas, 1976, Regional Seismicity, NBMG 
27 Westex, 2024, p. 5f 
 

https://pubs.nbmg.unr.edu/Geologic-map-of-the-Washoe-City-p/um5ag.htm
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was not delineated.  (Note:  Pezonella only excavated two 
trenches.)Additional studies such as reflection profiles may be 
applied in the future to highlight specific fault trends, and 
subsurface displacement.”  Westex goes on: “We recommend 
critical pipelines, aqueducts, flood channels, and roadways do 
not contact the fault transect” and “all occupied structures will 
not directly contact any of the Latest Quaternary faults within the  
Mount Rose Fault Zone by maintaining a 25-foot setback to any 
building expected to have a human occupancy rate of more than 
2000 man-hours per year.”  

o  Question:  How can the fault transect be avoided if, as stated 
above, the trend was not delineated?  And that additional studies 
are warranted? And how can buildings be set back from faults that 
have not been identified by Westex within the Mount Rose Fault 
Zone? 

o Though Pezonella in 2005 referred to 1996 Nevada Earthquake 
Safety Council Guidelines for Evaluating Potential Surface Fault 
Rupture/Land Subsidence Hazards in Nevada, many of its 
requirements were not met by either the original Pezonella report 
or the updated 2024 and 2025 documents. 

o No references to liquefaction hazards were noted in the Westex 
reports, despite abundant references in geologic literature to 
liquefaction risk associated with seismic activity. 
 

• Appendices 1, 2, 4, 7, 8 & 9 of this review contain references cited by 
other authors that would have shed light on the geological and 
geophysical character of the Sierra Reflections property.  Thirteen of the 
references in Appendices 1 and 3 were available at the time of 
Pezonella’s research in 2005; fourteen have been published since and 
were presumably available to Westex in preparing the current report. 
(Note:  there is some minor duplication between the two lists.) 
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• Appendix 3 of this review of Westex documents contains a list of forty 
participants in the Working Group on Nevada Seismic Hazards,28 
twenty-seven of whom are affiliated with Nevada organizations and 
were presumably available for consultation with the Westex personnel 
when it updated its report in 2024.  If these experts were consulted, 
there is no mention of any discussions in their report. 

• The USGS information relied on by Westex mentions the “Final 
Technical Report Earthquake Hazards Program the Washoe Shear Zone 
Transtensional Hypothesis, A Reconnaissance Study of Earthquake 
Hazard of the Washoe Shear Zone, Reno, Nevada” a 2017 report by 
Craig M. de Polo at the Nevada Bureau of Mines and Geology.  The report 
is replete with references not included in the Westex  reports including a 
hypothesis about the Washoe Shear Zone. “This study develops the 
hypothesis of the Washoe shear zone, a zone of northwest-striking 
faults that crosses western Nevada from Verdi (western Reno) to 
Steamboat Hills, a distance of 28 km. A possible southern extension 
would increase this distance to 48 km and bring the shear zone east of 
Carson City.”  

• Appendix F, to the 2025 Geotechnical Exploration Summary, 2018, 
reports the company excavated nineteen test pits ranging in depth from 
3 feet to 21 feet.  Although the pits were excavated to assess soil 
conditions, no mention is made of seismic activity evidence. 

• Westex on page 4 of the February 2024 report concludes that “based on 
the inferred age of earthquake faults and review of prior Geotechnical 
Investigation (Pezonella, 2005), it is our current opinion that mapped 
faults across the site do not require setback for the planning of the 
occupied/proposed structures.” Again, the Pezonella report is based on 
outdated information at the time and Westex’s more recent research is 
inadequate to support this conclusion.  

•  The 2024 report goes on to suggest that “additional trenching and/or 
geophysical measurements may be required. . .”  The July 2025 Westex 

 
28 Rich D. Koehler and John G. Anderson, 2019, Final Technical Report Working Group on Nevada Seismic 
Hazards, U.S. Geological Survey Cooperative Agreement Award Number G17AC00406, Nevada Bureau of 
Mines and Geology Open-File Report 19-2 
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report again states the “specific trend and surface outcropping was not 
delineated.  Additional studies such as reflection profiles may be 
applied in the future to highlight specific fault trends, and subsurface 
displacement.” 

• There are multiple references in the 2024 and 2025 Westex reports 
suggesting that Westex be retained to provide services during the 
construction project and that geologists provide assessments during 
construction of the areas mapped within the potential fault zone. P. 8.  
Also: “geotechnical and geological inspections should be performed for 
any planned slopes or retaining structures.” Again, this work should be 
performed and reported prior to project approval. 

 
 

Comments Regarding Faulting and Seismicity Conclusions in the  
2005 Pezonella Report, Westex Appendix E 

 
• Appendix E to the Westex document is a geotechnical report by civil 

engineer Ray Pezonella and engineering geologist Chris Betts of 
Pezonella Associates for World Properties, USA, conducted in 2005. 

• Pezonella’s study was not amended for the 2024 and 2025 Westex 
reports, but was resubmitted in its original form. It relies on an 
incomplete study of outdated maps and reports29 and contains 
conflicting opinions about the existence and severity of faults in the 
project area. For example: 

o Pezonella reports on what is predominantly a soil survey with only 
minor references to other reports describing area faults, their 
ages and seismicity. Pezonella, reports, p. 2:  “we explored the 
subsurface soil conditions by excavating 2 trenches with a truck-
mounted excavator to depths of up to about 11 feet. . .”  There is 
no discussion of whether fault evidence was observed. 

o A brief mention of the area’s bedrock:  “The bedrock material is 
relatively competent and stable: however, it appears to exhibit a 
high degree of fracturing. . .” No conclusion is offered. 

 
29 Appendices 6, 7 & 8 
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o Pezonella in 2005 cited the then 30-year-old Nevada Bureau of 
Mines and Geology  geologic map dated 1975 and the Washoe 
City Folio Geologic Hazards map, 1978, NBM&G.  He cited no 
more recent geologic maps that were available at the time.30  

o In his report, Pezonella states conflicting opinions about the faults 
in the project area. On page 14, he concludes “the probable last 
movement along the suspect faults range from possibly less than 
50,000 years to less than 1 million years ago; however, 2 of the 
suspected faults may have been active possibly less than 10,000 
years ago.” This conflicts with Pezonella, page 15: “we conclude 
that earthquake faults do exist across site as indicated on the 
referenced earthquake hazards map.  Based on the reported age 
of these faults and results of our subsurface exploration, we 
believe the faults are not considered to be Holocene Active (i. e. 
one which has moved recently within the last 10,000 years.)”  

o Again, Pezonella p. 14. “The geologic structure of the area is 
characterized by high angle extensional normal faults trending in a 
north-northeast direction.” No references noted. 

o Pezonella, p. 15, recommends “detailed assessment of the fault 
alignments will require additional subsurface exploration (i. e. 
trenching.)” Westex  2024 in Appendix F reports on the nineteen 
trenches it excavated, however, there is no mention that they 
evaluated the faults. 

o Pezonella, p. 16 refers to work by dePolo and others dated 1997 
which discusses the Mount Rose Fault Zone and states that “the 
Nevada Seismological Laboratory indicates an earthquake of 
magnitude 7.1 is possible along this fault zone.”  dePolo and 
others including Koehler and Anderson have generated additional 

 
30 Appendices 6, 7 & 8 
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data from 2017 and 201931.32 33 34 Although available, these 
reports are not mentioned in the Westex 2024 filing.35  

o On page 19 of his report, Pezonella states: “from a geotechnical 
engineering standpoint, the site Is suitable for its intended use,” 
but goes on to express that his primary concerns “are . . .the 
steepness of slopes, the presence of earthquake faults. . .” and on 
page 25 concludes: “faults in the region  are capable of generating 
strong earthquakes and strong ground shaking associated with 
earthquakes should be expected to occur during the life of the 
project.  

o Pezonella, p. 21 again concludes “detailed assessment of the 
fault alignments will require additional subsurface exploration  
(i. e. trenching).” And though Westex performed additional 
trenching, they did not evaluate or report on the fault system via 
those trenches. 

o Pezonella, p. 25 “. . .faults in the region are capable of generating 
strong earthquakes and strong ground shaking associated with 
earthquakes should be expected to occur during the life of the 
project.”  

o Pezonella, Plate No. 10 – Regarding the 1978 Geologic Hazards 
map from the Nevada Bureau of Mines and Geology Washoe City 
Folio that shows several faults described as “last movement . . 
.possibly less than 10,000 years ago.” 

 
 
 

 
31dePolo, Craig, 2017, The Washoe Shear Zone Transtensional Hypothesis, A Reconnaissance Study 
Earthquake Hazard of the Washoe Shear Zone, Reno, Nevada, Nevada Bureau of Mines and Geology 
32 dePolo, Craig, 2017 
33 Koehler, 2019 
34 Briggs, R.W. and Hammond, W.C., 2011, Evaluation of geodetic and geologic datasets in the Northern 
Walker Lane-Summary and recommendations of the workshop: U.S. Geological Survey Open-File Report 
2011-1282m  
35 Koehler, 2019 
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Conclusions from the 2019 Koehler and Anderson Report36 
 

• The 2019 report by Koehler and Anderson37 resulted from studies by a 
large working group of forty scientists charged with estimating seismic 
hazard in the Reno-Carson-Lake Tahoe region.  

• Wolterbeek38 describes the group as one which “combined decades of 
data and the latest technology to study the Walker Lane, an 
approximately 1000-kilometer corridor riddled with hundreds of 
earthquake faults. . . the group at the University is relatively rare, as it 
includes expertise that analyzes fault zones at three different time 
scales from tens of millions of years to the past approximately two 
million years to the present.” 

• Wolterbeek continues:  “In essence, the University team combines the 
most modern fieldwork techniques with the latest technologies such as 
satellites, LIDAR and computer simulations.”  

• One of its conclusions is that “the sources of potentially large 
earthquakes in the Reno-Carson-Lake Tahoe (region) appear well-
defined.  Significant sources proximal to the region include the major 
normal faults of Carson and Washoe Valley. . .”39 The Westex reports 
do not cite these conclusions. 

• The Koehler report begins by mentioning that Nevada is the third most 
tectonically active state in the nation. It refers to 20th century Nevada 
earthquakes and concludes that “these earthquakes, as well as widely 
distributed smaller earthquakes throughout the state demonstrate that 
the seismic hazard of the region is high. . . Seismic hazard in western 
Nevada is characterized by two main tectonic elements, the Walker 
Lane Belt and the Basin and Range extension.”  40 The project area lies 
within the Walker Lane Belt. Koehler and Anderson conclude that the 
Mount Rose, Genoa, East Carson, Little Valley faults within the Walker 

 
36 Rich D. Koehler and John G. Anderson, 2019, Final Technical Report Working Group on Nevada Seismic 
Hazards, U.S. Geological Survey Cooperative Agreement Award Number G17AC00406, Nevada Bureau of 
Mines and Geology Open-File Report 19-2 
37 Koehler and Anderson, 2019 
38 Wolterbeek, Mike, 2020 
39 Koehler and Anderson, 2019 
40 Koehler and Anderson, 2019 
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Lane Belt. .  . “are in close proximity to Reno and warrant further study to 
better characterize fault parameters.”41 

• Beginning on page 8, Koehler and Anderson, 2019, cite fifteen relevant 
references that are not cited by Westex.  Ten of these references are 
dated prior to the Pezonella report and should have been consulted by 
Pezonella; the remaining reports are dated post-2005. Westex should 
have investigated them. 

• On page 5 of the 2024 Westex report:  “Based on published literature 
provided by the USGS, Latest Quaternary earthquake faults are mapped 
across the site and can be viewed on Plate 37. USGS data indicate that 
the Mount Rose fault zone is less than 15,000 years old and based on 
published fault descriptions, has not experienced recent movement 
within the last 11,700 years.”  However, the bulk of the references cited 
by the USGS at the above site date from the 1960s-1990s and do not 
include a reference to: 

o Koehler and Anderson, 2019, which concluded “while these 
earthquakes have all fortunately been relatively removed from 
major population centers, these earthquakes, as well as widely 
distributed smaller earthquakes throughout the state 
demonstrate that the seismic hazard of the region is high,” and 
that “for northern Nevada: better characterization of the geometry 
of faults beneath Reno (dip, subsurface relationships, etc.) is 
needed. This would be best addressed by a coordinated team 
approach using geology, seismology, geophysics, and geodesy. 
The Mount Rose, Genoa, East Carson, Little Valley faults, and 
faults of the North Valleys are in close proximity to Reno and 
warrant further study to better characterize fault parameters.”  

 
 
 
 
 
 

 
41 Koehler and Anderson, 2019, p. 7 
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Figure 1 
Aerial Photo of a Portion of the Sierra Reflections Project Area 
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Comments on the 2017 dePolo report 
 

• De Polo concludes that “earthquake magnitude estimates for individual 
faults within the zone range from M5.6 to M6.3. If the north half of the 
shear zone failed, the potential magnitude is estimated to be M6.7. If 
the entire known extent of the shear zone failed, the estimate is M7.0.” 42  

• The de Polo 2017 report, beginning on page 75, lists thirty-one relevant 
references.43   

 
Comments on Lee Liberty Report Not Cited by Westex44 

 
• Liberty45 compiled seismic reflection profiles of a portion to the Mt. 

Rose fault zone which “extends from the east flank of the northern 
Carson Range into the Reno metropolitan area.”  His 2010 report puts 
forth data from other studies, one of which postulates that “assuming 
the complete 38 km length of the(Mt. Rose) fault were to rupture during 
an earthquake, empirical measurements suggest a M6.7 earthquake 
would result.” Again, Westex had the opportunity to review this report, 
but does not cite it. The Liberty report cites twelve references available 
to Westex, but not cited. 
 
 
 
 
 
 

 

 
42 DePolo, Craig M,  2017, The Washoe Shear Zone Transtensional Hypothesis, A Reconnaissance Study 
Earthquake Hazard of the Washoe Shear Zone, Reno, Nevada, Nevada Bureau of Mines and Geology 
43 dePolo, 2017 
44 Liberty, Lee, 2010, Seismic reflection imaging of the Mount 
Rose fault zone, Reno, Nevada, Department of Geosciences 
Boise State University 
 
45 Liberty, Lee, 2010, Seismic reflection imaging of the Mount Rose fault zone, Reno, Nevada Project Award 
Number: # G09AP00071, USGS  
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Appendix 549 
Map of the Reno-Carson City-Lake Tahoe focus area showing faults 

included in the National Seismic Hazard model (bold red lines) and active 
faults from the National Quaternary Fault and Fold Database thin maroon 

lines) 1975 
Fault #10 is identified in this map as the Mt. Rose Fault Zone.50 
 

 

 

 
49 Koehler and Anderson, 2019 
50 Koehler and Anderson, 2019 
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Appendix 651  
Quaternary Faults in Nevada - 2008 

  

   

 
51 dePolo 2008 
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Appendix 6A, From 2008 USGS National Seismic Hazard Map 
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Geophysical Surveys(2009-2015)  
• Research Assistant, Center for Neotectonic Studies (2004–2009) 
• William Lettis & Associates, Inc., Walnut Creek, CA, Project Geologist 
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2003) 

Additional Information 

A full list of publications, abstracts, technical reports (NEHRP), and other 
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• *indicates student working under my direction 
 
*Pierce, I. and Koehler, R.D., (2023), 3D paleoseismology from iOS lidar 
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Brothers, D., (submitted), Updating the crustal  seismic sources for the 
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Union Monograph. 
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Seismic Hazard Model 2023, Scientific Data, v. 9, p. 506. 
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Seismological Society of America, v. 112, no. 1, 575-596. 
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earthquake, Earthquake Spectra. 

*Chupik, C., Koehler, R.D., and Keen-Zebert, A., 2021, Quaternary mapping, 
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Society of America (accepted June 9, 2021). 
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Mountain fault, northern Walker Lane, Nevada, Journal of Quaternary 
Science, v. 36, no. 3, p. 403-414. 
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the 2019 Mw7.1 and Mw6.4 Ridgecrest, earthquakes surface ruptures, 
Seismological Research Letters, 91, 4, 2124-2126. 
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Koehler, R.D., Reger, R.D., Spangler, E.R., and Hubbard, T.D., 2019, 
Assessment of geomorphology and geologic hazards in the Parks Highway-
Minto Flats-Dalton Highway infrastructure corridor: Cook Inlet to Prudhoe 
Bay, Alaska: Alaska Division of Geological and Geophysical Surveys Report of 
Investigation 2019-8, 82 p., 4 sheets. 

Wong, I., Thomas, P., Koehler, R.D., and Lewandowski, N., 2019, Assessing 
the seismic hazards in Jamaica incorporating geodetic and Quaternary fault 
data, Bulletin of the Seismological Society of America, vol. 109, no. 2, pp. 
716-731. 

Anderson, J.G., Koehler, R.D., and 22 others, 2019, A seismic hazards 
overview of the urban regions of Nevada: Recent advancements and research 
directions, Seismological Research Letters, v. 90, no 4, pp. 1577-1583.  
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Koehler, R.D., and Chupik, C.M., 2018, Subsurface trenching investigation in 
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Koehler, R.D., 2017, Castle Mountain fault, southcentral Alaska: 
Observations on slip partitioning from lidar and paleoseismic trenching, pp. 
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Proceedings of the 8th International INQUA Meeting on Paleoseismology, 
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Koehler, R.D., 2016, Reconnaissance geologic observations along the 
Petersen Mountain fault zone northwest of Reno, Nevada, U.S.A., In: 
McCalpin, J.P., and Gruetzner, C. (eds.), 2016, Proceedings of the 7th 
International INQUA meeting on paleoseismology, active tectonics, and 
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USA, Guidebook No. 12.  
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141, Alaska Division of Geological and Geophysical surveys.  
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Clark fault, Tyonek area, Alaska, Preliminary Interpretive Report 2011-1, 
Alaska Division of Geological and Geophysical Surveys. 
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2011-2, Alaska Division of Geological & Geophysical Surveys. 
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Geological & Geophysical Surveys Report of Investigations 2015-7, 38 p. 1 
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793. 
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Faulds, J.E., Koehler, R.D., and Henry, C.D., 2021, Preliminary geologic map 
of the south half of the Verdi quadrangle, Washoe County, Nevada: Nevada 
Bureau of Mines and Geology Open-File Report 21-3, scale 1:24,000, 4 p. 
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Map of the Cotati 7.5’ Quadrangle Sonoma County, California: A Digital 
Database, Version 1.0, California Geological Survey Preliminary Geologic 
Map, scale 1:24,000.  
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Suleimani, E.N., Salisbury, J.B., Nicolsky, D.J., and Koehler, R.D., 2019, 
Regional tsunami hazard assessment for selected communities on Kodiak 
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Island, Alaska: Alaska Division of Geological and Geophysical Surveys Report 
of Investigation 2019-6, 31 p., 7 sheets. 

Suleimani, E.N., Salisbury, J.B., Nicolsky, D.J., and Koehler, R.D., 2019, 
Regional tsunami hazard assessment for communities on the Kenai 
Peninsula, Alaska: Alaska Division of Geological and Geophysical Surveys 
Report of Investigation 2019-5, 20 p., 3 sheets 

Suleimani, E.N., Nicolsky, D.J., and Koehler, R.D., Salisbury, J.B., 2018, 
Regional tsunami hazards assessment for Andreanof Islands, Alaska, Alaska 
Division of Geological and  
Geophysical Surveys, Report of Investigation 2017-2, 19 p., 2 sheets. 

Nicolsky, D.J., Suleimani, E.N., and Koehler, R.D., 2017, Tsunami inundation 
maps for the city of Sand Point, Alaska: Alaska Division of Geological & 
Geophysical Surveys Report of Investigation 2017-3, 61 p., 4 sheets, scale 
1:15,000.  

Suleimani, E.N., Nicolsky, D.J., and Koehler, R.D., 2017, Updated tsunami 
inundation maps of the Kodiak area, Alaska: Alaska Division of Geological & 
Geophysical Surveys Report of Investigation 2017-8, 38 p., 10 sheets.  

Nicolsky, D.J., Suleimani, E.N., Koehler, R.D., and Salisbury, J.B. 2017, 
Tsunami inundation maps for Juneau, Alaska, Alaska Division of Geological & 
Geophysical Surveys, Report of Investigation 2017-9, 66 p., 5 sheets.  

Nicolsky, D.J., Suleimani, E.N., and Koehler, R.D., 2016, Tsunami inundation 
map of the village of Nikolski, Alaska, Alaska Division of Geological & 
Geophysical Surveys, Report of Investigation 2016-7, 34 p., 1 sheet, scale 
1:25,000.  

Suleimani, E.N., Nicolsky, D.J., Koehler, R.D., Freymueller, F.T., and 
Macpherson, A.E., 2016, Tsunami inundation maps of King Cove and Cold Bay 
communities, Alaska, Alaska Division of Geological & Geophysical Surveys, 
Report of Investigation 2016-1, 73 p., 2 sheets, scale 1:63,360.  

Suleimani, E.N., Nicolsky, D.J., and Koehler, R.D., 2016, Tsunami inundation 
maps of Yakutat, Alaska, Alaska, Alaska Division of Geological & Geophysical 
Surveys, Report of Investigation 2016-2, 47 p., 1 sheet, scale 1:10,000.  
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Nicolsky, D.J., Suleimani, E.N., and Koehler, R.D., 2016, Tsunami inundation 
maps for the  
communities of Chignik and Chignik Lagoon, Alaska, Alaska Division of 
Geological & Geophysical Surveys Report of Investigation 2016-8, 48 p., 2 
sheets, scale 1:12,500.  

Newell, J.T., Maurits, S.A., Suleimani, E.N., Koehler, R.D., and Nicolsky, D.J., 
2015, Tsunami inundation maps for Alaska communities: Alaska Division of 
Geological & Geophysical Surveys Digital Data Series 10. 

Suleimani, E.N., Nicolsky, D.J., and Koehler, R.D., 2015, Tsunami inundation 
maps of Elfin Cove, Gustavus, and Hoonah, Alaska, Alaska Division of 
Geological & Geophysical Surveys, Report of Investigation 2015-1.  

Nicolsky, D.J., Suleimani, E.N., Freymueller, J.T., and Koehler, R.D., 2015 
Tsunami inundation maps of Fox Islands communities, including Dutch 
Harbor and Akutan, Alaska, Alaska Division of Geological & Geophysical 
Surveys, Report of Investigation 2015-5, 67 p., 2 sheets, scale 1:12,500.  

 
Nicolsky, D.J., Suleimani, E.N., and Koehler, R.D., 2014, Tsunami inundation 
maps of Cordova and Tatitlek, Alaska, Alaska Division of Geological & 
Geophysical Surveys, Report of Investigation 2014-1.  

Nicolsky, D.J., Suleimani, E.N., and Koehler, R.D., 2014, Tsunami inundation 
maps of the village of Chenega Bay and northern Sawmill Bay, Alaska, Alaska 
Division of Geological & Geophysical Surveys, Report of Investigation 2014-
3A.  

Nicolsky, D.J., Suleimani, E.N., Haeussler, P.J., Ryan, H.F., Koehler, R.D., 
Combellick, R.A., and Hansen, R.A., 2013, Tsunami inundation maps of Port 
Valdez, Alaska, Alaska Division of Geological & Geophysical Surveys, Report 
of Investigation 2013-1, 77 p., 1 sheet, scale 1:12,500.  

Suleimani, E.N., Nicolsky, D.J., and Koehler, R.D., 2013, Tsunami inundation 
maps of Sitka, Alaska, Alaska Division of Geological & Geophysical Surveys, 
Report of Investigation 2013-3, 76 p., 1 sheet, scale 1:250,000.  
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Sierra Reflections 
Available Geotechnical References Not Cited  

in the Westex Reports1 
 
References cited by Rich D. Koehler and John G. Anderson, 2019, Final 
Technical Report Working Group on Nevada Seismic Hazards, U.S. 
Geological Survey Cooperative Agreement Award Number G17AC00406, 
Nevada Bureau of Mines and Geology Open-File Report 19-2, 2018.2  These 
references were available to Westex. 
 

• Anderson, J.G, Koehler, R.D., Abercrombie, R., Ahdi, S., Angster, S., 
Bormann, J., Brune, J., Dee, S., dePolo, C., Dickinson, S., Dunn, M., 
Faulds, J., Hammond, W.C., Hatch, R., Kell, A., Kent, G., Kreemer, C., 
Louie, J., Pierce, I., Ruhl, C., Smith, K.D., Taylor, W., Wesnousky, S., and 
Wong, I., 2019, A seismic hazards overview of the urban regions of 
Nevada: Recent advancements and research directions, Seismological 
Research Letters, Early Edition published on line, June 5, 2019, 
https://doi.org/10.1785/0220180357 9  

• Anderson, J.G., and Miyata, 2006, Ranking states by seismic activity: 
Seismological Research Letters, 77, p. 672–677. 

• Bormann, J., (2013), New insights into strain accumulation and release 
in the central and northern Walker Lane, Pacific-North American plate 
boundary, California and Nevada, USA, Ph.D. dissertation, August 2013, 
University of Nevada, Reno.  

• Briggs, R.W., and Hammond, W.C., 2011, Evaluation of geodetic and 
geologic datasets in the northern Walker Lane—summary and 
recommendations of the workshop, U.S. Department of the Interior: 
U.S. Geological Survey Open-File Report 2011-1282.  

• Hammond, W.C., Blewitt, G. and Kreemer, C., 2011, Block modeling of 
crustal deformation of the northern Walker Lane and Basin and Range 
from GPS velocities: Journal of Geophysical Research-Solid Earth 
Volume: 116 Article Number: B04402 Published: APR 7 2011.  

 
1 There may be some duplication 
2 Koehler and Anderson, 2019 

https://doi.org/10.1785/0220180357%209
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• Hammond, W.C., Blewitt, G., Kreemer, C., 2014, Steady contemporary 
deformation of the central Basin and Range Province, western United 
States: Journal of Geophysical Research— Solid Earth, v. 119, no. 6, p. 
5235–5253.  

• Koehler, R.D., and Anderson, J.G., 2019, 2018 Working Group on Nevada 
Seismic Hazards, February 5-6, 2018 – summary and recommendations 
of the workshop: Nevada Bureau of Mines and Geology Open-File 
Report 19-2, 44 p.  

• Koehler, R.D., and Wesnousky, S,G., 2011, Late Pleistocene regional 
extension rate derived from earthquake geology of late Quaternary faults 
across Great Basin, Nevada between 38.50 and 400 N latitude: 
Geological Society of America Bulletin, v. 123, no. 3-4, p. 631–650.  

• Kreemer, C., Hammond, W.C., Blewitt, G., Holland, A.A., and Bennett, 
R.A., 2012, A geodetic strain rate model for the Pacific-North American 
plate boundary, western United States: Nevada Bureau of Mines and 
Geology Map 178, scale 1:1,500,000. 

• Kreemer, C., Blewitt, G., and Hammond, W.C., 2010, Evidence for an 
active shear zone in southern Nevada linking the Wasatch fault to the 
eastern California shear zone: Geology, v. 38, p 475–478.  

• Wesnousky, S.G., 2005a, Active faulting in the Walker Lane: Tectonics 
24, doi:10.1029/2004TC001645.  

• Wesnousky, S.G., 2005b. The San Andreas and Walker Lane fault 
systems, western North America—transpression, transtension, 
cumulative slip and the structural evolution of a major transform plate 
boundary: J. Struct. Geol. 27, p. 1505–1512 

• Wesnousky, S.G., Bormann, J.M., Kreemer, C., Hammond, W.C., and 
Brune, J.N., 2012, Neotectonics, geodesy, and seismic hazard in the 
Northern Walker Lane of western North America—thirty kilometers of  
crustal shear and no strike-slip, EPSL, 329-330, p. 133–140 
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References from Lee Liberty’s Seismic reflection imaging of the Mount 
Rose fault zone, Reno, Nevada3 

 
• Abbott, R.E., and Louie, J.N., 2000, Depth to bedrock using gravimetry in 

the Reno and Carson City, Nevada, area basins: Geophysics, v. 65, p. 340-
350. 

• dePolo, C.M., Anderson, J.G., dePolo, D.M., and Price, J.G., 1997, 
Earthquake occurrence in the Reno-Carson City urban corridor: 
Seismological Research Letters, v. 68, p. 401-412. 

• Dokka, R. K., and C. J. Travis (1990). Role of the Eastern California Shear 
Zone in accommodating Pacific–North American plate motion, Geophys. 
Res. Lett. 17, 1323–1326. 

• Dixon, T. H., M. Miller, F. Farina, H. Wang, and D. Johnson (2000). Present 
day motion of the Sierra Nevada block and some tectonic implications for 
the Basin and Range Province, North American Cordillera, Tectonics, 19, 1–
24. 

• Frary, R., W. Stephenson, J. Louie, J. Odum, J. Maharrey, M. Messmer, I. 
Tomlinson,  E.Littleeld, A. Hughes, S. Jha, K. Kohls, M. Dhar, S. Konkol, A. 
Wakwak, P. Cashman, J. Trexler, R. Kent, C. Hoffpauir, 2009; Preliminary 
analysis of high-resolution seismic imaging profiles acquired through Reno, 
Nevada    for earthquake hazard assessment, American Geophysical Union 
Fall meeting, NS13A-1135. 

• Ramelli, A.R., and dePolo, C.M., 1997, Trench and related studies of the 
northern Sierra Nevada Range-front fault system: National Earthquake 
Hazards Reduction Program, Final Technical Report, 21 p., scale 1:62,500. 

• Sawyer, T.L., 1999, Fault number 1647, Mount Rose fault zone, in 
Quaternary fault and fold database of the United States: U.S. Geological 
Survey website, http://earthquakes.usgs.gov/regional/qfaults 

 
• 3 Liberty, Lee, 2010, Seismic reflection imaging of the Mount Rose fault zone, Reno, Nevada Project Award 

Number: # G09AP00071, USGS   
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• Scott, J. B., M. Clark, T. Rennie, A. Pancha, H. Park, and J. N. Louie (2004). A 
shallow shear-wave velocity transect across the Reno, Nevada area basin, 
Bull. Seismol. Soc. Am. 94, 2222–2228. 

• Stewart, J. H. (1988), Tectonics of the Walker Lane Belt, Western Great 
Basin; Mesozoic and Cenozoic deformation in a zone of shear, in Meta 
morphism and Crustal Evolution of the Western United States W. G. Ernst 
(Editor), Vol. 7, Prentice Hall, Englewood Cliffs, New Jersey, 683–713. 

• Thatcher, W., G. R. Foulger, B. R. Julian, J. Svarc, E. Quilty, and G. W., 
Bawden, 1999, Present-day deformation across the Basin and Range 
Province, Western United States, Science, 283, 1714–1718. 

• Trexler, J. H., P. H. Cashman, C. D. Henry, T. Muntean, K. Schwartz, A. 
TenBrink, J. E. Faulds, M. Perkins, and T. Kelly (2000). Neogen basins in 
western Nevada document the tectonic history of the Sierra Nevada-Basin 
and Range transition zone for the last  12 Ma, in Great Basin and Sierra 
Nevada, D. R. Lageson, S. G. Peters and M. M.Lahren (Editors), Boulder, 
Colorado, Geological Society of America Field Guide 2,97–116. 

• Wells, D.L. and Coppersmith, K.J. (1994), New empirical relationships 
among magnitude, rupture length, rupture width, rupture area, and surface 
displacement, Bulletin of the Seismological Society of America, v. 84, no. 
4, p. 974-1002. 

 
 

A Selection of Additional References Available in 2005, but Not Cited     
by Pezonella  

 
• Abbott, R.E., and Louie, J.N., 2000, Depth to bedrock using gravimetry in 

the Reno and Carson City, Nevada, area basins: Geophysics 
• Bonham, H. F., Jr. and Rogers, D. K., 1983, Geologic map of the Mt. Rose 

NE Quadrangle:  Nevada Bureau of Mines and Geology Map 4Bg 
• Ramelli, A. R., dePolo, C. M., and Bell, J. W., 2002, Paleoseismic studies 

of the Little Valley fault:  Final Technical Report Grant  
• Sawyer, T.L., 1999, Fault number 1647, Mount Rose fault zone, in 

Quaternary fault and fold database of the United States: U.S. Geological 
Survey website, http://earthquakes.usgs.gov/regional/qfaults 
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• Scott, J. B., M. Clark, T. Rennie, A. Pancha, H. Park, and J. N. Louie 
(2004). A shallow shear-wave velocity transect across the Reno, Nevada 
area basin, Bull. Seismol. Soc. Am. 94 

• Thatcher, W., G. R. Foulger, B. R. Julian, J. Svarc, E. Quilty, and G. W., 
Bawden, 1999, Present-day deformation across the Basin and Range 
Province, Western United States, Science 

• Tabor, R. W., S. Ellen and M. M. Clark, 1978, Washoe City Folio Geologic 
Hazards Map, Nevada Bureau of Mines and Geology, Reno Area 

• Thompson, G. A. and White, D. E., 1964, Regional geology of the 
Steamboat Springs area, Washoe County, Nevada:  U. S. Geological 
Survey Professional Paper 458-A 
 

 
A Selection of Additional References Available Between 2005 and 2024 
But Not Cited by Westex  
 

• Bormann, J., (2013), New insights into strain accumulation and release in 
the central and northern Walker Lane, Pacific-North American plate 
boundary, California and Nevada, USA, Ph.D. dissertation, August 2013, 
University of Nevada, Reno.  

