
       Planning Commission Staff Report 
  Meeting Date:  April 6, 2021 Agenda Item: 8A 

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: WTM21-005 Lupin Street 

BRIEF SUMMARY OF REQUEST: To approve a tentative subdivision map 
to allow the subdivision of 3.83 acres 
into 11 lots  

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

CASE DESCRIPTION 
For hearing, discussion and possible action to approve a 
tentative subdivision map to allow the division of three 
contiguous parcels at 5840 Lupin Drive and 5845 & 5455 
Pearl Drive, totaling 3.84 acres into 11 lots ranging from 
12,004 sf. to 15,337 sf. in size with access to the 
development from Lupin Drive. 

Applicant: Star West Homes 
Property Owner: Caleb Associates LLC 
Location: 5845 & 5855 Pearl Dr. 

and 5840 Lupin Dr. 
APN: 085-461-02, 03 & 04
Parcel Sizes: 1.92, 0.95, 0.96 acres 
Master Plan: Suburban Residential 

(SR) 
Regulatory Zone: Medium Density 

Suburban (MDS) 
Area Plan: Sun Valley 
Citizen Advisory Board: Sun Valley 
Development Code: Article 608, Tentative 

Subdivision Maps 
Commission District: 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 WTM21-005 (Lupin & Pearl Streets) 
for Star West Homes, having made all ten findings in accordance with Washoe County Code Section 110.608.25: 

(Motion with Findings on Page 8-9) 
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The technical reports submitted with the project application are very lengthy.  To review the complete 
project application with technical reports on-line click here or contact Planning at 775-328-6100 to 
have a copy sent by email or for a paper copy. 
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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 ensure 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 WTM21-005 are attached 
to this staff report and will be included with the action order.   
The subject 3 parcels totaling 3.83 acres have a regulatory zone of Medium Density Suburban 
(MDS).  The applicant is requesting to create 11 lots with an overall density of 2.84 dwellings per 
acre, which 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.  
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Vicinity Map 

 

Site Plan 
  

085-461-04 

085-461-02 

085-461-03 
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Project Evaluation 
The applicant is proposing to divide three adjacent parcels owned by the same owner into 11-lots 
ranging in size from 12,004 sf to 15,337 sf.  The lots will be accessed from Lupin Drive and the 
applicants are proposing the construction of a new public street, Caleb Court.  There will be no 
common areas, however a homeowner’s, property owner’s or maintenance association will be 
established to maintain all drainage facilities.  
The parcels are within the Sun Valley Area Plan and have a master plan designation of Suburban 
Residential (SR) and a regulatory zone of Medium Density Suburban (MDS).  The surrounding 
parcels have the same master plan designation and regulatory zone.  The new 11-lots will comply 
with all Washoe County standard setbacks and building standards. The overall density of the 
development will be ±2.84 dwelling units per acre. The proposed lots will comply with the MDS 
minimum lot size requirement of 12,000 sf and the MDS minimum width requirement of 80 feet.  
The parcels are vacant and relatively flat and only minor grading of approximately 4,900 cubic yards 
will be required according to the application.  All material will be balanced on site and no material 
will be imported.   

 

Washoe County School District 
The proposed development is zoned for Palmer Elementary School, Desert Skies Middle School, 
and Spanish Springs High School.  The opening of the new Hug High School in the fall of 2022 will 
absorb the enrollment for high school students, changing from Spanish Springs High School to the 
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new Hug High School. The project is calculated to generate 2 elementary students, 1 middle school 
student, and 2 high school students.   

The following table details current and future-projected student enrollment capacity percentages 
for each school: 

School 2020/21 2024/25 2029/30 

Palmer ES 82% 89% 86% 

Desert Skies MS 76% 64% 64% 

Spanish Springs HS 112% N/A N/A 

New Hug HS N/A 88% 83% 

Infrastructure/ Public Facilities and Services 
The site is located in an area with existing infrastructure and municipal services that are either in 
place or can be easily established.  The parcels are within the Sun Valley General Improvement 
District (SVGID) service area and will comply with all SVGID regulations and policies. 
The small size of the development did not require a traffic study.  Based on the number of homes 
approximately 110 average daily trip should be anticipated, which will not significantly impact the 
roadways in the area. 

Area Plan Evaluation 
The subject parcel is located within the Sun Valley Area Plan.  The following are the pertinent policies 
from the Area Plan: 

Relevant Area Plan Policies Reviewed 
 

Policy Brief Policy Description Complies Condition of Approval 
SUN.1.7 Impacts of development included in 

SVGID’s water resources facilities plan 
Yes Yes 

SUN 10.1 Development within the Sun Valley 
SCMA to connect to community water 

Yes No 

Goal 12 Wastewater treatment and disposal will 
be provided according to best practices 
for sustainable resource development 

Yes Yes 

 

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

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

Responded Provided 
Conditions 

Contact  

Nevada Dept of Env 
Protection 

☒ ☐ ☐  

Nevada Dept of Water 
Resources 

☒ ☐ ☐  

Washoe County Building & 
Safety 

☒ ☒ ☐  

Washoe County Parks & 
Open Spaces 

☒ ☒ ☐  

Washoe County Water Rights  ☒ ☒ ☒ Vahid Behmaram 
vbehmaram@washoecounty.us 

Washoe County Engineering ☒ ☒ ☒ Leo Vesely / Michell Fink 
lvesely@washoecounty.us 
mfink@washoecounty.us 

Washoe County Sherriff ☒ ☒ ☐  
WCHD – Air Quality ☒ ☒ ☐  
WCHD – Environment Health ☒ ☒ ☐  
WCHD- EMS ☒ ☒ ☐  
Truckee Meadows Fire 
Protection District 

☒ ☒ ☒ Dale Way 
dway@tmfpd.us / blemon@tmfpd.us 

RTC Washoe ☒ ☒ ☐  
Washoe Storey Conservation 
District 

☒ ☒ ☐  

Washoe County School 
District 

☒ ☒ ☐  

Sun Valley GID ☒ ☒ ☒ Chris Melton 
CMelton@svgid.com 

Washoe County Animal 
Control 

☒ ☒ ☐  

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

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 tentative subdivision map.  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, as explained within the staff report. 

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 subdivision is consistent with the Master Plan and the Sun 
Valley Area Plan, as explained within the staff report. 

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

WTM21-005 
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 Staff Comment:  The site is relatively flat and physically suited for the residential 
development. 

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 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: The design of the subdivision and type of improvements 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. 
Staff Comment: The proposed development has taken all easements into consideration and 
will not conflict with the easements in regard 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 proposed development has been reviewed by several agencies to 
confirm that all necessary access is available. Caleb Court will be designed to provide 
appropriate access for emergency vehicles and pedestrian access will be provided to 
surrounding adjacent lands off Pearl Drive.   

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

 Staff Comment: Caleb Court will be dedicated to Washoe County and built to County 
standards and will be consistent with the master plan. 

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. 

Recommendation 
After a thorough analysis and review, Tentative Subdivision Map Case Number WTM21-005 is being 
recommended for approval with conditions. Staff offers the following motion for the Planning 
Commission’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 
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Tentative Subdivision Map Case Number WTM21-005 for Star West Homes, 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; 

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: Star West Homes, 8745 Technology Way #F, Reno, NV 89521, Email: 

kevin@starwesthomes.com 
 
Owner: Caleb Associates, LLC, 8745 Technology Way #F, Reno, NV 89521, Email: 

kevin@starwesthomes.com 
 
Consultant: Robison Engineering, 846 Victorian Avenue., Sparks, NV 89431, Email: 

rebecca@robisoneng.com 
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Conditions of Approval 
Tentative Subdivision Map Case Number WTM21-005 

The project approved under Tentative Subdivision Map Case Number WTM21-005 shall be 
carried out in accordance with the conditions of approval granted by the Planning Commission on 
April 6, 2021. 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 subdivision 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 final subdivision 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: 

WTM21-005 
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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 final subdivision 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.

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.

WTM21-005 
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f. All final maps shall contain the applicable portions of the following jurat:

THE TENTATIVE MAP FOR TM case number for map name WAS 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON DATE. 

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 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>. 

WTM21-005 
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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. 

i. 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
on-site improvements.

l. 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
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Building Division of the name, address, telephone number and contact person of the new 
purchaser within thirty (30) days of the final sale. 

m. Failure to comply with the conditions of approval shall render this approval null and void.

o. Construction work hours will be limited to 7am to 7pm Monday to Saturday.

p. Any imported earthen materials shall be “certified weed free” in order to prevent the
spread of noxious weeds within the county.

r. The grading on site shall be in compliance with applicable best management practices to
minimize erosion.

Washoe County Engineering and Capital Projects 

2. The following conditions are requirements of the Engineering and Capital Projects, which shall
be responsible for determining compliance with these conditions.

Contact:  Leo Vesely, 775.328.2313, 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 or private 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. 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.

d. A note on the final map shall indicate that all drainage facilities shall be privately
maintained and perpetually funded by the home owners, property owners or
maintenance association.  The maintenance of the drainage facilities shall also be
addressed in the home owners, property owners or maintenance association
documents to the satisfaction of the District Attorney’s Office.

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

f. 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.

g. 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.

h. 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 street rights-of-way.

i. A design level geotechnical investigation with fault study shall be provided with the
submittal of each final map.

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

WTM21-005 
EXHIBIT A

mailto:mgump@washoecounty.us


Conditions of Approval 

Tentative Subdivision Map Case Number WTM21-005 
Page 6 of 8 

k. 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.

l. A homeowner’s, property owners or maintenance association shall be created with the
first final map for the purpose of maintaining Caleb Court (if private), any common areas
and drainage facilities.

Washoe County Engineering Division – Drainage (County Code 110.420) 

m. 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.

n. 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.

o. 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.

p. Any increase in stormwater runoff flow rate resulting from the development and based on
the 5 year and 100 storm(s) shall be detained onsite.

q. 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.”

r. Standard reinforced concrete headwalls or other approved alternatives shall be placed
on the inlet and outlet of all drainage structures, and rock riprap shall be used to prevent
erosion at the inlets and outlets of all culverts.

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

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

u. 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.

v. 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.

w. Drainage easements shall be provided for all drainage runoff that crosses more than one
lot.

x. 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.
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Tentative Subdivision Map Case Number WTM21-005 
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y. Prior to the finalization of the first final map, an operation and maintenance plan for the
maintenance of the project’s detention basin and drainage facilities shall be developed in
accordance with the Washoe County Code Article 421.  The Operation and Maintenance
Plan shall be incorporated into the project CC&R’s to the satisfaction of the County
Engineer and District Attorney’s Office.

z. 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 homeowner’s, property owner’s or
maintenance association documents to the satisfaction of the County Engineer and the
District Attorney’s Office.

Washoe County Engineering Division – Traffic and Roadway (County Code 110.436) 

Contact Information:  Leo Vesely, P.E (775) 328-2313 or Mitchell Fink (775) 328-2050 

aa. 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. 

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

cc. For any utilities placed in existing County streets, the streets shall be repaired to the
satisfaction of the County Engineer. At a minimum, this will require full depth removal and
replacement of asphalt for half the street width, or replacement of non-woven pavement
reinforcing fabric with a 2” asphalt overlay for half the street width. Type II slurry seal is
required for the entire street width with either option. Full width street improvements may
be required if the proposed utility location is too close to the centerline of the existing
street.

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

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

ff. All roadways shall be constructed with a minimum of 4 inches of hot-mix asphalt meeting 
the requirements of Washoe County. 

gg. Within the subdivision, sidewalks shall be constructed on both sides of Caleb Court and 
shall meet ADA requirements. 

hh. A 20 foot minimum setback is required between the back of the sidewalk and the front of 
the garage. 

ii. 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.

jj. The Caleb Court right-of-way shall have 20 foot radius returns with the right-of-way of 
Lupin Drive. 

kk. Caleb Court shall be constructed to either Washoe County or private road standards. 

3. Water Rights & Water Resources Management The following conditions are requirements
of Water Rights & Water Resources Management, which shall be responsible for determining
compliance with these conditions.
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Tentative Subdivision Map Case Number WTM21-005 
Page 8 of 8 

Contact:  Vahid Behmaram Behrman,775.954.4647,  vbehmaram@washoecounty.us 

a. There are no water rights conditions for approval of this tentative map.  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 expansion of water and sewer
services and annexation to SVGID service area.

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

Sun Valley General Improvement District (SVGID) 

4. The following conditions are requirements of the Sun Valley General Improvement District (SV
GID), which shall be responsible for determining compliance with these conditions.

Contact:  Chris Melton, 775-673-2253, cmelton@svgid.com

a. The parcels are located on 5800 block of Lupin and are in SVGID service area and will be
subject to water and wastewater capacity study.

b. SVGID will be the water and wastewater provider.

c. Water rights may be required for development and will be dedicated to SVGID via TMWA
Wholesale Will Serve.

d. SVGID to be signature on the Jurat.

e. The development will be in compliance with applicable regulations and policies of the Sun
Valley General Improvement District shall be required.

f. Development will subject to SVGID water and wastewater facility fees.

Truckee Meadows Fire Protection District (TMFPD) 

5. The following conditions are requirements of the Truckee Meadows Fire Protection District,
which shall be responsible for determining compliance with these conditions. Unless
otherwise stated, these conditions shall be met prior to the issuance of any building or
grading permit or on an ongoing basis (phased development) as determined by TMFPD.

Any future development of a single, multiple, or all parcels will be subject to currently adopted
Fire and Wildland-Urban Interface Codes at the time of development on the specific parcel.

Contact Name – Dale Way / Brittany Lemon, 775.326.6000, dway@tmfpd.us / 

blemon@tmfpd.us 

a. The Truckee Meadows Fire Protection District (TMFPD) will require that this project meet the
requirements of Washoe County Code 60 to include infrastructure, access, and water for fire
suppression.

*** End of Conditions *** 

WTM21-005 
EXHIBIT A

mailto:dway@tmfpd.us
mailto:blemon@tmfpd.us


COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

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

Date: March 15, 2021 

To: Julee Olander, Planner 

From: Leo Vesely, P.E., Licensed Engineer 

Re: WTM21-005 Lupin & Pearl Streets Subdivision (11 Lots) 

GENERAL PROJECT DISCUSSION   

Washoe County Engineering staff has reviewed the above referenced application.  The proposed project 
consists of an 11 lot subdivision and is located between Lupin Drive and Pearl Drive north of E. 8th Avenue 
on approximately 3.8 acres with a private street accessing from Lupin Drive.  The Engineering Division 
recommends approval subject to the following comments and conditions of approval, which supplement 
applicable County Code and are based upon our review of the site and the tentative map application 
prepared by Robison Engineering. The Engineering Division shall determine compliance with the following 
conditions of approval. 

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

Washoe County Engineering Division – Land Development 

1. The following conditions are requirements of the Washoe County Engineering Division, Land
Development Program, which shall be responsible for determining compliance with these conditions.
Contact Name:  Leo Vesely, P.E.  (775) 328-2313

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 or private 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. 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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Subject: Lupin & Pearl Subdivision WTM21-0005 (11 Lots) 
Date: March 15, 2021 
Page: 2 

d. A note on the final map shall indicate that all drainage facilities shall be privately maintained and
perpetually funded by the home owners, property owners or maintenance association.  The
maintenance of the drainage facilities shall also be addressed in the home owners, property
owners or maintenance association documents to the satisfaction of the District Attorney’s
Office.

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

f. 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.

g. 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.

h. 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 street rights-of-way.

i. A design level geotechnical investigation with fault study shall be provided with the submittal of
each final map.

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

k. 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.

l. A home owners, property owners or maintenance association shall be created with the first final
map for the purpose of maintaining Caleb Court (if, private), any common areas and drainage
facilities.

Washoe County Engineering Division – Drainage (County Code 110.420) 

2. The following conditions are requirements of the Washoe County Engineering Division, Drainage
Program, which shall be responsible for determining compliance with these conditions.
Contact Name:  Leo Vesely, P.E.  (775) 328-2313

a. 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.

b. 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.

c. 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.

d. Any increase in stormwater runoff flow rate resulting from the development and based on the 5
year and 100 storm(s) shall be detained onsite.
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Subject: Lupin & Pearl Subdivision WTM21-0005 (11 Lots) 
Date: March 15, 2021 
Page: 3 

e. 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.”

f. Standard reinforced concrete headwalls or other approved alternatives shall be placed on the inlet
and outlet of all drainage structures, and rock riprap shall be used to prevent erosion at the inlets
and outlets of all culverts.

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

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

i. 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.

j. 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.

k. Drainage easements shall be provided for all drainage runoff that crosses more than one lot.
l. 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.

m. Prior to the finalization of the first final map, an operation and maintenance plan for the
maintenance of the project’s detention basin and drainage facilities shall be developed in
accordance with the Washoe County Code Article 421.  The Operation and Maintenance Plan shall
be incorporated into the project CC&R’s to the satisfaction of the County Engineer and District
Attorney’s Office.

n. 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 home owners, property owners or maintenance association documents to the satisfaction of
the County Engineer and the District Attorney’s Office.

Washoe County Engineering Division – Traffic and Roadway (County Code 110.436) 
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Subject: Lupin & Pearl Subdivision WTM21-0005 (11 Lots) 
Date: March 15, 2021 
Page: 4 

3. The following conditions are requirements of the Washoe County Engineering Division, Traffic and
Roadway Program, which shall be responsible for determining compliance with these conditions.
Contact Information:  Leo Vesely, P.E (775) 328-2313 or Mitchell Fink (775) 328-2050

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. Street names shall be reviewed and approved by the Regional Street Naming Coordinator.
c. For any utilities placed in existing County streets, the streets shall be repaired to the satisfaction

of the County Engineer. At a minimum, this will require full depth removal and replacement of
asphalt for half the street width, or replacement of non-woven pavement reinforcing fabric with a
2” asphalt overlay for half the street width. Type II slurry seal is required for the entire street width
with either option. Full width street improvements may be required if the proposed utility location
is too close to the centerline of the existing street.

