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Washoe County Development Application
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information                                 Staff Assigned Case No.: 

Project Name:

Project 
Description:

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

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

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

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

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

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

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

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
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Harmony Mesa Tentative Map
18 Lot Single Family Residential Common Open Space Tentative Map

5800 & 5900 Stella Drive Washoe County NV 89433

+/- 6.5 Acres

Terminus of Harmony Lane, approximately 800 feet west of its intersection with Sidehill Drive

085-330-39 2.63

085-330-44 3.86

Hero Land Holdings LLC Wood Rodgers, Inc.

2241 Harvard Street Ste 200 1361 Corporate Blvd

nnnexchange@gmail.com

Doug Barker Derek Kirkland, AICP

Douglas T Barker

979 Melba Drive

nnnexchange@gmail.com

Doug Barker

Sacramento CA 95815 Reno, NV 89502
775-762-2027 775-828-7742

775-762-2027 775-771-0066

Reno, NV 89503
775-762-2027

775-762-2027







Washoe County Planning and Building December 2018
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

Tentative Subdivision Map Application
Supplemental Information

(All required information may be separately attached)

1. What is the location (address or distance and direction from nearest intersection)?

2. What is the subdivision name (proposed name must not duplicate the name of any existing 
subdivision)?

3. Density and lot design:

a. Acreage of project site
b. Total number of lots
c. Dwelling units per acre
d. Minimum and maximum area of proposed lots
e. Minimum width of proposed lots
f. Average lot size

4. What utility company or organization will provide services to the development: 

a. Sewer Service
b. Electrical Service
c. Telephone Service
d. LPG or Natural Gas Service
e. Solid Waste Disposal Service
f. Cable Television Service
g. Water Service

5. For common open space subdivisions (Article 408), please answer the following:

a. Acreage of common open space:

b. What development constraints are within the development and how many acres are designated 
slope, wetlands, faults, springs, and/or ridgelines:

c. Range of lot sizes (include minimum and maximum lot size):
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5800 & 5900 Stella Drive, northwest of the terminus of Harmony Lane 800 feet west of its intersection with Sidehill Drive.

Harmony Mesa

+/- 6.5 Acres

18 lots and 2 common open space parcels

2.8

Min Lot Size: 6,000 sqft; Max Lot Size: 22,000 sqft

60 feet

10,500 sqft

Sun Valley GID

NV Energy

AT&T

NV Energy

Waste Management

Charter

Sun Valley GID

Two Parcels totaling 1.3 acres

Development constraints include a drainageway to the south with steeper slopes, approximately 1.3 acres

Minimum lot size is 6,000 square feet and maximum lots size is 21,993 square feet



Washoe County Planning and Building December 2018
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

d. Proposed yard setbacks if different from standard:

e. Justification for setback reduction or increase, if requested:

f. Identify all proposed non-residential uses:

g. Improvements proposed for the common open space:

h. Describe or show on the tentative map any public or private trail systems within common open 
space of the development:

i. Describe the connectivity of the proposed trail system with existing trails or open space adjacent 
to or near the property:

j. If there are ridgelines on the property, how are they protected from development?

k. Will fencing be allowed on lot lines or restricted?  If so, how?

l. Identify the party responsible for maintenance of the common open space:

6. Is the project adjacent to public lands or impacted by “Presumed Public Roads” as shown on the 
adopted April 27, 1999 Presumed Public Roads (see Washoe County Engineering website at 
http://www.washoecounty.us/pubworks/engineering.htm).  If so, how is access to those features 
provided?

7. Is the parcel within the Truckee Meadows Service Area?

Yes No
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Common Open Space Development: Front - 10 feet, Garage - 20 feet, Rear - 15 feet, Side - 5 feet

Setback reductions are proposed to reduce grading impacts and protect the drainageway to the south

There will be a remainder parcel that is not a part where the existing Industrial zoning is identified

The existing Drainageway will be improved and will be the only improvements in the common open space.

Common open space is only 1.3 acres with no connecting trails nearby. No trails are proposed with the project.

There are no trail systems near the project area, and no trails proposed with the project

There are no ridgelines within the project site.

6' tall wooden fencing will be allowed on property lines.

The Applicant will set up a Drainage Maintenance Association for the common open space

N/A



Washoe County Planning and Building December 2018
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

8. Is the parcel within the Cooperative Planning Area as defined by the Regional Plan?

Yes No If yes, within what city?

9. Has an archeological survey been reviewed and approved by SHPO on the property?  If yes, what 
were the findings?

10. Indicate the type and quantity of water rights the application has or proposes to have available:

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year

a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 
Department of Conservation and Natural Resources):

11. Describe the aspects of the tentative subdivision that contribute to energy conservation:

12. Is the subject property in an area identified by Planning and Building as potentially containing rare or 
endangered plants and/or animals, critical breeding habitat, migration routes or winter range?  If so, 
please list the species and describe what mitigation measures will be taken to prevent adverse 
impacts to the species:

13. If private roads are proposed, will the community be gated?  If so, is a public trail system easement 
provided through the subdivision?

14. Are there any applicable policies of the adopted area plan in which the project is located that require 
compliance?  If so, which policies and how does the project comply?

15. Are there any applicable area plan modifiers in the Development Code in which the project is located 
that require compliance?  If so, which modifiers and how does the project comply?

  
16. Will the project be completed in one phase or is phasing planned?  If so, please provide that phasing 

plan:
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No

Sun Valley GID holds the water Sun Valley GID holds the water

Sun Valley GID - See Will Serve Letter in Section 3 of this Application Packet.

The proposed units will utilize modern construction practices and energy efficient appliances.

The project site is an infill project surrounded by existing development. None of the items mentioned above are a concern.

There is only one roadway proposed within the project, which is proposed to be Public.

No specific policies needed to be addressed. The proposed Project is in compliance with the Sun Valley Area Plan

The proposed Project is in compliance with all the Sun Valley Area Plan Regulations for Manufactured Homes.

One Phase



Washoe County Planning and Building December 2018
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

17. Is the project subject to Article 424, Hillside Development?  If yes, please address all requirements of 
the Hillside Ordinance in a separate set of attachments and maps.

Yes No If yes, include a separate set of attachments and maps.

18. Is the project subject to Article 418, Significant Hydrologic Resources?  If yes, please address Special 
Review Considerations within Section 110.418.30 in a separate attachment.

Yes No If yes, include separate attachments.

