
Sierra Reflection Summary 
 

Following is a summary of the proposed Sierra Reflections project, highlighting some of the 

basic development information and the applications that have been requested. This summarized 

information was requested by Washoe County Planning on September 19th to provide a brief 

review of the project and the applications that have been requested. The information provided 

within this summary document only provides a small snapshot of the overall project and should 

be coupled with review of the larger application package to gain a full picture of the proposed 

development. 

Proposed Development Summary 
The project total site area is 759.69+/- acres, contained in 29 lots. The subject property has a mix 

of existing zoning designations including:  

• Medium Density Suburban (MDS) 

• Low Density Suburban (LDS) 

• Medium Density Rural (MDR) 

• General Rural (GR), and  

• Public & Semi-Public (PSP) 

 

The total number of lots allowed using the acreage under each zoning designation existing on 

the subject property is 1083 lots, which equates to (1.42 DU/Ac). The total number of lots 

proposed is 940 which equates to a density of 1.24+/- DU/Ac., well below the zoning 

designation allowance. Lot sizing can be varied from the code standard size using Article 408 of 

the Washoe County Development Code (Common Open Space Development). A copy of the 

illustrative site plan is provided as attachment A with this summary.  

 

Development is predominately proposed on 0%-15% slopes which are identified to be the most 

developable slopes. The site plan presents 468.1+/- acres (+/-61.6%) of the site as open space, 

which is inclusive of the steeper slopes on the site as well as minimum 300’ buffer zones along 

Steamboat and Browns Creeks. Neighborhood parks and pedestrian and equestrian trails and 

paths have been included in the project design.  

 

There are three neighborhood parks, two trailheads for access to the trails (pedestrian and 

equestrian) and nearly 8 miles of pedestrian trails, not inclusive of sidewalks and 2.2+/- miles of 

equestrian trails. Part of the trail network work will follow the historic V&T Railroad grade, 

providing a historic perspective to the project and trail environment within the project.  

Project Application Requests  

Requested is a common open space tentative subdivision map to create a total of 940 single 

family residential lots on 759.69+/- acres of land commonly owned by World Properties, Inc. A 

common open space development has been proposed to preserve open space, including scenic 

and historic resources (the V&T Railroad grade) within the subject property. The open space 



(totaling +/-61.6% of the site) will provide pedestrian and equestrian path connectivity through 

areas where public access is not currently provided, benefiting future residents in the Sierra 

Reflections community and the community at large. Some of the necessary facilities associated 

with the community development to serve water, sewer and access necessitate special use 

permit review. As such, a special use permit request is also made as part of this overall 

application. The elements of the project that need special use permit review are the proposed 

water tanks, sewer lift station and bridge crossings of Steamboat and Browns Creek.  

Considerations for hillside development (Article 424) and significant hydrologic resources 

(Article 418) are also included as part of this review. Site analysis information is provided later in 

this narrative and within project mapping.  

The proposed project exceeds some of the thresholds for a project of regional significance, As 

such, the Truckee Meadows Regional Planning Agency will need to review the request after 

Washoe County’s review. The thresholds for a project of regional significance that are expected 

to be exceeded with this project are: Housing, Sewage, Water Usage, Traffic and (possibly) 

Student Population (depending on WCSD estimates). 

Grading 

The project development plans propose grading that will cross thresholds that are identified in 

the recently updated Article 438. The specific sections of Article 438 that are requested for 

consideration and approval with this common open space tentative subdivision map application 

area are as follows:  

• 110.438.28 (a)(1)(i)(B) – Area – Grading of twenty (20) percent or more (up to a maximum of 

four (4) acres) of the area of a parcel on parcels six (6) acres or greater in size.  

• 110.438.28 (a)(1)(ii)(A) & (B) – Volume – Grading of fifteen thousand (15,000) cubic yards or 

more and import or export of five thousand (5,000) cubic yards or more whether the 

material is intended to be permanently located on the project site or temporarily stored on a 

site for relocation to another, final site.  