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

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

f. All roadways shall be constructed with a minimum of 4 inches of hot-mix asphalt meeting the
requirements of Washoe County.

g. Within the subdivision, sidewalks shall be constructed on both sides of Caleb Court and shall
meet ADA requirements.

h. A 20 foot minimum setback is required between the back of the sidewalk and the front of the
garage.

i. 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.

j. The Caleb Court right-of-way shall have 20 foot radius returns with the right-of-way of Lupin
Drive.

k. Caleb Court shall be constructed to either Washoe County or private road standards.

Washoe County Engineering Division – Utilities (County Code 422 & Sewer Ordinance) 

4. The following conditions are requirements of the Washoe County Engineering Division, Utilities
Program, which shall be responsible for determining compliance with these conditions.
Contact Information:  Tim Simpson, P.E.  (775) 954-4648

a. There are no utility related conditions of approval.
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Julee Olander, Planner 
Washoe County – Community Services Department 
1001 E. Ninth St 
Reno, NV 89512 
775.328.3627 

February 23, 2021 

Re: WTM21-005 (Lupin Street) – Conditions of Approval 

Truckee Meadows Fire Protection District (TMFPD) 
The following conditions are requirements of the Truckee Meadows Fire Protection District, which shall 
be responsible for determining compliance with these conditions. Unless otherwise stated, these 
conditions shall be met prior to the issuance of any building or grading permit or on an ongoing basis 
(phased development) as determined by TMFPD. 
Any future development of a single, multiple, or all parcels will be subject to currently adopted Fire 
and Wildland-Urban Interface Codes at the time of development on the specific parcel. 

Contact Name – Brittany Lemon, 775.326.6000, blemon@tmfpd.us 

Fire Apparatus Access Roads 

1. Fire apparatus access roads shall be in accordance with International Fire Code Appendix D
and all other applicable requirements of the IFC. (IFC 503.1 / D101.1)

2. Approved fire apparatus access roads shall be required for every facility, building, or portion of
a building hereafter constructed or moved into or within the jurisdiction. The fire apparatus
access roads shall comply with the requirements of IFC Section 503 and Appendix D and shall
extend to within 150 feet of all portions of the facility and all portions of the exterior walls of
the first story of the building as measured by an approved route (as the hose lays around
obstructions) around the exterior of the building or facility. (IFC 503.1.1)

3. Fire apparatus access roads shall have an all-weather surface and be capable of supporting
the weight of TMFPD apparatus (80,000 pounds). (IFC 503.2.3 / D102.1)

4. Fire apparatus access roads shall have a minimum width of 20 feet (with no parking), 26 feet
(one side parking), and 32 feet (parking on both sides), exclusive of shoulders, and an
unobstructed vertical clearance of not less than 13 feet 6 inches. (IFC 503.2.1 / D103.6.1 /
D103.6.2)
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5. Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall
be 26 feet (7925 mm), exclusive of shoulders (see Figure D103.1). (IFC D103.1)

6. Fire apparatus access roads less than the width required for parking on both sides shall be
marked and/or signed in accordance with Section 503.3 and Appendix D103.6 to identify such
roads or prohibit the obstruction thereof. The means by which fire lanes are designated shall
be maintained in a clean and legible condition at all times and be replaced or repaired when
necessary to provide adequate visibility. (IFC 503.3 / D103.6)

7. Fire apparatus access roads shall not exceed 10 percent in grade. Angles of approach and
angles of departure must not exceed 6 percent for 25 feet before or after the grade change.
(IFC D103.2 / 503.2.8)

8. Fire apparatus access roads shall have a minimum inside turning radius of 28 feet, and a
minimum outside turning radius of 52 feet. (IFC D103.3)

9. Dead-end fire apparatus access roads in excess of 150 feet shall be provided with width and
turnaround provisions in accordance with Table D103.4. (IFC D103.4)

10. Developments of one- or two-family dwellings where the number of dwelling units exceeds 30
shall be provided with two separate and approved fire apparatus access roads. (IFC D107.1)

Fire Protection Water Supplies 

1. An approved water supply capable of supplying the required fire flow for fire protection shall be
provided to premises on which facilities, buildings or portions of buildings are hereafter
constructed or moved into or within the jurisdiction. (IFC 507.1)

2. The number of fire hydrants available to a building shall be not less than the minimum
specified in Table C102.1. (IFC C102.1)

3. Fire hydrant systems shall comply with Washoe County Standard Detail W-23 and IFC
Sections 507.5.1 through 507.5.6. (IFC 507.5 / Washoe County Code)

4. Fire hydrants must be spaced at a maximum separation of 500 feet along the required
apparatus access lane in residential areas and 1,000 feet where not required for structures to
provide for transportation hazards. Hydrant spacing may be increased by 125 feet if all
structures within the development are provided with fire sprinkler protection. There is no
allowable increase for hydrants installed for transportation hazards. (IFC Table C102.1)

5. In developments with R-3 occupancies, where a portion of the facility or building hereafter
constructed or moved into or within the jurisdiction is more than 600 feet (122 m) from a
hydrant on a fire apparatus access road, as measured by an approved route around the
exterior of the facility or building, on-site fire hydrants and mains shall be provided where
required by the fire code official. (IFC 507.5.1)
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6. Unobstructed access to fire hydrants shall be maintained at all times. The fire department shall
not be deterred or hindered from gaining immediate access to fire protection equipment or fire
hydrants. (IFC 507.5.4)

7. A 3-foot minimum clear space shall be maintained around the circumference of fire hydrants,
as measured from the furthest edge of a fire hydrant in any direction. (IFC 507.5.5)

8. Fire hydrants shall not be located within six feet of a driveway, power pole, or light standard.
(IFC 507.5.6)

9. Fire hydrants shall be located adjacent to apparatus access lanes and a minimum of four feet
and a maximum of seven feet from back of curb. Provide a detail on the plans. (IFC 507.5.6)

10. Fire hydrants shall have a concrete pad around the base in accordance with Washoe County
Standard Detail W-23.

International Wildland-Urban Interface Code 

1. All parcels located in other than a Low Hazard WUI Rating shall comply with all provisions of
the IWUI as adopted and amended by TMFPD and Washoe County Building.

2. The IWUI Fire Hazard designation for your project is available on the provided Washoe
Regional Mapping System link. (https://gis.washoecounty.us/wrms/firehazard). After you have
found your property using the address search feature, the color of the background area will
indicate your wildland fire risk.

3. When you have determined your Fire Risk Rating use the link provided, to determine the
IWUIC construction and defensible space requirements.
(https://www.washoecounty.us/building/Files/Files/2012%20WUI%20CODE%20GUIDE_rev%2
011-25-13.pdf).
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From: cmelton@svgid.com
To: Olander, Julee
Cc: Jennifer Merritt
Subject: WTPM21-005 Lupin Dr. SVGID review and Comments
Date: Friday, February 19, 2021 2:47:26 PM

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

Good afternoon Julee,

This email is in response to WTPM21-005 Lupin Dr., APN: 085-461-02 (1.92 Acres), 03 (0.96 Acres)
and 04 (0.96 Acres) into 11 parcels.

Sun Valley GID comments on parcel map case number WTPM21-005 Lupin Dr.

1. The parcels are located on 5800 block of Lupin and are in SVGID service area.
2. Development will be subject to water and wastewater capacity study.
3. SVGID will be the water and wastewater provider.
4. Water rights that may be required for development will be need to be dedicated to SVGID for

this project via TMWA Wholesale Will Serve.
5. SVGID to be signature on the Jurat.
6. Compliance with applicable regulations and policies of the Sun Valley General Improvement

District shall be required.
7. Development will subject to SVGID water and wastewater facility fees.

Thank you,

Chris Melton
Public Works Director
Sun Valley General Improvement District
5000 Sun Valley Blvd.
Sun Valley, NV 89433
Phone: 775-673-2253
Fax: 775-673-7708
CMelton@svgid.com
Website: www.svgid.com

"The information contained in this e-mail is confidential and may be legally privileged. It is intended only for the use of the individual or
entity named above. If you are not an intended recipient or if you have received this message in error, you are hereby notified that any
dissemination, distribution, or copy of this e-mail is strictly prohibited. If you have received this e-mail in error, please immediately notify
us by return e-mail or telephone if the sender's phone number is listed above, then promptly and permanently delete this message. Thank
you for your cooperation and consideration."
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COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

February 24, 2021 

TO:  Julee Olander, Planner, CSD, Planning & Development Division  

FROM: Vahid Behmaram, Water Rights & Water Resources Consultant, CSD 

SUBJECT: Tentative Subdivision Map Case Number WTM21-005 (Lupin Street) 

Project description: 

For hearing, discussion and possible action to approve a 11-lot tentative subdivision. The 
proposal is to divide Lot A (APN: 085-461-03; 0.96 Acres) into 3 – 13,890 sf lots; Lot B (APN: 
085-461-04; 0.96 Acres) and Lot C (APN: 085-461-02; 1.92 Acres) into 8 lots ranging in size
between 12,183 sf and 14,821 sf.

Project located at 5845 & 5855 Pearl Dr. and 5840 Lupin Dr • Assessor’s Parcel Numbers: 085-
461-03; 085-461-04; 085-461-02.

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

Comments: 

The application indicates that Municipal water service will be provided by the Sun Valley 
General Improvement District (SVGID).   

Conditions: 

There are no water rights conditions for approval of this tentative map.  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 expansion of water and sewer services and 
annexation to SVGID service area.   

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

1001 East Ninth Street  I  P.O. Box 11130  I  Reno, Nevada 89520 

775-328-2434   I  Fax: 775-328-6176   I  washoecounty.us/health 

Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

February 3, 2021

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

RE: Pearl Subdivision Map; 085-461-03 & 04
Tentative Parcel Map; WTM21-005

Dear Washoe County Staff:

The following conditions are requirements of the Washoe County Health District, Environmental
Health Division, (WCHD) which shall be responsible for determining compliance with these
conditions.

Contact Name – James English - jenglish@washoecounty.us

a) Condition #1: The application has been reviewed and the proposed parcels will be
connected to community water services.

b) Condition #2:  The application has been reviewed and the proposed parcels will be connected
to public available sewer services.

c) Condition #3:  The WCHD does not have any concerns regarding this proposed parcel map.

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

Sincerely,

James English, REHS, CP-FS
EHS Supervisor
Environmental Health Services
Washoe County Health District
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From: Wines-Jennings, Tammy L
To: Olander, Julee
Cc: Schull, Shyanne
Subject: WTM21-005 (Lupin Street)
Date: Monday, February 22, 2021 1:46:39 PM
Attachments: image001.png

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

Hello,

We see no issues from a WCRAS perspective.

Thank you,

Tammy Wines-Jennings
Assistant Director | Washoe County Regional Animal Services
twines-jennings@washoecounty.us | Office: 775-353-8945 | Dispatch 775-322-3647
2825 Longley Lane, Suite A, Reno, Nv 89502
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From: Rosa, Genine
To: Olander, Julee
Subject: Tentative Subdivision Map Case Number WTM21-005 (Lupin Street)
Date: Monday, February 22, 2021 11:03:08 AM

No Comments

Genine Rosa
Environmental Engineer II | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.us | O: (775) 784-7204 | C:  (775) 420-9185 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512

*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

www.OurCleanAir.com
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From: Kirschenman, Sophia
To: Olander, Julee
Subject: Parks Comments Re: WTM21-005
Date: Monday, March 1, 2021 3:58:45 PM
Attachments: Outlook-kyv333xn.png

Outlook-ubz3lhpr.png
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Outlook-zhlfk0d1.png

Hi Julee, 

I've reviewed WTM21-005 (Lupin Street) on behalf of Washoe County Regional Parks and
Open Space and have no comments or conditions. 

Thank you, 

Sophia Kirschenman
Park Planner | Community Services Department
775.328.3623 | 1001 E. 9th Street, Reno, NV 89512

Tell us how we did by taking a quick survey. ​

Please consider the environment before printing this e-mail. 
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From: Program, EMS
To: Olander, Julee
Cc: Hunter, Julie D.
Subject: FW: February Agency Review Memo II
Date: Wednesday, February 24, 2021 1:41:23 PM
Attachments: image001.png
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February Agency Review Memo II.pdf

Julee,

The EMS Oversight Program has reviewed Tentative Subdivision Map Case Number WTM21-005
(Lupin Street) and does not currently have any questions, comments, or concerns regarding this
subdivision application.

Please let me know if you have any questions.

Thank you,

Jackie Lawson

Office Support Specialist | Division of Epidemiology & Public Health Preparedness  | Washoe County Health District
jlawson@washoecounty.us | O:  (775) 326-6051 | F: (775) 785-4185 | 1001 E. Ninth St., Bldg B,
Reno, NV 89512

Please take our customer satisfaction survey (English version or Spanish version)

From: Stark, Katherine <KRStark@washoecounty.us> 
Sent: Friday, February 19, 2021 12:27 PM
To: Rosa, Genine <Grosa@washoecounty.us>; Restori, Joshua <JRestori@washoecounty.us>;
English, James <JEnglish@washoecounty.us>; Rubio, Wesley S <WRubio@washoecounty.us>; Kelly,
David A <DAKelly@washoecounty.us>; Program, EMS <EMSProgram@washoecounty.us>
Cc: EHS Plan Review <EHSPlanReview@washoecounty.us>; Stark, Katherine
<KRStark@washoecounty.us>; Emerson, Kathy <KEmerson@washoecounty.us>; McQuone, Alice
<AMcQuone@washoecounty.us>
Subject: February Agency Review Memo II

Good afternoon,

Please find the attached Agency Review Memo with cases received in February by Washoe County
Community Services Department, Planning and Building.
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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 II 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: Second Review of Applications Submitted February 2021 


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 


 


 
This is an updated application for Tentative Subdivision Map Case Number WTM21-005.  You may have 
reviewed an earlier version of this application in January of 2021.  The access is now only from Lupin Street.  
Please contact Planner Julee Olander if you have any questions about the updated application. 


 
1. Tentative Subdivision Map Case Number WTM21-005 (Lupin Street) – For hearing, discussion and 


possible action to approve a tentative subdivision map to allow the subdivision of three parcels totaling 
3.83 acres into 11-lots for residential units with a private street accessing from Lupin Drive. 


 
• Applicant: Star West Homes  
• Property Owner: Caleb Associates LLC 
• Location:  5845 & 5855 Pearl Dr. and 5840 Lupin Dr 


Agency Comments and Conditions Due as Follows: 
 


#1 – #4 – Agency Comments and Conditions Due – March 1, 2021 


The following case is tentatively scheduled to be heard by  
#1 – Planning Commission – April 6, 2021 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2021/Files/WTM21-005_ap_updated.pdf





 


 


• Assessor’s Parcel Numbers: 085-461-03; 085-461-04; 085-461-02 
• Parcel Sizes: 0.95 acres; 0.96 acres; 1.92 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Article 608, Tentative Subdivision Maps 
• Commission District: 5 – Commissioner Herman 
• Staff:  Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 
2. Variance Case Number WPVAR21-0001 (Boulder Bay) – For possible action, hearing, and discussion 


to vary Section 110.436 to address Street Design Requirements as allowed under 110.436.15(a). The 
specific variance request is related to street section, maximum road grades, street curves and vertical 
curves. 


 
AND 


 
Abandonment Case Number WAB21-0002 (Boulder Bay) - For possible action, hearing, and discussion 
to abandon 60,291 sf of public right-of-way. The roadways where sections are proposed for abandonment 
are Wassau Road; Lakeview Avenue; all of Reservoir Road; and a sliver of Stateline Road. As part of the 
abandonment, replacement roadway alignments are proposed to perpetuate access. 
 


• Applicant: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 


• Property Owner 1: Boulder Bay LLC 
PO Box 115 
Crystal Bay, NV 


• Property Owner 2: Big Water Investments, Inc 
 PO Box 622 
 Incline Village, NV 89450 


• Property Owner 3: United States Forest Service 
 Attn: Lake Tahoe Basin MGMT Unit  
 35 College Drive 
 South Lake Tahoe, 96150 


• Location: 0 State Route 28; 5 State Route 28; 0 Wassau 
Road; 101 Lake View Avenue; 47 Reservoir Road 


• Assessor’s Parcel Numbers: 123-071-04; 123-054-01; 123-053-04; 123-053-02; 
123-052-04; 123-052-02; 123-052-03; 123-291-01; 
123-053-06 


• Parcel Sizes: 0.64 ac; 1.00 ac; 0.18 ac; 1.42 ac; 3.23 ac; 0.28 ac; 
0.28 ac; 2.77 ac; 1.24 ac 


The following case is tentatively scheduled to be heard by  
#2 – Planning Commission – April 6, 2021 



mailto:jolander@washoecounty.us
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• Master Plan Categories: Commercial (C); Suburban Residential (SR) 
• Regulatory Zones: Tourist Commercial (TC); Medium Density 


Suburban (MDS) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Development Code: Authorized in 804, Variances; and 806, Vacations 


and Abandonments of Easements or Streets  
• Commission District: 1 – Commissioner Hill 
• Staff: Chris Bronczyk, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 


 
3. Abandonment Case Number WAB21-0003 Feulner Abandonment – For possible action, hearing, and 


discussion to approve a request to abandon a 33ft roadway and public utility easement along the eastern 
boundary of the parcel. 


 
• Applicant/Property Owner: Christopher and Megan Feulner 
• Location:  0 Mountain Ranch Rd 
• Assessor’s Parcel Number: 150-250-48 
• Parcel Size: 2.476 acres 
• Master Plan Category: Rural Residential 
• Regulatory Zone: High Density Rural 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Articles 806 
• Commission District: 2 – Commissioner Lucey 
• Staff:  Dan Cahalane, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3628 
• E-mail:  dcahalane@washoecounty.us  


 


 
4. Special Use Permit Case Number WSUP21-0004 (Feulner) – For possible action, hearing, and 


discussion to approve a major grading permit for 90,000sf of grading across 2.476 acres with 3,000 cy of 
cut and fill and grading within a Sensitive Stream Zone (SSZ).  


