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Tentative Subdivision Map Application
Supplemental Information

(All required information may be separately attached)

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

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

3. Density and lot design:

a. Acreage of project site
b. Total number of lots
c. Dwelling units per acre
d. Minimum and maximum area of proposed lots
e. Minimum width of proposed lots
f. Average lot size

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

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

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

a. Acreage of common open space:

b. What development constraints are within the development and how many acres are designated
slope, wetlands, faults, springs, and/or ridgelines:

c. Range of lot sizes (include minimum and maximum lot size):
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South of W. 2nd Avenue between Chocolate Drive and Whittemore Way.

W. 2nd Avenue Highlands

18.27+/- AC (Current Parcel) - 17.22+/- AC after BLA

48 residential lots
2.8+/- du/acre

4,999+/- SF (Min) and 15,058+/- SF (Max)

50 feet

7,336+/- SF

SVGID
NV Energy

ATT

NV Energy

Waste Management

Charter Spectrum

SVGID

7.56+/- AC - OS Area A (Detention) is 0.51+/- acres and OS Area B (Sloped Area) 7.05+/- acres

The entire common open space area associated with the project is in steeper slopes and will be preserved.

Residential lots ranging from 4,999+/- SF to 15,058+/- SF
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d. Proposed yard setbacks if different from standard:

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

f. Identify all proposed non-residential uses:

g. Improvements proposed for the common open space:

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

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

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

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

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

6. Is the project adjacent to public lands or impacted by “Presumed Public Roads” as shown on the 
adopted April 27, 1999 Presumed Public Roads (see Washoe County Engineering website at 
http://www.washoecounty.us/pubworks/engineering.htm).  If so, how is access to those features 
provided?

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

Yes No
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Setbacks are proposed to follow MDS Standards in WCDC

No reduction to setbacks is requested.

No non-residential uses are proposed.

Trail connections disturbed with development will be realigned and connected.

Trail connections are shown on the plans for the project.

Trails connect to the Red Hill Park trail system.

No ridgelines exist on the property.

Yes. typical residential redwood fencing will be allowed on side and rear lot lines.

An HOA or LMA will be responsible for common area open space.

The property is adjacent to County Park Land and a Public School. No Presumed Public Roads exist in the area of the parcel.
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8. Is the parcel within the Cooperative Planning Area as defined by the Regional Plan?

Yes No If yes, within what city?

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

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

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year

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

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

12. Is the subject property in an area identified by Planning and Building as potentially containing rare or 
endangered plants and/or animals, critical breeding habitat, migration routes or winter range?  If so, 
please list the species and describe what mitigation measures will be taken to prevent adverse 
impacts to the species:

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

14. Are there any applicable policies of the adopted area plan in which the project is located that require 
compliance?  If so, which policies and how does the project comply?

15. Are there any applicable area plan modifiers in the Development Code in which the project is located 
that require compliance?  If so, which modifiers and how does the project comply?

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

plan:

9

None of which we are aware.

Water Rights will need to be purchased for the project.

More efficient use of infrastructure is provided by Common Open Space Lotting and positive solar orientation for over 1/2 of the lots.

No

No private roads are proposed.

Please see planning policy review in Tab B for policies and responses.

No area plan modifiers apply to the project.

No phasing is proposed.
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17. Is the project subject to Article 424, Hillside Development?  If yes, please address all requirements of 
the Hillside Ordinance in a separate set of attachments and maps.

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

18. Is the project subject to Article 418, Significant Hydrologic Resources?  If yes, please address Special 
Review Considerations within Section 110.418.30 in a separate attachment.

Yes No If yes, include separate attachments.

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

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

20. How many cubic yards of material are you exporting or importing?  If exporting of material is 
anticipated, where will the material be sent?  If the disposal site is within unincorporated Washoe 
County, what measures will be taken for erosion control and revegetation at the site?  If none, how 
are you balancing the work on-site?

21. Can the disturbed area be seen from off-site?  If yes, from which directions, and which properties or 
roadways?  What measures will be taken to mitigate their impacts?

22. What is the slope (Horizontal/Vertical) of the cut and fill areas proposed to be?  What methods will be 
used to prevent erosion until the revegetation is established?

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

24. Are retaining walls going to be required?  If so, how high will the walls be, will there be multiple walls 
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber, 
manufactured block)?  How will the visual impacts be mitigated?
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45,000+/- CY

 Cut and fill estimates balance. It is expected that some select material import will be necessary for roads.

Grading will be visibile from the north and east. w. 1st Ave. and Whittemore Way

3:1 is the maximum graded slope. Some walls will be incorporated.

No berms are proposed.

Yes. Maximum of 6-feet. Terracing is proposed on Lots 14 & 15. Wall type has not been defined at this point.
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25. Will the grading proposed require removal of any trees?  If so, what species, how many, and of what 
size?

26. What type of revegetation seed mix are you planning to use and how many pounds per acre do you 
intend to broadcast?  Will you use mulch and, if so, what type?

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

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

11

No. No trees exist on the site.

A re-vegetation seed mix is provided on preliminary landscape plan.

Temporary irrigation will be provided, if necessary.

No.



Request to Reserve New Street Name(s)
The Applicant is responsible for all sign costs. 

Applicant Information

Name:
Address:

Phone : Fax:
  Private Citizen   Agency/Organization

Street Name Requests
(No more than 14 letters or 15 if there is an “i” in the name.  Attach extra sheet if necessary.)

If final recordation has not occurred within one (1) year, it is necessary to submit a written
request for extension to the coordinator prior to the expiration date of the original

l t Location

Project Name:
  Reno   Sparks   Washoe County

Parcel Numbers:
  Subdivision   Parcelization   Private Street

Please attach maps, petitions and supplementary information.

Approved: Date:
Regional Street Naming Coordinator 

  Except where noted
Denied: Date:

Regional Street Naming Coordinator 

Washoe County Geographic Information Services
1001 E. Ninth Street

Reno, NV 895
Phone: (775) 328-2325 - Fax: (775) 328-6133

13

Lumos & Associates

9222 Prototype Drive

South of W. 2nd Avenue between Chocolate Drive and Whittemore Way.

775-827-6111

Beanstalk Lane

Riding Hood Street

W. 2nd Avenue Highlands Common Open Space Tentative Subdivision Map

085-010-44
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Property Location 
The subject property is located south of West 2nd Avenue, between Whittemore Way, and Chocolate Drive.  
The subject parcel is currently 18.27+/- acres in size. The subject parcel is identified as APN 085-010-44 by 
the Washoe County Assessor’s Office. A Boundary Line Adjustment (BLA) application has been submitted 
that has requested that a 1.05+/- acre triangular portion of the subject parcel be combined with APN 085-
010-47.  
 
An aerial based vicinity map is provided below showing the subject parcel location, the BLA location, and 
the uses and the general lot patterning of the surrounding properties.   
 
Vicinity Map 
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Project Request 
Requested is a common open space tentative map to create a total of 48 single family residential lots on an 
existing 18.27+/- acre parcel. A boundary line adjustment application has been submitted to remove 1.05+/- 
acres from the subject parcel, which will leave 17.22+/- acres in the subject parcel after approval and 
recordation of the BLA. A common open space development has been proposed to consolidate the 
development area into the norther portion of the site. The northern portion of the site contains, 
predominately 0-15% slopes, which are deemed to be “most developable” by the Washoe County Master 
Plan and Developable Code.  
 
The project development plans propose grading that will cross thresholds that are identified in Article 438 of 
the Washoe County Development Code. The specific sections of Article 438 that are requested for 
consideration and approval with this application area are as follows::  
 
110.438.35 (a)(1) – Grading on slopes less than or flatter than 15% 
Area - (i)(C)  – Grading of an area of more than four (4) acres on a parcel of any size  
Volume (ii)(A)  – Excavation of five thousand (5,000) cubic yards or more whether the material is intended 

to be permanently located on the project site or temporarily stored on a site for relocation 
to another, final site. 

 
110.438.35 (a)(2) – Grading on slopes of 15% or greater (steeper) 
Volume (i)(C)  – Grading of an area of more than two (2) acres on a parcel of any size  
Volume (ii)(A)  – Importation of five thousand (1,000) cubic yards or more whether the material is intended 

to be permanently located on the project site or temporarily stored on a site for relocation 
to another, final site. 

 
110.438.35(a)(3) – Any driveway or road that traverses any slope of thirty (30) percent or greater (steeper) 
 
110.438.45(c) – Finish grading varying by more than 10-feet from natural slope. There are areas 

throughout the site where either cuts or fills will exceed this threshold and those areas can 
be seen on the cut and fill map provided with this application package In Tab C. This 
standard is typically reviewed under a director’s modification, but it is requested that this 
instance be reviewed along with the Tentative Subdivision Map request by the Planning 
Commission.    

 
The minimum lot size proposed is 4,999+/- SF and the maximum lot size is 15,058+/- SF. The property is 
Master Planned Suburban Residential (SR) and zoned Medium Density Suburban (MDS).  Only 48 custom 
home lots are proposed with the project although 51 are allowed, after the Boundary Line Adjustment.  
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Additional considerations for the review of this project include review relative to the standards containing in 
Article 408 (Common Open Space Development) and Article 424 (Hillside Development). A site 
analysis/review is provided in this Narrative with reference to maps within the application. The review 
sections commence on Page 4 of this narrative. 