• 110.438.28 (a)(1)(iii)(A) & (B) – Depth – Cuts below existing legal ground greater than twenty 

(20) feet and fills above existing legal ground greater than ten (10) feet.  

• 110.438.28 (a)(2) – Any Driveway or Road that traverses any slope of thirty (30) percent or 

greater (steeper) along a cumulative linear distance of fifty (50) feet or more. 

• 110.438.28 (a)(5) – Any grading in a critical stream zone buffer area (CSZBA) of any 

significant Hydrologic Resource (SHR) as defined by Article 418, Significant Hydrologic 

Resources. 

It is noted that any requirements listed under 110.438.32 will be met along the project perimeter 

or will not apply. Any applied standards will be internal to the site due to common ownership of 

all parcels within the project area.   



The preliminary grading plans estimate that the project will entail 3.300,00 CY of cut, 3,700,000 

CY of fill with a net earthwork amount of 400,000 CY of fill. The cut and fill map provided with 

the application in Tab B shows that the maximum cut is 66.81+/- feet and the maximum fill area 

is 67.11+/- feet.  

Special Use Permit Considerations 

Mapping or exhibits associated with each of these elements associated with special use permit 
requests are provided in Tab C with this summary document.  

Water Tanks – The TMWA Discovery report prepared for the proposed project identifies that 

750,000 gallons of water storage will be necessary with the project when coupled in with the 

looping of the water line that currently exists in St. James Village. The Water Tank improvements 

proposed with this project fall under the Utility Services category in the WCDC and is noted to 

require a special use permit review.  

The volume of water proposed in the two (2) new (375,000 gallon) tanks to be located on the 

western side of the project site, adjacent to the I-580 freeway at an elevation that will be positive 

pressures to serve the Sierra Reflections project. Plans are provided as part of the tentative maps 

sheets in Tab B with this application package. Please see sheets C2.12, C3.12 and C4.12 for the 

preliminary site, utility and grading plan associated with the proposed tanks. 

Lift Station – The Preliminary Design Report for the Pleasant Valley Interceptor Reach IV 

provides detailed information pertaining to the lift station and sewer line that will connect to the 

Reach III sewer line that is readying for construction by Washoe County. The sewer lift station 

has been designed to accommodate flows from both the Sierra Reflections and St. James 

Village. The lift station falls under the Utility Services category in the WCDC and is noted to 

require a special use permit review.  

The lift station is a facility that is largely underground but will have some visible pipes, electric 

boxes and controls that will be above ground. The location of the lift station is at the 

northeastern corner of the site at the northwestern intersection of the St. James Parkway/US 395 

roundabout/intersection. A site plan, detail sheets and specific information pertaining to this 

facility are provided in the Preliminary Design Report for the Pleasant Valley Interceptor Reach 

IV that has been provided with this application under the Special Package document.  

Bridge Crossings – To provide primary and secondary access to the site all portions of the site it 

is necessary that crossings of Steamboat Creek and Browns Creek be provided. The project has 

been designed to minimize the number of crossings of the creeks and only three total crossings 

are proposed. The bridge crossings necessitate a special use permit as they cross significant 

hydrologic resources (Steamboat and Browns Creeks).  



Bridge spans, deck elevations and 100-year flood elevations at each proposed bridge crossing 

are identified on the Preliminary Grading Plans. Please see sheets C4.1, C4.2, C4.3 for this 

information.  

The bridges are proposed to be constructed using railroad flat cars as the horizontal structure 

with necessary pilings. Appropriate care will be taken with any earth removed from the creeks as 

there is a possibility that reportable levels of mercury may be encountered. If this is the case, 

excavated material will be handled per the requirement prescribed in the Remediation Action 

Plan (RAP). A Draft RAP has been provided with this application and will be finalized with final 

plans for the project.   