• Carlson, Chad W., Richard D. Koehler and Christopher D. Henry, 2019, 
Geologic Map of the Washoe City Quadrangle, NBM&G Open-file report 
2019-04 

• dePolo, C. M. , 2014, Earthquake Hazards in Washoe County, Nevada 
Bureau of Mines and Geology, presentation. 
https://nbmg.unr.edu/nhmpc/Presentations/Earthquake_Hazard_Prese
ntations/Earthquake_Hazards_in_Washoe_Co_19June2014.pdf 

• Dokka, R. K., and C. J. Travis (1990). Role of the Eastern California Shear 
Zone in accommodating Pacific–North American plate motion, 
Geophys. Res. Lett. 17 

• Frary, R., W. Stephenson, J. Louie, J. Odum, J. Maharrey, M. Messmer, I. 
Tomlinson,  E.Littleeld, A. Hughes, S. Jha, K. Kohls, M. Dhar, S. Konkol, 
A. Wakwak, P. Cashman, J. Trexler, R. Kent, C. Hoffpauir, 2009; 
Preliminary analysis of high-resolution seismic imaging profiles 

https://nbmg.unr.edu/nhmpc/Presentations/Earthquake_Hazard_Presentations/Earthquake_Hazards_in_Washoe_Co_19June2014.pdf
https://nbmg.unr.edu/nhmpc/Presentations/Earthquake_Hazard_Presentations/Earthquake_Hazards_in_Washoe_Co_19June2014.pdf
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acquired through Reno, Nevada    for earthquake hazard assessment, 
American Geophysical Union Fall meeting, NS13A-1135. 

• Susceptibility Mapping in the Reno-Sparks Urban Area, Nevada Bureau 
of Mines and Geology 

• Koehler, R.D., and Anderson, J.G., 2019, 2018 Working Group on Nevada 
Seismic Hazards, February 5-6, 2018 – summary and recommendations 
of the workshop: Nevada Bureau of Mines and Geology Open-File 
Report 19-2  

• Koehler, R.D., and Wesnousky, S, G., 2011, Late Pleistocene regional 
extension rate derived from earthquake geology of late Quaternary faults 
across Great Basin, Nevada between 38.50 and 400 N latitude: 
Geological Society of America Bulletin, v. 123, no. 3-4.  

• Kreemer, C., Hammond, W.C., Blewitt, G., Holland, A.A., and Bennett, 
R.A., 2012, A geodetic strain rate model for the Pacific-North American 
plate boundary, western United States: Nevada Bureau of Mines and 
Geology Map 178, scale 1:1,500,000. 

• Kreemer, C., Blewitt, G., and Hammond, W.C., 2010, Evidence for an 
active shear zone in southern Nevada linking the Wasatch fault to the 
eastern California shear zone: Geology, v. 38  

• Price, Jonathan, 2019, Earthquakes in Nevada, Presentation, Nevada 
Bureau of Mines and Geology 

• Wesnousky, S.G., Bormann, J.M., Kreemer, C., Hammond, W.C., and 
Brune, J.N., 2012, Neotectonics, geodesy, and seismic hazard in the 
Northern Walker Lane of western North America—thirty kilometers of 
crustal shear and no strike-slip, EPSL, 329-330 

 
 
 
 
 
 
 
 
 



This Message Is From an External Sender
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

  Report Suspicious   ‌

From: Kathryn Nelson
To: Roman, Brandon
Subject: Fwd: Regarding WTM24-001 (Sierra Reflections) and WSUP25-0019 (Sierra Reflections Infrastructure)
Date: Monday, January 5, 2026 6:38:44 PM

Sent from my iPhone

Begin forwarded message:

﻿

From: reedwilliams
Date: January 5, 2026 at 4:51:48 PM PST
To: reedwilliams
Subject: Regarding WTM24-001 (Sierra Reflections) and WSUP25-0019
(Sierra Reflections Infrastructure)

Dear Commissioner,
I urge you to reject both WTM24-001 (Sierra Reflections) and WSUP25-0019
(Sierra Reflections Infrastructure). As you will hear during tomorrow’s Planning 
Commission meeting, there are so many reasons to not approve these. I wish I 
was able to be present at the meeting, but I do want you to know I am yet another 
one who opposes these. Thank you.

Reed Williams

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/KDQzAAmjlQ!7u4d-qXbdBWyytqiC2Ku3Phnpb0OCyyD-IPqdoKZefOscmzZl-QnhH5NibKS6UtWJjMGERniUuHrGnP2KpPdWeNgAQ94ycWwH05GpR8$
mailto:katenelsonpe@gmail.com
mailto:BRoman@washoecounty.gov
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By signing this petition, w
e assert

 our collective o'pposition to the proposed Sierra Reflections plan and call fo
r im

m
ediate action to address our raised concerns.

Thank you for your attention to this critical m
atter. 
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 By signing this petition, w
e assert our collective opposition to the proposed Sierra Reflections plan and call for im

m
ediate action to address our raised concerns. 
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Planning Commission Presentation 

Sierra Reflections 

Area of Concern: Parcel Size & Density 

~ood evening Commissioners. My name is Charlie Hyatt and I would like my comments 

entered into the record. 

I would like to present to the Commission my concerns regarding the parcel sizes and 
proposed density in the Sierra Reflections tentative map. 

The Application does not correctly identify the zoning classifications of the proposed 
parcels as per Washoe County Regulatory Zone Development Standards, Table 
110.406.05.1. 

<Place the following Exhibit on the Overhead Projector> 

On page 29 of the Application the developer provides a table of parcel sizes, setbacks and 
the corresponding "Closest WC Zoning". Per Washoe County code, the zoning 
designations actually fall into a higher density classification. 

-
Min. Lot Front Side Rear Closest Actual Washoe 
Dimensions we County Regulatory 

Zoning Zone Development 
Standards 

80x140 15/20 8 30 MDS IIDS 
--

80xl20 15/20 8 20 MDS/4 lIDS 
70x140 15/20 7 30 MDS/4 HDS 
70xl20 15/20 7 25 MDS/4 IIDS 
70xl00 15/20 7 20 IIDS HDS 
60xl10 15/20 6 - 20 HDS HOS 
50x100 15/20 5 15 IIDS IIDS 
45xllO 15/20 5 15 IIDS LDU 
Patio Homes 10/15/20 5 10 LOU · MDU - exceeds 10 

homes ner acre 

Sierra Reflections Application Project Narrative. Development Table 110.406.0S.1 
Statistics. 'l'ffl1~ 1,'-1 ~ 'R..~.,-..,,(2•-r • ~ o 

The proposed neighborhoods are nor suburban. In fact, 257 of the proposed 304 parcels in 
the first major build out of the development would only be allowed under Urban design 
standards. 



•' , 

There are problems with placing an urban neighborhood in a rural area and these problems 
have not been addressed in the tentative map. 

The urban densities do not accommodate for the parking needs of residents and the 
reliance on vehicles in a rural area. 

Envision Washoe 2040 identifies the entire Pleasant Valley area as "RURAL". This overall 
Rural designation is due to the absence of mult i modal forms of transportation. The plan 
acknowledges that all residents of Pleasant Valley are entirely dependent upon automobile 
transportation. 

You will find that the majority of households in Pleasant Valley have more vehicles on their 
property than the number of driving age members in their household. The developer has 
not adequately planned for the increased reliance on vehicles and where those vehicles 
would be parked in a tightly packed urban design neighborhood. 

<Place the following Exhibit on the Overhead Projector> 

Here is the proposed layout for the patio homes. The six packs are 11 homes/acre and the 
8 packs are 12 homes/acre. PerWashoeCountyDevelopmentCode, Table 110.410.10.1 
Off Street Parking Space Requirements, patio homes are only required to have one covered 
parking space no matter how many bedrooms and each pack of homes shares a common 
driveway. Under these conditions there is no place to park more than one vehicle per 
household without either blocking your own vehicle or a neighbor's vehicle. 

SIERRA REFLECTIONS 
COMMON OPEN SPACE TENTATlY!i MAP 



The tentative map has not accounted for the increased reliance on vehicles in the proposed 
high density urban design in a rural area with no multi modal transportation. 

This Planning Commission should deny the Sierra Reflections Application because the 
developer has not accurately stated the level of urban design proposed in the 
tentative map and has not allowed for the number of vehicles that will be parked in a 
Rural area that is entirely dependent upon vehicular travel. Per Section 110. 608.25 
FindingsJ Item C, the site is not physically suited for a high density urban 
neighborhood. 



-;:r. .... 

Side Min. Lot Front Rear Closest WC Actual Washoe C.ounty 
Dimensions Zoning Reaulatory Zone Development 

• Standards 
80xl40 15/20 8 30 MDS . HOS 
80xl20 15/20 8 20 MDS/4 . HDS 
70x140 15/20 7 30 MDS/4 : HDS 
70xl20 15/20 7 25 MDS/4 HDS 
70xl00 15/20 7 20 HDS 

' . ' 

. ' HDS 
60x110 15/20 6 20 HOS HOS 
50x100 15/20 5 15 HDS --- HDS 
45x110 15/20 5 15 HDS 

; 

~ LDU 
Patio Homes 10/15/20 5 10 LDU MDU - exceeds 10 homes per 

'" 
acre 

I Sierra Reflections Application Project Narrative. Development Statistics, page 29 r Table U0.4j)Ji.05.1 

259 of the proposed 940 home sites only meet urban design standards. This represents the majority of the homes in 
Phase 1. 
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Good evening Commissioners, my name is Clare Holland. Please enter my comments and 

exhibits int-a the record. Sierra Reflections' application is incomplete re.garding sensitive 

migration routes so it cannot make the required findings for approval. 

The application omitted a site analysis of two sensitive migration routes. (see picture of 

Pacific Flyway:) The project site is part of the Pacific Flyway, a major north/south 

migration route for over 350 million birds and more than 50% of these birds are 

waterfowl. (See picture of pond) Browns Creek Pond, at the center of the development, is 

an important stopover point for waterfowl during migration. The disturbances caused by 

Sierra Reflections will disrupt their stopovers and cause many birds to avoid the pond. 

This is not consistent with Envision Biodiversity Goal 1. 2 (Appendix 4 p. 21)-limit 

development activities that impede natural migration patterns between habitats on which 

migratory species depend. 

The project site also encompasses a major mule deer movement corridor. (see deer habitat 

map) Populations of mule deer have been steadily declining for the last 30 years (see deer 

population graP.h) and because of this they have been identified as a species greatest 

conservation need in the Nevada State Wildlife Action PIQII (p. 41). Carl Lackey of 

NDOW states that urban sprawl and the activities associated with it are the biggest 

challenges facing the Carson Front mule deer population. The application states that ample 

corridor widths of 300 feet are provided along the creeks, yet according to Cody 

Schroeder of NDOW, mule deer require a minimum corridor width of 1300 feet for 

functional migration. Smaller migration corridors and an increase in traffic create more 

chances for collisions. Envision (Appendix 4 p.32) states that increased collisions may 

push the mule deer population past the point of recovery. This does not comply with 

Envision SUstainability Goal 2.3 (Appendix 4 p. 53) -the county will encourage the 

location of higher density development closer to urbanized areas and support limitations on 

development in rural areas with high biodiver-sity. 

Since the application omitted a site analysis of migration routes and the development will 

not provide adequate migration habitats these 3 findings cannot be made: 

Common Open Spca Development Finding (b), 

Tentative Subdivision Maps Finding (b), and 

Tentative Subdivision Maps Finding (e.). 

Since these findings cannot be made I request that you deny the application. 
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The project site is part of the Pacific Flyway, a major north/south 
migration route for millions of birds, and over 50% of these birds are 

waterfowl. 
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Mule Deer Habitat 
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Common Open Space Subdivision Presentation 10/26/25 

My name is m 1 KE.-~ U-i VA,} . Please enter my comments and 

exhibits into the record. 

The Applicant is proposing a Common Open Space Subdivision. This type of 

development has its own unique set of Findings as documented in Article 408, 

Section 110.408.28. 

This presentation summarizes information previously provided in detail to 

show that the Applicant cannot make all five of the required Findings. 

Finding (a) Preserve or Provide Open Space requires that the development 

preserves developmentally constrained areas from development. 

The Application does not preserve developmentally constrained areas. 

1. The meadow is a FEMA 100-year flood plain. Areas of this flood plain 

also exhibit wetland characteristics. 

2. The Truckee Meadows Regional Plan Designates this meadow as a 

Natural Resource Consideration Area and a Critical Source Water 

Protection Area. The meadow is critical for aquifer recharge and natural 

water pollution filtering. 

3. Extensive mercury contamination in the floodplain has been verified by 

the Applicant's testing. The proposed remediation to allow habitation will 

destroy the beneficial functions of the floodplain and further spread 

contamination. 



Finding (b) Protect Natural and Scenic Resources. states that "The 

development identifies and protects natural and scenic resources, 

including but not limited to ridge lines, waterways, Large diameter trees, 

and habitat for special status species". 

1. The development fails to comply with Hillside Development Article 424 

and destroys natural and scenic resources, including the floodplain, by 

excessive cut and fill grading. 

2. The applicant fails to protect large trees as required. The applicant plans 

to destroy almost all trees outside of the stream bed buffer zone without 

regard to size. 

3. The proposed development is habitat for two endangered species and one 

threatened species. The Applicant plans to destroy a large amount of habitat 

by cut and fill grading. The development will release untreated polluted 

stormwater into the habitat of these Special Status Species. 

Finding ( c) Achieve a More Efficient Use of the Land. States that "The 

development uses density clustering to further protect and preserve open 

spaces". 

The Applicant fails to protect and preserve developmentally constrained open 

space areas by clustering development in these areas. The proposed 

clustering destroys environmentally sensitive areas while leaving areas more 

suitable for development as open space. 

As shown, the Applicant cannot make Findings (a), (b), and (c). You must 

deny the Application for a Common Open Space subdivision. 



Good evening Commissioners, my name is ty)j \Le,,, Go ldl'~. Please enter my 
comments and exhibits into the record. Sierra Reflections' application is 
incomplete regarding endangered species so it cannot make the required findings 
for approval. 

The applicant did not answer question 12 regarciing the subject property containing 
rare or endangered animals. The application includes a letter from· the US Fish and 
Wildlife Service stating there is a listed endangered species, (show skipper 
habitat) a butterfly called the Carson Wandering Skipper, whose primary habitat 
encompasses the subject property. This map (show tmrpa map) from the Truckee 

Meadows Regional Planning Agency shows the subject property is located within 
watersheds that impact the endangered cui~ui and the threatened Lahontan 
cutthroat trout. The US Fish and Wildlife Service considers these watersheds 
part of the range and distribution of these fish. 

This is not consistent with the purpose of Open Space Standards Article 

432.00-to preserve and protect environmentally sensitive open space areas. 

It does not comply with Common Open Space Standards 432.35-Environmentally 
Sensitive Habitat in these two areas: 

1. No new development shall be permitted within a recognized primary habitat area 
of an endangered species. 

2. A habitat survey of the area shall include mitigation measures to reduce impacts 

and to allow for the long-term maintenance of environmentally sensitive habitats. 

Since the applicant failed to include endangered and/or threatened species or 
describe mitigation measures to reduce impacts, the application is incomplete, so 
these three findings cannot be made: 

1. Common Open Space Development Fi11ding (b} Protect Natural and Scenic 
Resources 

2. Tentative Subdivision Map Finding (b) Design or Improvement 

3. Tentative Subdivision Map Finding (e) Fish or Wildlife 

Since the above findings cannot be made I request that you deny the application. 

285 words 
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.ahonlan Cutthroat Traut Vulnerable 

;ui-ui 

iteamboat Buckwheat 

Endangered 

Endangered 

;arson 1Nandering Skipper Endangered 

Threatened USFWS 

USFWS 

USFWS 

USFWS 

This polygon represents the watersheds that !he Lahonlan Cutthroat Trout is 

impacted by. The USFWS considers these watersheds t he range and 

distribution of the Lahontan-Cutthroat Trout. 

This polygon represents the wetersheds that the Cui-ui is impacted by. The 

•USFWS considers t hese watersheds the; range and distribution 
of the Cui-ui. 



Good evening Commissioners, my· name is Karen Critor. Please 

enter my comments and exhibits into the record. I am 
speaking on the pollution issues Sierra Reflections will cause in 

Steamboat Creek. Due to these issues the application cannot 

make the required findings for approval. 

Envision Washoe 2040 (Appendix 4 p. 48) states that 

Steamboat Creek is classified as the largest nonpoint 

source of pollution to the Truckee River. Nonpoint 
source pollution is carried to lakes, rivers and creeks in 

runoff from untreated storm water from construction 

sites and developed areas. (show table) This table from 

the 2024 Nevada Water Quality Integrated Report 
shows the pollution load in Steamboat Creek measured in 

two locations from its source. In this span of 7.1 miles 

the number of pollutants increases from 4 to 7. This 
increase can be attributed to the cre.ek flowing through 

highly developed areas where it is exposed to increasing 

amounts of nonpoint source pollution. 
(show tmr.pa map) The pollution will affect these species 

downstream from the project as shown in this map from 

the Truckee Meadows Regional Planning Agency: the 

endangered cui-ui and Carson Wandering Skipper and the 

threatened Lahontan cutthroat trout. 



Excerpt from the Nevada 2024 Water Quality Integrated Report 

List of Impaired Waters p. 160 

Nonpoint source. pollutants in Steamboat 

Creek from its source to 5.4 miles downstream 

Nonpoint source pollutants in Steamboat 

Creek from 5.4 miles downstream to 

12.5 m"iles downstream 

Red indicates a new listing for 2024 

, ► 

Total Phosphorus SV AQL 

E. coli GM RWC 

E. coli SV RWC 

Mercury SV FC 

E. coli GM RWC 

Arsenic IRR 
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Arsenic WLS 

Boron WLS 
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Good evening Commissioners, my name is 
5f\--tJ"t\\ :StflLL,VA-N . Please enter my comments and 

exhibits into the record. I will show that Sierra Reflections' 

application is incorrect regarding tree removal so it cannot 
make the required findings for approval. 

This tree removal exhibit (show exhibit) from the application 
shows 113 of the 208 trees on the site will be removed. This 

equates to removing 54% of the existing trees. Landscaping 
Article 412.25 states that a minimum of 50% of existing 
significant trees must be preserved in their existing location. 
Since more than 50o/o of the existing trees will be removed 
these two findings cannot be made: Common Open Space 
Development Finding (b) Protect Natural and Scenic 
Resources and Tentative Subdivision Maps Finding (b) Design 
or Improvement. 

The tree removal plan does not comply with Hillside 
Development Article 424. 40 Vegetation Preservation and 

Restoration Standards-ensure· maximum preservation and 

restoration of existing trees and vegetation. Since the tree 
removal plan does not ensure maximum tree preservation the 

application does not meet Tentative Subdivision Maps Finding 
(b). 



The application also states that the trees to be removed are 

predominantly cottonwoods and willows which are prohibited 

per Landscaping Article 412.60 of the development code. 

This is incorrect as Article 412 states that cottonwoods are 
allowed in riparian areas or areas in proximity to streams and 
creeks. Landscaping Article 412.25 states that existing 

trees not on the prohibited plant list with a caliper greater 
than 6 inches shall be preserved if feasible. Since the tree 
removal plan is incorrect regarding cottonwoods, Common 
Open Space Development Finding (b) cannot be made. 

Since the above findings cannot be made I request that you 
deny the application. 

279 words 
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Good evening commissioners. Please enter my comments into the record. My 
name is Gayle Bowers. I am the past chairp·erson of the Washoe Storey 
Conservation District back when we created the Steamboat Creek (SBC) 
Restoration Plan which is available on their website. When this plan was created 
it was unimaginable that anyone would want to destroy this critical ecological 
area in order to build an urban style housing development. 

No development should be allowed in this highly sensitive and constrained area. 
This would allow the stream and floodplain to function in their natural manner. If 
the already existing beaver population is allowed to do its natural job, instead of 
us destroying them .which is what's been happening for the last few years, the 
mercury will continue to not be disturbed, and will be able to settle out into 
restored wetlands, ground water will recharge, water quality will improve 
exponentially, and fisheries will reestablish potentially becoming a worldwide 
showcase of stream restoration. 

Continuing the creek as a ditch, as proposed, does NOT clean waterl If we let 
nature do the job there is NO cost to the taxpayer. Cottonwood is NOT a trash 
tree! They provide shade and stability. If the ultimate goal is to restore the fishery 
capacity of SBC, as stated in the Restoration Plan, it will need a vibrant, rich eco 
system including Cottonwoods AND Willows. 

The upper Brown's Creek water shed is very steep, fragile and loose, as seen at 
the top of the meadow, with that boulder field deposited from up above. That 
boulder field keeps the upper water shed stable. Future public safety requires 
lots of SPACE down in the flood plain. The Steamboat Creek Restoration Plan 
declared this part of the creek's restoration as HIGH PRIORITY. 

Watershed restoration opportunity will be totally lost If the proposed 
development is approved as is. The southern Washoe County rural experience 
will no longer showcase the absolute magnificent beauty that makes us world 
famous!! Allowing and approving an inappropriately designed development on 
route between Reno and Tahoe clearly defeats our entire community's vision for 
all of Northern Nevada for residents and tourism alike. 

The proposed actions of the applicant clearly violate the Steamboat Creek 
Restoration Plan as well as numerous areas of the Washoe County Master Plan 
and Development Code. For this reason, Findings (b) Design or Improvement, (c 
) Type of Development. and (e} Fish or Wildlife for a Tentative Subdivision Map 
cannot be made. This application must be denied. Thank you for your 
consideration. Please, let us ALL respect the power of nature. 



Presentation to Washoe County Planning Commission 

My name is William Cowan. I am a resident of Pleasant Valley and a retired 
aquatic ecologist. I would like this testimony to be on record. 

I'm speaking on flooding issues related to the proposed Sierra Reflections 
subdivision. 

Steamboat Creek has a history of frequent flooding events. Historic newspaper 
accounts and recent data from the USGS Steamboat Creek monitoring station 
document a total of 34 floods. Nine floods have been experienced since 1980. 
These events are predicted to increase in severity and frequency (see attached 
Reference Section). 

The design of the proposed subdivision will destroy the Steamboat Creek 
floodplain by capping 87% of it with eight feet of fill and confining the stream 
within a 300-foot-wide corridor bounded by rip rap. 

1. Destruction of the floodplain nullifies natural flood control functions of 
Steamboat Creek. It is inconsistent with Washoe County Development Code 
Article 418 SIGNIFICANT HYDROLOGIC RESOURCES Section 110.418.00 
which states "The intent of these regulations is to protect the public health, safety 
and welfare by: 
(a) Preserving, protecting and restoring the natural functions of existing perennial 
streams in Washoe County; 
( c) Ensuring the natural flood control functions of perennial streams including 
stonnwater retention and slow-release capabilities are maintained; 
( e) Ensuring the natural water quality functions of perennial streams including 
pollution filtering, nutrient recycling and sediment filtering capabilities are not 
impacted by proposed developments; and, 
(h) Ensuring no net loss of value, acreage and function of significant hydro logic 
resources. 
* - For these reasons Washoe County Development Code Article 608, Tentative 
Subdivision Maps, Section 110.608.25, Findings (b) Design or Improvement 
and (t) Public Health cannot be made. 

2. The proposed development is on a floodplain and constriction of Steamboat 
Creek will increase water depth and velocity in the channel and increase erosive 
action during flood flows. This violates Envision Washoe 2040, AR 
Principle 1 Policy 1.2 Restrict development in floodplains that would constrict or 



otherwise result in higher floodwater levels or peak flows, or impact to floodplain 
functions. 
* - Washoe County Development Code, Article 608, Section 110.608.25, 
Findings (b) Design or Improvement and ( c) Type of Development cannot be 
made. 

3. The flushing of pollutants and contaminated sediment caused by increased 
floodwater erosion will have a negative impact on the habitat of endangered Cui-ui 
sucker fish and threatened Lahontan Cutthroat Trout. This is inconsistent with 
Washoe Envision 2040, NCR Principle 3 Policy 3.1 Protect key wildlife and 
fishery habitats of threatened, endangered or rare species. 
* - Washoe County Development Code, Article 608, Section 110.608.25, 
Findings (b) Design or Improvement and ( e) Fish or Wildlife cannot be made. 

These flooding issues show that Findings for a Tentative 
Subdivision Map cannot be made. The Application must be 
denied. 

REFERENCES 

SUMMARY OF FLOOD EVENTS FROM 1980 - 2017 
Nine flood events have been recorded at the United States Geological Survey (USGS) Steamboat 
Creek flow monitoring station (10349300) from 1980-2017. Flood severity at this station is 
determined by the stage of the creek as follows: 
Stage> 6.0 feet= Major Flooding 
Stage > 4.8 feet= Moderate Flooding 
Sta12:e > 4 0 feet = Minor Flooding 

Date 
1/13/1980 
3/13/1983 
2/17/1986 
3/10/1995 
2/04/1996 
1/01/1997 
2/09/1999 
12/31/2005 
1/10/2017 

Data downloaded 12/22/2025 from: 

Sta!!e heil!ht (feet) 
4.29 
4.30 
6.79 
4.58 
4.01 
6.03 
4.06 
6.79 
5.63 

nwis.waterdata.usgs.gov/nwis/peak?site no= 10349300&agency cd=USGS&begin date= 1972-
01-01 &end date=2025-12-22&set logscale y=l&format=rdb&date format=YYYY-MM­
DD&rdb compression=value&hn2 compression=file&submitted form=brief list 



A Review of Flood History and Potential Flood Risks in the 
Steamboat Creek Watershed 

Compiled by The Historical Committee 

October 14, 2024 

Background and Scope 

This paper is a brief review of flooding in recent history and the potential for future flooding in the 
Steamboat Creek Watershed as it pertains to Pleasant Valley. Recent history shows that property 
damaging flooding has occurred on multiple occasions. Today, due to residential development there is 
less opportunity for water to disperse and infiltrate and future development will exacerbate that 
situation. This paper represents an overview only and it's conclusions can be refined with further 
study. For instance, rough measurement of impervious surfaces can be extrapolated by the number 
of residential lots but calculating the impervious surface totals for the re.ads to access those lots will 
take much more calculation than is justified in this preliminary report. 

The Pleasant Valley Watershed 

Steamboat Creek originates at the outlet dam of Little Washoe Lake in Washoe Valley. Little Washoe 
Lake receives it's waters from the Washoe Valley watershed surrounding that valley. While Washoe 
Valley has had it's share of natural and man-made flood disasters in recent history (1870s-2024) 
these events have been confined to that valley by the mitigating storage capacity of the valley 
lowlands*. Washoe Lake, Scripps Wildlife Management Area and Little Washoe Lake have so far had 
the capacity to store floodwaters associated with the Washoe Valley watershed. Therefore that 
section of the Pleasant Valley watershed will be excluded from this report. 

• *A Short History of Floods in Washoe Valley: https:llmedium.com/western-nevada-memoriesla­
short-history-of-floods-in-washoe-valley-9749f065402b 
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The Pleasant Valley Watershed consists of extensive winter snowfields on steep mountain terrain to 
the west. Snowmelt runoff collects and flows down two main drainages, Brown's Creek and Galena 
Creek where they join Steamboat Creek at the northwestern terminus of Washoe (Allen's} Canyon. 
Thus the flows of the three creeks enter the relativ1::ily flat Pleasant Valley and flow northeasterly into 
Steamboat Valley and on through the Truckee Meadows to the Truckee River. 

Factors that have changed the natural drainage of the watershed in recent history (1900-2024) are 
residential development and wildfire. Once a ranch, the land to the south of Hwy 431 and north of 1-
580 is now several communities: Galena Forest, Joy Lake, Montreaux and Callahan Ranch. Homes, 
driveways, patios and roads have created impervious surfaces that have reduced the natural ability of 
runoff to infiltrate into the groundwater creating increased runoff potential into the creeks. 

A large portion of the recent Davis Fire of (5824 total acres) was within the watershed and on steep 
slopes. Flash flooding can be a problem on burned hillsides before vegetation recovers and holds 
water and soil. 

Historic Flood Events (1900-2024) 
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1'C f repa1rr I 
'! Hansen's description of the fnood 

was about the sa.me as that Of other 
d ranchers In IPieassnt ,•alleyl It was 
c nen.rly dark when the water lllt the 
!; valley about seven o·ciock and this 
-~ added to their troubles and worries 
.t That the cattle in the fields S\lf~ 

1; fered rough treatment could be seen 
.. yest~rday morning e.nd scores of them 
,t were caked with mud and many were 
s badly bruised. In the Pagni loss v:ere 
1; several calves that were uterally 
s washed away by the waters and 

drowned. The mud deposit in the 
~ lower end of thei valley resembled a 

lava flow 1n many pl&ces. Whether 
.:. the great amount deposited on some 
t of the fields wlll enrich the sou or 
e not was questJoned by the ranchers 
CJ who declared tllat no amount or rer­
s tUiir.atton would compensate them for 
1 their 1056. - - -

Reno Gazette-Journal 
Mon, Jun 13, 1927 ·Page 1 

• 11d 
~d. 
to 

ot 
1ar 
Ilg 
irt 
be 
.ce 
IS, 
11, 

...... 

LS 

;·n. l 
ttve• 
the 

ince 
tnue 
>:cey 
11:ets 
nel&: 
ttle, 

Brown's Creek Brings Great 
Wall of Water 5 Miles 
Down to Valley 

2300 Foot Drop Adda Force 
That Killa Cattle and 
Destroys Fields 

I. - . ! 
Backed up by a heavy downpour or 

n.ln, concentmt.ed. in a E>m&ll a.rea, a 
large volume of water confined in the 
Graas lake rescn-olr on the Mcunt 
Rose road, tore out the dnm about 
six o'clock Saturday night and v.-ith a. 
roar that could be heard for n:llrs 
around rushed dO\\'n Brown's creek 
canyon to IPlC?36aDti 1-•iicJ,'i carryJng 
trees, rock and mud 1n It.Ii p~th and 
doing du.ma.gt" to raHroad property 
and ranches E"Stlma.ted at $20,000. 
Comes Qul,•kly 

Fl'om " miulnt.ure stream, a fPW 
Jnches acro:;.s. Brown·s creek. uu­
naml'd on all maps but calletl Brown·::. 
creek by the r.e.nchen; for 1113.DY years. 
became. Jn a few minutes, a raging 
torrent. con!J!J.ed to a narrow cani·on, 
and broke upon IPleae;ant valley with . 
little wa.mtng except. the unheeded 
roe.r. 

The Vlrglnl& & Truckee RaUrD!ld 
Company began this monl1llg ta clea.r 
the damage to its lines whJch P. E. 
?&urphy. vice prNident and manager 
~! the_ J.'..~d._ estimated at 65000. -· 
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-.1 About tUtceit years: ago the same 
district was visitett by a lffiioo1 but 1t 

1- was not nearly as groat as that of 
•! Saturday nlght. The wnters rtLr;hect 
l. down all the creeks 1n that vicinity 
1r I and dld the greatest damage In the 
:e dlstrlct north of Steo.mboat Springs. 
,f The Hnnsen ranch su!fercd o. slight 
!S d...1.mage ln that 1nooc11 ' 
!I' As an evidence of the height and 
n force of the water o.s it reached the 
·e narrow spot at the Ferctto b:-idge Just 

south or the Hansen ranch a. lar~c 
n water wheel could be seen today 

lodged in the branches of a tree at 
t. lea.st slx feet above the level of the 

Steamboat canal. I 
"We had no idea what was happen­

lng," said U. s. Hansen, as he stood : 
~ on his porch covered with mud yes- 1 • 

terclay moa-nJng. "Someone ca.mt:. , 
y rushing by and satd there was R ' • 

i lfiood comiJ1g and we lmmecliatnly I 
1 qegan to round up the stock and I 
, had just time to gr.t back to the I 
) llouse o,.,.er the bridge before the I 
) water hlt It and movccl lt a"'·ay. 
l "The blg lof.5 to the ranchers herl". 

ln addition to the crop destruction. Is 
the tearing out of the irrigation l 
ditches whlcl1 1t wlll take mont11s to 
repair." 

~----- ·- _,. - - -_.,. .a ■ - • .. ~ 
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i u111:'J"ll:' ~eu • \.-uu,u wu:n nao ,, 
' been washed out. 
~ The lower end of Galena Creek r 

; :! ~~me,:!j 
damagal~ Holcate 

r said. owned by a man named Coa· 
nel)y. The engineer said Leo 

r Sauer's property- was one of aev­
f era1 which fa-...d innundatlan. 
l Holsate's report to the Gazette 
t was made at mid-m,rnlng. _,......,,.,,... u~--.... w . _-... _____ .,. ... 
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I.• road tracks o.:curred­
Pai:nl Ranch l"on•red 

As the bank of water. which v.·u at 
lcaat ,ten feet 111gb lipread m,er thP. 