Project Background 
A parcel map was approved that created this parcel. The parcel map was recorded on June 29, 1990, as 
file no. 1409959 in the Washoe County Recorder’s Office and is identified as Parcel Map 2450. This parcel 
map created the subject parcel 085-010-44. An additional parcel (not associated with this application) was 
also created that allowed for the siting and construction of the Lois Allen Elementary School directly east of 
the site. 
 
The property is defined by Washoe County to sit within areas considered to be most suitable per the Sun 
Valley Development Suitability Map from the Sun Valley Area Plan. This category is reserved for land that 
falls within the 0% - 15% slope range without any development constraint areas. The only constraint areas 
on the property are identified to be some moderately sloped land in the center of the property running south 
to the parcel boundary. A copy of the Sun Valley Development Suitability Map is provided in Tab D with this 
application.    
 
The site is defined as being part of the Suburban Character Management Area (SCMA) within the Sun 
Valley Area Plan. This area will contain residential densities of one unit per acre or greater. The SCMA is 
the designated growth area in Sun Valley. 

Existing Site Condition Photos 
The 18.27+/- acres is currently vacant with larger lot/rural residential development consisting of 12,000 sf 
properties, adjacent to it. The properties surrounding the subject property are served by a private water 
company, the Sun Valley General Improvement District (SVGID) and connects to the Washoe County 
municipal sewer system. Following are photos of the site that show the land condition and the relatively 
gentle slope to the land.  
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Photo of proposed development area of the site, 
south of W. 2nd Avenue. View to the south along 
W. 2nd Avenue approximately midblock between 
Chocolate Drive and Whittemore Way.  

 

 

 

 

 

 

Photo of proposed development area of the site, 
south of W. 2nd Avenue. View to the south along 
W. 2nd Avenue approximately midblock between 
Chocolate Drive and Whittemore Way.  

 

 

 

 

 

Photo from the south property line showing some 
of the steeper slopes, existing trail access and 
some illegal dumping that has occurred over 
time.   
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Article 408 - Common Open Space Site Analysis Site Analysis/Review 
Following are the site analysis requirements identified in Article 408 for a Common Open Space 
Development: 

(a) Location Map. A general location map providing the context of location and vicinity of the site. 
 
A location map is provided on the first page of this narrative and on the cover sheet for the 
project plans in Tab B. 
 

(b) Land Use. Current and planned land use on the site and adjacent current, planned and approved, 
but unbuilt land uses. 
 
The property zoning is MDS, which allows for up to 51 lots on the 17.22+/- acre property 
(after the boundary line adjustment). The total number of residential lots proposed with this 
project is 48. 
 

(c) Existing Structures. A description of the location, physical characteristics, condition and proposed 
use of any existing structures. 
 
No Structures exist on the site. 
 

(d) Existing Vegetation. A description of existing vegetation, including limits of coverage, and major 
tree sizes and types. In the instance of heavily wooded sites, typical tree sizes, types and limits of 
tree coverage may be substituted. 
 
The existing vegetation on the site consists of natural brush and shrubs. No trees exist on 
the project site. 
 

(e) Prevailing Winds. An analysis of prevailing winds. 
 
Prevailing winds are from the west. 
 

(f) Topography. An analysis of slopes on the site using a contour interval of five (5) feet, or at a 
contour interval appropriate for the site and agreed to by the Director of Community Development. 
 
A slope analysis map with the project lotting overlayed is provided with this project plan 
sheets.  
 

(g) Soil. An analysis of the soil characteristics of the site using Soil Conservation Service (SCS) 
information. 
 
A preliminary geotechnical report has been provided with this application package. 
 

(h) Natural Drainageways. Identification of natural drainageways on and adjacent to the site. 
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No drainageways that are identified as significant hydrologic resources exist on the 
development area of the site.  
 

(i) Wetlands and Water Bodies. Identification of existing or potential wetlands and water bodies on the 
site. 
 
There are no wetlands or water bodies located on the project site. 
 

(j) Flood Hazards. Identification of existing and potential flood hazards using Federal Emergency 
Management Agency (FEMA) information. 
 
The subject property is in unshaded Zone X. 
 

(k) Seismic Hazards. Identification of seismic hazards on or near the site, including location of any 
Halocene faults. 
 
The preliminary soils report provided for the project does not identify any faulting on the 
subject parcel.  
 

(l) Avalanche Hazards. An analysis of avalanche and other landslide hazards. 
 
There are no avalanche hazards on the site. 
 

(m) Sensitive Habitat and Migration Routes. An analysis of sensitive habitat areas and migration 
routes. 
 
Review of the sensitive habitat and migration route maps within the Washoe County Master 
Plan did not show that any such areas exist on the subject parcel.  
 

(n) Significant Views. A description and analysis of all on and off site significant views. 
 
Due to the existing slopes on the subject parcel, views to the north and west, across Sun 
Valley exist on the northern portion of the site, where the development area is proposed.  
The southern portion of the site (area to remain as open space) will offer views to the south 
across the Truckee Meadows and toward Mt. Rose. 
 

(o) Easements. A description of the type and location of any easements on the site. 
 
Only Public Utility Easements (PUE’s), located  along some of the property boundaries, 
currently exist on the subject property. This is evidenced by Parcel Map #2450, Doc # 
1409959 as recorded in the Washoe County Recorder’s Office (copy provided in Tab D with 
this application.  
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(p) Utilities. A description of existing or available utilities, and an analysis of appropriate locations for 
water, power, sanitary sewer and storm water sewer facilities. 
 
Utilities to serve the project exist adjacent to the project development site.  
 

(q) Appropriate Access Points. An analysis of appropriate access points based upon existing and 
proposed streets and highways and site opportunities and constraints. 
 
Access to the project will be served off W. 2nd Avenue and Whittemore Way. RTC has plans 
to provide connector roads to link to U.S. 395 and Pyramid Highway that is conceptually 
designed to include a connector linkage from Dandini Boulevard to W. 1st Avenue and W. 
2nd Avenue in Sun Valley at or near Chocolate Drive. The image below is from an RTC 
Preferred Alternatives Map available on RTC’s website.  

 

 

 
 

(r) Other Information. All other information deemed appropriate and necessary by the Director of 
Community Development. 
 
No other information was identified prior to application submittal.  
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Article 424 - Hillside Development Site Analysis/Review 
Following are the site analysis requirements identified in Article 424 for a Hillside Development 

(a) Site Analysis.  

(1) Major topographic conditions including ridgelines, ravines, canyons and knolls; 

There are no ridgelines, ravines, canyons or knolls on the subject property or development 
area. 

(2) Preliminary geological conditions including major rock outcroppings, slide areas and areas 
underlain with faults that have been active during the Halocene epoch of geological time; 

A geotechnical report is provided with this application and no Halocene faults existing on or 
near the site. Additionally, there are no major rock outcroppings or slide areas on the site,  

(3) Preliminary soil conditions including soil type, expansiveness, slumping, erodibility and 
permeability; 

A geotechnical report is provided with this application. Please refer to Tab C. 

(4) Significant surface hydrological conditions including natural drainage courses, perennial 
streams, floodplains, wetlands and ponding areas; 

A drainageway is identified on the southern portion of the property and will be within the 
7.05+/- acre natural area (Open Space B) shown on the site plan. It should be noted that this 
drainageway is not shown on Map 110.418.05.1 (Significant Hydrologic Resources).  

(5) The location and types of significant vegetation including known rare and endangered plant 
species and general plant communities; 

No known rare or endangered plan species were identified through the initial project design 
and site review work. 

(6) Habitat areas for rare or endangered animal species; 

Review of the sensitive habitat and migration route maps within the Washoe County Master 
Plan did not show that any such areas exist on the subject parcel.  
 
(7) Preliminary viewshed analysis including cross sections of views to and from the development 
site from all major roadways within one (1) mile of the project site, and from major focal points on 
the project site; 
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Viewshed Aerial Map. 1 mile radius 
shown from center of development 
site of subject project. 

 

 

 

 

 

View Toward Site 1 – Site not visible. 
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View Toward Site 2 – Site very limited on visibility. 

 

View Toward Site 3 – Site not visible. 
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View Toward Site 4 – Site not visible. 

(8) How the development responds to the unique conditions of the hillside; and 

The proposed project locates the development area in the most suitable portion of the site, 
leaving the steeper slopes at the southern end of the property in natural area (Open Space 
B). 

(9) A slope analysis, submitted on a topographic map with contour intervals of at least five (5) feet 
for planning purposes. This analysis shall indicate the location and amount of land included within 
the following slope categories, tabulated in acres: 

(i) 0 - 15 percent; 

(ii) 15 - 20 percent; 

(iii) 20 - 25 percent; 

(iv) 25 - 30 percent; and 

(v) Greater than 30 percent. 

 A slope analysis map using these slope ranges is provided in Tab B. 

(b) Developable Area Map. A developable area map, prepared pursuant to Section 110.424.20(b). 
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The most suitable areas for development contain the northern 2/3 of the property and a 
small area at the southern end of the property. Please see the annotated slope analysis 
map, below showing the areas that would be considered to be most suitable.  
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(c)  Constraint and Mitigation Analysis. A detailed analysis of how the identified constraints will be mitigated 
and incorporated into the project's design. 

 The development plan is considerate to the steep slopes by not proposing development 
 within those areas. 