Attachments 
Attachment A - Application Forms Tentative Map and Special Use Permit 
Attachment B – illustrative Site Plan 
Attachment C – Site Plan and Grading Sheets for Proposed Tanks, Lift Station and Bridge Crossings 
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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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Washoe County Planning and Building 
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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Washoe County Planning and Building 
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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Trails will be provided throughout the community with a primary feature being a section of the historic V&T Railroad grade
trail to ultimately connect to Little Washoe Lake. Trails are described in greater detail within the project narrative.

http://www.washoecounty.us/pubworks/engineering.htm


Washoe County Planning and Building 
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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The compact design provides lesser vehicle miles to travel for each lot and saves over 60% of the site as open
space, which does not have the same warming capacity as developed areas.

The only modifier that applies is 110.210.05 addressing sufficient water. The applicant possess sufficient
water for a portion of the development. The remaining Water Rights required will be purchased and
appropriately dedicated to TMWA for services.

Yes. See provided SHPO Letter provided in the special packet with this application submittal
Additionally, an updated Biological Resources Assessment is provided, dated 4/23/25.  



Washoe County Planning and Building 
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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Grading and development areas will be visible from US 595 (old highway) and some views will be available
from I-580. The barrier wall along I-580 block much of the view of the site from this ROW.

The meadows area on the site will be capped for mercury containment creating a permanent earthen structure, but
technically not a berm. A minimum of 8' of cap will be required where commercial and residential reportable mercury levels
have been found. Stabilization of transition slopes will meet county requirements.

250,000+/- CY of import (fill) is estimated with the tentative map plans. The net estimated earthwork does not take into
account over excavation (cut) for roads and pad sites for hoes, which will bring the project earthwork closer to a balance.

dsnelgrove
Text Box
Net earthwork estimates that 400,000+/- CY of import (fill) will be needed.



Washoe County Planning and Building 
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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Yes. The trees that currently exist in the meadows area of the property at the northern end of the subject property that are not within the sensitive or critical stream
zone buffer areas will need to be removed to accommodate for the mercury remediation capping that will be necessary with the Remediation Action Plan. Those trees
that are within the sensitive or critical stream zone areas will not be disturbed unless unhealthy or cleanup for overall tree health is necessary. These trees are
identified to be removed are comprised precdominately of cottonwoods and willows which are prohibited trees per Article 412 of the WCDC.

If seed mix is applied during wet months, temporary irrigation to disturbed/revetated areas may not be necessary. If it is
determined that seeding timing necessitates irrigation or establishment of the revegetation, temporary irrigation will be
provided through above ground PVC piping for watering during hot months.



Washoe County Planning and Building 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

Special Use Permit Application 
Supplemental Information 

(All required information may be separately attached) 

1. What is the project being requested?

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

3. What is the intended phasing schedule for the construction and completion of the project?

4. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and
the community?

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed.  Show and indicate these requirements on
submitted drawings with the application.
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Washoe County Planning and Building 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the special use permit request?  (If so, please attach a copy.)

 Yes  No

9. Utilities:

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

For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource 
Requirements, requires the dedication of water rights to Washoe County.  Please indicate the type 
and quantity of water rights you have available should dedication be required. 

h. Permit # acre-feet per year 
i. Certificate # acre-feet per year 
j. Surface Claim # acre-feet per year 
k. Other # acre-feet per year 

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

10. Community Services (provided and nearest facility):

a. Fire Station
b. Health Care Facility
c. Elementary School
d. Middle School
e. High School
f. Parks
g. Library
h. Citifare Bus Stop
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CALLANDER PROJECT NUMBER: 22023|   DATE: 09.05.2025 |  CALLANDER ASSOCIATES

S I E R R A  R E F L E C T I O N S 
WASHOE COUNTY,  NV

|  P R E L I M I N A R Y  L A N D S C A P E  P L A N

400’200’0’ 800’

LANDSCAPE REQUIREMENTS 
1.	 Refer to Washoe County Development code Article 412, landscaping for additional 

requirement beyond those specified in this document.
2.	 Street Tree: One street tree every 50 linear feet of street frontage.
3.	 Evergreen Trees: a minimum of one half of specified trees shall be at least 7 feet and the 

remainder shall be at least 5 feet at the time of planting. 
4.	 Deciduous Trees: a minimum of one half of specified trees shall be at least 2 inch caliper 

and the remainder shall be at least 1 inch caliper at the time of planting. 
5.	 Shrubs shall be at least 1 gallon size at the time of planting. 
6.	 Tree Requirements: One tree is required for ever 300 square feet of plating area. Planting 

area does not include disturbed areas that are to be re-vegetated in accordance with 
WCC 11.412.67. 

