
Board of Adjustment Staff Report 
Meeting Date:  March 3, 2022   Agenda Item: 8C 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

SPECIAL USE PERMIT CASE NUMBER: WSUP21-0030 (TMWA Pump House) 

BRIEF SUMMARY OF REQUEST: A special use permit for a wellhouse and an 
infiltration basin and for major grading 

STAFF PLANNER: Katy Stark, Planner 
Phone Number: 775.328.3618 
Email: krstark@washoecounty.gov 

CASE DESCRIPTION 
For hearing, discussion, and possible action to approve a 
special use permit for the construction and operation of a new 
wellhouse and a new infiltration basin on the property and for 
major grading to create a permanent earthen structure greater 
than six feet in height.  The project will include required 
improvements to the site, including pavement, landscaping 
and screening as required by Code. As part of this project, the 
existing wellhouse, water storage tank, and subgrade booster 
pump station are proposed to be demolished. As part of this 
project, the applicant also seeks to vary the Code 
requirements for paved parking, loading and maneuvering 
areas and to allow portions of those areas to be stabilized with 
road-base material.  Additionally, the applicant is asking to 
vary the landscaping buffer as well as the requirement for a 
solid wall or fence adjoining the neighboring property to the 
east. 

Applicant / Owner: Truckee Meadows Water 
Authority 

Location: 13175 Brush Lane Reno, NV 
APN: 049-171-09
Parcel Size: 2.433 acres
Master Plan: Suburban Residential
Regulatory Zone: Low Density Suburban (LDS)
Area Plan: Southwest (SW)
Development Code: Authorized in Article 438, 

Grading; and Article 810, 
Special Use Permits 

Commission District: 2 – Commissioner Lucey 

Vicinity Map 

STAFF RECOMMENDATION 
APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 
I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Board of Adjustment approve with 
conditions Special Use Permit Case Number WSUP21-0030 for Truckee Meadows Water Authority, with 
the conditions included as Exhibit A to this matter, having made all five findings in accordance with 
Washoe County Code Section 110.810.30.  

(Motion with Findings on Page 13)
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Special Use Permit  
The purpose of a special use permit (SUP) is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted 
by further restricting or conditioning them so as to mitigate or eliminate possible adverse impacts. 
If the Board of Adjustment grants an approval of the special use permit, that approval is subject 
to conditions of approval.  Conditions of approval are requirements that need to be completed 
during different stages of the proposed project.  Those stages are typically: 

• Prior to permit issuance (i.e., a grading permit, a building permit, etc.) 

• Prior to obtaining a final inspection and/or a certificate of occupancy on a 
structure 

• Prior to the issuance of a business license or other permits/licenses 

• Some conditions of approval are referred to as “operational conditions.”  These 
conditions must be continually complied with for the life of the business or project. 

The conditions of approval for Special Use Permit Case Number WSUP21-0030 are attached to 
this staff report and will be included with the action order.   
The subject property has a regulatory zone of Low Density Suburban (LDS).  The proposed use 
of a wellhouse and an infiltration basin is classified as a utility services use type and is permitted 
in the LDS regulatory zone with a special use permit per WCC 110.302.05.2.  The proposed 
grading to create a permanent earthen structure greater than six feet in height is allowed with a 
special use permit for major grading per WCC Section 110.438.35.  Therefore, the applicant is 
seeking approval of this SUP from the Board of Adjustment.  
Additionally, Article 810, Special Use Permits, allows the Board of Adjustment to vary 
development code standards in conjunction with the approval process per WCC 110.810.20(e). 
The Board of Adjustment will be ruling on the requests to vary standards below: 
 
Variance(s) Requested Relevant Code 
Waive paving requirement for on-site access 
roads 

WCC Section 110.410.25(e) 

Modify landscaped buffer adjoining a 
residential use 

WCC Section 110.412.40(c) 

Waive requirement for a solid wall or fence 
adjoining a residential use 

WCC Section 110.412.40(d) 
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Project Evaluation 
The applicant is requesting a special use permit for the construction and operation of a new 
wellhouse (utility services use type) and a new infiltration basin on the project site and for major 
grading to create a permanent earthen structure greater than six feet in height.  The parcel was 
previously developed with a wellhouse (Thomas Creek Well) and storage tank constructed circa 
1979.  The water tank was modified, and an underground vault pump station was constructed 
circa 1996.  The well, tank, and pump station are currently in operation and provide potable water 
to TMWA customers.  A replacement production well with a higher production capacity has been 
drilled on the property to increase TMWA’s groundwater supply and redundancy for drought 
resiliency.  This new well has not yet been equipped. 
The project site is a 2.433-acre parcel owned by TMWA and located at 13175 Brush Lane.  The 
project site and all abutting parcels are zoned Low Density Suburban (LDS).  A vacant, 
undeveloped parcel to the west of the project site is owned by Sage Ridge School.  A vacant, 
undeveloped parcel to the south of the project site is United States Forest Service land.  The two 
abutting parcels to the north and east of the project site are developed with single-family 
residences. 

 
Project Site & Abutting Parcels 

The proposed new wellhouse will be approximately 1,349 square feet and will contain a new well 
pump, motor, discharge piping and appurtenances, and water treatment chemicals.  The 
wellhouse will be painted in natural hues to match the surrounding residential area.  After the new 
Thomas Creek well is operational, the existing wellhouse, water storage tank, and pump vault will 
be demolished.   
The proposed infiltration basin will be used for disposal of well water discharge on startup and 
shutdown of the well.  This disposal is covered under TMWA’s operation and maintenance permit 

United States 
Forest Service 

Sage Ridge 
School 

TMWA 
Project Site 
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with the Nevada Division of Environmental Protection (NDEP).  Most water should percolate, but 
if the infiltration basin overflows, then the flow will discharge to an existing drainage ditch adjacent 
to the west side of the parcel.  This drainage ditch terminates at a retention pond operated by 
TMWA at their STMGID 12 well site. 
The proposed grading area for the project is 38,600 square feet.  Washoe County Engineering 
has provided requirements for grading plans and a grading bond in the conditions of approval 
(Exhibit A).  The construction of a permanent earthen structure of 6.7 feet in height is required for 
the infiltration basin.  WCC Section 110.438.35 requires a special use permit for major grading 
for construction of a permanent earthen structure greater than six (6) feet in height.  The applicant 
has indicated that the infiltration basin is required for disposal of pump-to-waste water at well 
startup and shutdown, and the basin elevations are set by the elevation of the drainage ditch to 
the west of the site. 
The applicant has indicated that a drainage report will be submitted at the time of the building 
permit application.  Washoe County Engineering has provided drainage conditions in Exhibit A. 
The applicant is requesting to waive paving requirements for on-site access roads.  WCC Section 
110.410.25(e) requires that all parking spaces, driveways and maneuvering areas shall be paved 
and permanently maintained with asphalt or cement.  The applicant will apply asphalt concrete 
paving to the area adjacent to the new wellhouse.  The applicant is requesting to use a gravel or 
aggregate base for the other on-site access roads, rather than asphalt or cement, in order to 
reduce new impervious surfaces and reduce future maintenance of paved surfaces.  The 
applicant has indicated that existing trips to the Thomas Creek Well site include one chemical 
delivery every two weeks and a weekly maintenance visit from TMWA staff.  The frequency of 
travel to the site is not expected to change after construction of the proposed project is completed.  
Due to the low traffic volumes generated, staff is recommending approval of the applicant’s 
request to use a gravel or aggregate base for the other on-site access roads.  Staff recommends 
that asphalt or concrete paving be applied, as proposed by the applicant, to the area shown in 
the applicant’s image below. 