 
• Applicant/Property Owner: Christopher and Megan Feulner 
• Location:  0 Mountain Ranch Rd 


The following case is tentatively scheduled to be heard by  
#3 – Planning Commission – April 6, 2021 


The following case is tentatively scheduled to be heard by  
#4 – Planning Commission – April 6, 2021 



mailto:cbronczyk@washoecounty.us
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• Assessor’s Parcel Number: 150-250-48 
• Parcel Size: 2.476 acres 
• Master Plan Category: Rural Residential 
• Regulatory Zone: High Density Rural 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Articles 438, 810 
• Commission District: 2 – Commissioner Lucey 
• Staff:  Dan Cahalane, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3628 
• E-mail:  dcahalane@washoecounty.us  



mailto:dcahalane@washoecounty.us





You’ve each been asked to review the applications for the items indicated below.  The item
descriptions and links to the applications are provided in the memo. 

If you are reviewing Item 1 (Lupin), then please see the yellow highlighted note in the Agency
Review Memo.

If you are reviewing Item 2 (Boulder Bay), then both blue links in the case description will take you
to the same, combined application.

Please remember to send any agency review responses/comments directly to the Planner for the
case, rather than replying to me.

Genine & Josh (Air Quality) – Items 1, 2 & 4 

Jim E. & Wes & David (Env. Health) – Items 1, 2 & 4

(Emergency Med. Svcs.) – Items 1, 2 & 3

Thank you!

Katy Stark
Planner Trainee, Planning and Building Division 
Community Services Department
krstark@washoecounty.us  | Office: 775.328.3618
Visit us first online: www.washoecounty.us/csd 
For Planning call (775) 328-6100 
Email: Planning@washoecounty.us

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
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RTC Board  Bob Lucey (Chairman)    Neoma Jardon (Vice Chair)    Vaughn Hartung    Oscar Delgado    Kristopher Dahir

PO Box 30002, Reno, NV 89520    1105 Terminal Way, Reno, NV 89502    775-348-0400    rtcwashoe.com

January 25, 2021 FR:  Chrono/PL 181-21

Ms. Julee Olander, Planner
Community Services Department
Washoe County
PO Box 11130
Reno, NV 89520

RE  WTM21-0005 (Lupin & Pearl Streets)

Dear Ms. Olander,

The Regional Transportation Commission (RTC) has reviewed this request for a possible earing,
discussion and possible action to approve a 11-lot tentative subdivision. The proposal is to divide Lot A
(APN: 085-461-03; 0.96 Acres) into 3 – 13,890 sf lots; Lot B (APN: 085-461-04; 0.96 Acres) and Lot C
(APN: 085-461-02; 1.92 Acres) into 8 lots ranging in size between 12,183 sf and 14,821 sf.

It is recommended that this development be required to offer a Smart Trips Program to the tenants of the
development. This is a way to promote and encourage carpool, vanpool, and transit and it is beneficial to
help reduce traffic congestion, greenhouse gasses, and air pollution.  For information on the Smart Trips
Program, please contact Scott Miklos, Trip Reduction Analyst at 775-335-1920 or email him at
smiklos@rtcwashoe.com.

The RTP, the RTC Bicycle/Pedestrian Master Plan and the Nevada Department of Transportation
Pedestrian Safety Action Plan, all indicate that new development and re-development will be encouraged
to construct pedestrian and bicycle facilities, internal and/or adjacent to the development, within the regional
road system.  In addition, these plans recommend that the applicant be required to design and construct
any sidewalks along the frontage of the property in conformance with the stated ADA specifications.

Thank you for the opportunity to comment on this application.  Please feel free to contact me at
775-332-0174 or email me at rkapuler@rtcwashoe.com if, you have any questions or comments.

Sincerely,

Rebecca Kapuler
Senior Planner

Dale Keller, Regional Transportation Commission
Tina Wu, Regional Transportation Commission
Blaine Petersen, Regional Transportation Commission
Sara Going, Regional Transportation Commission
Andrew Jankayura, Regional Transportation Commission
Scott Miklos, Regional Transportation Commission

/Lupin and Pearl Streets 
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From: Rodela, Brett A
To: Olander, Julee
Cc: Baxley, Randy; Freund, Sandy
Subject: Development Review WTM21-005 (Lupin & Pearl Streets)
Date: Monday, January 25, 2021 1:10:39 PM
Attachments: Washoe County School District Facilities Plan 2020-2039.pdf

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

Hello, Ms./Mrs. Olander,

Lupin & Pearl Streets Subdivision proposing 11 single family units is zoned for Palmer Elementary
School, Desert Skies Middle School, and Spanish Springs High School.  The opening of new Hug High
School in the Fall of 2022 will absorb this enrolment area, changing from Spanish Springs High School
to New Hug. The project is calculated to generate 2, 1, and 2 students respective of each grade
level. 

The following table details current and future-projected student enrollment capacity percentages for
each school:

School 2020/21 2024/25 2029/30
Palmer ES 82% 89% 86%
Desert Skies MS 76% 64% 64%
Spanish Springs HS 112% N/A N/A
New Hug HS N/A 88% 83%

Please note that our current enrollment capacity numbers are distributed between students and
families who have elected either a class in-person, distance learning, or hybrid model.  At the time of
this report, our enrollment reporting system is down so providing those statistics is currently
disabled. 

For further information as to the school district’s plans and visions for addressing anticipated future
development throughout the region, please feel free to reference the attached 20 year facilities
plan.

Thank you for the opportunity to comment.  Please reply with any further questions, comments, or
requests pertaining to WTM21-005 (Luplin & Pearl Streets).

Brett A. Rodela
GIS Analyst
Washoe County School District
Office:  (775) 325-8303 | Cell:  (775) 250-7762
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The Washoe County School District (WCSD) falls under the definition of an “Affected Entity” 
under NRS 278.026 and is therefore subject to the jurisdiction of the Truckee Meadows 
Regional Planning Agency (TMRPA), including compliance with the 2019 Truckee Meadows 
Regional Plan. As established by NRS, the District has a non-voting liaison representation on 
the Regional Planning Governing Board. 


As required by NRS 278.028, this facilities plan must be submitted to the Regional Planning 
Commission for review for conformance with the most recent update to the Truckee Meadows 
Regional Plan. 


This facilities plan has been developed based on forecasts of future student populations 
developed by the WCSD Facilities Management Department. These forecasts are produced 
using a school enrollment model derived by WCSD planning staff. 


Further details regarding the forecasting of student populations can be found in the “Projections” 
section of this plan. 


DISCLAIMER 
Please note that the development of this Facilities Plan is not to be construed as a 
guarantee that any particular one of these facilities will be constructed, or that any 
particular facility will be constructed within the timelines identified in this plan. 


The determination of whether a school or other facility is to be constructed and when it 
will be constructed will be made by the Board of Trustees based on availability of 
funding for capital projects construction, prioritization of the need for the facility versus 
other facility needs (including the need for revitalization/renovation of existing facilities), 
changes in student demographics and projections of future school populations, and 
other relevant factors. 
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Population and Student Enrollment Projections 
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As an affected entity subject to the jurisdiction of the Truckee Meadows Regional Planning 
Agency, the Washoe County School District (WCSD) is required to conform to the goals and 
policies of the 2019 Truckee Meadows Regional Plan. 


Policy PG-3 of the 2019 Regional Plan states: 


“All local government and affected entity master plans, facilities plans, and other similar 
plans shall utilize the adopted Consensus Forecast and the associated spatial 
disaggregation as the primary source for determining future regional population and 
employment demand for the formulation of goals, policies, and facilities and service 
plans. 


The Regional Plan recognizes that some affected entities, due to service area size or 
targeted services, need to utilize additional or supplementary population data. If these 
affected entities utilize additional or supplementary population data, the source and 
methodology must be clearly described in master plans, facilities plans, and other similar 
plans. These plans must clearly relate back to the adopted Consensus Forecast.” 


The area of interest of the WCSD is not with the population as a whole, but with a specific 
segment of the population – that being school aged children, generally those between 5 and 17 
years of age. This age group has its own demographic characteristics and growth rates, all of 
which do not necessarily correspond to the growth forecasts of the population as a whole. As a 
result, the District’s model does not generally base its student population projections on the 
Consensus Forecast or other population forecast. To do so would involve deriving the overall 
student population for the District from the population forecast for any specific year, then 
allocating those students to the individual schools. Such a “top-down” approach would minimize 
the individual differences in demographic characteristics particular to each school, which are 
crucial in identifying if and when a particular school might face overcrowding issues. 


Instead, the projection methodology used by the District to forecast future student populations 
utilizes a “bottom-up” approach. That is, it combines historical student population figures, past 
and present demographic characteristics, and planned residential development to forecast 
future student population at the individual school level. Regional and district-wide projections 
are then aggregated from the individual school projections. 


METHODOLOGY 


The prediction of school enrollment involves the consideration of a wide range of factors. The 
demographic makeup of communities is the foremost consideration. In addition, characteristics 
of schools, such as the programs they offer and changes within school service areas (such as 
new housing), can influence enrollment. Economic activity at the local, regional, and national 
levels also influences the accuracy of enrollment forecasts. Developing a forecast that extends 
from 1 to 10 years requires assessment of current local events in light of broader, long-term 
trends. Forecast accuracy varies depending on the projection’s geographic scope as well as its 
time span. Accuracy is greatest when enrollment is projected for large areas for the short-term 
(one or two years in the future). Accuracy in forecasts diminishes as the geographic area 
projected becomes smaller and as the forecast is made for more distant points in the future. 
Therefore, a one-year countywide forecast for total enrollment for all schools will have less error 
than forecasts that extend further into the future for individual schools. Because of the 
uncertainty that surrounds both short- and long- range forecasts, WCSD forecasts are revised 
each fall. 
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The WCSD enrollment forecast is developed after an annual study of trends at the county and 
individual school levels. A history of each school’s enrollments by grade are compiled and 
updated annually. Analysis of this history shows patterns in the aging of students from one 
grade to the next. Extrapolating these patterns enables a school’s forecast to be developed. 


This approach, termed the cohort-survivor method, is the most widely accepted and applied 
school enrollment forecasting method. 


WCSD projections, prepared in the fall of every year, extend through the upcoming ten years in 
the future. The actual October 1st (Validation Day) enrollment at each school is used as the 
basis from which projections are developed. The model “ages” the student population ahead 
through the grade levels at each school to the desired forecast years. For each school in the 
system and for the system as a whole, calculation of the net change in grade level enrollments 
as students transition from one grade to the next are developed. These enrollment changes are 
applied to current grade enrollments in order to project future enrollment in the grades system- 
wide, as well as at individual schools. For example, system-wide, and at many schools, the 
number of First Grade students typically exceeds the number of kindergarteners the previous 
year. This is usually the result of parents choosing private kindergarten for their children, and 
then enrolling them in public schools beginning in first grade. Similar trends in the amount of 
“grade change” are discernable for each grade system-wide, and at individual schools. Each 
school is unique, and projections must be sensitive to population dynamics in the communities 
served by the school, and the specific trends in the movements of students through the grades. 


Migration to Washoe County by families with preschool and school-age children has yielded 
substantial numbers of new students. This source of enrollment growth was especially 
significant in the years before the Great Recession and collapse of the local housing market, 
when a large number of new subdivisions were being built and there was a high turnover of 
homes in older communities. Though the county’s draw of migrating households is now more 
moderate, migration continues to be the key factor that is incorporated into enrollment forecasts. 
The WCSD enrollment forecasts add these new students by use of the Residential 
Development model created by the Truckee Meadows Regional Planning Agency in 2016, as 
well as the quarterly Reno-Sparks Residential Activity Report prepared by the University of 
Nevada/Center for Regional Studies. Estimates of student yield from new housing 
developments are applied to the forecast for the schools serving the development to derive a 
projection of new students resulting from that new residential construction. In addition, 
movement of students to and from charter and private schools monitored and factored into the 
enrollment projections.  As the outputs of the TMRPA residential development model are 
updated or replaced by newer data sets, the WCSD enrollment model will likewise be modified 
to incorporate the most current data and forecasts available. 


The most difficult component of the enrollment forecast is predicting kindergarten enrollment. 
To develop forecasts for kindergarten, annual numbers of births to mothers who reside in 
Washoe County are obtained from the Nevada Dept. of Health and Human Services. These 
records provide a general measure of potential kindergarten enrollment five years in the future. 


To forecast kindergarten enrollment beyond the five-year horizon requires projecting births 
starting in the current year to fifteen years in the future. This is achieved by first examining the 
relationship between the yearly number births in the recent past to the annual population 
estimate for Washoe County as prepared by the Nevada State Demographer to develop an 
average ratio between the two figures. This ratio is then applied to the year-by-year population 
forecasts from the latest Washoe County Consensus Forecast prepared by the TMRPA to 
derive yearly projections of the number of births that are expected. 
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Analyzing the relationship between actual and projected county births to kindergarten 
enrollment five years after the birth year enables ratios of kindergarten enrollment to births five 
years previously, to be developed. These ratios are then applied to more recent birth numbers 
and projected births to develop the total kindergarten enrollment forecast for the WCSD. 
Kindergarten enrollment forecasts are then developed for each school, using recent trends in 
kindergarten enrollment at the school to guide the forecast. Individual school kindergarten 
projections are then reconciled to the countywide kindergarten forecast at the end of the 
process. Kindergarten trends are reevaluated each year and the enrollments forecasts are then 
adjusted accordingly. 


 


OUTCOMES OF STUDENT POPULATION FORECAST 


In September 2018, a new Consensus Forecast was produced by TMRPA that set a 2038 
population forecast of 558,746. This would represent a growth of 21% from the 2018 Washoe 
County population of 460,237. 


 


Enrollment in WCSD schools on 10/01/2018 was 63,790. If enrollment grows at the same pace 
as the projected population, then the District would have an expected enrollment of 
approximately 77,444 students by 2038. 


 


In the past, student enrollment levels had usually grown at a faster pace than the general 
population. As can be seen in Figure 1 on Page 6. WCSD enrollment growth outpaced the 
growth of the general population in 12 of the 16 years from 1989 through 2004. During that time, 
enrollment growth averaged 3.8% per year, versus an average growth rate of 2.8% for the 
overall Washoe County population. However, since that time the relationship between the 
population and enrollment growth in Washoe County has changed drastically. 
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Figure 1 
Comparison of historic WCSD enrollment growth rates vs. Washoe County population growth rates 


Since 2005, the average enrollment growth rate has fallen to just a little more than one-third of 
the population growth rate. Since the end of the recession, enrollment growth has rebounded 
somewhat, but still runs considerably below the population growth.  It is considered likely that 
this trend will continue well into the future; as a result, the forecasted enrollment growth over the 
next twenty years reflects a rate below the population growth rates identified in the Washoe 
County Consensus Forecast. 


Table One summarizes the projected growth in Washoe County population by 2028; the 
anticipated 2028 K-12th grade student population range based on the student population 
growing at same rate as overall population, and on the extension of the demographic trends of 
the past four years; and the forecast 2028 K-12th grade student population derived from the 
WCSD model. 
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Table 1 


General population and K-12th grade student growth forecasts 


2018 Washoe County Population (State Demographer) 460,237 


2038 Washoe County Population (Consensus Forecast) 558,746 


Projected 20-year increase in Washoe County population 21.4% 


Anticipated 2038 WCSD K-12th grade student population, if student population 
grows at same rate as overall population 


77,741 


2018 WCSD K-12th grade student population (actual) 63,790 


2038 WCSD K-12th grade student population (forecast) 72,771 


Projected 23-year increase in WCSD K-12th grade student population 14.1% 


Policy PG-3 of the 2019 Regional Plan states: 


“All local government and affected entity master plans, facilities plans, and other similar 
plans shall utilize the adopted Consensus Forecast and the associated spatial 
disaggregation as the primary source for determining future regional population and 
employment demand for the formulation of goals, policies, and facilities and service 
plans. 


The Regional Plan recognizes that some affected entities, due to service area size or 
targeted services, need to utilize additional or supplementary population data. If these 
affected entities utilize additional or supplementary population data, the source and 
methodology must be clearly described in master plans, facilities plans, and other similar 
plans. These plans must clearly relate back to the adopted Consensus Forecast.” 


The enrollment model used by the Washoe County School District utilizes the most 
current Consensus Forecast to forecast future kindergarten enrollments, which is a 
significant component of school enrollment growth. The model also utilizes the 
residential disaggregation provided by TMRPA (which is based on the Consensus 
Forecast) to forecast enrollment growth generated anticipated future residential 
development. Given the discussions in this section regarding past trends in student 
growth vs. the general population and the anticipated continuation of these trends into 
the foreseeable future, this forecast is reasonable and consistent with the Consensus 
Forecast and the intent of Regional Plan Policy PG-3. 
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OVERVIEW 
Financial support of public school systems in Nevada is controlled by Chapter 387 of the 
Nevada Revised Statutes (NRS). Financing of capital construction projects is addressed in 
NRS 387.328 through 644. This section of state law identifies the sources of revenue allowed 
to each school district, based on the population of the county in which the school district is 
located. 


All school districts in Nevada receive Property Tax (upon voter approval) and Government 
Service Tax revenues for capital construction.  Until 2016, every school district in Nevada 
except Washoe County had at least one additional revenue source. This situation has required 


the District to submit ballot questions for bonds several times over the past years. In November, 
2002 the voters of Washoe County approved a ballot question that kept the Washoe County 
School District's tax rate for debt retirement the same as it was in 2002 for 10 years. This 
measure stated that the tax rate will not go up, and as old bond issues are retired and/or 
assessed value increases, new bonds may be sold 


For several decades this disparity in revenue options for capital construction resulted in Washoe 
County School District suffering from a lack of funding sources for construction of new schools 
to address growth in the region and for rehabilitation and repairs of existing schools. The 
inability to issue bonds between 2012 and 2015 meant a lack of funding for capital needs, 
including construction and repairs and maintenance. 