7.	 New ground cover shall be in accordance with Washoe Count Development Code, 
110.412.60 (j) 

8.	 Turf: When used appropriately, offers aesthetic appeal, environmental cooling, oxygen 
production and a safe active surface for a variety of recreational uses. Areas with turf shall 
meet Washoe Count Development Code, 110.412.60 (k).

9.	 Fill Material: All fill material imported as part of the project is required to be “certified weed 
free”.

10.	Fencing: open tubular steel fencing per Washoe County Code where homes back onto 
the open space. Fencing at open space and between trails and waterways will be split rail 
fencing.

11.	Landscape, signage and lighting shall be designed to meet Washoe County Code. 
Plan is conceptual. Plant quantities locations and final species selection and size will be 
determined during final design for approval.

12.	Where slopes are less than 20%, mature tree canopy’s shall be spaced 10’ apart and 
shrubs spaced 2x mature width. At slopes 20-40%, mature tree canopy’s shall be 20’ apart 
and shrubs spaced 4x mature width. Slopes greater than 40%, mature tree canopy’s shall 
be 30’ apart and shrubs spaced 6x mature width.

WILDLAND-URBAN INTERFACE REQUIREMENTS 
Project site is within a High Fire Risk zone and must comply 
with the following requirements. 
1.	 Development shall comply with the most recent version of 

the Nevada SFM Wildland-Urban Interface (WUI) Code.
2.	 Required defensible space shall be measured on a 

horizontal plane from the perimeter or projection of the 
building structure. Refer Section 6.03 of the Nevada SFM 
Wildland-Urban Interface Code. 

3.	 Vegetation management plan shall be submitted to the 
code official and state forester fire warden for review and 
approval. A vegetation management plan shall conform 
to the Appendix B Vegetation Management plan.

CONCEPT PLANT PALETTE LEGEND LANDSCAPE SITE DATA

LEGEND

		  PRELIMINARY SECTION LINE

SITE DATA
 TOTAL SITE AREA 758.9 +/- AC
TOTAL DEVELOPED AREA 291.6+/- AC
TOTAL REQUIRED LANDSCAPE AREA (20% of the total developed area) 58.3 +/- AC
PROVIDED LANDSCAPE AREA
A. Park Area 7.6 +/- AC
B. Misc. Site Landscape Area 50.7 +/- AC
TOTAL LANDSCAPE AREA PROVIDED WITHIN DISTURBED AREA (A+B) 58.3 +/- AC
Open Space Area 409.8 +/- AC

Botanical Name Common Name Size
Acer rubrum Red Maple 2.5” cal
Platanus acerifolia 
‘Bloodgood’

Sycamore 36 box

Quercus rubra Red Oak 2.5” cal

Botanical Name Common Name Size
Celtis occidentalis Hackberry 2” cal
Liquidambar styraciflua American Sweetgum 2” cal
Tilia cordata Linden 2” cal
Zelkova serrata Japanese Zelkova 2” cal

Botanical Name Common Name Size
Acer ginnala Amur Maple 1.5” cal
Albizia julibrissin Silk Tree 2.5” cal
Carpinus betulus Hornbeam 2.5” cal
Crataegus vars. Hawthorn 2.5” cal
Robinia idahoensis Idaho Locust 2.5” cal
Prunus cerasifera 
‘Krauter’s Vesuvius’

Newport Plum 1.5” cal

Botanical Name Common Name Size
Pinus ponderosa ** Ponderosa Pine 8’ min. Ht.
Pinus sylvestris vars. ** Scotch Pine 6’ min. Ht.
Pinus edulis ** Pinyon Pine 6’ min. Ht.

