
Planning Commission Staff Report 
Meeting Date:  October 1, 2019  Agenda Item:  8B 

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

www.washoecounty.us/csd/planning_and_development 

TENTATIVE SUBDIVISION MAP CASE NUMBER: WTM19-004 Falcon Ridge North 

BRIEF SUMMARY OF REQUEST: To approve a tentative map to allow the 
subdivision of 6.1 acres into a 52 lot 
common open space development with 
townhouses. 

STAFF PLANNER: Planner’s Name: Julee Olander 
Phone Number: 775.328.3627 
E-mail: jolander@washoecounty.us 

CASE DESCRIPTION 
For possible action, hearing, and discussion to approve a 
tentative map to allow the subdivision of 6.19 acres into a 
52 lot common open space development. The overall 
density of the project would be 8.4 dwelling units per acre. 

Applicant/Property Owner: Falcon Ridge by Desert 
Wind LP

Location: at terminus of Falcon 
Rock Lane 

APN: 035-721-02
Parcel Size: 6.19 acres 
Master Plan: Urban Residential (UR) 
Regulatory Zone: Low Density Urban 

(LDU) (maximum 
density of 10 units per 
acre) 

Area Plan: Sun Valley  
Citizen Advisory Board: Sun Valley 
Development Code: Article 408, Common 

Open Space 
Development and 
Article 608, Tentative 
Subdivision Maps 

Commission Districts: 3 – Commissioner Jung 
& 5 – Commissioner 
Herman 

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 Planning Commission approve, with the conditions 
included as Exhibit A to this matter, Tentative Subdivision Map Case Number WTM19-004 for Falcon Ridge 
North by Desert Wind LP, having made all ten findings in accordance with Washoe County Code Section 
110.608.25:  

(Motion with Findings on Page 10) 
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Tentative Subdivision Map 
The purpose of a tentative subdivision map is: 

• To allow the creation of saleable lots; 

• To implement the Washoe County Master Plan, including the area plans, and any 
specific plans adopted by the County; 

• To establish reasonable standards of design and reasonable procedures for subdivision 
and re-subdivision in order to further the orderly layout and use of land and insure proper 
legal descriptions and monumenting of subdivided land; and;  

• To safeguard the public health, safety and general welfare by establishing minimum 
standards of design and development for any subdivision platted in the unincorporated 
area of Washoe County.  

If the Planning Commission grants an approval of the tentative subdivision map, 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 recordation of a final map. 

• 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 project. 

The conditions of approval for Tentative Subdivision Map Case Number WTM19-004 are 
attached to this staff report and will be included with the action order.   
The subject property includes regulatory zones of Low Density Urban (LDU). The maximum 
number of residences allowed, based upon the existing zoning is 61 units on 6.1 acres. 
The applicant is requesting to create 52 residential lots. This is permissible based upon the 
approval of a tentative subdivision map by Washoe County and compliance with all generally 
applicable provisions of the Development Code. 
Article 406, Common Open Space Development, allows general development standards to be 
varied with the approval of a tentative subdivision map.   
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Site Plan 

Project Evaluation 
The applicant is requesting to develop Falcon Ridge North a 6.19 acre site as a common open 
space development with 52 single family lots.  The development will be similar to the property to 
the south, Falcon Ridge, which has the same owner.  Both Falcon Ridge North and Falcon 
Ridge are part of the Falcon Ridge Specific Plan (SP), which is a part of the Sun Valley Area 
Plan, appendix B.  The purpose of the plan is to “provide for a high quality multi-family and 
attached single family residential project that respects the natural site features through careful 
placement of homes, preservation of open space, and hillside sensitive grading techniques.  
Additionally, the SP will provide for architectural, landscaping, and setback standards to ensure 
that Falcon Ridge complements adjacent developments.” The plan development standards 
includes utilities, trails, structure design, grading, building siting, recreational amenities, 
landscaping, open space/buffers, traffic access, parking, fencing, air quality, archeological, 
wildlife and fisheries protection, fire protection and natural hazards.  These standards include 
specific requirements for color palettes for the homes, preservation of natural features, 
landscaping material, number of parking spaces, and other requirements.  Falcon Ridge North 
will comply with these requirements.   
The parcel is master planned Urban Residential (UR) and has a regulatory zone of Low Density 
Urban (LDU).  The LDU zoning allows 10 lots per acre for single family. The applicant is 
proposing an overall density of 8.4 lots per acre with 3.55 acres of undeveloped open space. 
The common area is located between the proposed houses and the property line and in 
between the internally located houses, with the largest area is in the northeast corner of the site 
(See the Site Plan).  The common area allows the site to be accessible to surrounding areas 
including Falcon Ridge to the south, the Sun Valley Open Space to the north and Wildcreek 
Park to the southeast. The Falcon Ridge SP has designated a trail between Falcon Ridge and 
Falcon Ridge North. Staff is recommending a walking trail in the common area to link to the 
surrounding parcels. 
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The lots will vary in size from 960 square feet to 1,477 square feet. The lots along the northern 
and western property line will be graded into the hillside.  The houses will be comparable to the 
houses in the approved Falcon Ridge development. There will be six-foot wood fence for the 
side and rear yards for each lot. The project is planned to be built as a single phase.  Guest 
parking will be provided in different locations with a total of 15 guest parking spaces. 
A homeowners association (HOA) will be created for all of Falcon Ridge with the approval of the 
first final map.  The HOA will be responsible for maintaining the common area along with any 
planned covenants, conditions and restrictions (CCR’s). There will be two private roadways 
through Falcon Ridge North.  The main road will have sidewalks on both sides of the street and 
the other street will only have sidewalks on the north side where houses are located.  The HOA 
will be responsible for maintenance of the roads and sidewalks.  A gate is planned for the 
Falcon Ridge development and will serve this project as well. 

 
Proposed Building Elevations 

Traffic 
The main access will be through the approved Falcon Ridge development to the south on 
Falcon Ridge Lane from El Rancho Drive. The size of the project will not have significant impact 
to the area traffic.  The 52 houses are anticipated to generate 302 average daily trips, with 23 
trips during the AM peak and 27 trips during the PM peak.  A traffic light is planned at the 
intersection of El Rancho and Falcon Ridge Lane per the Falcon Ridge Specific Plan with the 
recordation of the 143rd dwelling unit. Therefore, staff will require the installation of traffic light 
prior to the recordation of any lots within the Falcon Ridge North development. 

Washoe County School District 
The proposed development is zoned for Allen Elementary School, Desert Skies Middle School 
and Hug High School. According to the Washoe County School District, the 52 proposed units 
would generate approximately two students at the elementary school, one student at the middle 
school and one student at the high school. All three schools are currently under capacity and 
additional students from the proposed development should not change this status. (See Exhibit 
B – Agency Review Letters).  

Site Characteristics 
The subject property is currently vacant with high desert vegetation and some trees in the 
southern portion of the parcel along the drainage channel. The site has been graded with prior 
permits in the past and has dirt piles from the ongoing construction of Falcon Ridge. There is a 
drainage channel in the southern portion of the parcel and the applicant has indicated that it will 
be retained and incorporated into the common area.  The drainage channel is both natural and 
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engineered, managing water runoff from the site.  A detention pond is proposed to collect water 
runoff from the site and detain water from the 5 and 100-year storm events. The detention pond 
will be located directly north of the drainage area just south of the proposed development.  
The parcel to the north is owned by Washoe County and has a regulatory zoning of Medium 
Density Suburban (MDS) and General Rural (GR). The properties to the east are owned by City 
of Sparks and are part of Wildcreek Park with a regulatory zoning of Public Facility (PF). The 
parcel to the west is developed residentially and has a regulatory zone of Medium Density 
Urban (MDU) and the property to the south is Falcon Ridge and has a regulatory zone of Low 
Density Urban (LDU). 

Infrastructure/ Public Faculties and Services 
The site is located in an area with existing infrastructure and all municipal services are either in 
place or can be easily established.  A letter from TMWA was included in the application 
indicating the site is in TMWA service area and TMWA will supply water service to the site by 
extending the existing service from Falcon Ridge from the south.  The application also, provided 
information concerning sewer service, which will be provided by Washoe County by extending 
the system already installed in the Falcon Ridge development to the south.  The connection to 
sewer service will be through Falcon Ridge development to the south.  The closest fire station is 
Truckee Meadows fire station 45 and Washoe County sheriff will provide service to the site.   

Sun Valley Citizen Advisory Board (SVCAB) 
The Sun Valley CAB did not meet during the month of September and the applicant was not 
able to present to the CAB.  The CAB was notified of the application, however no comments 
were received.  

Reviewing Agencies 
• Washoe County Community Services Department 

o Engineering and Capital Projects 
o Planning and Building 
o Parks and Open Space 
o Water Management 

• Washoe County Health District 
o Air Quality 
o Environmental Health 

• State of Nevada  
o Division of Environmental Protection 
o Department of Water Resources 

• Truckee Meadows Fire Protection District 
• City of Sparks Fire 
• Regional Transportation Commission 
• Washoe County Sheriff 
• Washoe County School District 
• Washoe-Storey Conservation District 
• U.S. Postal Service  

 

The following agencies/departments submitted a response to the proposed tentative subdivision 
map. A summary of each agency’s comments and/or recommended conditions of approval and 
their contact information are provided. The conditions of approval document is attached to this 
staff report and will be included with the action order should the Planning Commission approve 
the tentative subdivision map application. 
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• Washoe County Planning and Building Division addressed common area standards and 
other features associated with the project.  
Contact:  Julee Olander, 775.328.3627, jolander@washoecounty.us 

• Washoe County Engineering and Capital Projects addressed land development, sewer, traffic 
and other associated matters.    

 Contact:  Leo Vesely, 775.328.2040, lvesely@washoecounty.us 
Contact:  Tim Simpson, 775.328.2310, tsimpson@washoecounty.us  
Contact:  Mitchell Fink, 775.328.2050, mfink@washoecounty.us 

• Washoe County Planning and Building Division – Park Planner addressed public trail 
easement.  
Contact:  Sophia Kirschenman, 775.328.3623, skirschenman@washoecounty.us  

• Washoe County Water Management Planner Coordinator addressed water rights for the site. 
Contact:  Vahid Behmaram, 775.328.3622, vbehmaram@washoecounty.us   

• Nevada Division of Water Resources provided information for water rights.  
Contact: Steve Shell, 775.684.2800, sshell@ndep.gov 

• Washoe County School District provided information on current and anticipated capacity at 
schools.   
Contact: Brett Rodela, 775.325.8303, brett.rodela@washoeschools.net 

• Washoe-Storey Conservation District provided information concerning drainage and 
detention basins.   
Contact: Tyler Shaffer, 775.857.8500 ext. 131, shafferjam51@gmail.com 

Washoe County Master Plan  
Land Use and Transportation Element  

Goal Three:  The majority of growth and development occurs in existing or planned 
communities, utilizing smart growth practices. 
Policy LUT.3.1: Require timely, orderly, and fiscally responsible growth that is directed to 
existing suburban character management areas (SCMAs) within the Area Plans as well as to 
growth areas delineated within the Truckee Meadows Service Area (TMSA). 
Staff Comment:  The subject property is within the Suburban Character Management Area 
(SCMA) of the Sun Valley Area Plan, which has been identified as the area for residential 
growth.  

Housing Element  
Goal One:   Remove Regulatory Barriers to increase the availability of affordable and 
workforce housing for all. 
Policy 1.5: Encourage development at higher densities where appropriate. 
Staff Comment:  Common open space development will increase the density on the site.  

Goal Seven:  Promote Homeownership opportunities. 
Policy 7.4: Promote home ownership as a community asset. 
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Staff Comment:  The development will be a single family development and will promote home 
ownership.  

Sun Valley Area Plan  
Appendix B- Falcon Ridge Specific Plan (SP)  
Staff Comment:  The application is the final development of the Falcon Ridge SP and will meet 
all requirements that are included in the SP (See Exhibit E).  