In 2015, the Nevada State Legislature passed Senate Bill 207, which extended the District’s 
authority to issue rollover bonds to fund school construction and repair for 10 years. It was 
estimated that the rollover bond authority would provide the school district with approximately 
$20 million per year on average. However, enrollment growth and deferred maintenance of 
existing schools continued to strain the capacity of existing schools and as of October 1st, 2016, 
42 schools were over capacity. The current median age of the WCSD schools is 43 years. 


Recognizing the critical need for repairs and expansion of schools, in November 2016, Washoe 
County voters approved a ballot question (WC-1) that increased the sales and use tax within the 
county by 0.54%, with revenues restricted to capital needs. This non-sunsetting increase in the 
sales and use tax generated $46.275 million in fiscal year 2019, and these revenues have 
already provided funding for construction of a 22-classroom addition to Damonte Ranch High 
School. In November 2017, the first bonds pledging the new WC-1 sales and use tax provided 
the funding for the construction of two new middle schools and one new elementary school that 
opened in the Fall of 2019.  An additional elementary and a middle school, funded by additional 
bonds issued in 2018, will open in 2020. Additional bonds were sold in 2019 and are planned to 
be sold in 2020 for construction of a new high school at the Wildcreek Golf Course, a new 
elementary school in Cold Springs, expansion of Swope Middle School, and replacement and 
expansion of O’Brien Middle School.  All told, property tax collections dedicated to debt, and 
sales and use tax revenues are projected to provide for the funding of more than $1 billion in 
capital improvements over the next eight to ten years. 


The revenues generated by WC-1 will be used for: 


 Student capacity – projects that add school capacity to accommodate enrollment growth,
including site acquisitions, new school construction, and school additions and build-outs;


 Core school investments – capital improvements made to repair, upgrade and
reconstruct older schools to protect health and life safety, to provide a warm, safe and
dry classroom environment, enhance teaching and learning, preserve capital investment,
expand community access and reduce operating costs; and
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 School support facilities - expansion and upgrades to facilities that provide support
functions or sustain organizational capability, such as nutrition services, transportation
yards, administration facilities, operations & maintenance, etc.


With respect to how the revenues generated by the 2015 Rollover bond authority and WC-1 are 
allocated, there are several levels of checks and balances in place: 


 First, the Capital Funding Protection Committee (CFPC) must first approve all new or
changed building plans, proposals, repairs, and all other projects. The CFPC was
established under Board Policy 9405, which details the duties and responsibilities of the
CFPC consistent with NRS 393.096. This committee then makes recommendations to
the Board of Trustees for the management of construction and renovation of school
facilities within the District.


 The WCSD Board of Trustees then must approve those recommendations; any change
made by the Board must go back to the Capital Funding Protection Committee for their
concurrence with the change(s).


 Next, the Oversight Panel for School Facilities will have to approve the sale of rollover
bonds for projects identified by the Board of Trustees. This panel, which consists of 11
members, and is required by state law (NRS 393.092), is be composed of six elected
officials from the county and the cities of Reno and Sparks. The other five members,
appointed by the Board of Trustees, are non-school district employees who must come
from the areas of engineering, construction, finance, public works, and the general
public.


 Finally, for all general obligation bonds, the Washoe County Debt Management
Commission must authorize sale of those bonds and certify that the issuance of the
bonds would not raise the existing tax rate.


 In addition to these panels, there are many advisory panels of parents, teachers,
administrators and interested citizens will be providing input to the Oversight Panel for
School Facilities and the Board of Trustees.


Student Capacity 
The need for new schools, or the expansion of existing facilities, depends on the anticipated 
continuation of growth of the community into the future. Projections of future growth in the 
student population, and the resulting demands for educational facilities, form the bulk of this 
plan. Specific discussions regarding the forecasts of student populations and the anticipated 
needs for new/expanded schools to meet those forecasts can be found under the “Current and 
Future School Facilities” section of this plan. 


Table 2 on Page 11 contains the anticipated facility needs for the District through 2039 (as 
noted in the Summary section of this report). 
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Table 2 
Anticipated School Facility Needs, 2020-2039 


Time Frame Anticipated Facility Needs 


Short Range (2020 – 2024) 


3 Elementary schools 


 Bohach ES – Spanish Springs


 Northern Cold Springs area


 Rio Wrangler Pkwy. – Southeast TM


1 Middle school 


 Marce Herz MS – Southwest TM


2 Middle school expansions 


 O’Brien MS


 Swope MS


1 High school 


 New Hug HS in North Reno/Sparks area


Conversion of old Hug HS into a Career/Technical 
Education Academy 


Middle Range (2025 – 2029) 


2 Elementary schools 


 Southern Stead area


 North or central Spanish Springs area


1 High School 


 Cold Springs area


1 High school expansion 


 McQueen HS


Long Range (2030 – 2039) 


4 Elementary Schools 


 Southern Cold Springs area


 Silver Knolls area


 Verdi area


 Southeast TM area


3 Middle school expansions 


 Billinghurst MS


 Mendive MS


 Shaw MS


1 High school 


 Southern TM area


Total, 2020 - 2039 9 Elementary Schools 
1 Middle school 
5 Middle school expansions 
3 High schools 


1 High school expansion 
1 High school conversion 


This list may be modified in the future as changes in enrollments and community demographics 
warrant. Likewise, the exact timing of the construction of any of these facilities is dependent on 
the availability and timing of future revenues 
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Core School Investments and Capital Renewal 


In addition to the construction of new and expansion of existing schools, considerable 
investment is being made in the District’s existing schools. The Core School Investments and 
revitalization are optimizations and upgrades being made to the older schools to provide the 
same educational features and amenities available in the District’s newer schools, bringing the 
school more in-line with current educational specifications and standards that are used to 
design our new schools. These are features that are designed to enrich the learning and 
operational environments of the facility and to improve the educational delivery systems. 


Examples of revitalization improvements include tech labs, modern science labs, interactive 
whiteboards and classroom space environmental improvements. 


Capital Renewal addresses facility systems items associated with the building and grounds 
(such as roofs, carpeting, and asphalt), that have reached or exceeded the end of their useful 
lives. Both initiatives will provide for a warm, safe and dry learning environment for students 
and will extend the useful life of the District’s schools, lessening the need for construction of 
new facilities in the future. 
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SCHOOL CAPACITIES 
Policy 3.5.1 of the 2012 Truckee Meadows Regional Plan requires an identification of the 
adopted levels of service used in the development of a facilities plan. For the Washoe County 
School District, the “adopted level of service” is the official student capacity for each school. 


The identification of the capacities of the District’s schools is determined by the Washoe County 
School District Facilities Management Department. An analysis is performed regularly, usually 
every two to three years, to update the capacity for each school, The capacities for each school, 
as determined in that analysis, constitute the official maximum capacity for each school. 


In determining capacities for each school, all permanent construction (conventional construction 
and permanent modular units) is considered in calculating capacity. Portable classroom units 
are not counted for capacity purposes, although their presence at a school is generally noted to 
show permanent capacity plus temporary additional capacity. 


In the Current & Future Schools section of this plan, each existing school in that area is 
represented with its current maximum capacity, current enrollment, and projected enrollments at 
5, 10 and 20 year increments. An example of the table presenting this data is shown below. 


Definitions for the various school capacities, and the color highlighting of the projected student 
populations is also included below the example table. 
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School Name 
Year 


Opened 
(Age) 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Thomas HS 2001 (18) 2,282 2,172 2,418 2,834 3,257 


Richard MS 2006 (13) 1,440 993 1,193 1,464 1,983 


Harrison MS 1976 (43) 1,058 828 908 1,041 1,020 


Alpha ES 1990 (29) 715 765 751 802 794 


Beta ES 1994 (25) 731 494 519 521 523 


Gamma ES 1981 (38) 491 593 705 852 1,263 


Delta ES 1964 (55) 677 598 700 748 818 


Epilson ES 1989 (30) 531 565 586 607 634 


Zeta ES 1958 (61) 738 717 727 747 803 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


10,513 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


24,415 8,503 1,918 11,816 2,178 


School Capacities: 
Middle and High Schools 


Functional Capacity (middle and high schools) – the total number of students that can be 
housed at a school under the established maximum class sizes, and program and school 
configurations. This figure is the official capacity of the school, as identified in the most 
current version of the WCSD Capacity Analysis. 


Elementary Schools 
Base (elementary schools) – the design capacity of the school, based on established 
classroom sizes, providing individual classrooms for each teacher, and using a traditional 
school calendar. 


Figures highlighted in yellow indicate when a projected student population is anticipated 
to approach to within ten percent (10%) of the maximum capacity for that school. This is 
essentially a warning that the school is approaching its maximum capacity, and that 
planning should begin on how to address the potential future overcrowding at the school. 


Figures highlighted on orange indicate when a projected student population is anticipated 
to exceed the maximum capacity for that school. 


Figures highlighted in red indicate when a school’s projected enrollment is anticipated to 
exceed the maximum capacity of that school by at least 20%. At this point, the District 
may need to consider taking additional significant steps such as shifting to a multi-track 
year round school calendar for elementary schools, or implementation of dual-sessions 
for middle or high schools, or other actions as needed to address the severe 
overcrowding and to maintain the educational integrity of the school. 
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Table 3 below summarizes the projected school facility needs over the next twenty years, based on an 
analysis of enrollment forecasts and current school capacities. The projected enrollments and school 
facility needs for each region are discussed in greater detail following this summary. 


Table 3 
Summary of Anticipated 20-Year School Facility Needs 


Facilities Plan Area Facility location/timing


Short Range (2020 – 2024) 
1. South Truckee Meadows Complete construction and open the new Marce Herz Middle School off of 


Arrowcreek Parkway, to open in the Fall of 2020


2. Spanish Springs Complete construction and open the new John Bohach Elementary School, 
located next to Sky Ranch MS in Kiley Ranch, in the Fall of 2020


3. Sparks Construct a new high school on the northern portion of the existing Wildcreek 
Golf Course, to open in the Fall of 2022


4. North Reno/Sun Valley Renovate the current Hug HS campus into a career and technical academy 
to open in the Fall of 2023


5. North Valleys Open a new elementary school in the northern Cold Springs area to open in 
the Fall of 2021


6. North Valleys Renovate the existing O’Brien MS and construct an expansion to allow the 
reassignment of the 6th grades to relieve current and projected overcrowding 
from the surrounding elementary schools, Fall 2022


7. South Reno Construct an expansion of Swope MS to allow the reassignment of the 6th


grades to relieve current and projected overcrowding from the surrounding 
elementary schools, Fall 2022


8. South Truckee Meadows Construct a new elementary school off of Rio Wrangler Parkway


Medium Range (2025 – 2029) 
1. North Valleys Construct a new high school in the Cold Springs area (capacity and/or 


phasing to be determined)


2. North Valleys Construct a new elementary school off of Sky Vista Parkway in the southern 
Stead area


3. Spanish Springs Construct a new elementary school in the middle or northern portion of the 
Spanish Springs area


4. Northwest Reno Construct addition of classrooms and associated spaces to McQueen High 
School


Long Range (2030 – 2039) 
1. North Valleys Construct a new elementary school in the southern Cold Springs area within 


the Stontegate development


2. North Valleys Construct a new elementary school west of the Silver Knolls area in the 
vicinity of the Silver Hills development


3. Northwest Reno Construct new elementary school in the Verdi area south of I-80


4. Northwest Reno Construct a classroom addition to Billinghurst MS, as needed


5. South Reno or South 
Truckee Meadows


Construct a new high school in the northern portion of the South Truckee 
Meadows area


6. South Truckee Meadows Construct a new elementary school in the Daybreak development in the 
South Truckee Meadows area


7. Spanish Springs Construct a classroom addition to Shaw MS, as needed


8. Sparks Construct a classroom addition to Mendive MS, as needed
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Incline HS 1968 882 318 243 208 211 


Incline MS 1981 575 198 128 127 134 


Incline ES 2003 661 294 274 278 293 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


N/A -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 1st Quarter/2019) 


N/A -- -- -- -- 


Discussion 


This region consists solely of the Incline Village area, and includes just the three Incline schools. 
Since many of the existing residential units are seasonal, the school enrollments are relatively 
low, as reflected in the table above. 


As this area is outside the jurisdiction of the Truckee Meadows Regional Planning Agency, it 
was not included in the TMRPA Housing Study. Likewise, it is not included in the UNR/CRS 
quarterly residential activity report. However, given the strict development regulations enforced 
by the Tahoe Regional Planning Agency, it is unlikely that any new year-round residential 
development of any significant scale will occur. As a result, it is not anticipated that any of the 
three schools will approach their respective capacities during the time-frame of this plan. 


The Incline ES was opened in the 2003/24 school year. This facility replaced the older 
elementary school that was constructed in 1964 and was inadequate to provide modern levels 
of educational services. The WCSD currently retains ownership of the old facility and is currently 
working with other public entities to determine interest in transferring ownership of the site for 
public benefit. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 
None 


Medium Range (2024 – 2028) 
None 


Long Range (2029-2039) 
None 
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Proctor Hug HS 1968 1,904 1554 1443 1354 1329 


Desert Skies MS 2019 1,412 1,050 901 917 955 


Fred Traner MS 1961 858 685 511 493 553 


Lois Allen ES 1991 562 423 393 391 411 


Esther Bennett ES 1998 738 438 435 434 453 


Rita Cannan ES 1961 539 429 388 400 428 


Glenn Duncan ES 1957 507 402 400 399 419 


Dorothy Lemelson ES 1949 485 282 290 292 308 


Bernice Mathews ES 1997 650 553 506 505 539 


Virginia Palmer ES 1981 543 452 486 468 492 


Sun Valley ES 1951 654 522 536 548 565 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


1,868 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


755 111 184 75 375 


Discussion 


This region consists of the areas east and northeast of the University of Nevada, as well as the 
entirety of the Sun Valley area. Most of this area is built-out, which is reflected in the relatively 
stable projected enrollments of the schools through 2038. 


In the Fall of 2019, the new Desert Skies Middle School opened at the northern end of Sun 
Valley. The opening of this new school and the subsequent realignment of school attendance 


zones has allowed the District to alter the grade configuration of the schools, elevating the 6 th 


grades from all of the elementary schools in this area into their respective middle schools. This 


grade realignment of elementary and middle schools to K - 5th grade and 6th - 8th grade models, 
respectively, is in fulfillment of District policy with regards to grade configurations. This has 
resulted in a substantial reduction in projected elementary school enrollments which should 
eliminate the need for the construction of any additional schools in this area over the timeframe 
of this plan. 
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As noted above, this area is for the most part built-out.  The 1,800+ future development 
potential identified in the TMRPA Housing Study would most likely consist of fairly high-density 
multi-family development. Given that most of the existing multi-family development in this area 
tends towards the lower rent ranges, it is likely that any new development would likewise serve 
those in the lower income brackets.  Typically, apartments in these rental ranges tend to 
produce more school-aged children that those in the higher income brackets. Thus, the 
possibility exists that a new medium-to-large sized apartment development in this area could 
produce a fairly sizable influx of students in a relatively short time frame. Fortunately, the grade 
realignment noted above will also result in a considerable increase in the amount of available 
capacity on the elementary school level, allowing any potential sudden enrollment increase to 
be absorbed by the existing schools in this area. 


The WCSD currently is beginning construction of a new high school just to the east of this area 
on the northern portions of the Wildcreek Golf Course, with a planned opening in the Fall of 
2022 (refer to the Sparks Area portion of this chapter).  It is currently anticipated that the new 
high school will take over all of the current attendance zone for Hug HS, as well as the portion of 
the Spanish Springs HS attendance zone in the northern Sun Valley area. With the opening of 
that school, it is then planned that the current Hug HS campus would undergo extensive 
renovations to convert it into a career & technical education (CTE) campus, similar to the 
District’s existing Academy of Arts, Careers & Technology (AACT). The current planning 
anticipates the renovations to be completed in time for the CTE academy to open in 2023. The 
CTE academy would draw students from all of the other high schools in the District, providing a 
measure of enrollment/capacity relief to those schools. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 


1. Renovate the current Hug HS campus into a career and technical academy to open
in the Fall of 2023.


Medium Range (2024 – 2028) 
None 


Long Range (2029-2039) 
None 
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


North Valleys HS 2001 2,282 2,184 2,461 2,820 3,382 


Cold Springs MS 2006 1,440 1,001 1,070 1,308 1,911 


William O’Brien MS 1976 1,058 846 869 1,005 1,090 


Alice Smith ES 1990 715 767 793 879 885 


Desert Heights ES 1994 731 502 526 521 542 


Nancy Gomes ES 1981 491 610 737 866 1,333 


Lemmon Valley ES 1964 677 586 654 740 864 


Silver Lake ES 1989 531 544 544 594 645 


Stead ES 1958 738 678 708 757 833 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


10,513 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


24,982 3,944 1,641 17,219 2,178 


Discussion 


In the years prior to the start of the Great Recession, the north valleys area was one of the 
centers of residential construction in Washoe County. New housing development was virtually 
eliminated in the resulting housing market crash; and although the housing market in this area 
has still not fully recovered, there has still been enough new residential construction to push 
several schools to enrollment levels near or over their respective capacities. With the amount of 
approved and proposed residential development in this area, current enrollment projections 
show all but one school over capacity by 2028. As a result, this area has the most planned 
school facilities of any of the areas evaluated in this document. 