 

Applicant 
proposed asphalt 
concrete paving 

WSUP21-0030 
TMWA PUMP HOUSE6



Washoe County Board of Adjustment  Staff Report Date: February 5, 2022 
 

   
Special Use Permit Case Number WSUP21-0030 

Page 7 of 14 

The applicant is requesting modifications to the landscaping and screening requirements.  WCC 
Section 110.412.40 provides landscaping requirements for civic use types.  Portions of several of 
these requirements are pertinent to the applicant’s project:  

(a) Coverage. A minimum twenty (20) percent of the total developed land area shall be 
landscaped.  Any disturbance to undeveloped portions of a site shall be mitigated. 

(c) Landscaped Buffers Adjoining Residential Uses. When a civic or commercial use adjoins 
a residential use, a landscaped buffer is required as follows: 

(1) The buffer shall be the width of the required front, side or rear yard for the entire 
length of the adjoining common property line; and 

(2) The buffer shall include at least one (1) tree every twenty (20) linear feet of property 
frontage, or fraction thereof, planted in off-set rows or groupings to achieve 
maximum screening. 

(d) Screening Adjoining Residential Uses. When a civic or commercial use adjoins a 
residential use, a solid decorative wall or fence shall be erected along the entire length of 
the common property line. This wall or fence shall be at least six (6) feet but not more than 
seven (7) feet in height. 

The perimeter of the project parcel is currently fenced with a six-foot chain link fence.  An image 
of the chain link fence is provided below.  The parcels to the north and the east of the project site 
are developed with single-family residences.  The applicant is requesting to maintain the chain 
link fence and waive the WCC requirement for a solid wall or fence along the entire length of the 
property lines abutting residential uses.  The applicant is also asking to waive the WCC 
requirement for a tree buffer along the entire length of the property lines abutting residential uses.  
It is the applicant’s opinion that the existing chain link fence will have less visual impact than a 
new solid fence.  A small portion of the residential neighbor’s property to the north (APN: 049-
171-05) abuts the project site, and this abutting property line is in the far rear corner of the 
neighbor’s property.  This neighbor’s home is built in the front of their property.  The second 
residential neighbor (APN: 049-171-08) abuts the project site’s east and northeast property lines.  
The applicant met with the owners of this property (APN:  049-171-08) on January 16, 2022, to 
discuss the proposed project, and the neighbor provided support of the proposed project.  A letter 
of support from the neighbor is included in Exhibit C.  The applicant modified their landscape plan 
as a result of this meeting with the neighbor, with the intent for the wellhouse to visually 
complement the surrounding residences.  The applicant and neighbor developed a plan that 
would preserve views for the neighbor’s property, while adjusting the landscaping to improve the 
screening of the well house improvements for the neighbors. 
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Existing Perimeter Chain Link Fence 

Staff is in support of the applicant’s requests to retain the chain link fence, waive the solid 
wall/fence requirement, and waive the requirement for one (1) tree every twenty (20) linear feet 
of property frontage for the entire length of the property lines abutting residential uses.  Staff 
believes that solid fencing and a line of trees would create more visual disruption for surrounding 
neighbors than the current chain link fence.  The image below is a picture taken from the eastern 
neighbor’s property, looking toward the project site.  The image shows the surrounding landscape 
and views. 

 
View from east neighbor’s property (APN: 049-171-08), looking toward project site 

The applicant’s revised landscape plan (image below) proposes to place trees and plants in 
locations that will screen the wellhouse.  The applicant will apply non-irrigated native revegetation 
seed mix to the disturbed areas of the project site to match the surrounding area.  Washoe County 
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Engineering and Washoe-Storey Conservation District have provided conditions to address 
revegetation, seed mix, and control of noxious weeds.  These conditions are included in the 
conditions of approval (Exhibit A). 

 
Proposed landscaping surrounding wellhouse 

Southwest Truckee Meadows Area Plan Evaluation 
The subject parcel is located within the Southwest Truckee Meadows Area Plan in the Thomas 
Creek Suburban Character Management Area (SCMA).  The following are the pertinent policies 
from the Area Plan: 

Relevant Area Plan Policies Reviewed 

Policy Brief Policy Description Complies Condition of Approval 
SW.2.2 Site development plans in the 

Southwest Truckee Meadows 
planning area must include a plan 
for the control of noxious weeds. 
The plan should be developed 
through consultation with the 
Washoe County District Health 
Department, the University of 
Nevada Cooperative Extension, 
and/or the Washoe-Storey 
Conservation District. The control 
plan will be implemented on a 
voluntary compliance basis. 

Yes The applicant has included a landscaping 
plan with their application, as well as a 
native revegetation plan.  Washoe County 
Engineering and Washoe-Storey 
Conservation District have provided 
conditions to address revegetation, seed 
mix, and control of noxious weeds.  These 
conditions are included in the conditions 
of approval (Exhibit A). 

SW.2.5 Any lighting proposed must show 
how it is consistent with current 
best practice “dark-sky” 
standards. In subdivisions 
established after the date of final 

Yes The applicant has indicated that exterior 
lighting will be limited to fixtures on each 
of the four faces of the building. Each light 
will have a maximum 5,208 lumens output 
and be angled down so that light from the 
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adoption of this plan the use of 
streetlights will be minimized. 

exterior wall mounted fixtures will not 
spillover beyond the property line.   

SW.2.8 All landscape designs will 
emphasize the use of native 
vegetation, with nonnative and 
atypical vegetation integrated 
sparingly into any landscaped 
area. 

Yes The applicant has included a landscaping 
plan with their application, as well as a 
native revegetation plan.  Washoe County 
Engineering and Washoe-Storey 
Conservation District have provided 
conditions to address revegetation.  
These conditions are included in the 
conditions of approval (Exhibit A). 

SW.2.10 The impact of development on 
adjacent land uses will be 
mitigated. The appropriate form 
of mitigation should be 
determined through a process of 
community consultation and 
cooperation.  

Yes The applicant met with the property 
owners of 13155 Brush Lane (APN 049-
171-08) located adjacent and to the east 
of the subject parcel to discuss the 
proposed project.  The applicant revised 
the landscape plans as a result of this 
discussion, and the applicant stated their 
intention to visually complement the 
surrounding residences. 

SW.2.14 The approval of all special use 
permits…must include a 
finding that the community 
character as described in the 
character statement can be 
adequately conserved through 
mitigation of any identified 
potential negative impacts.  

Yes This finding is included in the staff report. 

SW.10.2 Development in the SWTM area 
will comply with all local, state 
and federal standards regarding 
air quality. 

Yes The development will comply with all 
local, state and federal air quality 
standards. Washoe County Air Quality 
reviewed this project and provided 
conditions of approval which are included 
in Exhibit A. 

SW.10.3 The granting of special use 
permits in the SWTM planning 
area must be accompanied by a 
finding that no significant 
degradation of air quality will 
occur as a result of the permit. As 
necessary, conditions may be 
placed on special use permits to 
ensure no significant degradation 
of air quality will occur. The 
Department of Community 
Development will seek the advice 
and input of the Air Quality 
Division of the Department of 
Health in the implementation of 
this policy. 