Staff Comment on Required Findings  
WCC Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires that all of the 
following findings be made to the satisfaction of the Washoe County Planning Commission 
before granting approval of the abandonment request.  Staff has completed an analysis of the 
application and has determined that the proposal is in compliance with the required findings as 
follows. 

1) Plan Consistency.  That the proposed map is consistent with the Master Plan and any 
specific plan. 

 Staff Comment: The proposed tentative map is consistent with the goals and policies of 
the Master Plan and the Sun Valley Area Plan. 

2) Design or Improvement. That the design or improvement of the proposed subdivision is 
consistent with the Master Plan and any specific plan. 

 Staff Comment: The proposed tentative map meets all of the density, lot size and common 
open space criteria of the Master Plan and the Sun Valley Area Plan. 

3) Type of Development. That the site is physically suited for the type of development 
proposed. 

 Staff Comment:  The site is physically suited for the type of development proposed and the 
site can accommodate the type of development proposed. 

4) Availability of Services. That the subdivision will meet the requirements of Article 702, 
Adequate Public Facilities Management System. 

 Staff Comment: The proposed subdivision will meet the requirements of Article 702, 
Adequate Public Facilities Management System; impacts associated with the proposed 
subdivision will be appropriately mitigated, based upon the imposition of appropriate 
conditions of approval as included at Exhibit A to this report. 

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements 
is likely to cause substantial environmental damage, or substantial and avoidable injury to 
any endangered plant, wildlife or their habitat. 

 Staff Comment: The proposed improvements will not cause substantial environmental 
damage or harm to endangered plants, wildlife or their habitat. 

6) Public Health. That the design of the subdivision or type of improvement is not likely to 
cause significant public health problems. 
Staff Comment: Due to the location and design of the subdivision and type of 
improvements, this development is not likely to cause significant public health problems. 

7) Easements. That the design of the subdivision or the type of improvements will not conflict 
with easements acquired by the public at large for access through, or use of property 
within, the proposed subdivision. 

WTM19-004 
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Staff Comment: The proposed development has taken all easements into consideration 
and will not conflict with the easements in regards to utility purposes or public access, etc. 

8) Access. That the design of the subdivision provides any necessary access to surrounding, 
adjacent lands and provides appropriate secondary access for emergency vehicles. 

 Staff Comment: The design of the subdivision provides access to surrounding adjacent 
lands and provides appropriate secondary access for emergency vehicles. 

9) Dedications. That any land or improvements to be dedicated to the County is consistent 
with the Master Plan. 

 Staff Comment: In the event that the roads or other lands are dedicated to the County, the 
lands will be improved such that they are consistent with the Master Plan and/or built to 
County standards. 

10) Energy. That the design of the subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision. 

 Staff Comment: To the extent feasible, the development will include building materials to 
allow for passive or natural heating and cooling opportunities. Additionally, the homes will 
be oriented in such a way to take advantage of passive/natural heating and cooling 
opportunities. 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Tentative Subdivision Map Case 
Number WTM19-004 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 Planning Commission 
approve, with the conditions included as Exhibit A to this matter, Tentative Subdivision Map 
Case Number WTM19-004 for Falcon Ridge by Desert Wind LP, having made all ten findings in 
accordance with Washoe County Code Section 110.608.25:  

1) Plan Consistency.  That the proposed map is consistent with the Master Plan and any 
specific plan;  

2) Design or Improvement. That the design or improvement of the proposed subdivision is 
consistent with the Master Plan and any specific plan; 

3) Type of Development.  That the site is physically suited for the type of development 
proposed; 

4) Availability of Services.  That the subdivision will meet the requirements of Article 702, 
Adequate Public Facilities Management System; 

5) Fish or Wildlife.  That neither the design of the subdivision nor any proposed 
improvements is likely to cause substantial environmental damage, or substantial and 
avoidable injury to any endangered plant, wildlife or their habitat; 

6) Public Health.  That the design of the subdivision or type of improvement is not likely to 
cause significant public health problems; 

7) Easements.  That the design of the subdivision or the type of improvements will not 
conflict with easements acquired by the public at large for access through, or use of 
property within, the proposed subdivision; 
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8) Access.  That the design of the subdivision provides any necessary access to surrounding, 
adjacent lands and provides appropriate secondary access for emergency vehicles; 

9) Dedications.  That any land or improvements to be dedicated to the County is consistent 
with the Master Plan; and 

10) Energy.  That the design of the subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision. 

Appeal Process 
Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission, 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 Planning Commission and mailed to the 
applicant. 
 
Applicant/Owner: Falcon Ridge by Desert Wind LP, 500 California Avenue, Reno, NV 

89509, email: cf@desertwindhomes.com 
 
Representatives: Rubicon Design Groups, 1610 Montclair Avenue, Suite B, Reno, NV 

89509, email: dwilson@rubicondesigngroup.com  
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Conditions of Approval 
Tentative Subdivision Map Case Number WTM19-004 

 
 
The project approved under Tentative Subdivision Map Case Number WTM19-004 shall be 
carried out in accordance with the conditions of approval granted by the Planning Commission 
on October 1, 2019. 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 tentative subdivision 
map shall be met or financial assurance must be provided to satisfy the conditions of approval 
prior to the recordation of a final parcel map.  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 tentative subdivision map 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 tentative parcel map may result in the institution of 
revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
tentative subdivision map 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 recordation of a final map. 

• 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. 

 

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

Pursuant to NRS 278.349, when contemplating action on a tentative subdivision map, the 
governing body, or the planning commission if it is authorized to take final action on a tentative 
map, shall consider: 
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(a) Environmental and health laws and regulations concerning water and air pollution, the 
disposal of solid waste, facilities to supply water, community or public sewage disposal 
and, where applicable, individual systems for sewage disposal; 

(b) The availability of water which meets applicable health standards and is sufficient for the 
reasonably foreseeable needs of the subdivision; 

(c) The availability and accessibility of utilities; 
(d) The availability and accessibility of public services such as schools, police and fire 

protection, transportation, recreation and parks; 
(e) Conformity with the zoning ordinances and master plan, except that if any existing 

zoning ordinance is inconsistent with the master plan, the zoning ordinance takes 
precedence; 

(f) General conformity with the governing body’s master plan of streets and highways; 
(g) The effect of the proposed subdivision on existing public streets and the need for new 

streets and highways to serve the subdivision; 
(h) Physical characteristics of the land such as floodplain, slope and soil;  
(i) The recommendations and comments of those entities reviewing the tentative map 

pursuant to NRS 278.330 and 278.335; and 
(j) The availability and accessibility of fire protection, including, but not limited to, the 

availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 

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

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

be responsible for determining compliance with these conditions.  
Contact:  Julee Olander, Planner, 775.328.3627, jolander@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

of this tentative parcel map. 
b. The subdivision shall be in substantial conformance with the provisions of Washoe 

County Development Code Article 604, Design Requirements, and Article 608, Tentative 
Subdivision Maps. 

c. Final maps and final construction drawings shall comply with all applicable statutes, 
ordinances, rules, regulations and policies in effect at the time of submittal of the 
tentative map or, if requested by the developer and approved by the applicable agency, 
those in effect at the time of approval of the final map. 

d. In accordance with NRS 278.360, the sub-divider shall present to Washoe County a final 
map, prepared in accordance with the tentative map, for the entire area for which a 
tentative map has been approved, or one of a series of final maps, each covering a 
portion of the approved tentative map, within four years after the date of approval of the 
tentative map or within one year of the date of approval for subsequent final maps.  On 
subsequent final maps, that date may be extended by two years if the extension request 
is received prior to the expiration date.  

WTM19-004 
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e. Final maps shall be in substantial compliance with all plans and documents submitted 
with and made part of this tentative map request, as may be amended by action of the 
final approving authority. 

f. All final maps shall contain the applicable portions of the following jurat: 
THE TENTATIVE MAP FOR WTM19-004(Falcon Ridge North) WAS 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON OCTOBER 1, 2019. 

THIS FINAL MAP, MAP NAME AND UNIT/PHASE #, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS, 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP, 
AND ALL CONDITIONS HAVE BEEN MET. 

 [Omit the following paragraph if this is the first and last (only) final 
map.] 

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, OR 
AN EXTENSION OF TIME FOR THE TENTATIVE MAP MUST BE 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON OR BEFORE SAID DATE. 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS _____ DAY OF _____, 20____ BY THE 
PLANNING AND BUILDING DIRECTOR. THE OFFER OF 
DEDICATION FOR STREETS, SEWERS, ETC. IS REJECTED AT 
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278. 

 

_________________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR 
PLANNING AND BUILDING 
 

Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for <TM CASE NUMBER> APPROVED 
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON 
<date>. [If the TM had been appealed to the BCC --- Add:] THE 
WASHOE COUNTY COMMISSION APPROVED THE TENTATIVE 
MAP ON APPEAL ON <date>. 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON <date of 
Planning and Building Director’s signature on first final map>. [Omit the 
following if second map.] THE MOST RECENTLY RECORDED FINAL 
MAP, <subdivision name and prior unit/phase #> FOR THIS 
TENTATIVE MAP WAS APPROVED AND ACCEPTED FOR 
RECORDATION ON <date of Planning and Building Director’s 
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signature on most recent final map> [If an extension has been granted 
after that date – add the following]: A TWO YEAR EXTENSION OF 
TIME FOR THE TENTATIVE MAP WAS APPROVED BY THE 
WASHOE COUNTY PLANNING COMMISSION ON <date of last 
Planning Commission action to extend the tentative map>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS; 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; 
AND ALL CONDITIONS HAVE BEEN MET. 

[Omit the following paragraph if this is the last final map.] 

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, <add 
two years to the current expiration date unless that date is more than 
two years away> OR AN EXTENSION OF TIME FOR THE TENTATIVE 
MAP MUST BE APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON OR BEFORE SAID DATE. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS ____ DAY OF _______, 20____ BY THE 
WASHOE COUNTY PLANNING AND BUILDING DIRECTOR. THE 
OFFER OF DEDICATION FOR <streets, sewers> IS REJECTED AT 
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278. 

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

g. A note shall be placed on all grading plans and construction drawings 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. 

h. The final map shall designate faults that have been active during the Holocene epoch of 
geological time, and the final map shall contain the following note: 

NOTE 
No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 
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i. The developer and all successors shall direct any potential purchaser of the site to meet 
with the Planning and Building Division to review conditions of approval prior to the final 
sale of the site.  Any subsequent purchasers of the site shall notify the Planning and 
Building Division of the name, address, telephone number and contact person of the 
new purchaser within thirty (30) days of the final sale. 

j. The applicant shall submit complete construction plans and 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. 

k. Failure to comply with the conditions of approval shall render this approval null and void. 
l. The common open space owned by the homeowners association (HOA) shall be noted 

on the final map as “common open space” and the related deed of conveyance shall 
specifically provide for the preservation of the common open space in perpetuity.  The 
deed to the open space and common area shall reflect perpetual dedication for that 
purpose.  The deed shall be presented with the CC&Rs for review by Planning and 
Building staff and the District Attorney. 

m. The developer shall establish and construct walking trails with decomposed granite in 
the common areas linking to surrounding parcels to provide access and connectivity that 
will be maintained by the homeowners association.  

n. Construction activities shall be limited to the hours between 7AM and 7PM on Mondays, 
Tuesdays, Wednesdays, Thursdays, Fridays and Saturdays. Construction activities shall 
be limited to the hours between 8AM and 5PM on Sundays and no noise shall exceed 
65 dB at the property line. 

o. The applicant shall construct a traffic signal at the intersection of the project entrance, El 
Rancho Drive and Moorpark Court, to be funded 100% by the developer prior to the 
issuance certificate of occupancy of the 143rd unit of Falcon ridge and Falcon Ridge 
North. 

p. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs, 
shall be submitted to Planning and Building staff for review and subsequent forwarding 
to the District Attorney for review and approval.  The final CC&Rs shall be signed and 
notarized by the owner(s) and submitted to Planning and Building with the recordation 
fee prior to the recordation of the final map.  The CC&Rs shall require all phases and 
units of the subdivision approved under this tentative map to be subject to the same 
CC&Rs. Washoe County shall be made a party to the applicable provisions of the 
CC&Rs to the satisfaction of the District Attorney’s Office.  Said CC&Rs shall specifically 
address the potential for liens against the properties and the individual property owners’ 
responsibilities for the funding of maintenance, replacement, and perpetuation of the 
following items, at a minimum:  
1. Maintenance of public access easements, common areas, and common open 

spaces.  Provisions shall be made to monitor and maintain, for a period of three (3) 
years regardless of ownership, a maintenance plan for the common open space 
area.  The maintenance plan for the common open space area shall, as a minimum, 
address the following: 
a. Vegetation management; 
b. Watershed management; 
c. Debris and litter removal; 
d. Fire access and suppression; and 
e. Maintenance of public access and/or maintenance of limitations to public access. 
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2. All drainage facilities and roadways not maintained by Washoe County shall be 
privately maintained and perpetually funded by the homeowners association. 

