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July 8, 2021 
 
 
 
Chris Bronczyk 
Washoe County Planning and Building Division 
1001 East 9th Street, Building A 
Reno, Nevada 89512 
 
 
RE: Hidden Valley Reclaimed Water Tank Special Use Permit  
 Additional Grading and Temporary Irrigation Narrative 
 
 
Dear Chris, 
 
The purpose of this letter is to provide updates to the Special Use Permit (SUP) request associated with 
the Hidden Valley Reclaimed Water Tank.  Although no changes to the project are proposed from what 
was previously submitted, this letter addresses staff questions by providing additional narrative on the 
areas being graded and the stabilization of graded areas. 
 
General Tank Information: 
Proposed is a ±1.0 million gallon reinforced concrete tank.  The preliminary diameter of the tank is 76.8 
feet with a preliminary tank height of 36.5 feet.  The tank pad is set at an elevation of 4780 feet giving 
a top of tank elevation of approximately 4816.5 feet.   
 
This tank is specifically proposed as a reinforced concrete tank to allow backfill against the tank in an 
effort to minimize any impact to views and reduce disturbance.  By backfilling the reinforced concrete 
tank and constructing walls interior of the backfilled areas at the tank access point on the north side of 
the tank, a significant portion of the tank will be hidden from view as opposed of being in full view 
similar to a standard steel tank, most commonly constructed in this area.  The tank material selection 
and grading strategy proposed provide the smallest disturbed area and the largest amount of screening 
of the proposed tank of all scenarios analyzed during the preliminary design stage. 
 
Slope Grading Below the Tank: 
During the construction of a concrete tank, the tank walls are cast in forms set in a staging and lay down 
area adjacent to the proposed tank and then installed in place with a crane once the reinforced concrete 
panels have cured.  The lay down area must be very close to the proposed tank site both horizontally 
and vertically to accommodate placement of the concrete walls.  
 
The staging area for this tank will be constructed below the tank in the area of the permanent fill slope.  
The preliminary construction lay down area is planned at three feet below the tank pad.  There will be 
a 3:1 fill slope below the lay down area that will removed upon completion of the tank.    
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Once the tank is constructed, fill from the creation of the tank lay down pad will be moved up the slope 
and will be placed at 2:1 slope grading up from existing ground and against the tank and adjacent 
retaining walls as well as above the tank pursuant to the next discussion section below.  The only 
purpose for this fill slope and the associated retaining walls is to minimize the impact of the project as 
viewed from neighboring properties. Instead of viewing the full side of the tank, much of the tank wall 
will be screened and buffered by the fill slope.  The amount of the tank wall visible will vary so that the 
fill slope matches with surrounding slopes as much as possible.  The fill slope is proposed to be between 
12 feet and 32 feet tall against the 36.5 foot tall tank.  This will be completed by backfilling against the 
sides of the tank and sloping down to meet the original ground slope below the temporary fill for the 
lay down area. This 2:1 slope below the tank will closely resemble the existing adjacent slopes in the 
immediate vicinity of the tank and is proposed to minimize the impact of the tank grading when viewing 
the site from neighboring properties.   
 
A permanent 3:1 fill slope design alternate was reviewed in the preliminary design stages of the project.  
The larger area of disturbance associated with modifying the fill slope to a 3:1 slope would significantly 
increase the area of disturbance associated with the project since the existing slopes are steeper than 
3:1 and a new 3:1 slope would not “catch” existing ground grades for a significant distance.  3:1 slopes 
would also require a significant amount of additional import of fills for this area resulting in additional 
unnecessary truck traffic.  Additionally a 3:1 slope would be highly visible since the 3:1 slope would 
project beyond the natural 2:1 and steeper slopes immediately adjacent to the site.  The 2:1 slopes 
maintain the character of the immediately adjacent slopes while 3:1 slopes are more in the character 
of the slopes that lie further below the site at lower elevations.  This design minimizes the visual impact 
of the project from adjacent properties. 
 
Slope Grading Above the Tank: 
During initial construction, the cut slope above the tank will cut at a slope of 0.75:1 in the bedrock.  This 
is a permanently stable slope in accordance with the geotechnical report.  This temporary cut slope will 
extend from the tank pad at 4780 feet up to approximately 4859 feet.   The tank walls will be 
constructed during this preliminary grading stage. 
 