(d) Washoe County Master Plan Amendment. All applicants proposing a hillside development requiring a 
Washoe County Master Plan amendment shall enter into a development agreement with Washoe County 
pursuant to Article 814, Development Agreements. Supplemental to all other requirements, development 
agreements for hillside development shall contain the following: 

(1) Agreement by the applicant to seek a Washoe County Master Plan amendment; 

(2) Agreement by Washoe County to process a Washoe County Master Plan amendment request 
pursuant to the requirements listed in Article 820, Amendment of Master Plan; 

(3) Site analysis as required under Section 110.424.15(a); 

(4) Developable area analysis as required under Section 110.424.20; and 

(5) Calculation and location of density being proposed. 

Consideration d. is not applicable as the project request does not include a Master Plan 
 Amendment. 

(e) Detailed Contour Analysis. As determined through a pre-application meeting between the applicant and 
the Department of Community Development, a topographic map with more or less detailed contour 
intervals may be required by the Director of Community Development for design purposes. 

A Slope Analysis map has been prepared and provided using 5-foot contour. The 
preliminary grading and drainage plan has also been prepared using this same contour 
interval.  
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Project Summary 
W. 2nd Avenue Highlands Subdivision is proposed to be a 48-lot single-family subdivision that has been 
designed as a Common Open Space Development, preserving 7.05+/- acres of the site as open space. 

Allowed Density  
As reference previously in this Project Narrative, the subject property is zoned MDS existing on the entire 
17.22+/- acre property (after BLA). Per code density allowanced, the property can develop with a maximum 
of 51 lots. The 48 proposed lots meets the density allowance within Code. The overall density that is 
proposed is 2.77 DU/AC.  Article 408 of the Washoe County Development Code allows for a 3.0 lots per 
acre, thus the proposed density of the project conforms to the code allowances.  

Access, Traffic and Private Roadways 
The project will be served by a road that will connect with W. 2nd Avenue at its westernmost point. All 
streets within 2nd Avenue Highlands Subdivision are proposed to be public street. 

Headway Transportation has prepared a trip generation letter for the proposed project. This trip generation 
letter is provided in Tab C of this application. The estimated average daily trips (ADT) from the 48-lot 2nd 
Avenue Highlands Subdivision is 452 ADT. AM and PM Peak trip ends are 34 and 45, respectively. The 
peak hour trips associated with the proposed 48 lots does not meet the threshold for any traffic report or 
study, per Washoe County Development Code 110. 

Fencing 
“Good neighbor” Redwood fencing that is typical with the residential lots is proposed to be allowed on the 
side and rear yard areas of the residential lots within the project. This fencing will provide for privacy and 
security of the rear yard areas of each lot.  

Landscaping 
The project will provide landscaping in the form of street trees along W. 2nd Avenue, Whittemore Way and 
along the proposed new public streets within the subdivision. A preliminary landscape plan is provided in 
Tab B with this application. A total of 86 trees are provided, per the street frontage requirements of Code 
and a total of 515 shrubs are identified per the preliminary landscape plan  

Open Space A (Detention Basin) – The preliminary landscape plan identifies revegetation within this area. 
A seed mix for the revegetation areas of the site is provided on the preliminary landscape plan sheet. 

Open Space B (Natural Area) – The natural landscaping that currently exists in the southern and western 
portion of the property that is not proposed for lotting will be retained. Due to the location of this natural 
area and its proposed retention as open space, it is proposed that this 7.05+/- acre area be dedicated to 
Washoe County with any necessary access or other easement rights, maintained.   
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Public Facilities and Infrastructure 
Schools – The property is zoned for Lois Allen Elementary School. The property is also zoned for Desert 
Skies School Middle School and Hug High School.  
 
Fire Station– Emergency fire service is to be provided by the Truckee Meadows Fire Protection District. 
The nearest TMFPD station is Station 45, located at 110 Quartz Lane, which is just under 2 driving miles 
from the subject parcel.  
 
Water Service – Water service will be provided by the Sun Valley General Improvement District (SVGID). 
A SVGID capacity study has been prepared (provided in Tab C) prior to construction of the project and will 
identify the project water lines and any upgrades that may be necessary to the existing system to serve the 
project.  
 
Sewer Service – Wastewater service will be provided by the Sun Valley General Improvement District 
(SVGID). A SVGID capacity study has been prepared (provided in Tab C)prepared prior to construction of 
the project and will identify the project sewer lines and any upgrades that may be necessary to the existing 
system to serve the project.  
 
A preliminary sewer report is provided as part of this application in Tab C. 
 
Stormwater – A preliminary drainage report for the project is provided in the “Special Package” submittal 
that has been made with this application. The conclusion of this report is that a detention basin sized to 
accommodate 7,800 cubic feet of stormwater is necessary.  
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Development Statistics  
Following are development statistics for W. 2nd Avenue Highlands Subdivsion. 

Total Parcel Area:        18.27+/- AC  
Total Site Area (After BLA)      17.22+/- AC 
Maximum Dwelling Units Allowed: (After BLA)    51 Residential Lots 
Total Lots Proposed:       48 Residential Lots 
Gross Density Proposed:      2.8+/- DU/AC  
 
Areas of Use 
Disturbed Area - Residential Lot Area (Street & Detention included): 10.26+/- AC 
Open Space A (Detention):      0.51+/- AC 
Open Space B (Natural Area):      7.05+/- AC 
 
Lot Sizes 
Minimum Lot Size:       4,999+/- SF 
Maximum Lot Size:       15,058+/- SF 
Average Lot Size:       7,336+/- SF  
 
Setbacks (following MDS standards) 
Front Yard         20 feet 
Side Yard        8 feet 
Rear Yard         20 feet 
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Master Plan and Zoning Conformance 
Master Plan -- The subject property is master planned Suburban Residential within the Sun Valley Area 
Plan. The entire property is further designated to be within the Sun Valley Suburban Character 
Management Area of this portion of the Washoe County Master Plan. See Planning/Policy Analysis section 
of the project description for an identification of the master plan goals and policies that are met with this 
proposed common open space tentative map request.  

Zoning - The subject property is zoned Medium Density Suburban (MDS). The proposed lot sizes are 
allowed with a common open space development and the proposed density is allowed per the property 
zoning (MDS).  

Existing Master Plan Exhibit 
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Existing Zoning Exhibit 
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Tentative Map Findings & Considerations 

Tentative Map Findings Review 
Article 821 of the Washoe County Development Code identifies findings that must be made in order to 
approve a common open space tentative map application.  Following is an identification of each finding and 
the applicant’s response as to how or why this finding is met with this request. 
 

(a) Plan Consistency.   
The proposed 2nd Avenue Highlands Subdivision Tentative Map has been designed as a common open 
space development to preserve some of the steeper portions of the property to the south of the site. This 
steeper area currently holds trail access that links to the Washoe County owned Red Hill Open Space area. 
It is proposed that the 7.05+/- acres of Open Space B, shown on the project plans, be dedicated to Washoe 
County as an extension of the public land/open space area. The subject property is contained within the 
Sun Valley Area Plan Suburban Character Management Area.  The existing zoning designation of MDS is 
consistent with the Washoe County Master Plan and policies. Please see the SV Area Plan – Planning 
Policy Analysis, provided in Tab D of this application for a review of the master plan policies that are 
specific to the area in which the project is located.   
 

(b) Design or Improvement.   
Finding b addresses consistency with master plan goals and policies. Please see the SV Area Plan – 
Planning Policy Analysis, provided in Tab D of this application for a review of the master plan policies that 
are specific to the area in which the project is located.   
 

(c) Type of Development 
The areas of the subject property identified for development are categorized to be predominately within the 
area “most suitable” for development per the Development Suitability Map in the Sun Valley Area Plan. A 
project specific slope analysis map, provided in Tab B of this application shows that the steeper areas of 
the site, holding some areas of 30% and greater, are to be retained as Open Space within Open Space B 
as identified on the project plan sheets. The northern portion of the site is identified as most suitable for 
development and is where the proposed lots are defined under a common open space development    
 

(d) Availability of Services.   
Roadway and utilities to serve the site are adjacent to the subject property or nearby. Any extensions or 
upgrades of utilities will be required to be provided by the project developer. 
 
  (e) Fish or Wildlife.    
The Washoe County Master Plan Conservation Element Habitat and Migration Route Maps show that 
wildlife habitats are not shown to exist or have limited intrusion anywhere near the subject property.  
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 (f) Public Health. 
A single-family residential home subdivision does not present any anticipated public health problems. The 
provision of community water and sewer to the site will present a positive by not necessitating well water or 
septic tanks and leech filed systems that can add to nitrates in the groundwater supply.  
 

(g) Easements 
Only Public Utility Easements (PUE’s) along some of the property boundaries currently exist on the subject 
property. This is evidenced by Parcel Map #2450, Doc # 1409959 as recorded in the Washoe County 
Recorder’s Office (copy provided in Tab D with this application. 
 

(h) Access  
The project will be served by a road that will connect with W. 2nd Avenue at its westernmost point. All 
streets within 2nd Avenue Highlands Subdivision are proposed to be public streets. 
 

(i) Dedications  
The 2nd Avenue Highland Subdivision is proposed to contain public streets that will be constructed to 
County standards. These streets will be dedicated to Washoe County after acceptance of construction. 
Additionally, it is proposed that Open Space B, the natural area of the site be dedicated to Washoe County 
for inclusion with the County owned Red Hill Open Space area that is directly adjacent to the west.  
 

