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P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-6100 
Fax:  (775) 328-6133 

Planning and Development 

1001 East Ninth Street, Reno, Nevada   89512 

To: Washoe County Planning Commission 
From: Kelly Mullin, Planner, Washoe County Community Services Department, 

Planning and Development Division, 775.328.3608, kmullin@washoecounty.us 

Date: October 19, 2016 

Subject: Addendum to original staff report, dated September 20, 2016 for 
Tentative Map Case No. TM15-001 (Blackstone Estates) 

The Washoe County Engineer has been continuing to work with regional partners regarding 
traffic improvements to the intersection of Pyramid Highway and Calle de la Plata. The County 
Engineer now requests that Conditions 2(hh) and 2(ii) be removed from the Engineering and 
Capital Projects Division’s proposed conditions of approval. Condition 2(jj) will also be updated 
and re-numbered to become Condition 2(hh). County Engineering staff will attend the November 
1, 2016 public hearing on this item and will be available to address the Planning Commission. 

Conditions Removed: 2(hh) and 2(ii) 
hh. Before approval of the first final map, the planning, design, and construction of a fully 

signalized intersection at Pyramid Highway and Calle De La Plata meeting the 
requirements of the Washoe County Engineer, NDOT and RTC shall occur, or a financial 
assurance shall be posted for the construction of said improvements by the developer.  In 
order for the signalization improvements located within NDOT right-of-way to be eligible for 
Regional Road Impact Fee waiver under the terms and provisions of the Regional 
Transportation Commission’s General Administrative Manual, 5th Addition including 
Amendment No. 1, the minor leg (Calle de la Plata) shall be constructed by the developer 
to regional roadway standards, meeting Washoe County, RTC and NDOT requirements. 
The County Engineer shall determine compliance with this condition. 

ii. The applicant shall have a traffic analysis performed for the 20 year build-out condition
which includes recommendations for the necessary lane modifications and traffic
signalization requirements.

Updated and Re-numbered Condition: 2(jj) 
OLD: 
jj. With the approval of the first final map, the portion of Calle de la Plata adjoining the project 

boundary shall be widened to meet Washoe County requirements for roadways within 
suburban areas including curb, gutter, and sidewalk along the north side of the road. The 
total pavement width shall accommodate a left turn pocket for traffic entering Pyramid 
Highway. 

NEW: 
hh. With the approval of the first final map, the portion of Calle de la Plata adjoining the project 

boundary shall be widened to meet Washoe County requirements for roadways within 
suburban areas including curb, gutter, and sidewalk along the north side of the road. The 
total pavement width shall accommodate a two-way left turn pocket. 

Attachment A: Updated Engineering and Capital Projects memo, dated October 18, 2016 

mailto:kmullin@washoecounty.us


Washoe County 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 
 

1001 E. 9TH Street · P.O. Box 11130, Reno, Nevada 89520-0027 
Phone (775) 328-2041 · Fax (775) 328-3699 

 

 
 
Date: October 18, 2016 
 
To: Kelly Mullin, Planner 
 
From: Walter H. West, P.E., Licensed Engineer 
 Clara Lawson, P.E., Licensed Engineer 
 
Re: BLACKSTONE ESTATES TM15-001 (161 Lots) 
 
GENERAL PROJECT DISCUSSION 
 
The proposed project consists of 161 lots of common open space development located north of Calle de La 
Plata, Washoe County, Nevada.  The applicant has provided additional traffic information as requested by 
our previous memo dated July 7, 2016.  This memo supersedes all previous memos.   
 
The Engineering and Capital Projects Division offers the following comments and recommendations which 
supplement applicable County Code and are based upon our review of the site and the tentative map 
application prepared by Rubicon Design Group, LLC. 
 
Recommended Conditions of Approval 
 
The following conditions of approval should be applied to this proposed project.  Conditions in italics are 
standard Engineering Conditions. 
 
GENERAL CONDITIONS 
 

a. Final maps and final construction drawings shall comply with all applicable statutes, ordinances, 
rules, regulations, and policies in effect at the time of submittal of the tentative map or, if requested 
by the developer and approved by the applicable agency, those in effect at the time of approval of the 
final map. 

b. Prior to acceptance of public improvements and release of any financial assurances, the developer 
shall furnish to the water and sewer provider(s) and Engineering and Capital Projects Division a 
complete set of reproducible as-built construction drawings prepared by a civil engineer registered 
in the State of Nevada. 

c. The developer shall be required to participate in any applicable General Improvement District or 
Special Assessment District formed by Washoe County. The applicable County Department shall be 
responsible for determining compliance with this condition. 

d. The developer shall provide written approval from the U.S. Postal Service concerning the installation 
and type of mail delivery facilities. The system, other than individual mailboxes, must be shown on 
the project construction plans and installed as part of the onsite improvements. The County Engineer 
shall determine compliance with this condition. 
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e. A complete set of construction improvement drawings, including an onsite grading plan, shall be 
submitted to the County Engineer for approval prior to finalization of any portion of the tentative 
map. Grading shall comply with best management practices (BMP’s) and shall include detailed plans 
for grading and drainage on each lot, erosion control (including BMP locations and installation 
details), slope stabilization and mosquito abatement. Placement or disposal of any excavated 
material shall be indicated on the grading plan. The County Engineer shall determine compliance 
with this condition. 

f. All open space shall be identified as common area on the final map. A note on the final map shall 
indicate that all common areas shall be privately maintained and perpetually funded by the 
Homeowners Association. The County Engineer shall determine compliance with this condition. The 
maintenance of the common areas shall also be addressed in the CC&Rs to the satisfaction of the 
District Attorney’s Office. 

g. Any existing easements or utilities that conflict with the development shall be relocated, quitclaimed, 
and/or abandoned, as appropriate. The County Engineer shall determine compliance with this 
condition. 

h. Any easement documents recorded for the project shall include an exhibit map that shows the 
location and limits of the easement in relationship to the project. The County Engineer shall 
determine compliance with this condition. 

i. All existing overhead utility lines shall be placed underground, except electric transmission lines 
greater than 100 kilovolts, which can remain above ground. The County Engineer shall determine 
compliance with this condition. 

  

DRAINAGE (COUNTY CODE 110.420) 
Discussion 

A conceptual level hydrology analysis was provided within the application.  A detailed hydrology and hydraulic 
analysis shall be provided with the submittal of the final design.  The project proposes to install both retention 
and detention basins and have sited them at various locations within the project.  The applicant should be aware 
that retention basins (a basin fully retaining a design storm with no stormdrain outfall) are not permitted.  
Detention basins shall be used to provide mitigation of increased stormwater runoff to pre development levels.  
The final design shall ensure that the post development discharge of stormwater runoff shall be substantially in 
the same manner and location as predevelopment conditions.   

j. The conditional approval of this tentative map shall not be construed as final approval of the 
drainage facilities shown on the tentative map. Final approval of the drainage facilities will occur 
during the final map review and will be based upon the final hydrology report. 

k. Prior to finalization of the first final map, a master hydrology/hydraulic report and a master storm 
drainage plan shall be submitted to the County Engineer for approval. The master hydrology report 
shall include among other things: 
1. Determination of the portion of the 100 year peak flow rate and volume contributing to the 

project boundary from Griffith Canyon discharge (ie, that portion of 100 year flood plain which 
lies north of Calle de la Plata) and the routing of this flow, if any, through the development. 

2. Estimation of peak flows from other offsite contributing areas including verification that reported 
diversion of flows into the Donovan Pit is a permanent drainage condition.  If the drainage 
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diversion is not supported by appropriate drainage easements or a recorded agreement which 
allows the perpetual diversion, then the design shall account for and route the total basin flow 
through the project.  

3. Detention basin modeling shall use HEC-1/HMS and shall account for discharges from or into 
existing or proposed offsite detention basins.  The analysis shall determine no or minimal adverse 
impacts to existing or proposed offsite detention basin. 

4. An analysis of the impacts of routing drainage from north side of Calle de la Plata into the North 
Spanish Springs Flood Detention Facility (NSSFDF) and if impacts are minimal, stormwater 
facilities shall be designed and constructed to route flows to NSSFDF. 

The County Engineer shall determine compliance with this condition. 
l. Prior to finalization of any portion of the tentative map, a final, detailed hydrology/hydraulic report 

for that unit shall be submitted to the County Engineer. All storm drainage improvements necessary 
to serve the project shall be designed and constructed to County standards and specifications and/or 
financial assurances in an appropriate form and amount shall be provided. The County Engineer 
shall determine compliance with this condition. 

m. Any increase in stormwater runoff resulting from the development and based on the 5 year and 100 
storm(s) shall be detained. The County Engineer shall determine compliance with this condition. 

n. The 100-year floodplain boundaries and flood elevations shall appear on each final map. If the 
floodplain boundary has been conditionally changed by a Federal Emergency Management Agency 
(FEMA) Conditional Letter of Map Amendment or Conditional Letter of Map Revision, the date of 
that letter and a note to that effect shall appear on the final map. The County Engineer shall 
determine compliance with this condition. 

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

p. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage leaving 
the site to the satisfaction of the Engineering and Capital Projects Division.  

q. The Truckee Meadows Regional Stormwater Quality Management Program Construction Permit 
Submittal Checklist and Inspection Fee shall be submitted with each final map. The County Engineer 
shall determine compliance with this condition. 

r. Drainage swales that drain more than two lots are not allowed to flow over the curb into the street; 
these flows shall be intercepted by an acceptable storm drain inlet and routed into the storm drain 
system. The County Engineer shall determine compliance with this condition. 

s. A note on the final map shall indicate that all drainage facilities not maintained by Washoe County 
shall be privately maintained and perpetually funded by a homeowners association. As an alternative 
to a homeowners association, the developer may request the establishment of a County Utility Service 
Area under which fees would be paid for maintenance of the proposed storm drainage detention 
facility. The fee amount will be based on the additional service above that normally provided by the 
County to maintain new stormwater facilities dedicated by the developer (i.e., curb and gutter, drop 
inlets and piping). The County Engineer shall determine compliance with this condition. The 
maintenance and funding of these drainage facilities shall also be addressed in the CC&Rs to the 
satisfaction of the District Attorney's Office. 
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t. The maximum permissible flow velocity (that which does not cause scour) shall be determined for all 
proposed channels and open ditches. The determination shall be based on a geotechnical analysis of 
the channel soil, proposed channel lining and channel cross section, and it shall be in accordance 
with acceptable engineering publications/calculations. Appropriate linings shall be provided for all 
proposed channels and open ditches such that the 100-year flows do not exceed the maximum 
permissible flow velocity. The County Engineer shall determine compliance with this condition. 

u. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an alternative to 
riprap, an engineered solution (geofabric, etc.) may be acceptable. The County Engineer shall 
determine compliance with this condition. 

v. Maintenance access and drainage easements shall be provided for all existing and proposed 
drainage facilities. The County Engineer shall determine compliance with this condition. 

w. Drainage easements shall be provided for all storm runoff that crosses more than one lot. The 
County Engineer shall determine compliance with this condition. 

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
x. All roadway improvements necessary to serve the project shall be designed and constructed to 

County standards and specifications and/or financial assurances in an appropriate form and amount 
shall be provided. The County Engineer shall determine compliance with this condition. 

y. An Occupancy Permit shall be obtained from the Nevada Department of Transportation (NDOT), for 
access to, from or under roads and highways maintained by NDOT, and a copy of said permit shall 
be submitted to the County Engineer prior to finalization of the affected final map. 

z. Street names shall be reviewed and approved by the Regional Street Naming Coordinator. 
aa. Proposed landscaping and/or fencing along street rights-of-way and within median islands shall be 

designed to meet American Association of State Highway and Transportation Officials (AASHTO) 
sight distances and safety guidelines. No tree shall overhang the curb line of any public street. The 
County Engineer shall determine compliance with this condition. 

bb. A note on each affected final map shall state that no direct access from individual lots shall be 
allowed onto Calle de la Plata.  The County Engineer shall determine compliance with this 
condition. This note shall also be included in the CC&Rs to the satisfaction of the District Attorney’s 
Office. 

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

dd. Streetlights shall be constructed to Washoe County standards at locations to be determined at the 
final design stage. The County Engineer shall determine compliance with this condition. 

ee. AASHTO clear zones shall be determined for all streets adjacent to retaining walls or slopes steeper 
than 3:1. If a recoverable or traversable clear zone cannot be provided, an analysis to determine if 
barriers are warranted shall be submitted for approval. The County Engineer shall determine 
compliance with this condition. 
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ff. At a point where residential lotting is beyond 1,500 feet from the primary access, a secondary access 
shall be provided extending to an existing public roadway.  The secondary access may be an 
emergency access roadway.  The County Engineer shall determine compliance with this condition. 

gg. Traffic calming measures within the project boundary shall be constructed ever 500 to 600 feet to the 
satisfaction of the County Engineer.  Acceptable traffic calming measures include speed tables, bulb 
outs, neck downs, chicanes and mini roundabouts.  The County Engineer shall determine compliance 
with this condition 

hh. With the approval of the 1st final map, the portion of Calle De La Plata adjoining the project 
boundary shall be widened to meet Washoe County requirements for roadways within suburban 
areas including curb, gutter, and sidewalk along the north side of the road.  The total pavement width 
shall accommodate a two way left turn pocket. The County Engineer shall determine compliance with 
this condition. 
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Mullin, Kelly

From: Jill Savely <csavely@sbcglobal.net>
Sent: Saturday, October 01, 2016 4:51 PM
To: Mullin, Kelly
Subject: TM15-001 Blackstone Estates

Dear Kelly: 
  
  My wife and I are the owners of the property located at 305 Alamosa Dr.  The following are our preliminary 
comments regarding this proposed project. 

