
Planning Commission Staff Report 
Meeting Date:  November 2, 2021 Agenda Item: 8C 

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

www.washoecounty.gov/csd/planning_and_development 

AMENDMENT OF CONDITIONS CASE 

NUMBER: 

WAC21-21-0006 (A Dog’s Life) for Special 
Use Permit Case Number WSUP19-0030 
(A Dog’s Life SUP) 

BRIEF SUMMARY OF REQUEST: Amend WSUP19-0030 to provide a 2-year 
extension of time. 

STAFF PLANNER: Chris Bronczyk, Planner 
Phone Number: 775.328.3612 
Email: cbronczyk@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve an 
amendment of conditions for WSUP19-0030 (A Dog’s Life 
SUP) for an extension of time of 2 years for a proposed 
Commercial Kennel.  The project site will consist of a 20,000 
square foot building, associated landscape and parking.  The 
building will contain 15,000 sf of space for boarding and 
doggie day care, 2,000 sf for retail use, and 3,000 sf for a 
contractor’s office. 

Applicant: Richard and Christine Wilson 

Location: Corner of Ingenuity Avenue 
and Pyramid Highway 

APN: 530-492-01

Parcel Size: 2.75 Acres 

Master Plan: Industrial (I) 

Regulatory Zone: Industrial (I) 

Area Plan: Spanish Springs 

Development Code: Authorized in Article 810, 
Special Use Permit 

Commission District: 4 – Commissioner Hartung 

Vicinity Map 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and information 
received during the public hearing, the Washoe County Planning Commission approve Amendment of 
Conditions Case Number WAC21-0006 for A Dog’s Life, with the amended conditions of approval included as 
Exhibit A to this matter, having made all five findings in accordance with Washoe County Code Section 
110.810.30:   

(Motion with Findings on Page 6) 
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Amendment of Conditions 

An amendment of conditions application is necessary in order to change a condition(s) of an 
approved discretionary permit, such as a special use permit, a variance, an abandonment of an 
easement or a tentative subdivision map.  Some examples of why an amendment of conditions 
application is submitted are listed below: 

• Change in operating hours 

• Physical expansion  

• Extend the expiration date of the discretionary permit 

• Extend the time to complete phases of the approved project 

The amendment of conditions request is required to be heard by the same board that approved 
the original application and only the specific amendment may be discussed and considered for 
approval. The amendment of conditions application is processed in the same manner as the 
original discretionary permit application, including a public hearing, noticing, possible involvement 
of a citizen advisory board, agency review and analysis, and satisfying the required findings.  If 
the Planning Commission grants an approval of the amendment of conditions request, an 
amended Action Order is created along with amended conditions of approval.   

The amended conditions of approval for Amendment of Conditions Case Number WAC21-0006 
is attached to this staff report and will be included with the amended action order.   
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Site Plan 
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Background and Evaluation of Amendment Request 

The applicant is requesting to amend WSUP19-0030 (A Dog’s Life), is a special use permit for a 
commercial kennel use type, and which was approved by the Washoe County Planning 
Commission on February 4, 2020.  

(1) A special use permit for: 

a. To permit a Commercial Kennel use type 

The project as submitted originally was proposed to be phased.  Phase 1 includes a 20,000 
square foot building, the building includes which consists of a 15,000 square foot space for dog 
boarding and doggie day care use; 2,000 square feet for retail, pet supply, and grooming store, 
and 3,000 square feet of construction sales and services which will operate as a materials storage 
and takeoff location for a contractor.  The grooming and pet supply store, and construction sales 
and services use types are allowed by right within the Industrial regulatory zone, and within the 
Spanish Springs Area Plan. 

A graveled outdoor storage area and paved employee parking area is proposed for the east side 
of the building. Phase 2 shows a 27,550 square foot building pad, that will include additional 
parking and additional square footage for future uses. Currently no uses have been indicated for 
this area within the current Special Use Permit. If any future uses are found to require a special 
use permit within the Spanish Springs Area Plan, they will have to apply at that time to legalize 
those additional uses. Phase 1 was anticipated to take 1-2 years after approval to be fully 
operational, with phase 2 being market driven.  

The applicant is not requesting any changes to their special use permit other than an amendment 
to condition number 1(b) to allow for a 2-year extension of time. The applicant provided a letter 
within the application which states that with the approval of the Special Use Permit at the February 
4, 2020 Planning Commission meeting, they moved forward with purchasing the property in May 
of 2020. However, at that time, Covid-19 started to impact the financial industry, which made it 
difficult for them to continue moving forward with the project. The letter states that financial 
institutions are starting to go back to pre-Covid operations, which will put them back on track with 
their phased approach and allow them to complete the project within an additional 2-year time 
frame.  

Staff understands the complications that have occurred since early 2020 and are supportive of 
the 2-year extension request.  

Reviewing Agencies  

The following agencies/individuals received a copy of the project application for review and evaluation. 

Agency Sent to 
Review 

Responded Provided 
Conditions 

Contact  

Nevada Dept of 
Transportation 

☒ ☒ ☐  

Washoe County 
Building & Safety 

☒ ☐ ☐  

Washoe County Parks 
& Open Spaces 

☒ ☒ ☐  

Washoe County Water 
Rights  

☒ ☒ ☐  

Washoe County 
Engineering 

☒ ☒ ☐  

Washoe County Sherriff ☒ ☐ ☐  
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WCHD – Air Quality ☒ ☒ ☒ Genine Rosa, 

grosa@washoecounty.gov  

WCHD – Environment 
Health 

☒ ☐ ☐  

WCHD- EMS ☒ ☒ ☐  

Truckee Meadows Fire 
Protection District 

☒ ☒ ☐  

RTC Washoe ☒ ☐ ☐  

Washoe-Storey 
Conservation District 

☒ ☒ ☐  

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

Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the Amendment of Conditions request.  Therefore, after a thorough review and analysis, 
Amendment of Conditions Case Number WAC21-0006 is being recommended for approval with 
conditions. Staff offers the following motion for the 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 Amendment of Conditions Case Number WAC21-0006 for A Dog’s Life, with the 
amended conditions included as Exhibit A to this matter, having made all five findings in 
accordance with Washoe County Code Section 110.810.30:   

a) Consistency.   The proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the applicable area plan; 

b) Improvements.    Adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed improvements 
are properly related to existing and proposed roadways, and an adequate public facilities 
determination has been made in accordance with Division Seven; 

c) Site Suitability.  The site is physically suitable for the type of development and for the 
intensity of development;   

d) Issuance Not Detrimental. Issuance of the permit will not be significantly detrimental to the 
public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area; and 

e) Effect on a Military Installation. Issuance of the permit will not have a detrimental effect on 
the location, purpose or mission of the military installation. 