Yes Washoe County Air Quality reviewed this 
project and provided conditions of 
approval which are included in Exhibit A. 

SW.11.1 Development proposals, with the 
exception of single family homes 
and uses accessory to single 
family homes, within the 
Southwest Truckee Meadows 
planning area will include detailed 
soils and geo-technical studies 
sufficient to: a. Ensure structural 
integrity of roads and buildings. b. 

Yes Conditions for soils and geo-technical 
studies are included in the conditions of 
approval (Exhibit A). 
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Provide adequate setbacks from 
potentially active faults or other 
hazards. c. Minimize erosion 
potential. 

SW.16.3 Project conformance with the 
Washoe County Comprehensive 
Regional Water Management 
Plan and other policies pertaining 
to water listed under Goal 16 
shall be reviewed by Washoe 
County Department of Water 
Resources. 

Yes  The project application was sent to State 
of Nevada Water Resources and Washoe 
County Water Management for review, 
and neither agency provided conditions 
for the project.   

Reviewing Agencies  
The following agencies/individuals received a copy of the project application for review and 
evaluation. 
Agency Sent to 

Review 
Responded Provided 

Conditions 
Contact 

Nevada Dept of Water 
Resources 

☒ ☐ ☐  

Washoe County Water 
Rights  

☒ ☒ ☐ Timber Weiss, 
tweiss@washoecounty.gov  

Washoe County 
Engineering 

☒ ☒ ☒ Timber Weiss, 
tweiss@washoecounty.gov  

Washoe County 
Operations 

☒ ☐ ☐  

Washoe County Sherriff ☒ ☐ ☐  
WCHD – Environment 
Health 

☒ ☒ ☒ David Kelly, 
DAKelly@washoecounty.gov  

WCHD – Air Quality ☒ ☒ ☒ Genine Rosa, 
grosa@washoecounty.gov   

Truckee Meadows Fire 
Protection District 

☒ ☒ ☒ Brittany Lemon, 
blemon@tmfpd.us  

RTC Washoe ☒ ☐ ☐  
Washoe-Storey 
Conservation District 

☒ ☒ ☒ Jim Shaffer & Bret Tyler, 
shafferjam51@gmail.com & 
brettyler2@gmail.com 

Nevada Historic 
Preservation 

☒ ☐ ☐  

NV Energy ☒ ☐ ☐  
TMWA ☒ ☐ ☐  

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of 
Approval.  

Staff Comment on Required Findings 
WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following 
findings be made to the satisfaction of the Washoe County Board of Adjustment before granting 
approval of the request.  Staff has completed an analysis of the special use permit application 
and has determined that the proposal is in compliance with the required findings as follows. 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan. 
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 Staff Comment:  Staff has reviewed the Master Plan and the Southwest Truckee 
Meadows Area Plan, and the proposed use is consistent with the action programs, 
policies, standards and maps. 

2. Improvements.  That 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. 

 Staff Comment:  Adequate utilities, roadways, sanitation, water supply, drainage, 
and other necessary facilities are already in place or have been provided.  
Roadway improvements are not required, because the applicant has indicated the 
site usage and number of trips to the site will not change after the project is 
constructed.  Washoe County Engineering has provided drainage conditions, 
which are included in Exhibit A.  The project application was sent to State of 
Nevada Water Resources and Washoe County Water Management for review, and 
neither agency provided conditions for the project. 

3. Site Suitability.  That the site is physically suitable for a wellhouse and an infiltration 
basin and for the intensity of such a development. 

 Staff Comment:  The site is physically suitable for a wellhouse and an infiltration 
basin and for the intensity of such a development.  The site has contained a 
wellhouse for more than 40 years.  The site is classified as “Unconstrained” on the 
Southwest Development Constraints/Suitability map.  Washoe County 
Engineering has reviewed the project and provided conditions for grading and 
drainage in Exhibit A. 

4. Issuance Not Detrimental.  That 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. 

 Staff Comment: The proposed use 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.  The property 
has functioned with a wellhouse for more than 40 years.  The new well with a 
higher production capacity will increase TMWA’s groundwater supply and 
redundancy for drought resiliency, which is a benefit to the community. The 
applicant is proposing an infiltration basin for disposal of well water discharge on 
startup and shutdown of the well, which will protect surrounding properties from 
well water discharge.  In addition, the applicant has met with their eastern neighbor 
to assure appropriate screening/landscaping for the abutting residence. 

5. 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. 

 Staff Comment:  There is no military installation within the area of required notice 
for this special use permit; therefore, the project will have no effect on a military 
installation. 

Southwest Truckee Meadows Area Plan Findings 
SW.2.14  The community character as described in the character statement can be 
adequately conserved through mitigation of any identified potential negative impacts. 
Staff Comment:  Potential negative impacts could be temporary noise and building 
activity during construction.  These impacts will no longer exist when the project 
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construction is complete.  The applicant has met with the abutting residential property 
owner to the east to develop appropriate landscaping/screening for this neighbor.   The 
Southwest Truckee Meadows Area Plan character statement says the area can “be 
best characterized by its integration of human and natural environments.”  This project 
will provide greater water supply for residents while maintaining the landscape with 
native revegetation. 

Recommendation 
After a thorough analysis and review, Special Use Permit Case Number WSUP21-0030 is being 
recommended for approval with conditions. Staff offers the following motion for the Board’s 
consideration.  

Motion 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve with conditions Special Use Permit Case Number WSUP21-0030 for Truckee Meadows 
Water Authority, with the conditions included as Exhibit A to this matter, having made all five 
findings in accordance with Washoe County Code Section 110.810.30:  

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan; 

2. Improvements.  That 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; 

3. Site Suitability.  That the site is physically suitable for a wellhouse and an infiltration 
basin and for the intensity of such a development; 

4. Issuance Not Detrimental.  That 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;  

5. 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. 

Southwest Truckee Meadows Area Plan Finding 
SW.2.14  The community character as described in the character statement can be 
adequately conserved through mitigation of any identified potential negative impacts. 

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed with 
the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is 
appealed to the Washoe County Board of County Commissioners, in which case the outcome of 
the appeal shall be determined by the Washoe County Board of County Commissioners.  Any 
appeal must be filed in writing with the Planning and Building Division within 10 calendar days 
from the date the written decision is filed with the Secretary to the Board of Adjustment and mailed 
to the applicant. 
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Applicant/Owner: Truckee Meadows Water Authority, Attn: Ben Jesch 
 bjesch@tmwa.com 

Consultant: Brown and Caldwell, Attn: Elizabeth Pierson 
 epierson@brwncald.com 
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Conditions of Approval 
Special Use Permit Case Number WSUP21-0030 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

The project approved under Special Use Permit Case Number WSUP21-0030 shall be carried 
out in accordance with the conditions of approval granted by the Board of Adjustment on March 
3, 2022. Conditions of approval are requirements placed on a permit or development by each 
reviewing agency.  These conditions of approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 

Unless otherwise specified, all conditions related to the approval of this special use permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division.   

Compliance with the conditions of approval related to this special use permit is the responsibility 
of the applicant, his/her successor in interest, and all owners, assignees, and occupants of the 
property and their successors in interest.  Failure to comply with any of the conditions imposed 
in the approval of the special use permit may result in the institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of approval are usually complied with at different stages of the proposed project. 
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.).

