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Applicant(s):   Truckee Meadows Water Authority (TMWA) 

Project Summary: Establish a public service yard 
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Description 

Special Use Permit Case Number SB14-008 (Truckee Meadows Water Authority) – To 
establish a public service yard. 

 Applicant/Property Owner:

 Location:

 Assessor’s Parcel Numbers:

 Parcel Size:

 Master Plan Designation:

 Regulatory Zone:

 Area Plan:

 Citizen Advisory Board:

 Commission District:

 Development Code:

 Section/Township/Range:

Truckee Meadows Water Authority (TMWA) 

180 Bridge Street, Verdi, NV, approximately 250 

feet north of the intersection of Bridge Street and 

US Highway 40 

038-060-30 and 038-394-06 

± 11.31 acres 

Commercial (C)  

Public and Semi-Public Facilities (PSP)  

Verdi 

Verdi Township (inactive) 

5 – Commissioner Weber 

Authorized in Article 810, Special Use Permits    

Within Sections 8 and 17, T19N, R18E, MDM 

Washoe County, NV 
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Special Use Permit  

 
The purpose of a Special Use Permit is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted 
by further restricting or conditioning them so as to mitigate or eliminate possible adverse 
impacts. If the Board of Adjustment grants an approval of the Special Use Permit, that approval 
is subject to Conditions of Approval.  Conditions of Approval are requirements that need to be 
completed during different stages of the proposed project.  Those stages are typically: 
 

 Prior to permit issuance (i.e., a grading permit, a building permit, etc.). 
 

 Prior to obtaining a final inspection and/or a certificate of occupancy on a structure. 
 

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

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

 
The Conditions of Approval Document for Special Use Permit Case Number SB14-008 is 
attached to this staff report and will be included with the Action Order.   
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Vicinity Map

TMWA Power Canal 
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Site Plan 
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Project Evaluation 

 
The Truckee Meadows Water Authority (TMWA) is requesting to establish a Public Service Yard 
on the subject property. The parcel is currently developed with a vacant dwelling, several 
outbuildings and is generally in a dilapidated state of repair. There are many piles of various 
types of debris. The following photos are of the subject site. 
 

  
 
The use requested is allowable in the Public and Semi-Public (PSP) Regulatory  Zone with the 
issuance of a Special Use Permit by Washoe County. The subject parcel is located directly 
adjacent to the TMWA flume that it is intended to serve. A Public Service Yard includes, in 
relevant part, the “use of a property operated by a governmental agency for the purposes of 
storing equipment and materials.” 
 
Upon development by TMWA, all debris, outbuildings and the non-habitable dwelling will be 
removed. The portion of the site used for the Public Service Yard will be fenced; areas adjacent 
to other residential uses and areas visible by the public will be screening. Landscaping will be 
installed, in accordance with the Development Code. The landscaping plan included with the 
Special Use Permit application indicates that the applicant will attempt to preserve as many of 
the existing large trees as possible and include them in the final landscaping. Conditions of 
Approval have been included to require submission of a Tree Preservation Plan. 
 
The proposed use is of relatively low intensity and represents a substantial benefit to the 
surrounding area by cleaning up an unsightly and potentially unsafe parcel and replacing it with 
a storage yard that is intended to service TMWA’s water supply flumes. The proposed 
development is within the identified Village Center as identified in the Verdi Area Plan. The new 
use will meet all applicable Development Code provisions including surfacing of the driveway, 
landscaping and screening. Staff recommends approval of the Special Use Permit. The change 
in regulatory zoning to facilitate this development was recommended for approval by the 
Washoe County Planning Commission on May 6, 2014, and was approved by the Board of 
County Commissioners on June 17, 2014. 

Verdi Township Citizen Advisory Board 

 
The Verdi Township CAB is inactive at this time. The proposed project was presented by the 
applicant’s representative at a special community meeting organized by the applicant’s 
representative at the Verdi Elementary School on April 23, 2014 at 6 p.m. Four members of the 
public attended that meeting. Planning staff was in attendance at the meeting. The project and 
proposed mitigation was thoroughly discussed and no adverse comments were expressed.  
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Reviewing Agencies 

 

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

 Washoe County Community Services Department 

o Planning and Development 

o Engineering 

o Roads 

o Regional Parks and Open Space 

 Washoe County Health District  

o Air Quality Management Division 

o Environmental Health Services Division 

 Truckee Meadows Fire Protection District 

Six out of the seven above listed agencies/departments responded. Three agencies indicated 
that they had no comment. Three agencies provided comments and/or recommended 
conditions of approval in response to their evaluation of the project application.  A summary of 
each agency’s comments and/or recommended conditions of approval and their contact 
information is provided below.  Each agency’s recommended conditions of approval are 
included in the Conditions of Approval document attached as Exhibit A to this staff report and 
will be included with the Action Order, if approved by the Board of Adjustment 

 

 Washoe County Planning and Development addressed the hours of operation, set 
landscaping, parking and lighting standards and imposed operational conditions that 
will be in effect for the life of the project.    
Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us  
 

 Washoe County Health District, Air Quality Management Division noted that an 
Acknowledgement of Asbestos Assessment and a Dust Control Permit are required 
prior to beginning development.    
Contact: Charlene Albee, 775.784.7211, calbee@washoecounty.us  
 

 Washoe County Engineering addressed several technical considerations that must 
be addressed on the construction plans and the requirement for a grading bond.    
Contact: Leo Vesely, 775.328.2040, lvesely@washoecounty.us  
 
 

Staff Comment on Required Findings 
 
Section 110.810.30 of Article 810, Special Use Permits, requires that all of the following findings 
be made to the satisfaction of the Washoe County Board of Adjustment before granting 
approval of the request.  Staff has completed an analysis of the special use permit application 
and has determined that the request is in compliance with the required findings as follows. 
 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Verdi Area Plan. 