To minimize the exposed area of the tank and to provide as much visible screening as possible in the 
final constructed condition, the tank wall and cut slope above the tank will be backfilled.  At the highest 
point, the backfill will extend up the wall of the tank for approximately 32 feet of the tank elevation to 
a ground elevation of 4812, allowing for tank vents above grade.   To accommodate drainage around 
the tank, the backfill elevation gradually decreases towards the front of the tank.  A 2:1 riprap slope is 
proposed above the tank from the 4812 elevation to an approximate elevation of 4842.  At this 
elevation, a bench with a cut off swale will be placed to direct water away from the fill slope.  The initial 
0.75:1 bedrock cut slope will remain above this bench and swale from an elevation of 4842 to the top 
of the cut slope at 4859 feet.  This occurs at the maximum area of disturbance and the 0.75:1 slope will 
gradually reduce to zero feet in height at the edges of the area of disturbance.  
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Temporary Irrigation: 
To ensure slope stability, rip-rap or geofabric (per conditions) will be used and coupled with 
revegetation and staining in the proposed slope below the tank to ensure a natural appearance.  
Regardless of the mechanical stabilization method utilized, the slope below the tank will be revegetated 
with a native seed mix chosen to provide vegetation similar to that in the area of disturbance.  For 
example, areas of rip-rap and geofabric can be covered with topsoil and revegetated which will hide 
the mechanical slope stabilization methods.  The revegetated areas will be provided with temporary 
irrigation will ensure the establishment of native revegetation.  The water for the temporary irrigation 
will likely be reclaimed water stored in the tank and will require a temporary booster pump on a 
temporary generator to provide spray irrigation for the slope.  Upon successful establishment of 
vegetation on the slope, the temporary irrigation facilities will be removed as the native plants selected 
for the revegetation will be able to survive without permanent irrigation.     
 
Attached to this letter are photographic examples of successful revegetation of 2:1 slopes on local 
projects designed by Christy Corporation.  This same revegetation approach is proposed at the Hidden 
Valley tank site. 
 
The additional photo simulations you requested have been submitted to Sophia Kirschenman at the 
Parks Department for review.  We are working on requested revisions and have been informed by 
Sophia that the photo simulations can be submitted on July 12th based on her edits. 
 
Please do not hesitate to contact me at mike@christynv.com or (775) 250-3455 with any questions or 
concerns.  Thank you for your ongoing assistance with the project. 
 
 
Sincerely, 
 
 
 
 
Mike Railey 
Planning Manager 
 
cc: Alan Jones, P.E. – Washoe County Engineering and Capital Projects 
 Sophia Kirschenman – Washoe County Regional Parks and Open Space 
 Scott Benedict, P.E. – SB Engineering 

mailto:mike@christynv.com
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April 13, 2021 
 
 
 
Chris Bronczyk 
Washoe County Planning and Building Division 
1001 East 9th Street, Building A 
Reno, Nevada 89512 
 
 
RE: Hidden Valley Reclaimed Water Tank Special Use Permit  
 
 
Dear Chris, 
 
The purpose of this letter is to provide updates to the Special Use Permit (SUP) request associated with 
the Hidden Valley Reclaimed Water Tank.  Although no changes to the project are proposed from what 
was previously submitted, this letter addresses additional sections of the Development Code to ensure 
that all applicable sections are applied and addressed. 
 
It is requested that a waiver of formal landscaping requirements be added to the SUP request.  Washoe 
County Regional Parks and Open Space staff concur that formal landscaping at the tank site will result 
in additional visual impacts rather than screen the new tank.  As described in the submitted application 
report, native revegetation is proposed in lieu of formal landscaping.  This, coupled with partially 
burying the tank and using earth tone colors, will serve to visually screen the tank and allow it to better 
blend with its surroundings. 
 
In addition to the landscape waiver, it is requested that deviations to Washoe County grading standards 
be added to ensure all provisions of section 110.438 of the Development Code are addressed.  These 
deviations can be approved as part of the SUP request currently under review by Washoe County.  
Additionally, the requested deviations are depicted on the submitted plans and will not require updated 
plans sets for submittal. 
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The following outlines the sections of code where deviation is proposed, along with justification for the 
variation: 
 
Section 110.438.45(a): 
 
Grading shall not result in slopes in excess of, or steeper than, three horizontal to one vertical (3:1) except 
as provided below:  
 
(1) Storm drainage improvements.  
 
(2) Cut and fill slopes less than thirty (30) inches in height.  
 