  Will the county require the developer to construct or finance the construction of additional schools in light of the fact  
that the schools in Spanish Springs are overcrowded? How does the county propose to address educational facilities in  
the event voters deny the pending tax issue?  

  TMFD Station on La Posada:  

  How many calls total calls has this station responded to this year? Last year? How many of those calls for EMS/Fire  
been to areas outside of Spanish Springs? What is the average response time within Spanish Springs? What is the  
average response time for the next closest responder when the local station is on a call outside of Spanish Springs?  
What is the automatic aid situation between the County and Reno? Does the County have an automatic aid agreement  
with Sparks as it has the next closest station?  

  What us the average response time for the Sheriff's Department for a call in Spanish Springs. Will the County require  
developers to build or finance a substation in Spanish Springs?  

  I understand the party line that NDOT controls Pyramid Highway but I see no reason why the County cannot require  
developers to work with NDOT to make road improvements ahead of development. After all there is a lot of new  
housing already approved in addition to Harris Ranch with access on the two lane portion of Pyramid which is already  
congested. Already traffic is increasing daily and NDOT has no plans in the foreseeable future to construct any improvements on 
Pyramid. 

  How will emergency response times be increased due to traffic load and no new emergency response facilities being  
constructed or manned? 

  The County previously made an error with development on the east side of Pyramid highway north of La Posada by approving the 
Horizon Development.  Please do not compound the error by approving more density on the east side of Pyramid.  Except for the 
Horizon project parcels located north of La Posada and east of Pyramid Highway range in size from 2 acres north through Bridle Path 
and then they increase to 10 acre minimums.  In case you have not noticed there is substantial demand for large lot parcels in Spanish 
Springs.  Future development should be consistent with existing development.  North of La Posada/Eagle Canyon density should be 
restricted to the west side of Pyramid with the east side of Pyramid being reserved for large lot development. 

  Please send me answers to these questions and include them in the public record and provide a copy of these comments (and answers) to 
each Planning Commissioner. Thank you for your time and consideration! 
  
Carl Savely 
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Planning Commission Staff Report 
Meeting Date:  November 1, 2016 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/comdev 

Subject: Tentative Subdivision Map Case Number: TM15-001 

Applicant:   SP58, LLC 

Agenda Item Number: 
Project Summary: 

8B 
161-lot common open space subdivision

Recommendation: Approval with Conditions 
Prepared by: Kelly Mullin, Planner 

Planning and Development Division 
Washoe County Community Services Department 
775.328.3608 
kmullin@washoecounty.us 

Description 

Tentative Subdivision Map Case Number TM15-001 (Blackstone Estates) – Hearing, 
discussion, and possible action to approve a 161-lot, single family detached, common open 
space subdivision on a ±58.49-acre parcel. Lots will range in size from 8,595 square feet (±.19 
acres) to 19,271 square feet (±.44 acres) with lot sizes averaging approximately 11,140 square 
feet (±.25 acres). 

• Applicant: SP58, LLC 
• Property Owner: Jacie, LLC 
• Location: 350 Calle de la Plata, on the north side of the road and 

approximately 650 feet east of its intersection with Pyramid 
Hwy 

• Assessor’s Parcel Number: 534-571-01
• Parcel Size: ±58.49 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Article 608, Tentative Subdivision Maps and  

Article 408, Common Open Space Development 
• Commission District: 4 – Commissioner Hartung 
• Section/Township/Range: Section 23, T21N, R20E, MDM, Washoe County, NV

TM15-001
BLACKSTONE ESTATES
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Tentative Subdivision Map 
 
The purpose of a Tentative Subdivision Map is: 

• To allow the creation of saleable lots; 

• To implement the Washoe County Master Plan, including the Area Plans, and any 
specific plans adopted by the County; 

• To establish reasonable standards of design and reasonable procedures for subdivision 
and re-subdivision in order to further the orderly layout and use of land and insure proper 
legal descriptions and monumenting of subdivided land; and;  

• To safeguard the public health, safety and general welfare by establishing minimum 
standards of design and development for any subdivision platted in the unincorporated 
area of Washoe County.  

If the Planning Commission grants an approval of the Tentative Subdivision Map, that approval 
is subject to Conditions of Approval.  Conditions of Approval are requirements that need to be 
completed during different stages of the proposed project.  Those stages are typically: 

• Prior to recordation of a final map. 

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

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

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

The Conditions of Approval for Tentative Subdivision Map Case Number TM15-001 are 
attached to this staff report and will be included with the Action Order if the application is 
approved by the Planning Commission.   
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Project Evaluation 

The applicants are proposing to develop a 161-lot common open space subdivision on a 
±58.49-acre parcel that has a regulatory zone of medium density suburban (MDS). The MDS 
regulatory zone was established on this property in July 2016 and has a residential density of 
three dwelling units per acre. The zoning would allow for up to 175 lots, so this development 
utilizes a reduced density of approximately 2.75 dwelling units per acre. The previous regulatory 
zones on the property were Industrial and Neighborhood Commercial. 

As a common open-space subdivision, parcels would be smaller than otherwise allowed in the 
regulatory zone, but would also provide for ±9.27 acres of common open space. Lots will range 
in size from 8,595 square feet (±.19 acres) to 19,271 square feet (±.44 acres), with lot sizes 
averaging approximately 11,140 square feet (±.25 acres). 

The Character Statement of the Spanish Springs Area Plan describes the existing and desired 
land use pattern in the Spanish Springs planning area as containing a distinct suburban core 
concentrated along Pyramid Highway. This core is described as having a broad mix of non-
residential uses together with residential densities of up to three dwelling units per acre located 
predominately, but not exclusively, on the west side of Pyramid Highway. The subject parcel 
and the suburban core are both located within the Suburban Character Management Area, 
which is the designated growth area in the Spanish Springs Valley. 

Compatibility 

To the north and northeast of the subject parcel is the single-family residential subdivision 
Donovan Ranch. Currently under construction, Donovan Ranch is a common open space 
subdivision with reduced-size lots that are generally in the vicinity of one-third acre, which is 
compatible and consistent with Blackstone Estates’ proposed development pattern. To the 
southeast is a ±39.8-acre property currently being reviewed for a proposed 119-lot subdivision 
(Sugarloaf Ranch Estates) that is substantially similar to this project. To the west of the subject 
property are five parcels of approximately ten acres each. Two of the five parcels are 
developed with single-family dwellings and the others are undeveloped. A 20-foot to 30-foot-
wide common open space strip of land along the western property line, and a ±3.19-acre 
common open space area at the western property boundary will both act as a buffer area 
between the smaller proposed lots and the existing larger lots to the west. To the south is Calle 
de la Plata. Across Calle de la Plata are parcels with regulatory zones of Neighborhood 
Commercial, Open Space and Industrial, along with one ten-acre parcel with a regulatory zone 
of Medium Density Rural that has been developed with one single-family residence. 

To minimize potential impacts to neighboring properties to the west, the applicant has 
proposed, and staff has conditioned, that lots located along the western perimeter not allow 
homes or structures of more than one story. Staff has proposed a condition of approval that a 
note to this effect shall be placed on applicable final maps, and that a disclosure be made by 
the developer to affected homebuyers on their closing documents. Also, in order to minimize 
impacts to neighboring properties, construction hours will be limited to 7 a.m. to 6 p.m., Monday 
through Saturday. These construction hours were agreed to by the applicant’s representative at 
the Spanish Springs Citizen Advisory Board meeting on September 14, 2016. 

Washoe County Schools 

Washoe County schools in Spanish Springs are currently nearing or over capacity, and they will 
be further impacted by the proposed development. The subdivision is expected to generate 45 

TM15-001 
BLACKSTONE ESTATES



Washoe County Planning Commission Staff Report Date: September 20, 2016 

Tentative Subdivision Map Case Number TM15-001 
Page 7 of 14 

elementary school students, 10 middle school students and 22 high school students. The 
property is currently zoned for Alice Taylor Elementary School, Shaw Middle School and 
Spanish Springs High School. According to the Washoe County School District (WCSD), Alice 
Taylor Elementary School is operating at 111 percent of base capacity, Shaw Middle School is 
operating at 95 percent of base capacity and Spanish Springs High School is at 107 percent of 
base capacity. Per WCSD-adopted Policy 6111, most elementary schools will transition to a 
multi-track year round schedule when their enrollment reaches 120 percent of capacity and 
most middle and high schools will be converted to either multi-track or a double session 
calendar when enrollment exceeds 120 percent of capacity. Also, assignments to the closest 
schools with available capacity may be implemented for students in this development. The 
Washoe County School District has requested a condition requiring that a disclosure shall be 
made by the developer to each homebuyer/renter on their closing/rental documents that K-12 
students in this subdivision may be assigned to the nearest WCSD schools with available 
capacity in the event that the currently zoned schools cannot accommodate additional students.  

Recreational Amenities 

The proposed subdivision includes ±9.27 acres of open space. The application indicates that 
±3.19-acres of this open space would be located along the western property boundary and 
would serve as a neighborhood park, providing passive and active recreational opportunities for 
residents. Although the application states this location would serve as a park, the submitted 
landscape plan shows it as a native landscape and revegetated area. Therefore, staff is 
proposing a condition of approval requiring a minimum of 1.5 acres of common open space to 
be developed into a park area providing landscaping, shade, picnic areas, seating and other 
amenities common to neighborhood parks. As with all of the common open space in the 
subdivision, the continuing maintenance of this area shall be addressed in the CC&Rs and 
funded in perpetuity through the homeowners’ association. The applicant will have flexibility to 
adjust the location of this 1.5+ acre park to another location within the subdivision if necessary. 

There are also 20-foot to 30-foot-wide open space buffers that run along the entire length of the 
western, eastern and northern property lines. The applicant has proposed a public multi-use trail 
easement to connect the subdivision to the proposed development to the east, as well as to the 
regional trail system that connects to Sugarloaf Peak. Washoe County Regional Parks and 
Open Space has included a condition of approval requiring that a 20-foot to 30-foot-wide non-
motorized (equestrian and pedestrian) public access trail easement be established to provide 
access from Calle de la Plata to the Sugarloaf Peak & Trail, and that an acceptable trail be 
constructed within that easement. 

The nearest existing Washoe County regional park site is located approximately 1.5 miles from 
this property at the Gator Swamp park adjacent to Alice Taylor Elementary School.  

Traffic 

The primary access to the project site is via Calle de la Plata, just off of Pyramid Highway. The 
initial traffic study provided with the application was deemed to be insufficient for complete 
review, and an updated traffic study was requested. The updated study (Exhibit F) was 
reviewed by the Nevada Department of Transportation (NDOT), the Regional Transportation 
Commission (RTC) and the Washoe County Engineering & Capital Projects Division. 

Of primary concern to reviewers and surrounding property owners is anticipated traffic impact at 
the intersection of Calle De La Plata and Pyramid Highway. That intersection currently operates 
at a Level of Service (LOS) F during morning and afternoon peak hours, but otherwise operates 
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at LOS A. If approved, this development and other subdivisions proposed along Calle de la 
Plata and to the north would generate additional negative traffic impacts to this intersection. 

The following is an excerpt from the NDOT review of this project: 

“Existing traffic plus combined anticipated traffic volumes (Blackstone Estates, 
Sugarloaf Ranch Estates and Harris Ranch Subdivision) appear to have a 
significant impact to the intersection at Pyramid Highway and Calle De La Plata. 
If all three development projects are approved and constructed, it is likely the 
traffic generated will warrant the need for a traffic signal. There would be a 
benefit to the public if these projects installed the necessary signal infrastructure 
to mitigate the traffic impacts. The traffic signal mast arms, signal heads and 
signage would not be installed until such time as a traffic signal study is 
conducted and the signal activation approved by NDOT.” 

The following proposed condition of approval has been provided by the Washoe County 
Engineering and Capital Projects Division: 

“Before approval of the first final map, the planning, design, and construction of a 
fully signalized intersection at Pyramid Highway and Calle De La Plata meeting 
the requirements of the Washoe County Engineer, NDOT and RTC shall occur, 
or a financial assurance shall be posted for the construction of said 
improvements by the developer.   In order for the signalization improvements 
located within NDOT right-of-way to be eligible for Regional Road Impact Fee 
waiver under the terms and provisions of the Regional Transportation 
Commission’s General Administrative Manual, 5th Addition including Amendment 
No. 1, the minor leg (Calle de la Plata) shall be constructed by the developer to 
regional roadway standards, meeting Washoe County, RTC and NDOT 
requirements.  The County Engineer shall determine compliance with this 
condition.” 

The County Engineer is also requiring improvements to Calle de la Plata, the installation of 
traffic calming measures within the subdivision, and secondary access. As an important safety 
measure, NDOT also recommends the creation of a deceleration lane from Pyramid Highway to 
Calle de la Plata.  

Grading and Drainage 

The subject site is vacant and without significant topographic features. The property is relatively 
level and slopes gently down from east to west. A small portion of the southeast corner of the 
parcel is designated as being in a FEMA flood zone AO, and the proposed tentative map 
identifies that area as being developed with a detention basin. The Development Suitability Map 
identifies the remainder of the property as being “unconstrained.”  

Currently, the parcel is largely undisturbed and contains significant native vegetation. The 
anticipated grading necessary to support the project involves the disturbance of the entire 
58.49-acre site, involving the cut and fill of approximately 130,000 cubic yards of material to be 
balanced on site. The maximum allowable steepness for cut and fill within the development are 
3:1 slopes. 

A conceptual level hydrology analysis was provided with the application and reviewed by the 
County Engineer. The final design of the drainage system will need to ensure that the 
development has mitigated any increase in runoff, and that runoff discharge onto offsite properties 
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is substantially in the same manner and location of existing runoff. The County Engineer has 
provided conditions of approval related to drainage for the subdivision. 