(j) Energy  
The orientation of most of the homes will provide opportunities for solar access. 
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I. INTRODUCTION & PROJECT LOCATION 
The W 2nd Avenue Highlands project (project) is located within Washoe County limits along W 2nd Avenue 
within two miles of US395. Refer to Figure 1 for the Project Vicinity Map. The site is located within Section 
19, T20N, R20E, of Washoe County, Nevada, including a total project property area of 18.27 acres within 
Assessor’s Parcel Number (APN) 085-010-44. The project property is zoned medium density suburban 
(MDS) and is bound by a residential development to the north, also zoned as MDS, Washoe County’s Red 
Hill Park to the west, undeveloped private land to the south currently zoned as mixed use suburban, and  
Lois Allen Elementary School to the east. The proposed project will consist of 48 single-family residential 
units. The site is currently undeveloped and covered with natural vegetation with several unauthorized 
dirt roads on the property. 
 

 
Figure 1: Project Vicinity Map 
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II. EXISTING SANITARY SEWER FACILITIES 

Existing sanitary sewer facilities that will serve W 2nd Avenue Highlands are owned and maintained by 
the Sun Valley General Improvement District (SVGID). In W 2nd Avenue there is an 8” main that runs 
parallel to the northern boundary line of W 2nd Avenue Highlands. The sewer main is gravity fed into the 
SVGID 18” interceptor at SVGID Flow Meter Station #1 at Prosser Drive that flows to Sparks Boulevard and 
Baring Way.  The 18” interceptor ultimately flows to the Truckee Meadows Water Reclamation Facility 
(TMWRF), operated by the City of Sparks Public Works Department, Environmental Engineering section. 
Paul J. Winkelman in the Salmon Point Development Preliminary Water and Wastewater Capacity Study, 
dated December 23, 2021 [1], has analyzed the off-site sewer system for this report. 
 

III. DESIGN CRITERIA 
The preliminary on-site and off-site sewer system designs are based on the Washoe County Community 
Services Department: Engineering Design Standards Section 2 - Gravity Sewer Collection Design Standards, 
March 2016 (Design Manual) [2]. 
 
A. Sanitary Sewer Generation Factors 

 
 Average Residential Flow: 270 gallons per unit per day (gpd/unit) 
 Peak Flow Factor: 3 

 
B. Gravity Sanitary Sewer System 

Gravity Pipelines 
 Pipe sizing: Based on peak flow 
 Minimum main diameter: 8 inches 
 Minimum depth of cover for mains: 4 feet from top of pipe to bottom of asphalt 
 Minimum velocity: 2.5 feet per second (fps) when flowing half full or as approved by CSD 
 Maximum velocity: 10 fps  
 Manning’s roughness coefficient “n”: 0.012 
 Pipe material: PVC plastic pipe,  SDR 35, in accordance with ASTM D3034 
 Maximum depth of flow (depth/diameter: d/D): 0.8 

 
Manholes 

 Placed at all junction points, changes in horizontal and/or vertical alignment, changes in pipe size 
and at the end of public lines 

 Maximum spacing of 400 feet (ft.) 
 

IV. PROPOSED SANITARY SEWER FACILITIES 
The W 2nd Avenue Highlands development proposed sanitary sewer system will service 48 lots in the Sun 
Valley General Improvement District (SVGID). The proposed system will require two tie-ins to the existing 
sewer system in W 2nd Avenue. 
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A. Gravity System 

The W 2nd Avenue Highlands sanitary sewer system will utilize approximately 2,555 LF of on-site, 8” SDR 
35 PVC gravity sanitary sewer mains to convey wastewater to the 8” main in W 2nd Avenue. Refer to 
Figure 3 for the preliminary lot layout and gravity sanitary sewer flow directions. 
 
Using Washoe County design standards, the proposed gravity system serving 48 single-family homes at 
an average flow of 270 gallons per unit per day (gpd/unit) with a peaking factor of 3 will produce 38,880 
gallons per day (gpd) of wastewater. 
 
Using a minimum pipe size of 8” SDR 35 PVC and Manning’s roughness coefficient (“n”) of 0.012, the 
minimum slope required to achieve the 2.5 fps minimum velocity stipulated by the Design Manual is 
0.44% when flowing half-full. In this situation, the capacity is 277,916 gpd. When flowing 80% full at 0.44% 
slope the capacity is 536,443 gpd. Based on these calculations, on-site 8” gravity sanitary sewer mains will 
be sufficient to service the project in all areas, leaving 497,563 gpd of excess capacity at minimum slope. 
Shaw Engineering performed downstream sanitary sewer calculations in the Salmon Point Development 
Preliminary Water and Waste Water Capacity Study [1] and confirms that the additional flows from 49 
residential units does not require existing sewer main or interceptor improvements. 
 

V. CONCLUSION 
The preliminary sanitary sewer system for W 2nd Avenue Highlands will service 48, single-family 
residences utilizing gravity sanitary sewer mains to convey wastewater to an off-site main in W 2nd 
Avenue. The existing 8” main will convey the water to the southeast of the project to an existing 18” 
interceptor in Prosser Drive ultimately leading to Truckee Meadows Water Reclamation Facility (TMWRF). 
The existing 8” main has sufficient available capacity for the 48 lot development laid out in the Salmon 
Point Development Preliminary Water and Wastewater Capacity Study [1] by Paul J. Winkelman.  The 
proposed gravity sewer infrastructure within public right-of-way will be dedicated to the Sun Valley 
General Improvement District once complete and operational. The initial design for the gravity sewer 
infrastructure with 8” mains has an available capacity of 536,443 gallons per day (gpd) for the 
developments 38,880 gallons per day (gpd) peak flow generation resulting in an excess capacity of 497,563 
gpd. The final layout and sizing of sewer infrastructure will be determined during final design.  
 

VI. REFERENCES 
[1] Winkelman, Paul J. “Salmon Point Development Preliminary Water and Wastewater Capacity 

Study” Shaw Engineering, 23 Dec. 2021. 
 
[2] Washoe County. Community Services Department. Washoe County Community Services 

Department: Engineering Design Standards Section 2 – Gravity Sewer Collection Design Standards, 
2016. rev. 3. Web. March 2016. 
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Figure 2: Existing Sanitary Sewer Facilities 
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Figure 3: Preliminary Sanitary Sewer System Layout 
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Headway Transportation, LLC
5482 Longley Lane, Suite B, Reno, Nevada 89511

775.322.4300
www.HeadwayTransportation.com

February 17, 2022

Billy Anderson, P.E.
Lumos and Associates
9222 Prototype Drive
Reno, NV 89521

Trip Generation Letter – 2nd Avenue Highlands

Dear Mr. Anderson,

This letter provides trip generation estimates for the proposed 2nd Avenue Highlands project located in
Sun Valley, NV. The proposed project includes 48 single family housing units and is located south of West
Second Avenue andwest ofWhittemoreWay. The project location is shown in Figure 1 and the conceptual
site plan is provided in Attachment A.

Figure 1. Project Location
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1.0 Summary 
 
The purpose of this Study is to provide a preliminary assessment of the ability of the Sun 
Valley General Improvement District (SVGID) to supply potable water and wastewater 
service to the proposed Salmon Point Development which consists of 49 residential 
homes (Development). A conceptual layout was provided by the Development (Lumos & 
Associates, September, 2021). The location of the Development is shown in Figure 1, 
Page 2. The Development lies within the existing SVGID Service Area.  
 
This preliminary evaluation indicates that SVGID will have the capacity to serve the 
Development. This Study is a preliminary planning level effort with the primary purpose 
of providing a reasonable assessment of the ability of SVGID to be able to provide water 
and wastewater utility service to the Development.  
 
The anticipated preliminary water and wastewater infrastructure improvements (on and 
offsite) required to serve the Development at the time this Study was prepared are 
identified in Figure 2, page 5 and Figure 3, page 9. These improvements could change as 
excess system capacity is distributed on a first come first serve basis. This Study should 
be updated as the Development Design advances from the conceptual phase.  
 
2.0 Water System Evaluation 
 

2.1 Givens and General Assumptions 
 
All of the existing water system information was obtained from the SVGID Water 
System Master Plan Update, dated September, 2016, (WMP) that was prepared by 
Shaw Engineering. As identified in the WMP, the following demands were 
utilized in this Study; 
 
 Average Day Demand, (ADD) 262 Gallons per Day/Customer 
      (GPD/Customer) 
 Maximum Day Demand (MDD) 603 GPD/Customer (PF=2.3) 
 Peak Hour Demand (PHD)  1,025 GPD/Customer (PF=3.6) 
 Minimum Month Demand (MDD) 140 GPD/Customer (PF=0.46) 
 
This Study utilized existing SVGID planning and design criteria consistent with 
the WMP and summarized as follows; 
  
 Source of Supply (via TMWA Wholesale) 
  Sullivan + Raleigh Heights =Maximum Day Demand 
  Raleigh   =Minimum Month Demand 

 
Storage 

Operational   =17% of Maximum Day Demand 
Emergency   =2 Average Day Demand  
Fire    =As dictated by Fire Authority 

 



Figure 1

SVGID
Salmon Point Development

Preliminary Water and Wastewater Capacity Study
December, 2021

Page 2 of 9

Site Location Map
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Pumping (with adequate Zone Storage)   
With Largest Pump Offline =Maximum Day Demand 

 
 Distribution 

    
  20 psi residual pressure @ Tank ½ Full at Maximum Day plus Fire  
  30 psi residual pressure @ Tank LWL at Peak Hour 
  40 psi residual pressure @ Tank LWL at Maximum Day 
  
The total anticipated customers, including this Development and other 
Developments currently being considered are detailed in Appendix A and equal 
9,427 customers. Appendix A also includes the customer breakdown by hydraulic 
pressure zone as well as estimated flows for the various system demand 
conditions.  