Currently, Cold Springs has only one elementary school (Gomes ES), with the northern rural 
areas served by Silver Lake ES. Both areas are served by the Cold Springs MS.  With the 
recent approval of the massive Stonegate development, along with the Silver Hills and other 
proposed developments, several new schools will be required to serve the future residents of 
these new neighborhoods. One new elementary school will be constructed in the northern Cold 
Springs area with an anticipated opening in the Fall of 2021, with two additional elementary 
schools also likely to be built in the years to follow.  These schools will also provide relief for 


Cold Springs MS, which currently houses the 5th grades from both Gomes ES and Silver Lake 


ES. The construction of the new elementary schools will allow those 5 th grade students to be 
returned to their zoned elementary school, thereby reducing the projected enrollments at Cold 
Springs MS. 
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An additional elementary school is planned for the lower Stead area off of Silver Dollar Drive. 
This school will provide overcrowding relief for Alice Smith, Lemmon Valley and Stead 
elementary schools. 


In addition to the relief provided to Cold Springs MS with the construction of the new elementary 
schools in the Cold Springs area, planning for a rebuild and capacity expansion of O’Brien MS is 
underway. This project will allow the 6th grades from the surrounding elementary schools to be 
moved up to O’Brien, thereby providing additional relief for those overcrowded schools. 


North Valleys High School is currently nearing its maximum capacity, and current enrollment 
projections forecast that it will be severely overcrowded within the next ten years. To address 
this, a new high school is proposed to be constructed in the Cold Springs area, within the 
recently approved Stonegate development. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 
1. Open new elementary school in the northern Cold Springs area


2. Rebuild the existing O’Brien MS with an increase in school capacity to allow the
elevation of the 6th grades from surrounding elementary schools


Medium Range (2024 – 2028) 
1. Construct a new high school in the Cold Springs area


2. Construct a new elementary school off of Sky Vista Parkway in the southern Stead
area


Long Range (2029-2039) 
1. Construct a new elementary school in the southern Cold Springs area within the


Stontegate development


2. Construct a new elementary school west of the Silver Knolls area in the vicinity of the
Silver Hills development
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Northwest Reno Area 
Existing and Future Schools 
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Robert McQueen HS 1982 1,717 1,673 1,631 1,719 1,685 


Archie Clayton MS 1965 918 794 711 710 744 


B.D. Billinghurst MS 1990 1,128 1,062 1,063 1,098 1,137 


Elmcrest ES 1959 526 321 328 338 364 


Rollan Melton ES 2002 695 561 549 563 585 


Peavine ES 1955 415 363 386 386 399 


Mamie Towles ES 1965 509 300 312 304 321 


Verdi ES 1962 396 259 310 315 332 


Grace Warner ES 1964 482 328 336 336 352 


George Westergard ES 1989 572 571 584 588 622 


Sarah Winnemucca ES 1994 759 602 640 633 663 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


6,316 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


8,048 938 2,040 2,560 2,510 


Discussion 


Most of this area inside of McCarran Boulevard and in the Mae Anne/Robb Drive areas are 
approaching build-out of available lands. Future development in this area in the near term is 
expected to consist of scattered multi-family development, with single family construction 
concentrated in the Somersett development and satellite projects, shifting westward to the areas 
east and south of Verdi which contain the majority of the approved and planned residential units 
in this region. 


While current enrollment projections do not indicate that Verdi ES will exceed its capacity within 
the time period of this report, it is likely that at some point a new elementary school will be 
needed in the Verdi area. In the early 2000’s, the Mortensen-Garson Development Standards 
Handbook (DSH) was adopted, which detailed the proposed development for the lands in this 
area, including identification of a proposed elementary school site on the lands to the south of I- 
80 in the Verdi area.  The DSH was incorporated into the current City of Reno Master Plan as 
the Mortensen-Garson Neighborhood Plan; however, the proposed school site is no longer 
specifically identified on the land use maps. It the future, as development plans for this area are 
submitted to Reno for review and approval, it is likely that the WCSD will request a set-aside for 
an elementary school site to address the future enrollment growth arising from the residential 
development. 
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Westergard ES is currently at its maximum capacity, and is projected to slightly near this level 
through the timeframe of this document. Neighboring schools to Westergard (specifically Rollan 
Melton and Sarah Winnemucca Elementary Schools) are anticipated to have sufficient capacity 


to provide relief by way of rezoning, should Westergard continue to remain over-crowded. 


Billinghurst middle school is currently near to its maximum capacity, and is expected to remain 
at that level through most of the 20-year planning horizon. As with Verdi ES, should the pace of 
development and the number of students resulting from that development exceed current 
expectations, it is possible that Billinghurst could exceed its maximum capacity sometime within 
the 20-year timeframe. In this event, it is likely that an addition to the existing school would be 
planned to provide additional permanent capacity to the school, as it is not anticipated that it 
would exceed its capacity limit by a sufficient degree to justify construction of a new full-sized 
middle school. Alternatively, the new school in the Verdi area discussed above could be 


configured as a K-8th  grade school to provide additional middle school level capacity.  These 
and possibly other options will be more closely examined in the future as enrollment increases 
warrant. 


McQueen High school is currently near its maximum capacity, and is anticipated to temporarily 
exceed its capacity within the next ten to twelve years, before again dropping under that level. 
Historically, McQueen has been one of the most over-crowded high schools in the District. 
However, with the decline in the rate of residential development in recent years, McQueen has 
seen a slow but persistent decline in its overall enrollment levels. 


Planning is currently underway for an addition of approximately 8-13 classrooms and other 
related spaces to McQueen. This addition will allow the removal of the seven portable 
classroom modules current on site, a legacy of the years when McQueen was severely 
overcrowded. The timing of this addition will depend on several factors, including future 
enrollment growth and changes in current high school attendance zones resulting from the 
construction of the planned new high school in the Wildcreek area; additional relief (for all 
District high schools) will be provided the following year with the renovation of the current Hug 
HS campus into a Career & Technical Education (CTE) academy. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 
None 


Medium Range (2024 – 2028) 
1. Construct addition of classrooms and associated spaces to McQueen High School and


removal of existing portable classroom units


Long Range (2029-2039) 
1. Construct new elementary school in the Verdi area


2. Construct classroom addition to Billinghurst MS, as needed
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South Reno Area 
Existing and Future Schools 
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Reno HS 1951 2,162 1,728 1,827 1,967 1,888 


Earl Wooster HS 1962 1,796 1,604 1,628 1,518 1,513 


Darrell Swope MS 1966 903/1,206 773 1,182 1,143 1,209 


Edward Pine MS 1976 1,048 964 1,026 977 1,066 


E. Otis Vaughn MS 1956 855 640 546 539 563 


Anderson ES 1955 447 468 392 384 405 


Jessie Beck ES 1958 543 573 492 500 526 


Libby Booth ES 1956 522 399 377 373 396 


Caughlin Ranch ES 1990 606 558 509 507 535 


Roger Corbett ES 1959 543 506 404 405 425 


Donner Springs ES 1996 775 618 558 564 607 


Roy Gomm ES 1966 543 459 422 422 444 


Hidden Valley ES 1989 662 410 324 323 346 


Huffaker ES 1989 594 422 436 451 488 


Hunter Lake ES 1955 447 383 354 345 362 


Echo Loder ES 1957 589 528 491 498 513 


Mount Rose ES 1911 383 485 371 377 393 


Smithridge ES 1965 640 613 588 611 643 


Veteran’s ES 1948 499 400 359 360 379 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


10,754 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


10,897 331 3,101 6,105 1,360 
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Discussion 


This region encompasses the areas primarily south of the Truckee River and includes the 
neighborhoods along McCarran Boulevard, along with the Hidden Valley area. This area 
includes some of the oldest parts of Reno; this is reflected in the age of many of the schools 
located here. 


Most of this area has been built-out for many years. The relatively high number of approved 
multi-family units reflect the redevelopment of properties in many of these older neighborhoods, 
with the projects underway at the old Park Lane Mall as a good example of this. The 6,100+ 
proposed single family units lie mainly in two proposed projects – the 1,800+ unit Evans Creek 
development which lies on the south side of McCarran Blvd. between Caughlin Ranch and 
Huffaker elementary schools; and approximately 4,000 units in the Butler Ranch/Daybreak 
development between Hidden Valley and Donner Springs elementary schools. 


Several elementary schools in this area are currently near or over capacity, or would have gone 
over capacity in the near future. Most of these schools will receive some measure of 
overcrowding relief with the 2020 opening of the new Marce Herz Middle School in the 
southwestern Truckee Meadows area.  Several approved realignments of elementary and 
middle school zones which will occur with the opening of this new middle school will allow both 
Pine and Vaughn middle schools to take on the sixth grades from their respective feeder 
elementary schools. This will address the overcrowding issues at most of these schools. 


In the case of Swope MS, it is not currently possible to implement the sixth grade realignment 
due to limited available capacity at that school, due to elevated enrollments and the number of 
schools that feed into Swope. To address this, an addition to Swope MS is currently in the 
planning stages with an anticipated completion in time for the 2022/23 school year. When 
completed, this project will expand the school’s capacity sufficiently to allow it to fully absorb the 
sixth grades from all of the elementary schools that are currently assigned to it. 


Most of the existing multi-family development in the South Reno Area tends towards the lower 
rent ranges, and it is likely that a large proportion of any new multi-family developments would 
likewise serve those in the lower income brackets. Typically, apartments in these rental ranges 
tend to produce more school-aged children than those in the higher income brackets, so any 
new apartment developments in this area has the potential to produce a fairly sizable influx of 
students in a relatively short time frame. Since most of this area (inside of McCarran Boulevard) 
is mostly built-out, this creates significant issues with regards to acquisition of sufficient lands to 
construct a new school in this area. However, with the steps noted above (especially the 
elevation of sixth grades to the middle school level), a considerable increase in the amount of 
available capacity at the elementary school level has been created, thus allowing any potential 
sudden enrollment increase to be absorbed by the existing schools in this area without the need 
for additional new school facilities. 


For a number of years the possibility of constructing a new high school in the southern area of 
the District has been discussed. This new school would relieve projected future overcrowding at 
Damonte Ranch HS, as well as reducing enrollment levels at the aging Reno and Wooster High 
Schools. Several possible locations for this new school have been discussed, and will continue 
to be explored in the future as high school enrollment growth warrants. 
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Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 


1. Construct a capacity expansion to the existing Swope Middle School


Medium Range (2024 – 2028) 
None 


Long Range (2029-2039) 
1. Construct a new high school in the Butler Ranch/Daybreak area 
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South Truckee Meadows Area 
Existing and Future Schools 
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Damonte Ranch HS 2003 2,170 1,829 1,896 2,059 2,055 


Galena HS 1992 1,893 1,494 1,526 1,639 1,635 


Kendyl Depoali MS 2009 1,412 1,292 908 970 1,031 


Marce Herz MS 2010 1,412 -- 1,050 1,104 1,179 


Brown ES 1989 618 596 645 657 711 


Double Diamond ES 2002 695 535 623 632 657 


Ted Hunsberger ES 1997 739 675 638 654 717 


Elizabeth Lenz ES 1981 526 539 519 511 533 


Pleasant Valley ES 1964 552 392 369 394 424 


Nick Poulakidas ES 2019 682 774 888 856 927 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


10,298 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


7,673 2,848 1,583 3,242 -- 


Discussion 


Over the past two-plus decades, this area, along with Spanish Springs, has been one of the 
centers of intensive residential development in Washoe County. With over 10,000 potential 
future residential units (TMRPA, 2016), this trend is likely to continue well into the future. 


With the rapid residential growth has come substantial enrollment increases, with the result that 
the schools in this area have been chronically stressed with respect to enrollments and 
capacities.  In the Fall of 2019, the new Nick Poulakidas ES opened in the Damonte Ranch 
area. This school provided relief to Brown and Double Diamond elementary schools, both of 
which were severely overcrowded at the time. However, as shown on the chart above, 
Poulakidas itself opened over capacity and is projected to be severely overcrowded within the 
next five years. A second new elementary school is being planned and will likely begin 
construction within the next few years on property owned by the District off of Rio Wrangler 
Parkway. A third new elementary school site has been identified in the proposed Daybreak 
development in the northeastern portion of this area. 


There is currently one middle school – Kendyl Depoali MS – located in this area. This school 
primarily serves the students in the eastern half of this area (South Meadows/Damonte 
Ranch/Pleasant Valley). Students on the western side of South Virginia Street – mainly those 
attending Hunsberger and Lenz elementary schools – are currently bussed to Pine MS on Neil 
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Road north of McCarran Boulevard. Although Depoali MS was opened only ten years ago, it is 
already nearing capacity and is forecast to exceed capacity in approximately six years. To 
relieve the overcrowding at Depoali as well as to provide a closer, more “neighborhood” middle 
school to serve the residents of the southwestern area, the new Marce Herz Middle School is 
under construction on a site along Arrowcreek Parkway near Hunsberger ES. This school will 
open in the Fall of 2020. Herz MS will open in a 6th-8th grade configuration, so in addition to 
providing relief for Depoali MS it will also address the overcrowding at Lenz and Hunsberger by 
taking the 6th grade students from those schools. 


As with most of the other schools in this area, enrollment at Damonte Ranch HS is increasing 
and is projected to approach its capacity within the next ten years. Galena HS currently has 
sufficient capacity to provide relief for Damonte Ranch, and the District is currently in the 
process of a comprehensive examination of the high school attendance zones. One possible 
outcome of this effort could be an adjustment to the attendance zones between Damonte Ranch 
HS and Galena HS, which could provide some degree of relief for Damonte Ranch. 


As noted in the South Reno Area section of this plan, the District has been considering the 
construction of a new high school in the southern area of the District, which would provide a 
long-term answer to enrollment growth and overcrowding at the high school level in the 
southern portion of the District. Of the locations that have been considered, one lies partially 
within the proposed Daybreak development in the northeastern portion of this area. The District 
will continue to work on identifying a feasible site for future construction of a new high school 
somewhere in an appropriate location in the southern portion of the District. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 
1. Construct the new Marce Herz Middle School off of Arrowcreek Parkway in the


southwestern portion of this area, to open in the Fall of 2020.


2. Construct a new elementary school off of Rio Wrangler Parkway in the southeastern
portion of this area


Medium Range (2024 – 2028) 
None 


Long Range (2029-2039) 
1. Construct a new elementary school in the Daybreak development in the northeastern


portion of this area
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Spanish Springs Area 
Existing and Future Schools 
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Spanish Springs HS 2001 2,312 2,492 2,750 3,062 3,213 


Yvonne Shaw MS 2004 1,183 926 1,060 1,148 1,343 


Sky Ranch MS 2019 1,412 1,347 1,477 1,616 1,714 


Bud Beasley ES 1995 776 703 731 745 786 


John Bohach ES 2020 682 -- 655 783 867 


Jesse Hall ES 2006 682 505 607 664 866 


Miguel Sepulveda ES 2006 682 727 696 693 736 


Spanish Springs ES 1994 739 789 681 671 705 


Alyce Taylor ES 1990 634 674 668 706 765 


Edward Van Gorder ES 2000 739 762 614 629 667 


Key: Approaching Capacity: Over Capacity: Severely Overcrowded: 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


8,330 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


14,432 4,742 2,192 6,828 670 


Discussion 


Over the past twenty or more years, this area, along with the South Meadows/Damonte Ranch 
area, has seen the highest rates of residential development in Washoe County. With 8,000+ to 
14,000+ potential future residential units, this trend is likely to continue well into the future. 


As is the case with the South Truckee Meadows Area, with this residential growth has come 
substantial enrollment increases, with the result that the schools in this area have been 
chronically stressed with respect to enrollments and capacities. In the Fall of 2019, the new Sky 
Ranch Middle School opened, which relieved Mendive MS (see the Sparks Area below) by the 
realignment of Beasley ES from Mendive to Sky Ranch MS, as well as Shaw MS. In addition, 
with the additional capacity provided by the new school, both Sky Ranch and Shaw middle 
schools were able to take the 6th grade students from all of the elementary schools in this area, 
which reduced the severity of overcrowding in those schools. 


An additional elementary school – John Bohach ES – is currently under construction and will 
open in the Fall of 2020 next to Sky Ranch MS. This new school will provide additional 
overcrowding relief for most of the elementary schools in this area. Additional sites for future 
elementary schools have been identified and are shown on the map for this area. 
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Current forecasts indicate that future enrollments for both Shaw and Sky Ranch will approach or 
exceed the maximum capacities of those schools within the timeframe of this plan. To address 
this, it is likely that sometime in that timeframe the District will plan for and implement capacity 
expansions to Shaw MS and Mendive MS and engage in a realignment of middle school 
attendance zones to balance enrollment between the three schools. 


Spanish Springs High School is currently the most over-crowded high school in the District. 
However, with the anticipated 2022 opening of the new high school in the Wildcreek area, it is 
expected that the portion of the Spanish Springs HS attendance zone in the northern portion of 
the Sun Valley area will shift to the new school. This will provide substantial (600+ students) 
overcrowding relief for Spanish Springs HS; additional relief (for all District high schools) will be 
provided the following year with the renovation of the current Hug HS campus into a Career & 
Technical Education (CTE) academy. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 
1. Complete construction and open the new John Bohach Elementary School, located next


to Sky Ranch MS in Kiley Ranch, in the Fall of 2020.