Grading
Please complete the following additional questions if the project anticipates grading that involves:  
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets, 
buildings and landscaping;  (2) More than one thousand (1,000) cubic yards of earth to be 
imported and placed as fill in a special flood hazard area;  (3) More than five thousand (5,000) 
cubic yards of earth to be imported and placed as fill;  (4) More than one thousand (1,000) cubic 
yards to be excavated, whether or not the earth will be exported from the property; or  (5) If a 
permanent earthen structure will be established over four and one-half (4.5) feet high:

19. How many cubic yards of material are you proposing to excavate on site?

20. How many cubic yards of material are you exporting or importing?  If exporting of material is 
anticipated, where will the material be sent?  If the disposal site is within unincorporated Washoe 
County, what measures will be taken for erosion control and revegetation at the site?  If none, how 
are you balancing the work on-site?

21. Can the disturbed area be seen from off-site?  If yes, from which directions, and which properties or 
roadways?  What measures will be taken to mitigate their impacts?

22. What is the slope (Horizontal/Vertical) of the cut and fill areas proposed to be?  What methods will be 
used to prevent erosion until the revegetation is established?

23. Are you planning any berms and, if so, how tall is the berm at its highest?  How will it be stabilized 
and/or revegetated?

24. Are retaining walls going to be required?  If so, how high will the walls be, will there be multiple walls 
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber, 
manufactured block)?  How will the visual impacts be mitigated?
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31,400 cubic yards

4,400 cubic yards is anticipated to be exported. All exported material will be exported in accordance with code.

The project site is infill surrounded by existing development with existing roads. No new impacts will be created.

Where walls are not proposed 3:1 slopes will be used with drainage swales and revegetation.

No berms are proposed.

Retaining walls are proposed with a mix of 4 foot max landscape walls and a maximum 6 foot rockery walls



Washoe County Planning and Building December 2018
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

25. Will the grading proposed require removal of any trees?  If so, what species, how many, and of what 
size?

26. What type of revegetation seed mix are you planning to use and how many pounds per acre do you 
intend to broadcast?  Will you use mulch and, if so, what type?

27. How are you providing temporary irrigation to the disturbed area?

28. Have you reviewed the revegetation plan with the Washoe Storey Conservation District?  If yes, have 
you incorporated their suggestions?
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There are no trees within the project site.

Revegetation will be used for disturbed slope areas and will be a native seed mix to be approved by Washoe County.

Irrigation will be provided to the common areas within the project site. Temp irrigation will be provided where necessary.

A final landscape and irrigation plan will be provided at time of final map and will utilize suggestions from this plan.



Washoe County Planning and Building December 2018
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION

Tahoe Basin
Please complete the following questions if the project is within the Tahoe Basin:

29. Who is the Tahoe Regional Planning Agency (TRPA) project planner and what is his/her TRPA 
extension?

30. Is the project within a Community Plan (CP) area?

Yes No If yes, which CP?

31. State how you are addressing the goals and policies of the Community Plan for each of the following 
sections:

a. Land Use:

b. Transportation:

c. Conservation:

d. Recreation:

e. Public Services:

32. Identify where the development rights for the proposed project will come from:

33. Will this project remove or replace existing housing?

Yes No If yes, how many units?

34. How many residential allocations will the developer request from Washoe County?

35. Describe how the landscape plans conform to the Incline Village General Improvement District 
landscaping requirements:
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Request to Reserve New Street Name(s)
The Applicant is responsible for all sign costs. 

Applicant Information

Name:
Address:

Phone : Fax:
  Private Citizen   Agency/Organization

Street Name Requests
(No more than 14 letters or 15 if there is an “i” in the name.  Attach extra sheet if necessary.)

If final recordation has not occurred within one (1) year, it is necessary to submit a written
request for extension to the coordinator prior to the expiration date of the original

l t
Location

Project Name:
  Reno   Sparks   Washoe County

Parcel Numbers:
  Subdivision   Parcelization   Private Street

Please attach maps, petitions and supplementary information.

Approved: Date:
Regional Street Naming Coordinator 

  Except where noted

Denied: Date:
Regional Street Naming Coordinator 

Washoe County Geographic Information Services
1001 E. Ninth Street

Reno, NV 895
Phone: (775) 328-2325 - Fax: (775) 328-6133
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Hero Land Holdings LLC

2241 Harvard Street Ste 200

5800 & 5900 Stella Drive, northwest of the terminus of Harmony Lane 800 feet west of its intersection with Sidehill Drive.

775-762-2027

Marilyn Court

Harmony Mesa Tentative Map

085-330-39 & 44
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Common Open Space  

Tentative Subdivision Map Application 
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Project Description 
 
Executive Summary 
Commission District: 5 – Commissioner Herman 
Property Owner/Applicant: Hero Land Holdings LLC / Douglas T Barker 
APN Numbers: 085-330-39 & 085-330-44 
Project Site Size: ±6.5 Acres 
Request: This is a request for an 18-lot Single-Family Residential, Common Open 

Space Tentative Subdivision Map. 
 

Location: The ±6.5-acre site is located northwest of the terminus of Harmony 
Lane ±800 feet west of its intersection with Sidehill Drive in Sun Valley, 
Washoe County 

Master Plan Categories:  Suburban Residential (SR), and small portion of Industrial (I) 
Regulatory Zones: Medium Density Suburban (MDS), and small portion of Industrial (I) 
Area Plan: Sun Valley 
 
Background & Site Characteristics  
The ±6.5-acre undeveloped Project Site includes two infill parcels (APNs 085-330-39 & 44) surrounded 
by existing developments consisting of manufactured homes to the north, east, and south, and some 
existing industrial uses to the west.  The site has steeper slopes exceeding 15% on 46% of the site, which 
triggers the Hillside Development ordinance. Although the Project Site triggers Hillside Development the 
majority of the slopes are within the 15-20% range with only a few slopes 30% or greater, primarily 
within the drainage area proposed to remain as common open space. much of the Project Site has been 
previously disturbed including existing road cuts/fills and stock piled materials as is evident in the 
photos below and on the following page.  
 
 
 
 
 

Project Site from Quartz Lane looking south 

Project Site from Harmony Lane looking north 
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The site slopes from Quartz Lane at the north to the southeast with a prominent drainageway located 
along the southern boundary.  There is an existing dirt road that provides access to the site via Harmony 
Lane and connects to Quartz Lane.  The best access point to the site is via Harmony Lane which also 
connects to Sidehill Drive to the west and Marilyn Drive to the south.  Stella Drive runs along the west 
side of the Project Site and connects to Quartz Lane, but primarily serves the Industrial area to the west. 
Harmony Lane and Sidehill are paved whereas Quartz Lane, Marilyn Drive and Stella Drive are dirt roads. 
Sidehill provides the main access to this area connecting to Seventh Street and Sun Valley Boulevard.  
There are no existing sidewalks on Sidehill Drive, Harmony Lane, Marilyn Drive, Stella Drive, or Quartz 
Lane.  There are existing utilities stubbed to the Project Site within the intersection of Harmony Lane 
and Marilyn Drive. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Master Plan, Zoning, and Character Management Area 
The Project Site is within the Sun Valley Area Plan in the Suburban Character Management Area with a 
primary master plan designation of Suburban Residential (SR) and a zoning designation of Medium 
Density Suburban (MDS) allowing 3 units per acre. There is a small section, approximately 14,600 square 
feet, located at the southwest corner of the Project Site with a master plan and zoning designation of 
Industrial (I).  There are no units proposed on the Industrial zoning portion (Reference the existing 
master plan and zoning maps provided in Section 3 of this Submittal Packet).  
 