:e tracks, it last some of 1ts force but 
continued on Jts rush towards 

d ·SteambO&t creek covering part af tbl!'l 
Y fields or tbe old Green ranch. now 

owned by B. Pagni, ~nd It ·was ou this 1• ranch tlllt the greatest damage oc-
~ curred. Pain! said this morning that 

he lost nlno bead or cattle, twenty 
acres of meadow land was covered 
9.ith mu.l,'I and debrts and. that hts 
lrrlgatton dltches were washoo out 
and filled with mud. Hls lO&S i;; estt­
mated at '8000-

The Pagni ranch Is &ltuatcd. Jwit 
• ea&t of the Virginia & Truckee and 
• adjoins the L. w. Smith ranch. wbl(".h 

h located at the Junction of tht' old 
• county road &nd the new paved IT.lltd 

on the R.cno Blde of the Washoe sum­
mit l:J'ade. 

;. W;r1wa1 Cowered 
if Atter apreadl.Dg over the meadows 
r ot the Green ranch the watera 0011-

centratat ,,,agala. In the narrow c;in­

e yon J1;at at the foot of the Wa&hue 
eummtt and covered the highway 

• ,rltb about tbree tee.t of mud, rocka 
- and trees. It wu m the fteld abo\'c 
ti t¥ z:aad that the Pagni cattle W'P.1'e 

: drawned u a large berd Wll6 grazing 

In ~h.!_~-- ·--~ - - H -- I ...... _ ~ 
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• nomu ~na rm,mPn. 

. ,. 

The llliiod ranged i111n !hr• iO''tl.·; 
hill area, h!n1;k111c; htglw.-:.iy :;(I'.', I· 
sm!lh on liw north. ~idP fJf Wr1shn,. 1 • 
hiH, with th(' [Iiioo it~(•lr "'mpt~·mg 
intn .SrPetmhnaf err~! .. . ,, hld1 c-ar­
riNI it into thr Trnri<N" ri't'l'!. 