(3) Cut slopes proposed to be located behind civic, commercial and industrial buildings, when the cut 
slope is shorter than and substantially screened by the proposed building. Such slopes are subject to 
approval of a Director’s Modification of Standards by the Director of Community Development.  
 
(4) The County Engineer may waive this requirement for up to fifteen (15) percent of the length of the 
cut and/or fill where the presence of rock or, in his determination, other practical hardships exists. 
 
As depicted on the submitted plans, 2:1 slopes are proposed adjacent to the tank with 0.75:1 slopes 
included in a portion above the tank.  Water tanks pose a unique challenge from a grading perspective 
given the fact that they must be located in steep areas to provide proper pressures, etc.  In the case of 
the Hidden Valley tank, surrounding slopes are far steeper than 3:1.  Thus, providing 3:1 slopes adjacent 
to the tank would result in significantly more grading, tremendous visual impacts and scarring, and an 
overall unnatural post-development appearance. 
 
As proposed, grading is designed to quickly “catch” the slopes that surround the tank site.  This is 
accomplished by utilizing 2:1 slopes.  To ensure slope stability, rip-rap or geofabric (per conditions) will 
be used and coupled with revegetation and staining to ensure a natural appearance.  For example, 
areas of rip-rap and geofabric can be covered with topsoil and revegetated which will hide the 
mechanical slope stabilization methods.  Temporary irrigation will ensure the establishment of native 
revegetation.  Once complete, the post development conditions will mimic the natural surroundings 
and be far less visually obtrusive compared to 3:1 slopes.  The area of 0.75:1 slope is supported by the 
geotechnical analysis and provides transitions to steep terrain within natural bedrock. 
 
The requested deviation is also supported by provision 110.438.45(a)3 as noted above.  The cut slopes 
will be substantially screened by the tank (a civic use type) and are largely reflective of backfill which 
will further screen disturbance.  Furthermore, sections 110.438.45(g) and (h) also support the 
requested variation.  Section (g) calls for “rounding or contouring” at the intersections of manufactured 
and natural slopes.  As shown on the submitted grading plans, this is what is being proposed with the 
Hidden Valley tank.  The proposed grading will result in a much more natural appearance that allows 
manufactured slopes to quickly catch that of the adjoining natural terrain.  This is encouraged per 
section (h).  For reference, section 110.4387.45(g) and (h) are listed on the following page: 
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(g) Utilize a gradual transition or “rounding or contouring” of the manufactured slope at the 
intersection of a manufactured cut or fill slope and a natural slope. Engineered slopes shall not 
intersect natural slopes at an angle greater than forty-five (45) degrees (see Figure 110.438.45.2).  
 
(h) Visually integrate all slope faces (cut or fill) into the natural terrain by a gradual transition or 
“contouring/rounding” of the manmade landforms into the natural terrain. To the extent 
practicable ensure that hillside grading results in undulating naturalistic appearance, consistent 
with the surrounding undisturbed terrain (see Figure 110.438.45.3). 
 
Section 110.438.45(c): 
 
Finish grading shall not vary from the natural slope by more than ten (10) feet in elevation. Exposed 
finish grade slopes greater than ten (10) feet in height may be allowed upon the approval of a director’s 
modification of standards by the Director of Community Development upon recommendation by the 
County Engineer.  
 
(1) Approval of a director’s modification of standards requires a determination that:  
 

(i) The proposed cut and/or fill slopes include stepped-back structural containment (retaining 
walls) that form terraces, and;  

(ii) The proposed terraces include landscaping, are a minimum of six (6) feet in width, and have 
a slope flatter than three horizontal to one vertical (3:1).  

(iii) Retaining walls used to create terraces are limited to a maximum vertical height of ten (10) 
feet, when located outside any required yard setback.  

(iv) Terrace widths shall be at least sixty (60) percent of the height of the higher of the two (2) 
adjacent retaining walls. 

(v) Bench widths shall be at least four (4) feet.  
 
(2) An exception to the terrace width may be allowed subject to the approval of a director’s modification 
of standards by the Director of Community Development, upon recommendation by the County 
Engineer for cuts into stable rock, supported by a geotechnical report. 
 
In the case of the Hidden Valley tank, finished grading will vary from the natural slope for a distance 
greater than 10 feet.  As designed, the slope behind the proposed tank includes a 2:1 backfill slope that 
transitions to a 0.75:1 slope at a location where it meets natural bedrock.  This design is consistent with 
recommendations of the geotechnical investigation.  Overall, the disturbed area extends approximately 
42.5 feet above the tank at this location. 
 