Zoning Designation Area within Zoning Units Allowed Units Proposed 
MDS ±6.2 Ac (±268,540 Sqft) 18.6 18 
Industrial ±0.3 Ac (±14,600 Sqft) 0 0 

Totals ±6.5 Ac (±283,140 sqft) 18.6 18 
 
 

Middle of Project Site from existing dirt 
road looking north 

From the Project Site looking southwest at 
drainageway and Industrial area 
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The proposed Project is in substantial conformance with the goals of the Sun Valley Area Plan and will 
help support the Vision and Character Statement. Project benefits which support the Sun Valley Area 
Plan include, but are not limited to: 
 Infill development with access to existing utilities that can support the proposed 18 units will 

help meet the Vision of managing growth as well as the Character Statement of. 
 18 proposed units at 2.8 units per acre fits within the desired and allowed 3 units per acre as 

identified in the Character Statement and zoning of MDS. 
 The Project is proposing manufactured housing which is an affordable product type that 

supports the Character Statement for sustainable development. 
 Utilizing Common Open Space Development standards will help preserve the drainageway to 

the South. 
 The vacant Project Site has historically been a trash collection area for surrounding 

development. The proposed Project will help clean up and improve the area. 
 
Project Evaluation  
The current request is to develop an 18-lot common open space single family residential development 
on approximately 6.5± acres with a density of 2.8 units per acre. In order to develop the Project Site and 
reduce grading impacts to maintain the drainage to the south the project is proposed as a Common 
Open Space (COS) development with modified lot standards as proposed below. The current regulatory 
zoning within the Project Site includes ±6.3 acres of MDS (3 units per acre) allowing for a total of 18.6 
units. At 2.8 units per acre the proposed Project meets density requirements of the underlying 
regulatory zone.  There is a small section of Industrial (±14,600 sqft) along the western boundary. There 
are no units proposed for this area, which is identified as a remainder parcel that is not a part of the 
Tentative Map. The Project has been designed to create a natural buffer between the Project Site and 
the Industrial area to the west. The Project includes 1.3± acres of common area open space, which will 
include the existing drainageway along the southern boundary that will be improved as part of the 
Project.  
 
Development Statistics Summary 
The following is a summary of the development statistics of the site: 
 
Total Site Area:        6.5± acres 
Total Dwelling Units:       18 single family residences 
Gross Density:        2.8± d.u./acre 
Total Lot Area:        4.4± acres (67%±) 
 Average Lot Size:      10,500± square feet 
 Maximum Lot Size:      22,000± square feet 
 Minimum Lot Size:      6,000± square feet 
Total Right of Way Area:      0.8± acres (13%±) 
Total Common Area/Open Space     1.3± acres (20%±) 
Not A Part Remainder Parcel      0.45± acres (7%±) 
 
Common Open Space Tentative Map Design Standards 
The tentative subdivision map has been designed to comply with the density requirements of MDS (3 
units per acre) with smaller lot standards in order to cluster the lots reducing grading impacts and 
maintaining a drainage channel to the south.  Although smaller lot standards are proposed the average 
lot size for the proposed Project is 10,500 square feet. Specific development standards proposed for this 
common open space development are as follows:  
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Minimum Lot Size: 6,000± square feet 
Minimum Lot Width: 60 feet 
 
Minimum Setbacks: 
Front Yard Setback =  10 feet (20 feet to garage) 
Side Yard Setback =    5 feet 
Rear Yard Setback =  15 feet 
 
The main access road for the Project is proposed to be public with a reduced section including sidewalk 
only on one side in order to reduce grading impacts. The proposed section is identified in the attached 
Site Plan.  
 
The 1.3± acre parcels that incorporate the drainage channel, identified as Common Area A and B in the 
included site plan, will be owned and maintained by a Drainage Maintenance Association (DMA) that 
will be established by the Applicant.   
 
House Design 
Houses are proposed to be manufactured homes on a foundation with detached garages. A mix of floor 
plans are proposed ranging from approximately 1400 square feet to approximately 1700 square feet.  
House design is consistent with the surrounding area and will help to fulfill a shortage in the region for 
affordable housing product types.  The modern manufactured homes are designed utilizing modern 
finishes and energy efficient appliances. The modern manufactured homes will help clean up an infill 
site and improve the quality of housing in the area. A sample of the product type is depicted in the 
figure below. Each house will include a 10x20 detached garage. 
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Grading    
The Project Site is a ±6.5-acre infill site surrounded by existing uses, roadways, and drainage to the south 
that serves a larger area. This is the last remaining site in this area and naturally where the leftover 
material from past development has ended up. Although the site does trigger Hillside Development, 
there are minimal 30% or greater slopes which are limited to the southern drainage area that will 
remain in common open space parcels. The majority of the site is within the 15-20% slope range with 
some flatter areas (Slope Map provided in Section 3 of this Submittal Packet), and has been previously 
disturbed. There is an existing dirt road that currently doesn’t meet Washoe County standards, stock 
piled material, and previously abandoned vehicles and trash.  The Applicant has recently cleaned up the 
trash and abandoned vehicles, and placed boulders to block access to the existing dirt road.  A Site 
Analysis required for both Hillside Development and Common Open Space Development is provided 
later in this Project Description and a Development Constraints and Opportunities Map is provided in 
Section 3 of this Submittal Packet. As is evident in the Development Constraints and Opportunities Map 
and Site Analysis, the Project Site has minimal constraints other than the southern drainage area and 
existing roadways.  Site grading has been designed to protect the drainage to the south, the exiting 
roadways to the west and north, as well as the existing residences to the east.   
 
To mitigate the grading impacts, the Project Site has been designed to enhance the area by adding a mix 
of smaller landscape walls, and 6-foot maximum rockery walls to offset larger 3:1 slopes. Lots have been 
clustered with small lot standards and a reduced right of way section to limit grading requirements to 
the extent feasible.  The proposed roadway has been designed to follow contours limiting the street 
grades as much as possible while helping balance the earth work required for the site. A grading plan 
and cut/fill map are provided in the Tentative Map Plan Set in Section 3 and Map Pocket of this submittal 
packet. 
 