 Staff Comment: The proposed use will help to implement Goal Fourteen of the Verdi 
Area Plan (a part of the Washoe County Master Plan). Goal Fourteen reads as 
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follows, “Within the Village Center, require walls or fences backing streets be offset 
with landscaping and/or meandering pathways to provide visual relief.” 

 

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

 Staff Comment: All necessary roadway access and utilities are currently being 
provided to the property, the demand for utilities will be reduced in comparison to the 
previous use of the parcel for a single-family dwelling. 

 

3. Site Suitability.  That the site is physically suitable for a public service yard, and for 
the intensity of such a development. 

 Staff Comment: The site is directly adjacent to one of the water supply flumes that it 
is intended to support. The site topography, location, access, and relationship to 
surrounding properties are suitable for the proposed use. 

 

4. Issuance Not Detrimental.  That 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. 

 Staff Comment: Development will be a significant improvement over the existing 
vacant dwelling and accumulation of debris. 

 

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

 Staff Comment: There is no military installation in the vicinity of the proposed use. 

Recommendation 

 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Special Use Permit Case 
Number SB14-008 is being recommended for approval with conditions. Staff offers the following 
motion for the Board’s consideration. 

Motion 

 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve Special Use Permit Case Number SB14-008 for the Truckee Meadows Water 
Authority, having made all five findings in accordance with Washoe County Development Code 
Section 110.810.30. 

 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Verdi Area Plan; 
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2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an 
adequate public facilities determination has been made in accordance with Division 
Seven; 

3. Site Suitability.  That the site is physically suitable for a public service yard, and for 
the intensity of such a development; 

4. Issuance Not Detrimental.  That 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 

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

Appeal Process 

 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 Applicant: Truckee Meadows Water Authority 
  Attn: Heather Edmunson 
  1355 Capital Blvd. 
  Reno, NV  89502 
  
 Representatives: CFA  
  Attn: Angela Fuss  
  1150 Corporate Blvd  
  Reno, NV  89502 
 
 
 





Conditions of Approval 
Special Use Permit Case Number SB14-008 

The project approved under Special Use Permit Case Number SB14-008 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on August 7, 
2014. Conditions of Approval are requirements placed on a permit or development by each 
reviewing agency.  These Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act or to abide by all other generally applicable Codes. 

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

Compliance with the Conditions of Approval related to this Special Use Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Special Use Permit may result in the initiation of 
revocation procedures.   

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

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

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

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

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 
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Washoe County Conditions of Approval   
 

Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

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

Washoe County Planning and Development Division 

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

Contact Name:  Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

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

b. The applicant shall submit complete construction plans and building permits shall 
be issued within two years from the date of approval by Washoe County. The 
applicant shall complete construction within the time specified by the building 
permits, and within three years of issuance of the first building permit. 
Compliance with this condition shall be determined by the Planning and 
Development Division. 

c. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this special use permit. 

d. The applicant shall submit a plan for preservation of as many of the large trees 
on the subject site as possible. Removal of trees greater than 8” in diameter must 
be shown to be necessary for public safety or critical to the design of the facility. 

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two (2) working days from the date of 
notification. 
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Washoe County Conditions of Approval   
 

f. Prior to any ground disturbing activity, the applicant shall submit a 
landscaping/architectural design plan to the Planning and Development Division 
for review and approval. Said plan shall address, but not be limited to:  type and 
color of building materials, parking, signage, exterior lighting, fencing, trash 
enclosures, landscaping material, landscaping location, landscaping irrigation 
system, and financial assurances that landscaping will be planted and 
maintained. 

g. A certification letter or series of letters by a registered landscape architect or 
other persons permitted to prepare landscaping and irrigation plans pursuant to 
N.R.S. 623A shall be submitted to and approved by the Planning and 
Development Division.  The letter(s) shall certify that all applicable landscaping 
provisions of Articles 408, 410 and 412 of the Development Code have been 
met.  All landscaping plans and the letter shall be wet-stamped.  The letter shall 
indicate any provisions of the code that the Director of the Planning and 
Development Division has waived. 

h. All landscaping shall be maintained in accordance with the provisions found in 
Section 110.412.75, Maintenance.  A three-year maintenance plan shall be 
submitted by a licensed landscape architect registered in the State of Nevada to 
the Planning and Development Division, prior to any Final Inspection.  The plan 
shall be wet-stamped. 