3. All open space identified as common area on the final map shall be privately 
maintained and perpetually funded by the homeowners association.  The deed to the 
open space and common area shall reflect perpetual dedication for that purpose.  
The maintenance of the common areas and related improvements shall be 
addressed in the CC&Rs to the satisfaction of the District Attorney’s Office.   

4. The project and adjacent to undeveloped land shall maintain a fire fuel break of a 
minimum 30 feet in width until such time as the adjacent land is developed. 

6. All outdoor lighting on buildings and streets within the subdivision shall be down-
shielded. 

7. No motorized vehicles shall be allowed on the platted common area. 
8. Washoe County will not assume responsibility for maintenance of the private street 

system of the development nor will Washoe County accept the streets for dedication 
to Washoe County unless the streets meet those Washoe County standards in effect 
at the time of offer for dedication. 

9. Mandatory solid waste collection. 
10. Fence material (if any), height, and location limitations, and re-fencing standards.  

Replacement fence must be compatible in materials, finish and location of existing 
fence. 

Washoe County Engineering Division – Land Development 
2. The following land development conditions are requirements of the Washoe County 

Engineering Division, which shall be responsible for determining compliance with these 
conditions. 

 Contact:  Leo Vesely, P.E., 775.328.3600, lvesely@washoecounty.us 
a. Final maps and final construction drawings shall comply with all applicable statutes, 

ordinances, rules, regulations, and policies in effect at the time of submittal of the 
tentative map or, if requested by the developer and approved by the applicable agency, 
those in effect at the time of approval of the final map. 

b. Prior to acceptance of public improvements and release of any financial assurances, the 
developer shall furnish to the Engineering Division a complete set of reproducible as-
built construction drawings in an acceptable digital format prepared by a civil engineer 
licensed in the State of Nevada. 

c. The developer shall be required to participate in any applicable General Improvement 
District or Special Assessment District formed by Washoe County. The applicable 
County Department shall be responsible for determining compliance with this condition. 

d. The developer shall provide written approval from the U.S. Postal Service concerning 
the installation and type of mail delivery facilities. The system, other than individual 
mailboxes, must be shown on the project construction plans and installed as part of the 
onsite improvements. 

e. A complete set of construction improvement drawings, including an onsite grading plan, 
shall be submitted to the County Engineer for approval prior to finalization of any portion 
of the tentative map. Grading shall comply with best management practices (BMPs) and 
shall include detailed plans for grading and drainage on each lot, erosion control 
(including BMP locations and installation details), slope stabilization and mosquito 
abatement. Placement or disposal of any excavated material shall be indicated on the 
grading plan. 
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f. All open space shall be identified as common area on the final map. A note on the final 
map shall indicate that all common areas shall be privately maintained and perpetually 
funded by the Homeowners Association.  The maintenance of the common areas shall 
also be addressed in the CC&Rs to the satisfaction of the District Attorney’s Office. 

g. Any existing easements or utilities that conflict with the development shall be relocated, 
quitclaimed, and/or abandoned, as appropriate. 

h. Any easement documents recorded for the project shall include an exhibit map that 
shows the location and limits of the easement in relationship to the project. 

i. All existing overhead utility lines shall be placed underground, except electric 
transmission lines greater than 100 kilovolts, which can remain above ground. 

j. With each affected final map, provide written approval from NV Energy for any 
improvements located within their easement or under their facilities. 

k. Appropriate easements shall be granted for any existing or new utilities, with each 
affected final map.  This includes, but is not limited, to electrical lines, water lines, and 
drainage maintenance access. 

l. A 10 foot Public Utilities Easement and a 10 foot easement for traffic control signage, 
plowed snow storage and sidewalks shall be granted adjacent to all rights-of-way. 

m. An updated design level geotechnical investigation with fault study shall be provided with 
the submittal of each final map. 

n. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access 
easements in accordance with Washoe County Code Article 438. 

o. Prior to recordation of the affected final map, an ASTM E1527-13 Phase I Environmental 
Site Assessment shall be submitted for all parcels or right-of-way dedicated to Washoe 
County. 

p. The developer shall obtain a Stormwater Discharge Permit from the Nevada Division of 
Environmental Protection (NDEP), and a copy of the permit shall be submitted to the 
County Engineer.  The Stormwater Pollution Prevention Plan shall be included with the 
subdivision improvement drawings. 

q. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklists and Inspection Fee shall be submitted with 
each final map. 

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

  
Washoe County Engineering Division – Drainage and Roadway (County Code 110.420) 

s. The conditional approval of this tentative map shall not be construed as final approval of 
the drainage facilities shown on the tentative map. Final approval of the drainage 
facilities will occur during the final map review and will be based upon the final hydrology 
report. 

t. Prior to finalization of the first final map, a master hydrology/hydraulic report and a 
master storm drainage plan shall be submitted to the County Engineer for approval. 

u. Prior to finalization of any portion of the tentative map, a final, detailed 
hydrology/hydraulic report for that unit shall be submitted to the County Engineer. All 
storm drainage improvements necessary to serve the project shall be designed and 
constructed to County standards and specifications and/or financial assurances in an 
appropriate form and amount shall be provided. 

v. The 100-year floodplain boundaries and flood elevations shall appear on each final map. 
If the floodplain boundary has been conditionally changed by a Federal Emergency 
Management Agency (FEMA) Conditional Letter of Map Amendment or Conditional 
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Letter of Map Revision, the date of that letter and a note to that effect shall appear on 
the final map. All grading and construction in these areas shall be in conformance with 
the Washoe County Code Article 416. 

w. Prior to placement of any fill material or within a FEMA Special Flood Hazard Area, an 
approved Conditional Letter of Map Revision (CLOMR) shall be obtained from FEMA. 

x. An approved Letter of Map Revision (LOMR) shall be obtained from FEMA prior to 
issuance of a Certificate of Occupancy for any structures within the Special Flood 
Hazard Area. 

y. The following note shall be added to each final map; “All properties, regardless if they 
are located within or outside of a FEMA Special Flood Hazard Area, 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.” 

z. Prior to issuance of a grading permit or approval of the affected final map, the developer 
shall obtain a permit from the COE for any work within the wetlands/waters of the U.S., 
or a letter from the COE indicating that a permit is not required. A copy of the 
permit/letter shall be submitted to the County Engineer. 

aa. The final hydrology report shall include an analysis to determine if this project causes an 
increase in the Wildcreek Detention Dam’s peak outflow for both the 100-year 6-hour 
and 100-year 24-hour storms. Appropriate mitigation shall be provided if this project 
causes an increase in the Wildcreek Detention Dam’s existing peak outflow. 

bb. Notes on the final map and the CC&Rs shall address the following items: 
a. All lots subject to 100-year flooding shall be identified. All FEMA flood zones, 

floodways and base flood elevations shall be shown. 
b. Structures located within the 100-year floodplain must comply with County Code 

Article 416, Flood Hazards. 
c. No structures, fencing or fill will be allowed within the FEMA floodway except as 

provided for in Section 110.416.70. 
cc. Standard reinforced concrete headwalls or other approved alternatives shall be placed 

on the inlet and outlet of all drainage structures, and grouted rock riprap shall be used to 
prevent erosion at the inlets and outlets of all culverts.  

dd. The developer shall provide pretreatment for petrochemicals and silt for all storm 
drainage leaving the site.  

ee. Drainage swales that drain more than two lots are not allowed to flow over the curb into 
the street; these flows shall be intercepted by an acceptable storm drain inlet and routed 
into the storm drain system.  

ff. A note on the final map shall indicate that all drainage facilities not maintained by 
Washoe County shall be privately maintained and perpetually funded by a homeowners 
association.  The maintenance and funding of private drainage facilities shall also be 
addressed in the CC&Rs to the satisfaction of the District Attorney's Office. 

gg. The maximum permissible flow velocity (that which does not cause scour) shall be 
determined for all proposed channels and open ditches. The determination shall be 
based on a geotechnical analysis of the channel soil, proposed channel lining and 
channel cross section, and it shall be in accordance with acceptable engineering 
publications/calculations. Appropriate linings shall be provided for all proposed channels 
and open ditches such that the 100-year flows do not exceed the maximum permissible 
flow velocity.  

hh. Prior to issuance of a grading permit or finalization of the first final map, a wetlands 
delineation must be approved by the United States Army Corps of Engineers (COE). A 
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copy of the wetlands delineation and the COE approval shall be submitted to the County 
Engineer. 

ii. Prior to issuance of a grading permit or approval of the affected final map, the developer 
shall obtain a permit from the COE for any work within the wetlands/waters of the U.S., 
or a letter from the COE indicating that a permit is not required. A copy of the 
permit/letter shall be submitted to the County Engineer. 

jj. All slopes steeper than 5:1 shall be stabilized to control erosion. The County Engineer 
shall determine compliance with this condition. 

kk. Maintenance access and drainage easements shall be provided for all existing and 
proposed drainage facilities.  All drainage facilities located within Common Area shall be 
constructed with an adjoining minimum 12’ wide gravel access road.  Maintenance 
access road shall be provided to the bottom of proposed detention basins as well as 
over County owned and maintained storm drainage facilities.  

ll. Drainage easements shall be provided for all storm runoff that crosses more than one 
lot. 

mm. A note shall be added to the final map and similar language contained with the 
project CC&Rs stating that owners of parcels created by a final map within this 
development shall not protest the formation of a Storm Water Utility District, Flood 
Control District, Special Assessment District or other funding mechanism which is 
approved and created for the purpose of storm water and/or flood water management. 

nn. Offsite drainage and common area drainage draining onto residential lots shall be 
perpetuated around the residential lots and drainage facilities capable of passing a 100-
year storm shall be constructed with the subdivision improvements to perpetuate the 
storm water runoff to improved or natural drainage facilities.  The maintenance of these 
drainage facilities shall be addressed in the CC&Rs to the satisfaction of the District 
Attorney’s Office. 

Washoe County Engineering Division – Traffic and Roadway (County Code 110.436) 
3. The following traffic and roadway conditions are requirements of the Washoe County 

Engineering Division, which shall be responsible for determining compliance with these 
conditions. 

