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Project Request  

This application package includes the following request: 

1) A Special Use Permit for Grading per Washoe County Development Code 

Section 110.438.35(a). 

 

The Washoe County School District (WCSD) is in the process of designing a new middle 

school located between northern Sun Valley and the Spanish Springs Valleys.  The 

proposed site (APN 508-010-01) is located on part of a larger ±642 acre parcel owned 

by the BLM.  Approximately ±25.5 acres of the site will be utilized by the WCSD.  That 

portion of the parcels ownership will also be transferred to the WCSD.  The parcel has a 

split zoning of Open Space (88% of the parcel) and General Rural (12% of the parcel).  

The parcel has a master plan designation of Open Space (OS) and Rural (R).   

The site is located north of Donatello Drive in the northern portion of Sun Valley.  Sun 

Valley Blvd. terminates and provides access into the parcel.  The property is surrounded 

by single family homes, zoned Medium Density Suburban, to the south and vacant open 

space property to the north, east and west.  The property is located within the 

boundaries of the Spanish Springs Area Plan.   

This special use permit application is for grading only, and does not include 

specific information on the proposed school use, however, background 

information has been provided to better explain the uniqueness of the 

property use and parcel ownership. 

In November of 2016, Washoe County votes approved WC-1, which gives the WCSD 

funding to repair and renovate older schools, and to build new schools to address 

overcrowding.  This approval came at a time when population growth within Washoe 

County has placed a strain on the School District resources and has led to overcrowding 

in many local schools.  As the community is coming out of one of the worst recessions 

in history, the WCSD is working to address overcrowding in schools.  Construction of a 

new middle school in Sun Valley has been identified as a high priority and immediate 

need for the community.   
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The school will provide 

the most immediate 

relief to Yvonne Shaw 

Middle School, which is 

currently at full capacity 

and is anticipated to 

exceed the capacity 

threshold over the next 

several years.  The 

proposed Sun Valley 

Middle School will 

provide for grades 6-8.  

The approximate 200,000 square foot building will be two-stories and will provide 50+ 

classrooms, music room, gymnasium, library, and multi-purpose room/cafeteria.  The 

school will also incorporate outdoor basketball courts, outdoor track and sports field, 

separate parking and loading areas for staff, buses, parents and visitors.  The look and 

floor plan will be very similar to the Depoali Middle School, located in the South 

Meadows.  Construction of the new school is anticipated to start in the fall of 2017 with 

completion and opening in the fall of 2019.  

Grading 

The purpose of the grading is to allow for development of a new middle school and 

associated outdoor fields, parking and circulation.  Approximately 175,000 cubic yards of 

material will be moved around on the site, however the intent is to limit the amount of 

export, but using the non-structural material within slope and landscape areas.  

Approximately 25.5 acres of the site will be disturbed for grading and development of the 

site.  The cut and fill slopes proposed on the site are designed using a maximum 3:1 

ratio, with interception swales at the top of all slopes that will intercept drainage from 

above.  Hydro seeding with temporary irrigation in combination with silt fences, fiber rolls, 

or straw matting will be utilized to prevent erosion.  Retaining walls will be incorporated 

in the design with a maximum height of 8’ and constructed of large gravity manufactured 

block.  Visual mitigation will include revegetation and rounding of slopes.   

  

Photo of Depoali Middle School located in south Reno  
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Figure 1 - Vicinity Map 

  

School Location 
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Figure 2 - Zoning Map  

General Rural 

Open Space 

Medium Density Suburban 

School Location 
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Figure 3 - Slope Map  
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Figure 4 - Site Photographs  

View of the property facing north.   

View of the property facing east. 
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Figure 5 - Site Photographs  

View of the property facing south. 