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the applicant(s), 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(s). 
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Applicant / Owner: Richard and Christine Wilson 
 7695 Avilla Court 
 Reno, NV 89436 
 adogslifenv@gmail.com  

Representatives: CFA, Inc 
 Attn: Dave Snelgrove  
 1175 Corporate Blvd 
 Reno, NV 89502 
 dsnelgrove@cfareno.com 
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Amended Conditions of Approval 
Amendment of Conditions Case Number WAC21-0006 
For Special Use Permit Case Number WSUP19-0030 

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

www.washoecounty.gov/csd 

The project approved under Amendment of Conditions Case Number WAC21-0006 for Special 
Use Permit Case Number WSUP19-0030 shall be carried out in accordance with the Amended 
Conditions of Approval granted by the Planning Commission on November 2, 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 or to abide by all other generally applicable Codes, and neither these 
conditions nor the approval by the County of this project/use override or negate any other 
applicable restrictions on uses or development on the property. 

Unless otherwise specified, all amended conditions of approval shall be met for WSUP19-
0030 or financial assurance must be provided to satisfy the conditions of approval prior to 
issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division. 

Compliance with the amended conditions of approval related to the A Dog’s Life Special Use 
Permit WSUP19-0030 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 amended conditions imposed regarding the approved WSUP19-0030 
result in the initiation of revocation procedures.   

Operational Conditions are subject to review by the Planning and Building Division prior to the 
renewal of a business license each year.  Failure to adhere to the Operational Conditions may 
result in the Planning and Building Division recommending that the business license not be 
renewed until conditions are complied with to the satisfaction of Washoe County. 

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

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

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

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

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

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

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

WAC21-0006 
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Washoe County Amended Conditions of Approval 

   
Amendment of Conditions Case Number WAC21-0006 for Special Use Permit WSUP19-0030 

Page 2 of 2 

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

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

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

Washoe County Planning and Building Division 

1. The following conditions are requirements of Planning and Building, which shall be 
responsible for determining compliance with these conditions.  Note: These conditions are in 
addition to the conditions required in the Conditions for Approval for WSUP19-0030.  Unless 
otherwise specified herein, all Conditions of Approval for WSUP19-0030 remain in full force 
and effect. 

Contact Name – Chris Bronczyk; cbronczyk@washoecounty.gov; 775.328.3612 

a. The applicant shall attach a copy of the action orders approving this project for 
WAC20-0006 AND WSUP19-0030 to all permits and applications (including building 
permits) applied for as part of this approval. 

b. The applicant shall submit construction plans, with all information necessary for 
comprehensive review by Washoe County, and initial building permits shall be issued 
within two years from the date of approval by Washoe County (November 3, 2023). 
The applicant shall complete grading within the time specified by the building 
permits. Compliance with this condition shall be determined by the Planning and 
Building Division. 

 

Washoe County Air Quality Management 

2. The following conditions are requirements of the Washoe County Air Quality Management 
Division, which shall be responsible for determining compliance with these conditions. Note: 
These conditions are in addition to the conditions required in the Conditions for Approval for 
WSUP19-0030.  Unless otherwise specified herein, all Conditions of Approval for WSUP19-
0030 remain in full force and effect. 

Contact Name – Genine Rosa, grosa@washoecounty.gov 

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

 

*** End of Amended Conditions *** 
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

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

Date: September 24, 2021 

To: Chris Bronczyk, Planner 

From: Robert Wimer, P.E., Licensed Engineer 

Re: WAC21-0006 – A Dog’s Life Extension 
Amendment of Conditions 
APN: 530-492-01 

Washoe County Engineering staff has reviewed the above referenced application.  The 
Amendment of the tentative map/conditions case is to extend the expiration date from February 4, 2022 to 
February 4, 2024 to construct a 20,000+/- square foot building, associated landscape and parking on a 
portion of a 2.75+/- acre parcel.  The Engineering and Capital Projects Division recommends approval with 
no changes to our original conditions of approval.   

WAC21-0006 
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From: Lemon, Brittany
To: Bronczyk, Christopher
Cc: Way, Dale
Subject: WAC21-0006 (A Dog"s Life Extension) Conditions of Approval
Date: Monday, September 27, 2021 3:30:45 PM
Attachments: image001.png

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

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

”Committed to excellence, service, and the protection of life and property in our community”
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From: Rosa, Genine
To: Bronczyk, Christopher
Subject: First Review of Applications Submitted September 2021
Date: Wednesday, September 22, 2021 4:52:00 PM

 
Amendment of Conditions Case Number WAC21-0006 (A Dog’s Life Extension)
 If disturbance will be greater than 1 acre then a Dust Control Permit will be
required prior to breaking ground, failure to do so may result in enforcement action
resulting in a Notice of Violation with associated fines. For Dust Control Permit
questions call AQMD at 775-784-7200 or visit www.OurCleanAir.com. 
Link to application:  Dust Control Permit Application 
 
 
P.S. – Please be sure to click the link below and sign up to receive air quality news, updates, public
notices and more via e-mail.
 
Genine Rosa
Environmental Engineer II | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.gov | O: (775) 784-7204 | 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 | Subscribe to get Air Quality Updates!
 
 

 
Please take our customer satisfaction survey by clicking here
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September 23, 2021   

Washoe County Community Services Department 

C/O Chris Bronczyk, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WAC21-0006 A Dog’s Life Extension 

Dear Chris, 

 In reviewing to approve an amendment of conditions, the District supports the amendment as long as 

all previous conditions as agreed are adhered to.  

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

resources and if there are any questions call us at (775) 750-8272. 

Sincerely, 

Shaffer-Tyler 
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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

September 15, 2021 

TO: Chris Broncsyk, Planner, CSD, Planning & Development Division 

FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 

SUBJECT: Amendment of Conditions Case Number WAC21-0006 (A Dog’s Life Extension) 

Project description: 

The applicant is proposing to approve n to approve amended conditions of approval for an 
extension of time of 2 years for a proposed Commercial Kennel. The project site will consist of a 
20,000 square foot building, associated landscape and parking. The building will contain 15,000 
sf of space for boarding and doggie day care, 2,000 sf for retail use, and 3,000 sf for a 
contractor’s office Project. 

location: Corner of Ingenuity Avenue and Pyramid Highway, Assessor’s Parcel Number: 530-
492-01.

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

There are no conditions of approval for the WAC21-0006.   

Formal annexation into TMWA water service area and a will serve letter from TMWA for 
provision of water service will be required prior to approval of any building permits on this site.   

WAC21-0006 
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From: Wolfson, Alexander
To: Bronczyk, Christopher
Subject: WAC21-0006 Dog"s Life Extension
Date: Friday, September 24, 2021 9:42:43 AM
Attachments: image006.png
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[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hi Chris,
 
Upon review of WAC21-0006, NDOT does not have any comments specific to the extension request. 
If the project ends up proposing any improvements to Pyramid Way, an NDOT permit will be
required and will have to follow NDOT design standards.
 