• Prior to obtaining a final inspection and/or a certificate of occupancy.

• Prior to the issuance of a business license or other permits/licenses.

• Some “ conditions of approval” are referred to as “operational conditions.”  These
conditions must be continually complied with for the life of the project or business.

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.
Any conditions set by the Health District must be appealed to the District
Board of Health.

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  
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Washoe County Conditions of Approval   

   
 

Special Use Permit Case Number WSUP21-0030 
Page 2 of 4 

Washoe County Planning and Building Division 
1. The following conditions are requirements of Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact Name – Katy Stark, Planner, 775.328.3618, krstark@washoecounty.gov  
a. The applicant shall attach a copy of the action order approving this project to all 

permits and applications (including building permits) applied for as part of this 
special use permit. 

b. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this special use permit.  The Planning and Building Division shall determine 
compliance with this condition. 

c. The applicant shall submit construction plans, with all information necessary for 
comprehensive review by Washoe County, and initial building permits shall be issued 
within two years from the date of approval by Washoe County. The applicant shall 
complete construction within the time specified by the building permits. Compliance with 
this condition shall be determined by the Planning and Building Division. 

d. A note shall be placed on all construction drawings and grading plans stating: 

NOTE 

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at the 
specific site and the Sheriff’s Office as well as the State Historic 
Preservation Office of the Department of Conservation and Natural 
Resources shall be immediately notified per NRS 383.170. 

d. The following Operational Conditions shall be required for the life of the business: 
i. This special use permit shall remain in effect until or unless it is revoked or is 

inactive for one year. 
ii. Failure to comply with any of the conditions of approval shall render this approval 

out of conformance and subject to revocation.    
iii. The applicant and any successors shall direct any potential purchaser/operator of 

the site and/or the administrative permit to meet with Planning and Building to 
review conditions of approval prior to the final sale of the site and/or the 
administrative permit.  Any subsequent purchaser/operator of the site and/or the 
administrative permit shall notify Planning and Building of the name, address, 
telephone number, and contact person of the new purchaser/operator within 30 
days of the final sale. 

e. The applicant shall provide detailed soils and geo-technical studies sufficient to:  
i.  Ensure structural integrity of roads and buildings.  
ii.  Provide adequate setbacks from potentially active faults or other hazards.  
iii.  Minimize erosion potential. 

Washoe County Engineering and Capital Projects 
2. The following conditions are requirements of the Engineering Division, which shall be 

responsible for determining compliance with these conditions.  
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Washoe County Conditions of Approval   

   
 

Special Use Permit Case Number WSUP21-0030 
Page 3 of 4 

Contact Name – Timber Weiss, P.E., 775.328.4626, tweiss@washoecounty.gov  
a. A complete set of construction improvement drawings, including an on-site grading plan, 

shall be submitted when applying for a building/grading permit. Grading shall comply 
with best management practices (BMPs) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed 
onto adjacent property. 

b. For construction areas larger than 1 acre, the developer shall obtain from the Nevada 
Division of Environmental Protection a Stormwater Discharge Permit or Waiver for 
construction and submit a copy to the Engineering Division prior to issuance of a grading 
permit. 

c. The developer shall complete and submit the Construction Permit Submittal Checklist 
and pay the Construction Stormwater Inspection Fee prior to obtaining a grading permit. 
The County Engineer shall determine compliance with this condition. 

d. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 
Division prior to any grading. 

e. Cross-sections indicating cuts and fills shall be submitted when applying for a grading 
permit. Estimated total volumes shall be indicated. 

f. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated. 
Methods and seed mix must be approved by the County Engineer with technical 
assistance from the Washoe-Storey Conservation District. The applicant shall submit a 
revegetation plan to the Washoe-Storey Conservation District for review. 

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
g. A hydrology/hydraulic report prepared by a registered engineer shall be submitted to the 

Engineering Division for review and approval. The report shall include the locations, 
points of entry and discharge, flow rates and flood limits of all 5- and 100-year storm 
flows impacting both the site and offsite areas and the methods for handling those flows. 
The report shall include all storm drain pipe and ditch sizing calculations and a 
discussion of and mitigation measures for any impacts on existing offsite drainage 
facilities and properties. 

h. Any increase in storm water runoff resulting from the development and based upon the 
5-year storm shall be detained on site to the satisfaction of the County Engineer. 

i. The following note shall be added to the construction drawings; “All properties, 
regardless of if they are located within or outside of a FEMA designated flood zone, may 
be subject to flooding.  The property owner is required to maintain all drainage 
easements and natural drainages and not perform or allow unpermitted and unapproved 
modifications to the property that may have detrimental impacts to surrounding 
properties.” 

Truckee Meadows Fire Protection District 
3. The following condition is a requirement of the Truckee Meadows Fire Protection District, 

which shall be responsible for determining compliance with this condition.  
Contact Name – Brittany Lemon, Fire Captain – Fire Prevention, 775.326.6079, 
blemon@tmfpd.us  
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Washoe County Conditions of Approval   

   
 

Special Use Permit Case Number WSUP21-0030 
Page 4 of 4 

a. This project shall meet and comply with all requirements of currently adopted TMFPD 
fire codes, ordinances, and standards at the time of construction to include infrastructure 
for fire apparatus access roads and water supply. https://tmfpd.us/fire-code/    

Washoe County Health District, Environmental Health Services (EHS) 
4. The following conditions are requirements of the Washoe County Health District, 

Environmental Health Services (EHS), which shall be responsible for determining 
compliance with these conditions.  
Contact Name – David Kelly, REHS, EHS Supervisor, 775.328.2434, 
DAKelly@washoecounty.gov  
a. EHS will review and approve all grading, demo, and site plans. In order for EHS to 

approve any building permits, verification that appropriate water projects have been 
completed and match the building permit plans will be required. 

Washoe County Health District, Air Quality 
5. The following conditions are requirements of the Washoe County Health District, Air Quality, 

which shall be responsible for determining compliance with these conditions.  
Contact Name – Genine Rosa, Environmental Engineer II, 775.784.7204, 
GRosa@washoecounty.gov   
a. If disturbance reaches 1 acre, then a Dust Control Permit will be required prior to 

breaking ground.  For Dust Control Permit questions call AQMD at 775-784-7200 or 
visit www.OurCleanAir.com.  

b. Applicant will need submit a NESHAP notification and apply for an Acknowledgement of 
Asbestos Assessment (AAA) from the Air Quality Management Division.  

Washoe-Storey Conservation District 
6. The following conditions are requirements of the Washoe-Storey Conservation District, 

which shall be responsible for determining compliance with these conditions.  
Contact Name – Jim Shaffer and Bret Tyler, shafferjam51@gmail.com and 
brettyler2@gmail.com  
a. To prevent the spread of noxious weeds concerning grading and exportation of material, 

the applicant shall collaborate with the Conservation District to develop an onsite 
noxious weeds management plan to ensure weed seeds do not impact other areas, 
utilizing certified weed free material. 