View of the property facing west. 
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Special Use Permit Findings 

Prior to approving an application for a special use permit, the Planning Commission, 

Board of Adjustment or a hearing examiner shall find that all of the following are true:   

 

a. Consistency – The proposed use is consistent with the action programs, 

policies, standards and maps of the Master Plan and the applicable area 

plan;  

The proposed project is in conformance with Washoe County Master Plan and the 

Spanish Springs Area Plan.  Specific policies and standards include the following: 

 

Transportation 

Goal Three: The regional and local transportation system in the Spanish Springs 

planning area will be a safe, efficient, multi-modal system providing significant 

connections to the greater region, and access to commercial services, public lands and 

employment opportunities in the community. The system will contribute to the 

preservation and implementation of the community character as described in the 

Spanish Springs Vision and Character Statement. 

SS.3.6 Washoe County will support and be an advocate for new regional connections 

that provide alternatives to Pyramid Highway. 

Sun Valley Blvd. terminates at the property.  The project has been designed 

to allow for the future extension of the roadway across the site.  

 

Scenic/Recreational/Cultural Resources 

Goal Four: Maintain open vistas of the surrounding ridges and more distant mountain 

ranges, and minimize the visual impact of hillside development. 

Policies 

SS.4.2 The Washoe County Departments of Community Development and Public Works 

will establish and oversee compliance with design standards for grading that minimize 

the visual impact of all residential and non-residential hillside development. 

Visual impacts have been mitigated using the retaining walls and landscape 

benches between the walls.  The building has also been designed to screen 

the grading on the north side of the project.  The building will physically 

screen views from the single family homes to the south and proposed 

grading on the north side of the property. 

 

SS.4.3  The grading design standards referred to in Policy SS.4.2 will, at a minimum, 

ensure that disturbed areas shall be finished and fill slopes will not exceed a 3:1 slope, 
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and that hillside grading will establish an undulating naturalistic appearance by creating 

varying curvilinear contours. 

The cut and fill slopes proposed on the site are designed using a maximum 

3:1 ratio, with interception swales at the top of all slopes that will intercept 

drainage from above.  Hydro seeding with temporary irrigation in 

combination with silt fences, fiber rolls, or straw matting will be utilized to 

prevent erosion.  Retaining walls will be incorporated in the design with a 

maximum height of 8’ and constructed of large gravity manufactured block.  

Visual mitigation will include revegetation and rounding of slopes.   

 

Goal Seven: The Spanish Springs planning area will contain an extensive system of 

parks and trails that provides the community and the region with a broad range of 

recreational opportunities; provides connections between major developments, 

recreational facilities, the Regional Trail System, public lands and schools; and 

contributes to the preservation and implementation of the community character. 

SS.7.6 Access to existing trails will be protected and improved whenever possible. 

During the process of development review, the Washoe County Departments of 

Community Development and Parks and Recreation will request dedication of property 

and/or easements when appropriate trail alignments have been identified that link 

significant nodes within the Spanish Springs planning area or connect existing trails. 

The BLM property is currently developed with a trailhead and used as public 

open space, under the BLM ownership.  The proposed school will utilize 

approximately 25.5 acres of land, leaving the remaining portion of the 

property under BLM’s ownership and continued use as public open space.  

 

Goal Fifteen: Water resources will be provided to residential and non-residential uses in 

a manner that implements and preserves the community character as described in the 

Spanish Springs Vision and Character Statement. 

SS.15.1 Whenever applicable, all development within the Spanish Springs Suburban 

Character Management Area will connect to a community water service.  

The property is located within the boundaries of the Rural Character 

Management Area.  Water service will be provided by the Sun Valley GID. 

 

Goal Sixteen: Wastewater treatment and disposal will be provided to residential and 

nonresidential uses in a manner that implements and preserves the community 

character as described in the Spanish Springs Vision and Character Statement. 

Policies 
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SS.16.1 Whenever applicable, all development within the Spanish Springs Suburban 

Character Management Area will connect to a community sewer service. 

The property is located within the boundaries of the Rural Character 

Management Area.  Sewer service will be provided by the Sun Valley GID. 