i. The driveway and turn-around area shall be paved with asphalt or concrete to the 
satisfaction of the County Engineer. 

j. Where landscaping is adjacent to storage areas, wheel stops shall be installed to 
inhibit vehicles from driving over landscaped areas. 

k. Fencing on all sides of the facility, except where adjacent to the flume on the 
north, shall consist of vinyl-coated chain link with vinyl slats that provide a 
minimum of 75% visual screening. Fencing shall be at least six feet in height, but 
shall not exceed eight feet in height. Fencing shall be a neutral tan, brown or 
sage color to visually blend with the surrounding area. 

l. All lighting shall be limited to 12 feet in height and shall be shielded such that 
light is emitted downward only. There shall be no light spill-over at any property 
line. 

m.  The following Operational Conditions shall be required for the life of the 
development: 

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

2. Failure to comply with the Conditions of Approval shall render this 
approval null and void.  Compliance with this condition shall be 
determined by the Planning and Development Division.  

3. The applicant and any successors shall direct any potential 
purchaser/operator of the site and/or the special use permit to meet with 
the Planning and Development Division to review Conditions of Approval 
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Washoe County Conditions of Approval   
 

prior to the final sale of the site and/or the special use permit.  Any 
subsequent purchaser/operator of the site and/or the special use permit 
shall notify the Planning and Development Division of the name, address, 
telephone number, and contact person of the new purchaser/operator 
within 30 days of the final sale. 

4. Stored materials shall not exceed the height of the adjacent screening 
fence. 

Washoe County Engineering and Capital Projects Division 

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

Contact Name:  Leo Vesely, 775.328.2040, lvesely@washoecounty.us 

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

b. The owner/applicant shall obtain from the Nevada Division of Environmental 
Protection, a Stormwater Discharge Permit for construction and submit a copy to 
the Engineering and Capital Projects Division prior to issuance of a grading 
permit. 

c. The owner/applicant shall complete and submit the Construction Permit 
Submittal Checklist, the Performance Standards Compliance Checklist and pay 
the Construction Stormwater Inspection Fee prior to obtaining a grading permit. 
The County Engineer shall determine compliance with this condition. 

d. A grading bond of $2,000/acre of disturbed area shall be provided to the 
Engineering and Capital Projects Division prior to issuance of a grading permit. 

e. A hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering and Capital Project Division for review and 
approval. The report shall include the flow rates of the 5- and 100-year storm 
flows. The report shall include a discussion of mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

f. The applicant shall provide pretreatment for petrochemicals and silt for all storm 
drainage from the site to the satisfaction of the County Engineer.   

Washoe County District Health, Air Quality Management Division 

3. The following conditions are requirements of the District Health, Air Quality Management 
Division which shall be responsible for determining compliance with these conditions.  
The District Board of Health has jurisdiction over all public health matters in the Health 
District. Any conditions set by the District Health must be appealed to the District Board 
of Health. 
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Washoe County Conditions of Approval   
 
Contact Name: Charlene Albee, 775.784.7211, calbee@washoecounty.us 

a. An Acknowledgement of Asbestos Assessment be completed prior to the 
issuance of a demolition permit for the removal of the existing structure. 

 
b. An application for a Dust Control Permit is required for the grading activities 

associated with the construction of the facility 

 

*** End of Conditions *** 
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Project Request 

This application is a request for a special use permit to allow a Public Service Yard use in the Public/Semi- 

Public (PSP) zoning district.  The total project encompasses 23 acres of land, of which, 2.2 acres will be 

utilized for the public service use.  The site is located east of Bridge Street and north of US Highway 40 in 

the Verdi Planning Area.  The surrounding properties are a mix of single family residential, commercial, 

industrial and public uses. 

 

The wooden flumes along the Truckee River have been a historically effective way to deliver water to the 

hydroelectric and water treatment plants. However, aging and weathering mean these structures will 

require periodic rebuilding. This can be a difficult and expensive process. With this in mind, TMWA strives 

to extend the structural lifespan of our flumes by conducting regular inspections and repairs.  Annual 

maintenance of the flume is scheduled during the October/November months.  As a part of that on-going 

maintenance work, material and equipment needs to be stored in the nearby vicinity.     

 

Truckee Meadows Water Authority owns the subject site discussed in this application and intends to use 

the property to store equipment and materials needed for maintenance of the flume.  No permanent 

buildings will be constructed on the site.  Typical equipment and materials include lumber, back hoe, fork lift 

and up to two 40-foot long conex storage containers.   

 

This application package includes the following request: 

1) A Special Use Permit to allow a Public Service Yard within the Public/Semi-Public zoning district 

as required by Washoe County Development Code Table 110.302.05.2. 

 
  

  

Ü
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Project Description 

The projects total parcel size is approximately 23 acres in size.  Out of the 23 acres, the developed area 

will encroach on 2.24 acres of the western portion, leaving the remaining acreage untouched and 

undeveloped.  The northern portion of the site is made up of the Sierra Pacific Power Canal, which drains 

into the Truckee River.   A small house measuring 805 square feet is located on the very western side, 

adjacent to Bridge Street.  The house was constructed in 1920 and is in very poor condition.  The house 

and several detached structures will be demolished, as a part of the application.   