 

*** End of Conditions *** 

WSUP21-0030 
EXHIBIT A18

mailto:DAKelly@washoecounty.gov


COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

November 19, 2021 

TO:  Katy Stark, Planner, CSD, Planning & Development Division  

FROM: Timber Weiss, Licensed Engineer, CSD 

SUBJECT: Special Use Permit Case Number WSUP21-0030 (TMWA Pump House) 

Project description: 

The applicant is proposing to construct and operate a new wellhouse and new infiltration basin as 
well as grade a permanent earthen structure greater than six feet in height. The project includes 
the demolishing of existing infrastructure and site improvements, including pavement, 
landscaping and visual screening.  The applicant also requests to cary Code requirements for 
paved parking, loading and maneuvering areas to allow portions of those road areas to eb 
stabilized by road base material. The project is located at 13175 Brush Lane. The proposal 
includes the cutting of 1,101 cubic yards of earthen material, the importation of 1,869 cubic 
yards of earthen material, total of 768 cubic yards of fill and the disturbance of 38,600 square 
feet.  

The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 

There are no conditions of approval.  
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.3699 

Date: November 29, 2021 

To: Katy Stark, Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: Special Use Permit for TMWA Pump House, WSUP21-0030 
APN 049-171-09 

GENERAL PROJECT DISCUSSION  

Washoe County Engineering staff has reviewed the above referenced application.  The Special Use Permit 
is for the construction of a replacement wellhouse, excavation of a new infiltration basin and demolition 
of a water tank and pump station. The project consists of approximately 2.433 acres of disturbance on 
APN 049-171-09 and 769 cy of net grading. The Engineering and Capital Projects Division recommends 
approval with the following comments and conditions of approval which supplement applicable County 
Code and are based upon our review of the site and the application prepared by Brown and Caldwell.  The 
County Engineer shall determine compliance with the following conditions of approval. 

For questions related to sections below, please see the contact name provided. 

GENERAL CONDITIONS 
Contact Information:  Timber Weiss, P.E.  (775) 328-4626 

1. A complete set of construction improvement drawings, including an on-site grading plan, shall be
submitted when applying for a building/grading permit. Grading shall comply with best
management practices (BMPs) and shall include detailed plans for grading, site drainage, erosion
control (including BMP locations and installation details), slope stabilization, and mosquito
abatement. Placement or removal of any excavated materials shall be indicated on the grading
plan. Silts shall be controlled on-site and not allowed onto adjacent property.

2. For construction areas larger than 1 acre, the developer shall obtain from the Nevada Division of
Environmental Protection a Stormwater Discharge Permit or Waiver for construction and submit
a copy to the Engineering Division prior to issuance of a grading permit.

3. The developer shall complete and submit the Construction Permit Submittal Checklist and pay the
Construction Stormwater Inspection Fee prior to obtaining a grading permit. The County Engineer
shall determine compliance with this condition.

4. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering Division prior
to any grading.

5. Cross-sections indicating cuts and fills shall be submitted when applying for a grading permit.
Estimated total volumes shall be indicated.

WSUP21-0030 
EXHIBIT B20



Subject: TMWA Pump House, WSUP21-0030 
Date: November 29, 2021 
Page: 2 

6. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust palliative.
Disturbed areas left undeveloped for more than 45 days shall be revegetated. Methods and seed
mix must be approved by the County Engineer with technical assistance from the Washoe-Storey
Conservation District. The applicant shall submit a revegetation plan to the Washoe-Storey
Conservation District for review.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Timber Weiss, P.E.  (775) 328-4626 

1. A hydrology/hydraulic report prepared by a registered engineer shall be submitted to the
Engineering Division for review and approval. The report shall include the locations, points of entry
and discharge, flow rates and flood limits of all 5- and 100-year storm flows impacting both the
site and offsite areas and the methods for handling those flows. The report shall include all storm
drain pipe and ditch sizing calculations and a discussion of and mitigation measures for any impacts
on existing offsite drainage facilities and properties.

2. Any increase in storm water runoff resulting from the development and based upon the 5-year
storm shall be detained on site to the satisfaction of the County Engineer.

3. The following note shall be added to the construction drawings; “All properties, regardless if they
are located within or outside of a FEMA designated flood zone, may be subject to flooding.  The
property owner is required to maintain all drainage easements and natural drainages and not
perform or allow unpermitted and unapproved modifications to the property that may have
detrimental impacts to surrounding properties.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Mitch Fink, P.E. (775) 328-2050 

1. There are no traffic comments or conditions.

UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 

1. There are no Utility comments or conditions
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

December 8, 2021 

Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 

RE: Thomas Creek Well House; 049-171-09 
Special Use Permit; WSUP21-0030 

Dear Washoe County Staff: 

The following conditions are requirements of the Washoe County Health District, Environmental 
Health Division (EHS), which shall be responsible for determining compliance with these 
conditions.  
Contact Name – David Kelly 

a) EHS will review and approve all grading, demo, and sit plans.  In order for EHS to approve
any building permits, verification that appropriate water projects have been completed and
match the building permit plans will be required.

If you have any questions or would like clarification regarding the foregoing, please contact Dave 
Kelly, EHS Supervisor at dakelly@washoecounty.us regarding all Health District comments. 

Sincerely, 

Dave Kelly, REHS 
EHS Supervisor 
Environmental Health 
Washoe County Health District  
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From: Rosa, Genine
To: Stark, Katherine; Restori, Joshua
Subject: RE: I missed something
Date: Tuesday, February 8, 2022 3:49:13 PM
Attachments: image008.png

image009.png
image010.png
image011.png

Hello Katy,
No worries…here are my comments below: 

Dust Control
If disturbance reaches 1 acre then a Dust Control Permit will be required prior to
breaking ground, failure to do so may result in enforcement action resulting in a
Notice of Violation with associated fines. For Dust Control Permit questions call
AQMD at 775-784-7200 or visit www.OurCleanAir.com. 
Link to application:  Dust Control Permit Application 

Asbestos
Applicant will need submit a NESHAP notification and apply for an
Acknowledgement of Asbestos Assessment (AAA) from the Air Quality
Management Division. DO NOT upload asbestos sampling results to your building
permit record.   

Visit the following page for more information and instructions on how to apply
online via  ACA: https://www.washoecounty.us/health/programs-and-services/air-
quality/Asbestos.php 
For the AAA you will need to upload the following to your ASB record, there is a
separate application for the NESHAP: 

· Copy of plans - demo sheet from plans at a minimum
Sampling report and lab results - should include a clear floor plan/map
showing where samples were taken, the consultant's report, and lab
results along with the chain of custody.

· Any additional information you feel is pertinent to the scope of work
i.e.., photos

Once this is completed you will receive an e-mail requesting payment, once paid a
copy of the Acknowledgement of Asbestos Assessment will be e-mailed to you,
please notify me and I will approve the building plans for Air Quality.  

Genine
Environmental Engineer II
O: (775) 784-7204

www.OurCleanAir.com | Subscribe to get Air Quality Updates!
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Please take our customer satisfaction survey by clicking here

From: Stark, Katherine <KRStark@washoecounty.gov> 
Sent: Saturday, February 5, 2022 12:41 PM
To: Rosa, Genine <GRosa@washoecounty.gov>; Restori, Joshua <JRestori@washoecounty.gov> 
Cc: Stark, Katherine <KRStark@washoecounty.gov>
Subject: I missed something

Hi Genine and Josh,

Could you please let me know if you have any requirements for this project by Wednesday, February 
9th?  

I’m attaching the agency review memo from November.  It’s Item #3: WSUP21-0030 (TMWA Pump 
House).  The case was put on hold while the applicant made some landscaping changes.  The revised 
landscape plan is also attached to this email.

Thanks!