 Contact:  Leo Vesely, P.E., 775.328.3600, lvesely@washoecounty.us & Mitchell Fink, 
775.328.2050, mfink@washoecounty.us 
a. All roadway improvements necessary to serve the project shall be designed and 

constructed to County standards and specifications and/or financial assurances in an 
appropriate form and amount shall be provided. 

b. Provide a copy of the traffic impact report associated with this project, including all 
addendums and updates for review by the Washoe County Engineering Division. 

c. Street names shall be reviewed and approved by the Regional Street Naming 
Coordinator. 

d. Proposed landscaping and/or fencing along street rights-of-way and within median 
islands shall be designed to meet American Association of State Highway and 
Transportation Officials (AASHTO) sight distances and safety guidelines. No tree shall 
overhang the curb line of any public street. 

e. Streetlights shall be constructed to Washoe County standards at locations to be 
determined at the final design stage. 

f. AASHTO clear zones shall be determined for all streets adjacent to retaining walls or 
slopes steeper than 3:1. If a recoverable or traversable clear zone cannot be provided, 
an analysis to determine if barriers are warranted shall be submitted for approval. 
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g. Sidewalks shall be constructed in accordance with current Washoe County standards for 
street improvements, and a connection shall be provided from Falcon Ridge North to the 
Falcon Ridge subdivision. 

h. Appropriate curve warning signs and/or a lower speed limit shall be determined and 
posted on all horizontal roadway curves that do not meet the standard Washoe County 
25-mile per hour design speed. 

i. Appropriate transitions shall be provided between the existing and proposed 
improvements at all proposed street connections.  This may include removal of existing 
pavement. 

j. Any streetlights that do not meet Washoe County standards shall be placed outside 
Washoe County right-of-way.  These streetlights shall be private, and the CC&Rs shall 
indicate operation and maintenance of the streetlights shall be the responsibility of the 
Homeowners Association.  The County Engineer and the District Attorney’s Office shall 
determine compliance with this condition. 

k. A 20’ setback is required between the back of the sidewalk and the front of the garage. 
l. A traffic analysis for the proposed traffic signal at the existing El Rancho Drive/Falcon 

Rock Lane intersection shall be provided showing that the traffic volumes associated 
with this phase of development have been incorporated into the design of this 
intersection. 

m. Prior to finalization of any portion of the tentative map, a detailed analysis of turning 
movements for emergency and service vehicles shall be provided to the Engineering 
Division. 

n. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the 
satisfaction of the District Attorney’s Office and the County Engineer that Washoe 
County will not assume responsibility for maintenance of the development’s private 
street system or accept the streets for dedication to Washoe County unless the streets 
meet those Washoe County standards in effect at the time of the offer of dedication. 

o. Adequate snow storage easements shall be identified on the final plat. 
p. Prior to release of any financial assurances for the private improvements, the 

development shall provide the Engineering Division with a letter prepared by a civil 
engineer licensed in the State of Nevada, certifying that the private improvements have 
been constructed in accordance with the approved plans. 

Washoe County Engineering Division – Utilities (County Code 422 & Sewer Ordinance) 
4. The following utilities conditions are requirements of the Washoe County Engineering 

Division, which shall be responsible for determining compliance with these conditions. 
Contact:  Tim Simpson, P.E., 775.954.4648, tsimpson@washocounty.us 
a. The applicant shall conform to all conditions imposed by intergovernmental agreements 

required to provide sewer service to the subject project, and, if required, be a party to any 
such agreements. 

b. All fees shall be paid or deferred in accordance with Washoe County Ordinance prior to the 
approval of each final map. 

c. Improvement plans shall be submitted and approved by CSD prior to approval of the final 
map.  They shall be in compliance with Washoe County Design Standards and be 
designed by a Professional Engineer licensed to practice in the State of Nevada. 

d. The applicant shall submit an electronic copy of the street and lot layout for each final 
map at initial submittal time. The files must be in a format acceptable to Washoe County. 

e. The applicant shall construct and/or provide the financial assurance for the construction 
of any on-site and off-site sanitary sewer collection systems prior to signature on each 
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final map. The financial assurance must be in a form and amount acceptable to the 
CSD. 

f. Approved improvement plans shall be used for the construction of on-site and off-site 
sanitary sewer collection system.  The CSD will be responsible to inspect the 
construction of the sanitary sewer collection system. 

g. The sanitary sewer collection system must be offered for dedication to Washoe County 
along with the recordation of each final map. 

h. Easements and real property for all sanitary sewer collection systems and 
appurtenances shall be in accordance with Washoe County Design Standards and 
offered for dedication to Washoe County along with the recordation of each final map.  

i. A master sanitary sewer report for the entire tentative map shall be prepared and 
submitted by the applicant's engineer at the time of the initial submittal for the first final 
map which addresses: 
a. the estimated sewage flows generated by this project, 
b. projected sewage flows from potential or existing development within tributary areas, 
c. the impact on capacity of existing infrastructure,  
d. slope of pipe, invert elevation and rim elevation for all manholes, 
e. proposed collection line sizes, on-site and off-site alignment, and half-full velocities. 

j. No Certificate of Occupancy will be issued until all the sewer collection facilities 
necessary to serve each final map have been completed, accepted and engineer 
prepared as-built drawings are delivered to the utility.  As-built drawings must be in a 
format acceptable to Washoe County. 

k. No permanent structures (including rockery or retaining walls, buildings, etc.) shall be 
allowed within or upon any County maintained utility easement. 

l. A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washoe 
County over any facilities not located in a dedicated right of way.  

m. A minimum 12-foot wide all weather sanitary sewer access road shall be constructed to 
facilitate access to off-site sanitary sewer manholes. 

Washoe County Planning and Building Division – Park Planning 
5. The following conditions are requirements of Park Planning which shall be responsible for 

determining compliance with these conditions. 
Contact:  Sophia Kirschenman,  775.328.3623, skirschenman@washoecounty.us 

a. Prior to recordation of the final map, the applicant shall record an irrevocable offer of 
dedication for a 20’ wide, non-motorized public trail easement along the eastern 
boundary of the subject site (APN 035-721-02). The easement area shall be depicted on 
the final map. The detention pond, walls, and any other structures will not be located 
within the trail easement area.  

Washoe County Planning and Building Division – Water Planning  
6. The following conditions are requirements of Water Planning which shall be responsible for 

determining compliance with these conditions. 
Contact: Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us 
a. There are no water rights conditions for approval of this tentative map.  
b. Following the possible approval of the tentative subdivision map, the potential future 

project will require water supply and sewer service which in turn will require the 
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expansion of water and sewer services and annexation to TMWA service area, if not 
already annexed.   

c. Valid water and sewer will serve letters will be required prior to approval of the final map 
proposed by this tentative map. 
 

*** End of Conditions *** 
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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: September 17, 2019 
 
To: Julee Olander, Planner 
 
From: Leo Vesely, P.E., Licensed Engineer 
 Kristine R. Klein, P.E., Sr. Licensed Engineer 
 
Re: Special Use Permit Case WSUP19-0018 – Foothills Storage Grading 

APN 017-051-04 
 
 

GENERAL PROJECT DISCUSSION   
 
 
Washoe County Engineering staff has reviewed the above referenced application.  The Special Use 
Permit is for minor grading and to allow the business to store operable vehicles on-site.  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 Mark Hain.  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:  Leo Vesely, P.E.  (775) 328-3600 
 

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. All grading shall be in accordance with Article 110.438 Grading Standards. 
 

3. 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.  Specifications for 
revegetation procedure and seed mix shall be prepared by a licensed landscape architect. 
 

4. If any, plans shall clearly show any work to be done in NDOT right-of-way and an occupancy 
permit shall be obtained and a copy submitted to Washoe County prior to approval of any 
grading/building permit. 

 
5. Provide documentation confirming that both legal access and the right to maintain/improve King 

Lane have been granted to the site. 
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DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Leo Vesely, P.E.  (775) 328-3600 
  

1. Submit a drainage report in accordance with Article 420 Storm Drainage Standards for all 
improvements. Pre-development conditions in the drainage report shall be based vegetation 
coverage that existed prior to clearing the rear portion of the property, and all offsite flows shall be 
addressed. 

2. Any increase in stormwater runoff flow rate resulting from the development of the entire vehicle 
storage facility (APNs 017-051-04 & -05) and based on the 5 year and 100 storm(s) shall be 
analyzed for downstream impacts to the point the flows enter Bailey Canyon Creek. Any impacts 
due to the increased flows shall be mitigated. 

3. The following note shall be added to the construction improvement drawings; “All properties, 
regardless if they are located within or outside of a FEMA Special Flood Hazard Area, 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.” 

4. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage 
leaving the site.  

 
 
TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Mitchell Fink (775) 328-2050 
 

1. Provide a copy of the Special Use Permit Application to NDOT for their review and comments if 
this has not been done already. 

2. Prior to using King Lane as access to the site, improve King Lane, between the site access and 
Kivett Lane, to minimum public or private street standards in accordance with Article 110. 436 
Street Design Standards. If King Lane remains a private street, the construction improvement 
drawings shall be included in the building/grading permit application. If King Lane is to be offered 
for dedication to Washoe County and constructed to County standards; the King Lane 
construction improvement drawings shall be submitted to the Engineering and Capital Projects 
Division through the Construction Plan Review application and process, and shall be approved 
prior to issuance of the building/grading permit. 

3. Provide a reciprocal access easement for the access connecting APNs (APNs 017-051-04 & -05). 
 

WTM19-004 
EXHIBIT B



From: Oujevolk, Richard
To: Olander, Julee
Subject: RE: WSUP19-0018
Date: Tuesday, September 10, 2019 10:02:19 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

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

You are welcome. As discussed also add”
 
Applicant shall contact NDOT District II Traffic Engineering Supv. OR Engineering Services Manager
on permit requirements. Permits maybe for any change in existing land use conditions, will need to
submit a traffic impact study or letter and our subject to modify existing driveways to current NDOT
Standards, Specifications and  Guidelines.
 
Thanks!
OJ
 

From: Olander, Julee <JOlander@washoecounty.us> 
Sent: Tuesday, September 10, 2019 8:36 AM
To: Oujevolk, Richard <ROujevolk@dot.nv.gov>
Subject: RE: WSUP19-0018
 
Thank you – I’m going to add that as a condition that King lane is for emergency access only then.
Thanks!
 

Julee Olander
Planner|Community Services Department- Planning & Building Division
jolander@washoecounty.us| Office: 775.328.3627 | Fax: 775.328.6133
1001 E. Ninth St., Bldg A., Reno, NV 89512

     

 
Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
 

From: Oujevolk, Richard [mailto:ROujevolk@dot.nv.gov] 
Sent: Tuesday, September 10, 2019 8:34 AM
To: Olander, Julee
Cc: D2 Traffic DL; District II Permits DL
Subject: RE: WSUP19-0018
 

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]
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Hi Julee – sorry, I’ve been really behind on development reviews. Due to lot sizing, NDOT would not
be opposed to entering and exiting from Geiger Grade for this development we just approved a
traffic study for a mini storage just east of here with the same problem. The access’ are “non-
conforming” but what can you do when you have platted 100’ lots fronting the road ☹.
 
OJ
 

From: Olander, Julee <JOlander@washoecounty.us> 
Sent: Monday, September 09, 2019 2:16 PM
To: Oujevolk, Richard <ROujevolk@dot.nv.gov>
Subject: WSUP19-0018
 
OJ,
I have attached the application for the RV storage at 1525 Geiger Grade that I left a message about.
The property owner now owns APN: 017-05104 & 05.  Could you let me know if the traffic  could
enter and exit from Geiger Grade instead of King Lane, which is an unimproved easement. Thought
that they enter through one parcel and the exit thru another and use the existing driveways.  If you
could please let me know by the end of the week that would be great.
 
Thanks,
 

Julee Olander
Planner|Community Services Department- Planning & Building Division
jolander@washoecounty.us| Office: 775.328.3627 | Fax: 775.328.6133
1001 E. Ninth St., Bldg A., Reno, NV 89512

     

 
Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
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From: Gil, Donald
To: Olander, Julee
Subject: FW: August Agency Review Memo IV
Date: Thursday, August 22, 2019 3:18:36 PM
Attachments: August Agency Review Memo IV.pdf

image001.png
image002.png
image003.png
image004.png
image005.png
image006.gif

Importance: High

Julee,
 
The Washoe County Sheriff’s Office Patrol Division has no issues with item #5.  It was difficult for me
to ascertain where our impact would come into play and I was trying to find information related to
traffic issues, etc.?  If I am missing something can you please advise?  Otherwise I am not seeing any
issues on our end.
 
Thank you,
 
Don
 
 

Don Gil
Captain – Patrol Division
911 Parr Blvd. Reno, NV 89512
Desk: 775-328-3354
Email: dgil@washoecounty.us
Web:  www.WashoeSheriff.com
 
 
 

From: Fagan, Donna 
Sent: Wednesday, August 21, 2019 3:46 PM
To: Gil, Donald <DGil@washoecounty.us>
Subject: August Agency Review Memo IV
 
Captain Gil,
 
Please find the attached Agency Review Memo with a case received this month by CSD, Planning and
Building.
 