The property is located within the Verdi Area Plan and is part of the Verdi Village Center Suburban 

Character Management Plan (SCMP).  The site is bound by PR and UT-40 (City of Reno) zoning to the 

north, Industrial zoned property to the east and south and General Commercial zoning to the south and 

west.  The surrounding uses are comprised of the Verdi Elementary School to the north, outdoor 

commercial and industrial uses to the east and south and a fire station building to the west.  A single-family 

residence also abuts the existing house to the south.  The Verdi Elementary School is located 

approximately 200’ north and is buffered from the site by the canal.   

 

Figure 2 - Zoning Map  
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The property is owned by the Truckee Meadows Water Authority (TMWA).  TMWA intends to use the site 

as a Public Service Yard.  By definition, a Public Service Yard refers to the use of a property operated by a 

governmental agency for the purposes of storing equipment and materials and includes ancillary office and 

meeting space for public service projects.  The site will be used for the storage of materials and equipment 

used for maintenance of the flume.   Typical material and equipment include lumber, back hoe, fork lift and 

two 40’ long conex storage containers.  No buildings or meeting spaces are proposed with this application.   

The 2.24 acre portion of the site will have access off Bridge Street.  The site will be cleared and graded to 

allow for a 25’ wide drive aisle and cul-de-sac.  Much of the site is covered with rock.  Once the clearing is 

complete, the applicant will have a better idea of how much rock is hidden underneath the surface.  The 

rock will either be removed and the site graded, or up to two feet of fill will be brought in to cover the rock 

and then the site will be graded.  The import/export material quantities will not exceed the 5,000 cubic yards 

threshold triggering approval of a special use permit for grading.  Materials and equipment will be stored on 

either side of the drive aisle.  The developed area will be fenced with a 6’ tall chain link fence.  The property 

to the adjacent south has a residential use, requiring solid screening between the two uses. 

Annual maintenance of the flume is done in the October-November timeframe, usually within a six week 

window.  Semi trucks will deliver materials to the site no more than 12 times a year.  TMWA employees will 

access the site for pick up of materials, averaging no more than six times per month.  The traffic impacts 

will be less than the existing vehicle trips generated by a residential use.  The area between Bridge Street 

and the fenced/gated area will include 85’ of driveway so that trucks will have adequate space to sit idle 

while the driver opens or closes the gate.   

No new utilities or improvements to existing infrastructure will be needed for the proposed project.  The 

developed area will be fenced and gated.  Landscaping will be provided based on 20%, or a minimum of 

19,506 square feet, of the developed area.  The majority of the new landscaping will be located in the front 

yard setback, where it will be visible from Bridge Street.  The area of land located within the first 85’ east of 

Bridge Street will be landscaped, fenced and gated.  Eight existing deciduous trees and four existing 

evergreen trees will remain along the street frontage.  Additional shrub plantings will be placed between 

Bridge Street and the front gate to make up the required landscaping square footage.  Residential 

development abuts the property to the south, requiring a 15-foot wide landscape buffer.  The landscape 

buffer will be comprised of native vegetation and twenty trees. 
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Figure 5 – Site Photo’s 

View facing southeast direction. 

View of existing house from 

Bridge Street. 

View of existing debris facing 
northerly direction.   
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Special Use Permit Findings 

Prior to approving an application for a special use permit, the Planning Commission, Board of 

Adjustment or a hearing examiner shall find that all of the following are true: 

(a) Consistency. The proposed use is consistent with the action programs, policies, standards and 
maps of the Master Plan and the applicable area plan; 
The property is part of the Verdi Planning Area.  The area is within the Village Center Suburban Character 

Management Plan (SCMP).  The proposed zone change is consistent with the SCMP including the 

following policies: 

Goal Twelve: Within the Verdi Village Center, encourage a mix of land uses and densities to promote a 

balanced community with residential and commercial compatibility through architectural guidelines, signage 

and development standards, and business and recreational area guidelines. 

V.12.1 Prohibit new heavy industrial uses in the Village Center. 

V.27.11 Development activities should be designed to support the efficient use of infrastructure, and the 

conservation of recharge areas, habitat, and open vistas. 

Conservation Element – The proposed special use permit does not increase the intensity of use of the 

land.  The majority of the goals and policies within the Conservation Element are related to mitigating the 

impact of increased development.  Allow a Public Service Yard use in the PSP will allow for future 

development that is more consistent with preserving and protecting the Truckee River because the property 

will be used by the Truckee Meadows Water Authority (TMWA) for a use that is focused on the Truckee 

River and the uses associated with maintenance of the canal.   

Goal Six: Regulate development to protect the riparian vegetation associated with the Truckee River and 
the streams, creeks and wetlands of the region.  
 

Housing Element – The proposed special use permit does not implement, nor does it hinder or conflict, 

with any of the Housing Element’s goals and policies. 

Land Use and Transportation Element – The proposed special use permit provides for land use patterns 

that assist in maintaining a balanced distribution of land use patterns.  This includes a variety of land uses, 

services and facilities to serve the population.  The proposed use is compatible with the existing 

neighborhood that consists of commercial and industrial uses.  The proposed use will not intensify the 

permitted uses in the area.   