Grr1y ·s Cl'l'f'k anrl Rig C,1e1yl'\rt 
cr~k. wh ir·h rJm,: in .::i. 1111,·1 hwP.s:1- 1 
erlv dirPcl ion i nstean nf PasU•rl,\· ' • • f 
as dot=-s fialcna cr('r.l<. "r•rf' "hank- 1 
full following the dou<ih11nt, anrl 
th.-=ir r-nnfPnts were nrnddy ing tl,1;' 
Trurkf"P nv,•r in Rr>no I ncla t: . 

~~~~~-Ga.m~e ,, as rf'JJOrtPri 
In f'lt'as~n, ,all~y abnw 1~ miles 
sou an 1 1g \ \ ·ay was r.l o~rrl 
for abont rhrPe how·s last nigh• 
whilr, ]'ricks and dPhris "'·er-<' 
Cl(>Rl'Prl ;t\\'ily. I ~ 
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-St.J:eet Road to ·:mark Hs new o~ · .! 
erations and maintenance cen­
ter. The o • • L. 
Thomas of Pleasant Valley to 
replace a house a er on is 
property at the west end of 
!Pleasant VaUeyl The trailer, a 
non-conforming use, was washed 
i>Ut jn a llloocl early this year. 
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,....,_.., ~• wam- DlwYSia AWWiliilli 'lllli1 ' 

center when the river crested late SUnday 
afternoon. . da Officials said there was no serious .m-
age or inJurt•. Howm;;.m;r­
was r~l~ a,ound ifi 111 

homes and in houses near the eul.,lhoi'e 
of Wnhoe Lake. 

Federal Watermdtlr Claude Dukes 
said flooding might have been much ·more 
serious if rains had continued into the 
afternoon. 

Northwest Nevada was saved from sett• 
olls fiooding when warm, wet fronts frQm 
the Pacffic left the vicinity by around 
noon, closely followed by a fropt of cold 
air. The snow level, which had been ov~ 
8,000 feet in some areas, quickly lowered 
to near 6,000 reet. 
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' r- -.... - -.c, _.,_, u-c;; }IQ l r\ IJl~ JV( t,\ l l Jll:" 

ri Chateaux, an Incline Village re-
g • ed. 

Ph~11sant Va 11 e y. 15 miles 
·- s o eno, ~it«=- of an ex~ en-
.- sive hou~ing devf'lopment. wa~ J 
f- hard - hit by the rush of wa tel' c 
'• which had c-overed the Reno- c 
e Car~on highway. anrl many t 

;. .1 home~ sufferE>d hf'avy water 
,- 1damag1-. 
d In Rl"'nn. the hE?H\ y rainfall i 
s cam.;Pd ~ome danuu:e when thr l 

sudden run-off from hundred~ 1 

:- of ~quare miJpr,; of roOfr-.. prtved f 
1f area~ and l;nvn~ turnPd !-":omc ' 
·- street~ into ?o.wift - running t'a- ~ 
n nal~. This ri~h nf watPr o\·er .. 
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ing along creeks and low-lying ar-
eas Tuesday morning. 

There were reports of creeks 
ready to overflow their banks. no• 
!ahlY..Steamboat Creek in IPlcasaoi 
~ south of Reno. where Wa• 
shoe County Jailcrew_s helped erect 
sandbag barriers as a precaution. 

In the Truckee Meadows, minor 
flooding was reported along low-ly• 
ing Kleppe Lane in Spades, and 
sto.rm drains clogged with tumble• 
weeds and other debris along other 
Reno-Sparks streets. 

The slow-moving storm spawned 
minor flooding elsewhere, too. in­
cluding: 

• Tl..- ........... 1..-.. .,,.~1 J,..,.,..,. ,..i" 11 ~ 
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Steamboat, Pleasant Valley flood study report due :t 
. ~~ 

i Rtprcscntal'.vcs ol ~he Armylthl' arl'a l:11\'l'mmcnts couldn'l l,ake. aloni: the lower I' , rnilcs1bul that flnod d~mage can_ he agr crnp.~. irriga!i(ln facilitiesla program ror flood damage . 'It 
, Corps or Engineers win appear possibl~• afford." nr Galena Creek and Rtong r11c1i:reatly reduced rr appropriate and olher farm and ranch Im- reduction. thro 
j before the Rcsional Planning Ac!'nrcling In Al!~n. !he idea tower 2\i miles of Baill'y Can-I mcasur~s are taken." the re- rwoveml'~I,; a11d the need to '·Past floods have c11used ex• lion. 

Co . . T d . h I , I d • . b . yon Grnck. ,port ~aJs. protect hveslDCk. . . h t d Acll 
• . mmrsswn ues ay nrg 1 ~ ~ the ~lu Y rs 10 give . as,_c It _gi\·es the hac~i;n,111111 ofl Ac_cording lo lhc study. £loo~- The n•porl als(1 outlines ideal tensr~~ damage _m 1 ~- 5 u Y Spa, 
1 give a 1111mmary of a Sh.rd) ,mfonnal1on anti then lca1c II Onodtni;. 25 times rn 1he last Ing III lhe area would re?$111l m r11nd1tmn~ for noods and what area. the report 1ead~. Future A , = :.l'~ danrr w ~lclm• up to the local pcnple lo lake 110 yean;. It al'WI m,m, _ that hazards lo rural residential ~ii:ns to con1ider when watching floods can cause greater dam• will 
; Th usan ~el~· d necessary steps. Ooodlng can be expected tu oc• areas and their inhabitants; tor them. age due to increasing de'lelop- volv 
• sludj e C<Jrps 111.ewa; k ~ 0 The study relates to the flood cur In 111' future. damage 111 roads, bridges and 11 also outlines reason!; In U• menl in flood plain areu. o!fh 
1 _l?I on. ~c e~ ver plains along Steamboat Creek "Local officials believP- lhaf their abutments, culverts and peel Jarcl'r floods than thDSe in " not 

and its IIIIUthem lribularies. :"e from Huffaker Hills upstream the citizens should be informed public utility lines; damage to Lhe past. Unless properly regulal~, drei 
report on the Truc:kee. River to Its souree at Lilt!e Washoe that large floods are inevitable. haylands, growing recd and ror- It gives possible solution~ and imprnvements in flood-prone lo- '11 

• was Nbmltted appro,umetely1 ______ __________ _ _ _ _ _ _ ;-;;;:;:;;;:,:;;::::;:=====-:;; ;::;;::..::=.:;;;;;;;:::::;:;;;=;:; cations would be vulnerable to gin 
! two years ago and was reriucst• D:111111117';ui;'.ir."TI • All i ed 115 part or 8 rcderal prn.i:ram llJE'fU; f!eRE "RlQ&.1(,0,RV't, EACH OF US CAN lEAR!-1 ser1ou9 flood darnage and c,ould 
e throuJ?h the ~tale cni:inel'T's nl•! EVALU~OU(Par'rORAIAta50N ~~~~p'f~~~~ING reslricl noodnows. thus increas- ~! 

lficc. II \\"as !lone al no cm;! tnj 1HE ,AclD.EA°1 OF l.15 fAN '" •· ing nnnd hciJ:h1~ :md possibly 
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Current Conditions and Concerns 

The watershed acts as a funnel to concentrate all the mountain runoff into a narrow channel through 
Pleasant Valley and Steamboat Valley on its way to the Truckee River. As seen above, even without 
todays development damaging floods are not uncommon. 

In recent history, there have been about 2270 building lots approved for the area south of Hwy 431 
(Mt Rose Hwy) and north of 1-580 in the watershed. If one estimates each lot has about 2500 square 
feet of impervious coverage consisting of home, garage, decks and driveway, it equals roughly 130 
acres of lost infiltration capacity for runoff. 

The planned Sierra Reflections development on Washoe Hill adds and estimated 57 acres. Roughly 
guessing about 5 miles of roads for both areas adds another 12 acres for a total of nearly 200 acres 
of lost infiltration capacity in the watershed. A more in-depth study could determine a more exact 
amount. 

Another factor is our recent wildfire, the Davis Fire, a large portion of which was in the watershed. It 
burned up the steep slopes nearly to the Mt Rose Ski Resort, Slide Side. Many acres of water 
retaining grasses and shrubs were lost increasing the danger of flash floods and mudslides. 

The historic flooding examples shown above seem to be caused by two types of events. Several flood 
events, including the 1997 flooding that affected the whole Tahoe/Western Nevada region, was 
caused by an unusual warm spell and storms that caused sudden melting of the snowpack as well as 
torrential rains. The other is usually in the summer and consists of concentrated torrential rain events 
often associated with thunderstorms that can overwhelm a local creek. 

With our uncertain climate trends it can't be predicted if these events will be more common in the 
future or not. Also, the loss of infiltration capacity upstream of Pleasant Valley and Steamboat Valley 
may make future events even more common and destructive. 

The following clips describe some of the destruction on the Pagni meadow at the corner of Pagni 
Lane and Alternate Highway 395 where a large portion of the Sierra Reflections development is 
planned to be built. Nevada State Journal, June 13, 1927. 
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STEAMBOAT CREEK FLOOD - 12/31/1996 
(Photos courtesy of Delia Greenhalgh) 
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Traffic Planning Commission Presentation (01/06/26) 

Good evening Commissioners 

My name is Maureen Collins. Please include my 

comments and exhibits in the record. 

I am speaking to you regarding the Traffic Issues related 

to the proposed Sierra Reflections Project. 

The proposed development will add approximately 6,000 

to 8,000 vehicles per day with an average roundtrip of at 

least 20 miles. This does not include service vehicles 

brought in by others. Old US 395 is already considered a 

dangerous highway with a reduced speed limit due to a 

history of traffic accidents and wildlife encounters. 

The proposed roundabouts are a major concern. 

These roundabouts have several common issues; 

1. The roundabouts are inconsistent with the rural and 

scenic nature of the area as stated in the Vision and 

Character statements of the Washoe County Master Plan. 



2. The roundabouts are of inadequate size. They are 

specified to have a 180 ft. diameter. A tractor towing a 

single 57-foot trailer would have to use the apron to 

navigate this size roundabout. It is too small to safely 

handle larger rigs diverted off of 1-580 in emergency 

situations. 

3. These would be low speed roundabouts. The grades 

approaching them could cause vehicles to lose traction 

during winter weather while slowing to approach them 

or slowing or stopping for conflicting traffic. 

4. There are no bicycle lanes. Recent fatalities have 

highlighted this need. 

5. There are no separate exit or merge lanes. All vehicles 

must enter the roundabout. This results in reduced 

capacity in emergency evacuation situations. 

6. Both roundabouts are on Old Hwy 395, East of the 

proposed subdivision and are only one-half mile apart. 

Use of both could be lost in an extreme fire event such as 

happened in the Washoe Fire in 2012 and nearly 

happened in the Davis Fire. 



Specifically, for the Pagni Lane roundabout. This is in a 

low area which frequently fioods and becomes 

impassable during heavy rain events. 

Specifically, for the Eastlake Blvd roundabout. Space 

constraints due to its location at the top of a hill and the 

surrounding terrain make the building of a roundabout 

with required line of sight distances impossible without 

destroying the entire area. This would be in confiict with 

the Hillside Development Article 424 and the Corridor 

Management Plan for the Washoe Valley Scenic Byway. 

The line-of-sight issue is further complicated since both 

approaches on Old Highway 395 are uphill. This further 

limits a safe line of sight, especially considering stopping 

distances for larger vehicles. 

For the above reasons Findings (b) Design or 

Improvement, (f) Public Health, and (h) Access cannot be 

made and the Tentative Subdivision Map cannot be 

approved. 



My name is Marilyn Naylor. Please include my comments and exhibits into the record. 

I am one of the community members enlisted by Washoe County to complete an application for the 

Washoe Valley Scenic Byway, designated by the State of Nevada in 2010. 

Since then, .. .forthe past 15 years, the managing partners including seven federal, state, and local 

government agencies ... an average of 25 community organizations .. and many extraordinary volunteers .... 

have continuously worked to meet the Mission ... to enhance Nevada's rural heritage and provide 

opportunities to experience scenic beauty, cultural history, natural resources, and recreation .... 

All have worked in good faith on EnvisionWashoe 2040 committees; implemented it's Washoe Valley Scenic 

Byway Corridor Management Plan; come together to man educational booths at the annual 

Ceiebrate Washoe Valley; and this year, awarded an America 250 Travel Nevada grant for an interactive map 

highlighting the history along our regional scenic byways ... which includes Hwy 395 south from Mt. Rose 
Hwy. 

The Sierra Reflections application proposes a preference for a roundabout at the intersection of 

Old Hwy.395 and Eastlake Blvd, the Gateway of Washoe Valley Scenic Byway. A roundabout would 

require complete removal of the hillside ... eliminating the ridgeline bordering Hwy. 395 to the West. 

Viewshed from Washoe Lake State Park and scenic quality of this visual gateway would be lost forever. 

You have been given copies of Principals and policies that have been put in place to legally protect 

the byway's ridgelines and scenic quality. Briefly ... 

Tr kee Meadows Regioo.aLPLa.n defines Significant ridgelines as those that surround or visually 

cfominate the valley landscape; visual dominance characterized by a silhouetting appearance 

against the sky; an area of significant ecological, historical, or cultural importance. 

• NRG "Local government master plans shall include policies that address visual impact of 

development on ridgelines to maintain the scenic value of the Region." 

Envision Washoe 2040 NCR Principle 1. "Collaborate with ALL planning partners to 

identify and protect the region's significant visual gateways and viewshed including ridge lines." 

• Washoe County Development Code 

Article 110: 424 - Significant natural features SHALL be protected and preserved where appropriate 

and feasible including ridgelines, canyons, ravines, streams, and creeks ..... 

• Corridor Management ~Lan- (manage development and grading to preserve mountain) 

views - avoid mass grading and large roe k cuts visible from the highway. 

Sierra Reflections application must be denied because Section 110.608 Finding (b) cannot be made. 

"The proposed map is non-consistent with the Master Plan and any specific plan." 

Thank you! 



MANAGING PARTNERS ROLES & RESPONSIBILITIES 
The CMP describes four main goals with corresponding objectives 
and strategies for managing and enhancing the Corridor. As the CMP 
moves forward. each managing partner will have different roles and 
responsibilities. Table 3 identities which of the managing partners would be 
involved to help achieve each goal. 

COMMUNITY ORGANIZATIONS 
Washoe Valley Alliance and other community groups may also be 
involved in the implementation and monitoring of the CMP. Community 
engagement with the Byway is an important element of a Corridor's 
success. As new projects come forward, local groups can help engage 
stakeholders and other 9ommunity groups so that the Byway's resources 
and challenges are considered. No one entity can achieve success on its 
own. Leveraging the human capacity of community organizations can build 
a strong foundation for Byway success. 

Agencies rnust 
continue to \NOl'k 

together to create 
attractive grant 
funding applications, 
leverage resources, 
and create projects 
that have Corridor­
wide benefit. 

Taole l: Managing Partner's and Community Organization's Roles & Responsibilities 

GOALS & STRATEGIES WASHOE NDOT NDOW STATE NEVADA BLM USFS COMMUNITY 
COUNTY PARKS LAND ORGANIZATIONS 

TRUST 
Preserve and Enhance the Natural Environment and Wildlife Habitat 

Enhance Wildlife Habitat 
X X X and Connectivity X X X X 

Manage and Maintain 
X X X Natural Resources X X X X X 

Protect the Sense of Community 

Preserve Views and Scenic 
X X Vistas/Protect Viewsheds X X X 

Preserve Open Space X X X X X X 

Enhance Aesthetics of 
X X X X Roadside Facilities 

Enham:e Active Transportation Facilities 

Enhance Bicycle & 
Pedestrian Facilities for X X X 
Safety and Access 

X X X X X 

Promote Economic Vitality by Enhancing the User Experience 

Develop and Enhance Pull~ 
X X offs and Vista Points X X X X 

Enhance Recreation 
Facilities (Bowers X X X 
Mansion) 

Encourage Reinvestment 
and Revitalization of X 
Commercial Areas 

X X 

Enhance the Byway User's 
X X X X X Experience 

Chapter Five I 85 
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NR 5 • Natural Slopes greater than 15% and less than or equal to 30% 

Local government master plans shall include management strategies for natural slopes greater than 
15 percent but less than or equal to 30 percent in order to not degrade the scenic, public safety, and 
environmental values of the area to be developed and the region as a whole. 

NR 6 • Ridgelines 

local government master plans shall include policies that address visual impact of development on 
ridgelines to maintain the scenic value of the Region. 

NR 7 - Wildlife Habitat 

In order to protect wildlife habitat, local government and affected entities master plans and other sim­
ilar plans must include management strategies for habitat and environmentally sensitive areas, such 
as the discouragement of breaking up of identified large, connected areas of open areas that may be 
important for continuity of wildlife habitat, wildlife corridors, and species mobility. 

NR 8-Wildland/Urban Interface 

Local government master plans shall include management strategies for areas identified as wildland/ 
urban interface, such as enhanced wildfire resiliency strategies, wildfire risk mapping that identify po­
tential wildfire hazard areas, and maximizing open space to protect development and wildlife. 

NR 9 - Parks and Open Space Connectivity 

local government master plans shall encourage 1) a collaborative approach to the creation of a net­
work of parks, bikeways, greenbelts, recreational trails, multi-purpose corridors, and public facilities; 
and 2) multimodal inter-jurisdictional connectivity between them. 

NR 10 • Urban Heat Island 

Local government master plans must include strategies that reduce 
the urban heat island impacts such as: 

• Encouraging the expansion of the Region's tree canopy; 

• Cool roof practices; 

• Urban cool islands and corridors; and 

• Minimizing the use of heat-absorbing impervious surfaces 

Also irlcntified in rhe Regional S11stc1inc1bilily Sl.udy, 

:! ,c· 11,IJ.0.·11 lw;n ;•,l,n1tL i,:.ir:i:. :rwch,,ni-,rr,, ;o ,1l1•,,.'d, ·:::.1c·r' 11 l,i:.111', • (-; .«,c: •, _:11111-,,J,1,. 1 l1t·· ('/Cli,_.;;l ,~11r:,,:,. 

oi •~1 r111iling rllCJ11 ~· (ii-it; ~~ ucC.Hl~,z": -.:>; hlf~;•,cir coohng ir_1~:11i'.:;. 
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Renewable Energy 
Energy generated from rapidly renewable or inexhaustible sources including, but not limited to, solar, 
geothermal, hydroelectric, biomass, methane, and waste heat recovery sources. 

Resort Destination 
A resort facility or development of multiple buildings intended primarily for transient guests where 
the primary attraction is generally recreational facilities or activities, including, but not limited to snow 
sports and activities (i.e., ski area residential uses shall be primarily "ski-in/ ski-out"), golf, dude and 
guest ranches, health spas and resorts, backcountry adventures, hunting, fishing, and water sports. A re­
sort destination is generally located in a setting of significant natural amenities, and may include a range 
of on-site indoor or outdoor recreation facilities. 

Resort Service Area 
An area in the Ru rat Area, where local government master plans may allow for the development of resort 
destinations. 

Right-of-way 
A strip of land acquired by reservation, dedication, prescription, or condemnation intended to be occu­
pied by a street, trail, water line, sanitary sewer, and/or other public utilities or facilities. 

Road 
All property dedicated or intended for public or private road, street, alley, highway, freeway, or roadway 
purposes, or dedicated or intended for public easements therefore. 

Rural Area 
All of the land subject to TMRPA jurisdiction that is outside of the TMSA. This area is restricted to very 
low density development, and generally consists of dispersed development and employment on large 
parcels of land. Parcels may not be greater than five acres in size unless 

Rural Development Area 
Designated areas within the Rural Area which aim to preserve open space and natural resources by al­
lowing for parcels of less than five acres to be created, in return for designated open space. The overall 
density of these areas may not exceed an overall density of one dwelling unit per five acres. 

School 
A school is defined as being either a primary, secondary, or non-traditional secondary (public or private) 
institution of learning which offers instruction in one or more branches of learning. 

Shall 
Mandatory to carry out the policy, even if a timeframe is not included. Meaning imperative and non-dis­
cretionary. Subject to funding and budgetary constraints, which may not allow for implementation of 
the policy and subject to provisions of the annual budget. 

Significant Ridgelines 
Ridgelines that surround or visually dominate the valley landscape either through their size in relation 
to the hillside or mpuntain terrain of which t hey are a part; their visual dominance as characterized by a 
silhouetting appearaoce_against the sky; as a significant backdrop feature or separation of communities; 

141 
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through visual dominance due to proximity and view from existing development or major corridors; or 
as an area of.significant ecological, historical or cultural importance such as those whi~ connect park or 
trail systems. 

Sphere of Influence 
An area into which a City plans to expand as designated in a comprehensive Regional Plan adopted pur­
suant to NRS 278.026 to 278.029, inclusive, within the time designated in the comprehensive Regional 
Plan {NRS 268.623). 

Sprawl 
Premature growth or outward expansion of development. low-density land-use patterns that are auto­
mobile-dependent, energy and land consumptive, and require a very high ratio of road surface t o devel­
opment served. 

Stakeholder 
Individuals and/or groups which have a shared interest in an enterprise. 

Streets 
Open and public thoroughfares including streets, avenues, boulevards, roads, lanes, alleys, viaducts, pub­
lic easements and right-of-way, and other ways (NRS 278.018}. 

Substation [Electrical] 
An assemblage of equipment that switches, changes, or regulates voltage in the electric transmission 
and distribution system. Substations that connect two or more transmission circuits without transform­
ing the voltage are called switching stations or taps (see also "utility site"}. 

Substation [Natural Gas] 
An assemblage of equipment for the use of managing the supply of natural gas ln the regional system 
(see also "utility site"). 

Sustainability 
Community use of natural resources in a way that does not jeopardize the ability of future generations t o 
live and prosper. 

Sustainable design and construction 
Design and construction techniques that maintain or enhance economic opportunity and community 
well-being while protecting and restoring the natural environment upon which people and economies 
depend. Sustainable design and constructic;m meet the needs of t he present without compromising the 
ability of future generations to meet their own needs. 

Tier 1 Land 
Area within the TMSA where moderate/varying range development is expected and number two in the 
priority hierarchy for development . A variety of residential and non-residential uses exist in this area. 

Tier z land 
Area within the TMSA where there is generally less dense development occurring at suburban levels, 



PRIORITY PRINCIPLES & POLICIES 
H·l Pi•t.icip!e 3. Use a oatancr~d sat of tonls to inc,ri;:;sG ti'.e diversity of 1·iousinc! iype~: across 2111,~Gon2 L::,v:;;l$ 

and ·:aciiit2te n1ore aHofdable, ssrior, rmdU--farnify, ~:ind 'Noddorce housing, 

► Policy 3.4 Support accessory dwelling units as a method of providing affordable and workforce housing. 
FH r-\·rncipk 5. Preservo::: and 1·eh&oilitatr~ eJ:rsur,g affordabfe 2nd vvorkforce i10L1.sin~;, 

► Policy 5.4 Consider establishing standards to mitigate the negative effects of housing that is either vacant or ill-maintained by 
absentee owners. 

► Policy 2.5 Ensure that land use practices and regulations accommodate needs of rural communities, and changing trends 
regarding businesses, including home and accessory rural occupations. 

(\Jf,R-f->nnr-,tpte-.t, Nla1hlaiR sr~~~ie--r~t,f'Ge-s Witr,Tu t~e f'.ount)' . 

• '► PoJicy 1:'l -Collaborate With all plannl ngpartners to identJfy and pretect the region's'Significant visual gateways and viewsheds 
inc1udingridge lines, buttesi mountains, an~ riparian corr1dors. 

► Policy 1.2 Maintain dark night skies. 
NCR Pri11dµie 4, Protect and imprnve water I esoLnc:es 

► Policy 4.3 Protect Critical Source Water Protection Areas. 
► Policy 4.4 Collaborate with WRWC, TMWA, Local Governments, Tribes, and other regional partners to manage land use practices 

to protect the watershed and water supply sources. 
AR Pri,1ciple 1. Umit developrner:t ir. the Development Co 01straints Area. 

► Policy 1.3 Ensure development within the WUI is consistent with industry best practices . 
. irn Principie 3. Mitigate the iropacts of climate change on rnsidents. 

► Policy 3.4 Encourage development of alternative and renewable energy generation and infrastructure, including but not limited 
to solar, wind, and geothermal to benefit the community/County. 

LU Principle 3. Support development that respects narn1 al resolJl'ces. 

► Policy 3.2 Promote landscaping that is consistent with best practices for resource sustainability, habitat preservation and 
enhancement, and natural hazard resilience. 

LU Principle 4. Design communities and nei~J!)borhood.s •io create a strong sense o1 place. 

► Policy 4.4 Support visual improvements to enhance community gateways. 
► High Desert Policy. Consider establishing standards to m;tigate the negative effects of vacant or ill~maintained land by 

absentee owners. 
LU Pri1 ciple 5, Maintaifi the rnral character of comrnuiiH2s in the Rural Area. 

► Policy 5.4 Engage with the residents of the Freestanding Communities (Gerlach, Empire, Wadsworth) to ensure development is 
consistent with communities' unique needs. 

► High Desert Policy. Identify methods to remove the barriers to development and general property improvement 
experienced in remote areas as a result of low availability of professional services Including engineering, architecture, 
surveying, and heavy equipment operation. 

► Policy 5.5 Preserve and promote the rural communities and rural area's natural, historical, scenic, and recreational resources to 
residents and visitors. 

r:q::_c)· Pd11c··.:11·1IP? 1)~ov'1rio ~t'k:-rn12tr.l. sei·vic(~ '1T• rj(.:)\f(.ll'')[1!"·1·10r1is 2-nr: l"(l'"ip-r.,-i'1r1 ~ l~n•,T;if]lln·,,'.~trw, 
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► Policy 3.1 Identify barriers to service delivery goals to meet Washoe County's minimum service standards for potable water, 
wastewater, storm water and flood, schools, and transportation as depicted in the Regional Plan List of Facilities and Service 
Standards. CHAPTER 2: VISION P. 95 



Article 424 

HILLSIDE DEVELOPMENT 

Sections: 

110.424.00 
110.424.05 
110.424.10 
110.424.15 
110.424.20 
110,424.25 
110.424.30 
110.424.35 
110.424.40 
110.424.45 
110.424.50 

Purpose 
Applicability 
Exemptions 
Application Requirements and Procedures 
Determination of Developable Area 
Protected Open Space Areas 
Site Development Standards 
Grading and Drainage Standards 
Vegetation Preservation and Restoration Standards 
Street Standards 
Fire Safety Standards 

Section 110.424.00 Purpose. The purpose of this article, Article 424, Hillside Development, is 
to regulate hillsides in a manner different from regulation of flat terrain. This article establishes 
provisions for developing, preserving and protecting hillsides and ridgelines within Washoe 
County. The intent of these regulations is to protect the public health, safety and welfare by: 

(a) Minimizing use of slopes subject to instability, erosion, landslide, flood hazards or 
drainage problems; 

(b) Minimizing the careless alteration of and disruption to the natural topography and 
landscape; 

(c) Providing safe and adequate vehicular and pedestrian access to and within 
hillside areas, including emergency access; 

(d) Establishing stormwater runoff and erosion control techniques to minimize 
adverse water quality impacts resulting from non-point runoff; 

(e) Encouraging innovative grading techniques and building design which respond to 
the Mlside terrain and natural contours of the land; 

(f) Minimizing impacts on existing trees and vegetation which reduce erosion, 
stabilize steep hillsides, enhance visual quality, protect water quality and 
preserve critical watershed recharge areas; 

(g) Encouraging the transfer of density to avoid hazardous areas and to protect 
environmentally sensitive and open space areas; and 

(h) Minimizing impacts on prominent ridgelines, significant viewsheds, canyons and 
vlsua'lly prominent rock outcroppings which reflect the visual value and scenic 
character of.hillside areas. 

Washoe County Development Code 
HILLSIDE DEVELOPMENT 

July 13, 2010 
Page 424-1 



(f) 

(g) 

(1) On lots fronting a street with on-street parking prohibited on both sides of 
the street, one (1) additional off-street parking space shall be provided 
per unit; 

(2) The width of a driveway at curb cut shall not exceed twenty four (24) 
feet, and the distance between two (2) or more curb cuts on the same 
property shall be at least twenty (20) feet; 

(3) To reduce the number of curb cuts, amount of grading, impervious 
surface area, and site disturbance, use of common driveways shall be 
encouraged by the Director of Community Development, provided that a 
common easement maintenance agreement is secured; and 

(4) Tandem parking may be permitted by the Director of Community 
Development provided that the applicant can demonstrate that such 
configuration will reduce the amount of grading. 

Lot Configuration. The following standards are intended to ensure platting of 
new lots which reflect the natural character of hillside properties as shown in 
Figure 110.424.30.4: 

(1) Stable and sufficiently usable areas of land for development shall be 
provided for each created lot; 

(2) Building envelopes, disturbed areas and areas to remain undisturbed for 
each created lot shall be shown on the tentative and final maps; 

(3) Reasonably safe and adequate access from public streets without 
requiring massive grading or substantial vegetation removal shall be 
required for each created lot; and 

(4) Lot patterns which offer a variety of configurations shall be encouraged. 

Fences and Walls. The following standards are intended to minimize the visual 
effect of excessive fencing and retaining walls in hillside and ridgeline 
development: 

(1) Multiple retaining walls shall be separated horizontally by a distance 
equal to at least the height of the lower retaining wall; and 

(2) A series of smaller retaining walls shall be encouraged rather than one 
(1) large, uninterrupted wall. 

(h) 1 Significant Natural Features. Significant natural features shall be protected and 
preserved where appropriate and feasible including, but not limited to, ridgelines, 
canyons, ravines, streams and creeks, natural drainages and rock outcroppings. 

(i} Open Space and Recreational Trails. Open space areas and recreational trails 
provided as part of a hillside development proposal shall be consistent with the 
adopted Washoe County policies and regulations for open space and 
recreational trails. 

Washoe County Development Code 
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Wa,hot CounlY R!iional Open Space ,nil N.iu,al ReSOOl'te Mana11oment PIM 
line 2008 

Where Are Some of the Region's Scenic Area$ Located? 
Scenic areas are, to some degree, in the 
eyes of the beholder. Different people may 
appreciate certain types of landscapes more 
than others. Within the framework estab,isned 
by this plan, however, the following represent 
some of the most unique and distinctive 
resources within the region: 

The Mt Rose Wildemes;, and surroumfog high 
elevation nationlll forest lands. The wilder11ess area 
encompasses over 28,000 acres and includes 14 
dislinctive mountain peaks 'Mtlli1 the Carson Range. This 
area is a distinctive landscape southwest of Reno and its 
scenic quality was ciled by the general public. 
PNvtrie Mountain, norttl and west of Reno, ~ ~ 
both Peavine Peak as wd as nearby South Mo..itain. The 
soothem lace of Peaw,e Peak ls r, private Ol'<lle<sllip, 
and the pubic has raised = about rnoacts ID this 
reso1.01;e if this area is allowed tD <le\lelop ~'-

The Petenon Mountain 1, which span the border 
between Nevada and Caflfomia, llOflh and west of Reno, 
and which include the Peterson Mountains NahJral fvea. 

Pyramid Lab, which encompasses 188 square miles and 
illcludes SR 446, a National Scenic Byway. The lake is 01\e 
of the largest lake5 in the United States and also tile large st 
remnant of ancient l.;ke Lahoo!M that col'l!red much of 
nor1hwestem Nevada at the end of the last ice age. 

The Dog61dn Nountains, which are visible to the west 
from lhe Pyramid Highway and which also have cull\lral 
sigN6tance. 
The Vlrg!nla Molfflt.llns and "1\Jle Peak, which are 
visible along the western edge of Pyramid Lake. 

Hun&JY Valley and Ridge, which parallels a section 
of lhe Pyramid Highway and whic~ also has cultural 
significance. 

The Pah Rah ~111, to the south of Pyr am1d Lake 
which includes Virginia, Pond alld Spanish Springs Peaks. 

The Truckee River, which flows from west to east and 
provides a visual experience of nature in the City. 

44 • Clleoter 5. The Piao: Yisval and Sc.ellic Cllaratler 

The V"irclnla Rance, which Ues on the souttlea , t side 
of Truckee Meadows and which forms the southeast 
boundary of our planning area. These foottiills, 
sparsely vegetated in sagebrush and pinon pine/JIYlll)er 
communities, form a very significant backdrop and edge 
to the C0\111\)1. Also on tile east side are the Huffaker HiUs, 
including priltate~ed Rattlesnake Mountain, a very 
significant and recognilal>Je feature wittlin the foothlls, 

Steamboat Creek 111111 associated indaads, an area 
!hat pro-,,des a unique intmace betweet1 the valey floor 
and the foothils. The origlllal marsh 0( bog is lhe low 
point In the Truckee Meadows, and was one of the first 
sights 10 greet wagon trains as they wo1A1d their wrw, up 
the Truckee RNer. The Overland Emigrant Trail, ~ich 
foUowed the base of the Virginia Range, ttien along the 
Huffaker ~s to southwest T111cku Meadows, is still 
'lisible in this area L1l selected locations. 

Washoe We and Walhoa Vaffey, on the southern 
e11ge of the project area and wllich indude Washoe Lake 
State Pilfk, Bowers Mansoon, DaVts Cleek Park al1d lalie 
agrlcul!Ulal pIoperoes such as Wmlcr Ranch. 

Lake Taboo, at the far southwestern edge 
of Ille project area. 

114deU Flats In tho North Valley,, a large predominantly 
sage-covered valley SU!Tounded by hils W1lh no hunnal)­

made structures visible except for a few dirt roads. 

Palnmd tllt and Needle Rock, llliq,Je geologic formations 
located just north al the ilcandescent Rocks N:£.C. 

Swan, Silver and White Lakac, three playa s in the 
North VaUeys. 

Jumbo Gr■de, the large undeveloped area of hiDs east 
of Washoe vaney that includes BaUey Canyon, Wakefield 
Peak and McCleDand Peak. 

Toe Mount Rose Hlpway !SR 431). 

Gelger Gtade (SR 341). 

U.S. 395 througll Pleasant Valley, Washoe Valley and 
Cold Springs vaney. 

1.3 The County will work coUnborntivcly wfrh all 
planning partners 10 gnio regional consensus on 
identifying and protecting the region's significant 
visual gatcwnys as experienced from major 
in tersta tc travel routes. 

1.4 County and local jurisdictional devdopment 
review processes should be expanded and 
coordinated to indudc consistent criteria for the 
evaluation of visual impacts of proposed projects. 

1.5 Any regional parks, :fucilities or Councy·owned 
open space that are impacted by non•piu-k uses, 
or uses not consistent with this plan, must 
comply with the Regional Parks & Open Space 
Granting of Easement Policy and the review 
process. 

GOAL 2: Preserve and protect the visual integrity 
of our region's hillsides, ridges and hilltops. 

2.1 The County will work colbborarivcly wirh 
Reno-and Sparks to gain regionnl consensus 
on a coo.rdinarnd approach for managing and 
pr6fccring hiUsides, ridges and hiUrops 11irough 
p_olicics 1111d implcmcming (mlinanccs. 

GOAL 3: Preserve the remaining integrity of our 
region's dark night sky. 

3.1 Develop and implement consistent and 
comparable ordinances and consistent lighting 
codes for Reno, Sparks and the county chat will 
help preserve the "dark night sky.• 

3 ,2 Development codes should require lighting 
plans for proposed projects 10 include ways for 
reducing any adverse effect of artifici:tl light, 
including gllll"e, unwanted lighting, decreased 
visibility at night, and energy waste. 

GOAL 4: Protect the region's visual resources 
from impacts of illegal activfties (such as 

dumping, abandoned vehicles and illegal trail 
creation). 

4.1 Support and continuously improve coordination 
among law enforcement agencies to reduce 
impacts on visual resou.rccs from illegal trail 
creation, OHV use, dumping, and other impacts 
10 public lands from iUcgal activities. 

4,2 Support and participate in the !Uegal Dumping 
Task Force and collaborate ro inform the public 
on dumping, provide information, and improve 
current efforts to climinue illegal dumping. 

4.3 Coordinate with approp.rinre ngencies to reduce 
illegal activities through inaca.,;cd fines, public 
service restorntion requirements, and other 
enforcement meas1Jres. 

GOAL 5: Educate 1he public on the values of the 
region's scenic resources. 

5 .1 Increase genentl awareness of the Regional 
Open Space and Natural Resource Man2gcment 
Plan, W-.th a focus on building appreciation of 
the scenic character of our area (coincidtnrnl 
with building appreciation for recreational 
opportunities and ecosystem services), 

5.2 Educate and enlist local and regional 
organizations and special interest groups in the 
support and promotion of the Regional Open 
Space and Natuni.l Resource Management Plan's 
direct tics to economic development, the tourism 
industry, the region's quality of life and our local 
citizen's sense of pride/owmrship. 

5.3 Work with NDOT and RTC regardjng 
the incorporation of scenic viewpoin~ into 
the region's planning for transporratioo 
enhancements and funding activities. 

5.4 Work with NDOT and RTC regarding the 
preservation of our area's scenic viewsheds in 
future transportation planning. 

~ 

--, ... 



PROTECT THE SENSE OF COMMUNITY 

STRATEGIES & ACTION ITEMS 
Preserve Views and Scenic Vistas/Protect Viewsheds 

,,_ Manage development and grading to preserve mountain views and 
avoid mass grading and large rock cuts visible from the highway 

co Maintain current and proposed outdoor advertising standards to 
manage billboards and on-site signs so they do not detract from scenic 
views 

,. Manage cell towers and wind turbines so they do not detract from the 
area's visual quality and can be visually hidden in the viewshed 

"' Maintain zoning to manage growth, protect water resources and 
promote walkable de'-'.elopment and encourage conservation 
easements 

Naturalized rock cuts and grading that blend with the surrounding 
topography a re preferred. Mass grading of slopes is visually unappealing 
and leads to vegetation management issues. 

! 
Retain the lntegrity 
oflhe narural slope 

-~~-

Development on hillsides and mountains should retain the integrity of the 
natural slope and not extend above the hillside. 

GUIDELINES: GRADING & 
ROCK CUTS 

• Grading should minimize 
the visual impact of a!! 
residential and non­
residential hillside 
development, including 
road cuts and driveways. 

e Grade to create natural­
looking slopes where 
feasible. Have diversity in 
gradient and profile rather 
than uniform slopes. 

• Encourage muiti-year 
revegetatioil plans for 
slopes so that invasive 
weeds are managed and 
vegetation covers the site 
to match adjacent natural 
slopes. 

~ Create landforms that 
respond to the uniqueness 
of the site, the surrounding 
landscape and the 
roadway travel experience. 

" Utilize naturalized retaining 
and te1-racing where 
needed. 

• Create smooth landforrn 
transitions that blend v-1ith 
the natural ts1Tain. 

'# Development should be 
designed to follow the 
natural contours when 
possible. 
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Promote Economic Vitality by Enhancing the Use1- Experience 

-

, ..... , . ..,. 
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.... 

LAKE 
TAHOE 

MOUNT ROSE SCENIC BYWl!.Y 

- WASHOE VALLEY SCENIC BYWAY 

- AMERICA'S MOST 8EAUT1FUL DRIVE NATIONAL 
SCENIC BYWAY (SR 28 &. US 50) 
I OVERLAPS WITH US 5~ STATE DESIGNATED BVWAYJ s~"'"", E«n: HERE. o.t.o,mc, lntermap, mc,om, 

- US 50: PORTION OF BYWAY WITH ONLY STATE DESIGNi-!i-lb~N~:~0 • NPS. N~CAN. Gecl~e. lGN. Kada, _,•.1_ .. ,,.n.,METl,,E,n China (Hor\9 l<o'11)). ow,sllc 

I I 
•• j IN" LOOP C))e;ti"j' t-..(!lMae contribulor6, snd' iie GIS Uscr,Cp 

■ ■ CONNECT D,~ ROUTES TO MAKE A DR V " ,..,u,·,1:.>•obo, GooEyo, Eanhslar Go~,apllfcs. CNI 
AO DITIO N AL A REAS OF l NTER EST _!$;; -,~ Gcunopplllll, Aorcg,fd, IG!:1, JGP, ,w1, 

·_,.:;,:,4,1..:Ji:ly ~ 

--.-.,,e Washoe Valley Byway is located near two state scenic,byways, a 
..anonal scenic byway and numerous areas w ith cultural, historical, 

recreational and natural interest. A loop system could be identified to 
connect the byways and other regional areas of interest. 

• Communicate the Byway's 
relationship to the larger 
region and system of 
byways and historic sites 
(e.g_, SR 28, US 50, Mt. 
Rose Highway, Washoe 
Valley, Virginia City, Carson 
City and Steamboat) -
work with Reno-Sparks 
Convention and Visitors 
Authority, Carson City 
Visitors Bureau and Incline 
Village Crystal Bay Visitors 
Bureau. 
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JIM GIBBONS 
Go.-emor 

STATE OF NEVAOA 

DEPARTMENT OF TRANSPORTATION 
1263 S. Stewart Street 

Carson City, Nevada 89712 

February 9, 2010 

Washoe Valley Working Group 
c/o Bill Naylor 
1005 Dunbar Drive 
Washoe Valley, NV 89704 

Dear Mr. Naylor: 

SUSAN MARTINOVICH, P.E., Direclar 

In Reply Rerar 10, 

The Nevada Department (?fTransportation's Director, Susan Martinovicb, will be 
making the official announcement oftbe Washoe Valley Scenic Byway designation to the 
State Transportation Board on February 25, 20 IO. 

This meeting will be held at the Nevada Department of Transportation's 
headquarters building, located at 1263 S. Stewart Street in Carson City, NV. The 
meeting is being held in conference room 301, and will begin at l :30p.m. 