You’ve been asked to review items #3, #4, #5, and #6. Click on the highlighted item descriptions for a
link to the application.
 
Please send any comments or conditions to the planner for that item.
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COMMUNITY SERVICES DEPARTMENT 
Planning and Building 


1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.6133 


 
 


Application Review Memorandum 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: Fourth Review of Applications Submitted August 2019 


From: Planning and Building Division 
Community Services Department 


 
____________________________________________________________________________ 
 


Agency Review Process 
Each project application received through the Planning and Building Division is sent to applicable agencies for 
review and analysis.  Each agency is responsible for providing comments and/or conditions for the applications 
to the Planning and Building Division.  Relevant agency comments will be included in the staff report and 
agency conditions will be incorporated as Conditions of Approval. 


Comments and Conditions are requested according to the above-noted schedule, and may be submitted to the 
staff planner listed for each case. 


Project Descriptions:  Project descriptions are provided below with links to the applications or you may visit 
the Planning and Building Division website, selecting the Application tab, choose the correct Commission 
District page:  www.washoecounty.us/csd/planning_and_development 


 


 
1. Special Use Permit Case Number WSUP19-0014 (Columbia Hill Grading) – For possible action, 


hearing, and discussion to approve a Special Use Permit to allow for grading of a driveway, building pad, 
and arena associated with a single family residence.  The total graded area proposed is 130,921 square 
feet, 4,031 cubic yards of cut, and 4,147 cubic yards of fill. 


 
• Applicant: Rubicon Design Group 
  1610 Montclair Ave, Suite B 
  Reno, NV  89509 
• Property Owner: Teru Langsdale 
  280 La Salle Heights 
  Reno, NV  89523 
• Location: 120 Columbia Court 


Agency Comments and Conditions Due as Follows: 
 


#1 thru #6 – Agency Comments and Conditions Due – September 4, 2019 


The following case is tentatively scheduled to be heard by  
#1 – Board of Adjustment – October 3, 2019 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2019/Files/wsup19-0014w





 


 


  Reno, NV 89506 
• Assessor’s Parcel Number: 079-342-09 
• Parcel Size:  55.44 Acres 
• Master Plan Category: Rural (R) 
• Regulatory Zone: General Rural (GR) 
• Area Plan:  North Valleys 
• Citizen Advisory Board: North Valleys 
• Development Code: Authorized in 810, Special Use Permits, Article 438 


Grading Standards 
• Commission District: 5 – Commissioner Hermann 
• Staff:  Chris Bronczyk, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3612 
• E-mail: cbronczyk@washoecounty.us 


 


 
2. Special Use Permit Case Number WSUP19-0015 (Broken Hills Grading) – For possible action, 


hearing, and discussion to approve major grading of an area of approximately 2.5 acres with ±9,000 
cubic yards of fill to construct an access road to a proposed 325,000 gallon water tank. 
 


• Applicant/Property Owner: Barker-Coleman Investments 
• Location: off Kinglet Drive in the common area of the Broken 


Hills subdivision 
• Assessor’s Parcel Number: 089-621-01 
• Parcel Size: 249.8 acres 
• Master Plan Category: Suburban Residential (SR) and Rural (R) 
• Regulatory Zone: Low Density Suburban (LDS) and General Rural 


(GR) 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Authorized in Article 438, Grading and Article 810, 


Special Use Permits 
• Commission District: 4 – Commissioner Hartung 
• Staff: Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3627 
• E-mail: jolander@washoecounty.us 


 


The following case is tentatively scheduled to be heard by  
#2 – Board of Adjustment – October 3, 2019 


The following case is tentatively scheduled to be heard by  
#3 – Board of Adjustment – October 3, 2019 



mailto:cbronczyk@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2019/Files/wsup19-0015w
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3. Special Use Permit Case Number WSUP19-0016 (Boneyard Flat Grading) – For possible action, 
hearing, and discussion to approve a special use permit to allow the excavation of approximately 500,000 
cubic yards of earthen material from the Boneyard Flat area to be used as fill material throughout the 
Eagle Canyon residential area and the Spanish Springs Business Part industrial area.  The project is also 
intended to increase the holding capacity of the Boneyard Flat flood pool. 
 


• Applicant/Property Owner: Spanish Springs Associates, LP. 
• Location: North of the terminus of the Sha-Neva haul road 


and south and west of the Pebble Creek 
Subdivision 


• Assessor’s Parcel Number: 538-020-01 and 538-010-12 
• Parcel Size: ±262 and ±128 acres 
• Master Plan Categories: Rural (R) and Open Space (OS) 
• Regulatory Zone: General Rural (GR) and Open Space (OS) 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Authorized in Article 438, Grading 
• Commission District: 4 – Commissioner Hartung 
• Staff: Roger Pelham, MPA, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3622 
• E-mail: rpelham@washoecounty.us 


 


 
4. Special Use Permit Case Number WSUP19-0017 (Cold Springs Elementary Grading) – For possible 


action, hearing, and discussion to approve a special use permit to allow for grading of a ±10.07-acre 
area, including excavation of ±1,617 cubic yards of earthen material and importation of ±93 cubic yards of 
fill material to facilitate the construction of Cold Springs Elementary School. 
 


• Applicant: Washoe County School District 
  425 East 9th Street 
  Reno, NV  89512 
• Property Owner: Woodland Village Phase 22 LLC 
  4790 Caughlin Pkwy #439 
  Reno, NV  89519 
• Location: Northeast of the intersection of Briar Dr. and the 


future New Forest Dr. in Cold Springs  
• Assessor’s Parcel Number: 556-290-32 
• Parcel Size: ±10.07 Acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Cold Springs  
• Citizen Advisory Board: North Valleys  
• Development Code: Authorized in Article 810, Special Use Permits 


The following case is tentatively scheduled to be heard by  
#4 – Board of Adjustment – October 3, 2019 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2019/Files/wsup19-0016w

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2019/Files/wsup19-0017w





 


 


• Commission District: 5 – Commissioner Herman 
• Staff: Sophia Kirschenman, Park Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3623 
• E-mail: Skirschenman@washoecounty.us  


 


 
5. Special Use Permit Case Number WSUP19-0018 (Foothill Storage) – For possible action, hearing, 


and discussion to approve the establishment of a business use to store operable vehicles at 1525 Geiger 
Grade. 


 
• Applicant/Property Owner: Mark & Melanie Hain 
• Location: 1525 Geiger Grade 
• Assessor’s Parcel Number: 017-051-04 
• Parcel Size: 099 acres 
• Master Plan Category: Commercial (C) 
• Regulatory Zone: General Commercial (GC) 
• Area Plan: Southeast 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in 302, Allowed Uses & 810, Special 


Use Permits 
• Commission District: 2– Commissioner Lucey 
• Staff: Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3627 
• E-mail: jolander@washoecounty.us 


 


 
6. Special Use Permit Case Number WSUP19-0019 (Mustang Industrial Development Grading) – For 


possible action, hearing, and discussion to approve a special use permit to modify the design of grading 
that was previously permitted under Special Use Permit Case Number SB15-001, the grading has 
already been done. The applicant seeks approval of a cut slope, up to approximately 30 feet in height, 
with a slope of approximately 1.5 horizontal to 1 vertical (1.5:1) and a length of approximately 900 feet, in 
a location that was previously approved to be stabilized by terraced retaining walls.  The applicant also 
seeks approval of a rip-rap slope, up to approximately 25 feet in height, with a slope of approximately 2 
horizontal to 1 vertical (2:1) and a length of approximately 120 feet, in an area that was previously 
approved to be stabilized by a slope of 3 horizontal to 1 vertical (3:1). 


 
• Applicant: Scannell Properties 


The following case is tentatively scheduled to be heard by  
#5 – Board of Adjustment – October 3, 2019 


The following case is tentatively scheduled to be heard by  
#6 – Board of Adjustment – October 3, 2019 



mailto:Skirschenman@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2019/files/wsup19-0018w
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• Property Owner: Scannell Properties #257, LLC 
• Location: South of Mustang Road, between the railroad 


tracks and the Truckee River 
• Assessor’s Parcel Number: 084-370-07 
• Parcel Size: 45.75 Acres 
• Master Plan Category: Industrial 
• Regulatory Zone: Industrial 
• Area Plan: Truckee Canyon 
• Citizen Advisory Board: East Truckee Canyon 
• Development Code: Authorized in Article 438, Grading 
• Commission District: 4 – Commissioner Hartung 
• Staff: Roger Pelham, MPA, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3622 
• E-mail: rpelham@washoecounty.us 
 













 
Thank you,
Donna
 

Donna Fagan
Planning and Building Division| Community Services Department
dfagan@washoecounty.us | Office: 775.328.3616

1001 E. 9th Street, Reno, NV  89521
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       September 04, 2019 

Washoe County Community Services Department 

C/O Julee Olander, Planner 

1001 E Ninth Street, Bldg A 

Reno, NV 89512 

R: WADMIN19-0018 FootHill Storage  

Dear Julee, 

 In reviewing the special use permit to store operable vehicles, the Conservation District has no 
comments.  

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

 

Sincerely, 

Tyler-Shaffer 
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SOURCE:  Community Services Department, Planning and Building Division
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Planning and Building
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Post Office Box 11130                                                             April, 2018
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NEVADA
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Project Site

LEGEND     

Approved Tentative Subdivision Maps (and key number)
City of Reno
WTM19-004 Falcon Ridge North Project Site

4

Map Key Project name Units 
Approved

Units 
Remaining

8 FALCON RIDGE TOWNHOMES 142 142
9 GOLDEN MESA NORTH 115 115
10 GOLDEN MESA SOUTH 32 32
12 LADERA RANCH 356 250
21 SUN MESA 207 102
23 VALLE VISTA 75 75

Totals 927 716
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Washoe County Master Plan  SUN VALLEY AREA PLAN 

September 9, 2010 Page A-3 

Statement of Plan and Purpose 
The purpose of the Falcon Ridge Specific Plan (SP) is to provide for a high quality multi-family and 
attached single family residential project that respects the natural site features through careful placement 
of homes, preservation of open space, and hillside sensitive grading techniques.  Additionally, the SP will 
provide for architectural, landscaping, and setback standards to ensure that Falcon Ridge complements 
adjacent developments. 
 
Project Location 
Falcon Ridge consists of 25.6± acres and is located on El Rancho Drive east of Sun Valley Boulevard in 
Sun Valley.  Surrounding uses include single family residential to the south, apartments to the west and 
vacant land to the north and east.  Figure B-1 depicts the location of Falcon Ridge. 
 
Figure B-1:  Location Map 
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Washoe County Master Plan  SUN VALLEY AREA PLAN 

September 9, 2010 Page A-4 

Goals 

The Falcon Ridge Specific Plan is designed to create a medium-density residential community with a 
maximum of 269 dwelling units.  The plan is sensitive to the unique environmental characteristics of the 
property and, as such, fosters a stewardship with the natural setting, by establishing the following goals: 

1. Provide phasing of the project in one or more phases. 

2. Guarantee compatibility with adjacent existing developments by utilizing landscaped buffer areas, 
building height restrictions, curtailing of light pollution, and a maximum density of 269 dwelling units. 

3. Protect and enhance the drainage that separates the northern and southern half of the project. 

4. Provide a trail composed of decomposed granite (DG) that will connect to a City of Sparks public 
park. 

 
Land Use Compatibility 
The Falcon Ridge Specific Plan allows a maximum of 269 lots with the average lot size of 1,285 square 
feet generally following the layout depicted in Figure B-2.  The overall density will not exceed ±10.6 
dwelling units per acre. 

 
Figure B-2:  Conceptual Site Plan 
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Washoe County Master Plan  SUN VALLEY AREA PLAN 

September 9, 2010 Page A-5 

Policies to Implement the Specific Plan Goals 
1. The pedestrian trail shall be constructed prior to the recordation of the first final map or shall be 

financially guaranteed as part of the subdivision improvement agreement and completed prior to the 
issuance of a certificate of occupancy for a residential dwelling unit. 