Medium Range (2024 – 2028) 
1. Construct a new elementary school in the middle or northern portion of the area


Long Range (2029-2039) 
1. Plan for and construct an expansion to Shaw MS
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School Name 
Year 


Opened 


Current 
Maximum 
Capacity 


Current & Projected Student Populations 


2019/20 2024/25 2029/30 2039/40 


Edward Reed HS 1974 2,330 2,169 2,170 2,390 2,404 


Sparks HS 1951 1,567 1,237 1,367 1,345 1,322 


George Dilworth MS 1961 831 748 741 716 750 


Lou Mendive MS 1995 1,071 941 939 942 973 


Sparks MS 1965 965 788 717 681 724 


Lloyd Diedrichsen ES 1981 526 372 374 377 394 


Florence Drake ES 1960 528 247 245 246 254 


Katherine Dunn ES 1981 633 532 556 551 577 


Greenbrae ES 1955 382 301 297 303 319 


Lena Juniper ES 1964 566 451 467 468 492 


Lincoln Park ES 1957 482 420 437 434 456 


Alice Maxwell ES 1958 526 449 413 426 453 


Robert Mitchell ES 1937 396 389 391 393 413 


Marvin Moss ES 1992 699 376 380 377 400 


Natchez ES 1972 264 112 122 121 123 


Agnes Risley ES 1964 550 458 450 454 482 


Kate Smith ES 1963 272 238 213 224 237 


Jerry Whitehead ES 1986 543 349 389 388 404 


Forecasts of Future Housing Development - 
Source 


Approved/Unbuilt Proposed 


Total Units 
Single 
Family 


Multi- 
Family 


Single 
Family 


Multi- 
Family 


Potential future (20-year) residential units 
(TMRPA Housing Study, April 2016) 


4,632 -- -- -- -- 


Approved & proposed residential units 
(UNR/CRS, 2nd Quarter/2019) 


4,172 239 1,499 1,088 1,346 


Discussion 


This region encompasses most of the Sparks area, excluding Spanish Springs.  Most of this 
area is built-out, with the approved residential developments centered around the Sparks 
Marina area, as well as the remaining single family neighborhoods in the D’Andrea Ranch. This 
area also includes the east Truckee Canyon and Wadsworth, although there are currently no 
approved or planned residential developments in these areas. 


The large number of proposed residential units lie mainly in the proposed Copper Canyon 
development in the hills east of Vista Blvd. A development handbook was adopted by the City of 
Sparks in 2008; however no actual construction has occurred.  Since it is uncertain if and when 
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this proposed development will happen, its potential impacts on enrollments in schools in this 
area have not been included in the enrollment forecasts shown above. If Copper Canyon does 
begin to develop, then the projected enrollment impacts will be incorporated into the future 
updates of the WCSD Facilities Plan. 


This area was impacted by the Fall 2019 opening of the new Desert Skies and Sky Ranch 
middle schools in the Sun Valley and southern Spanish Springs areas, respectively. The 
realignment of attendance zones with the opening of these schools has allowed the movement 
of the sixth grades from the elementary schools into three middle schools in this area, in 
fulfillment of WCSD policy. As a result, the schools in this area are projected to remain below 
their respective capacities throughout the timeframe of this plan, with some schools only 


intermittently approaching capacity. This implementation of the 6 th grade realignments has also 
increased the available capacity in the area elementary schools by approximately 700 seats, 
which should allow the area schools to be in a better position to absorb enrollment increases 
resulting from unanticipated residential development. 


As noted above, the new Sky Ranch MS opened in 2019 just to the north of this area (see the 
Spanish Springs Area discussion later in this section). Since that school is located in the heart 
of the Kiley Ranch and other neighboring residential development, it is very possible that Sky 
Ranch MS may experience overcrowding issues in the near future. To address this, it may 
become necessary to plan for and construct an expansion to Mendive MS to create additional 
capacity to allow it provide relief to Sky Ranch MS. The need for and timing of this expansion 
will become clearer once the enrollment patterns for Sky Ranch MS have become established. 


A new high school has been proposed on the northern portion of the Wildcreek Golf Course in 
the northern portion of this area and is currently in the planning stages.  This school is 
anticipated to open in the Fall of 2022. This school will replace the existing Hug HS and will also 
absorb a large portion of the current attendance zone for Spanish Springs HS, providing much 
needed overcrowding relief for that school. Although Sparks HS is not currently anticipated to 
reach its maximum capacity during the timeframe of this plan, the District is engaged in an 
ongoing effort to acquire surrounding properties, when they become available, with the objective 
of having sufficient space on the site to plan for an expansion of the school at some point in the 
future. This will provide greater flexibility in the educational programs that could be provided at 
the school, as well as creating additional capacity to address possible future overcrowding in 
Reed HS. 


Anticipated facility needs based on current student projections 


Short Range (2019 – 2023) 


1. Construct a new high school in the northern portion of this area, to open in the Fall of
2022


Medium Range (2024 – 2028) 
None 


Long Range (2029-2039) 
1. Construct classroom addition to Mendive MS, as needed
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Academy of Arts, Careers & Technology (AACT) – this facility is currently the District’s main 
high school for career and technical education. Students are guided through courses of study 
that prepare them for the workforce or further post-secondary education and training. Part-time 
students typically take one CTE course at AACT, and the remaining courses at their home high 
school. Full-time students meeting entry pre-requisites take their academic classes at AACT in 
order to earn their diploma directly from that school. 


This school is currently housed on Edison Way in the industrial area northeast of the Reno- 
Tahoe International Airport. As of the present time, 571 students are enrolled in AACT for the 
2019/20 school year. These students are drawn from all of the other high schools in the District, 
as shown in Figure 4: 


Figure 4 
Zoned high schools for students attending AACT, 2019/20 


Wooster, 6% 


Sparks, 6% 


Spanish Springs, 18% 


Damonte Ranch, 11% 


Galena, 5% 


Hug, 9% 


McQueen, 8% 


Reno, 7% 


North Valleys 13% 


Reed, 16% 


As noted previously in this section, the WCSD currently is in the planning stages for the 
construction of a new high school on the northern portions of the Wildcreek Golf Course, with a 
planned opening in the Fall of 2022. The current plan is for this new high school to take over all 
of the current attendance zone for Hug HS. With the opening of that school, it is then planned 
that the current Hug HS campus would undergo extensive renovations to convert it into a career 
& technical education (CTE) campus (similar to the AACT). The CTE academy would have a 
capacity of approximately 800-1,000 students and would open in the Fall of 2023. It is 
anticipated that the CTE academy would draw students from all of the other high schools in 
similar proportions to AACT, providing a measure of enrollment/capacity relief to all of the other 
high schools in the District. 
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Alternative Education/Options 
The WCSD Options programs provide an alternative for students who can better thrive in a non- 


traditional school setting, students at risk, and those with behavioral problems. These facilities 
are located throughout the District: 


 Innovations High School is located on West Second Street in Reno; this school is a “Big
Picture School”, a self-teaching community of learners that provides students the
opportunity to pursue their individual interests under the guidance of school staff. For the
2019/20 school year, Innovations has an enrollment of 93 students.


 Washoe Inspire Academy is a K-12th grade school that provides educational services to
at-risk students at four locations across the District. Collectively, Inspire has a 2019/20
enrollment of 146 students. The four campus locations are:


o Washoe Inspire Main, a behavior modification school grades 3-12, located on
Corporate Blvd. in Reno;


o Jan Evans Detention Center on Parr Blvd.;
o the Adolescent Treatment Center, a juvenile mental health facility on Galletti Way


in western Sparks; and
o Redfield Academy, a Children's Cabinet facility on Redfield Parkway in south


Reno


 Turning Point is a self-contained program on an alternative campus currently housed in
the Glenn Hare building on the Reno HS campus. The Turning Point program helps
individual special needs children who have problems and who have demonstrated
significant behavioral regression in the least restrictive environment. The school
currently has an enrollment of 41 students for the 2019/20 school year.


 NorthStar Online School is a full-time virtual K-12th grade school providing students the
flexibility to do their school work at their own pace and at times/places that works best
for their individual family and work situations. The administrative center for the NorthStar
program is located on Riggins Court in south Reno. For 2019/20, NorthStar has a full- 
time enrollment of 207 students.


Special Education 
Most WCSD special education programs are housed in the elementary, middle and high schools 
throughout the District, integrating the students enrolled in these programs into the general 
student body as much as possible. Marvin Picollo School is the District’s school for special 
education students that cannot be integrated into the regular school facilities. This school is 
located in the southwest Truckee Meadows, near Lenz Elementary School. This school serves 


students from pre-kindergarten through 12th grade. For the 2019/20 school year, the school has 
an enrollment of 101 students. 


Gerlach School 


The WCSD operates a K-12th grade school serving Gerlach and the other small remote 
communities of in the northern part of Washoe County. For the 2019/20 school year, the 
Gerlach School has an enrollment of 25 students in all grades. The District also has several 
mobile residential units onsite that are reserved for the use of teachers assigned to the Gerlach 
School. 
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RISE Academy for Adult Achievement 
The RISE Academy is the Districts adult-education program, offering free classes to any adult 


aged 18 or older for English language learners, high school equivalency, adult diploma, adult 
basic education, and high school proficiency exam prep. There are currently about 640 students 
enrolled in the program.  The RISE Academy is currently located on Cordone Avenue in Reno. 


VOICE 
The Vocational Opportunities for Inclusive Career Education (VOICE) program is a partnership 
between Washoe County School District and State Department of Employment, Training and 
Rehabilitation (Vocational Rehabilitation). The goal for the program is to provide job related and 
transition skills/training focused for recent graduates from the District’s Special Education 
program, assisting them to obtain competitive employment. There are currently 50 students 
enrolled in the VOICE program. The administrative center for the VOICE program is located on 
Riggins Court in south Reno. 
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In addition to schools, the District also operates a number of other facilities which support the 
educational programs of the WCSD. 


Administration Main Office – this site houses the District’s main administration functions, 
including the Board of Trustees, District and Area Superintendents, Business & Finance, Human 
Resources, and other functions necessary for the operations of the District. The Administration 
Center is located at 425 East Ninth Street in Reno. 


Brown Center – this building started as the original Brown ES which opened in 1948. With the 
opening of the current Brown ES in 1989, this facility was converted from a school to an office 
building. The facility currently houses the District’s Facilities Management and Purchasing 
departments. The Brown Center is located at 14101 Old Virginia Road in southern Washoe 
County. 


Maintenance, Housekeeping and ESA – these services include the routine maintenance, 
service and repair of buildings and grounds systems for all District properties; daily, weekly and 
annual cleaning and sanitizing of all District schools and support locations; and oversight and 
management of all operationally based regulatory programs. These functions are centered at 
the Huffaker Maintenance Center located at 7495 South Virginia Street, with an additional 
maintenance and carpenter shop located at 395 Booth Street in Reno. 


Nutrition Services – the Nutrition Services program provides meal services to 64,000 students at 
97 sites throughout the District. The Nutrition Services Center, located at 585 Spice Island Court 
in Sparks, features a production kitchen and food distribution warehouse. 


Student Health Services – this program addresses issues relating to student health, including 
vaccinations, communicable disease outbreaks, administration of medications at school, CPR 
training, etc.  This program is located at 820 Fifteenth Street in Sparks. 


Teacher’s Warehouse – donations of supplies and materials that are received from the public 
and organizations are housed and organized at is location, and are made available free of 
charge to all WCSD educators. The Teacher’s Warehouse is located at 390 Edison Way in 
Reno. 


Transportation Centers – the Transportation Department is responsible for the maintenance and 
service of the school busses and other District-owned vehicles. The District owns and operates 
three transportation yards: 


 Getto Transportation Center – 1850 Kleppe Lane in Sparks


 North Valleys Transportation Center – 330 Doubleback Road in Stead


 South Transportation Center – 684 Geiger Grade Road in South Reno
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In addition to these WCSD-owned facilities, the District also leases office space in a number of 
other locations for various educational and support programs. The currently leases locations 
are listed below: 


Address Programs/Services 
535 E. Plumb Lane ESL; Title One 
240 S. Rock Blvd., #101 & #143 Special Education/Child Find; Child & Family 


Services 
5450 Riggins Court, Suites 3-6, Northstar; MTSS; Equity & Diversity; Family 


& School Partnerships; Counseling & 
Truancy; Substance Abuse Prevention; 
Student Activities and Athletics; Wellness and 
Behavior programs 


1325 Corporate Blvd. Transition Services/VOICE Program 
1150 Matley Lane RPDP; IT; Business Office; Inservice teacher 


training 
1301 Cordone Avenue RISE Academy/Adult Education 
360 Freeport Blvd. Storage for Volunteer Services 







WCSD Facilities Plan, 2020 – 2039 


January 2020 
School Support Facilities 
Page 52 


This page left intentionally blank 







Facility Siting 


WCSD Facilities Plan, 2020 – 2039 
January 2020 


Facility Siting 


Page 53 


To comply with the applicable goals and policies of the 2019 Truckee Meadows Regional Plan, 
the following siting requirements will be adhered to by the Washoe County School District: 


1. Any proposed site for the location of a new school with a design capacity of less than
1,200 students shall not be located on an arterial roadway, as identified in the adopted
Regional Transportation Plan, in a manner that necessitates a new speed controlled
school zone.


2. No school with a projected population of at 300 or more full-time students throughout
any part of the calendar year will be planned for or constructed in the in the Rural Area
as identified in the adopted Truckee Meadows Regional Plan.


Exceptions to this policy for schools located in Freestanding Communities, as defined in 
the adopted Truckee Meadows Regional Plan, may be considered on a case-by-case 
basis in consultation with the Truckee Meadows Regional Planning Agency. 


3. Any development of new school facilities, or expansion of existing facilities, shall avoid
encroachment into areas with identified natural development constraints. Such areas
shall be left in their undeveloped state wherever possible.


Where such encroachments are unavoidable, design plans will provide, to extent 
feasible, additional design features to mitigate the visual impact of necessary 
encroachments. 


In addition, in June of 2017 the Board of Trustees adopted Board Policy 7400, “Conservation 
and Sustainability”. The full text of that policy can be found in Appendix 1 of this document. 
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2019 Regional 
Plan Goal Text of 2019 Regional Plan Goal Title/Text WCSD Response/Conformance


PG-3


Use of the Consensus Forecast for Planning 


All local government and affected entity master plans, 
facilities plans, and other similar plans shall utilize the 
adopted Consensus Forecast and the associated spatial 
disaggregation as the primary source for determining future 
regional population and employment demand for the 
formulation of goals, policies, and facilities and service 
plans. 


The Regional Plan recognizes that some affected entities, 
due to service area size or targeted services, need to 
utilize additional or supplementary population data. If these 
affected entities utilize additional or supplementary 
population data, the source and methodology must be 
clearly described in master plans, facilities plans, and other 
similar plans. These plans must clearly relate back to the 
adopted Consensus Forecast.


The enrollment model used by the Washoe 
County School District utilizes the most current 
Consensus Forecast to forecast future 
kindergarten enrollments, which is a significant 
component of school enrollment growth. The 
model also utilizes the residential disaggregation 
provided by TMRPA (which is based on the 
Consensus Forecast) to forecast enrollment 
growth generated anticipated future residential 
development. Given the discussions in this 
section regarding past trends in student growth 
vs. the general population and the anticipated 
continuation of these trends into the foreseeable 
future, this forecast is reasonable and consistent 
with the Consensus Forecast and the intent of 
Regional Plan Policy PG-3.


RF-2 Priority Hierarchy for Development in the Region 


In order to further define and achieve the desired regional 
form, the Regional Plan establishes a priority hierarchy for 
managing regional growth and requires that local 
government and affected entities master plans, facilities 
plans, and other similar plans promote and not conflict with 
the following Regional Land Designations (listed in priority 
hierarchy): 
1. Mixed Use Core
2. Tier 1 Land
3. Tier 2 Land
4. Tier 3 Land
5. Rural Area


Future school facilities identified in this Facilities 
Plan area based on anticipated enrollment 
growth resulting from known approved and 
planned residential developments. 


The proposed sites of those future school 
facilities depend on the locations of the 
anticipated future residential developments. As a 
result, the extent that the planned school  
facilities comply with this policy depend on the 
extent that those approved and planned 
developments also comply with the priority 
hierarchy.


PF-2 Promotion of Priority Hierarchy for Public 
Facility/Service Provision 


Master plans, facilities plans and other similar plans of 
service providers must provide for the delivery 
of public facilities and services as outlined in NRS 
278.0274 and must promote the priority hierarchy 
for resource, service, and infrastructure provision outlined 
in Policy RF2.


See above.
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PF-8 School Requirements 


The WCSD school facilities plan must not allow for the 
location of a new school site with a design capacity of less 
than 1,200 students in a manner that necessitates a new 
speed controlled school zone on an arterial roadway that is 
identified in the adopted Regional Transportation Plan. This 
policy does not restrict charter and private schools that 
would not necessitate a new speed controlled zone from 
locating along arterials. 


The Regional Transportation Plan must not allow for the 
location of a new arterial road, or the re-designation of an 
existing road to an arterial, next to or adjacent to a 
proposed new or existing school site with a design capacity 
of less than 1,200 students as identified in the adopted 
WCSD school facilities plan, that requires a new speed 
controlled school zone.


Any proposed site for the location of a new 
school with a design capacity of less than 
1,200 students shall not be located on an 
arterial roadway, as identified in the 
adopted Regional Transportation Plan, in a 
manner that necessitates a new speed 
controlled school zone. 


PF-9 Rural Area School Requirements 


Local government and affected entity master plans, WCSD 
school facilities plans, and other similar plans must not 
allow for the location of schools, with a projected 
population of at least 300 full-time students throughout any 
part of the calendar year, in the Rural Area. Special 
exceptions may be allowed to support Freestanding 
Communities.


Refer to Facility Plan Policy FP-2.


PF-18 Regional Renewable Energy Generation 


Local government master plans and facilities plans shall 
demonstrate a commitment to the development of regional 
renewable energy generation including the transmission 
infrastructure originating from regional renewable energy 
generation sources.


Refer to Board Policy 7400 “Conservation and 
Sustainability” in Appendix 1.


NR-3 Development Constraints Area 


… 


3. All local government and affected entity master and
facilities plans must include components to preserve
development-constrained lands in an undeveloped state
wherever possible, to minimize encroachments into the
Development Constraints Area, and to provide additional
design features to mitigate the visual impact of necessary
encroachments.