(Slope Only)
Sequoiadendron  **
giganteum

Giant Sequoia 10’ min. Ht.

Abias balsamea Balsam Fir 6’ min. Ht. 

Botanical Name Common Name Size
Berberis species Barberry 5 gal
Mahonia aquifolium Oregon Grape 5 gal
Photinia x fraseri Red Tip Photinia 5 gal
Pyracantha coccinea Firethorn 5 gal

Botanical Name Common Name Size
Cornus stolonifera Red-twig Dogwood 5 gal
Forsythia vars. Forsythia 5 gal
Hibiscus syriacus Rose of sharon 5 gal
Prunus × cistena Purple Leaf Sand 

Cherry
5 gal

Syringa vulgaris vars. Lilac 5 gal
Viburnum vars. Snowball 5 gal

Botanical Name Common Name Size
Berberis thunbergii Japanese Barberry 5 gal
Euonymus alatus Burning Bush 5 gal
Chaenomeles 
speciosa

Flowering Quince 5 gal

Cotoneaster 
horizontalis

Rock Cotoneaster 1 gal

Ribes vars. Currant 5 gal
Rosa rugosa Alba’ Rugosa Rose 5 gal
Spirea vars. Spirea 5 gal

Botanical Name Common Name Size
Bouteloua gracilis Blue Grama 1 gal
Gaura lindheimeri White Gaura 1 gal
Helictotrichon 
sempervirens

Blue Oat Grass 1 gal

Hemerocallis spp. Daylily 1 gal
Hesperaloe spp.
Kniphofia uvaria Red Hot Pokers 1 gal
Ligustrum 'Lodense' Dwarf Privet 5 gal
Potentilla fruticosa Bush cinquefoil 5 gal
Loniceravars. Honeysuckle 1 gal

Botanical Name Common Name Size
Buxus japonica . Japanese Boxwood 5 gal
Euonymus japonicus 
'Microphyllus'

Boxleaf Eugenia 5 gal

Mahonia aquifolium 
‘Compacta’

Dwarf Oregon Grape 1 gal

Santolina 
chamaecyparissus

Lavender cotton 1 gal

Taxus × media Yew 5 gal

Large Specimen Tree

Street Tree / Shade / Canopy Trees

Deciduous Trees

Evergreen Coniferous Trees

Large Evergreen Shrubs

Large Deciduous Shrubs

Medium Deciduous Shrubs

Small Deciduous 
Shrubs /Ornamental Grass / Vines Perennials

Small Evergreen Shrubs

Botanical Name Common Name Size 
Artemisia tridentata ** Sagebrush 0.75 lbs/

AC
Purshia tridentata Bitterbrush 4 lbs/AC
Elymus elymoides Bottlebrush Squirreltail 

Grass
4 lbs/AC

Poa sandbergii Sandberg Bluegrass 2lbs/AC
Achnatherum 
thurberianum

Thurber’s Needle 
Grass

2lbs/AC

Forbes Forbes Varies

Non-Rangeland Seed Mix

Rangeland Seed Mix
Botanical Name Common Name Size
Artemisia tridentata ** Sagebrush 0.75 lbs/

AC
Purshia tridentata Bitterbrush 4 lbs/AC
Poa sandbergii Sandberg Bluegrass 3lbs/AC
Agropyron cristatum Crested Wheatgrass 5lbs/AC
Agropyron fragile Siberian Wheatgrass 5lbs/AC
Astragalus cicer Cicer Milkvetch 2lbs/AC

Linum lewisii Blue Flax 1lb/AC

*All disturbed areas will be formally landscape or developed 
with re-vegetation seed mix.
** Avoid placing plants within 30’ from a structure/home.
*** Refer to Wildland-Urban Interface Requirements for  
planting guidelines within High Fire Zones.

*

*

B1

B2

TRAILHEAD PARKING 
INCL. HORSE TRAILER 
PARKING

ENTRY 
PARKWAY 
PLANTING 

ROUNDABOUT, 
PRIMARY PROJECT 
ENTRY

RETENTION BASIN

NEIGHBORHOOD PARK #3 
(>5 ACRE)

PARKING FOR 
NEIGHBORHOOD PARK 
AND TRAIL

NEIGHBORHOOD 
PARK #2
(>5 ACRE)

PATH AND 
BENCH

UNPAVED NEIGHBORHOOD 
TRAIL (TYP.)