LUT.4.1 Maintain a balanced distribution of land use patterns to: 

a. Provide opportunities for a variety of land uses, facilities and services that serve present and 

future population. 
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b. Promote integrated communities with opportunities for employment, housing, schools, park civic 

facilities, and services essential to the daily life of the residents. 

LUT.21.2 Nonresidential development shall be compatible with the nearby neighborhoods, service and 

facility capacities, and the surrounding environment. 

Population Element – The proposed special use permit does not aid in the potential to increase population 

outside of the Truckee Meadows Service Area.   

Open Space and Natural Resource Management Element – The area of the proposed special use 

permit does appear to have the following characteristics: 

 Expected historic and prehistoric finds along the river 

 Sagebrush habitat 
 

The area of the proposed use does not have many attributes identified by the Open Space maps.  A portion 

of the site has been developed with a residential structure since the 1920’s, while the remaining portion of 

the site is undeveloped.  The proposed development will not adversely impact the goals of the Open Space 

and Natural Resource Management Element. 

Public Services and Facilities Element – The proposed special use permit will help to further ensure that public 

services and facilities are provided in appropriate locations.   

PSF.5.4 Ensure that appropriate levels of public services and facilities are provided. 

(b) Improvements. Adequate utilities, roadway improvements, sanitation, water supply, drainage, 

and other necessary facilities have been provided, the proposed improvements are properly related 

to existing and proposed roadways, and an adequate public facilities determination has been made 

in accordance with Division Seven; 

The proposed development will have very little impact on any roadway improvements or utilities.   No new 

buildings are proposed with this application.  The property will have access off of Bridge Street.  The site is 

currently serviced by a well and septic system, neither of which will be needed with the proposed use.  The 

existing buildings will be demolished, which will clean up the site.  Approximately 2.24 acres of land will be 

cleared and graded.  The grading will be done in a manner that provides for appropriate drainage.  A 25’ 

wide drive aisle and cul-de-sac will be constructed to allow for semi truck deliveries.  The developed area 

will be fenced with a 6’ chain link fence.  The site will be gated on the west and east ends.  The gate 

located on the east side will be for service and maintenance vehicle use only, and will retain access for 

maintenance of the existing overhead power line.  No new public facilities or utilities will be needed with the 

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

development; 

The proposed use as a public service yard will have very little impact on the surrounding properties.  The 

site will be used to store materials such as lumber and equipment, needed for flume maintenance 

purposes.  Semi trucks will deliver materials approximately 6-12 times a year.  On average, TMWA 

employees will enter the site six times per month to pick up material.  The change in traffic generation from 

the existing single family residence to the proposed public use will be significantly reduced.  The property is 

bound by the Sierra Pacific Power Canal on the north side, industrial uses to the east and commercial 

zoning to the south.  The adjacent property to the south is zoned General Commercial and is used as a 

single family residence.  The proposed use has very low impact use in terms of noise, traffic and activity, 

and will have no negative impacts on the adjacent residence.    

(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; 

The proposed use as a public service yard will actually improve the site by cleaning up the existing 

conditions, fencing the property and adding landscaping.  The site is currently occupied with a deteriorating 

single family residence and several detached buildings.  The new use will clear the site and clean up what 

has become a nuisance to the neighborhood.  Landscaping will be added to the first 85’ of frontage from 

Bridge Street, thereby enhancing the neighborhood.  

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

location, purpose or mission of the military installation. 

There are no known military installations in the vicinity of the site.  The proposed amendment will not affect 

the location, purpose and mission of the military installation. 
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Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Development staff at 775.328.3600. 

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

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 
 Zip:  Zip: 
Phone: Fax: Phone: Fax: 
Email:  Email:  
Cell:                                         Other: Cell:                                         Other: 
Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 
 Zip:  Zip: 
Phone: Fax: Phone: Fax: 
Email:  Email:  
Cell:                                         Other: Cell:                                         Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 
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Special Use Permit Application 
Supplemental Information 

 
(All required information may be separately attached) 

 
 

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 
references to special use permits may be found in Article 810, Special Use Permits. 

 
1. What is the type of project being requested? 

 
 
 
 
 
 
 
 
 

 
2. What currently developed portions of the property or existing structures are going to be used with this 

permit? 

 
 
 
 
 
 
 
 
 

 

3. What improvements (e.g. new structures, roadway improvements, utilities, sanitation, water supply, 
drainage, parking, signs, etc.) will have to be constructed or installed and what is the projected time 
frame for the completion of each? 
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4. What is the intended phasing schedule for the construction and completion of the project? 

 
 
 
 
 
 
 
 
 
 

 
5. What physical characteristics of your location and/or premises are especially suited to deal with the 

impacts and the intensity of your proposed use? 

 
 
 
 
 
 
 
 
 
 
 

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

 
 
 
 
 
 
 
 
 
 

 
7. What will you do to minimize the anticipated negative impacts or effects your project will have on 

adjacent properties? 