The announcement will be made as part of the Transportation Board meeting, and 
the agenda is not available, so I do not know exactly when the Byway designation will be 
announced. The agenda is usually available about three days prior to the meeting and can 
be found at www.nevadadot.com. under the "Meetings, Hearings & Notices" link. 

I hope you and the members of the Washoe Valley Working Group will have an 
opportunity to attend this meeting. T look forward to meeting you and seeing you there. 

If you have ,any questions, or require additional information including a fax or 
email copy ofthe agenda, please do not hesitate to contact me at (J75) 888-7123. 



Washoe Valley Scenic Byway Corridor Management Plan 

Introduces the concept of a loop system to connect the scenic byways and regional areas 

of interest. 
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NRS 408.213 Powers of Director: Designation of highway as scenic route; 
adoption of regulations. 

1. The Director may designate a highway or portion of a highway as a scenic route 
if the route meets the requirements established by regulation for such a designation. 

2. The Director shall adopt regulations which prescribe the requirements for the 
designation of highways as scenic routes. 

3. All official maps published by the Department which are intended primarily for 
the use of tourists must identify highways or portions of highways which have been 
designated as scenic routes. 



Sierra Reflections Proposed Development 
Law Enforcement, Fire Department and Emergency Medical Services Report 

Good evening, Washoe County Planning Commissioners - My name is Lynda Bell. I have 
lived in Washoe Valley for the past 30 years, and I was a 911 Dispatcher for the City of 
Sparks. Please enter my comments and my exhibits into your records. 

The South Valleys area currently only accounts for about 22% of the allocated resources of 
law enforcement, fire and emergency medical services calls. (Exhit)it A.) With an anticipated 
influx of an additional 940 high-density urban style homes increasing the urban population by 
about 3,000 citizens in this rural area, I have serious concerns regarding timely availability of 
these important emergency resources in the South Valley areas. 

After speaking with representatives from Washoe County Sheriffs Office, Truckee Meadows 
Fire Protection District and REMSA it is clear that the current focus of all these services is 
now concentrated in north Washoe County. This is very concerning because approval of 
Sierra Reflections Development will put even more stress on these agencies' southern 
resources, which are already at maximum allocation. Thus, the approval of this project would 
not meet the findings in section 110.608.25 section B - Design or Improvement. Please note 
that Washoe County Sheriff's Office did not respond as indicated in your Reviewing Agencies 
report. (Ex h !!:::d 13} 

Example 1 : The Washoe County Sheriff's Office emergency response when we experienced 
the serious Little Valley and Davis Creek fires resulted in the evacuation of the residents of 
Washoe Valley taking over 1 ½ hours to accomplish. Many of whom were transporting not 
only their families, but also their large animals to safety. This was unacceptable! Adding 
another 3,000 urban citizens to any future evacuation effort in our area will only further 
complicate a timely evacuation. 

Example 2: Previously funding was allocated for a new consolidated fire station in Washoe 
Valley to better serve all of this area, but the funding was withdrawn and used elsewhere. 
Help securing funding for this much needed new fire station is noted by the Truckee Meadows 
Fire Protection District as a condition for approval of this project. (Exhrb:\ C\ 

Truckee Meadows Fire Protection District Station 32 now serves a very large area of the 
South Valleys, which has increased response times, especially to the west Washoe ValJey 
area. This agency has only one ambulance to service our entire area. REMSA can respond, 
however they can only reposition their resources provided they have enough personnel. 

I urge you to deny approval of the Sierra Reflections Development based on the unacceptable 
levels of availability, and the projected increased response times of law enforcement, fire and 
emergency medical services. Thank you for considering my comments. 



EXHIBIT A 

24-25 Truckee Meadows Fire & Rescue Report to the Community 

Aggregate Responses by Fire Station & Community. 

The number or responses tracks higher in the northan .hair ol t~ dfatrici. The <omparison 
between north and soulh banali<ms excludes aid lo other jurisd ictions ouls-ide of the TMFR 
boundary. 
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EXHIBIT B 

Washoe County Planning Commission 

Reviewing Agencies 

The following agencies/individuals received a copy of the project application for review 
and evaluation. 

Atencles 
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EXHIBIT C 

Washoe County Planning Commission 

• Concerns related to Fire, Sheriff, and EMS 

Staff Comment This proposal was sent to Truckee Meadows Fire Protection 
District, Washoe County Sheriffs Office, and Washoe County EMS Program. 
Washoe County's EMS Program responded with no concerns, comments, or 
conditions. The Sheriffs Office did not provide any conditions of approval 
associated with the proposed subdivision. Truckee Meadows Fire Protection 
District provided a condition of approval that states the following: 

The project proponent shall explore and evaluate funding mechanisms to 
support the construction of a consolidated fire station to se,ve the project 
area and suffounding community This evaluation shall include, but not be 
limited to, the cons;derat;on of a Special Assessment Dlstnct (SAD) and 
other applicable funding opt;ons such as developer contributions or cost­
sharing agreements. The proponent shall document the findings of this 
evaluation, including feasibUity analyses, stakeholder engagement efforts, 
and any preliminary financial modeling or outreach conducted. This 
documentation shall be submitted to the Truckee Meadows Fire 
Protection Dlstn'ct (TMFPD) as part of the project's conditions of approval. 

In practical terms, this does not automatically fund or build a fire station. It 
requires the applicant to do the groundwork needed to determine what funding 
approach could realistically work. 



Hello, my name is Erica Bruemmer, and I am here today to speak about 
the school and traffic impacts associated with the Sierra Reflections 
Development. Please enter my comments into the record. 

First, 1 want to address Item #8 of the Traffic Impact Report 
requirements, which states that a report is needed when a 
development may generate 80 or more weekday peak-hour trips. In the 
application's Traffic Volumes section, the original traffic study collected 
turning movement counts near Pagni Lane and Highway 395 between 
7:00-9:00 a.m. and 4:00-6:00 p.m. on mid-week days while schools 
were in session. 

However, these time periods do not align with Pleasant Valley 
Elementary School's actual peak traffic times. As a neighborhood 
school, traffic flows in a one-way loop beginning from Highway 395 onto 
Laramie Drive and ultimately exits at Pagni Lane. School begins at 9:30 
a.m., with peak traffic between 9:05-9:25 a.m., and dismissal at 3:30 
p.m., with peak traffic between 3:25-3:45 p.m. During these times, cars 
routinely back up for up to 20 minutes at the Pagni Lane exit. Because 
the traffic study did not measure during these true peak windows, the 
data does not accurately represent school-related traffic. 

Second, the study was conducted in February 2022, when schools were 
still impacted by COVID-related distance learning. Pleasant Valley 
Elementary had an enrollment of 331 students, yet 23%­
approximately 75 students-were attending remotely. This significantly 
reduced real-world traffic volumes at the time of the study, meaning 
the raw counts were artificially low. 

Although projections were later applied to the raw data to estimate 
average weekday volumes, any projections based on inaccurate 
baseline counts need to be reconsidered. 



My name is Marilyn Naylor. Please include my comments and exhibits into the record. 

I am one of the community members enlisted by Washoe County to complete an appUcation for the 

Washoe Valley Scenic Byway, deslgnated by the State of Nevada in 2010. 

Since then, ... for the past 15 years, the managing partners including seven federal, state, and local 

government agencies ... an average of 25 community organizations .. and many extraordinary volunteers .... 

have continuously worked to meet the Mission ... to enhance Nevada's rural heritage and provide 

opportunities to experience scenic beauty, cultural history, natural resources, and recreation .... 

All have worked in good faith on EnvisionWashoe 2040 comminees; implemented it's Washoe Valley Scenic 

Byway Corridor Management Plan; come together to man educational booths at the annual 

Celebrate Washoe Valley; and this year, awarded an America 250 Travel Nevada grant for an interactive map 

highlighting the history along our regional scenic byways ... which includes Hwy 395 south from Mt. Rose 
Hwy. 

The Sierra Reflections application proposes a preference for a roundabout at the intersection of 

Old Hwy.395 and Eastlake Blvd, the Gateway of Washoe Valley Scenic Byway, A roundabout would 

require complete removal of the hillside ... eliminating the ridgeline bordering Hwy, 395 to the West. 

Viewshed from Washoe Lake State Park and scenic quality of this visual gateway would be lost forever. 

You have been given copies of Principals and policies that have been put in place to legally protect 

the byway's ridgelines and scenic quality. Briefly ... 

Truckee Meadows Regional Plq0_ defines Significant ridgelines as those that surround or visually 

dominate the valley landscape; visual dominance characterized by a silhouetting appearance 

against the sky ; an area of significant ecological, historical, or cultural importance. 

• N.8.§___ "Local government master plans shall include policies that address visual impact of 

development on ridgelines to maintain the scenic value of the Region." 

Envision Washoe 2040 NCR Principle 1. "Collaborate with ALL planning partners to 

identify and protect the region's significant visual gateways and viewshed including ridge lines." 

• Washoe County Development Code 

Article 110: 424 -Significant natural features SHALL be protected and preserved where appropriate 

and feasible including ridgelines, canyons, ravines, streams, and creeks ..... 

• Corridor Management Plan-(manage development and gradingto preserve mountain) 

views - ave id mass grading and large rock cuts visible from the highway. 

Sierra Reflections application must be denied because Section 110.608 Finding (b) cannot be made. 

"The proposed map is non-consistent with the Master Plan and any specific plan." 

Thank you! 



MANAGING PARTNERS ROLES & RESPONSIBILITIES 
The CMP describes four main goals with corresponding objectives 
and strategies for managing and enhancing the Corridor. As the CMP 
moves forward, each managing partner will have different roles and 
responsibilities. Table 3 identifies which of the managing partners would be 
involved to help achieve each goal. 

COMMUNITY ORGANIZATIONS 
Washoe Valley Alliance and other community groups may also be 
involved in the implementation and monitoring of the CMP. Community 
engagement with the Byway is an important element of a Corridor's 
success. As new projects come forward, local groups can help engage 
stakeholders and other 9ommunity groups so that the Byway's resources 
and challenges are considered. No one entity can achieve success on its 
own. leveraging the human capacity of community organizations can build 
a strong foundation for Byway success. 

Agencies must 
continue to work 
together to create 
attractive grant 
funding applications, 
leverage resources, 
and create projects 
that have Con-idor­
wide benefit. 

Mle3:Managing Partner's and Community Organization's Roles & Responsibilities 

GOALS & STRATEGIES WASHOE NDOT NDOW STATE NEVADA BLM USFS COMMUNITY 
COUNTY PARKS LAND ORGANIZATIONS 

TRUST 
Preserve and Enhance the Natural Environment and Wildlife Habitat 

Enhance Wildlife Habitat 
X X X and Connectivity X X X X 

Manage and Maintain 
X X X Natural Resources X X X X X 

Protectthe Sense of Community 

Preserve Views and Scenic 
X X Vistas/Protect Viewsheds X X X 

Preserve Open Space X X X X X X 
Enhance Aesthetics of 

X Roadside Facilities X X X 

Enhance Active Transponation Facilities 

Enhance Bicycle & 
Pedestrian Facilities for X X X 
Safety and Access 

X X X X X 

Promote Economic Vitality by Enhancing the User Experience 

Develop and Enhance Pull-
X X X X X X offs and Vista Points 

Enhance Recreation 
Facilities ( Bowers X X X 
Mansion) 

Encourage Reinvestment 
and Revitalization of X 
Commercial Areas 

X X 

Enhance the Byway User's 
X X X X X Experience 

Chapter Five I 85 
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NR 5 - Natural Slopes greater than 15% and less than or equal to 30% 

Local government master plans shall include management strategies for natural slopes greater than 
15 percent but less than or equal to 30 percent in order to not degrade the scenic, public safety, and 
environmental values of the area to be developed and the region as a whole. 

NR 6 • Ridgelines 

local government master plans shall include policies that address visual impact of development o_n 
ridgelines to maintain the scenic value of the Region. 

NR 7 - Wildlife Habitat 

In order to protect wHdlife habitat, local government and affected entities master plans and other sim­
ilar plans must include management strategies for habitat and environmentally sensitive areas, such 
as the discouragement of breaking up of identified large, connected areas of open areas that may be 
important for continuity of wildlife habitat, wildlife corridors, and species mobility. 

NR 8 - Wildland/Urban Interface 

Local government master plans shall include management strategies for areas identified as wildland/ 
urban interface, such as enhanced wildfire resiliency strategies, wfldfire risk mapping that identify po­
tential wildfire hazard areas, and maximizing open space to protect development and wildlife. 

NR 9 - Parks and Open Space Connectivity 

Local government master plans shall encourage 1) a collaborative approach to the creation of a net­
work of parks, bikeways, greenbelts, recreational trails, multi-purpose corridors, and public facilities; 
and 2) multimodal inter-jurisdictional connectivity between them. 

NR 10 • Urban Heat Island 

Local government master plans must include strategies that reduce 
the urban heat island impacts such as: 

• Encouraging the expansion of the Region's tree canopy; 

• Cool roof practices; 

• Urban cool islands and corridors; and 

• Minimizing the use of heat-absorbing impervious surfaces 

/\lso ident1fo::,cJ in the R0gionc1I S11'.-ilain~1bil ily Siucly. 

; 1·•1' 111 ln1; lw,li ;~1;-! 11d'., ldl i li'li',:h;,r,i,-,11 ,,, tr1, 1h:-,,Hh .:,rc•r·r I Huu<.• , c;;_,,,!! ,irlii I 1,1v· , 1 lw; ·:1clic1i l!ll(-•<'; 
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Renewable Energy 
Energy generated from rapidly renewable or inexhaustible sources including, but not limited to, solar, 
geothermal, hydroelectric, biomass, methane, and waste heat recovery sources. 

Resort Destination 
A resort facility or development of multiple buildings intended primarily for transient guests where 
the primary attraction is generally recreational facilities or activities, including, but not limited to snow 
sports and activities (i.e., ski area residential uses shall be primarily "ski-in/ ski-out"), golf, dude and 
guest ranches, health spas and resorts, backcountry adventures, hunting, fishing, and water sports. A re­
sort destination is generally located in a setting of significant natural amenities, and may include a range 
of on-site indoor or outdoor recreation facilities. 

Resort Service Area 
An area in the Rural Area, where local government master plans may allow for the development of resort 
destinations. 

Right-of•Way 
A strip of land acquired by reservation, dedication, prescription, or condemnation intended to be occu­
pied by a street, trail, water line, sanitary sewer, and/or other public utilities or facilities. 

Road 
All property dedicated or intended for public or private road, street, alley, highway, freeway, or roadway 
purposes, or dedicated or intended for public easements therefore. 

Rural Area 
All of the land subject to TMRPA jurisdiction that is outside of the TMSA. This area is restricted to very 
[ow density development, and generally consists of dispersed development and employment on large 
parcels of land. Parcels may not be greater than five acres in size unless 

Rural Development Area 
Designated areas within the Rural Area which aim to preserve open space and natural resources by al­
lowing for parcels of less than five acres to be created, in return for designated open space. The overall 
density of these areas may not exceed an overall density of one dwelling unit per five acres. 

School 
A school is defined as being either a primary, secondary, or non-traditional secondary (public or private) 
institution of learning which offers instruction in one or more branches of learning. 

Shall 
Mandatory to carry out the policy, even if a timeframe is not included. Meaning imperative and non-dis­
cretionary. Subject to funding and budgetary constraints, which may not allow for implementation of 
the policy and subject to provisions of the annual budget. 

Significant Ridgelines 
Ridgelines that surround or visually dominate the valley landscape either through their size in relation 
to the hillside or mountain terrain of which they are a part; their visual dominance as characterized by a 
silhouetting appearance again.st the sky; as a signifitant backdrop feature or separation of communities; 
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through visual dominance due to proximity and view from existing development or major corridors; or 
as an area of significant ecological, historical or cultural importance such as those which connect park or 
trail systems. 

Sphere of Influence 
An area into which a City plans to expand as designated in a comprehensive Regional Plan adopted pur­
suant to NRS 278.026 to 278.029, inclusive, within the time designated in the comprehensive Regional 
Plan {NRS 268.623). 

Sprawl 
Premature growth or outward expansion of development. Low-density land-use patterns that are auto­
mobile-dependent, energy and land consumptive, and require a very high ratio of road surface to devel­
opment served. 

Stakeholder 
Individuals and/or groups which have a shared interest in an enterprise. 

Streets 
Open and public thoroughfares including streets, avenues, boulevards, roads, lanes, alleys, viaducts, pub­
lic easements and right-of-way, and other ways (NRS 278.018). 

Substation [Electrical] 
An assemblage of equipment that switches, changes, or regulates voltage in the electric transmission 
and distribution system. Substations that connect two or more transmission circuits without transform­
ing the voltage are called switching stations or taps (see also "utility site"). 

Substation {Natural Gas] 
An assemblage of equipment for the use of managing the supply of natural gas in the regional system 
(see also "utility site"). 

Sustainability 
Community use of natural resources in a way that does not jeopardize the ability of future generations to 
live and prosper. 

Sustainable design and construction 
Design and construction techniques that maintain or enhance economic opportunity and community 
well-being while protecting and restoring the natural environment upon which people and economies 
depend. Sustainable design and construction meet the needs of the present without compromising the 
ability of future generations to meet their own needs. 

Tier 1 Land 
Area within the TMSA where moderate/varying range development is expected and number two in the 
priority hierarchy for development. A variety of residential and non-residential uses exist in this area. 

Tier 2 Land 
Area within the TMSA where there is generally less dense development occurring at suburban levels, 
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► Policy 3.4 Support accessory dwelling units as a method of providing affordable and workforce housing. 
PH Principle r;. Frnserve and rnhabititat•.=: existing a-ffordc1ble: and \• 1•orkfo1·c-e housing. 

► Policy 5.4 Consider establishing standards to mitigate the negative effects of housing that is either vacant or ill-maintained by 
absentee owners. 

► Policy 2.5 Ensure that land use practices and regulations accommodate needs of rural communities, and changing trends 
regarding businesses, including home and accessory rural occupations. 

IJ'l"D I:') -~~ • !iQ.J Ii~ ¼ • • I !'rt - ~ •'1l",,• -ti. ~:l"«'t i'l!t,n - r ~, mp ~ ., .tifWl~:.am ISC0n!-&f~O .,L .,1'.!,)-~rdrnffi .11e ;,vu1" J, 

"► Policy 1.1 Collaborate with all planning partne to identify a!lff prolecttbe region's significant visual gateways and viewsheds 
including ridge linesr buttes, mountains, and riparian cor dor~ 

► Policy 1.2 Maintain dark night skies. 
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► Policy 4.3 Protect Critical Source Water Protection Areas. 
► Policy 4.4 Collaborate with WRWC, TMWA, local Governments, Tribes, and other regional partners to manage land use practices 

to protect the watershed and water supply sources. 
AR Prlnetp!e -i. lirriit develoornent 1n ~ne Development Constrain-is :!rea. 

► Policy 1.3 Ensure development within the WUI is consistent with industry best practices. 
/\R Pri!lcip!e 3. Mitigate the impacts of climate change on residents. 

► Policy 3.4 Encourage development of alternative and renewable energy generation and infrastructure, including but not limited 
to solar, wind, and geothermal to benefit the community/County. 

LU Principle 3. Support development that respects natural t·esources. 

► Policy 3.2 Promote landscaping that is consistent with best practices for resource sustainability, habitat preservation and 
enhancement, and natural hazard resilience. 

LU Principle 4, Design commu11ities and neighborhoods 'io create a strong sense of place. 

► Policy 4.4 Support visual improvements to enhance community gateways. 
► High Desert Policy. Consider establishing standards to mitigate the negative effects of vacant or ill·maintained land by 

absentee owners. 
LU Prircipie !). Maintain the rura! ci'•aracter of communi7ies in the 1ural Ji.rea. 

► Policy 5.4 Engage with the residents of the Freestanding Communities (Gerlach, Empire, Wadsworth) to ensure development is 
consistent with communities' unique needs. 

► High Desert Policy. Identify methods to remove the barriers to development and general property improvement 
experienced in remote areas as a result of low availability of professional services including engineering, architecture, 
surveying, and heavy equipment operation. 

► Policy 5.5 Preserve and promote the rural communities and rural area's natural, historical, scenic, and recreational resources to 
residents and visitors. 

r1 r:s Principle .3. Provide adequatt3 service to developments ancl m8iniarn a comrnunicativ2, tic:nspa1·ent 
p!2nn!ng precess. 

► Policy 3.1 Identify barriers to service delivery goals to meet Washoe County's minimum service standards for potable water, 
wastewater, storm water and flood, schools, and transportation as depicted in the Regional Plan List of Facilities and Service 
Standards. CHAPTER 2: VISION P. 95 



Article 424 

HILLSIDE DEVELOPMENT 

Sections: 

110.424.00 
110.424.05 
110.424.10 
110.424.15 
110.424.20 
110.424.25 
110.424.30 
110.424.35 
110.424.40 
110.424.45 
110.424.50 

Purpose 
Applicability 
Exemptions 
Application Requirements and Procedures 
Determination of Developable Area 
Protected Open Space Areas 
Site Development Standards 
Grading and Drainage Standards 
Vegetation Preservation and Restoration Standards 
Street Standards 
Fire Safety Standards 

Section 110.424.00 Purpose. The purpose of this article, Article 424, Hillside Development, is 
to regulate hillsides in a manner different from regulation of flat terrain. This article establishes 
provisions for developing, preserving and protecting hillsides and ridgelines within Washoe 
County. The intent of these regulat.ions is to protect the public health, safety and welfare by: 

(a) Minimizing use of slopes subject to instability, erosion, landslide, flood hazards or 
drainage problems: 

(b) Minimizing the careless alteration of and disruption to the natural topography and 
landscape; 

(c) Providing safe and adequate vehicular and pedestrian access to and within 
hillside areas, including emergency access: 

(d) Establishing stormwater runoff and erosion control techniques to minimize 
adverse water quality impacts resulting from non-point runoff; 

(e) Encouraging innovative grading techniques and building design which respond to 
the hillside terrain and natural contours of the land; 

(f) Minimizing impacts on existing trees and vegetation which reduce erosion, 
stabilize steep hillsides, enhance visual quality, protect water quality and 
preserve critical watershed recharge areas; 

(g) Encouraging the transfer of density to avoid hazardous areas and to protect 
environmentally sensitive and open space areas; and 

(h) ·~ Minimizing impacts on prominent ridgelines, significant viewsheds, canyons and 
visually prominent rock outcroppings which reflect the visual value and scenic 
character of hillside areas. 

Washoe County Development Code 
HILLSIDE DEVELOPMENT 

July 13, 2010 
Page 424-1 



(1) On lots fronting a street with on-street parking prohibited on both sides of 
the street, one (1) additional off-street parking space shall be provided 
per unit; 

(2) The width of a driveway at curb cut shall not exceed twenty four (24) 
feet, and the distance between two (2) or more curb cuts on the same 
property shall be at least twenty (20) feet; 

(3) To reduce the number of curb cuts, amount of grading, impervious 
surface area, and site disturbance, use of common driveways shall be 
encouraged by the Director of Community Development, provided that a 
common easement maintenance agreement is secured; and 

(4) Tandem parking may be permitted by the Director of Community 
Development provided that the applicant can demonstrate that such 
configuration will reduce the amount of grading. 

(f) Lot Configuration. The following standards are intended to ensure platting of 
new lots which reflect the natural character of hillside properties as shown in 
Figure 110.424.30.4: 

(g) 

(1) Stable and sufficiently usable areas of land for development shall be 
provided for each created lot; 

(2) Building envelopes, disturbed areas and areas to remain undisturbed for 
each created lot shall be shown on the tentative and final maps; 

(3) Reasonably safe and adequate access from public streets without 
requiring massive grading or substantial vegetation removal shall be 
required for each created lot; and 

(4) Lot patterns which offer a variety of configurations shall be encouraged. 

Fences and Walls. The following standards are intended to minimize the visual 
effect of excessive fencing and retaining walls in hillside and ridgeline 
development: 

(1) Multiple retaining walls shall be separated horizontally by a distance 
equal to at least the height of the lower retaining wall; and 

(2) A series of smaller retaining walls shall be encouraged rather than one 
(1) large, uninterrupted wall. 

(h) , Significant Natural Features. Significant natural features shall be protected and 
preserved where appropriate and feasible including, but not limited to, ridgelines, 
canyorrs, ravines, streams and creek~ natural drainage-s and rock outcroppings. 

(i) Open Space and Recreational Trails. Open space areas and recreational trails 
provided as part of a hillside development proposal shall be consistent with the 
adopted Washoe County policies and regulations for open space and 
recreational trails. 

Washoe County Development Code 
HILLSIDE DEVELOPMENT 

July 13, 2010 
Page424-8 



WuhOe County ReiiOfllll Oil<n Space and 1'11oir.>1 Re:IO\llce Mal\Oltem•nt Plan 
...... 2008 

Where Are Some of the Region's Scenic Areas Located? 
Scenic areas are, to some degree, in the 
eyes of the beholder. Different people may 
appreciate certain types of landscapes more 
than others. Within the framework established 
by this plan, however, the following represent 
some of the most unique and distinctive 
resources within the region: 

Th• tj1t_ Rose Wddeme5s, aod surrounding high 
elevation national fore st lands. The wilderness area 
encompasses o...er 28,000 acres and includes 14 
distirtetwe mountain peaks within the Carson Range. ~ 
area is a distinctive landscape southwest of Reno and its 
scenic quality w.,., cited by the general public. 

Poavine Mountain, norttl and west of Reno. whict1 includes 
both Pe<Mne Peak as well as neartly South Mountain. The 
southern face of Peawie Peak is 11 privalf! ownership, 
cWld the l)W(,c has raised concerns about ropacts Ill this 
resotJ"ce if !his area is aiaowed 1ll de...elop I\J1her. 

The Petenon Mountains, wllich span the border 
between Nevada and Cafifomia. OOl1h and west of Reno, 
and which include the Peterson Mountains Natural /lJea. 

Pyramid lake, ....tlich encO/llj)llsses 188 SQuare miles and 
iocludes SR 446. a National Scenic~- The lake is one 
of Ille largest lakes in Ille United States alld also tne largest 
remnant of anciem Lake La hontan that covetl!d much of 
norttrNeStem Nevada at the end of the last ice age. 

The Dogskfn Mountains, whicll are visible to the west 
from Ille Pyramid Highwa~ and which also have cultural 
sl111lificance. 
The Vtrglnla Mountains •nd Tula Peak, which are 
visible along the west em edge of Pyramid Lake. 

Hunc,y Valley and Ridge, which parallels a section 
of tne Pyramid Highway and which also has cultural 
significance. 
Th• Pah Rah Range, to the soulh of Pyramid lake 
which includes Virginia, Pond and Spanish Springs Peaks. 

Th• Truekee River, wtl!cll 1\ows lrom west to east and 
provides a vrsual exl)erience of narure in lhe City. 

44 • Chain< $, The"'"" ~ •ml Scerit a.ar.cter 

The Virginia Range, which ijes on the soutneast side 
of Truckee Meadows and which forms the southeast 
bOUlldary of our planning area. These foothills, 
sparsely vegetated ,n sagebrush and pinon pine/JUniper 
communities. fonn a very signilkant backdrop and edge 
to the coU11ty. Also on tile east side are the Huffaker Hiis. 
i,,cluding priva~ Rattlesnake MolOllllifl. a very 
significant and recognizat,je feature 'Mthin the foothills, 

Steamboat Cnlek and &S50dated _.anda, M area 
lhat provides a Ullique interface between lhe valley floor 
and the footMls. The original marsh Of bog is 'the low 
point in the Truckee Meadows, and w.is one of tile hrst 
~ghls to greet wagon trains as 1hey wound tllei' -, llll 
the Truckee River. The Overland EmigraJlt Trail, which 
foUowed the base of the Virgjnia Range, then along tile 
Huffaker HIS 1o southwest Truckee Meadows, is s1il 
vi sibJe in this area in selected locations. 

Washoe IAlle aiid Wa&tioe VaNey, on the soU1hem 
edge of !!le project area and which inclllde WaShoe lake 
State Park, BDM!rs Mansion, D~ Cree., Pailc and la,ge 
agr!cultutal properties such as Winter Ranch. 

Lake Tahoe, al the far soutllWestem edge 
of tile project area. 

BodeU Aatl In the Nor1tr VaUays, a large predominantly 
sag~red valley surrounded by his wilh no tuman­
made structures visible except for a few dirt roads. 

PUiied Hill and Net<la Roell, inque geologic formations 
localed JJSI north otthe Incandescent Rocks N::f.C. 

Swan, Silver and White Lake,, three playas in the 
North Va~eys. 

Jumbo Grade, the large undeveloped area of hi1s east 
of Washoe vamey that Includes Bailey Canyon, Wakefield 
Peak and McCleland Peak. 

The Mount Rose Highway (SR 431). 

Gelget Grade (SR 341 ). 

U.S. 39S ttvoogh Pleasar.t Valley. Washot Vaftey and 
Cold Springs Val~y. 

1.3 1he Councy will work collnboracively with all 
pl11.11ning panners to gn.in regional consensus ot1 
identifying 1111d protecting the region's significant 
visual gnrcways as experienced from major 
interstate travel routes. 

1.4 County and local jurisdiction21 development 
review processes should be expanded and 
coon:Unated to include consistent crltcria for the 
evaluation of visual impacts of proposed projects. 

1.5 Any regional park., facilities or County-owned 
open space that llIC impact«! by non-park uses, 
or uses not consistent with this plan, must 
comply wirh the Regional Parks&. Open Space 
Granting of Easement Policy and the review 
process. 

GOAL 2: Preserve and protect the visual Integrity 
of our region"s hillsides, ridges arfd hilltops. 

2.111,c County wiU ,"6rk collaboratively with 
Reno and Sparks to goin rc~ional consensus 
on a 000,:dinatcd approach for m-maging and 
protecring hillsides, ridges ru,d hilltops through 
policies ancl implementing ordinances. 

GOAL 3: Preserve the remaining Integrity of our 
region's dark night sky. 

3.1 Develop and implement consistent and 
comp11111blc ordinances and consis.tcnt lighting 
codes for Reno, Spt1tks and the councy that will 
help preserve die "dark night sky." 

3.2 D evelopment codes should require lighting 
plans for proposed projects to include ways for 
reducing any adverse effect of artificial light, 
including glare, unwanted lighting, decreased 
visibility at night, and energy waste. 

GOAL 4: Protect the region's visual resources 
from impacu of illegal activities (such as 

dumping, abandoned vehicles and illegal trail 
creation). 

4.1 Support and continuously improve coordination 
among law enforcement agencies to reduce 
impacts on visual resources from illegal trail 
creation, OHV use, dumping, and other impacts 
to public lands from illegal activities. 

4.2 Support and participare in rhe fllegal Dumping 
Task Force and collaborate to inform the public 
on dumping, provide information, and improve 
current efforts to eliminate illegal dumping. 

4.3 Coordinate with appropriate agencies to reduce 
illegal activities through i.ac=scd fines, public 
service restoration requirements, and other 
enforcement measures. 

GOAL 5: Educate the pub lie on the values of the 
region's scenic resourees. 

5.1 Increase general awa.renC!s of the Regional 
Open Space and Natural Resource Management 
Plan, with a focus on building appreciation of 
the scenic character of our area (coincidonro.J 
with building appreciation for recreational 
opportunities and ecosystem services). 

5.2 Educate and enlist local and regional 
organiz.'\tions and &pecial interest g,oups in the 
support and promotion of the Regional Open 
Space and Natural Resource Management Plan's 
cfuect ties to economic development, the tourism 
industry, the region's qualicy of life and our local 
citizen's &ensc t>f pride/ownership. 

5.3 Work with NDOT and RTC regarding 
the incorporation of scenic viewpoints into 
the region's planning for transportation 
enhancements ~nd fundit1g activities. 

5.4 Work with NDOT and RTC regarding the 
preservation of our area's scenic view,heds in 
future transportation planning. 
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PR OTECT THE SENSE OF COMMUNITY 

STRATEGIES & ACTION ITEMS 
Preserve Views and Scenic Vistas/Protect Viewsheds 

" Manage development and grading to preserve mountain views and 
avoid mass grading and l arge rock cuts visible from the highway 

"' Maintain current and proposed outdoor advertising standards to 
manage billboards and on-site signs so they do not detract from s.cenic 
views 

t- Manage cell towers and wind turbines so they do not detract from the 
area's visual quality and can be visually hidden in the viewshed 

"' Maintain zoning to manage growth, protect water resources and 
promote wa(kable development and encourage conservation 
easements 

Naturalized rock cuts and grading that blend with the surrounding 
topography are preferred. Mass grading of slopes is visually unappealing 
and leads to vegetation management issues. 

- ! 
Retain the integrity 
ohhe natural slope 

- ----~ ~-
:.-----.... 

Development on hillsides and mountains should retain the integrity of the 
natural slope and not extend above the hillside. 

GU!DELll\!ES: GR.A.DING & 
ROCK CUTS 

• Grading should minimize 
the visual impact of a!! 
residential and non­
residential hillside 
development. including 
road cuts and driveways. 

$ Grade to create natural­
looking slopes where 
feasible_ Have diversity in 
gradient and profile rather 
than uniform slopes, 

• Encourage multi-year 
revegetation plans for 
slopes so that invasive 
weeds are managed and 
vegetation covers the site 
to match adjacent natural 
slopes. 

~ Create landforms that 
respond to the uniqueness 
of the site, the surrounding 
landscape and the 
roadway travel experience. 

~ Utilize naturalized retaining 
and terracing where 
needed. 

@ Create smooth landform 
transitions that blend with 
the natural terrain. 

q Development should be 
designed to fo!low the 
natural contours when 
possibie. 

Chapter Four I 53 



Promote Economic Vitality by Enhancing the User Experience 
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--.-,_-e Washoe Valley Byway is lo<:ated near two state scehic byways, a 
-iationai scenic byway and riumerous areas with cultural, historical, 
recreational and natural interest. A loop system could be identified to 
connect the byways and other regional areas of interest. 

• Communicate the Byway's 
relationship to the larger 
region and system of 
byways and historic sites 
(e.g., SR 28, US 50, Mt 
Rose Highway, Washoe 
Valley, Virginia City, Carson 
City and Steamboat) -
work with Reno-Sparks 
Convention and Visitors 
Authority, Carson City 
Visitors Bureau and Incline 
Village Crystal Bay Visitors 
Bureau. 
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JIM GIBBONS 
Gove= 

SlATE OF NEVADA 

DEPARmENT OF TRANSPORTATION 
1263 S. Stewart Street 

Carson City, Nevada 89712 

February 9, 2010 

Washoe Valley Worlcing Group 
c/o Bill Naylor 
1005 Dunbar Drive 
Washoe Valley, NV 89704 

Dear Mr. Nay}or: 

SUSAN MAATIN0111CH, P.E., Dir~CiOr 

lo Reply Refer to: 

The Nevada Department C?fTransportation's Director, Susan Martinovich, will be 
making the official announcement of the Washoe Valley Scenic Byway designation to the 
State Transportation Board on February 25, 2010. 

This meeting will be held at the Nevada Department of Transportation's 
headquarters building, located at 1263 S. Stewart Street in Carson City, NV. The 
meeting is being held in conference room 301, and will begin at l:30p.m. 

The announcement will be made as part of the Transportation Board meeting, and 
the agenda is not available, so I do not know exactly when the Byway designation will be 
announced. The agenda is usually available about tbree days prior to the meeting and can 
be found at www.nevadadot.com, under the "Meetings, Hearings & Notices" link. 

I hope you and the members of the Washoe Valley Working Group will have an 
opportunity to attend this meeting. I look forward to meeting you and seeing you there. 

If you have any questions, or require additional· information inclndil)g a fax or 
email copy of the agenda, please do not hesitate to contact me at (775) 888-7123. 
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Washoe Valley Scenic Byway Corridor Management Plan 

Introduces the concept of a loop system to connect the scenic byways and regional areas 

of interest. 
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NRS 408.213 Powers of Director: Designation of highway as scenic route; 
adoption of regulations. 

1. The Director may designate a highway or portion of a highway as a scenic route 
if the route meets the requirements established by regulation for such a designation. 

2. Toe Director shall adopt regulations which prescribe the requirements for the 
designation of highways as scenic routes. 

3. All official maps published by the Department which are intended primarily for 
the use of tourists must identify highways or portions of highways which have been 
designated as scenic routes. 



Planning Commission _Presentation 

Sierra Reflections 

Area of Concern: Density Calculation 

Good evening Commissioners and thank you for your work ln our community. My name is 
Lisa Dayton and I would like my comments entered into the record. I would like to present 
to the Commission my concern regarding the density calculation used in the Sierra 
Reflections Application. 

The Density Calculation used in the Application does not meet the requirements as 
specified in the Truckee Meadows Regional Plan. 

The developer has provided a density calculation of 1.24 dwelling units/acre using the 
proposed 940 dwelling units divided by the site acreage of 759.69 acres. Per Truckee 
Meadows Regional Plan this is not the correct density calculation. 

<Place the Exhibit below on the overhead projector> 

Per Truckee Meadows Regional Plan, page 131, Density is calculated as follows: 

Density 
The result of dividing the total number of dwelling units on a site by the total site 
area. For purposes of calculating density, the site area shall include passive open 
space with legal public access, and shall not include any of the following: 1) non­
residential, mixed-use and public facility properties; 2) property in the Development 
Constraints Area; 3) property outside the Truckee Meadows Service Areas; 4) 
existing golf courses; 5) existing parks; and 6) existing regional street and rail rights­
of-way. 

Regarding Development Constraints Area, Truckee Meadows Regional Plan, page 132, 
defines Development Constraint Areas as follows: 

Development Constraints Area (DCA) 
Area consisting of playa, significant water bodies, jurisdictional water/wetland in 
accordance with Section 404 of the Clean Water Act, designated FEMA floodway 
areas within the Zone AE, natural slopes over 30%, publicly owned open space, and 
properties that are deed restricted to prevent development, but not including 
constrained Lands Less than 113 acre in size. 



<Place the Exhibit below on the overhead projector> 

Slopes Greater than 30% 

The developer has provided a slope study which has determined that 151.57 acres of the 