Please tell us how we did by taking a quick survey

Katy Stark
Planner, Planning & Building Division | Community Services Department
krstark@washoecounty.gov | Direct Line: 775.328.3618
My working hours: Monday-Friday 7:00 am to 4:00 pm

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

Have some kudos to share about a Community Services Department employee or experience?
Submit a Nomination
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From: Lemon, Brittany
To: Stark, Katherine
Cc: Way, Dale
Subject: WSUP21-0030 (TMWA Pump House)
Date: Tuesday, November 23, 2021 7:49:59 AM
Attachments: image001.png

Good Morning Katy,

“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes,
ordinances, and standards at the time of construction to include infrastructure for fire apparatus
access roads and water supply.”
https://tmfpd.us/fire-code/

One question we had is if TMWA will be conducting water treatment on the site? If so, we will need
to address the hazardous materials that they will most likely be storing.  

Thank you.

Brittany Lemon
Fire Captain - Fire Prevention | Truckee Meadows Fire & Rescue
blemon@tmfpd.us | Office: 775.326.6079 | Cell: 775.379.0584
3663 Barron Way, Reno, NV 89511

”Committed to excellence, service, and the protection of life and property in our community”
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November 19, 2021 

Washoe County Community Services Department 

C/O Katy Stark, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WSUP21-0030 TMWA Pump House  

Dear Katy, 

 In reviewing the special use permit to allow the construction of a new well house, the Conservation District has 

the following comments. 

The District recommend 35lbs. instead of 25lbs of seed mix with the application method of hydroseeding for native 

revegetation. 

The application states that most water should percolate if the basin overflows; we recommend as a condition two 

feet wide by three feet deep infiltration trench the length of the basin to further reduce overflows to the existing 

drainage ditch. 

While the retrofit for the fence is for security purposes it does not address blending with the natural 

environmental landscape. We recommend as a condition of approval either a green or brown coated slats for the 

perimeter fencing of the pump house. 

The District supports the exterior building paint hues to include earth tone colors for the roofing materials. 

 With the import of seven hundred cubic yards of material, the applicant provides a noxious weed plan to ensure 

weed seeds are not introduced to the project area. 

The District recommends the propose lighting follow Washoe County code as it relates to night skies. 

Thank you for providing us the opportunity to review the project that may have impacts on our natural resources 

and questions contact us at (775) 750-8272. 

Sincerely, 

Shaffer-Tyler 
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January 26, 2022 

Washoe County Community Services Department 

C/O Katy Stark, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WSUP21-0030 TMWA Pump House  

Dear Katy, 

 In reviewing the special use permit to allow the construction of a new well house, include the 

letter dated November 19, 2021 with the following recommendation. 

To prevent the spread of noxious weeds concerning grading and exportation of material, the 

applicant shall collaborate with the Conservation District to develop an onsite noxious weeds 

management plan to ensure weed seeds do not impact other areas, utilizing certified weed free 

material. 

Thank you for providing us the opportunity to review the project that may have impacts on our 

natural resources and questions contact us at (775) 750-8272. 

Sincerely, 

J. L. Shaffer
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From: Chris Bessey
To: Stark, Katherine
Subject: Application WSUP21-0030 (TMWA Pump House)
Date: Friday, February 11, 2022 10:55:06 AM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Dear Washoe County Staff:

Regarding application WSUP21-0030 (TMWA Pump House), the Truckee Meadows Water Authority 
staff visited our property to discuss the contents of the above application in greater detail.  Thanks 
to their visit, my wife and I were able to fully and completely understand the need for the new 
facilities, as well as the operation, and any potential impacts.  TMWA answered all of our 
questions, and we discussed modifying the landscaping planting materials and proposal locations to 
improve the screening of the improvements from our adjacent property as well as from those of our 
neighbors.  Our property (on the west side of the pump house) contains large boulders along the 
property line screening the existing facilities but additional landscaping per the proposed plan is 
appreciated. It is also much appreciated that Ben and Cynthia recognized the value of the natural 
beauty of the surrounding land and mountains, and had a plan to preserve the views and vistas 
surrounding all of the properties.

As the property owners at 13155 Brush Lane, we fully support this request.  Should staff have any 
questions, please do not hesitate to contact me at  bessman1@yahoo.com              

Sincerely,
Chris Bessey

Sent from Yahoo Mail for iPad
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Public Notice 

WSUP21-0030 (TMWA Pump House) 

39 parcels within 1250 feet 
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Community Services Department 

Planning and Building 

SPECIAL USE PERMIT
(see page 7) 

SPECIAL USE PERMIT FOR GRADING
(see page 9) 

SPECIAL USE PERMIT FOR STABLES
(see page 12) 

APPLICATION 

Community Services Department 
Planning and Building 

1001 E. Ninth St., Bldg. A 
Reno, NV 89512-2845 

Telephone:  775.328.6100 
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December 2018 

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): 

5
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Washoe County Planning and Building December 2018 
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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EPierson
Text Box
This project is an expansion of a previously established use.  The site has previously been graded.  Additionally, a ridge on the neighbor's property to the east provides screening of the the parcel.

EPierson
Text Box
See attached memo
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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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N/A for TMWA project
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SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
Special Use Permit Application 

for Grading 
Supplemental Information 

 (All required information may be separately attached) 
 
 

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? 

 
 
 
 

 
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 your answer.) 
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EPierson
Text Box
Approximately 1,101 CY Cut and 1,869 Fill (Net 768 CY fill)
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SPECIAL USE PERMITS APPLICATION GRADING 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? 
 

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? 

 
 
 

 
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? 
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EPierson
Text Box
Landscape screening and revegetation of disturbed area.

EPierson
Text Box
No

EPierson
Text Box
Topsoil salvage and replacement and application of inoculant and humic acid. A seed mix comprised of native and regionally adapted grasses, forbs and shrubs will be applied either by broadcast or hydroseed at a minimum of 25 PLS (pure live seed) per acre. Paper mulch and tackifer will be applied to the surface.  
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SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
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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EPierson
Text Box
No



 Special Use Permit 
 

Limitations: 

This document was prepared solely for Truckee Meadows Water Authority in accordance with professional standards at the time the services were 

performed and in accordance with the contract between Truckee Meadows Water Authority and Brown and Caldwell dated April 30, 2021. This 

document is governed by the specific scope of work authorized by Truckee Meadows; it is not intended to be relied upon by any other party except for 

regulatory authorities contemplated by the scope of work. We have relied on information or instructions provided by Truckee Meadows Water 

Authority and other parties and, unless otherwise expressly indicated, have made no independent investigation as to the validity, completeness, or 

accuracy of such information.  

 

1325 Airmotive Way, Suite 215 

Reno, NV 89502 

 

 

 

Prepared for:  Truckee Meadows Water Authority 

Project Title:  Thomas Creek Wellhouse Replacement 

Project No.:  156744 

  

Subject:  Thomas Creek Wellhouse Replacement Special Use Permit 

Date:  November 8, 2021 

To:  Planning and Building Division Planning Counter 

From:  Liz Pierson 

Copy to:  Ray Kruth 

 

 

Prepared by:   

Liz Pierson, EI 

 

 

Reviewed by:    

Raymond Kruth, P.E. 
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Introduction 

This application is for a Special Use Permit for Truckee Meadows Water Authority (TMWA) to provide Utility 

Services (a municipal ground water well) in a Low Density Suburban (LDS) regulatory zone, including a 

special use permit for grading. 

