
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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