 
 
 
 
 
 
 
 
 
 

                                                                                                                                                                                                   
 Page 2 February 2014 SB14-008 

EXHIBIT D



8. Please describe operational parameters and/or voluntary conditions of approval to be imposed on the 
project special use permit to address community impacts: 

 
 
 
 
 
 
 
 
 

 
9. How many improved parking spaces, both on-site and off-site, are available or will be provided?  

(Please indicate on site plan.) 

 
 
 
 
 
 
 
 
 
 

 

10. What types of landscaping (e.g. shrubs, trees, fencing, painting scheme, etc.) are proposed?  (Please 
indicate location on site plan.) 

 
 
 
 
 
 
 
 
 
 

 
11. What type of signs and lighting will be provided?  On a separate sheet, show a depiction (height, 

width, construction materials, colors, illumination methods, lighting intensity, base landscaping, etc.) 
of each sign and the typical lighting standards.  (Please indicate location of signs and lights on site 
plan.) 
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12. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to 

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

� Yes � No 
 

13. Community Sewer  

� Yes � No 

     Community Water 

� Yes � No 
 
 

                                                                                                                                                                                                        
 Page 4 February 2014 SB14-008 

EXHIBIT D



SB14-008 
EXHIBIT D



SB14-008 
EXHIBIT D



12"D

12"D

(3)16"D

18"D

PP

PP

SIGN

4

'
 

H

I

G

H

 

W

O

O

D

 

F

E

N

C

E

CONC. D/W

12"D

12"D

16"D

PP

GRAPHIC SCALE

0

1 inch = 40 ft.

40 20 40 80

PROFESSIONAL SEAL:

P
L

A
N

N
E

R
S

 
 
 
E

N
G

I
N

E
E

R
S

 
 
 
L

A
N

D
S

C
A

P
E

 
A

R
C

H
I
T

E
C

T
S

S
U

R
V

E
Y

O
R

S
 
 
 
C

O
N

S
T

R
U

C
T

I
O

N
 
O

B
S

E
R

V
A

T
I
O

N

1
1

5
0

 
C

O
R

P
O

R
A

T
E

 
B

L
V

D
.
 
R

E
N

O
,
 
N

V
 
8

9
5

0
2

(
7

7
5

)
 
8

5
6

-
1

1
5

0
 
 
F

A
X

:
 
(
7

7
5

)
 
8

5
6

-
1

1
6

0

W
W

W
.
C

F
A

R
E

N
O

.
C

O
M

T
M

W
A

 
V

E
R

D
I
 
S

T
O

R
A

G
E

 
F

A
C

I
L
I
T

Y
 
P

R
O

J
E

C
T

S
P

E
C

I
A

L
 
U

S
E

 
P

E
R

M
I
T

L
A

N
D

S
C

A
P

E
 
S

I
T

E
 
P

L
A

N

V
E

R
D

I
N

E
V

A
D

A

L1.2

5

DRAWING SCALE

24" x36": 1"=20'

11"x17" : NTS

SB14-008 
EXHIBIT D



PP

PP

PP

PP

7

'

 

H

I

G

H

 

C

L

F

7

'
 
H

I
G

H

 
C

L

F

SIGN

4

'
 

H

I

G

H

 

W

O

O

D

 

F

E

N

C

E

P

R

O

P

A

N

E

CONC. D/W

12"D

12"D

16"D

12"D

12"D

(3)16"D

18"D

GRAPHIC SCALE

0

1 inch = 60 ft.

60 30 60 120

PROFESSIONAL SEAL:

P
L

A
N

N
E

R
S

 
 
 
E

N
G

I
N

E
E

R
S

 
 
 
L

A
N

D
S

C
A

P
E

 
A

R
C

H
I
T

E
C

T
S

S
U

R
V

E
Y

O
R

S
 
 
 
C

O
N

S
T

R
U

C
T

I
O

N
 
O

B
S

E
R

V
A

T
I
O

N

1
1

5
0

 
C

O
R

P
O

R
A

T
E

 
B

L
V

D
.
 
R

E
N

O
,
 
N

V
 
8

9
5

0
2

(
7

7
5

)
 
8

5
6

-
1

1
5

0
 
 
F

A
X

:
 
(
7

7
5

)
 
8

5
6

-
1

1
6

0

W
W

W
.
C

F
A

R
E

N
O

.
C

O
M

T
M

W
A

 
V

E
R

D
I
 
S

T
O

R
A

G
E

 
F

A
C

I
L
I
T

Y
 
P

R
O

J
E

C
T

S
P

E
C

I
A

L
 
U

S
E

 
P

E
R

M
I
T

L
1

-
1

-
S

I
T

E
 
P

L
A

N

V
E

R
D

I
N

E
V

A
D

A

----

5

A

Preliminary Plant Material List

C

Landscape Data

H

General Notes

L

Detail Title

B

Landscape Site Plan

SB14-008 
EXHIBIT D



1 

Washoe County  
Board of Adjustment 

 
August 7, 2014 

Special Use Permit Case Number SB14-012  
Truckee River Restoration 



2 

Vicinity  
Map 



3 

Site Plan 



4 

 Purpose is to contribute to the ecological restoration of the lower Truckee 
River 

 
 Lowering the elevation of the land adjacent to the river channel, restoring 

that area to more natural contours, including meandering the river channel 
and replanting the area with native vegetation 
 

 approximately 100,500 cubic yards of excavation and approximately 26 acres 
of disturbed area. 
 

