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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): 

4
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Special Use Permit Application 

Supplemental Information 
(All required information may be separated attached) 

 

1. What is the project being requested? 

Request for a Special Use Permit to allow a Recreational Vehicle (RV) resort on the properties 

zoned for Tourist Commercial (TC). The site to include 196 RV sites, 5 washroom facilities, a 

check-in office with a mini-market and laundry facilities, a clubhouse, a pool, recreational 

amenities, onsite wastewater package treatment plant, associated utilities, and a maintenance 

shed. An administrative permit is also being submitted for the construction of sign and a cellular 

communication tower on the project. Currently, the 4 parcels are under the same ownership. 

The project will undergo a reversion to a single parcel upon acceptance. A variance is requested 

to allow for a wrought iron and pilaster perimeter fence within the 25-foot landscape buffer per 

TC.1.1.1 of the Master Plan for Truckee Canyon Area Plan (2012). The project is called 

Wadsworth RV Resort. 

 

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.) 

See attached plans. Specifics are discussed in full in response #7. 

 

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

The intended schedule will include one phase with obtaining permits within one year of SUP 

plan acceptance and completed construction by with a licensed general contractor within two 

years of obtaining the SUP. 

 

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? 

The location is ideally suited for a RV resort within the TC zone of the East Truckee River Canyon 

and along the Interstate 80 corridor. The scenic nature of the Truckee River and surround foliage 

make this suitable for a tourist destination while the proximity to the interstate make it readily 

accessible for travelers. The quick percolation rate of in situ soils makes storm water 

management by infiltration a good solution to control runoff. Minimal traffic impact is expected 

and will be limited to the portion of Cantlon Drive nearest to I-80. Anticipated totals are 52 AM 

peak hour trips and 40 PM peak hour trips. 

 

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

the community? 

The project is anticipated to increase commerce in the surrounding community of Wadsworth 

and Fernley. The addition of landscaping will beautify the undeveloped land and complement 

the natural scenery and blend with the existing foliage along the banks of the Truckee River. The 

proposed extension of a Truckee Meadows Water Authority (TMWA) water main could also be 

designed to accommodate future developments and annexations along Cantlon Drive. 
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6. What are the anticipated negative impacts or affect your project will have on adjacent 

properties? How will you mitigate these impacts? 

Increased traffic along local road will be accommodated through an on-site check-in parking 

lane so that RV’s completely exit the roadway prior to stopping. The site will be fenced along the 

perimeter to limit guests from accessing adjacent properties. Access and easement through the 

project to the irrigation canal will be provided for purposes of regular maintenance. No adverse 

impacts to public health, safety, or welfare are anticipated for this project. 

 

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. 

 

This project complies with Article 316 of the CDC, which governs Recreational Vehicles use. 

Section 110.316.20(e) Paving. All recreational vehicle spaces, parking spaces, and roads shall 

comply with paving requirements. 

Section 110.316.25 Required Facilities. All sites shall be provided with sewer, water, and power 

hookups. A package sewage treatment plant shall be constructed and operated onsite. 

Restroom and bathing facilities will be featured throughout the site. Because each site has a 

dedicated sewer hookup, no sanitary station will be provided. Passive and active recreational 

areas shall be provided onsite and exceed the minimum of 2.5% of gross site area. The site shall 

be landscaped per plan. 

Section 110.316.30 Recreational Vehicle Spaces. The majority of RV spaces are pull-through and 

exceed the minimum of 20%. Automobile storage is provided at each space and parking is 

available near site amenities. Sites shall meet or exceed the minimum of area 690 square feet 

and width of 23 feet. 

Section 110.316.35 Circulation. All roads shall be 25 feet in width (typical) and two-way in 

design. The circular patterns are provided on the plans that shall accommodate the back-in, pull-

in, or pull-through design of each row of spaces. Roads shall be paved with 3-inch AC over 6-inch 

AB. There is only one 120-foot non-through road stub; it does not exceed 600 feet and features 

an angled-hammerhead for turnaround movements. 

Section 110.316.35 Exterior Boundary Screening. The entire perimeter shall feature a minimum 

6-foot tall wrought iron and pilaster fence with appropriate landscaping. 