 
Within the Development a fire flow of 1,000 GPM for a 1-hour duration was 
identified to be required by the Development.    
 
The hydraulic modeling utilized for this Study includes any improvements that 
have been constructed and are or will be in service as of the date of this Study.  

 
The existing ground surface elevations in the Development vary from 
approximately 4780 to 4845 feet. The proposed Development site is located in the 
Chocolate Hydraulic Pressure Zone.  
 
Based upon all of the above presented information, the total demands utilized in 
this Study are summarized in Table 1 below.  
  

TABLE 1 
Water System Demands, GPM/MGD 

Customers Average 
Day 

Maximum 
Day 

Peak 
Hour 

Minimum 
Month 

9,427 
(Existing + Expanded 

Service Area) 
1,715/2.47 3,948/5.68 6,710/9.66 917/1.32 

 
 
2.2 Water System Capacity Summary 
 
Table 2 on the following page summarizes the capacity analysis (also see 
Appendix A).   
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TABLE 2 
Water System Capacity Analysis Summary 

System Available 
Capacity 

Required 
Capacity 

Excess 
Capacity 

Remaining 

Source-Max. Day 4,700 GPM 3,948 GPM 1,797 
Customers 

Source-Emergency  
Min. Month 1,100 GPM 917 GPM 1,887 

Customers 

Main Pump Station 3,155 GPM 2,848 GPM 734 
Customers 

Juniper Terrace Pump Station 600 GPM 549 GPM 122 
Customers 

West 7th Pump Station 500 GPM 
Redundant for 

Boundary/West 
7th 

5,143 
Customers 

(min. month) 

Southern/Central/Chocolate 
Storage 6.35 MG 5.374 MG 1,558 

Customers 

Chimney/Sidehill Storage 1.62 MG 1.72 MG (162) 

Boundary/West 7th Storage 1.35 MG 0.791 MG 893 
Customers 

Storage Fire 0.540 MG 0.060 MG yes 
Distribution System Maximum 

Day + Fire 
(Development) 

20 psi 
Meets Required Capacity with 

Improvements. See Figure 2 and 
Appendix A  

Distribution System  
Maximum Day 
(Entire System) 

40 psi 
Meets Required Capacity with 

Improvements. See Figure 2 and 
Appendix A 

Distribution System Peak Hour 
(Entire System) 30 psi 

Meets Required Capacity with 
Improvements. See Figure 2 and 

Appendix A 

Distribution System Minimal 
Demand 100 psi Meets Required Capacity. See 

Figure 2 Appendix A 

 
The storage deficit that exists in the Chimney/Sidehill Zone is the result of the 
planned 5 Ridges Project that will be required to add additional storage to this 
zone. The Development included in this Study is not served by this zone and is 
not contributing to this deficit.  
 
The water infrastructure required to serve the Development is shown in Figure 2 
page 5. 



Figure 2

SVGID
Salmon Point Development

Preliminary Water and Wastewater Capacity Study
December, 2021

Page 5 of 9

Water System Improvements
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3.0 Wastewater Treatment and Conveyance Evaluation 
 
3.1 Givens and General Assumptions 
 
The existing wastewater system information was obtained from the SVGID 
Wastewater System Master Plan, dated August, 2011 that was prepared by Shaw 
Engineering (WWMP) as well as from any subsequent work related to various 
developments and new infrastructure that have occurred since the WWMP was 
completed.   
 
As identified in the WWMP, the following flows were utilized in this Report; 
 

Annual Average Day Flow 186 Gallons per Day/Equivalent 
Residential Unit (GPD/ERU)  

 
Peak Month Average Day Flow 201 GPD/ERU  

 
This Study utilized existing SVGID planning and design criteria consistent with 
the WWMP and is summarized as follows; 
  

Treatment Plant Capacity  Peak Month 
8” Peak Hour Factor   3.0 

 10” and 12” Peak Hour Factors 2.5 
 15” and above Peak Hour Factor 2.25 
 Pipe Capacity (d/D)   75% 
 
All system improvements completed since the last WWMP have been 
incorporated into the hydraulic modeling.   
 
The customer counts by sewer EDU utilized for this Study are summarized in 
Table 3 page 7. 
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TABLE 3 
Wastewater Existing and Expanded Service Area ERU’s 

Customer Existing 
Service Area 

Expanded 
Service Area 

SVGID (Existing + Infill) 6,383  
WCDWR 2,3831  
Active Will Serves   

Ladera Phase 1 25  
Planned Future Developments2   

Salmon Point (this Study) 493  
Highland Vista Phase 2 (October, 2021)  70 

Sun Valley Apartments (Sept, 2021) 2013  
Caleb Court (March, 2021) 11  

Highland Ranch Phase 1 (Dec, 2020)  215 
Valle Vista (March, 2020) 75  

Ladera Phases 2-6 (February, 2020) 294  
Sun Mesa Phase 3 (March, 2019) 44  

Sun Mesa Phase 4 (Sept, 2016) 58  
Sub Total 9,5234 285 

Total 9,808 
Footnotes: 

1. WCDWR = 986 Existing + 1,397 Future (WWMP Section 2.6.2). 
2. Wastewater capacity studies have been completed. Will serves are issued 

by SVGID on a first come first serve basis.  
3. Lies within the existing service area but not included in the original build 

out numbers utilized in the WWMP. 
4. Derived from WWMP Table 2.10. Total SVGID service area buildout 

projected in the 2011 Wastewater Master Plan Update of 6,847 plus 43 
additional Ladera (356 to 399 lots) + 201 SV Apts+49 Salmon Point.  

 
Based upon all of the above presented information, the total flows utilized in this 
Study are summarized below in Table 4.  
 

TABLE 4 
Wastewater System Flows, GPM/MGD 

EDU’s Average Day Flow Peak Month Flow 

9,808 1,267/1.82 1,369/1.97 

 
3.2 Collection System Capacity 
 
The preliminary points of connection to the existing SVGID collection system 
based upon the conceptual layout provided and the existing surface topography 
are located on West 2nd. These preliminary points of connection are subject to 
change based upon the Development’s finish design grades and utility layout. 
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Figure 3, page 9 illustrates the proposed collection mains and the points of 
connection to the existing system.   
 
The collection systems downstream of the proposed points of connection to the 
beginning of the Interceptor have the capacity to serve the Development.  
 
 
3.3 Interceptor Capacity 
 
The interceptor begins at SVGID Flow Meter Station #1 located at Prosser Drive 
and travels all the way to the intersection of Sparks Boulevard and Baring Way 
where it then discharges into the City of Sparks Spanish Springs Interceptor that 
then travels to the Truckee Meadows Water Reclamation Facility (TMWRF).  
 
The WWMP identified one area along the interceptor between manholes 18 and 
19 (WWMP Section 5.3.1) for the Service Area Buildout that is to be monitored. 
Field observations recently conducted continue to demonstrate this section is not 
flow limiting. No interceptor improvements are currently anticipated to be 
necessary to serve this Development that lies within the existing Service Area.   
 
 
3.4 Treatment Capacity at TMWRF 
 
SVGID has 2.099 MGD of treatment capacity available at TMWRF (of which 
0.479 MGD is dedicated to Washoe County) during a peak month average day 
flow. This capacity is equivalent to 10,443 ERU’s (2.099 MGD/201 GPD/ERU) 
which exceeds the 9,808 planned ERU’s (Table 3). SVGID therefore has the 
treatment capacity available to serve the Development.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Figure 3
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Wastewater Collection
System Improvements
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Appendix A 
 
 

Existing Water System Capacity Analysis 
 
Hydraulic Model Results, Maximum Day + Fire 

 
Hydraulic Model Results, Maximum Day 

 
Hydraulic Model Results, Peak Hour 

 
Hydraulic Model Results, Static 
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TAB D 



Master Plan 
Sun Valley Area Plan 

Planning/Policy Review  
 

For 
 

2nd Avenue Highlands 
Subdivision 

Tentative Map Application 
  



Vision and Character Management 
Land Use 
Goal One: The pattern of land use designations in the Sun Valley Area Plan will implement and 
preserve the community character described in the Character Statement. 
Policies 

SUN.1.1 The Sun Valley Character Management Plan map (CMP) shall identify the Sun Valley 
Suburban Character Management Area (SCMA), the Downtown Character Management 
Area (DCMA) and the Sun Valley Rural Character Management Area (RCMA). 

Not applicable – this policy is only description of what areas are covered within the 
Character Management Plan map, prepared by the County. 

 

SUN.1.2 To promote “mixed-use” development and redevelopment along Sun Valley Boulevard, 
the following density bonus is available within the specified boundaries of the Sun Valley 
Downtown Character Management Area (DCMA). 

a. All General Commercial and Neighborhood Commercial/Office properties 
are afforded the opportunity to add a residential component of Low Density 
Urban, if incorporated into a mixed-use development that meets the DCMA 
design standards. 