Thank you for the opportunity to comment!
 

 Alex Wolfson, P.E., PTOE

 Engineering Manager – District 2
 Nevada Department of Transportation
 o 775.834.8304 | m 775.301.8150
 e awolfson@dot.nv.gov | w dot.nv.gov
  

 

From: Kerfoot, Lacey <LKerfoot@washoecounty.us> 
Sent: Wednesday, September 15, 2021 9:58 AM
To: D2 Traffic DL <D2Traffic@dot.nv.gov>
Cc: Wolfson, Alexander <AWolfson@dot.nv.gov>
Subject: September Agency Review Memo 1
 
Good morning,
 
Please find the attached Agency Review Memo with cases received in September by Washoe County
Community Services Department, Planning and Building Division.
 
You've been asked to review the applications for Items 1, 2, 3 and 5. The item description and links
to the applications are provided in the memo.
 
Please remember to send any agency review responses/comments directly to the Planner for the
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case, rather than replying to me.
 
Regards,
 

Lacey Kerfoot
Office Support Specialist | Community Services Department
LKerfoot@washoecounty.us | Office: 775-328-3606| Fax: 775-328-6133

1001 E. 9th Street, Reno, NV 89512
 
Visit us first online:  www.washoecounty.us/csd
For Planning call (775) 328-3600, Email: Planning@washoecounty.us

   
 
Have some kudos to share about a Community Services Department employee or experience?
Submit a Nomination
 
This communication, including any attachments, may contain confidential information and is
intended only for the individual or entity to whom it is addressed. Any review, dissemination
or copying of this communication by anyone other than the intended recipient is strictly
prohibited. If you are not the intended recipient, please contact the sender by reply e-mail and
delete all copies of the original message.
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From: Kirschenman, Sophia
To: Bronczyk, Christopher
Subject: Parks Comments Re: WAC21-0006
Date: Thursday, September 23, 2021 10:30:05 AM
Attachments: Outlook-kthm2roq.png
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Hi Chris, 

I've reviewed WAC21-0006 (A Dog's Life Expansion) on behalf of Washoe County Regional
Parks and Open Space and have no comments or conditions. 

Thanks, 

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. 

WAC21-0006 
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Conditions of Approval 
 Special Use Permit Case Number WSUP19-0030 

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

www.washoecounty.us/csd/planning_and_development 

 
 
The project approved under Special Use Permit Case Number WSUP19-0030 shall be carried 
out in accordance with the conditions of approval granted by the Washoe County Planning 
Commission on February 4, 2020. Conditions of approval are requirements placed on a permit 
or development by each reviewing agency.  These conditions of approval may require submittal 
of documents, applications, fees, inspections, amendments to plans, and more.  These 
conditions do not relieve the applicant of the obligation to obtain any other approvals and 
licenses from relevant authorities required under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this special use permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division.   

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

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

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   
 
Conditions of approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 
 

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

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

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

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

 
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 Planning and Building, which shall be 
responsible for determining compliance with these conditions.   

Contact Name – Chris Bronczyk; 775.328.3612; cbronczyk@washoecounty.us  
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a. The applicant shall attach a copy of the action order approving this project to all
permits and applications (including building permits) applied for as part of this
special use permit.

b. Failure to comply with the conditions of approval shall render this approval null and void.
Compliance with this condition shall be determined by Planning and Building.

c. This special use permit shall remain in effect until or unless it is revoked or is inactive for
one year.

d. This special use permit shall remain in effect as long as the business is in operation and
maintains a valid business license.

e. Prior to the issuance of a business license for each proposed use, final approvals of
building permit(s) shall be issued for the proposed buildings. The business license for
each use will be required to be maintained annually.

f. The applicant and any successors shall direct any potential purchaser/operator of the
site and/or the special use permit to meet with the Planning and Building Division to
review Conditions of Approval prior to the final sale of the site and/or the special use
permit.  Any subsequent purchaser/operator of the site and/or the special use permit
shall notify the Planning and Building Division of the name, address, telephone number,
and contact person of the new purchaser/operator within 30 days of the final sale.

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

h. An evacuation plan for the removal of all animals in the event of an emergency shall be
submitted prior to the issuance of a business license.

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

j. The entire perimeter of all construction areas shall be fenced with temporary
construction fencing to inhibit unauthorized access during grading activities.

k. Areas graded for Phase 2 development shall be stabilized and revegetated using a seed
mix of native plants.

l. The applicant will provide landscaping in accordance with Article 412 of the
Development Code.

m. The applicant shall pave all driveways and roadway on the site.

n. Grading and construction activity shall be limited to the following hours:  between 7 a.m.
and 7 p.m. with no activity occurring on Sunday.

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

NOTE 

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

Washoe County Planning and Building Division – Parks Division 

2. The following conditions are requirements of the Planning and Building Division, which shall 
be responsible for determining compliance with these conditions.  

Contact Name – Sophia Kirschenman; 775.328.3623; 
skirschenman@washoecounty.us 

a. The maps and site plans included in the application materials do not identify the 30’ 
buffer and public trail easement. All final maps and site plans shall identify this 
easement.  

b. Existing plans show a berm and landscape buffer within the 30’ buffer and trail 
easement. This is consistent with the purpose of the easement, so long as adequate 
space remains for trail construction. At least 20’ within the buffer and trail easement shall 
remain clear and free of vegetation to allow for future trail construction either by the 
applicant or by the Washoe County Parks Program.  

Washoe County Engineering and Capital Projects 

3. The following conditions are requirements of the Engineering Division, which shall be 
responsible for determining compliance with these conditions.  

Contact Name – Leo Vesely; 775.328.3600; Lvesely@washoecounty.us  

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

b. The developer shall obtain from the Nevada Division of Environmental Protection a 
Stormwater Discharge Permit and submit a copy to the Engineering Division prior to 
issuance of a grading permit. 

c. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklists and Inspection Fee shall be submitted with the 
grading permit. 

d. All mitigation shall be done in accordance with the Washoe County June 15, 2019 
Boneyard Flat Closed Basin Interim Drainage Policy and updates. 

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

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

g. Grading plans shall identify the basis of elevation. NAVD88 is preferred for design. If 
NAVD88 is not used, the conversion factor to NAVD88 shall be provided. 

h. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated.  
Specifications for revegetation procedure and seed mix shall be prepared by a licensed 
landscape architect. 
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DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 

Contact Information:  Leo Vesely, P.E., 775.328.3600 

i. A project specific drainage report shall be prepared for each grading permit and shall 
address any required mitigation of increased volume of runoff for the 100-year 10-day 
storm event. 