Section 11.316.50 Prohibitions. All prohibitions shall be adhered to. 

Section 11.316.5 Management. All requirements shall be complied with. 

 

Each RV stall shall have sewer, water, and power hookups. TV/Communications hookups may be 

added as well. The site shall include a check-in office, mini-market, and laundry facilities with 

utility services. The site will include a clubhouse and pool with utility hookups. The site shall 

include five unisex washrooms with utility hookups. The site shall include garbage collection 

areas. Other recreational amenities may include pickleball, horseshoes, bocce, putting green, 

community fire pit, dog park, and picnic areas. A maintenance shed is also proposed. 
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Currently, the site remains undeveloped with only three wells existing. These wells are to be 

abandoned and water service will be provided by TMWA and discovery has been conducted to 

ensure adequate flows can be provided to the site. The project has been annexed into TMWA’s 

service area. The project includes a proposed water main extension under I-80 from existing 

TMWA facilities at Stampmill Estates to the north. The initial discovery had mixed uses, including 

a 100-space RV park, ministorage, and manufactured housing. As the latter two uses did not 

meet current zoning requirements, the layout was abandoned in pursuit of the larger RV resort. 

It is expected that water use per TMWA’s original discovery will decrease and flows will remain 

sufficient. 

 

Sanitary sewer will be collected, treated, and disposed of onsite through the use of individual 

sewer hookups, piping, package treatment plant, and infiltration basins or fields. Reclaimed 

water may be considered for reuse as onsite irrigation or otherwise infiltrated. Power lines exist 

along the project frontage and gas service exists west of the site along Cantlon Drive. Extensions 

shall be run to provide the site with service. 

 

Two approaches will be provided into the existing Cantlon Drive, one to serve as the main 

entrance while the other is to serve as secondary access for fire and emergency vehicles. The 

drive aisles onsite will be paved with asphaltic concrete pavement along with about half of the 

RV sites. The remainder of the sites will be a porous gravel pavement section to accommodate 

storm water infiltration and retention. Percolation rates of the subsurface soil throughout the 

site are anticipated to be 10 minutes per inch or less. 

 

All exposed ground shall be paved, gravel, rock mulched, or landscaped per plan and in 

accordance with Article 312 of the Washoe County Development Code. Ample parking 

throughout the site is proposed to accommodate not only the resort staff but also the guests. 

Accessible parking stalls are provided near all amenities and 8 ADA-designated RV sites shall be 

provided. 

 

A portion of the site resides in the 300-ft offset from the centerline of the Truckee River 

requiring the grading SUP for the minor surface grading. Although the southern extent of the 

property is shown in the FIRM AE zone, the entire site is above the FEMA base flood elevations 

and minor fills are proposed to level the site for development and bring the elevations further 

above the floodway. 

 

Lighting shall be provided every 100 feet at 150 watt or 300 feet for guard lights. The proposed 

sign will be a 30-foot tall pylon with 200 square-feet of area. Signage for the site shall conform 

to the requirements of Division 5 of the Washoe County Development Code but requires an 

Administrative Permit due to size and height limits. An additional electronic display sign may be 

requested at a later date under separate permitting. 

 

The cellular communication tower shall conform to the requirements of Section 324 of the 

Washoe County Development Code. The location is planned on the east end of the property in 

the vicinity of the wastewater treatment plant. 
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8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that 

apply to the area subject to the special use permit request? (If so, please attach a copy.) 

No 

 

9. Utilities: 

a. Sewer Service   Proposed package treatment plant 

b. Electrical Service   NV Energy, existing lines along frontage. 

c. Telephone Service   Unknown at this time 

d. LPG or Natural Gas Service  Southwest Gas, existing service to the west along  

Cantlon Drive 

e. Solid Waste Disposal Service  Waste Management 

f. Cable Television Service  Unknown at this time 

g. Water Service   TMWA, proposed extension from Stampmill Estates  

Development 

 

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. 

Water rights to be purchased from and provided by TWMA. Properties have been annexed 

into TMWA’s service area and a main extension is proposed as part of this project. The 

TMWA Discovery is attached in the appendices. 