Fire Protection 

Fire protection services will be provided by the Truckee Meadows Fire Protection District 
(TMFPD). Their nearest station is located approximately 2.5 miles to the south on La Posada 
Drive. All developments on the property shall comply with Washoe County Code Chapter 60. 
Additionally, open space and drainage shall be maintained in accordance with the vegetation 
management plan of Washoe County Code Chapter 60. 

Water and Sewer 

The Truckee Meadows Water Authority (TMWA) shall be the water service provider and is 
agreeable to supplying water to this project subject to certain conditions being met including the 
annexation of this property into the TMWA retail service area. In 2015, TMWA prepared a 
discovery for the subject site; the findings were based on 186 units (not the 161 units as 
proposed). TMWA has estimated the maximum daily domestic demand to be approximately 149 
gallons per minute.  

The State of Nevada’s Division of Water Resources also reviewed the project and indicated that 
municipal water service is subject to TMWA requirements and approval by the Office of the 
State Engineer regarding water quantity and availability. The State Engineer anticipates that the 
project would require 79.98 acre-feet annually. 

Sewer service will be provided by Washoe County and treatment will be at the Truckee 
Meadows Water Reclamation Facility. 

Citizen Advisory Board Meeting 

The proposed project was presented by the applicant at the Spanish Springs Citizen Advisory 
Board (CAB) meeting on September 14, 2016. The CAB voted unanimously with three members 
present to recommend denial of the project. An excerpt from the minutes of the meeting is 
attached as Exhibit C and reflects discussion of the following topics:  

• Construction hours
• Traffic
• Size of proposed homes
• Source of water to serve proposed subdivision
• Parks in the area
• Capacity of nearby schools
• Emergency services
• Process to review this request
• Applicant’s proposed development schedule
• Nearby property values

No additional comments were received from the public regarding this request. 

Reviewing Agencies 

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

• Washoe County Community Services Department
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o Engineering and Capital Projects
o Planning and Development
o Regional Parks and Open Space
o Traffic
o Utilities (Sewer)

• Nevada Division of Environmental Protection
• Nevada Division of Water Resources
• Nevada Department of Transportation
• Truckee Meadows Fire Protection District
• Truckee Meadows Regional Planning Agency
• Regional Transportation Commission
• Washoe County Health District

o Air Quality Management Division
o Environmental Health Division
o Vector Control
o Emergency Medical Services

• Washoe County School District
• Washoe-Storey Conservation District
• Truckee Meadows Water Authority
• United States Postal Service

Several of the above-listed agencies/departments submitted responses to the proposed 
tentative subdivision map. A summary of each agency’s comments and/or recommended 
conditions of approval and their contact information are provided. The Conditions of Approval 
document is attached to this staff report and will be included with the Action Order should the 
Planning Commission approve the tentative subdivision map application. 

• Washoe County Planning and Development addressed common area standards, lot
sizes, structure heights, landscaping, grading of slopes, CC&Rs, timing of final map
submittals, etc.
Contact: Kelly Mullin, 775.328.3608, kmullin@washoecounty.us

• Washoe County Engineering and Capital Projects addressed grading, drainage,
stormwater management, maintenance of common area, easements, traffic, etc.
Contact:  Walt West, 775.328.2310, wwest@washoecounty.us  and Clara Lawson,
775.328.3603, clawson@washoecounty.us

• Washoe County Utility Services requires improvement plans for construction of sanitary
sewer collection system(s), sanitary sewer report, fees, and easements.
Contact: Tim Simpson, 775.954.4648, tsimpson@washoecounty.us

• Washoe County Health District addressed water system requirements, catch basin and
detention basin design, mass grading, roadside ditch design, etc.
Contact:  James English, 775.328.2434, jenglish@washoecounty.us

 Jim Shaffer, 775.785.4599, jshaffer@washoecounty.us 

• Washoe County Regional Parks and Open Space requires a trail easement and a
constructed trail providing access from Calle de la Plata to the Sugarloaf Peak & Trail.
Contact: Dennis Troy, 775.328.2059, dtroy@washoecounty.us
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• Washoe County School District asks for a condition for a disclosure to all future
homebuyers that students may be assigned to the nearest school(s).
Contact: Mike Boster 775.232.1571, mboster@washoeschools.net

• Truckee Meadows Fire Protection District addressed requirements of Washoe County
Code Chapter 60, including the International Fire Code, vegetation management, and
CC&R requirements.
Contact:  Amy Ray, 775.326.6000, aray@fmfpd.us

• Nevada Division of Environmental Protection (NDEP) stated that the developer will need
to obtain coverage under NDEP’s Construction Stormwater Permit prior to any grading.
Contact: Patrick Mohn, 775.687.9419, pmohn@ndep.nv.gov

• Nevada Department of Transportation evaluated the applicant’s traffic study and
provided comments and recommendations, including a suggestion for a deceleration
lane.
Contact: Jae Pullen, 775.834.8300

• Regional Transportation Commission (RTC) evaluated the applicant’s traffic study and
provided comments on the analysis. It was also requested that the developer contact the
RTC to discuss options for future transit improvement.
Contact: Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com

• Nevada Division of Water Resources stated that water rights are required. A will-serve
letter from TMWA will be required.
Contact: Steve Shell, 775.684.2836, sshell@water.nv.gov

Staff Comments on Required Findings 

Washoe County Code Section 110.608.25 requires that all of the following findings be made to 
the satisfaction of the Washoe County Planning Commission before granting approval of the 
tentative map request.  Staff has completed an analysis of the application and has determined 
that the proposal is in compliance with the required findings as follows. 

1) Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan.

Staff Comment: The proposed tentative map, as conditioned, meets all of the applicable
goals and policies of the Washoe County Master Plan and the Spanish Springs Area
Plan.

2) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan.

Staff Comment: The proposed tentative map meets all of the density, lot size and
common open space criteria of the Washoe County Master Plan and the Spanish
Springs Area Plan. The proposed development complies with the three dwelling units
per acre overall density allowed in Medium Density Suburban (MDS) regulatory zone.
Lot sizes smaller than MDS requirements are enabled through Article 408, Common
Open Space Development.
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3) Type of Development. That the site is physically suited for the type of development
proposed.

Staff Comment: The site is a relatively level property adjacent to paved access, located
within the designated growth area for Spanish Springs, and is suitable for a subdivision
with 161 dwellings. Although the lots are smaller than the adjacent properties to the
west, the proposed development is consistent with the lot sizes of the development to
the north and northeast, and to the lot sizes proposed on the property to the east.

4) Availability of Services.  That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System.

Staff Comment: There are adequate public services available to serve the proposed
development, including community water and sewer service.

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed
improvements is likely to cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat.

Staff Comment: The proposed development is not located within an environmentally
sensitive location. The proposed improvements will not cause substantial environmental
damage or harm to endangered plants, wildlife or their habitat.

6) Public Health.  That the design of the subdivision or type of improvement is not likely to
cause significant public health problems.

Staff Comment: The design of the subdivision has been reviewed by the Health District
and will comply with all generally applicable public health standards.

7) Easements.  That the design of the subdivision or the type of improvements will not
conflict with easements acquired by the public at large for access through, or use of
property within, the proposed subdivision.

Staff Comment: There are currently no public easements through this property. The
design of the subdivision will include primary and secondary road access, pedestrian
sidewalks, and multi-modal pedestrian and equestrian easements that may be used by
future residents of the development as well as residents from neighboring developments.
Conditions of approval requiring trails and trail easements to be established will allow for
additional connections to the Sugarloaf Peak & Trail.

8) Access.  That the design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles.

Staff Comment: The design of the subdivision provides any necessary access to
surrounding adjacent lands and provides appropriate secondary access for emergency
and other vehicles.

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

Staff Comment: Any improvements to be dedicated to the County are proposed to be
consistent with the Master Plan.
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10) Energy.  That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Staff Comment: The applicant has indicated that to the extent possible, homes will be
located/oriented to take advantage of passive solar opportunities and will provide ample
space on rooftops to accommodate solar panels.

Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the project. Therefore, after a thorough analysis and review, Tentative Subdivision Map Case 
Number TM15-001 is being recommended for approval with the Conditions of Approval included 
as Exhibit A to the staff report for this item. Staff offers the following motion for consideration.  

Motion  

I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Tentative Subdivision Map Case Number TM15-001 for Blackstone Estates with the 
Conditions of Approval included as Exhibit A to the staff report, having made all ten of the 
following findings in accordance with Washoe County Development Code Section 110.608.25:  

1) Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan; 

2) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;

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

4) Availability of Services. That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System;

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed
improvements is likely to cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat;

6) Public Health.  That the design of the subdivision or type of improvement is not likely to
cause significant public health problems;

7) Easements.  That the design of the subdivision or the type of improvements will not
conflict with easements acquired by the public at large for access through, or use of
property within, the proposed subdivision;

8) Access. That the design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles;

9) Dedications.  That any land or improvements to be dedicated to the County is consistent
with the Master Plan; and
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10) Energy.  That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the applicant, unless the action is 
appealed to the Washoe County Board of Commissioners (Board), in which case the outcome 
of the appeal shall be determined by the Board. Any appeal must be filed in writing with the 
Planning and Development Division within 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the applicant. 

xc: Applicant: SP58, LLC, Attn: Josh Myers, 439 W. Plumb Lane, Reno, NV 89509 

Owner: Jacie, LLC c/o Douglas Properties, LLC, Attn: Samuel Douglas, 3820 
Lone Tree Lane, Reno, NV 89511 

Representative: Rubicon Design Group, LLC, Attn: Mike Railey, 100 California Ave. #202, 
Reno, NV 89509 

Other:  Blackstone Development Group, Inc., Attn: Scott Baumgardner, 439 
Plumb Lane, Reno, NV 89509 
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Conditions of Approval 
Tentative Subdivision Map Case Number TM15-001 

The project approved under Tentative Subdivision Map Case Number TM15-001 shall be 
carried out in accordance with the Conditions of Approval granted by the Planning Commission 
on October 4, 2016. Conditions of Approval are requirements placed on a permit or 
development by each reviewing agency.  These Conditions of Approval may require submittal of 
documents, applications, fees, inspections, amendments to plans, and more.  These conditions 
do not relieve the applicant of the obligation to obtain any other approvals and licenses from 
relevant authorities required under any other act or to abide by all other generally applicable 
Codes, and neither these conditions nor the approval by the County of this project/use override 
or negate any other applicable restrictions on uses or development on the property. 

Unless otherwise specified, all conditions related to the approval of this Tentative Subdivision 
Map shall be met or financial assurance must be provided to satisfy the conditions of approval 
prior to 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 Tentative Subdivision Map is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Tentative Subdivision Map may result in the initiation 
of revocation procedures.   

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

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

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

• Prior to recordation of a final map.

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

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

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

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

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own Board.  Conditions recommended by the RTC may be 
required, at the discretion of Washoe County. 

• The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and 
governed by its own board.  Therefore, any conditions set by the Nevada 
Department of Transportation must be appealed to that Board. 

• The WASHOE COUNTY SCHOOL DISTRICT is directed and governed by its 
own board. Any conditions set by the Washoe County School District must 
be appealed to the Washoe County Board of Trustees. 

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

Pursuant to NRS 278.349, when contemplating action on a Tentative Subdivision Map, the 
governing body or the Planning Commission, if it is authorized to take final action on a tentative 
map, shall consider: 

(a) Environmental and health laws and regulations concerning water and air pollution, the 
disposal of solid waste, facilities to supply water, community or public sewage disposal 
and, where applicable, individual systems for sewage disposal; 

(b) The availability of water which meets applicable health standards and is sufficient for the 
reasonably foreseeable needs of the subdivision; 

(c) The availability and accessibility of utilities; 

(d) The availability and accessibility of public services such as schools, police and fire 
protection, transportation, recreation and parks; 

(e) Conformity with the zoning ordinances and master plan, except that if any existing 
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes 
precedence; 

(f) General conformity with the governing body’s master plan of streets and highways; 

(g) The effect of the proposed subdivision on existing public streets and the need for new 
streets and highways to serve the subdivision; 

(h) Physical characteristics of the land such as floodplain, slope and soil;  

(i) The recommendations and comments of those entities reviewing the tentative map 
pursuant to NRS 278.330 and 278.335; and 

(j) The availability and accessibility of fire protection, including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 
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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  

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

Contact Name – Kelly Mullin, 775.328.3608, kmullin@washoecounty.us  

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this tentative map. 

b. The tentative map shall be in substantial compliance with the approved Tentative 
Map and provisions of Washoe County Code Chapter 110, Article 408, Common 
Open Space Development, Article 604, Design Requirements, and Article 608, 
Tentative Subdivision Maps.  

Regulatory Zone 
for Review Purposes 

Medium Density Suburban (MDS) 
Normal MDS lot sizes have been reduced 

Minimum Lot Area Proposed 8,595 square feet 
Minimum Lot Width 80 feet 
Minimum Front Yard 20 feet 
Minimum Side Yard 8 feet 
Minimum Rear Yard 20 feet 

Maximum Building Height 35 feet 
Notes: Variances to these standards may be processed per Washoe County Code.   

c. Final maps and final construction drawings shall comply with all applicable 
statutes, ordinances, rules, regulations and policies in effect at the time of 
submittal of the tentative map or, if requested by the developer and approved by 
the applicable agency, those in effect at the time of approval of the final map. 

d. The subdivider shall present to Washoe County a final map, prepared in 
accordance with the tentative map, for the entire area for which a tentative map 
has been approved, or one of a series of final maps, each covering a portion of 
the approved tentative map, within four years after the date of approval of the 
tentative map or within two years of the date of approval for subsequent final 
maps.  On subsequent final maps, that date may be extended by two years if the 
extension request is received prior to the expiration date.  

e. Final maps shall be in substantial compliance with all plans and documents 
submitted with and made part of this tentative map request, as may be amended 
by action of the final approving authority. 

f. All final maps shall contain the applicable portions of the following Jurat: 
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Jurat for FIRST FINAL MAP 

THE TENTATIVE MAP FOR TM15-001 (BLACKSTONE ESTATES) WAS 
APPROVED <denied> BY THE WASHOE COUNTY PLANNING COMMISSION 
ON OCTOBER 4, 2016.  [If the TM had been appealed to the BCC --- Add:] 
THE WASHOE COUNTY COMMISSION APPROVED THE TENTATIVE MAP 
ON APPEAL ON <date>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS; IS IN 
SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; AND ALL 
CONDITIONS HAVE BEEN MET.  