total site has a slope of greater than 30%. This acreage has not been deducted from the 
maximum density calculation and represents about 20% of the site. 
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Bodies of Water and Public Facility Lands 

There is a significant water body on the site which has not been deducted from the density 
calculation as well as 7.90 acres of PSP (public facility) land which has not been deducted 
from the calculation. 

AE Floodways 

Currently there are no Zone AE floodways on the site; however, the Storm Water Drainage 
Plan provided with the Application proposes that Zone AE floodways are created to 
increase buildable land and manage runoff. The area of these created AE floodways 
should also be removed from the density calculation. Here are the locations of the AE 
Floodways proposed in Storm Water Drainage Plan included in the Sierra Reflections 
Application. 

<Place the Exhibits below on the overhead projector> 
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The Application incorrectly states the maximum and proposed density. Non-residential 
parcels, slopes greater than 30%, AE Floodways and bodies of water have not been 
deducted from site area in the density calculation. 

The Planning Commission should deny the Application because the correct density 
calculation has not been provided. Per Section 110.608.25 Findings, Item B, the 
design is not consistent with the Truckee Meadows Regional Plan. 



Per Truckee Meadows Regional Plan, page 131, Density is calculated as follows: 

Density 
The result of dividing the total number of dwelling units on a site by the total site area. 
For purposes of calculating densi~ the site area shall include passive open space with 
legal public access, and shall not include any of the foflowing: 1) non-residential, mixed­
use and public facilityyroperffes; 2) property in the Development Constraints Area; 3) 
property outside the Truckee Meadows Service Areas; 4) existing golf courses; 5) existing 
parks; and 6) existing regional street and rail rights-of-way. 

Regarding Development Constraints Area, Truckee Meadows Regional Plan, page 132, defines 
Development Constraint Areas as follows: 

Development Constraints Area {DCA) 
Area consisting of playa, significant water bodies, jurisdictional water/wetland in 
accordance with Section 404 of the Clean Water Act, 1designated FEMAJ]oodway areas 
within the Zone AE, natural slopes over 30%, publicly owned open space1 and properties 
that are deed restricted to prevent development, but not including constrained lands less 
than 1/3 acre in size. 
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My name is Tom Johnson. I'm a resident of Washoe Valley and I would like this presentation to 
be entered into the record. 

The Planning Commission cannot approve this application because it is inconsistent with the 
Washoe County's Envision Washoe 2040. Specifically, those provisions that pertain to the 
sustainability of resources such as water. 

Page 13 of Envision Washoe 2040 for Public Services and Facilities Element states "The 
Washoe County Board of County Commissioners shall not approve land development activities 
dependent upon ground water supplies which will cause the ground water basins to fall below 
self-sustaining 
levels as a result of the project's water consumption" PSF 1.10.2 page 12 

Continuing on page 14 of the same document, "Water supply planning and development must 
not adversely impact adjacent water users or other uses of water." PSF 1.13. 7 

The Development Code of Washoe County, Section 110.605.25 provides that any development 
must be consistent with Envision Washoe 2040 and any specific plan. 

TMWA St Jame's Village Discovery WO 15-4624 

The TMWA St. Jame's Village Discovery dated December 23, 2015 states that "the static water 
levels in the two St. Jame's wells have been declining since the wells were installed in 1993. 
Page 5 goes on to state "It is possible groundwater supplies sufficient to meet the project 
demand cannot be located on site." 

Serpa Well Pumping Test Report & Assessment of Local Groundwater Supplies 

"Long term extraction of groundwater is expected to influence domestic wells in Washoe Valley 
and TMWA operated municipal wells OWE-3 and OWE-4 in Washoe Valley" 

Nevada Division of Water Resources 
Basis Status Assessment Map Series 

November 2023 

Reference is made to the Nevada Division of Water Resources Basis Status Assessment Map 
Series dated November, 2023 where the Pleasant Valley (basin 088) and Washoe Valley (basin 
089) are already fully committed based on existing pumping rights versus estimated yield. The 
2023 Basin Status Assessment shows the Pleasant Valley aquifer is already pumping more 
water than the aquifer can support on a continuing basis. 

TMWA Saint Jame's Village Annexation TMWA WO# 21-8275 
February 14, 2025 

Page 2: 'The two wells have a historical nameplate total capacity of 715 gallons per minute; 
however, the actual sustainable capacity is far less." 



Page 3 "The data indicates a fairly consistent decline in waters levels in both monitoring and 
production wells" The impact of declining sub surface water supplies causes hardships on 
municipal and domestic well owners and may threaten the sustainability of water supplies 
previously committed for services." Continuing on the same page: With these principles in 
mind and based on sound data and prudent utility operation practices to ensure sustainable 
supply sources. TMWA has derated the reliable maximum day capacity for these two wells and 
other wells in the area in its 2035 water facility plan due to the continued decline pf water levels 
observed since construction. 

The TMWA Sierra Reflections Discovery dated March 27, 2025 on page 4 states that the 
TMWA planning "assumes the ASR would replenish the groundwater basin during Winter 
months to maintain the tong-term sustainability of the groundwater supply." The destruction of 
the wetlands and pastureland in Pleasant Valley will eliminate one source of aquifer 
replenishment so TMWA's assumptions are not viable. 

Continuing from the same source on page 5 "Groundwater levels in the South Truckee 
Meadows have declined over 70 feet since the 1960's. Depletion of groundwater poses 
challenges for municipal and domestic well owners and threatens the reliability of previously 
dedicated water supplies." 

Continuing from the same source "Based on the information provided by the applicant this 
Project is estimated to require a domestic demand of approximately 290-acre feet." But if you 
have 940 homes with an average of three people per house and an average annual usage per 
person of 60,260 gallons then the approximate annual requirement is closer to 435-acre feet. 
Even if you reduced the average household to two individuals the annual requirement is still far 
greater than 290-acre feet. And St Jame's Village has 81 home sites previously approved for 
development. 

It is not consistent with Envision Washoe 2040. The St. Jame's Village wells cannot support 
both St. Jame's Village and Sierra Reflections. There are still eighty-one lots in St. Jame's 
Village which can be developed and must be serviced by Truckee Meadows Water Authority. 
None of the projections for Sierra Reflections account for landscaping or common area 
maintenance. The ASR assumptions don't consider the loss of the wetlands and pasture lands 
in Pleasant Valley which currently aid in the replenishment of the Pleasant Valley aquifer. The 
assumption that overflows from Brown's Creek can be used to recharge the aquifer ignores the 
potential impact on Little Washoe Lake. 

This project is not sustainable. There will be significant negative impact on existing municipal 
and domestic wells in the area. 

Nevada Division of Water Resources 
Hydrographic Area Summary 

Pleasant Valley 

Yield Reference USGS Open File Report 84-433 



The perennial yield for this aquifer is 3,000-acre feet per year. These water resources are 
already committed via existing wells and existing permitted wells yet to be drilled. An additional 
400 plus acre feet per year for Sierra Reflections is not sustainable and will negatively impact 
existing wells in the Pleasant Valley aquifer and neighboring wells in the Washoe Valley aquifer. 

Continuing from the same source, the Washoe Valley acquirer is fully allocated. 
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Sierra Reflections Serpa Well Test Presentation (12129/25) 

My name is Linda Harrison. Please enter my comments and exhibits into the 

record. 

My presentation is on the Serpa Well Pumping Test Report which is part of 

the Sierra Reflections application. The well tested is called the Falcon Capitol 

Well. Although not stated, the inclusion of the report indicates that the well 

is being considered as a possible source of water for Sierra Reflections. 

(Display Exhibit) 

The location of the Falcon Capitol Well is shown on the map by the Large FCW 

letters. TMWA production wells which serve customers in the Old Washoe 

City area are shown by nearby blue dots. 

The well is located in the Washoe Valley groundwater basin, not the 

Pleasant Valley basin. The State Wate_r Engineer would have to approve the 

water transfer between basins for it to be used by Sierra Reflections. 

The well test pumped 406 gallons/minute for 10 consecutive days. The test 

showed a measurable drawdown of TMWA production wells. The recharge 

of these wells was slow, only being in the 70% range after 14 days. 

The water temperature of the Falcon Capitol Well was about 70 degrees as 

compared to a normal temperature of 50 -55 degrees. This indicates that 

the well is close to the Steamboat Springs fault line. Seismic activity could 

affect the wells performance. 

To meet proposed pumping Levels a larger well which could pump 800 

gallons/minute or 1290 acre/feet per year would be required. This is 2.7 times 
the permitted amount for the current well. 

A simulation estimated that a pumping rate of 800 gallons/minute for five 

years would lower the groundwater Level by over 20 ft. for up to a mile from the 

well. This would severely degrade existing domestic wells which are 
shallow due to the high existing water table. 



The simulation showed that the well could pump at a rate of 800 

gallons/hour for about five years. What then? Where does the water come 

from to meet established domestic needs? The proposed pumping rate is 

not sustainable. 

If the Falcon Capitol Well were used by the applicant it would fail to meet 

Policies of the Washoe County Master Plan. 

PFS Policy 1.1 O prohibits unsustainable groundwater mining 

PFS Policy 2.1 requires that the developer "Balance new water supply 

commitments and existing commitments with sustainable sources of water 

supply". 

Based upon the above, Tentative Subdivision Map Findings (b) Design or 

Improvement and (f) Public Health could not be made. 



,, 
... 

~~ 

; - 4t--~;_-J..._)...~ • 
/~ ; 

I .,!I'~ 

tJ~ ...... ~~·-• r·~ 
e ·r:::=-_ 

1...·~o·•. ~./~ .. ~. --- ~~ , _,:.. .... \..---.... 

Serpa Well Pumping Test Report and 
Assessment of Local Groundwat er S stem 

1-inch == 0.4 Miles T19N R17E 

Prepared for: 

ST.j~ LAGE 

Observation Wells 

Stream Gauge Site 
Surface WQ Sampling Point 

Figure 1 
Project Area and Well Location 

Map 



My name is Tom Johnson. I'm a resident of Washoe Valley and I would like this presentation to 
be entered into the record. 

The Planning Commission cannot approve this application because it is inconsistent with the 
Washoe County's Envision Washoe 2040. Specifically, those provisions that pertain to the 
sustainability of resources such as water. 

Page 13 of Envision Washoe 2040 for Public Services and Facilities Element states "The 
Washoe County Board of County Commissioners shall not approve land development activities 
dependent upon ground water supplies which will cause the ground water basins to fall below 
self-sustaining 
levels as a result of the project's water consumption" PSF 1.10.2 page 12 

Continuing on page 14 of the same document, "Water supply planning and development must 
not adversely impact adjacent water users or other uses of water." PSF 1.13.7 

The Development Code of Washoe County, Section 110.605.25 provides that any development 
must be consistent with Envision Washoe 2040 and any specific plan. 

TMWA St Jame's Village Discovery WO 15-4624 

The TMWA St. Jame's Village Discovery dated December 23, 2015 states that "the static water 
levels in the two St. Jame's wells have been declining since the wells were installed in 1993. 
Page 5 goes on to state "It is possible groundwater supplies sufficient to meet the project 
demand cannot be located on site." 

Serpa Well Pumping Test Report & Assessment of Local Groundwater Supplies 

"Long term extraction of groundwater is expected to influence domestic wells in Washoe Valley 
and TMWA operated municipal wells OWE-3 and OWE-4 in Washoe Valley" 

Nevada Division of Water Resources 
Basis Status Assessment Map Series 

November 2023 

Reference is made to the Nevada Division of Water Resources Basis Status Assessment Map 
Series dated November, 2023 where the Pleasant Valley (basin 088) and Washoe Valley (basin 
089) are already fully committed based on existing pumping rights versus estimated yield. The 
2023 Basin Status Assessment shows the Pleasant Valley aquifer is already pumping more 
water than the aquifer can support on a continuing basis. 

TMWA Saint Jame's Village Annexation TMWA WO# 21-8275 
February 14, 2025 

Page 2: "The two wells have a historical nameplate total capacity of 715 gallons per minute; 
however, the actual sustainable capacity is far less." 



Page 3 'The data indicates a fairly consistent decline in waters levels in both monitoring and 
production wells" The impact of declining sub surface water supplies causes hardships on 
municipal and domestic well owners and may threaten the sustainability of water supplies 
previously committed for services." Continuing on the same page: With these principles in 
mind and based on sound data and prudent utility operation practices to ensure sustainable 
supply sources. TMWA has derated the reliable maximum day capacity for these two wells and 
other wells in the area in its 2035 water facility plan due to the continued decline pf water levels 
observed since construction. 

The TMWA Sierra Reflections Discovery dated March 27, 2025 on page 4 states that the 
TMWA planning "assumes the ASR would replenish the groundwater basin during Winter 
months to maintain the long-term sustainability of the groundwater supply." The destruction of 
the wetlands and pastureland in Pleasant Valley will eliminate one source of aquifer 
replenishment so TMWA's assumptions are not viable. 

Continuing from the same source on page 5 "Groundwater levels in the South Truckee 
Meadows have declined over 70 feet since the 1960's. Depletion of groundwater poses 
challenges for municipal and domestic well owners and threatens the reliability of previously 
dedicated water supplies." 

Continuing from the same source "Based on the information provided by the applicant this 
Project is estimated to require a domestic demand of approximately 290-acre feet." But if you 
have 940 homes with an average of three people per house and an average annual usage per 
person of 60,260 gallons then the approximate annual requirement is closer to 435-acre feet. 
Even if you reduced the average household to two individuals the annual requirement is still far 
greater than 290-acre feet. And St Jame's Village has 81 home sites previously approved for 
development. 

It is not consistent with Envision Washoe 2040. The St. Jame's Village wells cannot support 
both St. Jame's Village and Sierra Reflections. There are still eighty-one lots in St. Jame's 
Village which can be developed and must be serviced by Truckee Meadows Water Authority. 
None of the projections for Sierra Reflections account for landscaping or common area 
maintenance. The ASR assumptions don't consider the loss of the wetlands and pasture lands 
in Pleasant Valley which currently aid in the replenishment of the Pleasant Valley aquifer. The 
assumption that overflows from Brown's Creek can be used to recharge the aquifer ignores the 
potential impact on Little Washoe Lake. 

This project is not sustainable. There will be significant negative impact on existing municipal 
and domestic wells in the area. 

Nevada Division of Water Resources 
Hydrographic Area Summary 

Pleasant Valley 

Yield Reference USGS Open File Report 84-433 



The perennial yield for this aquifer is 3,000-acre feet per year. These water resources are 
already committed via existing wells and existing permitted wells yet to be drilled. An additional 
400 plus acre feet per year for Sierra Reflections is not sustainable and will negatively impact 
existing wells in the Pleasant Valley aquifer and neighboring wells in the Washoe Valley aquifer. 

Continuing from the same source, the Washoe Valley acquirer is fully allocated. 



Sierra Reflections Floodplain Preservation Presentation (01/04/26) 

My name is William Naylor. Please enter my comments and exhibits into the 

record. 

My subject is the floodplain in the proposed Sierra Reflections subdivision. 

This floodplain has many interrelated constraints. Any development is out of 

compliance with existing Plans and Codes. 

1. (Exhibit 1) This area is designated a FEMA 1 DO-year floodplain. Areas of the 

floodplain could indicate wetlands. These are shown as hatched areas on the 

applicant's map. 

2. (Exhibit 2) The floodplain is contaminated with mercury. The red and purple 

colors depict dangerously high levels of contamination. Extensive remediation 

to make it suitable for habitation would destroy the floodplain. 

3. (Exhibit 3) The floodplain is designated in the Truckee Meadows Regional 

Plan as a Natural Resource Consideration Area and a Critical Source Water 

Protection Area. It is critical for aquifer recharge and natural water pollution 
filtering. 

4.) (Exhibit 4) The floodplain, due to its wet nature and soil composition, is 

subject to liquefaction during seismic events. The key shows moderate 

liquefaction just below the severe level. 

5.) (Exhibit 5) The floodplain is habitat for two endangered species and one 

threatened species. Sierra Reflections lies entirely within their primary 

habitats. Damage and destruction of their habitat is not allowed. 

Proposed Applicant Actions 

Despite these constraints the applicant has chosen not to preserve and 

protect the floodplain as open space. Instead, it will be destroyed by covering 

it with eight feet of dirt and using it to cluster 304 high density houses. 



In addition to the Exhibits shown, numerous Development Code and Master 

Plan references show that the actions of the applicant in destroying the 

floodplain and its functions are not allowed. Due to time constraints these 

references are provided in detail in the handout provided. 

Three Development Code Articles have Sections supporting preservation of 
the floodplain. 

Three Envision Washoe 2040 Master Plan Elements have Principles and 

Policies supporting preservation of the floodplain. 

Based upon all the information provided the following Findings cannot be 
made: 

For Article 408, Common Open Space Development: 

(a) Preserve or Provide Open Space 

(b) Protect Natural and Scenic Resources 

(c) Achieve a More Efficient Use of Land 

For Article 608, Tentative Subdivision Maps: 

(a) Plan Consistency 

(b) Design or Improvement 

(c) Type of Development 

(e) Fish and Wildlife 

(f) Public Health 

In summary, Required Findings cannot be made to approve a Common 

Open Space Development or a Tentative Subdivision Map. This 
application must be denied. 
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LIES 

Conclusion 

Aquatic Resources Screening 
Sierra Ref]ection5 

Washoe·county, Nevada 
February 81h, 2025 

The findings of this report indicate that the aquatic resources within Browns Creek or Steamboat Creek or 
with a relatively permanent surface connection to these streams are WOTUS. This includes AR's 
1,2,3,6,10,11,12,13,14 as shown on Figures 3-5. In addition, several irrigated fields were observed to have 
hydrologic and vegetative indicators that could suggest they are wetlands. These aquatic resources 
include A~ 16,17,18,19,20 (Figures 3-5). However, it appears from the field investigation and historic use 
of the survey area that these resources are artificially irrigated wetlands and would be disqualified as 
WOTUS under condition B4 of the 2023 Revised WOTUS Definition, Conforming Rule {Table 1). A map of 
the proposed development area is in duded in Figure 16, overlaid across the aquatic resources, identified 
by proposed jurisdictional status. If AR 16,17,18,19,20 can in fact be demonstrated to USACE to be B4 
waters (Table 1) the intersection of proposed project disturbance and WOTUS would be limited to two 
crossings of Steamboat Creek and one crossing of Browns Creek (Figure 16). lf construction of those 
crossings were to require discharge of temporary or permanent fill below the OHWM of those WOTUS, 
this action could be permitted through acquisition of Nationwide Permit 14 - Linear Transportation 
Projects under CWA, through USACE. 

Closing 

UES trusts the information provided herein satisfies the requirements of World Properties, Inc. at this 

time. Should you have any questionnegarding this report please contact Ben Klink at (923) 814-3847 or 

bkl in k@teamues.com. 

Respectfully submitted, 

UES, Inc. 

Ben Klink, BS 

Environmental Permitting Manager 

Attachments: 

Appendix A- Figures 

Appendix B - Photolog 
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Natural Resource Consideration Area (NRCA) Critical Source Water Protection Area (SWPA) 

From: Truckee Meadows Regional Plan - 2024 Regional Plan Maps - Map 5 - Natural Resource Consideration Areas 

.'.!,, 

lmtsm~ . . ,.,_ ,, :; - l •~. • _( 

(h: ~-·'"'"'\ 
:. 
~ 

11'6ih0! 
/1/H 

,~rup 

., 

;, ,/ 
,:' _,. 

! 

iii! 
.-t.-:••/1 

.. 

~

• J: 
.., .... - I ... ,., 

>......... . ...._ , ' · ~ V 

~ •. ; 

'\ 
!l":l.\t 

~ui tJ/i,:A ~nA irr.-,-f' ,., •• , 1~· •• 

• t'i Tnicl•• lf,.dm.1 ><'IC<T> Atta HUSAJ . 
.. I•. 

b 
• gJ W4ihoc CowuyB<na,d")' 

J t-... 
I u ~ . ..; 

•~ N,111,.lffe:ovm,u,n<,'um0LvoA1u,1NS<:.i{ 

•[/ 1illo\Po11,ti>11,011or4d1 

D 

·Cl r,.,r/ie:d,l/lllo,111ru11funt1 ,. 
•iJ l'ropo,od& Conn,<101Tia•l1 

.. /] Em1111t1 ri~1lr 

•f:l N~Criri<n15WP,\ 

OJ 
•Cl NRCA Slope !S~:ro,; 

·{ J NIC\IVuJioorr,iff;,i 

IJ £'1'Trt'l)1CI, 

@H~h 

{i1 MCM11J,alt' 

Ii to~ 
{ I lmCMloo.lpr," 

Ii ,. j 



TR-U Cr'~ ft\&-\-tvw.S" K€::G-1 o,JPL P utN· • 

~Vf ~~µPrL._pc..rr,J ~;if&{UiOJl J_ 
rvv\-f ~ 4-G-t s n.r-rrtt 

(Ylf!l'PS- AfrtntAAL fl<t:Sou~~ t!e~!'i~~o,.S ~ 
In the Truckee Meadows Regional Plan, NRCA Critical SWP A refers to a designation tied to 
natural resources and water quality protection. Let me break it down: 

• "NRCA" stands for Natural Resource Consideration Area, which is a policy concept m 
the Regional Plan that identifies geographic areas with important natural resource 
features ( e.g. recharge areas. riparian zones, habitat linkages) that should be considered in 
development decisions. tmrpa.ore+2tnuua.org+2 

• "S-wP A" is Source Water Protection Area - land around a well or stream that could 
influence ( or potentially contaminate) the supply of drinking water ("source water") that 
feeds a public water system. !!is.rtcwashoe.com+2rci-nv.com+2 

• "Critical SVvP A" (Critical Source Water Protection Area) designates portions of SWP As 
that are especially vulnerable to contamination or that have shorter travel 1hnes for 
contamfoaut!i from land swface to water supply. In other words, these are zones where 
human activities have a greater potential to impact source water quality. rci-
nv.com+ 3!ri.s.rtcwashoe.cor7.+3Truckee lvfoa.c:iows Water Authoritv+3 

So, putting it together, NRCA Critical SWP A is a mapping / planning category in the Regional 
Plan that overlaps two layers: 

It is a Natural Resource Consideration Area that includes or highlights. Critical Source Water 
Protection Areas, meaning that development or land-use decisions in those areas must give 
special consideration to protecting drinking water sources (because contamination risk is higher). 
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Article 418 

S/GAJ/EICANTJ~IYDRO[OGIC RESOURCES 

Sections: 

110.418.00 
110.418.05 
110.418.10 
110.418.15 
110.418.20 
110.418.25 
110.418.30 
110.418.35 
110.418.40 

Purpose 
Applicability 
Exemptions 
Perennial Streams Buffer Areas 
Critical Stream Zone Buffer Area Development Standards 
Sensitive Stream Zone Buffer Area Development Standards 
Special Review Considerations 
Common Open Space Development 
Modification of Standards 

Section 110.418.00 Purpose. The purpose of this article, Article 418, Significant Hydrologic 
Resources, is to regulate development activity within and adjacent to perennial streams to ensure 
that these resources are protected and enhanced. This article establishes standards for use of 
land in "critical stream zone buffer area" and "sensitive stream zone buffer area" to preserving 
and protecting perennial streams within Washoe County to implement a policy of "no net loss" of 
significant hydrological resource size, function and value. The purpose of requiring perennial 
stream buffer areas is to recognize that many uses directly adjacent to a hydrologic resource may 
compromise the integrity of the resource through various negative features endemic to the 
specific use. Negative activities in the buffer areas may impact the quality or quantity of the 
existing hydrology, soil characteristics, vegetation communities or topography thereby 
jeopardizing the resource's functions. The intent of these regulations is to protect the public 
health, safety and welfare by: 

(a) Preserving, protecting and restoring the natural functions of existing perennial 
streams in Washoe County; 

(b) Reducing the need for the expenditure of public funds to remedy or avoid flood 
hazards, erosion, or other situations caused by inappropriate alterations of 
streams; 

(c) Ensuring the natural flood control functions of perennial streams including, but 
not limited to, stormwater retention and slow-release detention capabilities are 
maintained; 

(d) Ensuring stormwater runoff and erosion control techniques are utilized to 
stabilize existing stream banks, reduce downstream sediment loading, and 
ensure the safety of people and property; 

(e) Ensuring the natural water quality functions of perennial streams including, but 
not limited to, pollution filtering, groundwater recharge, nutrient storage, nutrient 
recycling capabilities, and sediment filtering capabilities are not impacted by 
existing and proposed developments; 

Washoe County Development Code 
SIGNIFICANT HYDROLOG/C RESOURCES 

July 22, 2008 
Page 418-1 



(f) Encouraging common open space developments to avail hazardous or 
environmentally sensitive areas, protect important habitat and open space areas, 
and minimize impacts on groundwater recharge areas; 

(g) Establishing buffer areas around all significant hydrological resource areas to 
ensure the resource is not jeopardized or degraded by adjacent offsite 
development activity; 

(h) Ensuring a no net loss of value, acreage and function of each different significant 
hydrological resources is adhered to; and 

(i) Identifying, establishing and managing perennial streams as mitigation sites for 
destroyed or degraded hydrological resources. 

(Added hy Ord I 111, proFisions e/J: 2/15101.] 

Section 110.418.05 Applicability. The provisions set forth in this article shall apply as follows: 

(a) Area of Applicability. The provisions of Article 418 shall apply to all properties 
containing either perennial streams, or an established buffer area surrounding 
one of the perennial streams, as identified on Map 110.418.05.1, Significant 
Hydrologic Resources. All new development that requires permitting or review 
by the County shall be reviewed for compliance with the significant hydrologic 
resource standards. No variance to the significant hydrologic resource 
standards, pursuant to Article 804, Variances, shall be processed or approved. 
Refer to Section 110.418.40 Modification of Standards. 

In determining the location of the above-designated streams, staff shall use: 

(1) Published United States Geological Service (USGS) topographic maps, 
either in 7.5 minute or 15 minute series, to assist in the interpretation of 
location of significant hydrologic resources. 

(2) A determination of the location of a perennial stream resulting from a 
delineation of wetlands and/or waters of the United States made by the 
United States Army Corps of Engineers under the provisions of Section 
404 of the Federal Clean Water Act, shall be considered the perennial 
stream crossing any parcel of land. 

(3) Field survey by land surveyor or professional engineer licensed and 
qualified to perform a survey. 

(b) Relationship to Other Restrictions. The requirements established in this article 
are not intended to repeal, abrogate, supersede or impair any existing federal, 
state or local law, easement, covenant or deed restriction. However, if this article 
imposes greater or more stringent restrictions, the provisions of this article shall 
prevail. Specifically, if an applicant also acquires authorization under Section 
404 of the Clean Water Act from the United States Army Corps of Engineers, the 
applicant shall meet any greater or more stringent restrictions set forth in this 
article in addition to and independent of the restrictions of such permit. 

(c) Application of this Article to the Tahoe Planning Area. The provisions of this 
article may be waived by the Department of Community Development for 

Washoe County Development Code 
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Article 424 

HILLSIDE fJEVELOFEMENT 

Sections: 

110.424.00 
110.424.05 
110.424.10 
110.424.15 
110,424.20 
110.424.25 
110.424.30 
110.424.35 
110.424.40 
110.424.45 
110.424.50 

Purpose 
Applicability 
Exemptions 
Application Requirements and Procedures 
Determination of Developable Area 
Protected Open Space Areas 
Site Development Standards 
Grading and Drainage Standards 
Vegetation Preservation and Restoration Standards 
Street Standards 
Fire Safety Standards 

Section 110.424.00 Purpose. The purpose of this article, Article 424, Hillside Development, is 
to regulate hillsides in a manner different from regulation of flat terrain. This article establishes 
provisions for developing, preserving and protecting hillsides and ridgelines within Washoe 
County. The intent of these regulations is to protect the public health, safety and welfare by: 

(a) Minimizing use of slopes subject to instability, erosion, landslide, flood hazards or 
drainage problems; 

(b) Minimizing the careless alteration of and disruption to the natural topography and 
landscape; 

(c) Providing safe and adequate vehicular and pedestrian access to and within 
hillside areas, including emergency access; 

(d} Establishing stormwater runoff and erosion control techniques to minimize 
adverse water quality impacts resulting from non-point runoff; 

(e) Encouraging innovative grading techniques and building design which respond to 
the hillside terrain and natural contours of the land; 

(f) Minimizing impacts on existing trees and vegetation which reduce erosion, 
stabilize steep hillsides, enhance visual quality, protect water quality and 
preserve critical watershed recharge areas; 

(g) Encouraging the transfer of density to avoid hazardous areas and to protect 
environmentally sensitive and open space areas; and 

(h) Minimizing impacts on prominent ridge!ines, significant viewsheds, canyons and 
visually prominent rock outcroppings which reflect the visual value and scenic 
character of hillside areas. 

[Added by Ord. 893. provisions e:ff 3/4/94.] 
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Section 110.424.35 Grading and Drainage Standards. This section sets forth development 
standards for grading and drainage of hillside and ridgeline properties. 

(a) 

(b) 

Grading. These grading standards are applicable to hillside and ridgeline 
development only if a special use permit for grading is required pursuant to 
Washoe County Ordinance 811. The following standards are intended to 
preserve natural topographic features, foster resource preservation and minimize 
degradation of the visual character of hillsides: 

(1) Grading shall relate to the natural topography wi1h the natural 
topography lil1aintained to the greatest extent possible; 

(2) Where alteration to the natural topography is necessary, graded slopes 
shall be contoured to provide a smooth and gradual transition of grading 
and natural slopes, while maintaining the basic character of the terrain; 

(3) Standard pad grading or terracing which results in grading outside the 
building footprint and access area shall be discouraged; 

(4) Grading of knolls, ridgelines or toes of slopes shall be rounded to 
conform with the natural grade and to provided a smooth transition to the 
natural slope; 

(5) Grading shall create varying gradients in order to avoid a "manufactured" 
appearance; 

(6} Grading in environmentally sensitive habitat areas shall occur only when 
necessary to protect, maintain, enhance or restore the habitat; and 

(7) A slope stability and scarring mitigation plan, certificated by the project 
engineer, shall be reviewed and approved by the Director of Community 
Development and the Public Works Department prior to initiation of 
grading. 

Drainage and Erosion Control. All hillside development shall satisfy current 
Washoe County Code for drainage and erosion control. 

{Added hy Ord. 893. pmFisions elf 3/4/94.j 

Section 110.424.40 Vegetation Preservation and Restoration Standards. This section sets 
forth development standards to ensure maximum preservation and restoration of existing trees 
and vegetation on hillsides and ridgelines. reduce damage from sediment and runoff, improve 
wildlife habitat, and retain the desirable qualities of hillsides. 

(a) 

(b) 

Existing Native Trees and Vegetation. Existing native trees and vegetation shall 
be retained and integrated into the site development plan to the maxrmum extent 
feasible so as to maintain the natural surface drainage system, protect and 
preserve ecological communities, and enhance the natural scenic and visual 
quality. 

Disturbed Areas. Where existing trees or plants have been removed from hillside 
or ridgeline properties, the following standards shall apply: 

Washoe County Development Code 
HILLSIDE DEVELOPMENT 
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(a) 

(b} 

(c) 

Required Survey. A habitat survey, prepared by a qualified biologist or botanist, 
may be required to determine the exact location of environmentally sensitive 
habitat areas and to recommend mitigation measures that address potential 
impacts to the habitat. This survey shall be submitted to the Director of 
Community Development for all new development that meets one (1) of the 
following criteria: 

(1) The project site is located within a habitat area of a threatened and 
endangered fauna or flora species identified in Appendix A of the 
Conservation Element of the Master Plan, or through on-site 
investigation and review of resource information; or 

(2) The project site is or may be located within one hundred (100) feet of a 
threatened and endangered fauna or flora species identified in the 
Conservation Element of the Master Plan, and/or has the potential to 
negatively impact the long-term maintenance of such habitat. 

Survey Contents. AU habitat surveys shall include, at a minimum, the following 
information: 

(1) Survey methodology; 

(2) Location map and topographical site plan indicating all existing and 
proposed structures and roads; 

(3) Any rare and/or endangered plant and animal species, including the 
habitat envelope and the number of species observed; 

(4) Delineation of all wetlands, streams and water bodies; 

(5) Direct threats to habitat resulting from new development; 

(6) Delineation of a habitat buffer area to be provided along the periphery of 
the primary habitat; and 

(7) Mitigation measures to reduce impacts and to allow for the long-term 
maintenance of environmentally sensitive habitats. 

Development Standards. The following standards are intended to protect, 
maintain, enhance and restore sensitive fauna and flora habitat: 

(1) No new development shalt be permitted within a recognized primary 
habitat area of an endangered species. 

(2) Limited new development may be permitted within a recognized habitat 
buffer area, as defined in the required habitat survey, subject to the 
following standards: 

(i) Public access shall be limited to low-intensity recreational, 
scientific or educational uses, provided that it is strictly managed, 
controlled and confined to designated trails and paths; 

Washoe County Development Code April 18, 2025 
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i·~ cR Prindp!e t Maintain scenic resources within the County, 
1.1. Collaborate with all planning partners to identify and protect the region's significant visual gateways and viewsheds 

including ridge lines, buttes, mountains, and riparian corridors. 

1.2. Maintain dark night skies. 

1.3. Coordinate with law enforcement agencies to reduce impacts on visual, cultural, and natural resources from illegal 
trail creation, OHV use, dumping, and impacts to public lands from illegal activities. 

1.4. Support and participate in the Illegal Dumping Task Force and collaborate to inform the public on dumping and 
improve current efforts to eliminate illegal dumping. 

15. Educate local and regional organizations and special interest groups of the Regional Open Space and Natural Resource 
Management Plan's direct ties to economic development, tourism, the region's quality of life and sense of pride. 

NCR Pr!ndple 2. Coordinate development and conservation goa!s vvith State, tribat 
and federal agencies. 

CR 

2.1. Continue to support and participate in the management actions, efforts, and on-going projects of the BLM and USFS 
for the conservation and preservation of natural resources within Washoe County. 

2.2. Work cooperatively with the USFS and the BLM to mitigate impacts of land uses on private land adjacent to or within 
the National Forest and the public lands. 

2.3. Coordinate wildlife protection efforts with NDOW, USFS, USFWS, the Nevada Division of Natural Heritage, Nevada 
Division of Parks, Washoe County Regional Parks and Open Space. 

2.4. Continue to partner with public and private agencies and individuals to implement methods for conservation of key 
wildlife habitats, habitats of threatened or endangered species, and cultural resources. 

2,5. Work closely with agencies and jurisdictions to develop solutions for encouraging OHV use in appropriate areas. 

wi lire amt 
e.gelafJon reS'our~ 

3.1. Protect key wildlife and fishery habitats; habitats ofthreatened, 
endangered, or rare species; key migration routes or critical 
seasonal habitats; and areas important for scientific study. 

3,2. Protect sensitive and important lands through development 
techniques such as common open space, conservation 
easements, and voluntary limitation on development such as 
a transferable development rights program. 

3.3. Cooperate with RTC and NDOT to minimize wildlife conflicts 
within transportation corridors. 

3.4. Create new tools within the Washoe County Development 
Code to value environmentally sensitive vegetation and 
wildlife within the development review process. 

3,5. Acquire and restore critical habitat areas with particular 
attention to threatened and endangered species and Areas of 
Critical Environmental Concern (ACECs). 

3.6. Support government and private efforts to control the spread 
of invasive, nonnative species throughout the region. 

CHAPTER 2: VISION P. 45 
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CLICK 

CONSERVATION OF NATURAL AND 
CULTURAL RESOURCES 

3.7. Coordinate with NDOW, NDF, and USFWS as necessary when analyzing or permitting 
management plans, projects, and other land use actions to provide adequate avoidance, 
minimization, and mitigation measures to protect wildlife and natural resources within 
Washoe County. 

THE ICONS 
FORMORE 

41 Prioritize preservation of existing 
wetlands over mitigation of impacts. 

c: 
4.2, Buffer water bodies, seeps, springs, 

playas, wetlands, and riparian areas 
from development and special use 
permits. 

4.3. Protect Critical Source Water 
Protection Areas. 

4.4, Collaborate with WRWC, TMWA, 
Local Governments, Tribes, and other 
regional partners to manage land use 

IE practices to protectthe watershed and 
water supply sources. 

4.5. Continue to implement the One 
Truckee River Management Plan to protect the Truckee River and its tributaries and apply 
best practices to all stretches of the Truckee River in Washoe County. 

4.6. Support the use of recycled water for uses that benefit wildlife and natural habitats or multiple 
beneficial uses including purified water projects. 

4.7. Ensure water importation proposals are environmentally sound as set forth in NRS 533.370(3). 

5.1. Support Northern Nevada Public Health (NNPH) in enhancing public education and advocacy 
efforts concerning air quality issues, sources, and solutions. 

5,2. Support NNPH Air Quality Management Division in their efforts to continuously monitor air 
quality and mitigate identified health impacts. 

5.3. Include air quality considerations in the development review and construction process. 

5.4, Mitigate impacts of disturbances such as grading and tilling to future air quality. 

5.5. Evaluate the need to develop enhanced landscaping standards to mitigate air pollution 
impacts. 
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PAINCIPLES AND POLICIES 
The Adaptation and Resiliency Element's principles and policies address 
the various challenges of living with natural hazards while proactively 
mitigating risks to health and safety, While development in the County 
is set among the backdrop of wide-open spaces, dense forests, and 
expansive valleys, there are risks associated with development along the 
Wildland-Urban Interface (WUI). Wildfires, landslides, and degradation of 