Drainage 
The Project Site is an infill site that drains to an existing drainage channel that runs west to east along 
the southern boundary.  The existing drainage channel carries flows from developments to the west 
through the Project Site that contains a culvert crossing under the existing dirt road, and continues to 
the east.  The proposed Project has been designed using Common Open Space Development Standards 
in order to protect the existing drainage channel. The proposed Project includes improvements to the 
existing culvert and roadway crossing.  The proposed grading plan includes a series of swales around the 
Project Site and a storm drain system that will capture flows from the site before discharging into the 
drainage channel. A full drainage report is included in Section 4 of this Submittal Packet.  
 
Water, Sewer and Utilities 
Utilities to serve the Project Site are currently stubbed near the site in Harmony Lane. The Sun Valley 
General Improvement District (SVGID) will be the sewer and water provider for the Project. SVGID has 
been provided with the Site Plan of the Project and has provided a letter of intent to serve the Project 
for both water and sewer (reference Section 3 of this Submittal Packet). 
 
The proposed Project is anticipated to generate approximately 14,580 gallons per day at peak flow, 
which per SVGID the existing infrastructure has capacity to handle this additional flow.  A preliminary 
sanitary sewer letter is provided in Section 4 of this Submittal Packet. 
 
NV Energy will provide gas and electrical service to the project.  Telephone service will be provided by 
AT&T while cable service will be from Charter Communications.   
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Traffic and Circulation 
Access to the site will be provided via a 42-foot right of way cul-de-sac (proposed as Marilyn Court), 
anticipated to be a public street, that will connect to the intersection of Marilyn Drive and Harmony 
Lane which are both public streets. A smaller 42-foot right of way with sidewalk on one side is proposed 
to reduce grading impacts.  The proposed cul-de-sac is approximately 700± feet in length and meets 
Washoe County and Fire code for access. Two points of access to the site already exist with primary 
access via Harmony Lane and a secondary access via Marilyn Drive. Harmony Lane is a paved street 
section and connects to Sidehill Drive.  The other streets adjacent to the development, Stella Drive to 
the west and Quartz Lane to the north, are not improved. Based on existing topography and access to 
utilities, Stella and Quartz streets do not provide feasible access to the Project Site. As part of the 
Project the applicant is proposing to improve the Harmony Lane/Marilyn Drive intersection with curb, 
gutter, and paving and will pave an approximately 150± feet portion of Harmony Lane connecting to the 
current paved section.  There is no existing sidewalk along Harmony Lane or Sidehill Drive; therefore, no 
sidewalk is proposed within the 150-feet section of Harmony Lane the Applicant is proposing to pave. 
 
The proposed 18-lots will only generate 18 PM peak hour trips (ITE Manual 9th Edition Land Use 210 
Single Family Detached), which is much less than the traffic report threshold of 80 peak hour trips.  
Therefore, a traffic report was not prepared for this Project.  Traffic generation is minimal and existing 
streets of Harmony Lane and Sidehill Drive can adequately serve the proposed 18 lots. 
 
Fencing 
Fencing is allowed within the proposed Project at a maximum of 6-foot wood fencing along rear and side 
yards as depicted on the included Site Plan.  Fencing installation will be the responsibility of the 
individual home owners if desired.  
 
Schools 
Students residing in the project area will attend Bennett Elementary School; Desert Skies Middle School 
and Spanish Springs High School.  The Washoe County School District is under construction on several 
new schools throughout Washoe County. At the time the proposed Project is completed schools that 
residents will attend may change. 
 
Police and Fire Service 
The Project Site is an infill site in an area already served by police and fire services.  Police services will 
be provided by the Washoe County Sheriff and fire service will be provided by the Truckee Meadows 
Fire Protection District (TMFPD).  The closest fully staffed fire station is TMFPD Station 45 which is 
located approximately a half mile away at the corner of Sun Valley Blvd and Quartz Ln.   
 
Parks 
The Project is less than a half mile north of the Sun Valley Community Park, which can be accessed from 
the Project Site via Harmony Lane to Sidehill Drive. The Sun Valley Community Park is approximately 26 
acres in size operated by SVGID and includes several recreation and community elements.  
 
Site Analysis  
Land Use:  The site is currently undeveloped with a Master Plan designation of Suburban Residential and 
corresponding zoning designation of Medium Density Suburban (MDS) 3 dwelling units per acre.  The 
proposed use is single family residential at less than 3 dwelling units per acre, which meets the policies 
of the Master Plan and Zoning designations. Surrounding property designations are shown on the Zoning 
Map included in Section 3 of this Submittal Packet.  The use of Common Open Space Development 
Standards will help protect the drainage to the south and reduce grading impacts supporting the Hillside 
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Development Ordinance.  The proposed Project will provide a new affordable housing option for the 
surrounding area. Development of the Project Site will be an enhancement by helping remove debris 
and cleaning up an area that has been known for collecting trash and abandoned vehicles. 
 
Existing Structures:  The Project Site is currently undeveloped and does not include any structures. 
 
Existing Vegetation:  The subject site consists primarily of native shrubs, junipers, sagebrush and desert 
grasses.  There are no trees on the subject site. 
 
Topography: The Project Site is in an infill area with much of the site previously disturbed as a result of 
the surrounding development.  There are existing stock piles of various materials and man-made cut and 
fill slopes from previous grading efforts including an existing dirt road that traverses the site and crosses 
the existing drainage to the south.  Generally, the Project Site has moderate slopes (15-20% range) 
sloping from north to south with some flatter areas.  The Project Site is developable and constraints can 
be avoided (drainage to the south) with mitigation and use of Common Open Space Development 
Standards. 
 
Soil: The subject site is located within the northern portion of Sun Valley and an infill site that naturally 
has received left over stock piled materials from the surrounding developments.  A geotechnical 
investigation was completed for the Project Site and is included in Section 4 of this Submittal Packet. As 
identified in the Geotechnical Investigation by NOVA, there are potentially expansive soils on site, 
bedrock and placed fill material.  Design parameters for the proposed houses have been identified in the 
Geotechnical Report including over excavating for foundations and foundation recommendations. 
 
Natural Drainageways:  There is a drainageway at the south end of the Project Site, which has been 
previously disturbed, that will be protected and improved as part of the proposed Project.  There is an 
existing dirt road that crosses the drainageway including fill slopes and a culvert.  The proposed roadway 
crosses at the same location and will improve the culvert and roadway crossing. 
 
Wetlands and Water Bodies: There are no water bodies or wetlands on the site.  
 