[Omit the following paragraph if this is the first and last (only) final map.] 

THE NEXT FINAL MAP FOR TM15-001 (BLACKSTONE ESTATES) MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE PLANNING AND 
DEVELOPMENT DIRECTOR ON OR BEFORE THE EXPIRATION DATE, THE 
_____ DAY OF __________, 20____, OR AN EXTENSION OF TIME FOR THE 
TENTATIVE MAP MUST BE APPROVED BY THE WASHOE COUNTY 
PLANNING COMMISSION ON OR BEFORE SAID DATE. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR RECORDATION THIS 
____ DAY OF _______, 20____ BY THE WASHOE COUNTY PLANNING AND 
DEVELOPMENT DIRECTOR. THE OFFER OF DEDICATION FOR <streets, 
sewers> IS REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN 
ACCORDANCE WITH NRS CHAPTER 278.  

________________________________________    __________ 
WILLIAM H. WHITNEY, DIRECTOR,     DATE 
PLANNING AND DEVELOPMENT DIVISION 

Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for TM15-001 (BLACKSTONE ESTATES) was 
APPROVED <denied> BY THE WASHOE COUNTY PLANNING COMMISSION 
ON OCTOBER 4, 2016. [If the TM had been appealed to the BCC --- Add:] 
THE WASHOE COUNTY COMMISSION APPROVED THE TENTATIVE MAP 
ON APPEAL ON <date>. 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS APPROVED AND 
ACCEPTED FOR RECORDATION ON <date of Planning and Development 
Director’s signature on first final map>. [Omit the following if second map.] 
THE MOST RECENTLY RECORDED FINAL MAP, <subdivision name and prior 
unit/phase #> FOR THIS TENTATIVE MAP WAS APPROVED AND ACCEPTED 
FOR RECORDATION ON <date of Planning and Development Director’s 
signature on most recent final map> [If an extension has been granted after 
that date – add the following]: A TWO YEAR EXTENSION OF TIME FOR THE 
TENTATIVE MAP WAS APPROVED BY THE WASHOE COUNTY PLANNING 
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COMMISSION ON <date of last Planning Commission action to extend the 
tentative map>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS; IS IN 
SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; AND ALL 
CONDITIONS HAVE BEEN MET. 

[Omit the following paragraph if this is the last final map.] 

THE NEXT FINAL MAP FOR TM15-001 (BLACKSTONE ESTATES) MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE PLANNING AND 
DEVELOPMENT DIRECTOR ON OR BEFORE THE EXPIRATION DATE, THE 
_____ DAY OF __________, 20____, <add two years to the current expiration 
date unless that date is more than two years away> OR AN EXTENSION OF 
TIME FOR THE TENTATIVE MAP MUST BE APPROVED BY THE WASHOE 
COUNTY PLANNING COMMISSION ON OR BEFORE SAID DATE. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR RECORDATION THIS 
____ DAY OF _______, 20____ BY THE WASHOE COUNTY PLANNING AND 
DEVELOPMENT DIRECTOR. THE OFFER OF DEDICATION FOR <streets, 
sewers> IS REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN 
ACCORDANCE WITH NRS CHAPTER 278. 

_________________________________________       ________ 
WILLIAM H. WHITNEY, DIRECTOR,          DATE 
PLANNING AND DEVELOPMENT DIVISION 

[Option for all merger and re-subdivision maps] 

PUBLIC STREETS, UTILITY EASEMENTS, OR ANY OTHER EASEMENTS NO 
LONGER REQUIRED FOR THE FINAL MAP WERE ABANDONED PURSUANT 
TO ABANDONMENT CASE NO. _________ AND THE DOCUMENT HAS BEEN 
RECORDED PRIOR TO THE RECORDATION OF THIS MAP. 

g. Prior to acceptance of public improvements and release of any financial 
assurances, the developer shall furnish to the Engineering and Capital Projects 
Division a complete set of reproducible as-built construction drawings prepared 
by a civil engineer registered in the State of Nevada. 

h. The applicant shall record the Action Order with the County Recorder. A copy of 
the recorded Action Order stating conditional approval of this tentative map shall 
be attached to all applications for administrative permits issued by Washoe 
County. 

i. The developer shall be required to participate in any applicable General 
Improvement District or Special Assessment District formed by Washoe County. 
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j. A note shall be placed on all grading plans and construction drawings 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. 

k. The final map shall designate faults that have been active during the Holocene 
epoch of geological time, and the final map shall contain the following note: 

NOTE 

No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 

l. The developer shall provide written approval from the U.S. Postal Service 
concerning the installation and type of mail delivery facilities.  The system, other 
than individual mailboxes, must be shown on the project construction plans and 
installed as part of the on-site improvements. 

m. The developer and all successors shall direct any potential purchaser of the site 
to meet with the Planning and Development Division to review conditions of 
approval prior to the final sale of the site.  Any subsequent purchasers of the site 
shall notify the Planning and Development Division of the name, address, 
telephone number and contact person of the new purchaser within thirty (30) 
days of the final sale. 

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

o. Conditions, covenants, and restrictions (CC&Rs), including any supplemental 
CC&Rs, shall be submitted to the Planning and Development staff for review and 
subsequent forwarding to the District Attorney for review and approval.  The final 
CC&Rs shall be signed and notarized by the owner(s) and submitted to the 
Planning and Development Division with the recordation fee prior to the 
recordation of the final map.  The CC&Rs shall require all phases and units of the 
subdivision approved under this tentative map to be subject to the same CC&Rs. 
Washoe County shall be made a party to the applicable provisions of the CC&Rs 
to the satisfaction of the District Attorney’s Office.  Said CC&Rs shall specifically 
address the potential for liens against the properties and the individual property 
owners’ responsibilities for the funding of maintenance, replacement, and 
perpetuation of the following items, at a minimum:  

i. Maintenance of public access easements, common areas, and common 
open spaces.  Provisions shall be made to monitor and maintain, for a 
period of three (3) years regardless of ownership, a maintenance plan for 
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the common open space area.  The maintenance plan for the common 
open space area shall, as a minimum, address the following: 

• Vegetation management; 

• Watershed management; 

• Debris and litter removal; 

• Fire access and suppression; and 

• Maintenance of public access and/or maintenance of limitations to 
public access. 

ii. All drainage facilities and roadways not maintained by Washoe County 
shall be privately maintained and perpetually funded by the homeowners 
association. 

iii. All open space identified as common area on the final map shall be 
privately maintained and perpetually funded by the homeowners 
association.  The deed to the open space and common area shall reflect 
perpetual dedication for that purpose.  The maintenance of the common 
areas and related improvements shall be addressed in the CC&Rs to the 
satisfaction of the District Attorney’s Office.   

iv. The project adjacent to undeveloped land shall maintain a fire fuel break 
of a minimum 30 feet in width until such time as the adjacent land is 
developed. 

v. Locating habitable structures on potentially active (Holocene) fault lines, 
whether noted on the recorded map or disclosed during site preparation, 
is prohibited. 

vi. All outdoor lighting on buildings and streets within the subdivision shall be 
down-shielded. 

vii. No motorized vehicles shall be allowed on the platted common area 
except emergency vehicles, utility service vehicles, or vehicles involved in 
homeowner association maintenance and repair of common area 
facilities. 

viii. Mandatory solid waste collection. 

ix. Fence material (if any), height, and location limitations, and re-fencing 
standards.  Replacement fence must be compatible in materials, finish 
and location of existing fence. 

x. Slopes shall be three (3) horizontal to one (1) vertical (3:1) or flatter. 

p. The common open space owned by the homeowners association shall be noted 
on the final map as “common open space” and the related deed of conveyance 
shall specifically provide for the preservation of the common open space in 
perpetuity. The deed to the open space and common area shall reflect perpetual 
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dedication for that purpose. The deed shall be presented with the CC&Rs for 
review by the Planning and Development staff and the District Attorney. 

q. The applicant shall prepare and submit a noxious weeds control plan that is
developed through consultation with the Washoe County Health District, the
University of Nevada Cooperative Extension, and/or the Washoe-Storey
Conservation District.

r. Disturbed areas left undeveloped for more than sixty (60) days must be
revegetated by methods approved by Planning and Development.

s. All land disturbing activities during construction phases including, but not limited
to grading, excavation, cut and fill, etc., must be done with effective dust control
measures consistent with Washoe County Health District Regulations governing
Air Quality Management. Disturbances greater than one (1) acre in size must
obtain an approved dust control plan prior to beginning work.

t. 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 by the Design Review Committee.  Said plan shall
address, but not be limited to: signage; exterior lighting; fencing; landscaping
design to include walking trails and park area; landscaping material that
emphasizes the use of native and low water requirement vegetation (if plant
material:  type, size at time of planting, maturation size at full growth, period of
time between planting and full growth); landscaping location; landscaping
irrigation system; and financial assurances that landscaping will be planted and
maintained.

u. 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 / Design Review Committee.  The letter(s) shall certify that
all applicable landscaping provisions of Articles 408, 410 and 412 of the
Development Code have been met.  Any landscaping plans and the letter(s) shall
be wet-stamped. The letter(s) shall indicate any provisions of the code that the
Director of the Planning and Development Division has waived.

v. All landscaping shall be maintained in accordance with the provisions found in
Washoe County Code Section 110.412.75, Maintenance. A three-year
maintenance plan shall be submitted and wet-stamped by a licensed landscape
architect registered in the State of Nevada to the Planning and Development
Division prior to the issuance of a Certificate of Occupancy within the subdivision.

w. The development must comply with all of TMWA water rights and infrastructure
and connection fee requirements.

x. As proposed by the applicant, lots located along the western perimeter shall not
be developed with homes or structures that exceed a single story. A note to this
effect shall be placed on applicable final maps, and a disclosure shall be made
by the developer to affected homebuyers on their closing documents.
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y. As proposed by the applicant, the ±3.19-acre common open space area located 
along the western property boundary is intended serve as a neighborhood park. 
Prior to recordation of the 80th lot within this subdivision, at least 1.5-acres of this 
area or another common open space area within the subdivision site shall be 
developed as a neighborhood park, providing passive and active recreational 
opportunities for residents. Development shall include landscaping, shaded 
areas, seating and other amenities common to neighborhood parks. Maintenance 
of the area shall be perpetually funded by the homeowners association. 

z. Construction hours are limited to 7 a.m. to 6 p.m., Monday through Saturday. 

Washoe County Engineering and Capital Projects 
 

2. The following conditions are requirements of the Engineering and Capital Projects 
Division. Unless otherwise noted, the County Engineer shall be responsible for 
determining compliance with these conditions.  

Contact Names – Walt West, 775.328.2310, wwest@washoecounty.us and Clara Lawson, 
775.328.3603, clawson@washoecounty.us  

General Conditions 

a. Final maps and final construction drawings shall comply with all applicable 
statutes, ordinances, rules, regulations, and policies in effect at the time of 
submittal of the tentative map or, if requested by the developer and approved by 
the applicable agency, those in effect at the time of approval of the final map. 

b. Prior to acceptance of public improvements and release of any financial 
assurances, the developer shall furnish to the water and sewer provider(s) and 
Engineering and Capital Projects Division a complete set of reproducible as-built 
construction drawings prepared by a civil engineer registered in the State of 
Nevada. 

c. The developer shall be required to participate in any applicable General 
Improvement District or Special Assessment District formed by Washoe County. 
The applicable County Department shall be responsible for determining 
compliance with this condition. 

d. The developer shall provide written approval from the U.S. Postal Service 
concerning the installation and type of mail delivery facilities. The system, other 
than individual mailboxes, must be shown on the project construction plans and 
installed as part of the onsite improvements.  

e. A complete set of construction improvement drawings, including an onsite 
grading plan, shall be submitted to the County Engineer for approval prior to 
finalization of any portion of the tentative map. Grading shall comply with best 
management practices (BMP’s) and shall include detailed plans for grading and 
drainage on each lot, erosion control (including BMP locations and installation 
details), slope stabilization and mosquito abatement. Placement or disposal of 
any excavated material shall be indicated on the grading plan.  
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f. All open space shall be identified as common area on the final map. A note on
the final map shall indicate that all common areas shall be privately maintained
and perpetually funded by the Homeowners Association. The maintenance of the
common areas shall also be addressed in the CC&Rs to the satisfaction of the
District Attorney’s Office.

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

h. Any easement documents recorded for the project shall include an exhibit map
that shows the location and limits of the easement in relationship to the project.

i. All existing overhead utility lines shall be placed underground, except electric
transmission lines greater than 100 kilovolts, which can remain above-ground.