Refer to Facility Plan Policy FP-3.
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2019 Regional 
Plan Goal Text of 2019 Regional Plan Goal WCSD Response/Conformance


NR-14 Sustainable Development 


Local government and affected entity master plans and 
other similar plans must promote, encourage, or provide 
incentives for: 
• Development practices that promote energy-efficient
building technology for residential and non-residential
development in terms of site location, building materials,
building technology and other elements;
• The use of and development of alternative or renewable
energy sources; and
• The use of low impact development (LID) practices.


Refer to Board Policy 7400 “Conservation and 
Sustainability” in Appendix 1.
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POLICY 7400, CONSERVATION AND SUSTAINABILITY 


PURPOSE 
The Board of Trustees (“Board”) is committed to the implementation of effective, comprehensive, and sustainable 
initiatives and programs. All Washoe County School District (“District”) schools and other facilities shall implement 
programs and practices which are not harmful to or which limit the depletion of natural resources, create a culture that 
accepts fiscal responsibility for these goals, enhance building/facility performance, and foster a sense of citizenship in 
students by encouraging a focus on conservation and sustainability. Such programs are designed to achieve and 
maintain levels of conservation which protect human health and safety, prevent injury to plant and animal life, prevent 
damage to property, and preserve the visibility, scenic, and esthetic values of the community. A program of 
environmental consciousness is vital to the overall health and safety of students, faculty/staff, and visitors to the 
District’s properties. 


POLICY 
1. Governing Principles


a. Sustainability refers to “not being harmful to the environment or depleting natural resources, and thereby
supporting long-term ecological balance.” (Dictionary.com) Conservation refers to trying to protect, preserve,
or limit how much of a resource is used.


b. Conservation and sustainability efforts can greatly impact the health of students and staff, school
buildings, and the environment in general.


c. Sustainability is an important priority that is critical to the future. The District, therefore, is committed to
being an active participant in conservation and environmental health efforts in areas to include:


i. Air and Noise Pollution;
ii. Energy Efficiency and Renewable Energy;
iii. Facility Condition;
iv. Chemical and Environmental  Contaminant Hazards;
v. Recycling;
vi. Water;
vii. Landscaping and Gardens; and
viii. Capital Construction


d. The District shall comply with local, state and federal laws and regulations related to the efforts detailed in
this policy.


2. Governing Practices
a. Students shall be introduced to curriculum to allow them to understand the variety of sustainability and
environmental health issues encountered in schools and how they can contribute to sustaining a school
environmental health program. Student involvement will enhance their knowledge of the issues that affect
them, and will give them a sense of ownership and accountability in the ultimate success of the program.
The District will provide resources and guidance on how to incorporate sustainability within the curriculum
and how to build student leadership skills and community engagement around sustainability principles.


b. A successful conservation and environmental practices program relies on the active participation of all
persons involved. From school administrators and teachers, to nurses and maintenance personnel, all
District staff have a role in protecting the community’s environmental health. As such, the District shall
provide training and resources to ensure that faculty and staff understand their roles and how they contribute
to the success of the sustainability program.


c. All District schools and facilities shall implement a waste-reduction, reuse, recycling, and energy
conservation plan (“Sustainability Plan”). The Sustainability Plan shall provide information on each facility’s
recycling and waste reduction activities and energy consumption. The Office of Facilities Management will
support schools in drafting a plan which is specific to their school.


d. The District’s conservation and environmental health efforts, where feasible, may include, but are not
limited to, the following:


i. Clean Fuel Vehicles. The District shall, when feasible, purchase buses that run on alternative
fuels rather than diesel. Alternative fuel use results in lower emissions to the environment.
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ii. Safe Routes to Schools. The District shall identify safe routes to schools and encourage walking
and riding bikes to school.


iii. Reducing Vehicle Emissions through Idle Free Zones. The District, when possible, will institute
Idle Free Zones at its schools and other District properties. Unnecessary idling wastes gas, pollutes
the air and increases noise levels.


iv. Indoor Air Quality. Poor indoor air quality can also impact the comfort and health of students and 
staff, which can in turn affect concentration, attendance, and classroom performance. The District
shall strive to provide clean air to all learning spaces and use low volatile organic compound
(“VOC”) materials in construction and renovation.


v. Outdoor Activities and Air Pollution. The District is aware of potential health threats to students,
faculty and staff due to outdoor air pollution. The District shall follow the guidance of the Washoe
County Health District when scheduling and participating in outdoor activities.


vi. Renewable Energy.
1. It is the intention of the District to support state initiatives to expand and accelerate


the development of a sustainable and self-sufficient solar renewable energy industry.
The District shall install solar energy systems where practical with a goal of achieving
20% of energy derived from solar resources.


2. The District shall incorporate geothermal ground source heat pump systems in all
new construction and, where practical, major renovations.


vii. Energy Efficiency. The District will incorporate energy efficiency measures in all major
renovations and new construction with a goal of lowering energy use, as well as efforts to reduce
energy consumption and the District’s carbon footprint.


viii. Facility Health. Sustainability programs that encourage environmental health are important for
maintaining safe, healthy, and long-lasting school facilities. Routine maintenance and well- 
designed upgrades and improvements can extend the life of a school building, improve the health
of the learning environment, and generate cost savings through increased energy and resource
efficiency.


ix. Chemical and Environmental Contaminant Hazards. The District seeks to reduce the possible
exposure of students, faculty/staff, and visitors to District property to potentially hazardous
chemicals and substances which are used in the cleaning and maintenance of District facilities. The
District shall use environmentally sensitive cleaning and maintenance products in the cleaning of all
schools and facilities when the costs associated with such purchase or use are reasonable and do
not place an undue burden on the efficient operation of the District.


x. Recycling
1. The District will continue recycling and waste reduction practices to:


a. reduce the amount of waste disposed in landfills that could have otherwise
been recycled, reused or composted,


b. reduce the fiscal burden of landfill disposal, and
c. reduce greenhouse gas emissions from waste hauling and disposal.


2. The District shall continue to refine procedures for single stream recycling of materials
as provided by local sanitation and recycling companies. This includes, but is not limited
to, mixed waste paper, cardboard, chipboard, plastics (#1-7), aluminum, steel, glass,
magazines, and newspapers.


3. The purchase of recycled products is encouraged when the product: Meets applicable
standards; can be substituted for a comparable non-recycled product; and costs are
comparable to a non-recycled product.


xi. Water
1. Ensuring safe drinking water is important as students and staff; and they may consume
a significant amount of their daily water intake from schools.
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2. The District will ensure that water systems are properly maintained. Improperly
maintained water systems can harm the environment and have financial implications (e.g.,
higher water bills). Leaking pipes lead to water loss, which can lead to property damage
and air quality issues.


3. Low flow fixtures, efficient irrigation systems, xeriscaping and the use of reclaimed
water shall be encouraged at all facilities and schools.


xii. Landscaping and Gardens. The District will promote and support school gardens and the
planting of trees to connect students, faculty, and staff with nature and encourage healthy lifestyle
choices.


xiii. Capital Construction. The District shall incorporate green building standards to achieve the
goals outlined herein in all major renovation and new construction to create healthy and efficient
learning environments which also reduces the facilities carbon footprint


DESIRED OUTCOMES 


1. Through this policy and any associated documents, the District is committed to improving:
a. conservation efforts with efficient and effective energy usage by reducing energy use and increasing the
use of renewable energy;


b. the environment within the schools for all students, faculty, staff and visitors through smart construction,
operation and purchasing; and


c. the environmental impact of the District and the health of students, faculty staff and the community
through healthy alternative transportation programs.


IMPLEMENTATION GUIDELINES & ASSOCIATED DOCUMENTS 
1. This policy reflects the goals of the District’s Strategic Plan and aligns/complies with the governing documents of


the District, to include:
a. Board Policy 7100, Capital Projects and Facilities Management
b. Board Policy 7510, School Bus Replacement


2. This policy complies with Nevada Revised Statutes (NRS) and Nevada Administrative Code (NAC) to include:
a. Chapter 386, Local Administrative Organization, and specifically:


i. NRS 386.4159 – 386.418, Recycling of Materials; Use of Recycled  Products
ii. NRS 386.419 – 386.4195, Environmentally Sensitive Cleaning Products for Floor Surfaces in
Public Schools


3. This policy complies with the following federal laws and regulations, to include:
a. National Environmental Policy Act of 1969 (42 U.S.C. § 4321 et  seq.)
b. Clean Air Act of 1970 (42 U.S.C. § 7401 et seq.)
c. Clean Water Act of 1972 (33 U.S.C. § 1251 et seq.)
d. Energy Policy Act of 2005 (42 U.S.C. § 13201 et seq.)
e. Executive Order (EO) 13045, Protection of Children from Environmental Health Risks and Safety Risks


REVIEW AND REPORTING 
1. This document shall be reviewed as part of the bi-annual review and reporting process, following each regular
session of the Nevada Legislature. The Board of Trustees shall receive notification of any required changes to the
policy as well as an audit of the accompanying governing documents.


2. Administrative regulations, and/or other associated documents, will be developed as necessary to implement this
policy.


3. The Energy & Sustainability Manager, through the Chief Operations Officer, shall prepare an Annual Sustainability
Report to be submitted to the Board of Trustees each year. The Annual Sustainability Report shall include waste
preventive measures that have been adopted and implemented by the Department of Education for the preceding
fiscal year.


REVISION HISTORY 
Adopted on June 6, 2017 
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From: Gil, Donald
To: Olander, Julee
Subject: FW: February Agency Review Memo II
Date: Friday, February 19, 2021 2:55:30 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
February Agency Review Memo II.pdf

Julee,

The Washoe County Sheriff’s Office Patrol Division has no issues or concerns with Item #1.

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: Stark, Katherine <KRStark@washoecounty.us> 
Sent: Friday, February 19, 2021 1:12 PM
To: Gil, Donald <DGil@washoecounty.us>
Cc: Stark, Katherine <KRStark@washoecounty.us>; Emerson, Kathy <KEmerson@washoecounty.us>;
McQuone, Alice <AMcQuone@washoecounty.us>
Subject: February Agency Review Memo II

Good afternoon,

Please find the attached Agency Review Memo with cases received in February by Washoe County
Community Services Department, Planning and Building.

You’ve been asked to review the applications for Items 1, 2 and 3.  The item descriptions and links to
the applications are provided in the memo. 

For Item 1 (Lupin), please see the yellow highlighted note in the Agency Review Memo.

For Item 2 (Boulder Bay), both blue links in the case description will take you to the same, combined
application.
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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 II 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: Second Review of Applications Submitted February 2021 


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 


 


 
This is an updated application for Tentative Subdivision Map Case Number WTM21-005.  You may have 
reviewed an earlier version of this application in January of 2021.  The access is now only from Lupin Street.  
Please contact Planner Julee Olander if you have any questions about the updated application. 


 
1. Tentative Subdivision Map Case Number WTM21-005 (Lupin Street) – For hearing, discussion and 


possible action to approve a tentative subdivision map to allow the subdivision of three parcels totaling 
3.83 acres into 11-lots for residential units with a private street accessing from Lupin Drive. 


 
• Applicant: Star West Homes  
• Property Owner: Caleb Associates LLC 
• Location:  5845 & 5855 Pearl Dr. and 5840 Lupin Dr 


Agency Comments and Conditions Due as Follows: 
 


#1 – #4 – Agency Comments and Conditions Due – March 1, 2021 


The following case is tentatively scheduled to be heard by  
#1 – Planning Commission – April 6, 2021 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2021/Files/WTM21-005_ap_updated.pdf





 


 


• Assessor’s Parcel Numbers: 085-461-03; 085-461-04; 085-461-02 
• Parcel Sizes: 0.95 acres; 0.96 acres; 1.92 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Article 608, Tentative Subdivision Maps 
• Commission District: 5 – Commissioner Herman 
• Staff:  Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 
2. Variance Case Number WPVAR21-0001 (Boulder Bay) – For possible action, hearing, and discussion 


to vary Section 110.436 to address Street Design Requirements as allowed under 110.436.15(a). The 
specific variance request is related to street section, maximum road grades, street curves and vertical 
curves. 


 
AND 


 
Abandonment Case Number WAB21-0002 (Boulder Bay) - For possible action, hearing, and discussion 
to abandon 60,291 sf of public right-of-way. The roadways where sections are proposed for abandonment 
are Wassau Road; Lakeview Avenue; all of Reservoir Road; and a sliver of Stateline Road. As part of the 
abandonment, replacement roadway alignments are proposed to perpetuate access. 
 


• Applicant: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 


• Property Owner 1: Boulder Bay LLC 
PO Box 115 
Crystal Bay, NV 


• Property Owner 2: Big Water Investments, Inc 
 PO Box 622 
 Incline Village, NV 89450 


• Property Owner 3: United States Forest Service 
 Attn: Lake Tahoe Basin MGMT Unit  
 35 College Drive 
 South Lake Tahoe, 96150 


• Location: 0 State Route 28; 5 State Route 28; 0 Wassau 
Road; 101 Lake View Avenue; 47 Reservoir Road 


• Assessor’s Parcel Numbers: 123-071-04; 123-054-01; 123-053-04; 123-053-02; 
123-052-04; 123-052-02; 123-052-03; 123-291-01; 
123-053-06 


• Parcel Sizes: 0.64 ac; 1.00 ac; 0.18 ac; 1.42 ac; 3.23 ac; 0.28 ac; 
0.28 ac; 2.77 ac; 1.24 ac 


The following case is tentatively scheduled to be heard by  
#2 – Planning Commission – April 6, 2021 



mailto:jolander@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2021/Files/WPVAR21-0001_WAB21-0002_ap.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2021/Files/WPVAR21-0001_WAB21-0002_ap.pdf





 


 


• Master Plan Categories: Commercial (C); Suburban Residential (SR) 
• Regulatory Zones: Tourist Commercial (TC); Medium Density 


Suburban (MDS) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Development Code: Authorized in 804, Variances; and 806, Vacations 


and Abandonments of Easements or Streets  
• Commission District: 1 – Commissioner Hill 
• Staff: Chris Bronczyk, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 


 
3. Abandonment Case Number WAB21-0003 Feulner Abandonment – For possible action, hearing, and 


discussion to approve a request to abandon a 33ft roadway and public utility easement along the eastern 
boundary of the parcel. 


 
• Applicant/Property Owner: Christopher and Megan Feulner 
• Location:  0 Mountain Ranch Rd 
• Assessor’s Parcel Number: 150-250-48 
• Parcel Size: 2.476 acres 
• Master Plan Category: Rural Residential 
• Regulatory Zone: High Density Rural 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Articles 806 
• Commission District: 2 – Commissioner Lucey 
• Staff:  Dan Cahalane, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3628 
• E-mail:  dcahalane@washoecounty.us  


 


 
4. Special Use Permit Case Number WSUP21-0004 (Feulner) – For possible action, hearing, and 


discussion to approve a major grading permit for 90,000sf of grading across 2.476 acres with 3,000 cy of 
cut and fill and grading within a Sensitive Stream Zone (SSZ).  


 
• Applicant/Property Owner: Christopher and Megan Feulner 
• Location:  0 Mountain Ranch Rd 


The following case is tentatively scheduled to be heard by  
#3 – Planning Commission – April 6, 2021 


The following case is tentatively scheduled to be heard by  
#4 – Planning Commission – April 6, 2021 



mailto:cbronczyk@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2021/Files/WAB21-0003_ap.pdf
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• Assessor’s Parcel Number: 150-250-48 
• Parcel Size: 2.476 acres 
• Master Plan Category: Rural Residential 
• Regulatory Zone: High Density Rural 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Articles 438, 810 
• Commission District: 2 – Commissioner Lucey 
• Staff:  Dan Cahalane, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3628 
• E-mail:  dcahalane@washoecounty.us  



mailto:dcahalane@washoecounty.us





Please remember to send any agency review responses/comments directly to the Planner for the
case, rather than replying to me.

Thank you!

Katy Stark
Planner Trainee, Planning and Building Division 
Community Services Department
krstark@washoecounty.us  | Office: 775.328.3618
Visit us first online: www.washoecounty.us/csd 
For Planning call (775) 328-6100 
Email: Planning@washoecounty.us

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
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February 24, 2021 

Washoe County Community Services Department 

C/O Julee Olander, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WTM21-005 Lupin & Pearl Streets  

Dear Julee, 

 In reviewing the special use permit for a 11-lot tentative subdivision with a private street accessing from 

Lupin Drive please refer to our comments in the letter dated January 25, 2021. 

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

resources. 

Sincerely, 

Shaffer-Tyler 
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January 25, 2021 

Washoe County Community Services Department 

C/O Julee Olander, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WTM21-005 Lupin & Pearl Streets  

Dear Julee, 

 In reviewing the special use permit for a 11-lot tentative subdivision, the Conservation District has the 

following comments. 

With the vegetation of the 3:1 slope, the applicant submits to the District for approval a revegetation 

plan prepared by a qualified professional that includes a seed mix based on soil type, a contingency 

water plan, fertilizer plan, erosion control structures and a monitoring plan with updates provided to the 

Conservation District after the completion of the growing season (October 31) every year for a three-

year period. The revegetation must have a contingency irrigation plan for our approval.  

The District requires the flow line of the swales around the lots and retention ditch lined with 3–4-inch 

rock. In addition, to further reduce the impacts of storm water runoff downstream construct 2 feet by 3 

feet infiltration trench for the length of the retention ditch. 

We recommend as a condition the homes exterior color palette be earth tone colors including the 

roofing material. 

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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Public Notice 

Washoe County Code requires that public notification of a tentative subdivision map be 
mailed to a minimum of 30 separate property owners within a minimum 500 foot radius of 
the subject property a minimum of 10 days prior to the public hearing date.  This proposal 
was noticed within a 500-foot radius of the subject property, noticing 90 separate property 
owners a minimum of 10 days prior to the public hearing date.  

Public Notice Map 

Special Use Permit Case Number WTM21-005
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December 2018 

Washoe County Development Application 

Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 

Description: 

Project Address: 

Project Area (acres or square feet): 

Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). 