 
TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 

Contact Information:  Mitchell Fink, 775.328.2050 

j. Regional Road Impact Fees will be assessed for the project with the issuance of a 
building permit. 

 
*** End of Conditions *** 
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Project Information Staff Assigned Case No.: 
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Indicate any previous Washoe County approvals associated with this application:

Applicant Information

Property Owner: Professional Consultant:

Applicant/Developer: Other Persons to be Contacted:

For Office Use Only

5

A Dog's Life Kennel/Day Care SUP - Condition Amendment

This application is provided to request and extension of time for this approved project providing the allowance for construction of a
20,000 +/- sf building, associated landscape and parking on a portion of a 2.75+/- acre parcel. The proposed building will contain a
15,000+/- SF boarding and doggie day care use 2,000 SF Retail and 3,000 SF Contractors Office with an employee parking and
outdoor area.

0 INGENUITY AVE

2.75 +/- Acres

Project is located at the corner of Ingenuity Avenue and the Pyramid Highway and will be accessed off of Ingenuity Avenue

530-492-01 2.75+/- AC

Richard and Christine Wilson CFA, Inc.

7695 Avila Court 1175 Corporate Boulevard

adogslifenv.com dsnelgrove@cfareno.com

Richard Wilson R. David Snelgrove, AICP

Same as Property Owner

WSUP19-0030

Sparks, NV 89436 Reno, NV 89502

702-327-7137 775-856-7073

775-737-8910
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KENNEL AND DOGGIE DAY CARE FACILITY 

SPECIAL USE PERMIT APPLICATION 
 

 
PREPARED FOR: 

 

Richard and Christine Wilson 
 
 
 
 

                                                          PREPARED BY: 
 

 
 
 

 
 

 
 

DECEMBER 16, 2019 
PROJECT:  19-089.00 
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Property Location/Site Area
A Dog’s Life Kennel and Doggie Day Care facility is proposed on a portion of a 2.75+/- acre parcel (APN 
530-492-01).  The subject parcel is located at the northwest corner of Pyramid Highway and Ingenuity 
Avenue in the Spanish Springs Business Park area, as defined in the Spanish Springs Area Plan (SSAP).  
A Project Vicinity Map is provided on page 2 of this Project Narrative to illustrate the subject property 
location. 

Project Overview
The project submitted for special use permit review includes on 20,000+/- s.f. building on a 2.75+/- acre 
parcel. The building is proposed to contain a 15,000+/- SF of dog boarding and doggie day care use, 
2,000+/- SF of retail/pet supply and grooming store and 3,000+/- SF construction sales and service use that 
will operate as a materials storage and takeoff location for a contractor. A graveled outdoor storage area 
employee parking area is also proposed on the eastern side of the currently proposed building.  The use(s) 
for the second phase of the project have not yet been determined and there is a 27,550+/- SF pad area that 
will likely include additional parking and future building square footage that is allowed within the zoning 
designation of the parcel (I – Industrial) either by-right or with approval of a future special use permit. 

Special Use Permit Requests
This application requests a special use permit for the use of a Commercial Dog Kennel for the proposed A
Dog’s Life - Boarding and Doggie Day Care. The use identified within the code standards of the Washoe 
County Development Code is Commercial Kennels. This is an allowed use in an Industrial zoning 
designation with approval of a special use permit. The commercial kennel use is proposed to be 15,000+/-
s.f. of a 20,000+/- s.f. building. Two additional uses are proposed within the 20,000+/- building. A grooming 
and pet supply store (2,000+/- s.f.) and a construction sales and service use (3,000 s.f.) with an outdoor 
storage and vehicle parking area.

A special use permit for Grading is also requested to account for the overall site grading and the 
requirement (through the SSAP) to establish a berm for buffering and screening along Pyramid Highway. 
Specially, Sections 110.438.35(a)(1) as more than 1 acre of land will be graded with the development of the 
Phase I project site and pad preparation for the future (Phase II) development area.  

Phasing Plan
The overall site will be developed in two phases.  The currently proposed 20,000+/- SF building containing 
15,000+/- SF of dog boarding and doggie day care use, 2,000+/- SF of retail/pet supply and grooming store
and 3,000+/- SF construction sales and service use. A graveled outdoor storage area and employee 
parking area is also proposed on the eastern side of the currently proposed building.  The use(s) for the 
second phase of the project have not yet been determined and there is a 27,550+/- SF pad area that will 
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likely include additional parking and future building square footage that is allowed within the zoning 
designation of the parcel (I – Industrial) either by-right or with approval of a future special use permit.

Phasing Timing – it is expected that the Phase I area will be constructed within 1-2 years after approval of 
the currently proposed special use permit. Phase II of the project will be largely market driving, but it is 
estimated that buildout of the project (with uses still to be defined) should occur within 5+/- years. If the 
future uses in Phase 2 of the project necessitate special use permit review, a subsequent application will be 
submitted for review to Washoe County. 

Master Plan and Zoning
The subject property holds a master plan designation of Industrial and is zoned Industrial. The zoning 
designation is conformant with the master plan designation and the proposed use is conformant with the 
existing zoning designation. 

Master Planned land uses and zoning designations that surround the subject property are as follows:

Direction from Subject Property Master Plan Designation Zoning Designation
West Industrial I
North Industrial I
South Industrial I
East State Hwy ROW & Commercial NC

The surrounding master plan and zoning designations are all either high or medium in compatibility per the 
Washoe County Comprehensive Plan Compatibility Matrix. It should be noted that the only medium 
compatibility zoning is the NC zoning, which is located across a state highway (Pyramid Highway) and a 
40-foot buffer has been provided with the proposed project plans. A copy of the Washoe County Master 
Plan Map and Zoning Map showing the subject property and surrounding uses are provided on the 
following two pages.
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Master Plan Map 

WAC21-0006 
EXHIBIT D



A DOG’S LIFE SPECIAL USE PERMIT 
SPECIAL USE PERMIT REQUEST NARRATIVE 

Page 4

Zoning Map
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Signage and Lighting
The project proposed signage for this site will conform with standards contained in Article 505 of the 
Washoe County Code. Signage will be provided via wall signage and the building and a singular monument 
sign with multiple tenant identification spaces provided.  An elevation of the proposed monument sign is 
provided, below. 

A photometric plan is provided in Tab B with this application package that shows the location and type of 
lighting proposed. The photometric plan shows that lighting will not spill off the project site and will be 
appropriately directed to provide lighting in parking and pedestrian areas of the site. 

Access
Article 216 deals specifically with access/ingress along the Pyramid Highway. Per Section 110.216.05 
(Pyramid Lake Highway) development along the Pyramid Lake Highway shall comply with the following: 

(a) Access.  Direct egress or ingress onto new individual parcels in addition to that existing on the 
May 26, 1993 is prohibited, unless no other alternative egress or ingress can be shown.