Drainage and Storm Water Discharge Program Conditions (Washoe County Code Articles 
110.420 & 110.421) 

j. The conditional approval of this tentative map shall not be construed as final
approval of the drainage facilities shown on the tentative map. Final approval of
the drainage facilities will occur during the final map review and will be based
upon the final hydrology report.

k. Prior to finalization of the first final map, a master hydrology/hydraulic report and
a master storm drainage plan shall be submitted to the County Engineer for
approval. The master hydrology report shall include among other things:

i. Determination of the portion of the 100 year peak flow rate and volume
contributing to the project boundary from Griffith Canyon discharge (ie,
that portion of 100 year flood plain which lies north of Calle de la Plata)
and the routing of this flow, if any, through the development.

ii. Estimation of peak flows from other offsite contributing areas including
verification that reported diversion of flows into the Donovan Pit is a
permanent drainage condition.  If the drainage diversion is not supported
by appropriate drainage easements or a recorded agreement which
allows the perpetual diversion, then the design shall account for and route
the total basin flow through the project.

iii. Detention basin modeling shall use HEC-1/HMS and shall account for
discharges from or into existing or proposed offsite detention basins.  The
analysis shall determine no or minimal adverse impacts to existing or
proposed offsite detention basin.

iv. An analysis of the impacts of routing drainage from north side of Calle de
la Plata into the North Spanish Springs Flood Detention Facility
(NSSFDF) and if impacts are minimal, stormwater facilities shall be
designed and constructed to route flows to NSSFDF.

l. Prior to finalization of any portion of the tentative map, a final, detailed
hydrology/hydraulic report for that unit shall be submitted to the County Engineer.
All storm drainage improvements necessary to serve the project shall be
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designed and constructed to County standards and specifications and/or financial 
assurances in an appropriate form and amount shall be provided. 

m. Any increase in stormwater runoff resulting from the development and based on
the 5 year and 100-year storm(s) shall be detained.

n. The 100-year floodplain boundaries and flood elevations shall appear on each
final map. If the floodplain boundary has been conditionally changed by a Federal
Emergency Management Agency (FEMA) Conditional Letter of Map Amendment
or Conditional Letter of Map Revision, the date of that letter and a note to that
effect shall appear on the final map.

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

p. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site to the satisfaction of the Engineering and Capital
Projects Division.

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

r. Drainage swales that drain more than two lots are not allowed to flow over the
curb into the street; these flows shall be intercepted by an acceptable storm drain
inlet and routed into the storm drain system.

s. A note on the final map shall indicate that all drainage facilities not maintained by
Washoe County shall be privately maintained and perpetually funded by a
homeowners association. As an alternative to a homeowners association, the
developer may request the establishment of a County Utility Service Area under
which fees would be paid for maintenance of the proposed storm drainage
detention facility. The fee amount will be based on the additional service above
that normally provided by the County to maintain new stormwater facilities
dedicated by the developer (i.e., curb and gutter, drop inlets and piping). The
maintenance and funding of these drainage facilities shall also be addressed in
the CC&Rs to the satisfaction of the District Attorney's Office.

t. The maximum permissible flow velocity (that which does not cause scour) shall
be determined for all proposed channels and open ditches. The determination
shall be based on a geotechnical analysis of the channel soil, proposed channel
lining and channel cross section, and it shall be in accordance with acceptable
engineering publications/calculations. Appropriate linings shall be provided for all
proposed channels and open ditches such that the 100-year flows do not exceed
the maximum permissible flow velocity.

u. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As
an alternative to riprap, an engineered solution (geofabric, etc.) may be
acceptable.
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v. Maintenance access and drainage easements shall be provided for all existing
and proposed drainage facilities.

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

Traffic and Roadway (Washoe County Code Article 110.436) 

x. All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances
in an appropriate form and amount shall be provided.

y. An Occupancy Permit shall be obtained from the Nevada Department of
Transportation (NDOT), for access to, from or under roads and highways
maintained by NDOT, and a copy of said permit shall be submitted to the County
Engineer prior to finalization of the affected final map.

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

aa. Proposed landscaping and/or fencing along street rights-of-way and within
median islands shall be designed to meet American Association of State
Highway and Transportation Officials (AASHTO) sight distances and safety
guidelines. No tree shall overhang the curb line of any public street.

bb. A note on each affected final map shall state that no direct access from individual
lots shall be allowed onto Calle de la Plata. This note shall also be included in the
CC&Rs to the satisfaction of the District Attorney’s Office.

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

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

ee. AASHTO clear zones shall be determined for all streets adjacent to retaining
walls or slopes steeper than 3:1. If a recoverable or traversable clear zone
cannot be provided, an analysis to determine if barriers are warranted shall be
submitted for approval.

ff. At a point where residential lotting is beyond 1,500 feet from the primary access,
a secondary access shall be provided extending to an existing public roadway.
The secondary access may be an emergency access roadway.

gg. Traffic calming measures within the project boundary shall be constructed every
500 to 600 feet to the satisfaction of the County Engineer. Acceptable traffic
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calming measures include speed tables, bulb outs, neck downs, chicanes and 
mini roundabouts. 

hh. Before approval of the first final map, the planning, design, and construction of a 
fully signalized intersection at Pyramid Highway and Calle De La Plata meeting 
the requirements of the Washoe County Engineer, NDOT and RTC shall occur, 
or a financial assurance shall be posted for the construction of said 
improvements by the developer.   In order for the signalization improvements 
located within NDOT right-of-way to be eligible for Regional Road Impact Fee 
waiver under the terms and provisions of the Regional Transportation 
Commission’s General Administrative Manual, 5th Addition including Amendment 
No. 1, the minor leg (Calle de la Plata) shall be constructed by the developer to 
regional roadway standards, meeting Washoe County, RTC and NDOT 
requirements. The County Engineer shall determine compliance with this 
condition. 

ii. The applicant shall have a traffic analysis performed for the 20 year build-out 
condition which includes recommendations for the necessary lane modifications 
and traffic signalization requirements.  

jj. With the approval of the first final map, the portion of Calle de la Plata adjoining 
the project boundary shall be widened to meet Washoe County requirements for 
roadways within suburban areas including curb, gutter, and sidewalk along the 
north side of the road. The total pavement width shall accommodate a left turn 
pocket for traffic entering Pyramid Highway. 

Washoe County Utilities 

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

Contact Name – Timothy Simpson, 775.954.4601, tsimpson@washoecounty.us   

a. All fees shall be paid or deferred in accordance with Washoe County Ordinance 
prior to the approval of each final map. 

b. Improvement plans shall be submitted and approved by the Community Services 
Department (CSD) prior to approval of the final map.  They shall be in compliance 
with Washoe County Design Standards and be designed by a Professional 
Engineer licensed to practice in the State of Nevada. 

c. The Applicant shall submit an electronic copy of the street and lot layout for each 
final map at initial submittal time. The files must be in a format acceptable to 
Washoe County. 

d. The Developer shall construct and/or provide the financial assurance for the 
construction of any on-site and off-site sanitary sewer collection systems prior to 
signature on each final map. The financial assurance must be in a form and 
amount acceptable to the CSD. 

e. Approved improvement plans shall be used for the construction of on-site and 
off-site sanitary sewer collection systems.  The CSD will be responsible to 
inspect the construction of the sanitary sewer collection systems. 
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f. The sanitary sewer collection systems must be offered for dedication to Washoe
County along with the recordation of each final map.

g. Easements and real property for all sanitary sewer collection systems and
appurtenances shall be in accordance with Washoe County Design Standards
and offered for dedication to Washoe County along with the recordation of each
final map.

h. A master sanitary sewer report for the entire tentative map shall be prepared and
submitted by the applicant's engineer at the time of the initial submittal for the
first final map which addresses.

i. the estimated sewage flows generated by this project,

ii. projected sewage flows from potential or existing development within
tributary areas,

iii. slope of pipe, invert elevation and rim elevation for all manholes,

iv. proposed collection line sizes, on-site and off-site alignment, and half-full
velocities.

i. No Certificate of Occupancy will be issued until all the sewer collection facilities
necessary to serve each final map have been completed, accepted and
completed as-built drawings delivered to the utility. As-built drawings must be in a
format acceptable to Washoe County.

j. No permanent structures (including rockery or retaining walls, buildings, etc.) shall
be allowed within or upon any County maintained utility easement.

k. A minimum 30-foot sanitary sewer and access easement shall be dedicated to
Washoe County over any facilities not located in a dedicated right of way.

l. A minimum 12-foot wide all weather sanitary sewer access road shall be
constructed to facilitate access to off-site sanitary sewer manholes.

Washoe County Health District 

4. The following conditions are requirements of the Health District, 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 Health District must be appealed to the District Board of Health.

Contact Names – Environmental Health Services: James English, 775.328.2434, 
jenglish@washoecounty.us and Jim Shaffer, jshaffer@washoecounty.us; Emergency Medical 
Services: Christina Conti, 775.326.6042, cconti@washoecounty.us  

The Environmental Health Services (EHS) Division requires the following conditions to 
be completed prior to review and approval of any Final Map: 

a. Prior to any final grading or other civil site improvements, a complete water
system plan and Water Project submittal for the referenced proposal must be
submitted to this Division. The plan must show that the water system will conform
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to the State of Nevada Design, Construction, Operation and Maintenance 
Regulations for Public Water Systems, NAC Chapter 445A, and the State of 
Nevada Regulations Governing Review of Plans for Subdivisions, 
Condominiums, and Planned Unit Developments, NAC 278.400 and 278.410. 

i. The application for a Water Project shall conform to the requirements of NAC 
445A.66695. 

ii. Two copies of complete construction plans are required for review. All plans 
must include an overall site plan, additional phases that will eventually be 
built to indicate that the water system will be looped, all proposed final 
grading, utilities, and improvements for the proposed application. 

b. Mass grading may proceed after approval of the Tentative Map and after a 
favorable review by this Division of a grading permit application. 

i. The application shall include a Truckee Meadows Water Authority annexation 
and discovery with the mass grading permit. 

c. Improvement plans for the water system may be constructed prior to Final Map 
submittal only after Water Project approval by this Division. 

i. For improvement plans approved prior to Final Map submittal, the Developer 
shall provide certification by the Professional Engineer of record that the 
improvement plans were not altered subsequent to Final Map submittal. 

ii. Any changes to previously approved improvement plans made prior to Final 
Map submittal shall be resubmitted to this Division for approval per NAC 
278.290 and NAC 445A.66715. 

The EHS Division requires the following to be submitted with the Final Map application 
for review and approval: 

d. Construction plans for the development must be submitted to this Division for 
approval. The construction drawings must conform to the State of Nevada 
Regulations Concerning Review of Plans for Subdivisions, Condominiums and 
Planned Unit Developments, and any applicable requirements of this Division. 

e. Prior to approval of a Final Map for the referenced project and pursuant to NAC 
278.370, the developer must have the design engineer or a third person submit 
to the satisfaction of this Division an inspection plan for periodic inspection of the 
construction of the systems for water supply and community sewerage. The 
inspection plan must address the following: 

i. The inspection plan must indicate if an authorized agency, city or county is 
performing inspection of the construction of the systems for water supply and 
community sewerage. 

ii. The design engineer or third person shall, pursuant to the approved 
inspection plan, periodically certify in writing to this Division that the 
improvements are being installed in accordance with the approved plans and 
recognized practices of the trade. 
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iii. The developer must bear the cost of the inspections.

iv. The developer may select a third-person inspector but the selection must be
approved by the Division or local agency. A third-person inspector must be a
disinterested person who is not an employee of the developer.

v. A copy of the inspection plan must be included with the Final Map submittal.

f. Prior to final approval, a “Commitment for Service” letter from the sewage
purveyor committing sewer service for the entire proposed development must be
submitted to this Division. The letter must indicate that the community facility for
treatment will not be caused to exceed its capacity and the discharge permit
requirements by this added service, or the facility will be expanded to provide for
the added service.

i. A copy of this letter must be included with the Final Map submittal.

g. Prior to final approval, a “Commitment for Water Service” letter from the water
purveyor committing adequate water service for the entire proposed development
must be submitted to this Division.

i. A copy of this letter must be included with the Final Map submittal.

h. The Final Map application packet must include a letter from Nevada Division of
Environmental Protection to this Division certifying their approval of the Final
Map.

i. The Final Map application packet must include a letter from Division of Water
Resources certifying their approval of the Final Map.

j. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review
of plans for Subdivision, Condominiums, and Planned Unit Developments, the
development of the subdivision must be carried on in a manner which will
minimize water pollution.

i. Construction plans shall clearly show how the subdivision will comply with
NAC 278.360.

k. Prior to approval of the final map, the applicant must submit to this Division the
Final Map fee.

Other EHS Division Conditions 

l. The Health District will require for the typical front lot a minimum 24 inch
catchment area from the back face of impervious surfaces. The Low Impact
Design (LID) will reduce nuisance water runoff into the infrastructure while
minimizing downstream runoff (Health Regulations Governing the Prevention of
Vector-Borne Diseases 040.038).

m. The westside ditch will require 4- 6 inch cobble rock in the flow line of the ditch to
reduce the downstream transport of sediment (Health Regulations Governing the
Prevention of Vector-Borne Diseases 040.021).
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n. The detention basin will require the Health District’s standard design of a cobble
rock lined low flow channel, one foot deep and 2-3 feet wide connecting the
inlet(s) to the outlet pipe.  In addition, we will require over excavating below the
low flow channel with a cobble lined infiltration trench design 2 feet wide and 3
feet deep the length of the basin to reduce downstream effects of storm water
runoff (Health Regulations Governing the Prevention of Vector-Borne Diseases
040.023).

o. The Health District will require percolation testing at or near grade of the
proposed detention basin representative materials to determine the oils ability to
receive and infiltrate storm water. The maximum drain time of 7 days is required
after a storm event per Truckee Meadows Regional Drainage Manual (section
1302.1). The maximum drain time of 7 days is required as well for nuisance
water runoff.

p. Vegetation planted in the detention basin shall be one foot away from the low
flow channel. The following maintenance  shall be noted on the civil plans and in
the  HOA;s CC&R's, "All vegetation debris and blockages shall require removal in
the low flow channel including one foot way on either side of the channel on an
annual basins. Maintenance of the detention basin will mitigate insect
development by preventing standing water from ponding longer than 7 days."
Health Regulations Governing the Prevention of Vector-Borne Diseases
040.022).

q. In the construction of the storm drain system, sumpless catch basins with a vault
unit is  require to reduce the downstream effects of sediment and oil runoff
(Health Regulations governing the Prevention of Vector-Borne Diseases
040.013)

Emergency Medical Services Program Conditions 

r. Estate numbers shall be clearly marked on the curb and residences and all
common areas.