2. Landscape buffers at a minimum of 60 feet from the single family residences to the south, 50 feet 
from the west, and 45 feet from the north and east. 

3. Establishment of an Open Space and drainage easement prior to recordation of final map. 
4. Building heights will be limited to 35 feet and be consistent with the two-story height restriction in the 

Sun Valley Area Plan Modifiers. 
5. All other goals will be upheld through the implementation and approval of the Specific Plan.  The 

developer agrees to meet all of these goals without exception. 
 
Development Standards 
Utilities 
The property included in the Falcon Ridge Specific Plan will be developed with a community water and 
sewer system.  All utilities necessary to service the property are to be funded by Falcon Ridge and turned 
over to Washoe County when the project is completed.  Goals of the utility plan include: 

1. Preserve views and landform by placing utilities underground. 

2. Screening home owners utilities from the public view. 

3. Screening by use of rocks and large boulders and natural berms. 

 
Trails 
The Falcon Ridge Specific Plan provides for a pedestrian and equestrian trail as identified in Figure B-3. 
 
Figure B-3:  Trail Location 
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The goals of the trail plan include: 

1. Connection to a City of Sparks public park to the east. 

2. Contour the trail with in the natural features. 

3. The trail will be constructed with decomposed granite. 

4. Maintenance of the trail will be by the Home Owners Association. 

 
Structural Design 
Structural guidelines are designed such that they assure any residential structures contained on the 
property are abided.  Please see Figures B-4, B-5, and B-6 for a depiction of the architecture.  The goals 
of the structural design plan include: 

1. Utilize materials that require minimum maintenance. 

2. Reflect the regional flavor of the area by the use of wood, stone, stucco or a combination of all three. 

3. Utilize material palettes and colors that enhance the natural environment. 

4. Follow the Nevada Revised Statues for Energy Conservation. 

 
Figure B-4:  Club House Architecture 
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Figure B-5:  Typical Building Elevation 1 

 
 
Figure B-6:  Typical Building Elevation 2 

 
 
Grading 
The grading considerations defined in Falcon Ridge Specific Plan will grade as little as possible and will 
follow the contours of the earth reshaping as needed.  Moreover, the entire property has already been 
graded with the last approved development and the new design will take advantage of the existing 
grading that has already occurred.  Any new grading will follow these goals which include: 

1. Minimize disruption to natural topography. 

2. Utilization of natural contours and slopes 

3. Complement the natural characteristics of the landscape. 

4. Limit grading in the drainage way to the design of the boxed culvert. 

5. Limit fill in the drainage way to the design of the boxed culvert. 

6. Use of rockery walls and benching. 

7. Preserve natural rock outcroppings. 

8. Use erosion control by slope stabilization runoff controls, collection features and Best Management 
Practices (BMP). 

 
Building Siting 
The primary building siting considerations defined in Falcon Ridge Specific can be seen in the Conceptual 
Site Plan (Figure B-2).  The goals of the building siting use plan include: 

1. Site structures clear of all earthquake faults. 

2. Introduce indigenous trees for additional shade. 

3. Slope driveways gradually for safety. 
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Recreational Amenities 
Falcon Ridge will be constructing a Club House and Pool for use by the residents and their guests.  The 
club house will include a fitness center, a great room with lounge area and big screen television, kitchen, 
and a front and back patio. 
 
Landscaping 
The landscaping and zoning concepts are required by the Falcon Ridge Specific Plan to bring harmony to 
the existing terrain.  We are including all the conditions from the Design Review Committee of the original 
approved project as well some additional features that will enhance the project.  Revegetation will occur 
in areas deemed necessary by the Design Review Committee. 

1. A minimum of 43 evergreen trees ranging from 4 feet to 10 feet will be added to the southern buffer. 

2. A minimum of 10 deciduous trees will be added to the southern buffer. 

3. A minimum of 50, five gallon shrubs will be added to the southern buffer. 

4. Drought tolerant plant species will be used throughout the project. 

5. A significant amount of evergreen trees, deciduous trees, and five gallon shrubs will be used 
throughout the entire site and around the perimeter of the project. 

6. Trees shall be placed as erosion control with irrigation in common areas. 

7. Adequate trees shall be planted to buffer the area of the eastern edge of the project bordering the 
City of Sparks. 

8. Crushed grey rock used as rock mulch will be used as decorative rock. 

9. Significant ground cover with trees and shrubs. 

10. Inert materials may be used as ground cover not to exceed 50 percent of total ground cover. 

11. Rock on rockery walls shall not be light colored, but shall blend with the surrounding terrain. 

 
Open Space/Buffers 
All open space and buffers shall be included and defined in the Falcon Ridge Specific Plan.  The goals of 
the open space/buffer plan include: 

1. Determined limits and open space areas at the time of the tentative map. 

2. Effectively screen the project with rockery walls and landscaping on all sides with the exception of a 
small section on the northwest portion of the property located in the FEMA flood zone. 

3. Incorporate buffers along the edge of property as depicted in Figure B-2. 

4. Use minimum buffer widths of 45 to 60 feet. 

 
Traffic and Access 
Traffic and access considerations as defined in the Falcon Ridge Specific Plan are designed to aid, 
protect the community, and protect the investment of individual property owners as well as surrounding 
developments.  Emergency access connections are shown in Figure B-3.  The goals of the traffic and 
access plan include: 
1. Access to Falcon Ridge will occur from El Rancho Drive. 

2. El Rancho Drive is designated as an arterial in the Regional Transportation Commission (RTC) road 
system. 

3. A traffic signal will be placed at the entrance to Falcon Ridge prior to the construction or recordation 
of the 143rd dwelling unit to mitigate traffic concerns in this area. 
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4. The developer agrees to pay up to 100 percent of the total cost of the signal. 

5. Prior to the installation of the traffic signal, a left out approach will be prohibited on El Rancho Drive 
from the southern most exit out of the development.  Left in, right in, and right out will be allowed. 

6. Widening of El Rancho Drive will occur to create a sidewalk, bike lane, and a center lane. 

7. An RTC bus stop and pad will be placed on El Rancho Drive next to Falcon Ridge. 

8. Complete re-striping and signing will occur along the modified sections of El Rancho Drive. 

 
Parking 
The parking provided at Falcon Ridge will be abundant: 

1. Every townhome will have a minimum of four spaces, two from a garage and two in front of the 
residence. 

2. Every condominium will have at least three spaces, two from a garage and one in front of the 
residences. 

3. The Club House will have seven parking spaces. 

4. Guest parking will exceed 70 spaces throughout the development. 

 
Fencing 
The goals of the fencing plan include: 

1. Maintain a natural open image. 

2. Prohibit solid perimeter fences; rockery walls will be used on the perimeter of the site. 

3. Maximize views without fences. 

 
Air Quality 
Air quality is important in the Falcon Ridge Specific Plan.  The goals of the air quality plan include: 

1. Maintain dust control during construction. 

2. Prohibit wood burning stoves as per Washoe County Code. 

 
Archeological 
There are no historic buildings or landmarks on this site. 

 
Wildlife and Fisheries Preservation 
There are no wildlife habitats or fisheries existing in the development. 

 
Fire Protection 
Falcon Ridge will be designed to implement the latest advances in fire safety and management.  The 
characteristic of the development does not lend itself to any unusual fire protection problems.  An 
Emergency Vehicle Access Road (see Figure B-2) will be constructed on the west side of the property to 
ensure the highest level of safety achievable. 

Natural Hazards 
The project site is separated north from south by a FEMA flood zone.  This flood zone will remain natural 
open space and does not pose any risk to the development. 
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Implementation 
The standards included in the Falcon Ridge Specific Plan shall be implemented through tentative map 
conditions, improvements plans, CC&Rs, or deed restrictions as appropriate.  Washoe County staff shall 
determine implementation measures prior to recordation of any final map.  A Design Review Committee 
will be established by Project CC&Rs, which will review various project design elements such as homes, 
landscape, fencing requests, etc. 
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1. Introduction 
 

This preliminary sanitary sewer analysis was prepared to support the Falcon Ridge North Tentative 

Map. The project is a proposed ±6.19 acre, 52-unit subdivision located in APN 035-721-02. The 

development is in the northeast quarter of Section 30, Township 20 North, Range 20 East, MDM 

(Vicinity Map – Figure 1). The project is currently zoned for LDU. 

 

2. Methodology 

 

Sanitary sewer flows were estimated utilizing the design criteria in Section Two of the Washoe 

County Engineering Design Standards.  Peak flows for the mains were estimated at 270-gallons 

per day per residential unit with a minimum Peaking Factor of 3 (±810-gallons/day/residential 

unit). The Manning’s Equation was utilized with a roughness coefficient (n) of 0.012 for PVC 

pipes to determine the capacities of the sanitary sewer mains.   

 

Manning’s Equation: 

 

𝑄 =
1.49

𝑛
∗ A ∗ 𝑅

2
3 ∗ 𝑆

1
2  = 𝐹𝑙𝑜𝑤 

Where: 

➢ Q = Capacity of pipe (cubic-feet per second) (cfs) 

➢ n = Manning’s runoff coefficient (unitless) ~ n = 0.012 (proposed PVC mains) 

➢ A = Cross-sectional area (ft2) 

➢ R = Hydraulic radius (ft) 

➢ S = Slope (ft/ft) 

 

3. Existing Sanitary Sewer System 

 

3.1. Layout 
 

An existing sanitary sewer trunk main is located in an existing Falcon Ridge Development in the 

parcel below (APN 035-721-01). This trunk main is 18-in and upsizes to a 21-in main running 

east. The trunk main eventually connects with infrastructure on El Rancho Drive. The existing 

sanitary sewer layout can be seen in the Figure 2. 

 

3.2. Capacity 

 

The maximum capacity of the 18-in trunk main was estimated using Manning’s Equation and 

characteristics found from Civil Improvement As-Builts. The trunk main has a slope of ±0.6% and 

is estimated to be PVC. The calculations for the main capacity are shown in Table 1.  
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Table 1: Existing Sewer Capacity 

TABLE 1 

EXISTING SEWER CAPACITY 

DIAMETER (IN) SLOPE (%) 
THEORETICAL FLOW @ 

50% FULL (cfs) 

18 0.6 4.02 

PRELIMINARY SEWER REPORT 

FALCON RIDGE NORTH TENTATIVE MAP 

 

The maximum estimated capacity of the trunk main is 4.02-cfs at 50% full. 

 

4. Proposed Sanitary Sewer System 
 

4.1. Layout 
 

The proposed sanitary sewer system will consist of 8-inch diameter mains that gravity flow along 

Street 1 and Street 2. The two mains will intersect at the south end of Street 1, where they will 

connect directly to the 18-in trunk main. All proposed sewer system will be publicly owned and 

maintained. All mains, with final design, will have a minimum velocity of 2.5 ft/s when flowing 

half full. The proposed sewer system can be seen in Figure 2 in the Appendix. 

 

4.2. Proposed Sewage Demands 
 

Utilizing the design criteria in Section Two of the Washoe County Engineering Design Standards, 

the proposed 52-unit subdivision is estimated to generate 54,600-GPD (0.084-CFS) at peak flow. 

The estimated peak flows are assumed to be that of single-family residential dwelling units. 

 

The following assumptions were made: 
 

➢ 52 – Single-Family Residential Units 

➢ Average Daily Residential Rate = 270 gallons/day 

➢ Minimum Peaking Factor (PF) ~ Per Section Two = 3 

➢ 270 gallons/day (Residential Rate) * 3.0 (PF) = ±810 gallons/day per Residential Unit 

(peak flow) 

 

Calculations: 

 

52 𝑅𝑒𝑠𝑖𝑑𝑒𝑛𝑡𝑖𝑎𝑙 𝑈𝑛𝑖𝑡𝑠 ∗ 810
𝑔𝑝𝑑

𝑅𝑒𝑠𝑖𝑑𝑒𝑛𝑡𝑖𝑎𝑙 𝑈𝑛𝑖𝑡
 = 42,120 𝑔𝑝𝑑 (0.065 𝑐𝑓𝑠) 

 

4.1. Capacity 
 

With the maximum combined flow of 42,120-gpd (0.065-CFS) produced from the Falcon Ridge 

North Development, the proposed sewer main is anticipated to handle the estimated peak flows. 