Note, the Owner Affidavit is provided in Attachment A, and proof of property tax exempt status is provided in 

Attachment B. 

Project Background 

The subject parcel was previously developed by Washoe County for utility services, and was equipped with a 

wellhouse and storage tank, designated the Thomas Creek Well. The existing wellhouse and water storage 

tank were constructed circa 1979. The water tank was modified, and an underground vault pump station 

was constructed circa 1996.  

With the consolidation of the Washoe County Department of Water Resources (WCDWR) and the South 

Truckee Meadows General Improvement District (STMGID) into TMWA in December 2014, TMWA took over 

ownership and operation of the existing Thomas Creek Well located on the subject parcel.  

The Thomas Creek well, tank, and pump station are currently in operation providing potable water to TMWA 

customers. In order to increase TMWA’s groundwater supply and redundancy for drought resiliency, TMWA 

has drilled a new well on the same parcel with a higher production capacity than the existing well. The new 

well has not yet been equipped with a pump, piping, or appurtenances. 

Project Location 

The project site is located on a 2.433 acre parcel owned by TMWA located at 13175 Brush Lane (Assessor's 

Parcel Number [APN] 049-171-09). The location of the project site is shown in Figure 1. 

 

Figure 1. Vicinity map 
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Existing Conditions 

The property is currently developed with a TMWA production well and wellhouse, an above grade water 

storage tank, and a below grade pump station. Additionally, a replacement production well has been drilled 

on the property which has not yet been equipped. Existing structures are shown in an aerial view of the 

property in Figure 2. Photos of the existing site are shown in Figure 3. 

Residences zoned LDS are located adjacent to the subject parcel to the north and east. Vacant, 

undeveloped United States Forest Service land is located adjacent to the subject parcel to the south (zoned 

LDS). A vacant, undeveloped parcel owned by Sage Ridge School (zoned LDS) is located adjacent to the 

subject parcel to the west. 

 

Figure 2. Aerial view of project site 
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Figure 3. Existing conditions 

Project Components 

This section describes the proposed project components of the Thomas Creek Wellhouse Replacement 

Project. 

New Wellhouse 

The new well pump, motor, discharge piping and appurtenances, and water treatment chemicals will be 

located in a new wellhouse with an approximate building footprint of 1,349 square feet (SF). 500 gallons of 

water treatment chemicals will be stored in the wellhouse, and more than 550 gallons of secondary spill 

containment will be provided in the wellhouse.  

The new well house will be constructed of concrete masonry unit (CMU) block with an exterior stucco-look 

insulation system and composition roof. The stucco-look exterior will be painted in natural hues to match the 

surrounding residential area. The wellhouse plan and elevations are provided in Attachment D. 

A site plan depicting the location of the wellhouse is provided in Figure 4, and a full size site plan is provided 

in Attachment C. 

Existing Structure Demolition 

After the new Thomas Creek well is operational, the existing wellhouse, water storage tank, and pump vault 

will be demolished. The existing wellhouse footprint is approximately 426 SF, the water tank footprint is 

WSUP21-0030 
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approximately 852 SF, and the existing pump station footprint is approximately 31 SF. The total footprint of 

existing structure proposed to be demolished is 1,323 SF. 

Site Grading  

The parcel area is 105,981 SF, and the proposed graded area for the project is 38,600 SF. Additionally, 

construction of a permanent earthen structure is required for an infiltration basin on site. The maximum 

height of the permanent earthen structure is 6.7 feet which requires a grading special use permit according 

to Washoe County Development Code (WCDC) Section 110.438.35. The basin is required for disposal of 

pump-to-waste water at well startup and shutdown, and the basin elevations are set by the elevation of the 

drainage ditch to the west of the site. A grading plan is provided in Attachment C. 

Infiltration Basin 

An infiltration basin will be constructed on the northwest quadrant of the parcel as shown in the engineering 

drawings provided in Attachment C. The basin will be used for disposal of well water discharge on startup 

and shutdown of the well. This disposal is covered under TMWA’s operation and maintenance permit with 

the Nevada Division of Environmental Protection (NDEP). 

Although most water should percolate, if the basin overflows, the flow will discharge to an existing drainage 

ditch adjacent to the west side of the subject parcel. The terminus of the drainage ditch is a retention pond 

operated by TMWA at their STMGID 12 well site. 

Site Paving 

WCDC Section 110.410.25 requires paving of all parking areas, driveways, and maneuvering areas. TMWA 

would like to request a waiver for this requirement. TMWA proposes applying asphalt concrete paving to the 

area adjacent to the new wellhouse and applying gravel or aggregate base to the other on-site access roads 

to reduce new impervious surfaces and reduce future maintenance of paved surfaces. Proposed pavement 

and gravel extents are shown in the engineering drawings provided in Attachment C. 

Drainage Report 

A drainage report will be submitted with the commercial building permit application for the Thomas Creek 

Wellhouse project. 

Landscaping 

WCDC Section 110.412.40 requires a minimum 20 percent of the developed land area to be landscaped. 

TMWA proposes to landscape the area adjacent to the new wellhouse with at least one tree every 20 linear 

feet in offset rows to achieve maximum screening of the wellhouse and apply non-irrigated native 

revegetation seed mix to the disturbed areas to match the surrounding area. After completion of the new 

wellhouse, the existing storage tank and wellhouse will be demolished. A landscaping plan is provided in 

Attachment E. 
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Figure 4. Proposed site plan 
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Screening 

An existing six foot tall chain link fence with security barbed wire is located along the site perimeter as 

shown in Figure 5. WCDC Section 110.406.12 requires an eight foot screening element along residential 

regulatory zone parcels. .  

 

Figure 5. Existing Perimeter Chain Link Fence  

TMWA requests a waiver from the eight foot fence requirement and proposes keeping the existing six foot 

chain link fence. The existing fence will have less visual impact than a new solid fence, and landscaping as 

described above will provide screening of the new wellhouse. TMWA will retrofit the existing fence to provide 

better security along the bottom of the fence. The proposed security retrofits are shown in Attachment F. 

Site Lighting 

Exterior lighting will be limited to fixtures mounted above the manway doors on each of the four faces of the 

building. Each light will have a maximum 5,208 lumens output and be angled down so that light from the 

exterior wall mounted fixtures will not spillover beyond the property line. Because the exterior light will be 

minimal, a photometric lighting plan has not been provided. 

Traffic Impact 

Existing traffic trips to the Thomas Creek Well site include one chemical delivery every two weeks and a 

weekly maintenance visit from TMWA staff. Because the use of the site is not changing, traffic trip 

generation is not expected to increase after the project is constructed; therefore, a traffic impact report has 

not been provided. 