 

b.  Improvements – Adequate utilities, roadway improvements, sanitation, 

water supply, drainage, and other necessary facilities have been provided, 

the proposed improvements are properly related to existing and proposed 

roadways, and an adequate public facilities determination has been made in 

accordance with Division Seven;  

The school will tie into existing sewer and water line services provided through the 

Sun Valley GID.  The proposed development incorporates grading design that allows 

for detention of storm water across the site.  The full utility and roadway 

improvements will be part of the building permit package submitted to Washoe 

County for review.  An internal driveway has been designed to provide circulation 

around the school that will mitigate traffic backing up during busy school drop off and 

pick up times.  

 

c. Site Suitability – The site is physically suitable for the type of development 

and for the intensity of development;  

The property has some topographic constraints that require the grading.  However, 

the grading plan has been design to balance the site, resulting in minimal import 

and/or export. 

 

d. Issuance Not Detrimental – Issuance of the permit will not be significantly 

detrimental to the public health, safety or welfare; injurious to the 

property or improvements of adjacent properties; or detrimental to the 

character of the surrounding area;  
Issuance of the permit will not be significantly detrimental to the public health, safety or 

welfare of the surrounding area.  The property to the south is developed as single-

family residential.  The property to the north, east and west sides are used as public 

open space.  The adjacent residential homes will continue to back up to open space and 

will not be directly impacted by the proposed development.  The site has two points of 

access, which will continue to serve as access routes.   
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e. Effect on a Military Installation – Issuance of the permit will not have a 

detrimental effect on the location, purpose or mission of the military 

installation. 

The proposed project has no effect on the location, purpose or mission of military 

installation.  There are no military installations in the area. 



 October 2016 

Washoe County Development Application 

Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Development staff at 775.328.3600. 

  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: 

    

    

Section(s)/Township/Range: 

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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Washoe County Treasurer 
Tammi Davis

Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500 
Email: tax@washoecounty.us

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are 
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at  (775) 328-2510 or tax@washoecounty.us

This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

Account Detail

 Washoe County Parcel Information 

Parcel ID Status Last Update

50801001 Active 6/15/2017 2:10:57 
AM

Current Owner:
UNITED STATES OF AMERICA

NONE
RENO, NV 00000 

SITUS:
0 SUN VALLEY BLVD 
WASHOE COUNTY NV 

Taxing District
4000 

Geo CD:

Legal Description

SubdivisionName _UNSPECIFIED Township 20 Section 5 Lot Block Range 20

 Tax Bill (Click on desired tax year for due dates and further details) 

Tax Year Net Tax Total Paid Penalty/Fees Interest Balance Due

$0.00 $0.00 $0.00 $0.00 $0.00

$0.00 $0.00 $0.00 $0.00 $0.00

$0.00 $0.00 $0.00 $0.00 $0.00

$0.00 $0.00 $0.00 $0.00 $0.00

$0.00 $0.00 $0.00 $0.00 $0.00

Total $0.00

 Important Payment Information 
◾ ALERTS:   If your real property taxes are delinquent, the search results displayed may not 

reflect the correct amount owing.  Please contact our office for the current amount due.

◾ For your convenience, online payment is available on this site.  E-check payments are 
accepted without a fee.  However, a service fee does apply for online credit card 
payments.  See Payment Information for details.

 Pay Online 

No payment due for 
this account.

$0.00

Pay By Check

 Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845

Back to Account Detail Change of Address Print this Page

2016

2015

2014

2013

2012

Page 1 of 1Account Detail

6/15/2017https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=508010...
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Washoe County Planning and Development October 2016 
SPECIAL USE PERMIT GRADING APPLICATION SUPPLEMENTAL INFORMATION 

Special Use Permit Application 
for Grading 

Supplemental Information 
 

(All required information may be separately attached) 

 

 

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 

references to special use permits may be found in Article 810, Special Use Permits.  Article 438, Grading, 

and Article 418, Significant Hydrologic Resources, are the ordinances specifically involved in this request. 