 

10. Community Services (provided and nearest facility): 

a. Fire Station   Truckee Meadows Fire Protection District 

b. Health Care Facility  Renown Health Urgent Care, Fernley or USA Parkway 

c. Elementary School  Washoe County School District (no students anticipated) 

d. Middle School  Washoe County School District (no students anticipated) 

e. High School   Washoe County School District (no students anticipated) 

f. Parks   N/A 

g. Library   Lyon County Library, Fernley 

h. Citifare Bus Stop  N/A 
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Special Use Permit Application 

For Grading 

Supplemental Information 
(All required information may be separately attached) 

 

1. What is the purpose of the grading? 

Grading throughout the project is for the purposes of cutting to accommodate pavement 

sections and leveling sites for RV parking and building pads. Some grading is proposed within 

300-ft of the Truckee River centerline. 

 

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

Preliminary = 16,610 cubic-yards of cut, 37,930 cubic yards of fill with a net of 21,320 cubic-

yards of import required. The import will be comprised of aggregate bases, gravel pavement, 

asphalt pavement, and concrete pavement. The intent shall be to balance earthwork and all 

imported surface materials onsite. 

 

3. How many square feet of surface of the property are you disturbing? 

Approximately 1,216,000 square feet. 

 

4. How many cubic yards of material are you exporting or importing? If none, how are you 

managing to balance the work on-site? 

Preliminary grading indicates net approximately 21,320 cubic-yards of import which is 

composed of the pavement sections. The earthwork will be balanced onsite and finish grades 

will be reflective of imported base and other surface materials. Fill will be generated through 

the excavation of the driveway sections, parking stalls, and the effluent infiltration basins, which 

will be placed as surfacing of the landscape. 

 

5. Is it possible to develop your property without surpassing the grading thresholds requiring a 

Special Use Permit? (Explain fully your answer.) 

No. The site is larger than five acres in size and will require some grading within 300 feet of the 

Truckee River centerline to level the site for RV parking. 

 

6. Has any portion of the grading shown on the plan been done previously? (If yes, explain the 

circumstances, the year the work was done, and who completed the work.) 

No 

 

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading? (If 

no, explain your answer.) 

Yes 

 

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

properties or roadways? 

Yes. From I-80 and Cantlon Drive and adjacent parcels to the west and east. 
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9. Could neighboring properties also be served by the proposed access/grading request (i.e. if 

you are creating a driveway, would it be used for access to additional neighboring properties)?  

Yes. A maintenance access and easement is proposed for the irrigation canal to the south of the 

property. 

 

10. What is the slope (horizontal/vertical) of the cut and fill areas proposed to be? What methods 

will be used to prevent erosion until the revegetation is established? 

The maximum slope proposed shall be 3:1 with a height of 4 feet. The existing site is generally 

flat and the completed sites will be flat. Straw wattles, silt fencing, or other BMPs shall be used 

to prevent erosion. 

 

11. Are you planning any berms? 

No berms are planned. The sewage effluent infiltration basins will require sloping away to 

prevent storm water from filling the basin. 

 

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to 

be required? If so, how high will the walls be and what is their construction (i.e. rockery, 

concrete, timber, manufactured block)? 

No retaining walls are going to be required for grading. The property generally slopes 1 to 2% 

from the northwest to the southeast. 

 

13.  What are you proposing for visual mitigation of the work? 

The site will be fully landscaped except pavement areas. 

 

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

what size?  

A couple of small scrub trees may be removed with development. Any perimeter trees oh high 

quality will be incorporated into the final landscaping. 

 

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

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

The site will be fully and permanently landscaped. 

 

16. How are providing temporary irrigation to the disturbed area? 

A permanent irrigation system will be constructed prior to placement of landscaping. 

 

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If 

yes, have you incorporated their suggestions? 

N/A 

 

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&R) that may 

prohibit the requested grading? 

No 
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Project Request - This application includes the following request: 

A request for a Special Use Permit to allow development of 196-site RV resort on 29.1 acre property 

currently undeveloped which requires minor grading within 300 feet of the centerline of the Truckee 

River and designated AE floodway. The project also includes a sign and cellular communication tower. A 

variance is requested for allowance to place a wrought iron perimeter fence within the 25-foot 

landscape buffer per TC.1.1.1. The project is called Wadsworth RV Resort. 