Not applicable – this policy applies to properties along Sun Valley Boulevard and are only 
intended to be applied within the specified boundaries of the Sun Valley Downtown 
Character Management Area (DCMA). 

 

SUN.1.3  The following Regulatory Zones are permitted within the Sun Valley Suburban Character 
Management Area: 

a. High Density Rural (HDR – One unit per 2.5 acres). 

b. Low Density Suburban (LDS – One unit per acre). 

c. Medium Density Suburban (MDS – Three units per acre). 

d. High Density Suburban (HDS – Seven units per acre). 

e. Medium Density Urban (MDU – Twenty-one units per acre). 

f. Neighborhood Commercial/Office (NC). 

g. General Commercial (GC). 

h. Industrial (I). 

i. Public/Semi-Public Facilities (PSP). 

j. Parks and Recreation (PR). 

k. General Rural (GR). 

l. Open Space (OS). 

 

The proposed 2nd Avenue Highlands Subdivision conforms to the MDS Designation, 
which is specifically allowed within the Sun Valley Suburban Character Management 
Area. 

 



SUN.1.4 The following Regulatory Zones are permitted within the Sun Valley Downtown Character 
Management Area: 

a. High Density Suburban (HDS – Seven units per acre). 

b. Low Density Urban (LDU – Fourteen units per acre). 

c. Neighborhood Commercial/Office (NC). 

d. General Commercial (GC). 

e. Tourist Commercial (TC). 

f. Public/Semi-Public Facilities (PSP). 

g. Parks and Recreation (PR). 

Not Applicable – subject property is not in this CMA 
 
 
SUN.1.5 The following Regulatory Zones are permitted within the Sun Valley Rural 

Character Management Area: 

a. General Rural (GR – One unit per 40 acres). 

b. Public/Semi-Public Facilities (PSP). 

c. Parks and Recreation (PR). 

d. Open Space (OS) 

 

Not Applicable – subject property is not in this CMA 

 

 

SUN.1.6 Staff will review any proposed Master Plan Amendment against the findings, 
criteria and thresholds identified in the Plan Maintenance section of this plan 
and make a recommendation to the Planning Commission. At a minimum, the 
Planning Commission must make each of the findings in order to recommend 
approval of the amendment to the Board of County Commissioners. 

 
Not Applicable – subject project is not proposing a Master Plan Amendment as part of 
this development application. is not in this CMA 

 

 

SUN.1.7 Tentative subdivision maps will not be approved for any development until the 
impacts of that development have been included in the Sun Valley General 
Improvement District’s water resources facilities plan. 

 

This is understood. SVGID has already prepared a water and sewer capacity study for the 
project. A copy of the Capacity Study from SVGID is provided in Tab C with this 
application. 

 

SUN.1.8 The Washoe County Planning Commission will review any application to 



expand the Suburban Character Management Area into the Rural Character 
Management Area against the findings, criteria and thresholds in the Plan 
Maintenance section of this plan. At a minimum, the Planning Commission must 
make each of the applicable findings in order to recommend approval of the 
amendment to the Board of County Commissioners. 

 

Not Applicable – subject project is currently within the Suburban Character Management 
Area. 

 

SUN.1.9 New or redeveloped commercial and office development will be constructed to 
front (main entrance) on Sun Valley Boulevard. Buildings that have no other 
option than to front on a side street will have the same or similar architectural 
features on the side and rear of building that faces Sun Valley Boulevard. 

 

Not Applicable – subject project is not within the Sun Valley Downtown Character 
Management Area (DCMA), nor does it front Sun Valley Boulevard. 

 

SUN.1.10  The Washoe County Capital  Improvements  Program  shall  identify  needed  
sidewalk and open drainage structure improvements (location, costs and 
funding) based on a study conducted by the County and the Sun Valley General 
Improvement District. 

 

This is understood. 

 

SUN.1.11  Washoe County will work to ensure that  the  long  range  plans  of  facilities  
providers for transportation, water resources, schools and parks reflect the 
goals and policies of the Sun Valley Area Plan. 

 

This is a county directive policy and not directly applicable to the project. The project is 
utilizing the existing site zoning (MDS) that has been in existence on the property for 
many years and would have been included in the buildout scenarios prepared by the 
County for facility planning. 

 

SUN.1.12  Prior to any approval of proposed  land  use  intensification  that  will  result  in 
existing school facilities exceeding design capacity and which may compromise 
the Washoe County School District’s ability to implement the neighborhood 
school philosophy for elementary facilities, the school district will identify 
improvements in their capital improvements plan or school rezoning plan that 
will enable the District to absorb the additional enrollment. The Washoe County 
Planning Commission, upon request of the Washoe County School District 
Board of Trustees, may waive this finding. 

Not applicable as the proposed subdivision. 
 
Transportation 
Goal Two: The regional and local transportation system in the Sun Valley planning area 



will be a safe, efficient, multi-modal system providing significant connections to the 
greater region, and access to commercial services, public lands and public services 
available in the community. The system will contribute to the preservation and 
implementation of the community character as described in the Sun Valley Vision and 
Character Statement. 

 
 
Policies 
SUN.2.1 Level of service “C” or above is the desired level for all regional roads in the Sun Valley 

planning area. 

This is understood. The project will pay the appropriate fee amount into the Regional Road Impact 
Fee program as required. 

SUN.2.2 The Regional Transportation Commission is urged to fund and construct, at the earliest 
possible opportunity, the construction of the Sun Valley Arterial with a grade-separated 
interchange at 7th Avenue. Sun Valley Boulevard shall not be extended north to connect 
to the Spanish Springs area until the arterial is constructed. 

This is understood. This is directed at the Regional Transportation Commission to minimize 
impacts to the Valley. 

SUN.2.3 New construction or redevelopment of commercial properties along Sun Valley Boulevard 
shall combine vehicle entrances with adjacent properties to provide combined parking 
and landscaping. If contiguous commercial properties are not developed at the same 
time, then the vehicle access point to Sun Valley Boulevard will be located close to the 
property line between adjacent parcels. 

Not Applicable. Project is not located along Sun Valley Boulevard. 

SUN.2.4 Remaining right-of-way along Sun Valley Boulevard should be utilized to establish an 
“edge” that includes covered ditches, public transit improvements, bike/pedestrian paths 
and landscaping. 

Not Applicable. Project is not located along Sun Valley Boulevard. 

 

SUN.2.5 The number of traffic signals on Sun Valley Boulevard shall be kept to the minimum 
number required to provide for safe and efficient traffic flow. 

Not Applicable. Project is not located along Sun Valley Boulevard. 

 

SUN.2.6 The Washoe County Department of Public Works shall initiate a study and subsequent 
action program aimed at improving traffic flow from residential  streets onto collectors and 
arterials, to include consideration of “cut-through” traffic issues. 

This is understood. This directed at the Washoe County Department of Public Works to minimize 
impacts to the Valley. 

 

SUN.2.7 The Nevada Department of Transportation, Regional Transportation Commission and 
Washoe County shall jointly seek funding to construct sidewalks or paved paths along 
both sides of Sun Valley Boulevard and main streets such as: 4th,  5th, 6th and 7th Avenues 
when the safety of pedestrians and children walking to and from schools requires such 
facilities. 

 

This is understood.  



 

SUN.2.8 Washoe County will include in their Capital Improvements Program the improvement and 
paving of dirt roads under their jurisdiction. 

 

Not directly applicable. County directive. However, all streets proposed within the project will be 
paved to county standards. 

 

SUN.2.9 The owners of private roads or driveways are required to adequately sign them to allow 
for better emergency response. 

Not applicable. The project proposes public streets.  

 

SUN.2.10   The  Nevada  Department  of   Transportation,   Regional   Transportation Commission, 
Sun Valley General Improvement District and Washoe County shall continue to work with 
the local community to implement traffic/pedestrian safety improvements within Sun 
Valley. 

 

This is a directive to two public agencies. Not directly applicable. 

 

SUN.2.11    Needed infrastructure improvements to streets and drainage ditches that are required for 
improved pedestrian safety, transit stops and expanded bus service within the entire 
valley, shall be included in the Washoe County Capital Improvements Program following 
the completion of a joint study between the Washoe County Public Works Department 
and the Regional Transportation Commission. 

 

This is understood. This is directed at these governing bodies to maximize funding efforts to 
improve pedestrian and transit connectivity in the Valley. 

 

SUN.2.12  Weed abatement along Sun Valley roadways  with  open  ditches  shall  occur annually. 

 

This is understood.  

 

SUN.2.13     The Regional Transportation Commission is urged to locate a multi-modal transit stop 
(parking, bike racks, shelters, concessions) on Sun Valley Boulevard. 

 

Not applicable. Project is not on Sun Valley Blvd. 

 

SUN.2.14  The necessary right-of-way and intersection requirements for future roadways identified 
in the Regional Transportation Commission Transportation Plan will be protected through 
dedication, setback or other method deemed adequate and appropriate by the Regional 
Transportation Commission and Washoe County. 

 
RTC has plans for a long range linkage to the Pyramid Highway/U.S. 395 connector. The 
route of that alignment connecting to W. 2nd Avenue has been conceptually designed but 



is not funded. There is plenty of room to accommodate for the proposed development and 
to make a connection with Chocolate Drive, which is shown on the preferred plan map 
from RTC that is provided in the project narrative with this project. 
 