natural and protective wetlands can challenge the safety of those who live, 
work, or recreate in these areas. 

Climate change has drastically increased the severity and frequency 
of natural disasters and extreme weather events, makfng planning for 
extreme situations more important than ever. Both urban and rural areas 
will face their own challenges with heat islands, natural area preservation, 
and integrating energy efficient practices into the public's everyday lives. 

RELEVANT PLANS 

► TMRPA Natural Resources Plan 

► One Truckee River Mana ement Plan 

► Truckee River Flood Mana ement 
Authorit Flood Protection Plan 2016 

► Nevada Fire Board!BLM Washoe Count 
Fire Risk Assessment 2009 

The Adaptation and Resiliency pri nci pies and policies a re primarily focused on Ii miting development to appropriate areas, reducing or 
mitigating development outside those areas, collaborating with partner agencies, and proactively investing in solutions that reduce 
the impacts of climate change. The goal of these principles and policies is to support thoughtful development practices that increase 
the resilience of the County and create a strong response network for climate-related hazards and their impacts. 

Principles and policies from the Relevant Plans listed in the call out box above that align with Washoe County overarching goals and 
policies are indicated with italic text and an icon in the margin noting the goal/policy number which links to the source plan. The text 
in the blue boxes indicates the goal/policy number from the related plan, not from the Envision Washoe 2040 plan. For example, "NR 5" 
is the policy number in the related plan. 

1.1. Minimize development in areas with natural steep slopes. 

1.2. Limit development in floodplains that would constrict or otherwise result in higher floodwater levels or peak flows, or 
impact to floodplain functions. 

l.3. Ensure development within the WU/ is consistent with industry best practices. 
UCK 1.4. Update and implement the Wildfire Hazard Risk Assessment study and recommendations to guide management of 

wildfire hazards in urban interface areas. 
'HE ICONS 
'ORMORE 
VFORMATJOM 1.5, Support riparian habitat and river channel restoration as an important component of overall flood management planning. 

AR Principle 2. Coordinate natural hazard response with regional and federal 
agencies. 

2.1. Support Fire Protection District efforts to develop, fund, and implement a Community Wildfire Protection Program and 
replanting program for all non-federal public lands in the region. 

2.2. Promote partner agency efforts in helping individuals learn to live with fire. 

2.3. Coordinate the activities of the Regional Open Space Program with proposed restoration projects on the lower Truckee 
River. 

CHAPTER 2: VISION P. 51 



er 

1111 1.1. Coordinate implementation of TMWA's 2020-2040 Water 
Resources Plan and the WRWC Comprehensive Regional 
Water Management Plan with TMWA and WRWC. 

WASHOE COUNTY 
CLEAN WATER 

CLICI( 
THE ICONS 
1''01,iHOB.E 

1.2. Support the Truckee River Operating Agreement (TROA). 

1.3. Implement TMWA's Drought Contingency Plan to promote 
smart and efficient use of the community's water resources 
in compliance with all federal and state regulations. 

1.4. 

Visit washoecountycleanwater.org to 
learn more about The 2020 Integrated 
Source Water and 319{h) Watershed 
Protection Plan for Public Water 
Systems and the Truckee River in the 
Truckee Meadows and other watershed 
management and source water 
protection efforts in Washoe County. 

lNFO/iUUTION! 

Continue to work with the Nevada Division of Environmental 
Protection (NDEP}, TMWA, TMRPA, and Northern Nevada 
Public Health (NNPH) to implement the 2020 Integrated 
Source Water and 319 (h) Watershed Protection Plan for 
Public Water Systems and the Truckee River in the Truckee 

IEII 1.5, 

1.6. 

1. 7. 

- 18. 

19. 

1.10. 

1.11. 

1.12. 

1111 1.13. 

1.14. 

1.15, 

Meadows to preserve and enhance available water supplies 
and address known and potential threats to water quality. 

Continue to work with the Central Truckee Meadows Remediation District (CTMRD) to address contamination. 

Continue to work with GBWC and TMWA to find solutions, such as septic to sewer conversions in areas with water 
quality issues and nitrate contamination in Spanish Springs Valley. 

In cooperation with TMWA, continue to investigate and evaluate potential future water management projects 
consistent with, and in addition to, TROA to further increase the region's water security. 

Work with state and federal agencies to manage local groundwater resources to ensure annual use does not exceed 
rates of inflow and recharge. 

Evaluate Master Plan Amendments and Projects of Regional Significance against the 2019 Regional Plan and WRWC 
Comprehensive Regional Water Management Plan. 

Protect groundwater recharge areas and continue to develop programs to utilize groundwater in a sustainable 
manner. 

Support WRWC and TMWA planning efforts to ensure that current and projected water demands can be met in a 
sustainable manner. 

Support the investigation and development of new sustainable, long term water resources consistent with the 
Regional Plan and the Regional Water Management Plan. 

Promote a coordinated regional approach to effluent management, including but limited to the disposal and use of 
treated effluent when appropriate. 

Promote conjunctive management of multiple water resources. 

Prohibit unsustainable groundwater mining as a method of water management. 

.. PF-S Principle 2. Provide sufficient water to meet the current and future needs 
of County residents. 

2.1. Balance new water supply commitments and existing commitments with sustainable sources of water supply. 

2.2. Support TMWA's conjunctive use plan and manage surface water and groundwater supplies for municipal and 
industrial use to withstand at minimum the worst drought cycle of record. 



SIERRA REFLECTIONS 3-MINUTE PRESENTATION 
MERCURY COMMITTEE REPORT-T. Callicrate; Revised 1-6-26 

Good evening, Commissioners. My name is Tom Callicrate, and I am a resident of New 
Washoe City and a Certified Professional Geologist. 

I'd like to request my Comments and Exhibits be entered into the meeting records. 

I'll be speaking about various Geologic Hazards and Health Risks of the SR Project 
related to Mercury Contamination, Earthquakes and associated Liquefaction in Zone 1, 
suggesting that Zone 1 should ".NOi BE DEVELOPED''. (SR Development Project is within 
the Carson River Mercury Supertund Site.) 

"THIS PRESENTATION OFFERS EVIDENCE THAT FINDING (C) ~'TYPE OF 
DEVELOPMENT" AND FINDING (F) "PUBLIC HEALTH" CAN NOT BE MADE, THEREFORE 
THE TENTATIVE SUBDIVISION MAP CAN NOT BE APPROVED AND YOU MUST DENY THIS 
APPLICATION". 

Figure 1. Figure 1 shows the location of the Carson River Mercury Superfund Sites. The 
focus of this presentation is the Mercury Contamination in Washoe Valley and 
Steamboat Creek. 

Figure 2. Figure 2 shows the location of the Gold-Silver Mill Sites in Washoe Valley and 
along Steamboat Creek where the contamination of mercury was lost from mill sites. It 
also shows where the Superfund Site traverses through SR planned subdivision. 

Figure 3. Figure 3 shows the locations of the defined Zones. Zone 1 is the main focus with 
regards to Mercury Contamination and Geologic Hazards. 

Figure 4. Figure 4 comes from the Washoe City Geologic Hazards Map developed by the 
USGS in 1978. This map shows several geologic hazards presenting serious health and 
safety concerns within planned subdivision. 

• It shows the Mercury Contaminated "Wetlands-Flood Plain" where SR 
plans to develop 304 parcels. (The entire Zone 1 Area should be now be 
considered part of the CR Superfund Site). 

• It also shows the numerous Earthquake Fault Zones that occur throughout 
the planned subdivision. (in brnwn and in black}. Future Earthquakes present 
a very serious health and safety hazards in Zone 1. Zone 1 has been 
identified by the USGS as "Moderate-Risk" area for Severity of Shaking of 
Water Saturated Soils where homes built in this area would be subject to 
Liquefaction. Future homes and structures would be subject to tilting, 

1 



sinking and possible collapse, presenting Serious Health and Safety 
Liabilities. 

Figure 5. Figure 5 shows the location of the Property within the Superfund Sites. lt also 
shows Zone 1 and the intensity and extent of the Contoured Mercury Concentrations in 
orange and red, greater than the "Action Level" for the development of residential homes. 
{The contour map was developed using SR-UES sampling-survey data). 

Figure 7. Figure 7 shows SR Plan to excavate Mercury Contaminated Soils and relocate 
the soils to Openspaces, Parks and Slope Sites, essentially Contaminating 
Uncontaminated Sites. These new contaminated sites would be considered a Toxic­
Waste Reposititory Site. Now, the Owner and Developer would be Liable for mercury 
contamination. subject to 30 years of testing and any and all health, safety, liablities and 
lawsuit issues. 

IN CONCLUSION: DEVELOPING A SUBDIVISION IN ZONE 1 COULD NOT BE A WORSE 
LOCATION FOR A SUBDIVISION. 

AGAIN, SINCE FINDING (C) AND FINDING (F) CAN NOT BE MADE, THEREFORE A 
TENTATIVE SUBDIVISION MAP CAN NOT BE APPROVED AND YOU MUST DENY TH IS 
APPLICATION". 

THANK YOU FOR LETTING ME PRESENT THIS INFORMATION. 
Feel free to reach out to me if you have any questions or need any help or additional 
information. The next speaker will be presenting more detailed information on the Mercury 
Contamination. 

Figure 6. Figure 6 shows in more detail the contoured Mercury Contamination grader 
than 7.1 mg/kg above the allowed residential concentration (in yellow to orange to red 
contours based on SR sampling. It also show the location of the Temelic Mill site, but the 
concentration of the contoured mercury sample values suggest that there may be 
additional mills sites in Zone 1 that have not been identified. (The updated and current UES 
remedial Action Plan has an error on page 37 and 44, Figures 3 and EX3 where the res id en tial and 
commercial allowed mercury values are not correct. The figures state Residential Action Levels at 
11 mg/kg, not the legal 7. 1 level. Question? Did SR-UES use the 11 mg/kg cut off limit to create 
their mercury value maps)? 

2 
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Sierra Reflections Development Project 

Q'I 

.. ! 
h 
f i 
~i i, 
Q .. 
~9 .. ,. 
H 
l~ 
~~ 
.. :1 
t~ 
Et ,':! 
~I 
~¾ 
~I 

IEAAftlOUAN E; SHAl(IING 

• 

GtflJU H Vluky of , ... ~. Undert,rr.- \Jt ... y bJ 
ut1coruolktlt•ll 111- ot'101lu o.1 1111...,,,Jned a nd. 
t.'IU, ■l\d elb'(. Dip,~ to ;round rrat■r ~1=1 .. •1 fmfl'l 

HI■ wrlact 9l W!t1llcia ~kt to eu• r~lly ltH lhlf'l 10 rit (33 
fll ■My r,om l1k,. . 

Modu,1, Mvwilv 01 
ah,dcing. Uncktllill\ 

--~Ybv ufte;CN'l104-
'4.tfd t lt11N .. I altJI0-.1111 al loMd 
W. .,. .... ,. Ot:p.tt 10 910Ynd 
'MIICIIM►i 1hl~•b:l):llt l mf:Std. 

Mcdualt W'f'Uh'f., 
thlldng. VndN'-Jn 

-- LMtalY by unconiol• 
•~ltd lab d1p01hc ol fjM. 
a~lnt d Rl'ld.. ,111. Dnd dAy. 
O.p1h ,o ttOUnd wawi, I IWI., 
lhlfl 10 'ff 131 hi. 

0
Modc1.til&Mvttil't'of 
..,.~ u.,~ 
ta,,c-ty by 4.lf\COMOI• 

idlllld ,u1.11rl11 dll)lll"U ol tMd 
and g,-wil, Oocn h to 111raunl5 
Ml1rpNl11rV,1i,n 1U ml3J f1t 

0
V1itla_,.,..,,,:flty 
ol tht\M .. Un,, 
dctialtl t.,g1lyby 

U"-1:QfHallda.l,lld t lhrd,I dl­
po.1111 er lilnd anC, 0t1v•I 

' O.pib w gr01.1r,d !MC<lr lr\­
aMO•$ l1orn o~u. 1 m 13 
Id n-■t tlM lo 11lJout 10 
In t33 1'J ■Q)lan.t tD lOftft 

Duidt 

m l.otn H•llflty or 1~i.n11. Undwl111U. ~ t,e(Wock 

Nott 1: $bit~.aona,ct."'°' po,usy1mtlkc11~ o,~lld 
inotlffl ■U•awdoo whh lftcn,...,. dotlwtc.e ltom lhil urt► 

I ~WNl'V"lu All,lld Cnndb■t~"llftiH 

FIGURE 4 lUIM>lcflflUltefln iMr,111 &111174 
• olloh 1h11 u1.-c1 Joc11tlonof llctv~1ct 

•----------•-n • Jld clftN.1lcfl11,1cl~lllim1. 

1g 
1, 

Mercw-y Codta 

I 
I .. 
l 
~ 

~ 

.GROU~g 11u,ruAEAS.Of'tQ PAU1.TS 

Gtm,f'oil 1\l'jihNt o.lu,,:lil t..ulu II rl!Cll L\ktty dor.t pt'H1'iUllll 
l;Uh'-, • • Ollll liattar •111 tflD• lhtl NMl'nmYad ffiCH (8.~ftl 
tv lhv• th• .,a1u1c1 rnpt111, tit nrd J, ,ankcld bv rig! of mo1 
11ctn1 moomen1. 

Lm fflllWlfflol.W ,iot»bty la.i t 1twi 10.000 \'UIS a,o: ,oui~ 
k11 lbNI Jfwttiowwnd 'fl:arngo. 

Uln INMffitfl1 p,ob,b11 lt11 1hln 50.000•t G0.01)1) yaor, 11,: 
pouS~ly lioo th.an 10.000 ye:in eoo. 

l&1l "'°""""'ftt ptnhltlly lhl lbrrln 1001000 ~r5 •10; po, 
llbfw 1• 1ti.r. 50.000-1a).UW Wffi ~ 

Ave ol Im #IO'ltffltfll n.ot lo:nowl'I w:c:h cuWl\1y: o,obabl 
moir• than IO,C,00...!i0.000 ;'a.mj lUl ,11,,. I? mll1lon v .. 
11130- 4nll i:>1oblbfy no mo,11 ttMll'I o f,w n'lltllon yHn IQ\ 

L..lt fncl¥c.l'l'llftl pr~ly lc1111 '-""" 12 llllt:CR YHU ap N 
tvklrft<llef lir~ fflO\ICffleftl 

~11411; loc,Uo11 dltil'llla;d.111had: IOC.llon •nlunll; d;1ledl I• 
i::o,lof\ conc:uled: a~: y0,,1111D9rtl"llt~, i1J 11 ncl r.111111•0 bt 
hiubl1111n dep~•d •1t1inf.1 11111( ,:(11),p, o, • ~ci,ii:111 Ni ocCl.loe 
alt)tl!O fwh, O,aU • d0wn1hfo"NA _... 



I SIERRA REFLECTION'S DEVELOPMENT PROJECT I 

SIERRA REFLECTIONS (UES} Mill LOCATIONS 
MAP 9: PROJECT AREA & ZONE 1 MERCURY 

Colored contour map showing distribution of mercury contamination 
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SIERRA REFLECTIONS (UES} MERCURY DATA 
MAP 4: Residential (7 .1 mg/kg) Contour 



MERCURY COMMITTEE REPORT, 1-6-26 
SIERRA REFLECTIONS 3-MINUTE PRESENTATION: 

May I request the following comments and exhibits be entered into the meeting 
records: 

I am Clark Smith, resident of New Washoe City for 42 years, with graduate 
degrees in chemistry and geochemistry, and 45 years of experience related to 
the use of mercury in mining exploration. 

SIEAAA RHll'CTIONS [UES) MERCURY DATA 

MAP 3: MERCURY> 7.1 m&fk.l CONTOUR@ 0-4 FEET 
r • 

This presentation will show that the Superfund Site is NOT contained JUST 
with in the Steamboat Creek channel and that MORE THAN HALF of Zone 1 has 
toxic mercury to a depth of 4 feet (especially where Phase 2 development is 
planned). 

The distribution of mercury in Zone 1 indicates where Comstock ore recovery 
may have occurred WELL BEYOND that at the Temelic Mill. 

You will also see where mercury characterization is INCOMPLETE, especially 
with in and near parcel development. 

AND YOU'LL SEE where cut & fill remediation will create mercury repositories 
near proposed Park 1 and Park 2, exposing everyone to toxic mercury. 

This evidence opens a discussion about FLOOD events on Steamboat and 
Browns Creeks with related adverse affects for the proposed residential 
development AND toxified downstream water quality. 



Finally, the evidence shows that Finding F (Public Health) will NOT BE MET, and 
the application must be denied. 

MAP 1 

Map 1 shows the US EPA Mercury Superfund Site, but because of the UES soil 
survey: 

MAP2 
51ERRA REFLECTIONS (UES) MERCURY DATA 

MAP 2: MER«!HY 1/AWE Qj) 1H HEr 

There is evidence that mercury contamination above the action level of 7.1 
mg/kg is wide spread in Zone 1. 

A total of 449 samples were taken every 100 feet, and of these 81 exceed the residential action level. 
We also know that toxic arsenic values are above action levels of 0.68 mg/kg. 



MAP3 
SlfRRA REFLECTIONS {UES) MERCURY DATA 

MAP 3; MERCURY> 7,1 mg/kg CONTOUR @0-4 FEET 

The same data are represented in MAP 3, which also shows where toxic mercury 
must be remediated prior to development, RANGING FROM 7.1 mg/kg to HIGHS 
of 169 and 181 mg/kg in SHALLOW SOILS. 

The source of the mercury is presumed to derive from the location of historic 
quartz mill sites. 

MAP4 
SIERRA REFLECTIONS (UES) MERCURY DATA 

MAI' 4: MERCURY >7.1 mg/kg, DEEP & SHALLOW 

I 

The Temelic Mill is presumably located as indicated, yet other areas are 
indicated by the survey data. More contamination may exist than revealed by the 
current UES data. 



MAPS 
SIERRA RE~UCTIONS {UES) MEICCORY DATA 

MAP 5: DEEP MERCURY>7.1m,~•nd NO DATA 

FURTHER: UES sampling was incomplete: 

SEVENTEEN of the 225 grid cells were inexplicably excluded from the survey and NOT SAMPLED. 
Also, Deep Soil samples (4-8 ft deep) were NOT taken in 40 of the 225 grid cells. 

About, 1/5 of Zone 1 was not sampled to the full depth of 8 feet. Since the task is 
to completely characterize the mercury distribution and concentration, it is 
imperative to FULLY characterize the ENTIRE site. 

NO DATA DOES NOT MEAN NO MERCURY. 

MAP6 
SIERRA REFl!CTIONS (UES) MERCURY DATA 

MAP 6; ARf/15 OF NO MERCURY DATA AND PARCEL DEVEI.OPMENT 

These unsampled areas belie the proposed parcel development. Proposed roads 
and infrastructure across these areas with related future maintenance may cause 
redistribution of toxic soil. 



MAP7 

SlfRR.O. REFl£CTIONS fUH) MUCURV DATA. 
MAf .,, CJ.IT & FIU. REt,m,umoN, REPOSITORY mE.S 

of P.::1rk 2 

Proposed remediation includes cut and fill methods which remove toxic soils to 
nearby repository sites (red hachured areas). Note that cut and fill as proposed 
only includes areas of parcel development, NOT toxic soils and toxic overbank 
sediments along Steamboat Creek. 

MAPS 

These REPOSITORY sites are also locations of proposed PUBLIC PARKS. 

In a wetlands environment subject to flooding, burying toxic soil may encourage the formation of volatile and 
mobile organo-metallic mercury species. In flood events this could adversely impact the developed community 
and downstream water quality in Steamboat Creek. 
(SEE: page 28, Paragraph 3 of the Staff Report, "Northern Nevada Public Health (is required) to prevent the 
potential mobilization of methylated mercury"). 

Evidence shows that Finding F (Public Health) will not be met, and the 
application must be denied. 
SIMPLY STATED: ZONE 1 SHOULD NOT BE DEVELOPED FOR 
RESIDENTIAL USE. 
Possible references: NAC445A.2272, NRS 459.430 - "Hazardous waste" 



SIERRA REFLECTIONS (UES) MERCURY DATA 

MAP 3: MERCURY> 7.1 mg/kg CONTOUR @ 0-4 FEET 



SIERRA REFLECTIONS (UES) MERCU1RY DATA 

MAP 1: ZONE 1 SURVEY AREA 



SIERRA REFLECTIONS (UES} MERCURY DATA 

MAP 2: MERCURY VALUE@ 0-4 FEET 



SIERRA REFLECTIONS (UES) MERCURY DATA 
MAP 3: MERCURY> 7.1 mg/kg CONTOUR@ 0-4 FEET 
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SIERRA REFLECTIONS (UES) MERCURY DATA 

MAP 4: MERCURY >7.1 mg/kg, DEEP & SHALLOW 
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SIERRA REFLECTIONS (UES) MERCURY DATA 

MAP 5: DEEP MERCURY> 7.1 mg/kg and NO DATA 
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SIERRA REFLECTIONS (UES) MERCURY DATA 
MAP 6; AREAS OF NO MERCURY DATA AND PARCEL DEVELOPMENT 
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SIERRA REFLECTIONS (UES) MERCURY DATA 

MAP 7: CUT & FILL REMEDIATION,, REPOSITORY SITES 
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Sierra Reflections Park Number 1 

My name is //e, // ~I ~ I! V\ Please enter my comments and 
exhibits into the RecJrd. , 
The Sierra Reflections project is huge and complex with 940 homes, 
major infrastructure construction and superfund remediation. 

Let me concentrate on just one proposal in the plan that encapsulates the 
problems with the entire project. 

The plan proposes a park whiich the developer calls park number 1. This 
park is located adjacent to the confluence of Browns and Steamboat 
Creeks. 

The developer proposes to enclose the park area by constructing a 12 foot 
high masonary retaining wall along Steamboat Creek which will be about 
1500 feet long. This wall will destroy nearly ½ mile of the scenic quality of 
the Steamboat Creek canyon. 

The build;ng of thi_s large retaining wall along the sensitive riparian 
environment will destroy natural vegetation, wetlands, and the habitat of 
sensitive and endangered species. 

The Existing Conditions Plan shows that inside the retaining wall is an 
area documented as being culturally significant by Native Americans and 
European and Chinese settlers. The plan shows that there are existing 
rock walls, granite slabs and foundations at the park site. The village of 
Willow Glen and a cyanide processing mill were located in this area. Page 
2 of the Project Narrative quotes the Envision 2040 plan's Primary Vision to 
"maintain the area's natural and cultural heritage through scenic 
protections." The developer's actions clearly violate this vision. 



The developer then plans to partially fill the public park area with soil which 
is highly contaminated with mercury and then cover it with an eight foot 
cap of soil. This will destroy enclosed historic and cultural sites. Page 28 • 
estimates the buildout may take 20 years. They state they will not build the 
park until 500 homes are built. This would be in Phase 4. How long will the 
land in the park be barren? In addition, a Storm Water Detention Basin is 
located next to the park. This will cause water to leach through the 
contaminated soil and spread contamination through the park and into 
Steamboat Creek. 

Requirements of Conservation of Natural and Cultural Resources, NCR 
4.1 , 4.2 and 7 .1 in the Envision 2040 Master Plan cannot be met.* 

Therefore, Common Open Space Development Findings (a) Preserve 
or Provide Open Space & (b) Protect Natural and Scenic Resources, 
cannot be made.** 

Also, Findings for approval of a Tentative Subdivision Map {b) Design 
or Improvement, (e) Fish or Wildlife, and (f) Public Health cannot be 
made. 

The developoer's proposed inappropriate actions relating to Park #1 
represent a consistent theme throughout the application. Please protect 
our valuable natural and cultural resources and unique history by 
denying this application. 

* 4.1. Prioritize preservation of existing 

wetlands over mitigation of impacts. 
4.2. Buffer water bodies, seeps, springs, 
playas, wetlands, and riparian areas 
from development and special use 
permits. 



• 

7.1. Buffer designated Areas of Critical Environmental Concern (A CECs) and 
known significant or sensitive cultural resources from development. 

**Section 110.408.28 Findings Required for Common Open Space Developments. 
Prior to approving an application for a common open space development, the 
Planning Commission or 

Parcel Map Review Committee, as applicable, shall find that all of the following 
findings have 

been satisfied. This is to ensure that the benefits provided by the proposed common 
open space 

development are commensurate with the flexibility afforded by common open space 

development. 

(a) Preserve or Provide Open Space. The development preserves existing steep 

slope areas, developmentally constrained areas, and heavily treed areas from 

development and pi·ovides future residents an option for open space above and 

beyond any applicable minimum requirements of Article 432. 

(b) Protect Natural and Scenic Resources. The development identifies and protects 

natural and scenic resources, including but not limited to ridgelines, waterways, 

large diameter trees, and Jzabitat for special status species. 

** 
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Sierra Reflections Park Number 1 

My name is i t:, ( / v D e(( I\ Please enter my comments and 
exhibits into the Record. 

The Sierra Reflections project is huge and complex with 940 homes, 
major infrastructure construction and superfund remediation. 

Let me concentrate on just one proposal in the plan that encapsulates the 
problems with the entire project. 

The plan proposes a park whiich the developer calls park number 1 . This 
park is located adjacent to the confluence of Browns and Steamboat 
Creeks. 

The developer proposes to enclose the park area by constructing a 12 foot 
high masonary retaining wall along Steamboat Creek which will be about 
1500 feet long. This wall will destroy nearly ½ mile of the scenic quality of 
the Steamboat Creek canyon. 

The building of thi_s large retaining wall along the sensitive riparian 
environment will destroy natural vegetation, wetlands, and the habitat of 
sensitive and endangered species. 

The Existing Conditions Plan shows that inside the retaining wall is an 
area documented as being culturally significant by Native Americans and 
European and Chinese settlers. The plan shows that there are existing 
rock walls, granite slabs and foundations at the park site. The village of 
Willow Glen and a cyanide processing mill were located in this area. Page 
2 of the Project Narrative quotes the Envision 2040 plan's Primary Vision to 
"maintain the area's natural and cultural heritage through scenic 
protections." The developer's actions clearly violate this vision. 



The developer then plans to partially fill the public park area with soil which 
is highly contaminated with mercury and then cover it with an eight foot 
cap of soil. This will destroy enclosed historic and cultural sites. Page 28 -
estimates the buildout may take 20 years. They state they will not build the 
park until 500 homes are built. This would be in Phase 4. How long will the 
land in the park be barren? In addition, a Storm Water Detention Basin is 
located next to the park. This will cause water to leach through the 
contaminated soil and spread contamination through the park and into 
Steamboat Creek. 

Requirements of Conservation of Natural and Cultural Resources, NCR 
4.1 , 4.2 and 7 .1 in the Envision 2040 Master Plan cannot be met.* 

Therefore, Common Open Space Development Findings (a) Preserve 
or Provide Open Space & (b) Protect Natural and Scenic Resources, 
cannot be made.** 

Also, Findings for approval of a Tentative Subdivision Map (b) Design 
or Improvement, (e) Fish or Wildlife, and (f) Public Health cannot be 
made. 

The developoer's proposed inappropriate actions relating to Park #1 
represent a consistent theme throughout the application. Please protect 
our valuable natural and cultural resources and unique history by 
denying this application. 

*4.1. Prioritize preservation of existing 

wetlands over mitigation of impacts. 
4. 2. Rieffer water bodies, seeps, springs, 

playas, wetlands, and riparian areas 
from development and special use 
permits. 



7.1. Buffer designated Areas of Critical Environmental Concern (ACECs) and 
known significant or sensitive cultural resources from development. 

**Section 110.408.28 Findings Required for Common Open Space Developments. 

Prior to approving an application for a common open space development, the 
Planning Commission or 

Parcel Map Review Committee, as applicable, shall find that all of the following 
.findings have 

been satisfied. This is to ensure that the benefits provided by the proposed common 
open space 

development are commensurate with the flexibility afforded by common open space 

development. 

(a) Preserve or Provide Open Space. The development preserves existing steep 

slope areas, developmentally constrained areas, and heavily treed areas from 

development and provides future residents an option for open space above and 

beyond any applicable minimum requirements of Article 432. 

(b) Protect Natural and Scenic Resources. The development identifies and protects 

natural and scenic resources, including but not limited to ridgelines, waterways} 

large diameter trees, and habitat for special status species. 

** 
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Good evening, 

My name is Cameron Mcsweeney. J have been a Reno resident for 45 years, growing up in 

Lemmon Valley, now residing in, Pleasant Valley and am currently the Vice President of the 

Pleasant/Steamboat Valley Landowners Association. 

With 25 years in the insurance industry, I have a vast array of knowledge pertaining to 

homeowners' insurance, and our current insurance climate. To put it plainly, we have been, 

still are, and will continue to be in a home insurance crisis for quite some time. 

Approving Sierra Reflections while homeowners in the area are still being canceled and 

struggling to find insurance coverage would be recklessly negligent as this development 

will be detrimental to those already struggling to find insurance and will further saturate our 

already limited options. Currently there are only a few carriers that will even insure in areas 

such as Washoe and Pleasant Valley with the surrounding areas covered by cheat grass 

and other dry brush. Insurance carriers do not look at the vacant land that these 

developers remove to build these developments, but at the entire area that will stitl be 

surrounded by flammable vegetation. Insurance carriers will see this as a bigger risk of loss 

within a smaller area, and we may lose the few carriers entirely that are even willing to 

insure these existing neighborhoods. 

Furthering this crisis, Assemblyman PK O'Neil, with ZERO insurance industry knowledge or 

experience, and our interim Insurance Commissioner, Ned Gaines, who was a Farmers 

claims adjuster in Washington just passed Assembly Bill 376, which allows carriers to 

completely exclude wildfire from coverage, making it an optional secondary policy, like 

earthquake or flood currently are. I usually agree with Mr. Gaines about his vision for our 

state, but there are some serious red flags that will cause further problems with our smaller 

rural and semi-rural communities. 

I have written through many insurance carriers, and while I understand the effort to get 

carriers to start insuring again, this idea may be detrimental to those of us in these 

communities threatened by wildfires. All mortgage companies require insurance for fire, 

including wildfire, and we do not have a state plan that only covers wildfire, such as the 

California Fair Plan. These secondary policies may end up being impossible to find, or so 

expensive that people unknowingly default on the;r mortgage loan requirements, because 

they simply can't afford it, or are sold a misrepresented policy by an unethical or 800# 

based insurance agent. 

Insurance companies have routinely hired CEO's with zero insurance knowledge or training 

who repeatedly ignored the warnings from long time agents because they were only worried 

about quantity instead of quality of business and didn't properly train their own agents and 



Sierra Reflections Closing Presentation (01/04/26) 

Good evening Commissioners 

My name is Bob Rusk. Please enter my comments and exhibits into the record. 

I am a former two term Washoe County Commissioner. In my experience this 

Application is one of the most deeply flawed I have seen. 

Presented earlier was a petition hand signed by over 1600 local residents. They 

agree that the design of the Sierra Reflections subdivision and the actions being 

proposed by the Applicant are ill conceived, inappropriate, and dangerous to the 
public. 

Submission of the Application caused residents to form 20 Working Groups in 

major areas of concern. They carefully analyzed the Application, researched 

associated Plans and Codes, and documented their results. 

You have heard from 28 speakers who have presented their findings in detail. 

The proposed application does not comply with 7 Elements and at least 18 major 

Principles of Master Plan Envision Washoe 2040. It does not comply with 12 Goals 

in Appendix 4 of the Master Plan. The application is out of compliance with at 

least 6 Washoe County Development Code Articles. 

The following is a summary of the number of speakers who could NOT make the 

necessary Findings for approval: 

For Article 408, Common Open Space Developments 

Finding (a) Preserve or Provide Open Space - 2 Speakers 

Finding (b) Protect Natural and Scenic Resources - 6 Speakers 

Finding (c) Achieve a More Efficient Use of Land - 2 Speakers 



For Article 608, Tentative Subdivision Maps 

Finding (a) Plan Consistency - 4 Speakers 

Finding (b) Design or Improvement - 22 Speakers 

Finding (c) Type of Development - 10 Speakers 

Finding (e) Fish or Wildlife - 7 Speakers 

Finding (f) Public Health - 10 Speakers 

Finding (h) Access - 2 Speakers 

In Conclusion: 

For a Common Open Space Development - All five of the required Findings cannot 

be made. 

For a Tentative Subdivision Map-All ten of the required Findings cannot be 

made. 

This Application must be denied. 



Roman, Brandon 

From: 
Sent: 
To: 
Cc: 
Subject: 

Planning Counter 
Tuesday, January 6, 2026 11 :34 AM 
Roman, Brandon 
Bronczyk, Christopher 

FW: Planning Commission/Board of Adjustment (Washoe311 Request id 195944): 
Comment on Tentative Subdivision Map Case Number WTM24-001 Sierra Reflections 
and Special Use Permit Case number WSUP25-0019 Sierra Reflections 

Hi Brandon-we received a public comment concerning Sierra Reflections. 

Tim Evans 
Planner, Planning & Building Division I Community Services Department 
CSD Main Phone: 775-328-3600 Direct Line: 775-328-2314 
Visit us first on line: www.washoecounty.gov/csd 

From: Washoe311 <Washoe3l1@washoecounty.gov> 
Sent: Tuesday, January 6, 2026 8:38 AM 
To: Planning Cou11ter <Planning@washoecounty.gov> 

Subject: Planning Commission/Board of Adjustment (Washoe311 Request id 195944): Comment on Tentative 
Subdivision Map Case Number WTM24-001 Sierra Reflections and Special Use Permit Case number WSUP25-0019 Sierra 
Reflections 

Greetings, 

Please see public comment below for the Planning Commission Meeting 1/6/26. 

Sincerely, 

Washoe311 Service Center 

Communications Division I Office of the County Manager 

washoe311@..wasboeco~ I Office: 775.328.2003 or 3.ll 
1001 E. 9th Street, Building C, Reno, Nevada 89512 

~ 11£tl@JC1m 
Have some kudos to share about a County Manager's Office employee or experience? Submit a 
nomination for a Washoe Star by clicking this link: WASHOE STAR 

NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the 
individual or entity whom it is addressed. Any review, dissemination, or copying of this communication by anyone other than the 
recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended 
recipient, please contact the sender by reply email, delete and destroy all copies of the original message. 
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From: Jay Howard <tahoeranger21@gmail.com> 
Sent: Monday, January 5, 2026 9:35 PM 
To: Washoe311 <Washoe311@washoecounty.gov> 
Subject: Fwd: Comment on Tentative Subdivision Map Case Number WTM24-001 Sierra Reflections and Special Use 
Permit Case number WSU P25-0019 Sierra Reflections 

This Message Is From an External Sender 
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless you are sure the 
content is safe. 

Begin forwarded message: 

From: Jay Howard <~@gmail.com> 
Date: January 5, 2026 at 9:29:47 PM PST 
To: washoe311@washoecount.gqy 

Report Suspicious 

Subject: Comment on Tentative Subdivision Map Case Number WTM24-001 Sierra 
Reflections and Special Use Permit Case number WSUP25-0019 Sierra Reflections 

Public comment to be read into the record: Please consider my comment regarding 
possible action with respect to the aforementioned Sierra Reflections application. I 
request that any action be delayed until such time that proper studies can be done on 
ground water availability for the proposed 940 single family dwellings. My greatest concern 
is the 600 foot well and our valley water supplies. I wantto see a study that proves there is 
adequate water supplies based on an average of the lowest water years over the last 50 
years. What studies have they done? Please do not let this development happen until 
irrefutable proof is shown that the Sierra Reflections development will not negatively affect 
water supplies during drought years to existing Washoe Valley residents. 
In addition, I have significant concerns regarding new vehicle trips, traffic congestion, 
public safety response times and capacity, and just the deterioration of quality of life for 
existing residents. In my opinion, the Pleasant and Washoe Valley areas are not the place 
for unmitigated high density parcels and housing like Sierra Reflections. I am against this 
application. Please help us protect water supplies and the quality of life in the South 
valleys. Thank you for your consideration. 

Jay Howard 
Washoe Valley resident 
775 301-3098 
185 McClellan Avenue, Washoe Valley Nevada, 89704 
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Roman, Brandon 

From: 
Sent: 
To: 
Subject; 

Chris Bronczyk 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:42 PM 
Roman, Brandon 
FW: Sierra Reflections Plans: WTM24-001 

Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Susan Cullen <cullensus@gmail.com> 
Sent: Tuesday, January 6, 2026 12:20 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov>; Evans, Timothy <TEvans@washoecounty.gov> 
Subject: Fwd: Sierra Reflections Plans: WTM24-001 

Hi 

This Message Is From an Untrusted Sender 

You have not previously corTesponded with this sender. Report Suspicious 

I plan on attending via Zoom to continue to oppose the Sierra Reflections pursuit of construction, agenda 
item Subdivision Map Case NumberWTM24-001 and Special Use Permit Case Number WSUP25-0019 
(Sierra Reflections). I would have come in person but with the flu going around I am avoiding large 
gatherings. 

As a community member I do not feel it is in the best interest of our environmental safety, fire safety or 
water level safety to allow this construction to take place. To me, we are on our way to expansion that is 
degrading what makes this area lovely. Certainly the wild/feral horses will continue to be pushed out 
which I think is wrong. I respectfully ask that these permissions be denied. This construction is not an 
appropriate use of open space or our environmental resources. 

I hope that a poll of those on Zoom will be allowed so that the representatives of the people will know 
howwefeeland hearourvoices. thankyou 

Agenda item 

Subdivision Map Case Number WTM24-001 and Special Use Permit Case Number 
WSUP25-0019 (Sierra Reflections) 
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D. Tentative Subdivision Map Case Number WTM24-001 (Sierra Reflections) and Special 
Use Permit Case Number WSUP25-0019 (Sierra Reflections Infrastructure) [For possible 
action] - For hearing, discussion, and possible action to approve a common open space 
tentative subdivision map for a 940-lot common open space development, with lots 
ranging in size from 2,876+/- square feet to 68,008+/- square feet. The project will include 
major grading of 3.6 million cubic yards of excavation, and 625,000 cubic yards of fill. This 
project meets the standard for a project of regional significance because it contains 
housing of more than 625 units, sewage use greater than 187,500 gallons per day, water 
usage greater than 625-acre feet per year, and traffic counts greater than an average of 
6,250 trips daily; as such, any approval by the planning commission is provisional subject 
to the Truckee Meadows Regional Planning Commission's finding that the project is in 
conformance with the Truckee Meadows Regional Plan. The applicant also seeks 
approval of Special Use Permits for utility services (water tanks and two lift stations) and 
three bridge crossings over the Sensitive Stream Zone and Critical Stream Zone buffers 
for Steamboat Creek and Browns Creek. 

---------- Forwarded message---------
From: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Date: Tue, Aug 20, 2024 at 9:25 AM 
Subject: RE: Sierra Reflections Plans: WTM24-001 
To: Susan Cullen <.c.ullensus_@gmaiLCQ.ID> 
Cc: Evans, Timothy <TEvans@washoecounty.g~> 

Hi Sue, 

Right now nothing formal has been submitted, your questions would come to planning like they had originally and we 
could respond once review and analysis has taken place. Once a formal submittal has been made the documents we 
would review are also available to the public. 

The planning commission is not responsible for responding to your email, but they will take your email and voice into 
account when they make a decision on the item. 

Chris Bronczyk 

Senior Planner, Planning & Building Division I Community Services Department 
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cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 

Planning Division: 775.328.6100 I Planning@washoecounty.gov 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

From: Susan Cullen <cullensus@gmail.com> 
Sent: Monday, August 19, 2024 9:07 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: Re: Sierra Reflections Plans: WTM24-001 

Thank you. How do I stay updated and follow up on the proceedings? Possible meetings etc. Is the 
Planning Commission reponsible for responding to me? 

Sue 

On Mon, Aug 19, 2024, 4:03 PM Bronczyk, Christopher <CBronczyk@washoecounty.gcrt> wrote: 

Hello, 

Received. Your comments are part of the record and will be provided to the Planning Commission. Thank 
you for your comments. 

Regards, 
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Chris Bronczyk 

Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 

Planning Division: 775.328.6100 I Planning@washoecounty.gov 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

From: Susan Cullen <cullensus@gmail.com> 
Sent: Monday, August 19, 2024 12:58 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: Sierra Reflections Plans: WTM24-001 

Hi 

I am writing to express my great concern that the Nevada way of life is continuing to dwindle. If 
Reno continues to grow with construction projects such as the Sierra Reflections plan, Case 
Number: WTM24-001/, we will simply become another spalling Los Angeles that everyone flees 
from. Some tourists still come out this way in Washoe Valley aka Washoe City to see wild horses 
and bird watch and enjoy being away from Reno. Big and Little Wahoe Lake support a lot of wild 
life and will be threatened. It was threatened once already when the water was "diverted" and Little 
Washoe Lake dried up unnecessarily. The "diversion" was later corrected by popular demand but it 
took many voices. This contractor for SR does not value our life style and safety here in the Valley 
and what that means to so many. 

There is a great concern over the wells out here going dry and I can see how this growth will make 
that soo much worse. Has there been a study of the impact? I would like a copy. 

Has there been an environmental study for contaminated soil or water or the potential such 
construction has to cause problems in this area? I would like a copy. 
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What about the severe impact on traffic safety and the impact on schools, fire and emergency 
services? I would like a copy of those reports. 

I would like to see a report on the impact on our taxes to support this type of expansion. I would also 
like to point out that more people, the more taxes but that means more strain and cost of the 