 

Property Location 

The project is located south of Interstate 80 and north of the Truckee River off Cantlon Drive (Exit 43) 

near the community of Wadsworth. The project is located on 4 parcels that total 29.1 acres for the site. 

The project is bordered by Tribal land to the east and south and private land to the west. An irrigation 

canal extends along the southern property line. The proposed address will be 34000 Cantlon Drive. 

Wadsworth is 1.5 miles to the northeast, Fernley is 4 miles to the east, Sparks is 30 miles to the west. 

 

Project Description 

Wadsworth RV Resort is a recreational vehicle resort that includes onsite amenities such as a clubhouse, 

pool, unisex washrooms, laundry service, mini-market, and check-in office. A maintenance building, 

electric display sign, and communications tower are also being proposed. Drive aisles will be paved and 

RV parking stalls will be a combination of hard surfaced and gravel to manage storm water runoff. Minor 

fill will be required to level the property with 300 feet of the Truckee River centerline. A smaller project 

was previous approved on March 3, 2015 (SW14-001) for 100-site RV park which utilized only part of the 

property. 

 

Zoning Standards 

Master Plan = Commercial 

Regulatory Zone = Tourist Commercial 

Plan Area = East Truckee Canyon 

Minimum Project Size = 2 acres 

Total Project Size = 29.1 acres 

Tourist Commercial Setback Requirements: 

Front Yard = 20 feet 

Side Yards = 10 feet 

Rear Yard = 10 feet 
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Special Use Permit Findings: 

Washoe County Code Section 110.810.30 requires that all of the following findings be made to the 

satisfaction of the Washoe County Board of Adjustment before granting approval of the Special Use 

Permit application. 

 

a. Consistency. The proposed use is consistent with the action programs, policies, standards, and 

maps of the Mater Plan and the applicable area plan; 

 

The proposed project meets all of the pertinent goals and policies of the Master Plan and the 

Truckee Canyon Area Plan. The project falls under the allowable uses established in the Area 

Plan and complies with all known policies and requirements. 

 

b. Improvements. Adequate utilities, roadway improvements, sanitation, water supply, 

drainage, and other necessary facilities have been provided, improvements are properly 

related to existing and proposed roadways, and an adequate public facilities determination 

has been made in accordance with Division Seven; 

 

The proposed project meets all criteria of the Master Plan, and the Truckee Canyon Area Plan. 

Utilities, sanitation, water supply, storm water management, encroachments, easements, and 

other facilities have been provided. 

 

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

of development; 

 

The proposed project appears to be well suited to the site as reflected in all of the technical 

products including the layout, access, and grading. The site appears to be physically suited for 

the type of development proposed. 

 

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 

 

The project does meet all of the requirements of Washoe County Code of Development. The 

design of the project and improvements will not cause significant public health problems. 

Facilities sufficient to the needs of the project have been proposed. Dust control related to 

grading will be the most obvious public health issue which is tightly regulated with dust control 

permitting. Additionally, the proposed amenities such as pedestrian trails, landscaping and 

common area will enhance the aesthetic and recreational value of the immediate 

neighborhood. 

 

e. Effect on Military Installation. Issuance of the permit will not have a detrimental effect on the 

location, purpose, or mission of the military installation. 

 

The project will not have a detrimental effect on any nearby military installation.  
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SCALE: 1/4" = 1'-0"1 PARITION PLAN - OFFICE
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SCALE: 1/4" = 1'-0"1 PARTITION PLAN - CLUBHOUSE
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SCALE: 1/4" = 1'-0"1 ELEVATION - NORTH

SCALE: 1/4" = 1'-0"2 ELEVATION - SOUTH
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SCALE: 1/4" = 1'-0"1 ELEVATION - EAST

SCALE: 1/4" = 1'-0"2 ELEVATION - WEST
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SCALE: 1/4" = 1'-0"1 ELEVATION - REAR

SCALE: 1/4" = 1'-0"2 ELEVATION - RIGHT
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SCALE: 1/4" = 1'-0"1 ELEVATION - FRONT
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