To calculate the main capacity, an 8-in PVC pipe with a slope of 0.5% was used to calculate the 
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theoretical demand to compare to the peak flow. This slope maintains a 2.5 ft/s velocity while 

flowing 50% full. Table 2 shows the proposed sewer capacity for an 8-in main. 

 

Table 2: Proposed Sewer Capacity 

TABLE 2 

PROPOSED SEWER CAPACITY 

DIAMETER 

(IN) 

SLOPE 

(%) 

THEORETICAL 

FLOW @ 50% FULL 

(cfs) 

ESTIMATED 

FLOW DEMAND 

(cfs) 

% FULL 

8 0.5 0.463 0.065 14% 

PRELIMINARY SEWER REPORT 

FALCON RIDGE NORTH TENTATIVE MAP 

 

The maximum theoretical capacity of an 8-in sewer main with a minimum slope of 0.5% is 

0.463-cfs. The proposed main has more than enough capacity to convey the proposed flows.  

 

5. Demand on Existing Sewer System 

 

With the estimated flow produced by Falcon Ridge North, and the theoretical capacity of the trunk 

main, the impacts on the existing system were analyzed. The total increase in the capacity of the 

trunk main can be seen in Table 3.  

 

Table 3: Sewer Capacity Summary 

TABLE 3 

SEWER CAPACITY SUMMARY 

THEORETICAL FLOW 

@ 50% FULL (cfs) 

PROPOSED FLOW 

DEMAND (cfs) 

% OF TOTAL 

CAPACITY @ 50% 

FULL  

4.02 0.065 2% 

PRELIMINARY SEWER REPORT 

FALCON RIDGE NORTH TENTATIVE MAP 

 

With the proposed peak flows added to the trunk main, the flow increase compared to the total 

capacity at 50% full is estimated to be ±2%.  

 

6. Discussion & Conclusion 

 

The proposed system will follow the design criteria listed in Section two of the Washoe County 

Engineering Design Standards. The proposed development will connect directly to an existing 

18-in trunk main. The existing trunk main has more than enough capacity to convey the proposed 

flows, with only an increase of ±2% of the maximal flow capacity at 50% full within the main. 

There is currently no existing infrastructure in the proposed site, and the additional flows will not 
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impact other facilities. As such, no adverse effects are anticipated to the adjacent or downstream 

sanitary sewer mains. 
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1. Introduction 

 

This preliminary hydrology report was prepared to support the Falcon Ridge North Tentative Map. Falcon 

Ridge North is the next phase of the Falcon Ridge Townhomes development, connecting to Falcon Rock 

Lane. Falcon Ridge North, a proposed 52-lot subdivision, is located in the northeast quarter of Section 30, 

Township 20 North, Range 20 East, MDM. Reference Figure 1 in the Appendix for the Vicinity Map of the 

project area. 

 

1.1. Previous Studies 

 

A previous hydrology report was written by TEC Civil Engineering Consultants in 2017 supporting the 

adjacent development of the Falcon Ridge Townhomes.  

 

1.2. Flood Zone 

 

The project is located in the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map 

(FIRM) 32031C3034G. The Panel is listed in the FEMA FIRM Index Map as being partially within an 

Unshaded Flood Zone X, Zone X, and Zone AE according to the FEMA National Flood Insurance Program. 

Reference the Appendix for a copy of the FEMA FIRM Index Map. 

 

1.3. Methodology 

 

Due to the limited size of the contributing runoff areas, the Rational Method was utilized in determining 

the existing and proposed peak runoff rates. The following elements are required in utilizing the Rational 

Method: 

 

Q = C*i*A 

 

➢ C = Rational Method Runoff Coefficient obtained from the City of Reno Design Manual (unitless) 

➢ i = Average Rainfall Intensity obtained from the National Oceanic and Atmospheric Administration 

(NOAA) Atlas (inches/ hour) 

➢ A = Watershed area (acres) 

➢ Q = Peak runoff flow (cubic feet/second) 

 

Both the detention pond and outlet structure will be sized using the Rational Method during final design.  

 

1.3.1.  Time of Concentration (Tc) 

 

A maximum time of concentration was determined by utilizing the longest drainage flow path in the 

particular hydrologic basin. The time of concentration was calculated using the given formula: 

 

Ditch and gutter travel time was calculated using the following equation: 

 

)
60

1
(

V

D
tt =  

 

Where: 

tt = ditch and gutter flow time (minutes) 

D = distance of travel (feet) 

V = velocity (feet/second) 
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Rainfall intensities were derived from the National Oceanic and Atmospheric Administration (NOAA) 

Atlas. Time of concentration values were calculated using the Truckee Meadows Regional Drainage 

Manual and the Time Travel Velocity Figure. According to Washoe County’s design standards, the 

minimum time of concentration to be used in calculations is 10 minutes. For basins that have a time of 

concentration under 10 minutes, the minimum value of 10 minutes will be substituted. The time of 

concentration values for basins with times of concentration over 10 minutes were utilized with their 

calculated value. These values were applied to the Rational Method to estimate peak flows for both the 

proposed development and the parcel as it exists currently. A copy of the NOAA Atlas Point Precipitation 

Frequency Estimate and Time Travel Velocity Figure is provided in the Appendix. 

 

2. Existing Runoff Conditions 

 

2.1. Existing Runoff Patterns 

  

The proposed Falcon Ridge North site is an undeveloped 6.19-acre parcel with large amounts of desert 

grasses, weeds, and clay-like soil types. The site has been previuosly graded, and large soil stockpikles are 

located on-site. Runoff in this area typically sheet-flows northwest to southeast. 

 

2.2. Existing Storm Drain System 

 

The existing storm drain system includes a drainage channel that runs along the northern property line of 

the project site. This channel captures runoff from the north and northwest directions and conveys the flow 

easterly. There is an additional channel just south of the property line that conveys runoff easterly. 

 

2.3. Calculations 

 

The existing runoff rates were calculated utilizing the Rational Method. Rainfall intensities were 

determined to be 1.37-inches/hour and 3.44-inches/hour for the 5-year and 100-year storm events, 

respectively. 

 
Table 1: Existing Drainage Basins Hydrology 

AREA 

RUNOFF 

COEFFICIENT (C)  

RAINFALL   

INTENSITY                 

(i) 

AREA                

(A) 

PEAK RUNOFF 

RATE                

(Q)=CiA 

(UNITLESS) (INCHES/HR) 
(ACRES) 

(FT3/SEC) 

5-YEAR 100-YEAR 5-YEAR 100-YEAR 5-YEAR 100-YEAR 

EX-1 0.40 0.50 1.37 3.44 6.19 3.39 10.65 

CONTRIBUTING-1 0.40 0.50 1.37 3.44 11.18 6.13 19.23 

TOTAL= 17.37 9.52 29.88 

 C=0.40 (5-YEAR STORM, UNDEVELOPED AREA) 

C=0.50 (100-YEAR STORM, UNDEVELOPED AREA) 

 

As indicated in Table 1, approximately 9.52 and 29.88-cfs of peak runoff are generated with predeveloped 

conditions that will be routed through the site for the 5 and 100-year storm, respectively. Reference Figure 

2 in the Appendix for the existing drainage basin layout. 
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3. Proposed Runoff Conditions 

 

3.1. Proposed Runoff Patterns  

 

Storm drain pipes, catch basins, drainage swales, and curb and gutters will be utilized throughout the site 

to maintain proper drive-aisles and prevent flooding. The storm drain infrastructure will be publicly owned 

and maintained, while the detention ponds and outlet structures will be private. The storm drain system will 

convey runoff to the proposed detention ponds and existing drainage channel just south of the project’s 

property line. With final design, the detention ponds and their respective outlet structures will be designed 

to meter flows out at existing rates. The proposed detention basins can be seen in Figure 3 provided in the 

Appendix. 

 

3.2. Calculations  
 

The proposed conditions were analyzed similarly to the existing conditions. The project site was divided 

into 7 proposed detention basins that utilized the same rainfall intensities as the existing conditions. The 

C-Values for the basins were calculated using weighted averages of impervious concrete and asphalt, 

rooftops, and open space area types given in the Truckee Meadows Regional Drainage Manual. 

 

Table 2: Proposed Drainage Basins Hydrology 

AREA 

RUNOFF 

COEFFICIENT (C)  

RAINFALL   

INTENSITY                 

(i) 

AREA                

(A) 

PEAK RUNOFF 

RATE                

(Q)=CiA 

(UNITLESS) (INCHES/HR) 
(ACRES) 

(FT3/SEC) 

5-YEAR 100-YEAR 5-YEAR 100-YEAR 5-YEAR 100-YEAR 

PRO-1 0.70 0.75 1.37 3.44 2.95 2.83 7.61 

PRO-2 0.88 0.93 1.37 3.44 0.94 1.13 3.01 

PRO-3 0.88 0.93 1.37 3.44 1.25 1.51 4.00 

PRO-4 0.50 0.55 1.37 3.44 1.11 0.76 2.10 

PRO-5 0.85 0.90 1.37 3.44 0.05 0.06 0.15 

CONTRIBUTING-1 0.40 0.50 1.37 3.44 9.28 5.09 15.96 

CONTRIBUTING-2 0.40 0.50 1.37 3.44 1.90 1.04 3.27 

TOTAL= 17.48 12.41 36.10 

0.88 (C5-YEAR) & 0.93 (C100-YEAR) (APPROXIMATE VALUES FOR PAVED STREETS/ROOFING) 

 

As indicated in Table 2, approximately 12.41 and 36.10-cfs of peak runoff are generated onsite during the 

5 and 100-year storm events, respectively. The total area of the proposed basins is larger than the existing 

due to the entrance roadway directing flows on-site. 

 
3.3. Detention Pond Volume and Discharge 

 

The excess runoff volume will be captured by the proposed detention ponds. Runoff from the site will be 

restricted through the use of a detention structure that will be sized with final design. The detention 

summary can be seen in Table 3, showing the excess runoff produced. 
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Table 3: Detention Summary 

AREA 

RUNOFF 

COEFFICIENT (C)  

RAINFALL   

INTENSITY                 

(i) 

AREA                

(A) 

PEAK RUNOFF 

RATE                

(Q)=CiA 

(UNITLESS) (INCHES/HR) 
(ACRES) 

(FT3/SEC) 

5-YEAR 100-YEAR 5-YEAR 100-YEAR 5-YEAR 100-YEAR 

EXISTING 0.40 0.50 1.37 3.44 17.37 9.52 29.88 

PROPOSED VARIES VARIES 1.37 3.44 17.48 12.41 36.10 

TOTAL AREA/DIFFERENCE= 17.48 2.79 5.94 

  

 

As shown in Table 3 below, the increase in peak runoff rates are estimated to be 2.90 and 6.23-cfs for the 

5 and 100-year storm, respectively. 

 

Detention volume is calculated by multiplying the time of concentration by the peak flows of the proposed 

and existing conditions, and then finding the difference between the two. The detention volume required 

has been calculated to be approximately 3,564-cubic feet to capture the 100-year storm. Calculations and 

methodology to determine required storage volume is shown below. 