 Previous disturbance resulted in a very straight river channel that has lowered 
the water table as there is much less area of water to infiltrate into the 
groundwater table and the channel of the river continuing to erode the 
riverbed 

Background 



5 

 5th phase of river restoration undertaken by The Nature 
Conservancy  
 

 Some small to medium-sized willow and cottonwood trees 
may be removed during grading, but many more will be 
planted as the area is seeded with native vegetation and 
irrigated until the re-vegetation is established 
 

 Intent of the project is to mimic the natural terrain and to 
return the area to a more natural contour 

Background 
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Background 
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 Most standards of the Grading Code are 
intended to provide for development of land 
while maintaining some level of a natural aspect 
of the undisturbed area 

 
 The proposed project is restoring a disturbed 

area to a more natural aspect and, therefore, 
few grading standards are applicable 

Analysis 
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Reviewing Agencies 
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Reviewing Agencies Responses 

Typical conditions for control of 
weeds, dust, vector-borne diseases 
and erosion. 
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East Truckee Canyon is inactive at this time. 

Citizen Advisory Board 
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No unique conditions of approval have been 
included. 
 
All conditions are related to the grading 
proposed. 

Conditions of Approval 
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1. Consistency.  That the proposed use is consistent 
with the action programs, policies, standards and 
maps of the Master Plan and the Truckee Canyon 
Area Plan. 

 
Staff Comment: The Truckee Canyon Area Plan, Policy 
and Action Program, TC.1.2 reads as follows, 
“Encourage uses and developments, which will protect 
the Truckee River as a scenic, natural feature in the 
Truckee Canyon planning area.” This development is 
specifically intended to restore a section of the Truckee 
River to a more natural and healthy condition. 
 

Special Use Permit Findings 
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2. Improvements.  That adequate utilities, roadway 
improvements, sanitation, water supply, drainage, and 
other necessary facilities have been provided, the 
proposed improvements are properly related to 
existing and proposed roadways, and an adequate 
public facilities determination has been made in 
accordance with Division Seven. 

Staff Comment: The proposed grading is intended to 
restore a section of the Truckee River to a more natural 
and healthy condition, no utilities, roadways, sanitation 
infrastructure or water supply are required by the 
improvements proposed. 
 

Special Use Permit Findings 
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3. Site Suitability.  That the site is physically 
suitable for grading to facilitate river 
restoration, and for the intensity of such a 
development. 

Staff Comment: The site does not function in a 
natural manner at this time. The site has been 
modified from its natural state during the past 
decades and is proposed to be restored so that it 
functions as a more natural meandering riverbed 
and floodplain. The site is physically suitable, as it 
is located adjacent to the Truckee River. 

Special Use Permit Findings 
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4. Issuance Not Detrimental.  That 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. 

Staff Comment: The site does not function in a natural 
manner at this time. The site has been modified from its 
natural state during the past decades and is proposed to be 
restored so that it functions as a more natural meandering 
riverbed and floodplain. The site is physically suitable, as it 
is located adjacent to the Truckee River. 
 

Special Use Permit Findings 
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5. Effect on a Military Installation.  
Issuance of the permit will not have a 
detrimental effect on the location, 
purpose or mission of the military 
installation. 

Staff Comment: There is no military 
installation in the vicinity of the proposed 
grading project. 
 

Special Use Permit Findings 
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I move that after giving reasoned consideration to 
the information contained in the staff report and 
information received during the public hearing, 
the Washoe County Board of Adjustment approve 
with conditions, Special Use Permit Case Number 
SB14-012 for The Nature Conservancy, having 
made all five findings in accordance with Washoe 
County Code Section 110.810.30. 