Applicant Information (attach additional sheets if necessary) 

Property Owner: Professional Consultant: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

Applicant/Developer: Other Persons to be Contacted: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 

County Commission District: Master Plan Designation(s): 

CAB(s): Regulatory Zoning(s): 

5
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Washoe County Planning and Building December 2018 
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION 

Tentative Subdivision Map Application 
Supplemental Information 

(All required information may be separately attached) 

 

 

1. What is the location (address or distance and direction from nearest intersection)? 

 

 

2. What is the subdivision name (proposed name must not duplicate the name of any existing 

subdivision)? 

 

 

3. Density and lot design: 

a. Acreage of project site  

b. Total number of lots  

c. Dwelling units per acre  

d. Minimum and maximum area of proposed lots  

e. Minimum width of proposed lots  

f. Average lot size  

 

4. What utility company or organization will provide services to the development: 

a. Sewer Service  

b. Electrical Service  

c. Telephone Service  

d. LPG or Natural Gas Service  

e. Solid Waste Disposal Service  

f. Cable Television Service  

g. Water Service  

 

5. For common open space subdivisions (Article 408), please answer the following: 

a. Acreage of common open space: 

 

 

b. What development constraints are within the development and how many acres are designated 

slope, wetlands, faults, springs, and/or ridgelines: 

 

 

c. Range of lot sizes (include minimum and maximum lot size): 
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Washoe County Planning and Building December 2018 
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION 

 

d. Proposed yard setbacks if different from standard: 

 

 

e. Justification for setback reduction or increase, if requested: 

 

 

f. Identify all proposed non-residential uses: 

 

 

g. Improvements proposed for the common open space: 

 

 

h. Describe or show on the tentative map any public or private trail systems within common open 

space of the development: 

 

 

i. Describe the connectivity of the proposed trail system with existing trails or open space adjacent 

to or near the property: 

 

 

j. If there are ridgelines on the property, how are they protected from development? 

 

 

k. Will fencing be allowed on lot lines or restricted?  If so, how? 

 

 

l. Identify the party responsible for maintenance of the common open space: 

 

 

6. Is the project adjacent to public lands or impacted by “Presumed Public Roads” as shown on the 

adopted April 27, 1999 Presumed Public Roads (see Washoe County Engineering website at 

http://www.washoecounty.us/pubworks/engineering.htm).  If so, how is access to those features 

provided? 

 

 

 

7. Is the parcel within the Truckee Meadows Service Area? 

 Yes  No 
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Washoe County Planning and Building December 2018 
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION 

 

8. Is the parcel within the Cooperative Planning Area as defined by the Regional Plan? 

 Yes  No If yes, within what city? 

 

9. Has an archeological survey been reviewed and approved by SHPO on the property?  If yes, what 

were the findings? 

 

 

 

10. Indicate the type and quantity of water rights the application has or proposes to have available: 

a. Permit #  acre-feet per year  

b. Certificate #  acre-feet per year  

c. Surface Claim #  acre-feet per year  

d. Other #  acre-feet per year  

 

a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 

Department of Conservation and Natural Resources): 

 

 

11. Describe the aspects of the tentative subdivision that contribute to energy conservation: 

 

 

 
12. Is the subject property in an area identified by Planning and Building as potentially containing rare or 

endangered plants and/or animals, critical breeding habitat, migration routes or winter range?  If so, 
please list the species and describe what mitigation measures will be taken to prevent adverse 
impacts to the species: 

 

 

13. If private roads are proposed, will the community be gated?  If so, is a public trail system easement 

provided through the subdivision? 

 

 

14. Are there any applicable policies of the adopted area plan in which the project is located that require 

compliance?  If so, which policies and how does the project comply? 

 

 

15. Are there any applicable area plan modifiers in the Development Code in which the project is located 

that require compliance?  If so, which modifiers and how does the project comply? 

 

 

  

16. Will the project be completed in one phase or is phasing planned?  If so, please provide that phasing 

plan: 
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Washoe County Planning and Building December 2018 
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION 

 

17. Is the project subject to Article 424, Hillside Development?  If yes, please address all requirements of 

the Hillside Ordinance in a separate set of attachments and maps. 

 Yes  No If yes, include a separate set of attachments and maps. 

 

18. Is the project subject to Article 418, Significant Hydrologic Resources?  If yes, please address Special 

Review Considerations within Section 110.418.30 in a separate attachment. 

 Yes  No If yes, include separate attachments. 

 

 

Grading 

Please complete the following additional questions if the project anticipates grading that involves:  
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets, 
buildings and landscaping;  (2) More than one thousand (1,000) cubic yards of earth to be 
imported and placed as fill in a special flood hazard area;  (3) More than five thousand (5,000) 
cubic yards of earth to be imported and placed as fill;  (4) More than one thousand (1,000) cubic 
yards to be excavated, whether or not the earth will be exported from the property; or  (5) If a 
permanent earthen structure will be established over four and one-half (4.5) feet high: 

19. How many cubic yards of material are you proposing to excavate on site? 

 

 

 
20. How many cubic yards of material are you exporting or importing?  If exporting of material is 

anticipated, where will the material be sent?  If the disposal site is within unincorporated Washoe 
County, what measures will be taken for erosion control and revegetation at the site?  If none, how 
are you balancing the work on-site? 

 

 

 

21. Can the disturbed area be seen from off-site?  If yes, from which directions, and which properties or 

roadways?  What measures will be taken to mitigate their impacts? 

 

 

 

22. What is the slope (Horizontal/Vertical) of the cut and fill areas proposed to be?  What methods will be 

used to prevent erosion until the revegetation is established? 

 

 

 

23. Are you planning any berms and, if so, how tall is the berm at its highest?  How will it be stabilized 

and/or revegetated? 

 

 

 
24. Are retaining walls going to be required?  If so, how high will the walls be, will there be multiple walls 

with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber, 
manufactured block)?  How will the visual impacts be mitigated? 
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Washoe County Planning and Building December 2018 
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION 

 
25. Will the grading proposed require removal of any trees?  If so, what species, how many, and of what 

size? 

 
 

 
26. What type of revegetation seed mix are you planning to use and how many pounds per acre do you 

intend to broadcast?  Will you use mulch and, if so, what type? 

 
 

 
27. How are you providing temporary irrigation to the disturbed area? 

 
 

 
28. Have you reviewed the revegetation plan with the Washoe Storey Conservation District?  If yes, have 

you incorporated their suggestions? 
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Washoe County Planning and Building December 2018 
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION 

Tahoe Basin 

Please complete the following questions if the project is within the Tahoe Basin: 

29. Who is the Tahoe Regional Planning Agency (TRPA) project planner and what is his/her TRPA 

extension? 

 

 

 

30. Is the project within a Community Plan (CP) area? 

 Yes  No If yes, which CP? 

 

31. State how you are addressing the goals and policies of the Community Plan for each of the following 

sections: 

a. Land Use: 

 

 

b. Transportation: 

 

 

c. Conservation: 

 

 

d. Recreation: 

 

 

e. Public Services: 

 

 

32. Identify where the development rights for the proposed project will come from: 

 

 

33. Will this project remove or replace existing housing? 

 Yes  No If yes, how many units? 

 

34. How many residential allocations will the developer request from Washoe County? 

 

 

35. Describe how the landscape plans conform to the Incline Village General Improvement District 

landscaping requirements: 
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Rebecca Bernier <rebecca@robisoneng.com>

Street Reservation Status - Pearl Drive Subdivision 
1 message

Orvald, Julie M <JOrvald@washoecounty.us> Wed, Jan 6, 2021 at 1:01 PM
To: "rebecca@robisoneng.com" <rebecca@robisoneng.com>
Cc: "Rudebusch, Dixie" <DRudebusch@washoecounty.us>

Reserved Street Name Recipients,

                                                                          

These street name(s) have been accepted and reserved into the Washoe County Master Street Directory Reservation table:

 

ACCEPTED/RESERVED

Expiration Date Street Name Project

2/5/2022 CALEB Pearl Drive Subdivision (Robison Engineering- Rebecca Bernier)

   

   

 

These street name(s) have been rejected:

REJECTED

Name Reason

  

  

  

 

**Note:  Washoe County GIS reserves the right to rescind any reserved street name

                  before recordation, in accordance with public safety concerns.

 

**Note:  A street name reservation is valid for one year after it is ACCEPTED. If the

                  name does not appear on a recorded document within one year of acceptance,

                  then there is no obligation to honor the reservation.  Forward this email or send a

    request to StreetNames@washoecounty.us for renewal, once reservation expires.

 

All future street name requests:

1. Fill out online form: https://gis.washoecounty.us/regionalservicesdashboard/streetsaddress/public/streetreservationform
2. Do NOT include USPS suffix types (e.g. AVE, ST, RD, CT, DR, LN, WAY, CIR, PL, TRL, etc.); that comes later.
3.  No more than 14 letters, 15 if there is an “i” in the name (spaces count as a character).                                            
4. Special characters are NOT allowed (‘, “, `, ~, /, \, -, *, #, &, @, %, +).
5. Abbreviations for MOUNT (MT) and SAINT (ST) are NOT allowed.
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For the purposes of Emergency Management, street names will reject if the street name already exists or sounds similar, phonetically, to an existing street
name.  For street names that already exist or reserved in the Washoe County Master Street Directory click:

 

1. Existing streets:  Click https://gis.washoecounty.us/regionalservicesdashboard/streetsaddress/public/streetdirectory
2. Reserved streets:  Click https://gis.washoecounty.us/regionalservicesdashboard/streetsaddress/public/streetreservations

 

Regional Street Naming & Mapping:

https://www.washoecounty.us/csd/engineering_capitalprojects/Regional%20Street%20Directory%20and%20Street%20Naming%20Forms/index.php

 

 

Julie Orvald, MS

Technology Systems Developer/Street Naming Coordinator

Technology Services | Regional Services / GIS

jorvald@washoecounty.us | Office: 775.328.2344

1001 E Ninth St, Reno, NV 89512
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DUAL WATER
METER (TYP)

(P) SSMH
RIM=4772.74
IE IN=4766.0

IE OUT=4765.9

(E) SSMH
RIM=4769.86
IE IN=4763.01
IE OUT=4762.91

(P) FIRE HYDRANT

4" AC / 6" AGG BASE
ROAD SECTION

GRADE BREAK (TYP)

INSTALL GRATE
LID ON EXISTING
MANHOLE

EXISTING
DRIVEWAY

(P) SSMH
RIM=4778.52
IE=4769.4

260 LF SDR 35
SEWER MAIN @1.0%

287 LF SDR 35
SEWER MAIN @1.0%

(P) SSMH
RIM=4774.07
IE IN=4766.8

IE OUT=4766.7

71 LF SDR 35
SEWER MAIN @1.0%

SSCO (TYP)

(P) SDMH
RIM=4770.2
IE IN=4763.3
IE OUT=4763.2

(P) SDCB
TC=4769.67
IE OUT=4766.67

51 LF 15" RCP
STORM DRAIN @ 6.6%
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AREA OF DISTURBANCE: 3.4 AC

CUT VOLUME: 3,800 CY

FILL VOLUME: 3,800 CY

NET VOLUME: 0 CY

GRADING SUMMARY:

GRADING NOTES
1. ALL EXCAVATION AND EMBANKMENT SHALL BE IN ACCORDANCE WITH
THE WASHOE COUNTY STANDARDS.
2. THE CONTRACTOR SHALL MAINTAIN A DUST CONTROL PROGRAM  TO
INCLUDE WATERING OF OPEN AREAS AND MAINTAIN CONFORMITY WITH
SECTION 40.030 OF WASHOE  COUNTY  AIR POLLUTION  PROVISIONS.
3. FINISH GRADE REPRESENTS THE ELEVATION OF THE FINISHED
SURFACE. IF LOCATED IN A LOT OR COMMON AREA, THE GRADE
REPRESENTS THE FINAL SURFACE.  IF TOP  SOIL  IS TO BE PLACED, THE
CONTRACTOR SHALL ADJUST THE GRADE SHOWN. IF SHOWN AT
CENTERLINE, THE GRADE REPRESENTS THE FINISHED SURFACE GRADE
OF THE AC. IF SHOWN AT A BUILDING PAD, THE GRADE REPRESENTS THE
FINISHED GRADE AROUND THE EXTERIOR OF THE HOUSE, INCLUDING
LANDSCAPING TREATMENTS. COORDINATE WITH ARCHITECT AND
STRUCTURAL FOR BUILDING AREA SUBGRADE(S).
4. USE EXTREME CARE WHEN WORKING AROUND EXISTING  UTILITIES
AND  EXISTING ROADS.
5. THE CONTRACTOR SHALL NOTIFY OWNER AT LEAST 48 HOURS PRIOR
TO COMMENCEMENT OF WORK AND ONLY AFTER A PRE-CONSTRUCTION
MEETING  BETWEEN OWNER, ENGINEER OF RECORD, MATERIALS
TESTING LABORATORY, AND GENERAL CONTRACTOR  HAS OCCURRED.
6. THE INSPECTION AND TESTING OF SOILS AND ALL OTHER MATERIALS
SHALL BE IN CONFORMANCE WITH WASHOE COUNTY ORANGE BOOK
STANDARDS AND SITE SPECIFIC SOILS  REPORT AS APPLICABLE.
7. SHOULD ANY PREHISTORIC OR HISTORIC REMAINS/ ARTIFACTS BE
DISCOVERED  DURING SITE DEVELOPMENT, WORK SHALL TEMPORARILY
BE HALTED AT THE  SPECIFIC  SITE AND  THE STATE HISTORIC
PRESERVATION DEPARTMENT SHALL BE NOTIFIED TO RECORD AND
PHOTOGRAPH THE SITE. THE PERIOD OF TEMPORARY DELAY SHALL BE
DETERMINED BY CONSULTATION WITH THE APPROPRIATE
JURISDICTION.
8. ALL NATURAL VEGETATION OUTSIDE OF DISTURBANCE LIMITS TO BE
PRESERVED. ALL AREA DISTURBED BY CONSTRUCTION SHALL BE
STABILIZED BY ONE OF THE FOLLOWING METHODS:
1) 3" GRAVEL SURFACE
2) DRYLAND GRASS SEED MIX RAKED INTO SOIL
3) SHRUB, LAWN, OR SMALL TREE LANDSCAPING IN CONFORMANCE
WITH W.U.I CODE. AND APPROVED LANDSCAPING PLANS.

FOR THE 3:1 SLOPE SEE SEPARATE REVEGETATION PLAN.  (NOT PART OF
SUBDIVISON MAP REVIEW - TO BE SUBMITTED WITH GRADING PLAN
PERMIT)

GRADING AND UTILITY PLANS IN SUPPORT OF SUBDIVISION MAP
STAR WEST HOMES

8745 TECHNOLOGY WAY STE F
RENO, NV 89521

CALEB COURT SUBDIVISION

PROJECT AUTHORITY
CIVIL ENGINEERDEVELOPER

STAR WEST HOMES
8745 Technology Way, Suite F
Reno, NV 89521
(775) 232-5879
kevin@starwesthomes.com

ROBISON ENGINEERING COMPANY, INC.
REBECCA C BERNIER, PE
846 Victorian Avenue, Suite 20 Sparks, NV 89431
(775) 852-2251 x 727
(775) 852-9736 fax rebecca@robisoneng.com

SURVEYOR
ROBISON ENGINEERING COMPANY, INC.
ERIC SAGE, PLS
846 Victorian Avenue, Suite 20 Sparks, NV 89431
(775) 852-2251 x 701
(775) 852-9736 fax sage@robisoneng.com

TOPOGRAPHIC MAP NOTES:

1) BASIS OF BEARINGS: THE BASIS OF BEARINGS FOR THESE PLANS IS
NAD 83 NEVADA STATE PLANE COORDINATE SYSTEM, WEST ZONE,
WASHOE COUNTY MODIFIED GROUND.

2) BASIS OF ELEVATIONS: NAVD 88 PER WASHOE COUNTY BENCHMARK.

GENERAL NOTES:

THESE PLANS HAVE BEEN PREPARED IN ACCORDANCE WITH ACCEPTED
ENGINEERING PROCEDURES AND GUIDELINES, AND ARE BELIEVED TO BE IN
SUBSTANTIAL COMPLIANCE WITH APPLICABLE STATUES, CITY ORDINANCES,
AND/OR COUNTY STANDARDS. IN THE EVENT OF A CONFLICT BETWEEN ANY
PORTION OF THESE PLANS AND CITY STANDARDS PROMPTLY NOTIFY
ENGINEER. THE COUNTY STANDARDS SHALL APPLY. IN ACCORDANCE WITH
GENERALLY ACCEPTED CONSTRUCTION PRACTICES, CONTRACTOR
ASSUMES SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS
DURING THE COURSE OF CONSTRUCTION, INCLUDING SAFETY OF ALL
PERSONS AND PROPERTY. THIS REQUIREMENT SHALL BE MADE TO APPLY
CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS, AND
CONTRACTOR FURTHER AGREES TO DEFEND, INDEMNIFY AND HOLD OWNER
AND ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED,
IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT.

IF THE CONTRACTOR(S) OBSERVES ANY CONDITION ON THE SITE WHICH
CONFLICTS WITH THE INFORMATION SHOWN HEREON, THEY SHALL CONTACT
ROBISON ENGINEERING AT 775-852-2251 FOR RESOLUTION.

THE ENGINEER SHALL NOT BE RESPONSIBLE FOR, OR LIABLE FOR,
UNAUTHORIZED CHANGES TO OR USES OF THESE PLANS. ALL CHANGES TO
THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE
ENGINEER.

OBTAIN LATEST ELECTRONIC FILE FROM ROBISON ENGINEERING COMPANY
PRIOR TO STAKING AND CONSTRUCTION.

OWNER
CALEB ASSOCIATES, LLC
8745 Technology Way, Suite F
Reno, NV 89521
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