POND

ROUNDABOUT, 
PRIMARY PROJECT 
ENTRY

300’ CREEK BUFFER

DETENTION  
BASIN, TYP. OF 6

HISTORIC VIRGINIA & 
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PHASE 5:
Neighborhood trails are 
to be completed with the 
completion of phase

PHASE 3:
Neighborhood 
Park #3 to be 
completed with 
200th certificate 
of occupancy

PHASE 3:
Neighborhood trails 
are to be completed 
with the completion of 
phase

PHASE 2:
Neighborhood Park 
#2 to be completed 
with 150th certificate 
of occupancy

PHASE 2:
Neighborhood trails are 
to be completed with the 
completion of this phase

All publicly accessible 
trails to be completed 
with the 500th certificate 
of occupancy

Neighborhood Park #1 to 
be completed with 500th 
certificate of occupancy 
of overall development

All publicly accessible 
trails to be completed 
with the 500th certificate 
of occupancy

PHASE 4

PHASING PLAN NOTES:
1. Neighborhood Parks are publicly accessible and will utilize Residential Construction 
    Tax collected from all lots within the project to partially fund construction.

2. Trails identified on the trail plan as publicly accessible including the Virgina & Truckee  
    Trail and associated trailheads will utilize Residential Construction Tax collected from  
    all lots within the project to partially fund construction.

3. Phasing is subject to change by owner.

CARSON-RENO HWY / ALT 395

CARSON-RENO HWY / ALT 395

PAGNI LN.

I-580/395

PHASE 1: See Phase 2

PHASE 4

PHASING PLAN LEGEND:
                                     Public Access Trails

                                     Neighborhood Unpaved Loop Trails (Privately Maintained)
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Note: Unpaved 3-ft-wide, native surface trails shall be built utilizing sustainable trail design 
standards, (United States Department of Agricultures Trail Construction and Maintenance 
Notebook, 2007 edition)
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NUMBER    UNIT             GPD/UNIT GPM (AVG. DAILY FLOW)             GPM (w/ 3.0-PEAK )
SF - DETACHED    1,253           HOMES  270      234.9            704.8
SF - ATTACHED       147 TOWNHOMES 270       27.6   82.7
TOTALS    1,400     262.5 787.5

PEAK FLOW FORCE MAIN
REQUIRED = 788 GPM THREE (3) 6" DR-11 HDPE  FORCE MAINS (ID = 5.35")
PROVIDED = 996 GPM V = 4.7 FPS (@ 332 GPM PER FORCE MAIN)

FIGURE
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AUGUST 2022

NOTE:

1. PUMPS SHALL BE HOMA AMS434-255; EACH PUMP SHALL BE CAPABLE
OF PUMPING 498 GPM @ 78' TDH.
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A3
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	Project Description: To develop a 940 lot single family residential development as a common open space tentative subdivision map as authorized in Article 408 of the WCDC. Additionally, the request includes consideration and review of the project for hillside development (Article 424) and significant hydrologic resources (Article 418). Additionally, SUP requests for association with necessary utility and access facilities (water tanks, lift station and bridge crossings), 
	Project Address: 120 & 160 Pagni Lane and 23853, 23855, 23857, & 23455 US Highway 395S, plus 23 additional unaddressed commonly held parcels
	Project Area acres or square feet: 759.7+/- AC
	Project Location with point of reference to major cross streets AND area locator: Between I-580 and US 395A, north of Washoe City and south of Pleasant Valley.
	Assessors Parcel NosRow1: See Provided List
	Parcel AcreageRow1: 759.7+/- AC
	Assessors Parcel NosRow1_2: 
	Parcel AcreageRow1_2: 
	Assessors Parcel NosRow2: 
	Parcel AcreageRow2: 
	Assessors Parcel NosRow2_2: 
	Parcel AcreageRow2_2: 
	Name_2:  Bowman Consulting Group, Ltd
	Address_2: 1150 Corporate Blvd
	Email: Fred.Woodside@att.net
	Email_2: dsnelgrove@bowman.com
	Contact Person: Ghassan Al-Dahlawi & Fred Woodside
	Contact Person_2:  Dave Snelgrove, AICP
	Name_3:           Same as Property Owner  
	Name_4:  Krater Consulting Group
	Address_3: 
	Address_4: 1165 Mt. Rose Street
	Email_3: 
	Email_4: ken@kcgnv.com
	Contact Person_3: 
	Contact Person_4:  Ken Krater
	Text1: 
	Text2: TM06-001, SW06-001, DA08-003, WAC19-0005
	Text3: Reno, NV
	Text4: 89511
	Text5: Reno, NV 
	Text6: 89502
	Text7: 775-849-9070
	Text8: 
	Text9: 775-856-7073
	Text10: 
	Text11: 
	Text12: 
	Text13: 
	Text14: 
	Text15: 
	Text16: 
	Text17: Reno, NV 
	Text18: 89509
	Text19: 
	Text20: 
	Text21: 
	Text22: 
	Text23: 
	Text24: 
	Text25: 775-815-9561
	Text26: 
	subdivision: Sierra Reflections
	a Acreage of project site: 759.7+/- Acres
	b Total number of lots: 940
	c Dwelling units per acre: 1.24+/- DU/AC
	d Minimum and maximum area of proposed lots: 2,876+/- SF (Min) and 68,008+/- SF (Max)
	e Minimum width of proposed lots: 45 feet
	f Average lot size: 9,358+/- SF
	What utility company or organization will provide services to the development: Washoe County
	b Electrical Service: NV Energy
	c Telephone Service: AT&T
	d LPG or Natural Gas Service: Southwest Gas
	e Solid Waste Disposal Service: Waste Management
	f Cable Television Service: Charter
	g Water Service: TMWA
	Acreage of common open space: 468.1+/- acres
	slope wetlands faults springs andor ridgelines: 250+/- acres
	Range of lot sizes include minimum and maximum lot size: Lot sizes Vary. Please see tentative map for variety of lot sizes. 
	Proposed yard setbacks if different from standard: Setbacks vary based on lot sizes - See project narrative for specific setbacks for various lot sizes
	Justification for setback reduction or increase if requested: Setbacks have been set to resemble closest Washoe County setback requirement for various lot sizes proposed.
	Identify all proposed nonresidential uses: No non-residential uses are proposed.
	Improvements proposed for the common open space: Trails, pedestrian paths and neighborhood parks are proposed within the common open space areas of the site.
	space of the development: Trail network is identified on the preliminary landscape plan and opportunities and constraints sheets (Tab B)
	to or near the property: 
	If there are ridgelines on the property how are they protected from development: Washoe County does not have defined ridgelines 
	Will fencing be allowed on lot lines or restricted  If so how: See fencing discussion in Project Narrative.
	Identify the party responsible for maintenance of the common open space: A HOA will be established for any trails not dedicated to Washoe County or other approriate public agency.
	provided: Per the County's "Presumed Public Roads" maps, there are no such roads on the subject property. 
	undefined_2: On
	undefined_3: Off
	Is the parcel within the Cooperative Planning Area as defined by the Regional Plan: 
	Yes: Off
	No_2: On
	were the findings: 
	Indicate the type and quantity of water rights the application has or proposes to have available: Multiple
	acrefeet per year: 
	b Certificate: 
	acrefeet per year_2: 
	c Surface Claim: 
	acrefeet per year_3: 
	d Other: 
	acrefeet per year_4: 
	Department of Conservation and Natural Resources: Please see St James Water Rights Summary in Tab D
	Describe the aspects of the tentative subdivision that contribute to energy conservation: 