Conformant with this area plan requirement, access to and from the site is only provided from Ingenuity
Avenue. A primary access has been provided near the western side of the site, further away from the 
higher speed turns off Pyramid Highway and a gated emergency access is provided toward the western 
side of the site approximately 120 feet from the western property line. 
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Parking
Required parking for the site will be conformant with Article 410 and provide adequate standard and 
handicapped accessible spaces. Currently, the proposed use will require 38 total parking spaces with two
(2) of the spaces being accessible parking. The project proposes 40 total parking spaces with 2 accessible
spaces, thus meeting the Code requirement for parking.  

The required parking was calculated using Articile 410 of the Washoe County Code for the specific,
proposed uses. Below is the calculation for each use and the cumulative amount of Code required parking 
for the project.

Square 
Footage Use Code Parking Ratio

Total Spaces 
Required

15,000/100 
Kennels

Commercial Kennel with 100 
Kennels and 4 employees on peak 
shift

0.25 per animal at design capacity 
and 1 per employee on peak shift

29

2,000 Groom and Pet Supplies (retail 
store)

2.5 per 1,000 s.f. plus 1 per 
employee on peak shift

6

3,000 Construction Sales and Service (No 
retail use included, only storage and 
takeoff point)

2 per 1,000 SF for retail and 1 per 
1,000 SF for storage area

3

Total Code Required Parking 38

Traffic
A traffic update letter was prepared for this project by Solaegui Engineers. Per the calculations and 
estimates of overall traffic associated with the proposed uses, it has been determined that the peak hour 
trip rates do not break the Washoe County Code listed threshold necessitating a traffic report for the 
project.  

Grading
The entire 2.75-acre site, which is all below 15% in slope will be graded in preparation for site development 
(buildings, landscape and paving) to accommodate the future proposed uses. There will be just under 
35,000 SF that is left undeveloped as part of the Phase II area of the project with future uses to be 
determined. This remaining undeveloped but graded area is under the 1-acre threshold necessitating 
review through a special use permit. The total excavation/cut proposed on the site will be 3,965+/- cubic
yard (CY) and there is no anticipated import of soil as the fill amount is less than the amount of cut 
proposed.  As such, the proposed site grading is less than the 5,000 CY threshold that would necessitate
special use permit review. Given these grading areas and volumes proposed through the project civil 
engineering plans, no special use permit specific to grading is expected to be necessary with this project 
review.
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Existing Site Conditions

View to the north of the 
existing site frontage along 
Pyramid Highway, .

View to the west along the 
northern boundary of the 
subject property line.
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View to the north along the 
western boundary of the subject 
property line – mini-warehouse 
and boat and RV storage can 
be seen as the adjacent uses.

View to the east along the
subject property frontage on 
Ingenuity Avenue. 
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Special Use Permit Findings
Article 810 of the Washoe County Development Code identifies findings that must be made in order to 
approve a special use permit.  Following is an identification of each finding and the applicant’s response as 
to how or why this finding is met with this request.

(1) Consistency.  The proposed use is consistent with the action programs, policies, standards and maps of 
the Master Plan and the applicable area plan; 

Industrial (I).

The proposed use of a commercial kennel is consistent with the Washoe County Area Plan and Master 
Plan. The Spanish Springs Area Plan identifies that Commercial Kennels are allowed in the Industrial 
zoning designation with the approval of a special use permit. The proposed uses of Grooming and Pet 
Supplies and a Construction Sales and Service use are allowed, by-right under the Industrial designation. 
The industrial zoning designation is an allowed zoning designation under the Spanish Spring Suburban 
Character Management Area (the area in which the subject property is located, per the Spanish Springs 
Character Management Plan Map, Page E-3 of the Spanish Springs Area Plan). Policy SS.1.3 identifies 
that the Industrial (I) zoning designation is an allowed designation within this area.

The required 150-foot setback from the Pyramid Highway frontage has been provided in the proposed 
development plan.

WAC21-0006 
EXHIBIT D



A DOG’S LIFE SPECIAL USE PERMIT 
SPECIAL USE PERMIT REQUEST NARRATIVE 

Page 10

The Traffic Generation Letter provided by Solaegui Engineers with this application identifies that the project 
does not trip peak hour thresholds that would necessitate a traffic report for the proposed project.

New utilities will be provided as underground utilities, as applicable to the site.

All exposed slopes will be graded at 3:1 or less.

The project is located within the Business Park area of the Spanish Springs Character Management Areas.
As such, the Appendix B – Business Park Design Guidelines were used in the development of the 
preliminary development plan.
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Water rights sufficient to meet the project demands will be provided with final plans for the project.

In addition to the above identified Spanish Springs Area Plan policies that have been specifically met with 
the project, the following Washoe County Comprehensive Plan policies are also met.

LUT.5.1 – Utilities and roadway access is provided to the site and it is definitely ready for development.
LUT.20.7 – Landscaping will be provided per the requirements of the SSAP and will be provided as drought 
tolerant plantings.
LUT.20.8 – The roofline of the proposed building is conducive for solar panels with a large roof surface 
oriented to the south.
LUT.21.2 – The proposed use is a use that is not provided in the northern part of Spanish Springs where 
there are many dog owners. This proposed use can be frequented by many residents who reside in the 
northern part of Spanish Springs and areas further north and will help to reduce vehicle miles travelled for 
such services.
LUT.21.4 – The SSAP design guidelines in Appendix B were followed for the design of this site.
LUT.23.2 – The landscape plan incorporates a berm along Pyramid Highway, per the requirement of the 
SSAP.
LUT.25.1 – This review of applicable policies shows adherence to this policy.
LUT.29.4 – VMT can be reduced with this proposed use being so closely located off Pyramid Highway 
making for convenient drop-off and pick-up of dogs from day care or boarding. 
LUT.29.10 – A 150’ setback off the Pyramid Highway frontage is required as part of the SSAP. It is 
assumed and understood that some of this area may be necessary in the future for potential widening of 
Pyramid Highway.
PSF.1.17 – Water rights sufficient to meet the project demands will be provided with final plans for the 
project.

(b) Improvements. Adequate utilities, roadway improvements, sanitation, water supply, drainage, 
and other necessary facilities have been provided, the proposed improvements are properly 
related to existing and proposed roadways, and an adequate public facilities determination has 
been made in accordance with Division Seven; 
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All utilities are accessible and adjacent to the subject property. The primary serving roadways (Ingenuity 
Avenue and Pyramid Highway) are adjacent to the site and currently underutilized relative to their overall 
capacity due to the limited construction of industrial and (generally) lower residential density patterns in the 
area. Retention has been identified and provided on site to meet the new regulation relative to stormwater 
that goes to Boneyard Flat. 