 

WSUP21-0030 
EXHIBIT E45



Special Use Permit Application Thomas Creek Wellhouse Replacement 

 

 

A-1 

SUP Application Cover Letter_final.docx 

Attachment A: Owner Affidavit 
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Attachment B: Proof of Property Tax Exempt Status 
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Attachment C: Engineering Drawings 
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EXTERIOR LIGHT, 
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DOOR

Project Base
Level_Work
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16" x 16" VENT, TYP. (PAINT)
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FLOOD VENT, 
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ROOF PER 
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EXTERIOR FINISH LEGEND:

BUILDING STUCCO: 

BENJAMIN MOORE, PALM DESERT TAN #1123, TEXTURE FREESTYLE

EXTERIOR STUCCO ACCENT/DOORS/TRIM/LOUVERS:

BENJAMIN MOORE FORT SUMNER TAN #1119

ROOF COLOR:

HICKORY

ELEVATION NOTES:

1. SEE TECHNICAL SPECIFICATIONS FOR EIFS AND ROOFING REQUIREMENTS.

2. SEE THE ELECTRICAL PLANS FOR LIGHT REQUIREMENTS.

3. CONTRACTOR TO PROCIDE AN EIFS CONTROL JOINT PLAN FOR 

APPROVAL.
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1325 Airmotive Way, Suite 215 

Reno, NV 89502 

T: 775.834.0165 

wsup21-0030_revised landscape cover letter.docx 

January 20, 2022 

Katherine Stark 

Community Services Department 

Washoe County 

1001 East 9th Street 

Reno, NV 89512 156744 

Subject: Special Use Permit WSUP21-0030, TMWA Thomas Creek Wellhouse 

Dear Ms. Stark: 

Truckee Meadows Water Authority (TMWA) representatives and Washoe County Commu-

nity Services Department representatives met to discuss proposed components of the 

Thomas Creek Wellhouse project located on APN 049-171-09 Wednesday January 12, 

2022.  Additionally, TMWA representatives met with the property owners of 13155 

Brush Lane (APN 049-171-08) located adjacent and to the east of the subject parcel to 

discuss the proposed project Sunday January 16, 2022. 

As a result of these discussions, the landscape plans have been revised, and the latest 

landscape plans are attached.  The goal of the revised landscape plan is for the well-

house to visually complement the surrounding residences.  

The adjacent property owner will send an email or letter to you expressing their support 

of the proposed project. 

Regards, 

Brown and Caldwell 

Liz Pierson, Project Manager 

Reno, Nevada 

cc: Ben Jesch, TMWA; file 

Attachments (1) 

1. Attachment A: Revised Landscape Plans
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	Project Name: Thomas Creek Wellhouse Replacement
	Project Description: Construct a new wellhouse to replace an existing wellhouse on the property. Construct new infiltration basin, and demolish water tank and pump station. 
	Project Address: 13175 Brush Lane, Reno, NV 89511 
	Project Area acres or square feet: 2.43 Acres
	Project Location with point of reference to major cross streets AND area locator: 
	Assessors Parcel NosRow1: APN 049-171-09
	Parcel AcreageRow1: 2.433
	Assessors Parcel NosRow1_2: 
	Parcel AcreageRow1_2: 
	Assessors Parcel NosRow2: 
	Parcel AcreageRow2: 
	Assessors Parcel NosRow2_2: 
	Parcel AcreageRow2_2: 
	Name: Truckee Meadows Water Authority
	Name_2: Brown and Caldwell
	Address: 1355 Capital Blvd
	Address_2: 1325 Airmotive Way Ste. 215
	Email: bjesch@tmwa.com
	Email_2: epierson@brwncald.com
	Contact Person: Ben Jesch
	Contact Person_2: Elizabeth Pierson
	Name_3: Same as Above
	Name_4: N/A
	Address_3: 
	Address_4: 
	Email_3: 
	Email_4: 
	Contact Person_3: 
	Contact Person_4: 
	Text1: 
	Text2: N/A
	Text3: Reno, NV
	Text4: 89502
	Text5: Reno, NV
	Text6: 89502
	Text7: (775) 834-8047
	Text8: 
	Text9: 775-834-0168
	Text10: 
	Text11: 
	Text12: 
	Text13: 
	Text14: 
	Text15: 
	Text16: 
	Text17: 
	Text18: 
	Text19: 
	Text20: 
	Text21: 
	Text22: 
	Text23: 
	Text24: 
	Text25: 
	Text26: 
	Applicant Name: 
	Assessor Parcel Numbers: 
	Owner: Off
	Corporate OfficerPartner Provide copy of record document indicating authority to sign: Off
	Power of Attorney Provide copy of Power of Attorney: Off
	Owner Agent Provide notarized letter from property owner giving legal authority to agent: Off
	Property Agent Provide copy of record document indicating authority to sign: Off
	Letter from Government Agency with Stewardship: Off
	What is the project being requested: Currently, Truckee Meadows Water Authority (TMWA) has an existing well, wellhouse, water storage tank, booster pump station and pressure regulating station at their 13175 Brush Lane property.  A new well was recently drilled to increase groundwater production and increase supply redundancy.

The purpose of this project is to equip the new well including the construction of a new wellhouse to replace the existing well and wellhouse.  As part of this project, the existing wellhouse, water storage tank, and subgrade booster pump station will be demolished.  The project will also include an infiltration basin to dispose of pump discharge on startup and shutdown.
	improvements utilities sanitation water supply drainage parking signs etc: Refer to attached memo and site plans.
	What is the intended phasing schedule for the construction and completion of the project: Project will be constructed in a single phase.
	impacts and the intensity of your proposed use: 
	the community: The project will provide increased groundwater supply and redundancy for water service for customers in the TMWA service area.
	How will you mitigate these impacts: No major negative impacts are anticipated.  Mitigation measures include native revegetation, landscaping, replacement of a wellhouse (constructed circa 1979) with a new wellhouse with building materials that will complement the surrounding neighborhood.
	undefined_2: Off
	undefined_3: On
	a Sewer Service: None
	b Electrical Service: NV Energy
	c Telephone Service: None 
	d LPG or Natural Gas Service: None
	e Solid Waste Disposal Service: Waste Management
	f Cable Television Service: None
	g Water Service: TMWA
	h Permit: 
	acrefeet per year: 
	i Certificate: 
	acrefeet per year_2: 
	j Surface Claim: 
	acrefeet per year_3: 
	k Other: 
	acrefeet per year_4: 
	a Fire Station: Truckee Meadows Fire Protection District Station 36
	b Health Care Facility: Renown Regional Medical Center
	c Elementary School: Hunsberger Elementary
	d Middle School: Marce Herz Middle School
	e High School: Galena High School
	f Parks: Washoe County Arrowcreek Park
	g Library: Washoe County South Valleys Library
	h Citifare Bus Stop: N/A
	What is the purpose of the grading: Grading for a wellhouse site and for an infiltration basin for well start up discharge water.
	undefined: 
	balance the work onsite: Import approximately 768 CY
	Use Permit  Explain fully your answer: The grading SUP is required due to the height of the basin earthen structure.  This infiltration basin is required for disposal of pump-to-waste water on well start up.  Elevation of the pond is set by the elevation of the overflow ditch west of the parcel.
	circumstances the year the work was done and who completed the work: No
	explain your answer: Yes
	Text27: Approximately 38,600 SF
	roadways: Yes, from the west, north, and east.
	are creating a driveway would it be used for access to additional neighboring properties: There is an existing access road to the site.  No new access is being constructed.
	used to prevent erosion until the revegetation is established: 3:1 cut slope, and 3:1 fill slope. Hydroseeding for Fall/Winter of 2022.
	Yes: 
	No: 
	If yes how tall is the berm at its highest: 6.7 ft
	undefined_4: 
	undefined_5: 
	undefined_6: 
	Text28: No
	How are you providing temporary irrigation to the disturbed area: No temporary irrigation planned. Broadcast or hydroseeding in Winter 2022.
	undefined_7: 
	Yes_2: 
	No_2: X
	If yes please attach a copy: 