Washoe County Regional Parks and Open Space 

5. The following conditions are requirements of Washoe County Regional Parks and Open
Space, which shall be responsible for determining compliance with these conditions.

Contact Name – Dennis Troy, 775.328.2059, dtroy@washoecounty.us 

a. A trails plan shall be prepared as part of the project. Trail plan shall include:

i. TRAIL EASEMENTS: One 20’-30’ non-motorized (equestrian and pedestrian)
public access trail easements shall be provided as part of the project.
Easements may be relocatable to ensure compatibility within the
development. A north-south connector providing access from Calle de la
Plata to the Sugarloaf Peak & Trail in a location acceptable to the developer
and Washoe County shall be provided.

ii. The applicant shall construct trails within easement corridors described in
item i. above to Washoe County Green Book Standards.
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iii. Trails shall be constructed and maintained in accordance with Washoe
County "Green Book" standards.  Designated trails shall be maintained and
perpetually funded by the homeowners or maintenance association as
designated by the applicant. The maintenance and funding of the trail corridor
and related improvements shall be addressed in the CC&Rs to the
satisfaction of the Washoe County District Attorney. Trail corridor
maintenance shall, as a minimum address the following:

 Debris and litter removal
 Weed abatement
 Drainage and watershed management
 Erosion Control
 Amenity maintenance and replacement (signage, dog waste disposal

stations, benches etc.)

Washoe County School District 

6. The following conditions are requirements of the Washoe County School District
(WCSD), which shall be responsible for determining compliance with these conditions.
The WCSD is directed and governed by its own board. Therefore, any conditions set by
the WCSD must be appealed to that board.

Contact Name – Mike Boster, 775.789.3810, mboster@washoeschools.net 

a. A disclosure shall be made by the developer to each homebuyer/renter on their
closing/rental documents that K-12 students in this subdivision may be assigned
to the nearest WCSD school(s) with available capacity in the event that the
currently zoned schools cannot accommodate additional students.

Truckee Meadows Fire Protection District 

7. The following conditions are requirements of the Truckee Meadows Fire Protection
District (TMFPD), which shall be responsible for determining compliance with these
conditions.

Contact Name – Amy Ray, 775.326.6000, aray@tmfpd.us 

a. Any developments on the property shall meet the requirements of Washoe
County Code (WCC) Chapter 60.

b. Plans shall be submitted for review and approval to TMFPD.

c. A Vegetation Management Plan is required for the project in accordance with the
requirements of the International Wildland Urban Interface Code, 2012 Ed. shall
be submitted for approval by TMFPD.

d. HOA and CC&R requirements and conditions shall be submitted for review,
comment and approval by TMFPD prior to recording, adoption and use.

e. Open spaces and drainages shall be maintained in accordance with WC Code
60, the Vegetation Management Plan and conditions placed in the HOA and
CC&R documents, ensuring vegetation management and maintenance in those
areas.
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f. Two means of access and/or egress shall be provided.

g. Hydrant placement shall be reviewed and approved by TMFPD. All hydrants shall
be equipped with Storz attachments upon installation.

h. Cul-de-sac dimensions shall be 100 foot diameter/50 foot radius to accommodate
fire department use and parking in the cul-de-sac.

i. Specifications for the turf shall be submitted to TMFPD for review and approval.

*** End of Conditions *** 
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Washoe County 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

1001 E. 9TH Street · P.O. Box 11130, Reno, Nevada 89520-0027 
Phone (775) 328-2041 · Fax (775) 328-3699 

Date: September 7, 2016 
Revised September 8, 2016 

To: Kelly Mullin, Planner 

From: Walter H. West, P.E., Licensed Engineer 
Clara Lawson, P.E., Licensed Engineer 

Re: BLACKSTONE ESTATES TM15-001 (161 Lots) 

GENERAL PROJECT DISCUSSION 

The proposed project consists of 161 lots of common open space development located north of Calle de La 
Plata, Washoe County, Nevada.  The applicant has provided additional traffic information as requested by 
our previous memo dated July 7, 2016.  This memo supercedes the July 7, 2016 memo.   

The Engineering and Capital Projects Division offers the following comments and recommendations which 
supplement applicable County Code and are based upon our review of the site and the tentative map 
application prepared by Rubicon Design Group, LLC. 

Recommended Conditions of Approval 

The following conditions of approval should be applied to this proposed project.  Conditions in italics are 
standard Engineering Conditions. 

GENERAL CONDITIONS 

1. Final maps and final construction drawings shall comply with all applicable statutes, ordinances,
rules, regulations, and policies in effect at the time of submittal of the tentative map or, if requested
by the developer and approved by the applicable agency, those in effect at the time of approval of the
final map.

2. Prior to acceptance of public improvements and release of any financial assurances, the developer
shall furnish to the water and sewer provider(s) and Engineering and Capital Projects Division a
complete set of reproducible as-built construction drawings prepared by a civil engineer registered
in the State of Nevada.

3. The developer shall be required to participate in any applicable General Improvement District or
Special Assessment District formed by Washoe County. The applicable County Department shall be
responsible for determining compliance with this condition.

4. The developer shall provide written approval from the U.S. Postal Service concerning the installation
and type of mail delivery facilities. The system, other than individual mailboxes, must be shown on
the project construction plans and installed as part of the onsite improvements. The County Engineer
shall determine compliance with this condition.
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5. A complete set of construction improvement drawings, including an onsite grading plan, shall be 
submitted to the County Engineer for approval prior to finalization of any portion of the tentative 
map. Grading shall comply with best management practices (BMP’s) and shall include detailed plans 
for grading and drainage on each lot, erosion control (including BMP locations and installation 
details), slope stabilization and mosquito abatement. Placement or disposal of any excavated 
material shall be indicated on the grading plan. The County Engineer shall determine compliance 
with this condition. 

6. All open space shall be identified as common area on the final map. A note on the final map shall 
indicate that all common areas shall be privately maintained and perpetually funded by the 
Homeowners Association. The County Engineer shall determine compliance with this condition. The 
maintenance of the common areas shall also be addressed in the CC&Rs to the satisfaction of the 
District Attorney’s Office. 

7. Any existing easements or utilities that conflict with the development shall be relocated, quitclaimed, 
and/or abandoned, as appropriate. The County Engineer shall determine compliance with this 
condition. 

8. Any easement documents recorded for the project shall include an exhibit map that shows the 
location and limits of the easement in relationship to the project. The County Engineer shall 
determine compliance with this condition. 

9. All existing overhead utility lines shall be placed underground, except electric transmission lines 
greater than 100 kilovolts, which can remain above ground. The County Engineer shall determine 
compliance with this condition. 

  

DRAINAGE (COUNTY CODE 110.420) 
Discussion 

 

A conceptual level hydrology analysis was provided within the application.  A detailed hydrology and hydraulic 
analysis shall be provided with the submittal of the final design.  The project proposes to install both retention 
and detention basins and have sited them at various locations within the project.  The applicant should be aware 
that retention basins (a basin fully retaining a design storm with no stormdrain outfall) are not permitted.  
Detention basins shall be used to provide mitigation of increased stormwater runoff to pre development levels.  
The final design shall ensure that the post development discharge of stormwater runoff shall be substantially in 
the same manner and location as predevelopment conditions.   

 

1. The conditional approval of this tentative map shall not be construed as final approval of the 
drainage facilities shown on the tentative map. Final approval of the drainage facilities will occur 
during the final map review and will be based upon the final hydrology report. 

2. Prior to finalization of the first final map, a master hydrology/hydraulic report and a master storm 
drainage plan shall be submitted to the County Engineer for approval. The master hydrology report 
shall include among other things: 

a. Determination of the portion of the 100 year peak flow rate and volume contributing to the 
project boundary from Griffith Canyon discharge (ie, that portion of 100 year flood plain 
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which lies north of Calle de la Plata) and the routing of this flow, if any, through the 
development. 

b. Estimation of peak flows from other offsite contributing areas including verification that 
reported diversion of flows into the Donovan Pit is a permanent drainage condition.  If the 
drainage diversion is not supported by appropriate drainage easements or a recorded 
agreement which allows the perpetual diversion, then the design shall account for and route 
the total basin flow through the project.  

c. Detention basin modeling shall use HEC-1/HMS and shall account for discharges from or into 
existing or proposed offsite detention basins.  The analysis shall determine no or minimal 
adverse impacts to existing or proposed offsite detention basin. 

d. An analysis of the impacts of routing drainage from north side of Calle de la Plata into the 
North Spanish Springs Flood Detention Facility (NSSFDF) and if impacts are minimal, 
stormwater facilities shall be designed and constructed to route flows to NSSFDF. 

 The County Engineer shall determine compliance with this condition. 
3. Prior to finalization of any portion of the tentative map, a final, detailed hydrology/hydraulic report 

for that unit shall be submitted to the County Engineer. All storm drainage improvements necessary 
to serve the project shall be designed and constructed to County standards and specifications and/or 
financial assurances in an appropriate form and amount shall be provided. The County Engineer 
shall determine compliance with this condition. 

4. Any increase in stormwater runoff resulting from the development and based on the 5 year and 100 
storm(s) shall be detained. The County Engineer shall determine compliance with this condition. 

5. The 100-year floodplain boundaries and flood elevations shall appear on each final map. If the 
floodplain boundary has been conditionally changed by a Federal Emergency Management Agency 
(FEMA) Conditional Letter of Map Amendment or Conditional Letter of Map Revision, the date of 
that letter and a note to that effect shall appear on the final map. The County Engineer shall 
determine compliance with this condition. 

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

7. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage leaving 
the site to the satisfaction of the Engineering and Capital Projects Division.  

8. The Truckee Meadows Regional Stormwater Quality Management Program Construction Permit 
Submittal Checklist and Inspection Fee shall be submitted with each final map. The County Engineer 
shall determine compliance with this condition. 

9. Drainage swales that drain more than two lots are not allowed to flow over the curb into the street; 
these flows shall be intercepted by an acceptable storm drain inlet and routed into the storm drain 
system. The County Engineer shall determine compliance with this condition. 

10. A note on the final map shall indicate that all drainage facilities not maintained by Washoe County 
shall be privately maintained and perpetually funded by a homeowners association. As an alternative 
to a homeowners association, the developer may request the establishment of a County Utility Service 
Area under which fees would be paid for maintenance of the proposed storm drainage detention 
facility. The fee amount will be based on the additional service above that normally provided by the 
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County to maintain new stormwater facilities dedicated by the developer (i.e., curb and gutter, drop 
inlets and piping). The County Engineer shall determine compliance with this condition. The 
maintenance and funding of these drainage facilities shall also be addressed in the CC&Rs to the 
satisfaction of the District Attorney's Office. 

11. The maximum permissible flow velocity (that which does not cause scour) shall be determined for all 
proposed channels and open ditches. The determination shall be based on a geotechnical analysis of 
the channel soil, proposed channel lining and channel cross section, and it shall be in accordance 
with acceptable engineering publications/calculations. Appropriate linings shall be provided for all 
proposed channels and open ditches such that the 100-year flows do not exceed the maximum 
permissible flow velocity. The County Engineer shall determine compliance with this condition. 

12. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an alternative to 
riprap, an engineered solution (geofabric, etc.) may be acceptable. The County Engineer shall 
determine compliance with this condition. 

13. Maintenance access and drainage easements shall be provided for all existing and proposed 
drainage facilities. The County Engineer shall determine compliance with this condition. 

14. Drainage easements shall be provided for all storm runoff that crosses more than one lot. The 
County Engineer shall determine compliance with this condition. 

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
 

1. All roadway improvements necessary to serve the project shall be designed and constructed to 
County standards and specifications and/or financial assurances in an appropriate form and amount 
shall be provided. The County Engineer shall determine compliance with this condition. 

2. An Occupancy Permit shall be obtained from the Nevada Department of Transportation (NDOT), for 
access to, from or under roads and highways maintained by NDOT, and a copy of said permit shall 
be submitted to the County Engineer prior to finalization of the affected final map. 

3. Street names shall be reviewed and approved by the Regional Street Naming Coordinator. 
4. Proposed landscaping and/or fencing along street rights-of-way and within median islands shall be 

designed to meet American Association of State Highway and Transportation Officials (AASHTO) 
sight distances and safety guidelines. No tree shall overhang the curb line of any public street. The 
County Engineer shall determine compliance with this condition. 

5. A note on each affected final map shall state that no direct access from individual lots shall be 
allowed onto Calle de la Plata.  The County Engineer shall determine compliance with this 
condition. This note shall also be included in the CC&Rs to the satisfaction of the District Attorney’s 
Office. 

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

7. Streetlights shall be constructed to Washoe County standards at locations to be determined at the 
final design stage. The County Engineer shall determine compliance with this condition. 
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8. AASHTO clear zones shall be determined for all streets adjacent to retaining walls or slopes steeper 
than 3:1. If a recoverable or traversable clear zone cannot be provided, an analysis to determine if 
barriers are warranted shall be submitted for approval. The County Engineer shall determine 
compliance with this condition. 