(c) Site Suitability. The site is physically suitable for the type of development and for the intensity 
of development; 

The site is located in an appropriate location for the use. The location of the proposed commercial kennel id
directly adjacent to industrially zoned properties on the north, west and south sides and abuts Pyramid 
Highway on the east with NC zoned property on the east side of Pyramid Highway, The project site backs 
up to an existing mini-warehouse and boat and RV storage on the north and west and the nearest 
residential properties are over 675 feet to the east of the proposed kennel building and have the ambient 
noise of Pyramid Highway separating the their residential area from the proposed commercial kennel. 
Given this distance, noise that already exists in the area and the fact that the proposed kennel will have all 
dogs indoors in the nighttime, no impact on the nearest residential uses is foreseen.

(d) Issuance Not Detrimental. Issuance of the permit will not be significantly detrimental to the 
public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area; and 

All of the property surrounding the site is either Industrially zoned (north, west and south) or Neighborhood 
Commercially zoned (east) with Pyramid Highway separating the subject parcel from the NC zoned
property. The project site backs up to an existing mini-warehouse and boat and RV storage on the north 
and west and the nearest residential properties are over 675 feet to the east of the proposed kennel 
building and have the ambient noise of Pyramid Highway separating the their residential area from the 
proposed commercial kennel. Given the surrounding zoning, existing built/adjacent uses and the fact that 
the proposed kennel will have all dogs indoors in the nighttime no detrimental impacts to the character of 
the of the surrounding area nor injurious to the property or improvements of adjacent properties.

(e) Effect on a Military Installation. Issuance of the permit will not have a detrimental effect on the 
location purpose or mission of the military installation

There are no military installations located in proximity to the proposed site area.  As such, this finding is not 
applicable.
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Washoe County Development Application
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information Staff Assigned Case No.: 

Project Name:

Project 
Description:

Project Address:
Project Area (acres or square feet):
Project Location (with point of reference to major cross streets AND area locator): 

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

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)
Property Owner: Professional Consultant:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:

Contact Person: Contact Person:
Applicant/Developer: Other Persons to be Contacted:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION

Special Use Permit Application
Supplemental Information

(All required information may be separately attached)

1. What is the project being requested?

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

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

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

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

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

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed.  Show and indicate these requirements on
submitted drawings with the application.

7
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION

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

Yes No

9. Utilities:

a. Sewer Service
b. Electrical Service
c. Telephone Service
d. LPG or Natural Gas Service
e. Solid Waste Disposal Service
f. Cable Television Service
g. Water Service

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

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

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

10. Community Services (provided and nearest facility):

a. Fire Station
b. Health Care Facility
c. Elementary School
d. Middle School
e. High School
f. Parks
g. Library
h. Citifare Bus Stop

8
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CFA, Inc.              1150 Corporate Boulevard, Reno, NV 89502              phone 775.856.1150              fax  775.856.1160             www.cfareno.com 

 

 

December 16, 2019 
 
Washoe County 
Community Services Department- Planning and Building 
1001 E. Ninth Street 
Reno, NV 89512 
 
RE: HYDROLOGY LETTER 

DOG’S LIFE SPECIAL USE PERMIT 
 
To whom it may concern: 
 
This letter presents the storm drainage plan for the proposed development in Reno, Nevada.   
 
The site is bound by public right-of-way to the east (Pyramid Way), public right-of-way to the south (Ingenuity Ave) and 
commercial property owned by Pyramid Highway Storage to the west and north. The existing site consists of  
approximately 2.75 acres of undeveloped land. Existing drainage from the site currently sheet flows to the northwest 
corner of the property. The new development includes a 20,000 SF building, a parking lot, sidewalk, a trash enclosure, 
a detention basin, and room for future Phase II development.  
 
According to FIRM Map #32031C2865G, revised date of March 16, 2009, the sites are located in Zone X, which denotes 
areas determined to be outside the 0.2% Annual Chance Flood Hazard. (Reference Attached FIRM Map).   
 
The proposed site is located in the Boneyard Flat requiring a detention volume of the 100-year, 10 day storm. The 
required detention volume is equal to 17,280 ft3. The proposed basin has a capacity of 19, 470 ft3. (Reference Attached 
Hydrology Calculations). 
 
Peak flows entering the public storm drain system will not change, and established drainage conditions (velocities, 
depths, flow paths) will not be altered within the public right-of-way.  Therefore, we believe the site can be developed 
as planned with respect to storm drainage without adverse impact to the adjacent or downstream properties. 
 
We appreciate your consideration of this information.  Thank you for your review of this submittal.  For questions or 
concerns, please contact me at (775) 856-1150 or by email at ddepoali@cfareno.com. 
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PRELIMINARY HYDROLOGY – DOG’S LIFE SPECIAL USE PERMIT 

Hydrologic Detention Calculation 

  

100-yr, 10 day precipitation intensity = 0.033 inches/hour  

A = 2.75 acres 

C-proposed= 0.72 

C-existing = 0.50 

 

Qpr = C * i * A  = (0.72) * (0.033 in/hr) * (2.75 ac) = 
0.065 cfs 

Qex = C * i * A = (0.50) * (0.033 in/hr) * (2.75 ac) = 
0.045 cfs 

ΔQ = 0.065 cfs – 0.045 cfs = 0.020 cfs 

Volume = ΔQ * tc = 0.020 cfs * 10 days * (24 hours/day) * 
(60 min/hour) * (60 seconds/min) = 17,280 ft3 
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NOAA Atlas 14, Volume 1, Version 5
Location name: Sparks, Nevada, USA* 

Latitude: 39.678°, Longitude: -119.7016° 
Elevation: 4529.77 ft**

* source: ESRI Maps 
** source: USGS 

POINT PRECIPITATION FREQUENCY ESTIMATES

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

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

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

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

Duration
Average recurrence interval (years) 

1 2 5 10 25 50 100 200 500 1000

5-min 1.20
(1.01‑1.38)

1.50
(1.25‑1.75)

2.00
(1.69‑2.36)

2.50
(2.10‑2.98)

3.32
(2.72‑4.01)

4.09
(3.28‑5.02)

5.03
(3.90‑6.25)

6.17
(4.61‑7.85)

8.04
(5.68‑10.6)

9.77
(6.61‑13.2)

10-min 0.912
(0.762‑1.05)

1.14
(0.948‑1.33)

1.52
(1.28‑1.80)

1.90
(1.60‑2.26)

2.53
(2.08‑3.05)

3.11
(2.49‑3.82)

3.83
(2.97‑4.76)

4.69
(3.50‑5.98)

6.11
(4.32‑8.06)

7.43
(5.03‑10.0)

15-min 0.756
(0.632‑0.872)

0.940
(0.784‑1.10)