 

1. What is the purpose of the grading? 

 

 

 

 

 

 

 

 

 

 

 

 

 

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

 

 

 

 

3. How many square feet of surface of the property are you disturbing? 

 

 

 

 

4. How many cubic yards of material are you exporting or importing?  If none, how are you managing to 

balance the work on-site? 
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The Washoe County School District (WCSD) is in the process of designing a new middle school located between northern Sun Valley and the Spanish Springs Valleys.  The proposed site (APN 508-010-01) is located on part of a larger ±642 acre parcel owned by the BLM. A special use permit for grading is needed to develop the site.  

AFuss
Typewritten Text
The intent is to balance the site and have minimal importand/or export.  The additional non-structural material will be used within the slope and landscape areas to minimizeany import or export of material, requiring hauling ofmaterial. 
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SPECIAL USE PERMIT GRADING APPLICATION SUPPLEMENTAL INFORMATION 

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special 

Use Permit?  (Explain fully your answer.) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6. Has any portion of the grading shown on the plan been done previously?  (If yes, explain the 

circumstances, the year the work was done, and who completed the work.) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading?  (If no, 

explain fully your answer.) 
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No. A middle school and accessory uses, including outdoorfields, requires a substantial area of land.  While thereare portions of the site with minimal slopes, the overallacreage needed to build the school makes it prohibitive to develop the site as a school without exceeding the gradingthresholds required for a special use permit.
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No.  The site is currently used as open space by the BLM.  There are existing dirt roads on the site, but otherwise,the site has not been disturbed. 
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Yes, please refer to the attached grading plan maps.
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SPECIAL USE PERMIT GRADING APPLICATION SUPPLEMENTAL INFORMATION 

8. Can the disturbed area be seen from off-site?  If yes, from which directions, and which properties or 

roadways? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you 

are creating a driveway, would it be used for access to additional neighboring properties)? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

10. 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? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

11. Are you planning any berms? 

 Yes  No If yes, how tall is the berm at its highest? 
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Yes, the 25.5 acre site can be seen from the adjacent roadways of Sun Valley Blvd. and Donatello Drive to the south.  The school building will be two stories, which willhelp to reduce the overall building footprint and disturbance.  The site has been designed so that the school building will help to screen the grading on thenorth side of the property from the southern view, where the homes are located.
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At this point in time, the proposed access only serves thefuture school. However, if in the future, Sun Valley Blvd.is extended, this would be the access to extend the road.
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The cut and fill slopes proposed on the site are designed using a maximum 3:1 ratio, with interception swales at the top of all slopes that will intercept drainage from above.  Hydro seeding with temporary irrigation in combination with silt fences, fiber rolls, or straw matting will be utilized to prevent erosion.    
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SPECIAL USE PERMIT GRADING APPLICATION SUPPLEMENTAL INFORMATION 

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to be 

required?  If so, how high will the walls be and what is their construction (i.e. rockery, concrete, 

timber, manufactured block)? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

13. What are you proposing for visual mitigation of the work? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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

size? 
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Retaining walls will be incorporated in the design with a maximum height of 8’ and constructed of large gravity manufactured block.  Visual mitigation will include revegetation and rounding of slopes.
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Visual impacts have been mitigated using the retaining wallsand landscape benches between the walls.  The building has also been designed to screen the grading on the north side of the project.  The building will physically screen views from the single family homes to the south and proposed grading on the north side of the property.
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There are approximately 100 Juniper trees measuring6" in diameter that will be removed.  A formal landscape plan will be submitted with the building permit. 
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SPECIAL USE PERMIT GRADING APPLICATION SUPPLEMENTAL INFORMATION 

15. 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? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District?  If yes, have 

you incorporated their suggestions? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that may 

prohibit the requested grading? 

 Yes  No If yes, please attach a copy. 
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Yes, temporary irrigation will be used for revegetation.
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A standard dry land mix, either hand broadcast at 32 lbs./acreor drill seeded at 20 lbs./acre (PLS).  If mulch is to beused, application rate of no less than 2,000 lbs/acre,applied hydraulically.
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