Flood Hazards:  The Project Site is located in FEMA Zone X – Minimal Flood Hazard.  The drainageway to 
the south will be improved with a new culvert crossing under the proposed roadway with flow line 
grades left relatively the same as existing conditions. Proposed residential unit finish grades are much 
higher than the drainageway. 
 
Seismic Hazards:  There are no known seismic hazards on or near the subject site. 
 
Avalanche Hazards: There are no known avalanche or other landslide hazards on the site. 
 
Sensitive Habitat and Migration Routes: There are no sensitive habitats or migrations routes on the site. 
 
Significant Views: The Project Site is an infill site and has been designed to promote new views to the 
south and will not impact any views from residents that sit above the Project Site to the north.  
 
Easements:  Refer to Tentative Map sheets for easements. 
 
Utilities:  Refer to Tentative Map Utility Sheets. The Project Site is an infill site with direct access to 
existing utilities to serve the Project. SVGID provided a letter of intent to serve. 
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Appropriate Access Points: The proposed Project includes a cul-de-sac that will access Harmony Lane, 
which is the only improved road surrounding the Project Site. The proposed Project includes improving 
the Harmony Lane/Marilyn Drive intersection and paving the gap between the current end of pavement 
on Harmony Lane to Marilyn Drive. Harmony Lane connects to Sidehill Drive which is a collector street 
providing access to the greater Sun Valley area.  Due to grading constraints on the property there will 
not be any connections made to Stella Drive to the west, or Quartz Lane to the north. 
 
TENTATIVE MAP FINDINGS 
 

(a) Plan Consistency.  That the proposed map is consistent with the Master Plan and any specific 
plan; 
 
The proposed map is consistent with the current Master Plan designation of Suburban 
Residential and meets applicable goals and policies of the Washoe County Master Plan and the 
Sun Valley Area Plan.    
 

(b) Design or Improvement.  That the design or improvement of the proposed subdivision is 
consistent with the Master Plan and any specific plan; 

 
The proposed subdivision is consistent with the Master Plan and the Sun Valley Area Plan, 
particularly as related to the Suburban Character Management Area regarding allowed density 
of 3 units per acre and is consistent with all other elements of those plans. 

 
(c) Type of Development.  That the site is physically suited for the type of development proposed; 

 
The Project is proposed as a Common Open Space Development clustering the proposed units 
with small lot standards in order to protect the drainageway to the south and minimize grading 
impacts.  The Project Site does trigger Hillside Development; however, the site is an infill site 
with previously disturbed slopes and stock piled materials.  Slopes within the site are moderate 
(15-20% range) and less than 30% and does include flatter areas. The number of dwellings and 
configuration of the proposed subdivision is consistent with the requirements of the master 
plan and zoning. The site is suitable for development utilizing the Common Open Space 
Development standards proposed. 
 

(d) Availability of Services.  That the subdivision will meet the requirements of Article 702, 
Adequate Public Facilities Management System; 

 
In accordance with Article 702, the proposed project has been designed to ensure that public 
infrastructure necessary to support the project is available concurrently with the impacts of the 
project without causing the level of service to fall below adopted standards.  Existing utilities are 
located in Harmony Lane adjacent to the Project Site. The Developer will be installing public 
infrastructure within the Project Site to Washoe County standards to ensure that sanitary sewer 
service is provided to all new dwelling units.  The Project Site is within the Sun Valley General 
Improvement District (SVGID), which has provided a letter of intent to serve for the Project.  
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(e) Fish and Wildlife.  That neither the design of the subdivision nor any proposed improvements 

is likely to cause substantial environmental damage, or substantial and avoidable injury to any 
endangered plant, wildlife or their habitat; 
 
The proposed subdivision is not located within an environmentally sensitive location.  The 
improvements associated with the project are not anticipated to cause substantial 
environmental damage or harm to endangered plants or wildlife habitats. 
 

(f) Public Health.  That the design of the subdivision or type of improvement is not likely to cause 
significant public health problems; 
 
The proposed subdivision has been designed in accordance with environmental and health laws 
and regulations concerning water and air pollution, solid waste disposal, water service and 
sewer service.  All necessary infrastructure to serve the proposed project will be constructed by 
the Developer.  Refer to attached engineering reports in Section 4 of this Submittal Packet for 
detailed information. 
 

(g) Easements.  That the design of the subdivision or the type of improvements will not conflict 
with easements acquired by the public at large for access through, or use of property within, 
the proposed subdivision; 
 
Existing easements through the subdivision have been incorporated into the proposed project.  
As designed, there are no conflicts with easements for access through or use of the property 
within the proposed subdivision.   
 

(h) Access.  That the design of the subdivision provides any necessary access to surrounding, 
adjacent land and provides appropriate secondary access for emergency vehicles; 
 
The proposed subdivision is an infill site surrounded by existing roads. Due to topographic 
constraints access will be provided via a cul-de-sac that connects to Harmony Lane as primary 
access from Sidehill Drive. The cul-de-sac is designed to meet Washoe County standards with a 
42-foot right of way with sidewalk on one side to reduce grading impacts. Harmony Lane also 
ties into existing Marilyn Drive that would be available for a secondary access. Stella Drive and 
Quartz Lane will not be accessible from the proposed subdivision due to the topographic 
constraints of the site and proposed grading to preserve the drainage to the south. 

 
(i) Dedications.  That any land or improvements to be dedicated to the County is consistent with 

the Master Plan; and 
 
The proposed common open space and drainage channel will be maintained by a Drainage 
Maintenance Association (DMA), or equivalent, as approved by Washoe County. 

 
(j) Energy.  That the design of the subdivision provides, to the extent feasible, for future passive 

or natural heating or cooling opportunities in the subdivision. 
 

Specific building designs will meet current energy and building codes.  It is anticipated that new 
high-performance building and material technologies will be used for energy efficiency. 
Orientation of the lots will allow for natural passive cooling and solar building designs.   
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Preliminary Drainage Report 

Project: Harmony Mesa Subdivision      Date: April 2020 

Description: The proposed common open space development will be comprised of 18 residential parcels 
and common area parcels.  A portion of the site will remain as undeveloped industrial.  Improvements 
will include a single street, utilities, drainage improvements & revegetation which will be constructed in 
a single phase. 