Possible Motion 
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	Project Name commercialindustrial projects only: Bridge Street Special Use Permit
	Project Description: Request for a special use permit to allow a public service yard use to be located within the Public/Semi-Public zoning district.
	Project Address: 180 Bridge Street
	Project Area acres or square feet: 23 acres
	Project Location with point of reference to major cross streets AND area locator: The site is located east of Bridge Street, south of Power House Road and north of US Highway 40.  
	Assessors Parcel NosRow1: 038-060-29
	Parcel AcreageRow1: 14.63
	Assessors Parcel NosRow1_2: 038-394-06
	Parcel AcreageRow1_2: 0.87
	Assessors Parcel NosRow2: 038-394-07
	Parcel AcreageRow2: 0.23
	Assessors Parcel NosRow2_2: 038-060-30
	Parcel AcreageRow2_2: 7.51
	SectionsTownshipRange: T19 R18 Section 08 and Section 17
	Case Nos:     RZA14-002 and 
	Name: Truckee Meadows Water Authority
	Address: 1355 Capital Blvd.
	Address b: Reno
	zip: 89502
	phone: 834-8071
	fax: 762-4162
	Email: hedmunson@tmwa.com
	cell: 
	other: 
	Contact Person: Heather Edmunson
	Name_3: Truckee Meadows Water Authority
	Address_3: 1355 Capital Blvd.
	Address_3b: Reno
	zip 3: 89502
	phone 3: 834-8071
	fax 3: 762-4162
	Email_3: hedmunson@tmwa.com
	cell 3: 
	other 3: 
	Contact Person_3: Heather Edmunson
	Name_2: CFA
	Address_2: 1150 Corporate Blvd.
	Address_2b: Reno
	zip 2: 89502
	phone 2: 856-1150
	fax 2: 856-1160
	Email_2: afuss@cfareno.com
	cell 2: 771-6408
	other 2: 
	Contact Person_2: Angela Fuss
	Name_4: Truckee Meadows Water Authority
	Address_4: 1355 Capital Blvd.
	Address_4b: Reno
	zip 4: 89502
	phone 4: 834-8071
	fax 4: 762-4162
	Email_4: beisert@tmwa.com
	cell 4: 
	other 4: 
	Contact Person_4: Brent Eisert
	sup supp q1: The proposed application is for a special use permit to allow a Public Service Yard use to be located in the Public/Semi-Public (PSP) zoning district.  Truckee Meadows Water Authority owns the subject site discussed in this application and intends to use the property to store equipment and materials needed for maintenance of the flume.  No permanent buildings will be constructed on the site.  Typical equipment and materials include lumber, back hoe, fork lift and up to two 40-foot long conex storage containers.  
	sup supp q2: The projects total parcel size is approximately 23 acres in size.  Out of the 23acres, the developed area will encroach on 2.24 acres of the western portion, leaving the remaining acreage untouched and undeveloped.  The northern portion of the site is made up of the Sierra Pacific Power Canal, which drains into the Truckee River.   A small house measuring 805 square feet is located on the very western side, adjacent to Bridge Street.  The house was constructed in 1920 and is in very poor condition.  The house and several detached structures will be demolished, as a part of the application. 
	sup supp q3: The site will be cleared and graded to allow for a 25’ wide drive aisle and cul-de-sac.
Materials and equipment will be stored on either side of the drive aisle.  No new buildings are proposed with this application.  The developed area will be fenced with a 6’ tall chain link fence.  The property to the adjacent south has a residential use, requiring solid screening between the two uses.  No new utilities or improvements to existing infrastructure will be needed for the proposed project.  The developed area will be fenced and gated.  Landscaping will be provided based on 20% of the developed area.  The majority of the new landscaping will be located in the front yard setback, where it will be visible from Bridge Street.  
	sup supp q4: The site will be cleared, graded and improvements (drive aisle, fencing and landscaping) constructed under one phase.  Demolition of the existing buildings and construction of the improvements should be completed within a 4-6 week process. 
	sup supp q5: The site is located in an area of Verdi that is typically associated with General Commercial and Industrial uses.  The Sierra Pacific Power Canal runs along the northern property boundary.  The proposed use will have very little impact on the adjacent neighbors and will generate minimal traffic.  Traffic will be less than that of one single family residence.  The majority of the site will remain untouched and undeveloped.  
	sup supp q6: The wooden flumes along the Truckee River have been a historically effective way to deliver water to the hydroelectric and water treatment plants. However, aging and weathering mean these structures will require periodic rebuilding. This can be a difficult and expensive process. With this in mind, TMWA strives to extend the structural lifespan of our flumes by conducting regular inspections and repairs.  Annual maintenance of the flume is scheduled during the October/November months.  As a part of that on-going maintenance work, material and equipment needs to be stored in the nearby vicinity.    Additionally, the property is currently in disarray and needs to be cleared and cleaned.  
	sup supp q7: The entire frontage will be landscaped and gated.  This includes a distance of approximately 85' from Bridge Street to the gate/fenced area.  Additionally, the residential use to the immediate south will be screened with a 6' solid fence and a 15-foot wide landscape buffer.  
	sup supp q8: The site is currently comprised of an old deteriorating house and detached buildings.  The structures and house are an eye sore to the neighborhood and need to be torn down and cleaned up.  There are no lights, buildings or negative impacts anticipated with the proposed Public Service Yard use. 
	sup supp q9: There are no public parking spaces associated with the project.  The only vehicles accessing the site will do so from Bridge Street.  Vehicles will use the 25-foot wide drive aisle and cul-de-sac to maneuver through the site.  Once materials and equipment is either delivered or picked up, the vehicles will exit the site.  The project is intended only for TMWA operations and employee use.  No one from the public will be allowed onto the property.  
	sup supp q10: The attached landscape plan details the landscaping specifics.  Approximately 20 percent of the developed area will be landscaped.  This will be comprised of existing mature trees and vegetation, as well as new trees and shrub planting's similar to native vegetation.  The entire frontage will be landscaped with trees, shrubs and rock cobbles, a distance of approximately 85' from Bridge Street. 
	sup supp q11: No signs or lighting is proposed with this application.  The property is not intended for public use and will not be advertised as such.  
	sup supp q12: No
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	sup supp q13b: 2