9. At a point where residential lotting is beyond 1,500 feet from the primary access, a secondary access 
shall be provided extending to an existing public roadway.  The secondary access may be an 
emergency access roadway.  The County Engineer shall determine compliance with this condition. 

10. Traffic calming measures within the project boundary shall be constructed ever 500 to 600 feet to the 
satisfaction of the County Engineer.  Acceptable traffic calming measures include speed tables, bulb 
outs, neck downs, chicanes and mini roundabouts.  The County Engineer shall determine compliance 
with this condition 

11. With the approval of the 1st final map, the planning, design, and construction of a fully signalized 
intersection at Pyramid Highway and Calle De La Plata meeting the requirements of the Washoe 
County Engineer, NDOT and RTC shall occur.  A financial assurance shall be posted for the 
construction of said improvements.   In order for the signalization improvements located within 
NDOT right-of-way to be eligible for Regional Road Impact Fee waiver under the terms and 
provisions of the Regional Transportation Commission’s General Administrative Manual, 5th 
Addition including Amendment No. 1, the minor leg (Calle de la Plata) shall be constructed to a 
regional roadway standards, meeting RTC requirements, to include, but not be limited to, a left turn 
lane onto southbound Pyramid Highway.  The County Engineer shall determine compliance with this 
condition. 

12. The applicant shall have a traffic analysis performed for the 20 year build-out condition which 
includes recommendations for the necessary lane modifications and traffic signalization 
requirements. The County Engineer shall determine compliance with this condition. 

13. With the approval of the 1st final map, the portion of Calle De La Plata adjoining the project 
boundary shall be widened to meet Washoe County requirements for roadways within suburban areas 
including curb, gutter, and sidewalk along the north side of the road.  The total pavement width shall 
accommodate a left turn pocket for traffic entering Pyramid Highway. The County Engineer shall 
determine compliance with this condition. 
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July 5, 2016 
 
 
To:  Kelly Mullin, Planner 

Roger Pelham, MPA, Senior Planner 
 
From:  Timothy Simpson, P.E., Licensed Engineer 
 
Subject:  TM15-001, Black Stone Estates, Parcel 534-571-01 
 
 
The Community Services Department (CSD) has reviewed the subject application and has the 
following comments: 
 
1. The applicant is proposing to develop a 161-lot common open space single-family residential 

subdivision.  The project is located at 350 Calle De La Plata in the Spanish Springs Valley. 
 

2. Sanitary sewer will be provided by Washoe County and treatment will be at the Truckee Meadows 
Water Reclamation Facility. 

 
 
The Community Services Department (CSD) recommends approval provided the following 
conditions are met: 
 
1. All fees shall be paid in accordance with Washoe County Ordinance prior to the approval of each final 

map. 
 
2. Improvement plans shall be submitted and approved by CSD prior to approval of the final map.  They 

shall be in compliance with Washoe County Design Standards and be designed by a Professional 
Engineer licensed to practice in the State of Nevada. 

 
3. The Applicant shall submit an electronic copy of the street and lot layout for each final map at initial 

submittal time. The files must be in a format acceptable to Washoe County. 
 
4. The Developer shall construct and/or provide the financial assurance for the construction of any on-

site and off-site sanitary sewer collection systems prior to signature on each final map. The financial 
assurance must be in a form and amount acceptable to the CSD. 

 
5. Approved improvement plans shall be used for the construction of on-site and off-site sanitary sewer 

collection systems.  The CSD will be responsible to inspect the construction of the sanitary sewer 
collection systems. 

 
6. The sanitary sewer collection systems must be offered for dedication to Washoe County along with 

the recordation of each final map. 
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7. Easements and real property for all sanitary sewer collection systems and appurtenances shall be in 
accordance with Washoe County Design Standards and offered for dedication to Washoe County 
along with the recordation of each final map.  

 
8. A master sanitary sewer report for the entire tentative map shall be prepared and submitted by the 

applicant's engineer at the time of the initial submittal for the first final map which addresses: 
 

a. the estimated sewage flows generated by this project, 
b. projected sewage flows from potential or existing development within tributary areas, 
c. the impact on capacity of existing infrastructure,  
d. slope of pipe, invert elevation and rim elevation for all manholes 
e. proposed collection line sizes, on-site and off-site alignment, and half-full velocities 

 
9. No Certificate of Occupancy will be issued until all the potable water and sewer collection facilities 

necessary to serve each final map have been completed, accepted and completed as-builts drawings 
delivered to the utility.  As-built drawings must be in a format acceptable to Washoe County. 

 
10. No permanent structures (including rockery or retaining walls, building’s, etc.) shall be allowed within or 

upon any County maintained utility easement. 
 
11. A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washoe County over 

any facilities not located in a dedicated right of way.  
 
12. A minimum 12-foot wide all weather sanitary sewer access road shall be constructed to facilitate 

access to off-site sanitary sewer manholes. 
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July 14, 2016 
 
 
Kelly Mullin, Planner 
Roger Pelham, Senior Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
 
RE: Blackstone Estates; APN 534-571-01 
 Tentative Map; TM15-001 
  
Dear Mr. Pelham and Ms. Mullin: 
 
Washoe County Health District, Environmental Health Services Division (Division) has reviewed the 
above referenced project with regard to sewage disposal, domestic water supply and water quality. 
The project is proposing a 161-lot, single-family residential subdivision with an average lot size lots 
range in size from 8,400 to 24,759 square feet on a portion of a parcel with an area of 58.5± acres. 
The development is proposed to be served by public water and sewer.  The parcel proposed to be 
subdivided is APN 534-571-01. 
 
Tentative Map Review and Final Map Conditions per NAC 278 

This Division requires the following conditions to be completed prior to review and approval 
of any Final Map: 
 
1. Prior to any final grading or other civil site improvements, a complete water system plan and 

Water Project submittal for the referenced proposal must be submitted to this Division. The plan 
must show that the water system will conform to the State of Nevada Design, Construction, 
Operation and Maintenance Regulations for Public Water Systems, NAC Chapter 445A, and the 
State of Nevada Regulations Governing Review of Plans for Subdivisions, Condominiums, and 
Planned Unit Developments, NAC 278.400 and 278.410.  
a. The application for a Water Project shall conform to the requirements of NAC 445A.66695. 
b. Two copies of complete construction plans are required for review. All plans must include an 

overall site plan, additional phases that will eventually be built to indicate that the water 
system will be looped, all proposed final grading, utilities, and improvements for the proposed 
application. 

2. Mass grading may proceed after approval of the Tentative Map and after a favorable review by 
this Division of a grading permit application. 
a. The application shall include a Truckee Meadows Water Authority annexation and discovery 

with the mass grading permit.  
3. Improvement plans for the water system may be constructed prior to Final Map submittal only 

after Water Project approval by this Division. 
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a. For improvement plans approved prior to Final Map submittal, the Developer shall provide 
certification by the Professional Engineer of record that the improvement plans were not 
altered subsequent to Final Map submittal. 

b. Any changes to previously approved improvement plans made prior to Final Map submittal 
shall be resubmitted to this Division for approval per NAC 278.290 and NAC 445A.66715. 

 
This Division requires the following to be submitted with the Final Map application for review 
and approval: 
 
1. Construction plans for the development must be submitted to this Division for approval. The 

construction drawings must conform to the State of Nevada Regulations Concerning Review of 
Plans for Subdivisions, Condominiums and Planned Unit Developments, and any applicable 
requirements of this Division. 

2. Prior to approval of a Final Map for the referenced project and pursuant to NAC 278.370, the 
developer must have the design engineer or a third person submit to the satisfaction this Division 
an inspection plan for periodic inspection of the construction of the systems for water supply and 
community sewerage. The inspection plan must address the following: 
a. The inspection plan must indicate if an authorized agency, city or county is performing 

inspection of the construction of the systems for water supply and community sewerage. 
b. The design engineer or third person shall, pursuant to the approved inspection plan, 

periodically certify in writing to this Division that the improvements are being installed in 
accordance with the approved plans and recognized practices of the trade.  

c. The developer must bear the cost of the inspections. 
d. The developer may select a third-person inspector but the selection must be approved by the 

Division or local agency. A third-person inspector must be a disinterested person who is not 
an employee of the developer. 

e. A copy of the inspection plan must be included with the Final Map submittal. 
3. Prior to final approval, a “Commitment for Service” letter from the sewage purveyor committing 

sewer service for the entire proposed development must be submitted to this Division. The letter 
must indicate that the community facility for treatment will not be caused to exceed its capacity 
and the discharge permit requirements by this added service, or the facility will be expanded to 
provide for the added service. 
a. A copy of this letter must be included with the Final Map submittal. 

4. Prior to final approval, a “Commitment for Water Service” letter from the water purveyor 
committing adequate water service for the entire proposed development must be submitted to 
this Division.  
a. A copy of this letter must be included with the Final Map submittal. 

5. The Final Map application packet must include a letter from Nevada Division of Environmental 
Protection to this Division certifying their approval of the Final Map.  

6. The Final Map application packet must include a letter from Division of Water Resources 
certifying their approval of the Final Map. 

7. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of plans for 
Subdivision, Condominiums, and Planned Unit Developments, the development of the 
subdivision must be carried on in a manner which will minimize water pollution. 
a. Construction plans shall clearly show how the subdivision will comply with NAC 278.360. 

8. Prior to approval of the final map, the applicant must submit to this Division the Final Map fee. 
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Other Division Conditions 

1. The Health district will require for the typical front lot a minimum 24 inch catchment area from the 
back face of impervious surfaces. The Low Impact Design (LID) will reduce nuisance water runoff 
into the infrastructure while minimizing downstream runoff (Health Regulations Governing the 
Prevention of Vector-Borne Diseases 040.038). 

2. The westside ditch will require 4- 6 inch cobble rock in the flow line of the ditch to reduce the 
downstream transport of sediment (Health Regulations Governing the Prevention of Vector-
Borne Diseases 040.021). 

3. The detention basin will require the Health District’s standard design of a cobble rock lined low 
flow channel, one foot deep and 2-3 feet wide connecting the inlet(s) to the outlet pipe.  In 
addition, we will require over excavating below the low flow channel with a cobble lined infiltration 
trench design 2 feet wide and 3 feet deep the length of the basin to reduce downstream effects of 
storm water runoff (Health Regulations Governing the Prevention of Vector-Borne Diseases 
040.023). 

4. District Health will require percolation testing at or near grade of the proposed detention basin 
representative materials to determine the oils ability to receive and infiltrate storm water. The 
maximum drain time of 7 days is required after a storm event per Truckee Meadows Regional 
Drainage Manual (section 1302.1). The maximum drain time of 7 days is required as well for 
nuisance water runoff. 

5. Vegetation planted in the detention basin shall be one foot away from the low flow channel. The 
following maintenance  shall be noted on the civil plans and in the  HOA;s CC&R's, "All 
vegetation debris and blockages shall require removal in the low flow channel including one foot 
way on either side of the channel on an annual basins. Maintenance of the detention basin will 
mitigate insect development by preventing standing water from ponding longer than 7 days." 
Health Regulations Governing the Prevention of Vector-Borne Diseases 040.022). 

6. In the construction of the storm drain system, sumpless catch basins with a vault unit is  require 
to reduce the downstream effects of sediment and oil runoff (Health Regulations governing the 
Prevention of Vector-Borne Diseases 040.013 ) 
 

If you have any questions regarding the foregoing, please call Jim English at 328-2610 or Jim Shaffer 
785-4599 regarding engineering or vector comments, respectively. 
 
Sincerely, 
 
 
 
James English 
Environmental Health Specialists Supervisor 
Environmental Health Services 
 

J.L. Shaffer 
Program Coordinator/Planner 
Vector-Borne Diseases Program 
Environmental Health Services 

 
JE/JS/:wr 
 
Cc: File - Washoe County Health District  

Rubicon Design Group – mrailey@rubicondesigngroup.com 
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MEMORANDUM 

DEPARTMENT OF REGIONAL PARKS AND OPEN SPACE 

PLANNING DIVISION 
 

1001 E. 9th Street       Reno, NV  89520      775.328.2059     dtroy@washoecounty.us 

 

 

TO:  Kelly Mullin, Planner  
 
FROM:  Dennis Troy, Park Planner   
 
DATE:  September 19, 2016  
 
SUBJECT: Blackstone Estates(TM15-001)  
 
 
Tentative Map Application TM15-001 
The proposed development lies within Park District 2C and is adjacent to public open space and trails 
owned and managed by Washoe County, commonly known as Sugarloaf Peak (see map Exhibit A). The 
comments below were previously provided to the applicant when the Master Plan Amendment and 
Regulatory Zone Amendment applications (MPA15-003 and RZA15-005) were submitted. Comments 
have not been addressed within this application.   
 
The application does not identify pedestrian/equestrian connection points within the development to an 
existing public access corridor known as the Sugarloaf Peak and Trail system. This is a heavily used 
natural surface equestrian trail corridor that currently exists along the northern and north-eastern 
portion of the property.   This trail corridor is identified in the Park District 2C Master Plan and the 
Spanish Springs Area Plan and should be incorporated in a future trails plan as part of the development.  
(Master Plan excerpts Exhibits B)  
 
Due to the abundant parks and recreation services available in the vicinity for future Sugarloaf Estates   
residents, there is no need for additional neighborhood parks to be considered as part of the 
development. 
 
In accordance with NRS 278.4983, Blackstone Estates may generate up to $161,000 (maximum of $1,000 
per proposed dwelling unit) in Residential Construction Tax (RCT) for Park District 2C.   This RCT will be 
utilized in compliance with NRS at park facilities in the vicinity of the project area.  
 