resources needed for those people. 

For the reports I have requested can you tell me if they were conducted by an impartial 3rd party that 
does not stand to gain from the outcome of the reports. How is the impartiality confirmed? 

In closing I would like to leave you with another thought. It is difficult to imagine the lifestyle of the 
Washoe Valley tribes when you look at how over populated and dense the Lake Tahoe area is now. 
Down here near Big and Little Washoe Lake is a location they went to in the winter. But who will 
even understand what that must have been like if it is surrounded by so much increased 
population? There is still a chance to support the area around Little and Big Washoe Lake as well as 
Scripts Wild Life Management area from succumbing to high density construction and traffic. Please 
cancel any progress on this current construction project and avoid future construction of this 
type. There is history to fight to preserve before it is gone. 

Thank you so much for your valuable time, 

Sue 

l ' 
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Roman. Brandon 

From: 
Sent: 
To: 
Subject: 

Chris Bronczyk 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:31 PM 
Roman, Brandon 
FW: Sierra Reflections Meeting Today 

Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first on line: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Jody Call <jcall3159@gmail.com> 
Sent: Tuesday, January 6, 2026 12:19 PM 
To: Evans, Timothy <TEvans@washoecounty.gov>; Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: Sierra Reflections Meeting Today 

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. Report Suspicious 

As servants, elected by the public, I feel the residents of Washoe Valley have not been heard by the 
Commission regarding the Sierra Reflections proposed development. I cannot attend the meeting in 
person tonight due to health issues, but will be on the ZOOM call. Is there a way that my vote can be 
counted via the Chat feature? I'm not even sure if a formal vote is taken, so if you can reply regarding 
that, that would be great! 

By the way, my vote would be to NOT allow the project as proposed. It will put too great a burden on 
water resources, traffic and emergency services. Low density suburban zoning is a must for this unique 
valley. 

Please advise, thank you. 

Joanne (Jody) Call, 775.313.3159 
Realtor-Residential Specialist, NV License S.51147 
RE/ MAX Professionals-Reno 
7900 Rancharrah Pkwy, Suite 210 
Reno, NV 89511 
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*Please excuse any typos, as this message may come from my mobile device* 
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Roman, Brandon 

From: 
Sent: 
To: 
Subject: 

Chris Bronczyk 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:42 PM 
Roman, Brandon 
FW: Planning Commission/Board of Adjustment: Sierra Reflections does not follow our 
Vision for Rural South Valleys (Washoe311 Request id 195918) 

Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From; Planning Counter<Planning@washoecounty.gov> 
Sent: Monday, January 5, 2026 5:11 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: FW: Planning Commission/Board of Adjustment: Sierra Reflections does not follow our Vision for Rural South 
Valleys (Washoe311 Request id 195918) 

Chris Bronczyk 
Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov ] Direct line: 775.328.3612 

Visit us first online: www.washoecounty.gov/ csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Washoe311 <Washoe311@washoecounty.gov> 
Sent: Monday, January 5, 2026 1:40 PM 
To: Planning Counter <Planning@washoecounty.gov> 
Subject: Planning Commission/Board of Adjustment: Sierra Reflections does not follow our Vision for Rural South Valleys 
(Washoe311 Request id 195918) 

Greetings, 

Please see commentforthe Planning Commission meeting on 1/6/2026. 
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Sincerely, 

Washoe311 Service Center 

Communications Division I Office of the County Manager 

wa,SJJ.Q.e~3J..1.@washoecounty_,_gQ',{ I Office: Z25~32-8_.2003 or 311 

1001 E. 9th Street, Building C, Reno, Nevada 89512 

~llfl[@]Clfm 
Have some kudos to share about a County Manager's Office employee or experience? Submit a 
nomination for a Washoe Star by clicking this link: WASHOE STAR 

NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the 
individual or entity whom it is addressed. Any review, dissemination, or copying of this communication by anyone other than the 
recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended 
recipient, please contact the sender by reply email, delete and destroy all copies of the original message. 

From: BD Smiles <rybicki615@hotmail.com> 
Sent: Monday, January 5, 2026 1:11 PM 

To: Washoe311 <Washoe311@washoecounty.gov> 
Subject: Sierra Reflections does not follow our Vision for Rural South Valleys 

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. I Report Suspicious 

I am reading the Vision Washoe County 2040 master plan and the proposed Sierra reflections 
development does not meet any of the priority principles and policies. The development is in the 
wildland urban interface with lots of less than 5 acres. It does not maintain our scenic resources. It 
does not protect key wildlife or vegetation, and it does not protect an improve our water resources. 
My family and I live in East Washoe Valley. We moved from South Reno in 2011 so that our kids 
could raise animals for 4H and participate in growing our own food. They would like to eventually live 
out here too where they can raise animals and vegetables, ride horses and see wildlife. None of the 
houses in this new development offer any of that. We are very concerned about our well and the way 
that this development will impact our water resources. We have seen Washoe Lake completely dry up 
multiple times we have seen multiple wildfires that are unable to be fought because of the winds we 
have seen our fire station closed so that we now have less resources for more people. I find the idea 
of putting a roundabout at the top and bottom of Washoe Hill strange considering that every time we 
have rain or snow, there are accidents at the bottom of the hill; that it is the pinch point that local 
firefighters and sheriffs use in emergency events. I'm concerned about the amount of light pollution 
that will affect the migratory habits of all of the birds flying into Washoe Valley to nest. We are quickly 
losing our scenery and views, and if this development goes through, it will forever change the beauty 
that people driving through our valley appreciate every day. We have one chance to maintain the 
integrity of our community because once it's gone, it's gone. 
I have participated multiple times in Washoe County vision statements and community meetings, and 
I am still hopeful that our county commissioners will actually listen to existing residence about what 
we hope to see for our communities. 

Thank you, 
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Cathrin Rybicki 
4065 Partridge Lane 
Washoe Valley, Nevada 89704 
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Roman, Brandon 

From: 
Sent: 
To: 
Subject: 

Chris Bronczyk 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:43 PM 
Roman, Brandon 
FW: Planning Commission/Board of Adjustment: Jan. 6th comment regarding Sierra 
Reflections does not follow our Vision for Rural South Valleys (Washoe311 Request id 
195919) 

Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first on line: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Planning Counter <Planning@washoecounty.gov> 
Sent: Monday, January 5, 2026 5:11 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: FW: Planning Commission/Board of Adjustment: Jan. 6th comment regarding Sierra Reflections does not follow 
our Vision for Rural South Valleys {Washoe311 Request id 195919) 

Chris Bronczyk 
Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov ! Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 l Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Washoe311 <Washoe311@washoecounty.gov> 
Sent: Monday, January 5, 20261:43 PM 
To: Planning Counter <Planning@washoecounty.gov> 
Subject: Planning Commission/Board of Adjustment: Jan. 6th comment regarding Sierra Reflections does not follow our 
Vision for Rural South Valleys (Washoe311 Request id 195919) 

Greetings, 
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Please see comment for the Planning Commission meeting 1 /6/26. 

Sincerely, 

Washoe311 Service Center 

Communications Division! Office of the County Manager 

w.afil!0e311@washo.ecoJ.UJ!y_.go~ I Office: .775.328.2003 or 3U 
1001 E. 9th Street, Build ir.g C, Reno, Nevada 89512 

Have some kudos to share about a County Manager's Office employee or experience? Submit a 
nomination for a Washoe Star by clicking this link: WASHOE STAR 

NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the 
individual or entity whom it is addressed. Any review, dissemination, or copying of this communication by anyone other than the 
recipient "rs strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended 
recipient, please contact the sender by reply email, delete and destroy all copies of the original message. 

From: Daniel Rybicki <fall01@live.com> 
Sent: Monday, January 5, 2026 1:34 PM 
To: Washoe311 <Washoe311@washoP.c:ounty.gov> 
Subject: Jan. 6th comment regarding Sierra Reflections does not follow our Vision for Rural South Valleys 

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. Report Suspicious 

Let the record show that I am against this development. Let me list a few reasons why, certain this is just 
the most obvious and certainly not all. 

1. Destroy the scenic view forever, what part of development plan would allow this disastrous plan to 
go forward. The County should be the one to stop this now. We will lose this view for ever! 

2. Night skies are lost for ever and be along the Pacific Flyway would have a tremendous impact on 
wild life and wild birds. 

3. We have little to no water, where will this new supply of water come from? 
4. Urban sprawl is not the way forward, so no to this development. 
5. This area already has congestion, this will only make it worse. 
6. Tired of having these types of developments being built and tax reduction being provided to the 

builder, how about they just pay for it? No new taxes on any new developments should be paid for 
with taxpayer dollars, you all need to just stop it! 

7. I plan on putting 45 housing units on my 1 acer in Washoe and I expect the County to approve 
it! Onces it's built, I would move away from the eye sore I created and leave it for other to look 
at! Get the picture. No on this development. 
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Daniel Rybicki 
4065 Partridge Lane 
Washoe Valley, NV 89704 

775-502-7155 
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Roman, Brandon 

From: 
Sent: 
To: 
Subject; 

Chris Bronczyk 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:43 PM 
Roman, Brandon 
FW: Planning Commission/Board of Adjustment Comments against the proposed Sierra 
reflections development (Washoe311 Request id 195924) 

Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Planning Counter <Planning@washoecounty.gov> 
Sent: Monday, January 5, 2026 5:11 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: FW: Planning Commission/Board of Adjustment: Comments against the proposed Sierra reflections 
development (Washoe311 Request id 195924) 

Chris Bronczyk 

Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first online: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Washoe311 <Washoe311@washoecounty.gov> 
Sent; Monday, January 5, 2026 2:03 PM 
To: Planning Counter <Planning@washoecounty.gov> 
Subject: Planning Commission/Board of Adjustment: Comments against the proposed Sierra reflections development 
{Washoe311 Request id 195924) 

Greetings, 

Please see comments for the Planning Commission meeting 1/6/26. 
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Sincerely, 

Washoe311 Service Center 

Comm uni cations Division [ Office of the County Manager 

wasbQe311@wa::;~~gov ! Office: 775.328.2003 or 311 

1001 E. 9th Street, Building C, Reno, Nevada 89512 

mm Ii m ~ c mt 
Have some kudos to share about a County Manager's Office employee or experience? Submit a 
nomination for a Washoe Star by clicking this link: WASHOE STAR 

NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the 
individual or entity whom it is addressed. Any review, dissemination, or copying of this communication by anyone other than the 
recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended 
recipient, please contact the sender by reply email, delete and destroy all copies of the original message. 

From: ellison50@juno.com <e11ison50@juno.com> 
Sent: Monday, January 5, 2026 1:48 PM 
To: Washoe311 <Washoe311@washoecounty.gov> 
Subject: Comments against the proposed Sierra reflections deVfilopment 

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. Report Suspicious 

As a frequent visitor to the Washoe Valley to enjoy the wildlife and surrounding views I am surprised 
to see the proposed Sierra Reflections development plan. The plan appears to be in direct conflict 
with your Vision Washoe County 2040 Master Plan and the wishes of residents and visitors of the 
Washoe Valley. The Sierra Reflections project does not seem to offer any enhancements or 
improvements to the Washoe Valley environment, wildlife or lifestyle. Look to the Reno foothills and 
Las Vegas sprawl for inspiration. 
Jim Ellison 
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Roman, Brandon 

From: 
Sent: 
To: 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:43 PM 
Roman, Brandon 

Subject: FW: Planning Commission/Board of Adjustment: I am Against the Sierra Reflections 
Development (Washoe311 Request id 195936) 

Chris Bronczyk 

Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first on line: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 
1001 East Ninth Street, Reno, NV 89512 

From: Planning Counter <Planning@washoecounty.gov> 
Sent: Monday, January 5, 2026 5:10 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: FW: Planning Commission/Board of Adjustment: I am Against the Sierra Reflections Development (Washoe311 
Request id 195936) 

Chris Bronczyk 

Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first on line: www.washoecounty.gov/csd 
Planning Division: 775.328.6100 I Planning@washoecounty.gov 
CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

From: Washoe311 <Washoe31l@washoecounty.gov> 
Sent: Monday, January 5, 2026 3:53 PM 
To: Planning Counter <Planning@washoecounty.gov> 
Subject: Planning Commission/Board of Adjustment: I am Against the Sierra Reflections Development (Washoe311 
Request id 195936) 

Greetings, 

Please see comments for the Planning Commission meeting 1/6/26. 
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Sincerely, 

Washoe311 Service Center 

Communications Division ] Office of the County Manager 

washoe31 1@wa.-5.ho..ec..Qunty.gov ! Office: Zz;J.328.2003 or 311 

1001 E. 9th Street, Building C, Reno, Nevada 89512 

mm 11 fl~ Cl ml 
Have some kudos to share about a County Manager's Office employee or experience? Submit a 
nomination for a Washoe Star by clicking this link: WASHOE STAR 

NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the 

individual or entity whom it is addressed. Any review, dissemination, or copying of this communication by anyone other than the 
recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended 

recipient, please contact the sender by reply email, delete and destroy all copies of the original message. 

From: Clare R. <clarerose2006@gmail.com> 
Sent: Monday, January 5, 2026 3:37 PM 
To: Washoe311 <Washoe311@washoecounty.gov> 
Subject: I am Against the Sierra Reflections Development 

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. 

Hello, 

Report Suspicious 

I grew up here in Washoe Valley, Nevada and have always loved the natural aspect of our little valley, the 
lack of light pollution, and the coexistence of wildlife and people. Placing housing developments that 
displace the natural beauty of Washoe Valley create an eyesore and disrupt the beauty and value of 
Washoe Valley. As a young adult, I can no longer see myself living here if the developments go through. I 
understand development is important in a growing community, but this one is against the community's 
vision for Rural South Valleys, and we didn't have those meetings so that developers could ignore them. 
We want our developers to listen to us. I vote no on Sierra Reflections Development. 

Thank you, 
Clare Rybicki 
4065 Partridge Lane 
Washoe Valley, Nevada 89704 

. I 
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Roman, Brandon 

From: 
Sent: 
To: 
Subject: 

Chris Bronczyk 

Bronczyk, Christopher 
Tuesday, January 6, 2026 12:43 PM 
Roman, Brandon 
FW: Planning Commission/Board of Adjustment: Strongly Against Sierra Reflections 
(Washoe311 Request id 195937) 

Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first onfine: www.washoecounty.gov/csd 

Planning Division: 775.328.6100 I Planning@washoecounty.gov 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

From: Planning Counter <Planning@washoecounty.gov> 
Sent: Monday, January 5, 2026 5:10 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov> 
Subject: FW: Planning Commission/Board of Adjustment: Strongly Against Sierra Reflections (Washoe311 Request id 
195937) 

Chris Bronczyk 
Senior Planner, Planning & Building Division I Community Services Department 
cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first on line: www.washoecounty.gov/ csd 

Planning Division: 775.328.6100 I Planning@washoecounty.gov 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

From: Washoe311 <Washoe311@washoecounty.gov> 
Sent: Monday, January 5, 2026 3:56 PM 
To: Planning Counter <Planning@washoecounty.gov> 
Subject: Planning Commission/Board of Adjustment: Strongly Against Sierra Reflections {Washoe311 Request id 195937) 

Greetings, 

Please see comment for Planning Commission meeting 1 /6/26. 
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Sincerely, 

Washoe311 Service Center 

Communications Division I Office of the County Manager 

.w.asb.Qe311@washoecounty..gQY I Office: V_5.3_2_a.2_003 or 311 

1001 E. 9th Street, Building C, Reno, Nevada 89512 

Em 11 fl ~ 1!J Im 
Have some kudos to share about a County Manager's Office employee or experience? Submit a 
nomination for a Washoe Star by clicking this link: WASHOE STAR 

NOTICE; This communication, including any attachments, may contain confidential information and is intended only for the 
individual or entity whom it is addressed. Any review, dissemination, or copying of this communication by anyone other than the 
recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended 
recipient, please contact the sender by reply email, delete and destroy all copies of the original message. 

From: Katie Rybicki <KRybicki@my.nnu.edu> 
Sent: Monday, January 5, 2026 2:34 PM 
To: Washoe311 <Washoe311@washoecounty.gov> 
Subject: Strongly Against Sierra Reflections 

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. Report SuspiGious 

I was born in Reno and grew up in Washoe valley. I am against Sierra reflections; I do not agree with it 
whatsoever. 

Thank you, 

Katie Rybicki 

4065 Partridge Lane 
Washoe Valley, Nevada 89704 
Student at NNU 
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Roman, Brandon 

From: 
Sent: 
To: 
Subject: 

Attachments: 

Bronczyk, Christopher 
Tuesday, January 6, 2026 2:11 PM 
Roman, Brandon 
FW: Public Comment for Washoe County Planning Commission on January 6, 2026 at 
6:00pm 
010626_PubComm_Naylor_commentary.pdf; Sierra Reflections Public Comment 260106 
_signed.pdf 

I would add this to the record 

Chris Bronczyk 

Senior Planner, Planning & Building Division I Community Services Department 

cbronczyk@washoecounty.gov I Direct Line: 775.328.3612 

Visit us first on line: www.washoecounty.gov/csd 

Planning Division: 775.328.6100 I Planning@washoecounty.gov 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

From: Kenneth Krater <ken@kcgnv.com> 
Sent: Tuesday, January 6, 2026 1:34 PM 
To: Bronczyk, Christopher <CBronczyk@washoecounty.gov>; Evans, Timothy <TEvans@washoecounty.gov>; Thomas, 
Janelle K.<JKThomas@washoecounty.gov>; Wimer, Robert <RWimer@washoecounty.gov>; Roman, Brandon 
<BRoman@washoecounty.gov> 
Cc: David Snelgrove <dsnelgrove@bowman.com>; Doug Thornley <DRThornley@hollandhart.com>; Kathleen Meyer 
<kmeyer@bowman.com>; Nathan James <njames@bowman.com>; Michelle McGrath <michelle20line@gmail.com>; 
Smith, Dwayne E.<DESmith@washoecounty.gov>; Fred Woodside <fred.woodside@att.net> 
Subject: FW: Public Comment for Washoe County Planning Commission on January 6, 2026 at 6:00pm 

This Message Is From an External Sender 

This message came from outside of Washoe County - DO NOT CLICK on links or open attachments unless you are sure the 
content is safe. 

Report Suspicious 

Chris and Brandon, please see the attached letter from Blake Carter at Westex addressing public comments 
received from Joyce Newman. Please enter this into the public record. 

Thank you. 

Ken 

Kenneth Krater, P.E., MSCE, President 

, , I ,I I 
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Krater Consulting Group, PC 
1165 Mount Rose Street 
Reno, NV 89509 
Cell - (775) 815-9561 

From: Blake Carter <blake@westexconsulting.com> 
Date: Tuesday, January 6, 2026 at 1:20 PM 
To: Kenneth Krater <ken@kcgnv.com> 
Cc: David Snelgrove <dsnelgrove@bowman.com>, Kathleen Meyer <kmeyer@bowman.com>, Fred Woodside 
<fred.woodside@att.net>, Douglas Flowers <dflowers@hollandhart.com>, Doug Thornley 
<DRThornley@hollandhart.com>, Michelle McGrath <michelle20line@gmail.com> 
Subject: Re: Public Comment for Washoe County Planning Commission on January 6, 2026 at 6:00pm 

Attached: 
Public Comment (with my commentary) 
Written Statement 

Summarizing Paragraph: 
Westex Consulting Engineers respectfully responds to Joyce Newman's public comment on our 
geotechnical reports for the Sierra Reflections project, noting that while her review compiles various 
regional geological studies, it does not substitute for the site-specific, professional analysis provided in 
our f-ebruary 2024 and July 2025 (revised October 2025) reports, which are grounded in direct subsurface 
data from geophysical surveys, trenching, and borings. Newman's critique overgeneralizes broad 
seismic and liquefaction hazards from sources like the 2019 Koehler and Anderson workshop summary 
and the 2023 liquefaction mapping, without demonstrating specific flaws in our assessments or 
accounting for engineered mitigations, and it fails to address the phased regulatory process under 
Washoe County Development Code and NRS 278.349, where tentative maps focus on feasibility and 
detailed hazards are mitigated prior to final approvals. Critically, her comment omits any reference to the 
International Residential Code, International Building Code, or Northern Nevada Code Amendments 
adopted by Washoe County, with which our reports fully com ply to ensure structures withstand site­
specific seismic accelerations. As principal engineer Blake D. Carter, P.E., with over 1,000 geotechnical 
investigations including two regional hospitals designed for stringent seismic standards, I affirm that 
similar developments have thrived in comparable or more hazardous zones like downtown Reno, the 
Grand Sierra Resort, and downtown Carson City through code-compliant engineering. In conclusion, 
Westex's work stands as a professional, code-abiding defense of safe, feasible development, balancing 
risks with enforceable conditions to protect public welfare while advancing community needs. 

*Compilation of Geotechnical Exploration Map: 
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*All of which have been included in Geotechnical Update Reports in accordance with adpoted Building 
Codes and meeting industry standards for permitted construction. 

Thank you, 
Blake 
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~!!!!§~~ 
Blake D. Carter, P.E. 
President 

Licensed in ~V, CA. TX. VA. and HJ 

© 0: 775-384-2898 

©C: 775-771-9539 

(!) 220 S. Rock Rh(I. Ste 12. 
Reno. NV 89502 

@ blake@wes1cxconsulline.com © ·www.westexconsullin!!.com 

N,OR·'TH C.RiN 
l N [ \., 1< D >\ 

IU~ IN~S,~ 
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2024 

This communication, including any attachments, may contain 
confidential information and is intended only for the individual or 
entity to whom it is addressed. Any review, dissemination or 
copying of this communication by anyone other than the intended 
recipient is strictly prohibited. If you are not the intended 
recipient, please contact the sender by reply e-mail and delete all 
copies of the original message. 

From: Kenneth Krater <ken@kcgnv.com> 
Sent: Monday, January 5, 2026 9:20 AM 
To: Blake Carter <blake@westexconsulting.com> 
Cc: David Snelgrove <dsnelgrove@bowman.com>; Kathleen Meyer <kmeyer@bowman.com>; Fred Woodside 
<fred.woodside@att.net>; Douglas Flowers <dflowers@hollandhart.com>; Doug Thornley 
<DRThornley@hollandhart.com>; Michelle McGrath <michelle20line@gmail.com> 
Subject: Fwd: Public Comment for Washoe County Planning Commission on January 6, 2026 at 6:00pm 

Blake, please review and let me know your thoughts. Please be prepared to attend tomorrow nights 
hearing to defend your report. 

Ken 

Begin forwarded message: 

From: "Roman, Brandon" <BRoman@washoecounty~> 
Date: January 5, 2026 at 9:16:24 AM PST 
Subject: Public Comment for Washoe County Planning Commission on January 6, 
2026 at 6:00pm 

Dear Applicant(s), Property Owner(s) and Representative(s), 
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Here is public comment that will be heard at the upcoming Washoe County Planning 
Commission tomorrow evening at 6:00pm in Washoe County Chambers. It is for Item 8D, 
Sierra Reflections, WTM24-001 and WSUP25-0019. This will also be posted to our website. 

Warm Regards, 

Brandon Roman 

Senior Office Specialist, Planning & Building Division I Community 

Services Department 

broman@washoecounty.go_y I Direct Line: 775.328.3606 

My working hours: Monday-Friday 7:00am to 3:30pm 

Visit us first on line: www.washoecounty.gov/csd 

Planning Division: 775.328.61001 £lanning@washoecou.n.ty_.gmt 

CSD Office Hours: Monday-Friday 8:00am to 4:00pm 

1001 East Ninth Street, Reno, NV 89512 

Have some kudos to share about a Community Services Department 

employee or experience? 

Submit a Nomination 
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~~~~ff' 
We Strive For Excellence 

Mr. Ken Krater, ken@kcgnv.com 
dsnelgrove@bowman.com 
kmeyer@bowman.com 

Subject: Public Comment 
Sierra Reflections 
Washoe County, Nevada 
File No.: 2002.010-A 

January 6, 2026 

Dear Washoe County Planning Commission and Interested Parties, 

220 S. Rock Boulevard, Suite 12 
Reno, Nevada 89502 
Office: (775) 384-2898 

Westex Consulting Engineers, LLC (Westex) appreciates the opportunity to respond to the public 
comment submitted by Joyce Newman on behalf of the Washoe Valley Alliance, dated December 24, 
2025, regarding the geotechnical investigations for the Sierra Reflections project in Washoe County, 
Nevada. 

As the firm responsible for the February 23, 2024, Geotechnical Investigation Report and the July 8, 2025 
(revised October 16, 2025), Supplemental Geophysical Measurements report, we respectfully submit this 
rebuttal to clarify key technical and regulatory aspects of our work. Our reports were prepared in full 
compliance with applicable standards and are based on site-specific data collection, analysis, and 
professional engineering judgment. 

Newman's comment, while compiling various regional geological references, does not constitute a 
substitute for site-specific, professional geotechnical analysis. Substantial evidence supporting project 
approval does not require unanimous agreement or the absence of conflicting views; it merely demands 
that decisions be rationally grounded in the record. Here, the comprehensive staff report and our site­
specific geotechnical investigations by licensed professionals meet this threshold. In contrast, Newman's 
review, as a non-expert citizen compilation, lacks the probative weight to rebut this evidence, relying 
instead on selective citations of broader studies without demonstrating direct, site-specific flaws in the 
project's assessments. 

The inadequacy of Newman's review stems primarily from its overgeneralization of regional seismic and 
liquefaction data, misapplication to the 759.7-acre Sierra Reflections site in Washoe Valley, and failure to 
engage meaningfully with the phased regulatory process outlined in the Washoe County Development 
Code (WCDC Article 608) and NRS 278.349. For example, Newman heavily emphasizes the 2019 
Koehler and Anderson report from the Working Group on Nevada Seismic Hazards, quoting its 
identification of uncertainties in fault linkages and high regional hazards in the Walker Lane Belt, including 
faults like Mount Rose and Genoa. However, this report is a statewide workshop summary focused on 
broad research priorities, not a prescriptive analysis prohibiting development at specific locales. Jt 
explicitly notes that seismic sources in the Reno-Carson-Lake Tahoe region "appear well-defined," with 
calls for further study rather than conclusive evidence of unmitigable risks at the project site. Similarly, 
Newman's invocation of Koehler's 2023 Liquefaction Susceptibility Mapping for the Reno-Sparks urban 
area extrapolates high-risk categories to Sierra Reflections without accounting for site distinctions and 
professionally engineered mitigation measures. Newman's claim that Westex "intentionally disregarded" 
these studies ignores that professional geotechnical reports prioritize site-specific trenching and boring 
data over every available regional publication, as required by standard engineering practices. This 
selective critique does not rise to substantial evidence, as it fails to provide original, localized data 
showing that the county's proposed conditions of approval are insufficient to address anticipated hazards. 

Our reports explicitly acknowledge they are supplemental to prior investigations (including the 2005 
Pezonella Associates report and the 2018 EEi exploration summary) and defer detailed mitigation to 
building design phases, which is consistent with WCDC requirements that tentative maps focus on 
conceptual feasibility, with hazards fully addressed before final maps or permits. Denying the project 
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based on Newman's inadequate review would be arbitrary and capricious, as the existing record 
demonstrates a reasoned balance of development needs with identified risks through enforceable 
conditions. 

Notably, Newman's comment does not reference the International Residential Code (IRC), the 
International Building Code (IBC), or the Northern Nevada Code Amendments, which are actively 
adopted by the Washoe County Building Department. Our geotechnical reports have been written to be 
consistent with the requirements set forth in these codes, ensuring that all seismic, liquefaction, and other 
geotechnical considerations are addressed in a manner that aligns with county-adopted standards for 
safe construction. These codes provide design parameters necessary for buildings to withstand the 
seismic accelerations due to mapped earthquakes at site-specific locations, as was completed through 
our investigations for Sierra Reflections. Our work incorporated geophysical surveys (including Seismic 
Refraction Microtremor and Refraction Tomography analyses), subsurface exploration, and rippability 
assessments to characterize site conditions, including potentially expansive soils, shallow bedrock, 
mapped faults, and shallow groundwater- all evaluated in the context of these governing codes. 

As Westex's principal engineer, I have personally completed over 1,000 geotechnical investigations for 
permitted construction projects in the region, including multiple ground-up hospitals that were required to 
meet the most stringent seismic hazards, such as faulting, liquefaction, and other earthquake-related 
risks known to our area. These projects demonstrate that safe development is achievable even in 
seismically active zones when site-specific data and code-compliant design are applied. 

Furthermore, similar developments have been successfully constructed in comparable or even more 
threatening seismic zones within the region, such as downtown Reno, the Grand Sierra Resort (GSR), 
and downtown Carson City. These areas are proximate to active faults in the Walker Lane Belt and have 
been developed with residential, commercial, and infrastructure projects that incorporate engineered 
mitigations for seismic shaking, liquefaction potential, and fault setbacks. Our approach for Sierra 
Reflections follows the same rigorous, site-specific methodology, ensuring compliance with IRC, IBC, and 
local amendments to mitigate risks effectively. 

In summary, Westex's geotechnical investigations provide a robust, evidence-based foundation for the 
Sierra Reflections project, grounded in direct site data and regulatory compliance. Newman's regional 
overview, while informative in a general sense, does not undermine the validity of our findings or the 
project's feasibility under applicable codes. We remain available to address any questions from the 
Planning Commission, county staff, or stakeholders and recommend proceeding with approval subject to 
the outlined conditions. 

Respectfully Submitted, 
WESTEX Consulting Engineers 
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Blake D. Carter, P.E. 
P. E. 22331, Exp. 12/31/2026 
ICC 8077939, Exp. 03/31/2026 

Digitally signed by Blake D. Carter, 
P.E. (Timestamp Only) 
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Roman, Brandon 

From: 
Sent: 
To: 

Pierce, Rob 
Tuesday, January 6, 2026 5:52 PM 
Roman, Brandon 

Subject; 
Attachments: 

Fwd: Sierra Reflections 
Sierra Reflectons Revised 1-6-26.pdf 

FYI 

Begin forwarded message: 

From: Mark Ashworth <mypalmark@gmail.com> 
Subject: Fwd: Sierra Reflections 
Date: January 6, 2026 at 3:34:41 PM PST 
To: jib2424@sbcglobal.net, rpierce@washoecounty.gov, 
Lkennedy@washoecounty.gov, mflick@washoecounty.us, 
aowens@washoecounty.gov, Kate Nelson PE@gmail.com 

This Message Is From an Untrusted Sender 
You have not previously corresponded with this sender. 

I Report Suspicious 

Washoe county Planning commission Members, Good afternoon. Please see attached my revised statement 
regarding the Sierra Reflections project. 

I had been informed that the St James Village portion is to be service by TUMWA. 
As such, I have revised my water usage and waste water disposal numbers. 
My apologies for the inaccuracies of the first draft. Please discard. 
Sincerely, 

Mark N, Ashworth 

--------- Forwarded message--------
From: Mark Ashworth <mypalmark@gmail.com> 
Date: Tue, Jan 6, 2026 at 12:32 PM 
Subject: Sierra Reflections 
To: dlazzareschi@gmail.com, <KateNelsonPE@qmail.com>, <aowens@washoecounty.gov>, 
<mflick@washoecounty.us>, <Lkennedy@washoecounty.gov>, <rpierce@washoecounty.gov>, 
<jib2424@sbcglobal.net 

Ladies & Gentlemen, members of the Washoe County Planning Commission, 
I intend to speak against the Sierra Reflections project at the meeting this evening. 
In advance, l attach here my brief statement outlining my concerns regarding the same. 
I am a Washoe Valley resident since 1985. 
Respectfully submitted, 
Mark N. Ashworth 
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Roman, Brandon 

From: 
Sent: 
To: 

Pierce, Rob 
Tuesday, January 6, 2026 5:52 PM 
Roman, Brandon 

Subject: Fwd: Public Comment - Sierra Reflections (WSUP25-0019 / WTM24-001 ): Traffic-Noise 
Impacts to Existing Frontage Residents 

Begin forwarded message: 

From: Thomas Adams <TAdams@kmrcollaborative.com> 
Subject: Public Comment - Sierra Reflections (WSUP25-0019 / WTM24-001 ): 
Traffic-Noise Impacts to Existing Frontage Residents 
Date: January 6, 2026 at 5:15:48 PM PST 
To: "katenelsonpe@gmail.com" <katenelsonpe@gmail.com>, 
"dlazzareschi@g mail .com" <dlazzareschi@gmail.com>, "aowens@washoecounty.gov" 
<aowens@washoecounty.gov>, "rmflick@washoecounty.us" 
<rmflick@washoecounty.us>, "kennedy@washoecounty.gov" 
<ken nedy@washoecounty.gov>, "rpierce@washoecounty.gov" 
<rpierce@washoecounty.gov>, "jib2424@sbcglobal.net" <jib2424@sbcglobal.net> 
Cc: "cbroncyzk@washoecounty.gov" <cbroncyzk@washoecounty.gov>, 
"tevans@washoecounty.gov" <tevans@washoecounty.gov> 

This Message Is From an Untrusted Sender 
You have not previously corresponded with this sender. 

Chair and Commissioners, 

Report Suspicious! 

My name is Thomas Adams, and I am an existing resident/property owner with frontage 
along Old US395 at E. Laramie Drive, which will serve as a primary route for traffic to 
and from the proposed Sierra Reflections subdivision. I am also a Professional 
Engineer and an FHWNNHl-certified noise monitoring specialist who works extensively 
with highway traffic noise. 

This project has many apparent issues, but I am writing today to highlight the enormous 
increase in traffic volumes documented in the staff report and associated traffic 
analysis-and the real-world traffic-noise impacts that increase will impose on existing 
residents along the right-of-way frontage. 

Per the County's staff report, the project includes up to 940 single-family dwelling units, 
with access planned at St. James Parkway/ US 395A and a new fourth leg at Eastlake 
Boulevard/ US 395A. The staff report states that at full build-out the development is 
projected to generate approximately 8,864 daily trips (including 658 AM peak-hour and 
884 PM peak-hour trips) on the external roadway network. 
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In addition, the report documents 2,093 daily "non-project'' trips from St. James 
Village that would travel through Sierra Reflections via St. James Parkway to access US 
395A. At build-out, 60% of Sierra Reflections trips are expected to use St. James 
Parkway / US 395A and 40% are expected to use Eastlake Boulevard / US 395A, and 
100% of the St. James Village "non-project" trips are assigned to St. James Parkway/ 
US 395A. 

For those of us living along the frontage corridor, this is not an abstract number in a 
traffic table. It represents a step-change to thousands of additional vehicle passes per 
day-which directly translates to higher, continuous traffic-noise exposure at homes, 
yards, and other noise-sensitive areas. FHWA explains that doubling the number of 
vehicles increases the hourly equivalent noise level (Leq) by -3 dB, which is typically 
the smallest change people can detect, and that a 9-10 dB increase is commonly 
judged as "twice as loud." Federal Highway Administration 

Traffic noise is not merely an "annoyance" issue. Comprehensive reviews note that road 
traffic noise exposure is associated with sleep disturbance and cardiovascular and 
metabolic effects, among other non-auditory outcomes. 

A pooled analysis cited in that review reports an increased relative risk of ischemic heart 
disease associated with higher road traffic noise exposure (reported per 10 dB 
increase). 

These are precisely the types of chronic, long-term health impacts that occur 
when a quiet or semi-rural frontage condition is converted into a higher.volume 
collector/arterial-like traffic environment. These conditions through Pleasant 
Valley were considered and were driving factors in NDOT's authorization of the 
1580 bypass. 

In addition to health impact, there is a clear financial harm component for existing 
residents. Peer-reviewed hedonic pricing research has quantified measurable property 
value discounts with increasing road noise; for example, Brandt & Maennig 
(Transportation Research Part D, 2011) observed ~0.23% price discount per 1 
dB(A) increase in road noise in their study area. Reviews of transportation noise costs 
commonly apply a "noise depreciation index" on the order of ~0.5% per dB as a 
reasonable planning-level estimate for property value impacts in affected 
areas. Regardless of the exact coefficient in any one study, the direction is consistent: 
more traffic noise = measurable loss in market value for affected homeowners. 

Requested Commission action (noise-focused): Before approving this project (or before 
any phase that opens the corridor to through traffic), please require: 

1. A site-specific traffic-noise impact assessment for existing homes along 
[PRIMARY FRONTAGE ROAD], using recognized methods (e.g., FHWA TNM­
equivalent modeling and representative baseline measurements). Federal 
Highway Administration 

2. An enforceable mitigation plan that addresses existing residents, not only future 
on-site buyers-potentially including setbacks where feasible, berms/walls where 
warranted, roadway design/speed management elements, and other measures 
demonstrated to reduce exterior-use-area noise. 
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3. A clear demonstration (in the public record) of how the County will prevent the 
common outcome where the corridor is built, volumes rise, and existing residents 
are left with no practical path to mitigation. 

I do apologize for sending this email at such a late time in the project review 
process. Thank you for considering this comment and for evaluating the Sierra 
Reflections application in light of its permanent noise externalities on existing residents. 
l am available to provide technical clarification or participate in any noise-focused 
workshop/hearing. 

Respectf u I ly, 

Thomas Adams, P.E. 
President & Principal Engineer 
TAdams@kmrcollaborative.com 
(775) 219-9403 

This message and accompanying documents are covered by the electronic Communications Privacy Act, 18 U.S.C. §§ 2510-2521, and may 
contain confidential information intended for the specified individual(s) only. If you are not the intended recipient or an agent responsible for 
delivering it to the intended recipient, you are hereby notified that you have received this document in error and that any review, 
dissemination, copying, or the taking of any action based on the contents of this infomialion is strictly prohibited. If you have received this 
communication in error, please notify us immediately by E-mail, and delete the original message. 
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