This request is supported by section 110.438(c)2 noted above.  The additional slope variation is within 
backfill and natural bedrock as identified in the geotechnical report. Additionally, this area will be 
stabilized and/or revegetated per the conditions of approval applied to the SUP. 
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As depicted in the submitted materials and photo simulations, the disturbed area above the tank is 
largely screened by the natural topography of the site and the proposed design.  The tank itself is 
“tucked” into the saddle of the hillside.  As such, the proposed disturbance is not visible from developed 
park facilities to the northwest or southwest.  The disturbance will be visible from areas within the park 
that are west/southwest of the new tank.  However, the purpose of the increased slopes is to allow for 
grading to catch more quickly with natural grade and transition smoothly with natural terrain.  Once 
revegetation establishes, the grading will have a much more natural appearance that blends the 
disturbed area with natural surroundings and will not be visually obtrusive within the park.  Residences 
to the west are over ¼ mile from the tank site further ensuring that visual impacts are more than 
adequately mitigated. 
 
As presented, a retaining wall will be located around the tank.  Backfill will occur behind the tank, but 
the wall will include heights up to 32± feet.  Thus, it is proposed to vary the 10 foot height standard and 
eliminate the required terracing.  Terracing of walls would result in significantly more disturbance.  This 
would also result in an unnatural appearance with substantial visual impacts within the park.  As 
designed, the increased wall heights are largely hidden by the natural topography and contouring of 
graded slopes.  This coupled with planned revegetation will ensure a much more natural post-
development appearance and eliminates the potential for significant hillside scarring. 
 
As noted previously, water tank sites are unique in that they must be located in hillside areas.  The 
standards included in section 110.438 are largely intended to apply to conventional development such 
as subdivisions.  In this case, a unique use is proposed.  The modifications proposed will serve to fulfill 
the intent of the grading standards by reducing the amount of required grading and allowing for a much 
more natural appearance in the post-development condition. 
 
An updated grading plan is attached to this letter and calls out the top of wall heights proposed within 
the tank site.  This clearly shows the areas of wall that are in excess of 10 feet in height and more clearly 
conveys the requested deviation from a graphical perspective. 
 
Section 110.438.50(a): 
 
In addition to the requirements in Section 110.438.45, cut slope design and construction will also be 
based on a geotechnical report as required by Section 110.438.36 unless not required by the County 
Engineer.  
 

(a) The use of riprap and gabions as a mechanical stabilization for cut slopes is prohibited, 
except where essential for safe access, for passage within the rights of-way of public roads, and 
for storm drainage control device(s). 

 

With the proposed 2:1 and 0.75:1 slopes, the use of mechanical stabilization is proposed.  This will occur 
in the form of rip rap, geo fabric, or a combination of both.  Final determination of stabilization methods 
will be determined with final design, with consultation by a geotechnical engineer.  It is requested that 
rip rap specifically be allowed to allow flexibility with final design.  In areas where rip rap is 
implemented, it can then be covered with topsoil and revegetated.  This will hide the mechanical 
stabilization and ensure a natural appearance that blends with the native slopes.  In areas where rip rap 
is less visible or hidden, staining of the rock surface can also be implemented to reduce visual impacts. 
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The deviations described above are requested primarily to reduce visual impacts of the water tank 
project.  Strict application of Development Code standards will result in significantly more disturbance 
and visual impacts that require additional mitigation.  As proposed, visual impacts will be greatly 
reduced based on less grading and the ability to blend manmade slopes with the adjoining natural 
terrain.  This will appear natural in the post development condition rather than manmade (as code 
would dictate).  This approach is fully consistent with the intent of the code, which is to reduce visual 
impacts, scarring, and provide a sensitive approach to site grading. 
 
Please do not hesitate to contact me at mike@christynv.com or (775) 250-3455 with any questions or 
concerns.  Thank you for your ongoing assistance with the project. 
 
 
Sincerely, 
 
 
 
 
Mike Railey 
Planning Manager 
 
cc: Alan Jones, P.E. – Washoe County Engineering and Capital Projects 
 Sophia Kirschenman – Washoe County Regional Parks and Open Space 
 Scott Benedict, P.E. – SB Engineering 

mailto:mike@christynv.com
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