Location: 5900 & 5880 Stella Drive, Sun Valley, NV  APN: 085‐330‐39 & 085‐330‐44 

Site Area: 6.49 ac      Developed Area: 5.73 ac  Disturbance: 5.73 ac 

Flood Zone: X (Unshaded)    Firm: 32031C3031G    Restrictions: None 

Pre-Development Discussion 

Existing Onsite Development & Drainage Facilities: 

The subject site is currently minimally developed consisting of a gravel roadway (Marilyn Drive) which 

appears to be comprised of fill, a drainage channel and culvert.  The site is classified as hillside 

development and generally slopes from northwest to southeast at slopes generally ranging from 10%‐

15%.  The site is moderately vegetated consisting of natural shrubs and grasses.  There are several 

naturally occurring drainage swales that terminate in a large drainage channel along the southern 

portion of the property.  This channel captures the majority of onsite flow and conveys the offsite flow 

through the site.  Offsite flow is discharged into this channel from the west side of Stella Drive through a 

36” culvert.  A second 36” culvert exists passing under the gravel roadway where the drainage channel 

continues to the east before crossing under Harmony Lane.  The site is currently divided into two sub‐

basins, one to the west of the gravel roadway and the remainder to the east of the roadway (reference 

the preliminary drainage calculations for flow quantities).  The site also captures minimal flow from both 

Stella Drive and Quartz Lane as there are no existing roadside swales and flow freely flows onto the 

subject site.  The site is part of the Sun Valley Hydrobasin which ultimately drains to the Truckee River. 

Offsite Contributing Flow:  

This site receives offsite flow as mentioned above (Reference Watershed Map prepared by Wood 

Rodgers, Inc.).  The drainage basin totals approximately 335 acres and is similar in terrain and vegetation 

to the subject site.  Offsite flows in the 100‐year event have been calculated at 195.9 cfs which is 

notably less than the 264 cfs which was previously calculated by Sierra Engineering & Construction in 

their previous analysis.  This differential can be attributed to utilizing current NOAA Point Precipitation 

Frequency Estimates instead of the Zone 1 Time‐Intensity Frequency Curves utilized in the previous 

analysis.  Further analysis is planned prior to the final improvement design. 

Surrounding Properties: 

o North: Quartz Lane & Mobile Home Development zoned MDS 

o South: Harmony Lane & Mobile Home Development zoned MDS 

o East: Mobile Home Development zoned MDS 

o West: Stella Drive & Mobile Home Development zoned MDS 



 

Previous Analysis: 

o “Harmony Mesa Subdivision, Preliminary Hydrology Study,” prepared by Sierra Engineering & 
Construction, Dated June, 12, 2007. 
 

Post-Development Discussion 

Proposed Drainage Improvements: 

The developed site will maintain existing drainage patterns.  A majority of flow generated onsite (Basins 

1 & 2) will be directed to the proposed Marilyn Court roadway where it will be captured in the curb and 

gutter.  This flow will be captured by a proposed storm drain system and directed to the detention pond 

located on the west side of Marilyn Court.  This pond will collect the onsite flow from Basins 1‐3 as well 

as the offsite flow discharged to the site through the culvert under Stella Drive.  The required onsite 

detention will be provided by limiting the outflow from the detention pond to pre‐development rates.  

Basins 4 & 5 will discharge to the east without further detention or treatment at rates lower than the 

existing condition.  Additional drainage improvements will include the installation of roadside swales 

along both Stella Drive and Quartz Lane in order to capture any flow generated above the proposed 

retaining walls and direct that flow into the proposed onsite drainage infrastructure.  The proposed 

improvements will allow for required emergency access. 

Low Impact Development Features: 

This site will utilize a bio‐retention pond (TC‐30) to promote sedimentation and infiltration addressing 

LID requirements. 

Conclusions: 

The proposed development will be constructed in accordance with Washoe County Development Code 

Standards.  Peak flow from the site will be limited to pre‐development conditions and the proposed bio‐

retention basin will address the post construction stormwater quality requirements.   

 

 

 

 

 

 

 

 

 



Project:

5‐Year CUndeveloped= 0.2 CResidential= 0.6 CLandscape= 0.2

100‐Year CUndeveloped= 0.5 CResidential= 0.78 CLandscape= 0.5

10 min i2= 1.122 i5= 1.500 i100= 3.756

24 hr i100(24 hr)= 0.153

Basin Area      (ac) C5 C100
Basin 

Length (l.f.)

Average 

Basin Slope 

(ft/ft)

Average 

Velocity 

(fps)

Tc (min.)
Tc Used 

(min.)

X1 334.85 0.20 0.50 8200 0.075 2.8 48.8 45

Basin
Area        

(ac)
i2              (in/hr)

i5                    
(in/hr)

i100              
(in/hr)

Q2            

(cfs)

Q5          

(cfs)

Q100        

(cfs)

Q100 (24hr) 

(cfs)
Target

X1 334.85 0.350 0.467 1.17 23.440 31.242 195.887 25.672 Ex Culvert

Totals 334.85 23.440 31.242 195.887 25.672

Basin
Area      

(s.f.)

Impervious 

Area (s.f.)

Undeveloped 

Area (s.f.)
C5 C100

X1 195581 0 195581 0.20 0.50

X2 87183 0 87183 0.20 0.50

Totals 282764 0 282764 0.20 0.50

Basin
Area        

(ac)
i2              (in/hr)

i5                    
(in/hr)

i100              
(in/hr)

Q2            

(cfs)

Q5          

(cfs)

Q100        

(cfs)

Q100 (24hr) 

(cfs)
Target

X1 4.49 1.122 1.500 3.756 1.008 1.347 8.432 0.344 Ex Channel

X2 2.00 1.122 1.500 3.756 0.449 0.600 3.759 0.153 Ex Channel

Totals 6.49 1.457 1.947 12.191 0.498

A = Basin Area (acres)

Site Runoff Coefficients & Rainfall Intensities

1.1 Offsite Flow

1.2 Rational Flow Calculations

Preliminary Drainage Calculations - Rational Method

1.1 Onsite Composite Runoff Coefficient

1.2 Onsite Rational Flow Calculations

Hydrology Methodology
Rational Method Analysis is used for all calculations in this report.  Peak runoff is determined using equation 708 of the TMRDM:

Q = Peak Flow (cfs)
C = Runoff Coefficient
The runoff coefficient is determined by land use type and surface type.  For typical surfaces standard runoff coefficients can be determined 

utilizing Table 701 of the TMRDM.  For this analysis, a composite runoff coefficient can be determined utilizing weighted averaging of the 

individual surface runoff coefficients.

i = Rainfall Intensity (in/hr)

Pre-Development Condition

Harmony Mesa Subdivision

Rainfall intensity is determined utilizing the NOAA Atlas Point Precipitation Frequency Estimates which give rainfall intensities based on 

average recurrence intervals and duration.  The duration of a storm is also known as the time of concentration.  For small urbanized paved 

areas shall be 5 minutes & 10 minutes for vegetated landscape areas.

𝑄 ൌ 𝐶𝑖𝐴



Basin
Area      

(s.f.)

Impervious 

Area (s.f.)