SUN.2.15     Washoe County will advocate for the expansion of transit services to and within    
the Sun Valley planning area pursuant to the Regional Transportation 
Commissions updated 2030 Plan. 

 
Not applicable. Public agency directive. 

 

SUN.2.16 Improvements listed in the Regional Transportation Commission’s Sun  Valley  
Bikeway Plan shall be incorporated into the Washoe County Capital 
Improvements Program. The bikeway plan will be integrated with the local and 
regional trails system and provide access to commercial and public services 
(See Recreational Opportunities Plan map). 

 

This is understood. It is directed to Washoe County staff. 
 

SUN.2.17       The Department of Community Development will provide an annual status report  
to the Planning Commission regarding the implementation of all transportation 
related policies in this plan. 

 

This is understood. It is directed at Washoe County staff. 
 
Scenic/Recreational/Cultural Resources 
Goal Three: Maintain the natural, scenic and recreational values of the public lands 
surrounding Sun Valley. 
Policies 
SUN.3.1 Retain all public lands within and adjacent to the Sun Valley Area Plan 

boundaries. In the event that public land does become private property, that 
land would automatically be included in the Sun Valley SCMA. 

The project proposes dedicating the natural area associated with the project for 
incorporation into the Red Hill Open Space Area.  

 

SUN.3.2 The planning of all future roadways, subdivisions or other development will 
maintain adequate access (vehicular and/or pedestrian) to surrounding public 
land. Existing and/or needed public access easements will be depicted on all 
development applications and on the initial right-of-way design for new 
roadways. 

This is understood. It is directed at Washoe County staff 

SUN.3.3 Washoe County and Sun Valley residents shall work with the Bureau of Land 
Management to develop and implement an appropriate plan for the education, 
management and enforcement of off-highway vehicle (OHV) use on 
surrounding public lands. 

This is understood. It is directed at Washoe County staff 



SUN.3.4 Unneeded dirt roads and other disturbed areas on the public lands surrounding 
Sun Valley should be obliterated and revegetated by the appropriate land 
management agency. 

This is understood. It is directed at Washoe County staff 

SUN.3.5 The Washoe County Sheriff’s Office shall cooperate with the Bureau of Land 
Management to increase education and enforcement efforts in order to reduce 
the incidents of illegal shooting and dumping on public and private lands in Sun 
Valley. 

This is understood. It is directed at Washoe County staff 

SUN.3.6 The Washoe County Department of Regional Parks and Open Space will 
continue to work with all interested organizations and individuals to reduce 
illegal dumping and other resource damage to Red Hill and take appropriate 
steps to eliminate off-highway vehicle use on Red Hill. 

This is understood. It is directed at Washoe County staff. 
 

Goal Four: Maintain open vistas of the surrounding ridges and hills and minimize the 
visual impact of hillside development. 
Policies 
SUN.4.1 Washoe County will require the underground placement of new electrical power 

transmission lines within the Suburban Character Management Area and the 
Downtown Character Management Area. In considering whether to grant the 
required special use permit for transmission lines or in consideration of any 
conditions including underground placement which may be placed upon an 
approval, the Planning Commission will utilize the best available information 
including, but not limited to, the most recent Regional Utility Corridor Report and 
any Environmental Impact Statement or other study undertaken regarding the 
proposal. Underground placement of public utilities in general, including  
electrical power distribution lines, is dictated by Section 110.604.30 of the 
Washoe County Development Code. 

Project will work with Washoe County staff and NV Energy to facilitate the underground 
placement of distribution level power lines within the project boundaries, as necessary. 

SUN.4.2 Hillside development shall disturb the minimum area required for construction and 
conserve steep slopes in their natural state. 

The project proposes development only on the lesser sloped portions of the property and stays 
out of the steeper sloped areas that are located on the southern end of the site.  

 

SUN.4.3 Significant ridgelines in the Sun Valley planning area are to be protected from future 
development. 

This is understood. It is not intended that any identified significant ridgelines will be affected by 
this project. 

SUN.4.4 Structures shall be located to eliminate or minimize silhouettes against the skyline. 

This is understood. Site design will eliminate or minimize silhouettes against the skyline. 

SUN.4.5 Disturbed areas shall be finished and fill slopes will not exceed a 3:1 slope; hillside 
grading will establish an undulating naturalistic appearance by creating varying 
curvilinear contours. 

This is understood. See grading plan included with this application for specifics  



SUN.4.6 Soils disturbed through the development process shall be revegetated no later than the 
next spring and, during the winter, shall be treated to prevent the blowing of soil from the 
site by wind or the movement of soil by precipitation. Drought tolerant/fire resistant plant 
species should be used where appropriate (refer to the “Recommended Plant List” in 
Appendix A). 

This is understood.  
 

Goal Five: The Sun Valley planning area will contain a system of parks and trails that 
provides the community and the region with a broad range of recreational opportunities; 
provides connections between major developments, recreational facilities, the regional 
trail system, public lands and schools; and contributes to the enhancement and 
implementation of the community character. 
Policies 
SUN.5.1 Updates to the Parks District Master Plan for the Sun Valley planning area 

(District 2D) will look to Goal Five for direction. The Parks District 2D Master  
Plan will seek to enhance and implement the community character. 

 

This is understood. It is directed at Washoe County staff 

 

SUN.5.2 The Washoe County Department of Regional Parks and Open Space shall 
support and schedule the construction of a multi-purpose trail system within the 
valley (see Recreational Opportunities Plan map). The ultimate goal is the 
connection of existing and new trails required to complete a Sun Valley Rim 
Trail. 

This is understood. It is directed at Washoe County staff 

 

SUN.5.3 New trails will be designed to accommodate equestrian, pedestrian and 
mountain bike traffic, unless technical or severe economic hardships warrant 
consideration of a more limited use. 

The natural area, included as part of the overall open space in the project will include perpetuation 
of the trails that exist as ties to the Red Hill Open Space area. 

 

SUN.5.4 Parking will be provided at all trailheads unless technical or safety issues 
prevent the construction of parking facilities. 

 

This is understood. 

 

SUN.5.5 Washoe County will work collaboratively with the Cities of Sparks and Reno to 
determine appropriate trail alignments and connections between 
unincorporated Washoe County and properties within the cities corporate limits 
and the spheres of influence. 

This is understood. It is directed at Washoe County staff 

 

SUN.5.6 Access to existing and future trails will be protected and improved whenever 
possible. During the process of development review, the Washoe County 



Department of Community Development and Washoe County Department of 
Regional Parks and Open Space will request dedication of property and/or 
easements when appropriate trail alignments have been identified that link 
significant nodes within the Sun Valley planning area or connect existing or 
planned trails. 

 
The natural area, included as part of the overall open space in the project will include perpetuation 
of the trails that exist as ties to the Red Hill Open Space area. 

 
SUN.5.7 Development proposals and population trends will be evaluated on their impact  

to an established community standard of seven acres of Community Park per 
1,000 residents. When warranted, the Washoe County Department of Regional 
Parks and Open Space will request the dedication of an appropriate amount of 
community park acreage as property develops within the planning area. 

This is understood. It is directed at Washoe County staff 
 

SUN.5.8 The Regional Transportation Commission is urged to designate and construct 
a “Bike Path” along the entire length of Sun Valley Boulevard (See Recreational 
Opportunities Plan map). 

 

This is understood. It is directed at Regional Transportation Commission staff 
 
Natural Resources 
Air Resources 
Goal Six: The Sun Valley planning area will maintain or exceed federal, state and local air 
quality standards for carbon monoxide, nitrogen dioxide, ambient particulates (pm10 & 
2.5) and ozone. The vistas of the surrounding ridges and more distant mountain ranges 
will not be obstructed by man-made pollutants. 
Policies 
SUN.6.1 Commercial and/or industrial uses that qualify as a major source of air 

pollutants are prohibited within the Sun Valley planning area. 

Not applicable. Project does not contain commercial or industrial uses. It is a residential 
subdivision. 

SUN.6.2 Encourage pavement of dirt roads and parking lots in the Sun Valley planning 
area. The application of dust reduction material for unpaved parking lots in 
commercial and industrial areas shall be required. 

It is Proposed that the roadways within the site will be paved to Washoe County 
standards. 

 
Land Resources 
Goal Seven: The built environment will minimize the destructive potential of any identified 
geological hazard. 
Policies 
SUN.7.1 Development proposals within the Sun Valley planning area will include 

detailed soils and geo-technical studies sufficient to: 



a. Ensure structural integrity of roads and buildings. 

b. Provide adequate setbacks from potentially active faults. 

c. Minimize erosion potential. 

 

This development proposal is required to provide a grading plan with best management practices 
outlined, and a preliminary geotechnical report prepared by a Nevada registered civil engineer, 
including soils characteristics sufficient for use in tentative structural design (i.e. street sections, 
building pads, etc.)  

SUN.7.2 Development proposals on areas with identified geological hazards will follow 
the recommendations of any geo-technical study conducted pursuant to Policy 
SUN.7.1. 

Reference response to SUN.7.1 above 
 

Land Resources – Mining 
Goal Eight: Mining operations do not presently exist in the Sun Valley planning area and 
are not compatible with the compact development and visually prominent hillsides found 
in the valley. 
Policies 
SUN.8.1 Proposed mining operations, including aggregate pits, on private or public 

lands will not be approved within the Sun Valley Area Plan boundaries. 