1.26
(1.06‑1.49)

1.57
(1.32‑1.87)

2.09
(1.72‑2.52)

2.58
(2.06‑3.16)

3.16
(2.46‑3.94)

3.88
(2.90‑4.94)

5.05
(3.57‑6.66)

6.14
(4.16‑8.29)

30-min 0.508
(0.426‑0.586)

0.634
(0.528‑0.738)

0.848
(0.714‑1.00)

1.06
(0.888‑1.26)

1.41
(1.16‑1.70)

1.73
(1.39‑2.13)

2.13
(1.65‑2.65)

2.61
(1.95‑3.33)

3.40
(2.40‑4.48)

4.13
(2.80‑5.58)

60-min 0.315
(0.263‑0.362)

0.392
(0.327‑0.457)

0.525
(0.442‑0.621)

0.654
(0.550‑0.778)

0.870
(0.715‑1.05)

1.07
(0.858‑1.32)

1.32
(1.02‑1.64)

1.62
(1.21‑2.06)

2.11
(1.49‑2.78)

2.56
(1.73‑3.46)

2-hr 0.207
(0.182‑0.240)

0.258
(0.227‑0.299)

0.332
(0.290‑0.386)

0.398
(0.342‑0.461)

0.498
(0.418‑0.582)

0.590
(0.484‑0.697)

0.698
(0.558‑0.836)

0.841
(0.652‑1.04)

1.09
(0.812‑1.40)

1.33
(0.955‑1.75)

3-hr 0.166
(0.148‑0.189)

0.206
(0.185‑0.237)

0.259
(0.230‑0.297)

0.303
(0.267‑0.348)

0.365
(0.316‑0.421)

0.421
(0.358‑0.489)

0.487
(0.407‑0.574)

0.582
(0.475‑0.696)

0.747
(0.591‑0.943)

0.901
(0.696‑1.17)

6-hr 0.118
(0.106‑0.134)

0.148
(0.132‑0.168)

0.183
(0.163‑0.208)

0.211
(0.186‑0.239)

0.247
(0.215‑0.282)

0.273
(0.236‑0.315)

0.301
(0.256‑0.350)

0.337
(0.281‑0.396)

0.406
(0.333‑0.485)

0.476
(0.384‑0.595)

12-hr 0.079
(0.070‑0.088)

0.099
(0.088‑0.111)

0.124
(0.111‑0.140)

0.145
(0.128‑0.163)

0.171
(0.150‑0.195)

0.192
(0.166‑0.220)

0.213
(0.182‑0.247)

0.234
(0.196‑0.274)

0.262
(0.215‑0.313)

0.288
(0.231‑0.349)

24-hr 0.050
(0.044‑0.056)

0.063
(0.056‑0.071)

0.081
(0.072‑0.091)

0.095
(0.084‑0.107)

0.116
(0.102‑0.130)

0.132
(0.115‑0.149)

0.149
(0.129‑0.170)

0.167
(0.142‑0.192)

0.192
(0.161‑0.223)

0.213
(0.175‑0.250)

2-day 0.030
(0.026‑0.034)

0.038
(0.034‑0.043)

0.049
(0.044‑0.056)

0.059
(0.052‑0.067)

0.072
(0.063‑0.083)

0.083
(0.071‑0.096)

0.095
(0.080‑0.110)

0.107
(0.090‑0.125)

0.124
(0.102‑0.148)

0.139
(0.111‑0.167)

3-day 0.022
(0.019‑0.025)

0.028
(0.024‑0.032)

0.037
(0.032‑0.042)

0.044
(0.038‑0.050)

0.054
(0.047‑0.062)

0.063
(0.054‑0.073)

0.072
(0.061‑0.084)

0.082
(0.068‑0.096)

0.096
(0.078‑0.115)

0.108
(0.086‑0.130)

4-day 0.018
(0.016‑0.020)

0.023
(0.020‑0.026)

0.030
(0.027‑0.034)

0.037
(0.032‑0.042)

0.046
(0.039‑0.052)

0.053
(0.045‑0.061)

0.061
(0.051‑0.071)

0.070
(0.058‑0.082)

0.082
(0.066‑0.098)

0.092
(0.073‑0.112)

7-day 0.012
(0.010‑0.014)

0.015
(0.013‑0.018)

0.021
(0.018‑0.024)

0.025
(0.022‑0.029)

0.031
(0.027‑0.036)

0.036
(0.031‑0.043)

0.042
(0.035‑0.050)

0.048
(0.039‑0.057)

0.057
(0.045‑0.069)

0.064
(0.050‑0.078)

10-day 0.009
(0.008‑0.011)

0.012
(0.011‑0.014)

0.016
(0.014‑0.019)

0.020
(0.017‑0.023)

0.025
(0.021‑0.029)

0.028
(0.024‑0.033)

0.033
(0.027‑0.038)

0.037
(0.030‑0.044)

0.043
(0.035‑0.052)

0.048
(0.038‑0.059)

20-day 0.006
(0.005‑0.007)

0.008
(0.007‑0.009)

0.010
(0.009‑0.012)

0.012
(0.011‑0.014)

0.015
(0.013‑0.017)

0.017
(0.015‑0.020)

0.019
(0.016‑0.022)

0.022
(0.018‑0.025)

0.025
(0.020‑0.030)

0.027
(0.022‑0.033)

30-day 0.005
(0.004‑0.005)

0.006
(0.005‑0.007)

0.008
(0.007‑0.009)

0.010
(0.008‑0.011)

0.012
(0.010‑0.013)

0.013
(0.011‑0.015)

0.015
(0.013‑0.017)

0.017
(0.014‑0.020)

0.019
(0.016‑0.023)

0.021
(0.017‑0.025)

45-day 0.004
(0.003‑0.004)

0.005
(0.004‑0.005)

0.006
(0.006‑0.007)

0.008
(0.007‑0.009)

0.009
(0.008‑0.010)

0.010
(0.009‑0.012)

0.012
(0.010‑0.013)

0.013
(0.011‑0.015)

0.015
(0.012‑0.017)

0.016
(0.013‑0.019)

60-day 0.003
(0.003‑0.004)

0.004
(0.004‑0.005)

0.006
(0.005‑0.006)

0.007
(0.006‑0.007)

0.008
(0.007‑0.009)

0.009
(0.007‑0.010)

0.010
(0.008‑0.011)

0.010
(0.009‑0.012)

0.012
(0.010‑0.014)

0.013
(0.010‑0.015)

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

Small scale terrain

Large scale terrain
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Large scale aerial