Landscape 

Area (s.f.)
C5 C100

1 125615 125615 0 0.60 0.78

2 85075 85075 0 0.60 0.78

3 43197 43197 0 0.20 0.50

4 23435 23435 0 0.20 0.50

5 5630 5630 0 0.20 0.50

Totals 282952 282952 0 0.60 0.78

Basin
Area        

(ac)
i2              (in/hr)

i5                    
(in/hr)

i100              
(in/hr)

Q2            

(cfs)

Q5          

(cfs)

Q100        

(cfs)

Q100 (24hr) 

(cfs)
Target Inlet

1 2.88 1.122 1.500 3.756 1.941 2.595 8.448 0.345 CB#1

2 1.95 1.122 1.500 3.756 1.315 1.758 5.722 0.234 CB#2

3 0.99 1.122 1.500 3.756 0.223 0.298 1.862 0.076 Ex Channel

4 0.54 1.122 1.500 3.756 0.121 0.161 1.010 0.041 Ex Channel

5 0.13 1.122 1.500 3.756 0.029 0.039 0.243 0.010 Ex Street

Totals 6.37 3.599 4.812 17.043 0.696

Event
Pre‐Dev 

Q100  (cfs)

Post‐Dev    

Q100 (cfs)

Required 

Detention (cfs)

Required 

Detention 

(ft3)

10 Min 12.19 17.04 4.85 2911

2.5 Onsite Detention Calculations

2.2 Onsite Rational Flow Calculations

Post-Development Condition

2.1 Onsite Composite Runoff Coefficient
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NOAA Atlas 14, Volume 1, Version 5 
Location name: Sun Valley, Nevada, USA* 
Latitude: 39.605°, Longitude: -119.7882° 

Elevation: 4920.86 ft**
* source: ESRI Maps 

** source: USGS

POINT PRECIPITATION FREQUENCY ESTIMATES

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey

Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches)1

Duration
Average recurrence interval (years)

1 2 5 10 25 50 100 200 500 1000

5-min 0.099
(0.083‑0.113)

0.123
(0.103‑0.143)

0.164
(0.140‑0.193)

0.204
(0.173‑0.242)

0.272
(0.225‑0.327)

0.335
(0.270‑0.408)

0.411
(0.321‑0.509)

0.504
(0.378‑0.638)

0.657
(0.464‑0.860)

0.798
(0.540‑1.07)

10-min 0.150
(0.127‑0.173)

0.187
(0.158‑0.218)

0.250
(0.213‑0.295)

0.311
(0.264‑0.368)

0.413
(0.343‑0.497)

0.510
(0.410‑0.622)

0.626
(0.488‑0.775)

0.767
(0.575‑0.972)

1.00
(0.706‑1.31)

1.22
(0.821‑1.63)

15-min 0.186
(0.157‑0.215)

0.232
(0.196‑0.270)

0.310
(0.264‑0.365)

0.385
(0.327‑0.457)

0.512
(0.425‑0.616)

0.632
(0.509‑0.770)

0.776
(0.605‑0.961)

0.951
(0.712‑1.20)

1.24
(0.876‑1.62)

1.51
(1.02‑2.02)

30-min 0.251
(0.212‑0.289)

0.313
(0.264‑0.364)

0.417
(0.355‑0.492)

0.518
(0.440‑0.615)

0.690
(0.572‑0.830)

0.851
(0.685‑1.04)

1.05
(0.815‑1.29)

1.28
(0.960‑1.62)

1.67
(1.18‑2.19)

2.03
(1.37‑2.72)

60-min 0.311
(0.262‑0.358)

0.387
(0.326‑0.450)

0.516
(0.440‑0.609)

0.642
(0.545‑0.761)

0.854
(0.709‑1.03)

1.05
(0.848‑1.28)

1.29
(1.01‑1.60)

1.59
(1.19‑2.01)

2.07
(1.46‑2.71)

2.51
(1.70‑3.37)

2-hr 0.410
(0.363‑0.470)

0.509
(0.453‑0.586)

0.653
(0.574‑0.752)

0.780
(0.676‑0.897)

0.976
(0.823‑1.13)

1.15
(0.949‑1.36)

1.36
(1.09‑1.62)

1.63
(1.26‑2.03)

2.15
(1.57‑2.73)

2.62
(1.85‑3.40)

3-hr 0.499
(0.448‑0.564)

0.620
(0.560‑0.704)

0.776
(0.695‑0.878)

0.903
(0.802‑1.02)

1.08
(0.946‑1.24)

1.24
(1.07‑1.44)

1.44
(1.21‑1.68)

1.71
(1.40‑2.04)

2.18
(1.74‑2.76)

2.63
(2.04‑3.44)

6-hr 0.721
(0.651‑0.807)

0.901
(0.811‑1.01)

1.11
(0.996‑1.25)

1.27
(1.14‑1.43)

1.48
(1.31‑1.68)

1.64
(1.43‑1.87)

1.80
(1.55‑2.07)

2.00
(1.69‑2.33)

2.38
(1.97‑2.82)

2.78
(2.26‑3.47)

12-hr 0.975
(0.877‑1.09)

1.22
(1.10‑1.37)

1.53
(1.37‑1.72)

1.78
(1.58‑1.99)

2.10
(1.85‑2.37)

2.35
(2.04‑2.67)

2.60
(2.23‑2.99)

2.85
(2.40‑3.32)

3.18
(2.61‑3.79)

3.47
(2.79‑4.19)

24-hr 1.27
(1.14‑1.43)

1.59
(1.44‑1.79)

2.03
(1.82‑2.28)

2.38
(2.13‑2.67)

2.88
(2.55‑3.23)

3.27
(2.88‑3.68)

3.68
(3.21‑4.16)

4.12
(3.55‑4.68)

4.72
(4.00‑5.40)

5.19
(4.34‑6.01)

2-day 1.55
(1.37‑1.75)

1.95
(1.74‑2.21)

2.52
(2.23‑2.85)

2.97
(2.63‑3.37)

3.63
(3.17‑4.13)

4.16
(3.61‑4.75)

4.72
(4.05‑5.43)

5.32
(4.50‑6.17)

6.16
(5.11‑7.24)

6.85
(5.58‑8.15)

3-day 1.69
(1.50‑1.91)

2.14
(1.90‑2.43)

2.79
(2.46‑3.17)

3.32
(2.92‑3.77)

4.08
(3.56‑4.65)

4.70
(4.07‑5.38)

5.37
(4.59‑6.18)

6.09
(5.13‑7.05)

7.11
(5.86‑8.34)

7.94
(6.44‑9.43)

4-day 1.82
(1.62‑2.08)

2.32
(2.06‑2.65)

3.06
(2.70‑3.48)