	impacts to the species: The site is shown to contain mule deer and bear habitat. The site provides ample corridors along the creeks and open space areas. 
	provided through the subdivision: All roads are proposed to be public.
	compliance  If so which policies and how does the project comply: Please see the Project Narrative under Finding B where applicable policies from Washoe 2040 are identifies.
	undefined_4: 
	plan: The project is proposed in five (5) phases. A preliminary phasing plan is provided with the plan set for this application. 
	Yes_2: On
	No_3: Off
	Yes_3: On
	No_4: Off
	How many cubic yards of material are you proposing to excavate on site: 3,300,000+/- Cubic Yards of Cut (Excavation)                                                                                                            
	are you balancing the work onsite: 
	roadways  What measures will be taken to mitigate their impacts: 
	used to prevent erosion until the revegetation is established: Mostly 3:1 will be provided but some areas of 2:1 are proposed. 2:1 areas will be appropriately treated for slope stability and erosion.
	andor revegetated: 
	manufactured block  How will the visual impacts be mitigated: Yes. Terraced rockery walls will be incorporated, where necessary to meet requirements contained in Article 438.
	size: 
	intend to broadcast Will you use mulch and if so what type: A revegetation seed mix listing is provided on the project preliminary landscape plan. 
	How are you providing temporary irrigation to the disturbed area: 
	you incorporated their suggestions: No. 
	Name#1: World Properties, Inc.
	Address#1: 4100 Joy Lake Road
	undefined#1: 120 & 160 Pagni Lane and 23853, 23855, 23857, & 23455 US Highway 395S, plus 23 additional unaddressed commonly held parcels
	Project Name#1: Sierra Reflections Common Open Space Tentative Subdivision Map
	What is the project being requested: A special use permit is requested for the following facilities as part of the Sierra Reflections Common Open Space Tentative Subdivision Map - Water Tanks, Sewer Lift Station and Bridge Crossings for Browns and Steamboat Creeks
	improvements utilities sanitation water supply drainage parking signs etc: Site plan informaiton is provided in the application materials with the Sierra Reflections Common Open Space Tentative Subdivision Map application. See the tentative map sheets provided in Tab B for plan information regarding these elements of the project.
	What is the intended phasing schedule for the construction and completion of the project: The lift station and water tank will need to be constructed with the first phase or two of the development, when water pressures and fire flow requirements need to be met for the project.
	the community: The water tanks will provide additional water supply and pressure to the general area that does not currently exist. The lift station will provide sewer service, not only to Sierra Reflections but also to St. James Village, which has been long planned. The bridge crossings will provide access to areas of the site in a day-to-day use, but also for fire access to areas that are currently difficult to access. 
	How will you mitigate these impacts: The propsoed improvements through this SUP (Water Tanks, Bridge Crossings of Creeks and Sewer Lift Station) are typical improvements that are necessary with development. The applicant believes that all of the proposed SUP improvements present benefits to the area. 
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	a Sewer Service: Washoe County
	b Electrical Service#1: NV Energy
	c Telephone Service#1: AT&T
	d LPG or Natural Gas Service#1: Southwest Gas
	e Solid Waste Disposal Service#1: Waste Management
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	g Water Service#1: TMWA
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	j Surface Claim: 
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	a Fire Station: Truckee Meadows Fire & Rescue, Station 32
	b Health Care Facility: Saint Mary's Galena Urgent Care
	c Elementary School: Pleasant Valley Elementary School
	d Middle School: Herz Middle School
	e High School: Galena High School
	f Parks: Proposed Interior to Site
	g Library: South Valleys Library
	h Citifare Bus Stop: Route 56 at Damonte Ranch Parkway/Old Virginia Road
	undefined_4#1: Please see St. James Water Rights Summary in Tab D                          
	impacts and the intensity of your proposed use: The water tanks need to be located at an elevation such that they can provide appropriate water pressure for fire flow requirements. The bridge crosssings will provide alternative routes for day-to-day and emergency access routes that do not currently exist and the lift station needs to located where the gravity flow of sewer stops being possible and a force main becomes required.
	undefined_1: Landscaping is provided as part of the overall project mapping - See Tab B.