 

3.3.1. Detention Pond Volume Calculations 

 

100-year Required Volume Calculations: 
 

𝑬𝒒𝒖𝒂𝒕𝒊𝒐𝒏 =  𝑇𝑖𝑚𝑒 𝑜𝑓 𝐶𝑜𝑛𝑐𝑒𝑛𝑡𝑟𝑎𝑡𝑖𝑜𝑛, 𝑇𝑐 (𝐦𝐢𝐧) ∗ 𝑃𝑒𝑎𝑘 𝑅𝑢𝑛𝑜𝑓𝑓 𝑅𝑎𝑡𝑒 (𝒄𝒇𝒔) ∗ 60 𝒔𝒆𝒄/𝒎𝒊𝒏 

𝑬𝒙𝒊𝒔𝒕𝒊𝒏𝒈 = 𝟏𝟎. 𝟎𝟎 𝒎𝒊𝒏 ∗ 𝟐𝟗. 𝟖𝟖 𝒄𝒇𝒔 ∗ 𝟔𝟎 𝒔𝒆𝒄/ 𝐦𝐢𝐧 = 𝟏𝟕, 𝟗𝟐𝟖 𝒇𝒕𝟑  

𝑷𝒓𝒐𝒑𝒐𝒔𝒆𝒅 = 𝟏𝟎. 𝟎𝟎 𝒎𝒊𝒏 ∗ 𝟑𝟓. 𝟖𝟐 𝒄𝒇𝒔 ∗ 𝟔𝟎 𝒔𝒆𝒄/ 𝐦𝐢𝐧 = 𝟐𝟏, 𝟒𝟗𝟐 𝒇𝒕𝟑  

𝑻𝒐𝒕𝒂𝒍 𝑽𝒐𝒍𝒖𝒎𝒆 𝑹𝒆𝒒𝒖𝒊𝒓𝒆𝒅 = 21,492 𝒇𝒕𝟑 −  17,928 𝒇𝒕𝟑 = 𝟑, 𝟓𝟔𝟒 𝒇𝒕𝟑  
 

Provided Volume Calculations: 
 

2,401 𝒇𝒕𝟐 (𝑇𝑜𝑡𝑎𝑙 𝐷𝑒𝑛𝑡𝑒𝑛𝑡𝑖𝑜𝑛 𝑃𝑜𝑛𝑑 𝐴𝑟𝑒𝑎) ∗  3 𝒇𝒕 (𝐴𝑣𝑒𝑟𝑎𝑔𝑒 𝐷𝑒𝑝𝑡ℎ/𝑃𝑜𝑛𝑑) = 7,203 𝒇𝒕𝟑 

 

The initial estimations and detention pond design show that there is more than enough storage for the 

100-year storm event. With final design, the detention ponds will be adequately sized and allow for metered 

flow that matches historical rates.  

 
4.  Discussion/ Conclusions 

 

The proposed Falcon Ridge North project will be developed as a 52-lot subdivision. The proposed 

development will be graded to convey runoff primarily northwest to southeast as per existing runoff 

conditions. Runoff will be collected and conveyed to detention ponds that will be accurately sized to detain 

the increase in peak runoff volume from the 5 and 100-year storm events. The ponds will be equipped with 

outlets sized to restrict discharge to less than existing runoff rates. With the development of the Falcon 

Ridge North Development and required storm drain improvements, runoff discharge and management will 

be designed to remain below historic (predeveloped) flow rates and volumes. Therefore, no adverse effects 

are anticipated to the adjacent or downstream properties. 
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APPENDIX 
 

➢ TRAVEL TIME VELOCITY FIGURE (FIGURE 701) 

➢ NOAA ATLAS POINT PRECIPITATION FREQUENCY ESTIMATE  

➢ FEMA FIRM MAP #32031C3034G 

➢ FIGURE 1: VICINITY MAP 

➢ FIGURE 2: EXISTING DRAINAGE BASINS 

➢ FIGURE 3: PROPOSED DRAINAGE BASINS 
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Part 630 
National Engineering Handbook

Time of ConcentrationChapter 15

15–8 (210–VI–NEH, May 2010)

Figure 15–4 Velocity versus slope for shallow concentrated flow

Flow type Depth 
(ft)

Manning’s n Velocity equation 
(ft/s)

Pavement and small upland gullies 0.2 0.025 V =20.328(s)0.5

Grassed waterways 0.4 0.050 V=16.135(s)0.5

Nearly bare and untilled (overland flow); and alluvial fans in western mountain 
regions

0.2 0.051 V=9.965(s)0.5

Cultivated straight row crops 0.2 0.058 V=8.762(s)0.5

Short-grass pasture 0.2 0.073 V=6.962(s)0.5

Minimum tillage cultivation, contour or strip-cropped, and woodlands 0.2 0.101 V=5.032(s)0.5

Forest with heavy ground litter and hay meadows 0.2 0.202 V=2.516(s)0.5

Table 15–3 Equations and assumptions developed from figure 15–4
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8/8/2019 Precipitation Frequency Data Server

https://hdsc.nws.noaa.gov/hdsc/pfds/pfds_printpage.html?lat=39.5708&lon=-119.7779&data=intensity&units=english&series=pds 1/4

NOAA Atlas 14, Volume 1, Version 5 
Location name: Sun Valley, Nevada, USA* 
Latitude: 39.5708°, Longitude: -119.7779° 

Elevation: 4572.52 ft**
* source: ESRI Maps 

** source: USGS

POINT PRECIPITATION FREQUENCY ESTIMATES

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey

Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches/hour)1

Duration
Average recurrence interval (years)

1 2 5 10 25 50 100 200 500 1000

5-min 1.08
(0.912‑1.24)

1.33
(1.13‑1.56)

1.80
(1.52‑2.11)

2.24
(1.88‑2.65)

2.99
(2.46‑3.59)

3.68
(2.93‑4.48)

4.51
(3.48‑5.57)

5.52
(4.09‑6.96)

7.18
(4.99‑9.35)

8.68
(5.78‑11.6)

10-min 0.816
(0.696‑0.942)

1.01
(0.864‑1.19)

1.37
(1.16‑1.61)

1.70
(1.44‑2.02)

2.27
(1.87‑2.73)

2.80
(2.23‑3.41)

3.44
(2.65‑4.24)

4.21
(3.11‑5.30)

5.46
(3.80‑7.12)

6.60
(4.40‑8.80)

15-min 0.676
(0.576‑0.780)

0.840
(0.712‑0.988)

1.13
(0.960‑1.34)

1.41
(1.19‑1.67)

1.88
(1.55‑2.26)

2.32
(1.84‑2.82)

2.84
(2.19‑3.50)

3.48
(2.58‑4.38)

4.51
(3.14‑5.88)

5.46
(3.64‑7.27)

30-min 0.456
(0.388‑0.526)

0.566
(0.480‑0.664)

0.762
(0.646‑0.898)

0.948
(0.802‑1.12)

1.26
(1.04‑1.52)

1.56
(1.24‑1.90)

1.91
(1.48‑2.36)

2.34
(1.73‑2.95)

3.04
(2.12‑3.96)

3.67
(2.45‑4.89)

60-min 0.282
(0.240‑0.325)

0.350
(0.297‑0.411)

0.471
(0.400‑0.556)

0.587
(0.496‑0.696)

0.783
(0.644‑0.939)

0.966
(0.769‑1.17)

1.18
(0.913‑1.46)

1.45
(1.07‑1.83)

1.88
(1.31‑2.45)

2.27
(1.52‑3.03)

2-hr 0.188
(0.166‑0.216)

0.232
(0.206‑0.268)

0.298
(0.262‑0.344)

0.356
(0.307‑0.410)

0.445
(0.373‑0.518)

0.525
(0.429‑0.620)

0.617
(0.490‑0.740)

0.744
(0.564‑0.922)

0.970
(0.696‑1.24)

1.18
(0.814‑1.53)

3-hr 0.149
(0.133‑0.168)

0.185
(0.167‑0.210)

0.232
(0.207‑0.264)

0.270
(0.239‑0.307)

0.324
(0.282‑0.371)

0.371
(0.316‑0.430)

0.428
(0.358‑0.504)

0.504
(0.411‑0.620)

0.652
(0.507‑0.832)

0.791
(0.592‑1.03)

6-hr 0.104
(0.094‑0.116)

0.130
(0.117‑0.146)

0.161
(0.145‑0.182)

0.185
(0.165‑0.209)

0.217
(0.190‑0.245)

0.240
(0.207‑0.274)

0.264
(0.225‑0.305)

0.293
(0.244‑0.343)

0.344
(0.280‑0.422)

0.401
(0.321‑0.521)

12-hr 0.067
(0.061‑0.075)

0.084
(0.076‑0.094)

0.106
(0.095‑0.118)

0.123
(0.110‑0.137)

0.145
(0.128‑0.164)

0.162
(0.141‑0.184)

0.179
(0.153‑0.207)

0.196
(0.165‑0.229)

0.220
(0.179‑0.262)

0.239
(0.190‑0.291)

24-hr 0.042
(0.038‑0.047)

0.052
(0.048‑0.059)

0.067
(0.060‑0.074)

0.078
(0.070‑0.087)

0.094
(0.084‑0.104)

0.106
(0.094‑0.119)

0.119
(0.105‑0.134)

0.133
(0.116‑0.150)

0.152
(0.130‑0.173)

0.167
(0.141‑0.192)

2-day 0.025
(0.022‑0.028)

0.031
(0.028‑0.035)

0.040
(0.036‑0.045)

0.047
(0.042‑0.052)

0.057
(0.050‑0.063)

0.064
(0.057‑0.072)

0.072
(0.063‑0.082)

0.081
(0.070‑0.093)

0.093
(0.078‑0.108)

0.102
(0.085‑0.121)

3-day 0.018
(0.016‑0.020)

0.023
(0.020‑0.025)

0.029
(0.026‑0.033)

0.034
(0.031‑0.038)

0.042
(0.037‑0.047)

0.048
(0.042‑0.054)

0.054
(0.047‑0.061)

0.061
(0.052‑0.069)

0.070
(0.059‑0.081)

0.078
(0.064‑0.091)

4-day 0.014
(0.013‑0.016)

0.018
(0.016‑0.021)

0.024
(0.021‑0.026)

0.028
(0.025‑0.031)

0.034
(0.030‑0.038)

0.039
(0.034‑0.044)

0.045
(0.039‑0.051)

0.050
(0.043‑0.058)

0.059
(0.049‑0.068)

0.065
(0.054‑0.077)

7-day 0.010
(0.009‑0.011)

0.012
(0.011‑0.014)

0.016
(0.014‑0.018)

0.019
(0.017‑0.022)

0.023
(0.020‑0.026)

0.027
(0.023‑0.030)

0.030
(0.026‑0.035)

0.034
(0.029‑0.039)

0.039
(0.033‑0.046)

0.044
(0.036‑0.052)

10-day 0.008
(0.007‑0.009)

0.010
(0.009‑0.011)

0.013
(0.011‑0.014)

0.015
(0.013‑0.017)

0.018
(0.016‑0.021)

0.021
(0.018‑0.024)

0.023
(0.020‑0.027)

0.026
(0.022‑0.030)

0.030
(0.025‑0.035)

0.033
(0.027‑0.039)

20-day 0.005
(0.004‑0.005)

0.006
(0.005‑0.007)

0.008
(0.007‑0.009)

0.009
(0.008‑0.010)

0.011
(0.009‑0.012)

0.012
(0.011‑0.014)

0.014
(0.012‑0.016)

0.015
(0.013‑0.017)

0.017
(0.014‑0.020)

0.019
(0.016‑0.022)

30-day 0.003
(0.003‑0.004)

0.004
(0.004‑0.005)

0.006
(0.005‑0.006)

0.007
(0.006‑0.008)

0.008
(0.007‑0.009)

0.009
(0.008‑0.010)

0.010
(0.009‑0.012)

0.011
(0.010‑0.013)

0.013
(0.011‑0.015)

0.014
(0.012‑0.016)

45-day 0.003
(0.002‑0.003)

0.004
(0.003‑0.004)

0.005
(0.004‑0.005)

0.005
(0.005‑0.006)

0.006
(0.006‑0.007)

0.007
(0.006‑0.008)

0.008
(0.007‑0.009)

0.009
(0.007‑0.010)

0.010
(0.008‑0.011)

0.010
(0.009‑0.012)

60-day 0.002
(0.002‑0.003)

0.003
(0.003‑0.003)

0.004
(0.003‑0.004)

0.005
(0.004‑0.005)

0.005
(0.005‑0.006)

0.006
(0.005‑0.007)

0.006
(0.006‑0.007)

0.007
(0.006‑0.008)

0.008
(0.007‑0.009)

0.008
(0.007‑0.009)

1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for
a given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.
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