3.66
(3.22‑4.17)

4.53
(3.95‑5.18)

5.25
(4.53‑6.01)

6.02
(5.13‑6.93)

6.85
(5.76‑7.93)

8.05
(6.61‑9.45)

9.04
(7.30‑10.7)

7-day 2.16
(1.89‑2.50)

2.77
(2.41‑3.20)

3.67
(3.19‑4.25)

4.41
(3.83‑5.11)

5.47
(4.70‑6.35)

6.33
(5.39‑7.37)

7.26
(6.12‑8.50)

8.24
(6.86‑9.72)

9.66
(7.88‑11.5)

10.8
(8.69‑13.0)

10-day 2.44
(2.13‑2.82)

3.14
(2.74‑3.62)

4.17
(3.64‑4.82)

5.00
(4.34‑5.77)

6.16
(5.30‑7.13)

7.08
(6.05‑8.22)

8.07
(6.83‑9.41)

9.10
(7.61‑10.7)

10.6
(8.66‑12.5)

11.7
(9.49‑14.0)

20-day 3.13
(2.74‑3.59)

4.01
(3.52‑4.62)

5.30
(4.64‑6.10)

6.31
(5.50‑7.26)

7.68
(6.65‑8.85)

8.76
(7.53‑10.1)

9.88
(8.42‑11.5)

11.0
(9.31‑12.9)

12.6
(10.5‑15.0)

13.9
(11.4‑16.6)

30-day 3.69
(3.23‑4.25)

4.75
(4.16‑5.48)

6.27
(5.48‑7.23)

7.45
(6.49‑8.59)

9.06
(7.85‑10.5)

10.3
(8.87‑11.9)

11.6
(9.91‑13.5)

13.0
(11.0‑15.2)

14.8
(12.3‑17.5)

16.3
(13.4‑19.4)

45-day 4.44
(3.90‑5.04)

5.73
(5.02‑6.49)

7.54
(6.60‑8.55)

8.92
(7.78‑10.1)

10.8
(9.34‑12.3)

12.2
(10.5‑13.9)

13.6
(11.7‑15.6)

15.1
(12.8‑17.4)

17.1
(14.3‑19.9)

18.7
(15.5‑21.9)

60-day 5.11
(4.46‑5.80)

6.61
(5.78‑7.51)

8.71
(7.59‑9.90)

10.2
(8.90‑11.6)

12.2
(10.6‑13.9)

13.6
(11.7‑15.6)

15.1
(12.9‑17.3)

16.5
(14.0‑19.0)

18.3
(15.4‑21.3)

19.7
(16.4‑23.0)

1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL 
 
 

 

 



TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL 
 
 

 

 

 
RATIONAL FORMULA METHOD 

RUNOFF COEFFICIENTS 
 

  Runoff Coefficients 
Land Use or Surface 

Characteristics 
Aver. % Impervious 

Area 
5-Year 

(Cg) 
100-Year 

(C100) 
Business/Commercial: 
Downtown Areas 
Neighborhood Areas 
 

 
85 
70 

 
.82 
.65 

 
.85 
.80 

Residential: 
(Average Lot Size) 

⅛ Acre or Less (Multi-Unit) 
¼ Acre 
⅛ Acre 
½ Acre 
1 Acre 

 
 

65 
38 
30 
25 
20 

 
 

.60 

.50 

.45 

.40 

.35 

 
 

.78 

.65 

.60 

.55 

.50 
 
Industrial: 

 
72 

 
.68 

 
.82 

 
Open Space: 
(Lawns, Parks, Golf Courses) 

 
5 

 
.05 

 
.30 

 
Undeveloped Areas: 
Range 
Forest 

 
0 
0 

 
.20 
.05 

 
.50 
.30 

 
Streets/Roads: 
Paved 
Gravel 

 
100 
20 

 
.88 
.25 

 
.93 
.50 

 
Drives/Walks: 95 .87 .90 

 
Roof: 90 .85 .87 

 
Notes: 
 
1.  Composite runoff coefficients shown for Residential, Industrial, and Business/Commercial Areas assume irrigated grass 

landscaping for all pervious areas.  For development with landscaping other than irrigated grass, the designer must develop 
project specific composite runoff coefficients from the surface characteristics presented in this table. 

 

VERSION: April 30, 2009 REFERENCE:  
USDCM, DROCOG, 1969 

(with modifications) 
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775.636.7905  |  575 E. Plumb Lane, Suite 101, Reno, NV 89502  |  montevistaconsulting.com 

Washoe County  
Community Services Department 
1001 East 9th Street 
Reno, NV 89512                    April 15, 2020 
 
RE: Harmony Mesa – Tentative Subdivision Map – Sanitary Sewer Impact Letter 
 
The Harmony Mesa Subdivision is located at the northwest corner of the intersection of Marilyn Drive 
&  Harmony  Lane  (APN:  085‐330‐39  &  085‐330‐44).    The  Sun  Valley  General  Improvement  District 
(SVGID) has jurisdiction over the sanitary sewer serving the project.  The site is currently undeveloped 
however a previous Tentative Map was approved for 19 single family homes on the same parcel.  The 
proposed subdivision will include 18 new single‐family residences on a single cul‐de‐sac, Marilyn Court, 
which will be offered for dedication to Washoe County.   There is currently an existing public sanitary 
sewer main located in the intersection of Marilyn Drive and Harmony Lane.   The average daily sewer 
system contribution for a residential unit at a discharge of two hundred seventy (270) gallons per day 
with a peaking factor of 3.  Using this rate, the anticipated impact to the existing sanitary sewer system 
is  14,580  gallons  per  day  (0.023  cfs).    Based  on  correspondence  with  Chris  Melton  of  SVGID,  the 
existing  sanitary  sewer  system  has  the  capacity  to  accommodate  the  increased  demand  from  the 
proposed development.  Additionally, the proposed public sanitary sewer improvements will only serve 
the proposed subdivision with no possibility of future expansion.  With a minimum slope of 3.4% the 
proposed  8”  sanitary  sewer  will  have  the  capacity  to  accommodate  1.21  cfs  which  provides  a 
significant  factor  of  safety.    No  analysis  of  the  existing  offsite  sanitary  sewer  system  has  been 
completed. 
 
Please contact Monte Vista Consulting if you have any questions or if there is anything else I can help 
with. 
  
  Sincerely, 
  Monte Vista Consulting 

 
  Michael Vicks, P.E. 
  Principal 
   

4.14.2020
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SLOPE MAP

Area (ac.) % of Total
0-15 3.4 52.6

15.1-20 1.7 26.2
20.1-25 0.6 9.6
25.1-30 0.2 3.3

30+ 0.5 8.3
TOTAL 6.5 100
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