Back to Top

US Department of Commerce
National Oceanic and Atmospheric Administration

National Weather Service
National Water Center

1325 East West Highway 
Silver Spring, MD 20910 

Questions?: HDSC.Questions@noaa.gov

Disclaimer
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Ü

SEE FIS REPORT FOR DETAILED LEGEND AND INDEX MAP FOR FIRM PANEL LAYOUT

SPECIAL FLOOD
HAZARD AREAS

Without Base Flood Elevation (BFE)
Zone A, V, A99

With BFE or Depth Zone AE, AO, AH, VE, AR

Regulatory Floodway

0.2% Annual Chance Flood Hazard, Areas
of 1% annual chance flood with average
depth less than one foot or with drainage
areas of less than one square mile  Zone X

Future Conditions 1% Annual
Chance Flood Hazard Zone X

Area with Reduced Flood Risk due to
Levee. See Notes. Zone X

Area with Flood Risk due to Levee Zone D

NO SCREEN Area of Minimal Flood Hazard Zone X

Area of Undetermined Flood Hazard Zone D

Channel, Culvert, or Storm Sewer

Levee, Dike, or Floodwall

Cross Sections with 1% Annual Chance
17.5 Water Surface Elevation

Coastal Transect

Coastal Transect Baseline
Profile Baseline
Hydrographic Feature

Base Flood Elevation Line (BFE)

Effective LOMRs

Limit of Study
Jurisdiction Boundary

Digital Data Available

No Digital Data Available

Unmapped

This map complies with FEMA's standards for the use of 
digital flood maps if it is not void as described below. 
The basemap shown complies with FEMA's basemap 
accuracy standards

The flood hazard information is derived directly from the
authoritative NFHL web services provided by FEMA. This map
was exported on 12/11/2019 at 12:02:07 PM  and does not
reflect changes or amendments subsequent to this date and
time. The NFHL and effective information may change or
become superseded by new data over time.

This map image is void if the one or more of the following map
elements do not appear: basemap imagery, flood zone labels,
legend, scale bar, map creation date, community identifiers,
FIRM panel number, and FIRM effective date. Map images for
unmapped and unmodernized areas cannot be used for
regulatory purposes. 

Legend

OTHER AREAS OF
FLOOD HAZARD

OTHER AREAS

GENERAL
STRUCTURES

OTHER
FEATURES

MAP PANELS

20.2

The pin displayed on the map is an approximate 
point selected by the user and does not represent 
an authoritative property location.
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530-491-11

530-491-09

530-491-12
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16.013 ac.

20.00 ac.

52271 sf

3.444 ac.
530-491-01

530-492-01
2.750 ac.

10.000 ac.
530-492-03

52273 sf
530-491-10

530-491-08
54690 sf 4.380 ac.

530-491-07

HORIZON VIEW AVENUE

WASHOE COUNTY
ASSESSOR'S OFFICE

530-49

Å
JMO 08/13/2019
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WASHOE COUNTY ASSESSOR PROPERTY DATA 10/9/2019

Owner Information 

APN 530-492-01 Card 1 of 

1 

Situs 1 0 INGENUITY AVE Bld # 1 

Owner 1 MAY TRUST, DIXIE D TRUST 

Owner 2 or 

Trustee 

MAY TRUSTEE, DIXIE 

D 

TRUSTEE 

Mail Address 4303 CUTTING HORSE CIR

RENO   NV   89519   

Parcel Info & Legal Description 

Keyline Desc PM 4045 LT 1 

Subdivision _UNSPECIFIED 

Lot 1    Block Section Township 21    

Range 20 

Record of Survey Map   : Parcel Map# 4045   : Sub 

Map# 

Special Property Code 

2019 Tax 

District

4000 Prior 

APN 

530-280-33 

2018 Tax 

District 

4000 Tax Cap 

Status 

NFM - Use does not 

qualify for Low Cap, 

High Cap Applied 

SUBAREAXFOBBuilding Information 

Bld #1 Situs 0 INGENUITY 

AVE 

Property Name 

Quality Building Type 

Stories 2nd Occupancy 

Year Built 0 WAY 0 

Bedrooms 0 Square Feet

Full Baths 0 Finished Bsmt 0 

Half Baths 0 Unfin Bsmt 

Fixtures Basement Type 

Fireplaces 0 Gar Conv Sq 

Feet 

0 

Heat Type Total Garage 

Area 

0 

2nd Heat Type Garage Type 

Exterior Walls Detached 

Garage 

0 

2nd Ext Walls Basement Gar 

Door 

0 

Roof Cover Sub Floor 

% Complete 0 Frame 

Obso/Bldg Adj Units/Bldg 0 

Construction 

Modifier 

Units/Parcel 0 

LAND DETAILS

HA Neighborhood Map

RECORDER SEARCH

Land Information 

Land Use 150 DOR Code 150 Sewer Municipal Neighborhood HAAU 

Size 119,790 SqFt Size 2.75 Acres Street Paved Zoning Code I 

Water Muni 

Sales and Transfer Records 

Grantor Grantee Doc # Doc 

Type 

Doc Date DOR 

Code 

Value/Sale 

Price 

Sale 

Code 

Note 

MAY, DIXIE D MAY TRUST, DIXIE D 3418182 DEED 07-27-2006 150 0 3BGG 

MAY, DIXIE D MAY,DIXIE D 2892362 CORR 07-24-2003 110 0 3BO RR OF #2883077 

TO CORRECT 

LEGAL 

MAY,DIXIE D 2883077 DEED 07-01-2003 110 979,993 2MQC 
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If the property sketch is not available on-line you can 

obtain a copy by calling (775) 328-2277 or send an email 

to exemptions@washoecounty.us with 'Sketch Request' in 

the subject line. Please include the APN. 

SPANISH 

SPRINGS 

ASSOCIATES

F SEE RR 

#2892362 TO 

CORR LEGAL - 

THIS APN WAS 

NOT DESCRIBED-

SHOULD BE. 

WATER BANKED 

WITH WASHOE 

CO ZONING 

NCI/LDS/OS/MDS 

SVL VERIFIED 

SEE 530-470-04 

LINK OR 530-

491-01 NOTE 

SPANISH 

SPRINGS 

ASSOCIATES, 

SPANISH SPRINGS ASSOCIATES 2881141 PM 06-30-2003 110 0 4BV 

Valuation Information 

Taxable 

Land

New 

Value

Taxable 

Imps

Tax 

Cap 

Value

Taxable 

Total 

Land 

Assessed

Imps 

Assessed

OBSO Total 

Assessed 

Exemption 

Value

2019/20 FV 389,318 0 533 183,742 389,851 136,261 186 0 136,448 0 

All parcel data on this page is for use by the Washoe County Assessor for assessment 

purposes only. Zoning information should be verified with the appropriate planning 

agency. Summary data may not be a complete representation of the parcel. All Parcels 

are reappraised each year. This is a true and accurate copy of the records of the 

Washoe County Assessor's Office as of 10-08-2019
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