This is not applicable as there are no mining operations proposed with this application. 
 
Water Resources – Flooding 
Goal Nine: Personal and economic loses associated with flooding will be minimized. Restrict 
development within the 100-year Flood Hazard area in the Sun Valley planning area that would 
increase the 100-year floodwater levels. 

Policies 
SUN 9.1 The Washoe County Department of Public Works shall initiate an annual drainageway 

inspection program. Private property owners will be required to keep drainage facilities, 
located on their property, clear of debris and obstructions to maintain the existing carrying 
capacity of stormwater runoff and reduce flooding potential. 

This is understood. Maintenance of the detention area will be determined through this process.  

SUN.9.2 The Washoe County Department of Public Works will ensure that new developments in 
FEMA mapped flood areas that do not provide for flood control alternatives (e.g. 
channelization or detention) follow applicable regulations and ordinances for construction 
and maintenance. 

The subject property is within unshaded Zone X. 

 

SUN.9.3 The Washoe County Department of Public Works will require new developments to 
provide such on-site detention and drainage facilities as are needed to ensure that 
development of the site does not adversely impact downstream properties. 

This is understood. A preliminary drainage report will be prepared and provided to support 
the onsite designed drainage facilities. 

 



SUN 9.4 The Washoe County Department of Public Works shall require all new development to 
conform to any low impact development (LID) guidelines adopted by Washoe County. 

This is understood. A detention basin to meet County requirements has been designed as part of 
the subdivision. 

SUN.9.5  Washoe County, in coordination with the City of Sparks, will study the adequacy of flood 
detention facilities for the entire Sun Valley Hydrographic Basin and implement study 
recommendations to assure combined stormwater runoff from the basin will not adversely 
impact development downstream of Sun Valley. 

This is understood. It is directed at Washoe County staff 

 
Water Resources – Supply and Service 
Goal Ten: Water resources will be supplied to land uses in the Sun Valley planning area according 
to the best principles/practices of sustainable resource development. 

Policies 
SUN.10.1 Whenever applicable, all development within the Sun Valley Suburban Character Management 

Area and the Downtown Character Management Area will connect to a community water 
service. 

This project will be connected to community water through SVGID.  

 

SUN.10.2   Surface water features using groundwater are not allowed in the Sun Valley planning area. 
Surface water features using reclaimed water may be created provided applicable health 
regulations are followed. 

No such features are proposed. 

SUN.10.3  To the extent that  reclaimed  water  is available to meet  a new proposed non-  potable water 
demand; potable water shall not be supplied to meet the demand. 

Reclaimed water is not available.  

 

Water Resources – Quality 
Goal Eleven: The quality of water in the Sun Valley Hydrographic Basin will be protected from 
degradation resulting from human activities. 
Policies 
SUN.11.1      The Washoe County Department of Water Resources will continue to maintain  and 

implement a Wellhead Protection Plan for the Sun Valley Hydrographic Basin. 

Not applicable. The project intends to connect to community water facility - SVGID 

 
Water Resources – Wastewater 
Goal Twelve: Wastewater treatment and disposal will be provided to land uses in the Sun 
Valley planning area according to the best principles/practices of sustainable resource 
development. 
Policies 

SUN.12.1  Whenever applicable, all development within the Sun Valley Suburban Character 
Management Area and the Downtown Character Management Area will connect 
to a community sewer service. 



This project will be connected to community sewer through SVGID. 

SUN.12.2  Conversion of existing septic systems in the Sun Valley  planning  area  to 
community sewer shall be a priority. 
 

Plan Maintenance 
Goal Thirteen: Amendments to the Sun Valley Area Plan will be for the purpose of further 
implementing the Vision and Character Statement, or to respond to new or changing 
circumstances. Amendments must conform to the Sun Valley Vision and Character 
Statement. 
Policies 
SUN.13.1  In order for the  Washoe  County  Planning  Commission  to  recommend  the  

approval of any amendment to the Sun Valley Area Plan, the following findings 
must be made in addition to the required findings in Washoe County Development 
Code, Section 110.820.15: 

a. The amendment will further implement and preserve the Vision and 
Character Statement. 

b. The amendment conforms to all applicable policies of the Sun Valley Area 
Plan and the Washoe County Master Plan. 

c. The amendment will not conflict with the public’s health, safety or welfare. 

Not Applicable. This application does not include an amendment to the SVAP. 

SUN.13.2  Amendments  will be reviewed by the Department of Community Development  
against the following set of criteria and thresholds that are measures of the 
impact on, or progress toward, the Vision and Character Statement: 

a. A feasibility study has been conducted and paid for by the applicant, relative 
to municipal water, sewer and storm water, that clearly identifies the 
improvements likely to be required to support the intensification, and those 
improvements have been determined to be in substantial compliance with 
all applicable existing facilities and resource plans for Sun Valley by the Sun 
Valley General Improvement District in conjunction with the Department of 
Water Resources. This may be waived by the Department of Public Works 
for projects that are determined to have minimal impacts. The Department 
of Water Resources will establish and maintain the standards and 
methodologies for these feasibility studies. 

b. A traffic analysis has been conducted that clearly identifies the impact to the 
adopted level of service within the Sun Valley planning area and the 
improvements likely to be required to maintain/achieve the adopted level of 
service. This may be waived by the Department of Public Works for projects 
that are determined to have minimal impacts. The Department of Public 
Works may request any information it deems necessary to make this 
determination. 

If the proposed intensification will result in a drop below the established 
policy level of service for transportation (as established by the Regional 
Transportation Commission and Washoe County) within the Sun Valley 
planning area, the necessary improvements required to maintain the 
established level of service are scheduled in either the Washoe County 
Capital Improvements Program or Regional Transportation Commission 
Capital Improvements Program within three years of approval of the 
intensification. For impacts to regional roads, this finding may be waived by 
the Washoe County Planning Commission upon written request from the 



Regional Transportation Commission. 

a. If roadways impacted by the proposed intensification are currently operating 
below adopted levels of service, the intensification will not require 
infrastructure improvements beyond those articulated in Washoe County 
and Regional Transportation Commission transportation plans AND the 
necessary improvements are scheduled in either the Washoe County 
Capital Improvements Program or Regional Transportation Commission 
Capital Improvements Program within three years of approval of the 
intensification. 

b. Washoe County will work to ensure that the long range plans of facilities 
providers for transportation, water resources, schools and parks reflect the 
goals and policies of the Sun Valley Area Plan. 

c. If the proposed intensification results in existing facilities exceeding design 
capacity and compromises the Washoe County School District’s ability to 
implement the neighborhood school philosophy for elementary facilities, 
then there must be a current capital improvements plan or rezoning plan in 
place that would enable the District to absorb the additional enrollment. The 
Washoe County Planning Commission, upon request of the Washoe County 
School District Board of Trustees, may waive this finding. 

Not Applicable. This application does not include an amendment to the SVAP. 

SUN.13.3  For proposals to establish new commercial land uses outside of the Downtown Character 
Management Area, a market analysis has been conducted that clearly establishes a 
community serving trade area and provides convincing evidence of a need to increase 
the inventory of community-serving commercial land use opportunities. 

Not applicable. 

SUN.13.4  For any amendment that proposes to alter the Sun Valley Vision or Character Statement, 
the Department of Community Development has conducted a series of community 
visioning workshops with the Sun Valley Citizen Advisory Board (CAB), and the results of 
that process, including any CAB and staff recommendations, have been included and 
discussed in the staff analysis of the proposed amendment. 

Not applicable. 

 

SUN.13.5  For any amendment that  proposes  to  expand  the  Suburban  Character Management 
Area into the Rural Character Management Area and/or to revise the Character 
Statement, the Department of Community Development has conducted a series of 
community visioning workshops with the Sun Valley Citizen Advisory Board (CAB) and 
the results of that process, including any CAB and staff recommendations, have been 
included and discussed in the staff analysis of the proposed amendment; and a proposed 
land use change accompanies the boundary change proposal, and the land use proposal 
meets all of the applicable policies of the Sun Valley Area Plan. 

Not applicable. 

 

SUN.13.6       The Department of Community Development will provide an annual status report  to the 
Planning Commission regarding the implementation of this plan. 

Not applicable. 
 
 
Goal Thirteen is directed to Washoe County staff in regard to a proposed amendment to the Sun 
Valley Area Plan. This proposed project application is not requesting an amendment and this goal 



is not applicable.  
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January 20, 2022 
 
 
Lumos & Associates 
Attn: Billy Anderson, P.E. 
9222 Prototype Drive 
Reno, NV 89521 
 
 
RE: Salmon Point Development 
 
 
Dear Mr. Anderson, 
 
The Sun Valley General Improvement District is the owner/operator of the water and 
wastewater facilities in the Sun Valley Hydro Basin. This Hydro Basin includes the 18 
acre site of Salmon Point Development, 49 lot common open space subdivision that is 
proposed at the end of W. 2nd Ave. APN:085-010-44. 
 
 
Water: 
 
At the writing of this letter there is currently enough capacity to serve this proposed 
subdivision. This capacity is being utilized on a first come, first serve basis. 
 
 
Wastewater: 
 
At the writing of this letter there is currently enough capacity to serve this proposed 
subdivision. This capacity is being utilized on a first come, first serve basis. 
 
 
Sincerely, 
 
Sun Valley General Improvement District 
 
Chris Melton 
Public Works Director 








