FUTURE Recommended Conditions of Approval (at the time of design and construction) 
 
1. A trails plan shall be prepared as part of the project. Trail plan shall include:  
 

a. TRAIL EASEMENTS: One 20’-30’ non-motorized (equestrian and pedestrian) public 
access trail easements shall be provided as part of the project. Easements may be 
relocatable to ensure compatibility within the development. A north-south connector 
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MEMORANDUM 

DEPARTMENT OF REGIONAL PARKS AND OPEN SPACE 

PLANNING DIVISION 
 

1001 E. 9th Street       Reno, NV  89520      775.328.2059     dtroy@washoecounty.us 

 

providing access from Calle de la Plata to the Sugarloaf Peak & Trail in a location 
acceptable to the developer and Washoe County shall be provided.   

 
b. The applicant shall construct trails within easement corridors described in item a. above 

to Washoe County Green Book Standards.   
 

c. Trails shall be constructed and maintained in accordance with Washoe County "Green 
Book" standards.  Designated trails shall be maintained and perpetually funded by the 
homeowners or maintenance association as designated by the applicant.  The 
maintenance and funding of the trail corridor and related improvements shall be 
addressed in the CC&Rs to the satisfaction of the Washoe County District Attorney.  Trail 
corridor maintenance shall, as a minimum address the following: 

 
    -Debris and litter removal 
    -Weed abatement 
    -Drainage and watershed management 
    -Erosion Control 

-Amenity maintenance and replacement (signage, dog waste disposal 
stations, benches etc.)  
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425 East Ninth Street * P.O. Box 30425 * Reno, NV  89520-3425 
Phone (775) 348-0200 * (775) 348-0304 * www.washoeschools.net 
  

Board of Trustees:   Angela Taylor, President * John Mayer, Vice President * Veronica Frenkel, Clerk * 
Howard Rosenberg * Lisa Ruggerio * Ryan Gonda * Diane Nicolet * Traci Davis, Superintendent 

01 July 2016 
 
Kelly Mullin, Planner 
Roger Pelham, Senior Planner 
Washoe County Planning & Development 
1001 E. Ninth Street 
Reno NV USA 89512  
 
RE: TM15-001 (Blackstone Estates) 
 
Dear Ms Mullin and Mr Pelham, 
 
161 new single-family residential units will impact Washoe County School District 
facilities.  This project is currently zoned for the following schools: 
 
Taylor Elementary School 

 Estimated project impact = 45 new ES students (161 single-family units x 
0.277 ES students per unit) 

 Base Capacity = 606 

 2015-2016 Enrollment = 670 

 % of Base Capacity = 111% 

 Overcrowding Strategies: 
o Taylor ES has 2 portable buildings (4 classrooms) in use that provide 

temporary space for an additional 100 students. 
o Per WCSD-adopted Policy 6111, most elementary schools will transition 

to a multi-track year-round schedule1 when their enrollment reaches 120% 
of capacity. 

o Assignment to the closest elementary school with available capacity may 
be used for students in this development. 
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Shaw Middle School 

 Estimated project impact = 10 new MS students (161 single-family units x 
0.064 MS students per unit) 

 Base Capacity = 1072 

 2015-2016 Enrollment = 1016 

 % of Base Capacity = 95% 

 Overcrowding Strategies: 
o Shaw MS has 2 portable buildings (4 classrooms) in use that provide 

temporary space for an additional 100 students. 
o Per adopted District Policy 6111, most middle schools will be 

converted to a double session calendar2 when enrollment exceeds 120% 
of capacity. 

o Assignment to the closest middle school with available capacity may be 
used for students in this development. 

 
Spanish Springs High School 

 Estimated project impact = 22 new HS students (161 single-family units x 
0.136 HS students per unit) 

 Base Capacity = 2160 

 2015-2016 Enrollment = 2319 

 % of Base Capacity = 107% 

 Overcrowding Strategies: 
o Spanish Springs HS has 5 portable units (10 classrooms) in place that 

provide temporary space for an additional 250 students. 
o Per adopted District Policy 6111, high schools will convert to a double 

session calendar2 when enrollment exceeds 120% of capacity. 
o  Assignment to the closest high school with available capacity may be 

implemented for students in this development. 
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Recommended WCSD Condition for TM15-001 (Blackstone Estates): 
A disclosure shall be made by the developer to each homebuyer/renter on 
their closing/rental documents that K-12 students in this subdivision may 
be assigned to the nearest WCSD school(s) with available capacity in the 
event that the zoned schools cannot accommodate additional students. 

 
Definitions: 

1. Multi-Track Year-Round Calendar (MTYR): The school is divided into four 
groups (“tracks”) which start and end the school year on different dates, with 
only three tracks attending school at any one time. This can decrease 
overcrowding by as much as 25%. 

 
2. Double Sessions: Two “schools” are operated out of one building; the school 

is divided into two separate groups which start and end the day at different times, 
with no overlap. Double Sessions have not been done in WCSD for over 30 
years; all details are still in process in terms of exact start and end times, division 
of the school, and more. Other school districts in Nevada, which have more 
recent experience with Double Sessions, ran the first high school session from 
5:55am to 11:55am and the second session ran from approximately 12:00 p.m. 
to 6:00 p.m. Double Sessions can relieve overcrowding by as much as 50%. 

 
For more information, go to the Washoe County School District’s Data Gallery 
at: http://datagallery.washoeschools.net/ 
 
Thank you for the opportunity to comment. 

Mike Boster 
Mike Boster 
School Planner 
14101 Old Virginia Road 
Reno NV USA 89521 
Washoe County School District Capital Projects 
775.789.3810 
mboster@washoeschools.net 
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STATE  OF  NEVADA 

DEPARTMENT  OF  TRANSPORTATION 
 

District II 
310 Galletti Way 

Sparks, Nevada 89431 
(775) 834-8300   FAX (775) 834-8319 

 
September 4, 2016 

BRIAN SANDOVAL RUDY MALFABON,  P.E., Director  
Governor 
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Washoe County 
Planning and Development Division TM15-001 
P.O. Box 11130  Blackstone Estates  
Reno, NV 89520-0027 State Route 445, Pyramid Way 
 

RE: TM15-001 (Revised Traffic Study) 

Attention:  Ms. Kelly Mullin, Planner 
  
Dear Ms. Mullin: 
 
I have reviewed the Blackstone Estates Traffic Study dated August 12, 2016. This study indicates 
the traffic impact for the request approval of 161 single-family residences located east of 
Pyramid Highway (State Route 445) and north of Calle De La Plata. This parcel will be accessed 
from Calle De La Plata which connects to Pyramid Highway (State Route 445).  I have the 
following comments:   

1. Nevada Department of Transportation (NDOT) is aware of two additional planned 
development projects that will likely impact this corridor and the intersection of Pyramid 
Highway and Calle De La Plata. The study does not consider the traffic impact from nearby 
developments. The following development projects should be considered: 

 Sugarloaf Ranch Estates development consisting of 119 single-family units 
generating 1,139 average daily trips with 89 AM peak hour/120 PM peak hour 
trips. 

 Harris Ranch Subdivision development consisting of 610 single-family units 
generating 5,544 daily trips with 437 AM peak hour/ 535 PM peak hour trips. 

Any additional projects already approved or pending should also be included. 

2. When comparing the Blackstone Estates Traffic Study traffic counts with the Sugarloaf 
Ranch Estates’ traffic study (Traffic Works) for the intersection of Pyramid Highway/Calle 
De La Plata, there appears to be significant differences in  the vehicle distribution volumes: 

 West approach- right turn to Pyramid Highway: Traffic Works’ 441 AM peak trips 
compared to Solaegui Engineers’ 215 AM peak trips. (51% lower) 

 North approach- southbound through: Traffic Works’ 292 AM peak hour trips 
compared to Solaegui Engineers’ 208 AM peak hour trips. (29% lower) 

DocuSign Envelope ID: 0B86A656-F20C-4893-A714-C37D9D86F91C
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 North approach- right turn to W. Calle De La Plata: Traffic Works’ 41 AM peak 
trips compared to Solaegui Engineers’ 5 AM peak trips. (88% lower) 

The reported existing traffic counts are also used in the Harris Ranch Subdivision traffic 
report. While NDOT is not disputing the field counts, clarification on the vehicle counts 
provided would be appreciated.  

3. The traffic study recommends the installation of a right turn lane/deceleration lane as 
specified in the current NDOT Access Management System and Standards, 1999. This is an 
important safety enhancement to mitigate the traffic impact. 
 

4. Improving sight distance for vehicles on the east approach at Pyramid Highway and Calle De 
La Plata needs to be considered. NDOT recommends relocating the existing mailboxes 
(southeast corner) and monument sign (northeast corner) to a location outside the functional 
area of the intersection. Moving the mailbox driveway further away from the intersection will 
likely improve traffic operations.  
 

5. NDOT continues to monitor the intersection of Pyramid Highway and Calle De La Plata. The 
most recent traffic signal study was completed three months ago. At this time, the 
intersection does not meet the federal guidelines/standards for a traffic signal.  

6. A roundabout design should be considered as it mitigates the traffic impact, reduces vehicle 
speeds, and eliminates angle crashes. A roundabout reduces vehicle conflict points from 
thirty-two to eight for a four-way intersection. 

7. Existing traffic plus combined anticipated traffic volumes (Blackstone Estates, Sugarloaf 
Ranch Estates and Harris Ranch Subdivision) appear to have a significant impact to the 
intersection at Pyramid Highway and Calle De La Plata. If all three development projects are 
approved and constructed, it is likely the traffic generated will warrant the need for a traffic 
signal. There would be a benefit to the public if these projects installed the necessary signal 
infrastructure to mitigate the traffic impacts. The traffic signal mast arms, signal heads and 
signage would not be installed until such time as a traffic signal study is conducted and the 
signal activation approved by NDOT. 

8. In the event of a signal system installation, NDOT will permit the traffic signal/lighting 
infrastructure to Washoe County. Final acceptance of a signal system maintenance agreement 
must be obtained and approved by NDOT prior to signal activation. 

9. Signs for advertising will not be allowed within NDOT right-of-way. Please refer to NRS 
405.110- Unlawful advertising on or near highway or on bridge. Please ensure sign base, post 
and sign edge is outside of State right-of-way. 
 

10. The state defers to municipal government for land use development decisions.  Public 
involvement for Development related improvements within the NDOT right-of-way should 
be considered during the municipal land use development public involvement process.  
Significant public improvements within the NDOT right-of-way developed after the 
municipal land use development public involvement process may require additional public 
involvement.  It is the responsibility of the permit applicant to perform such additional public 
involvement.  We would encourage such public involvement to be part of a municipal land 
use development process.  

DocuSign Envelope ID: 0B86A656-F20C-4893-A714-C37D9D86F91C
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Thank you for the opportunity to review this development proposal.  NDOT reserves the right to 
incorporate further changes and/or comments as the design review advances.  I look forward to 
working with you and your team, and completing a successful project.  Please feel free to contact 
me at (775)834-8300, if you have any further questions or comments.   

Sincerely, 
 
 
 
 
Jae Pullen, PE, PTOE 
District II Engineering Services 
 
 
cc:  Thor Dyson, District Engineer 
 Hoang Hong, Traffic Ops 
 Rebecca Kapuler, RTC 
 File 
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DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES 

DIVISION OF WATER RESOURCES 

901 South Stewart Street, Suite 2002 
Carson City, Nevada 89701-5250 

(775) 684-2800 • Fax (775) 684-2811 
(800) 992-0900  
(In Nevada Only) 

www.water.nv.gov 
 

June 22, 2016 
 
RE:  Tentative Map Review 20863-T1 
 
To:  Katy Stark 

Washoe County Community Services Department 
1001 East Ninth Street, Building A 
Reno, NV 89512 

 
Name: Blackstone Estates 
 
County: Washoe County – Pyramid Highway and Calle De La Plaza 
 
Location: A portion of the E½ of Section 23, Township 21 North, Range 20, East, 

MDB&M. 
  
Plat: Tentative: One-hundred-eighty-six (186) lots totaling approximately 58.49 acres 

and being Washoe County Assessor’s Parcel Number 534-571-01. 
 
Water Service  
Commitment  
Allocation:  No water is committed at this time. Truckee Meadows Water Authority 

anticipates a demand of 79.98 acre-feet annually. 
 
Owner- SP58, LLC 
Developer: 439 West Plumb Lane 

Reno, NV 89509 
 
Engineer: Rubicon Design Group, LLC 

100 California Avenue, Suite 202 
  Reno, NV 89509 
 
Water  
Supply: Truckee Meadows Water Authority 
 

 
LEO DROZDOFF 

Director 
 

JASON KING, P.E. 
State Engineer 

STATE OF NEVADA 

 

 

 
Brian Sandoval 

Governor 
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Review Number 20863-T1 
06/22/2016 
Page 2 of 2 

 
General: There are no active water rights appurtenant to the described lands in this 

proposed project. The lands of the proposed project lie within the Truckee 
Meadows Water Authority service area. Any water used on the described lands 
should be provided by an established utility or under permit issued by the State 
Engineer’s Office. 

 
All waters of the State belong to the public and may be appropriated for beneficial 
use pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised 
Statutes (NRS), and not otherwise. 
 
Any water or monitor wells, or boreholes that may be located on either acquired 
or transferred lands are the ultimate responsibility of the owner of the property at 
the time of the transfer and must be plugged and abandoned as required in 
Chapter 534 of the Nevada Administrative Code.  If artesian water is encountered 
in any well or borehole it shall be controlled as required in NRS § 534.060(3). 

 
Municipal water service is subject to Truckee Meadows Water Authority rules 
and regulations and approval by the Office of the State Engineer regarding water 
quantity and availability. 

 
A Will Serve from Truckee Meadows Water Authority and mylar map of the 
proposed project must be presented to the State Engineer for approval and signed 
through his office prior to development. 

 
Action:  Tentative approval of Blackstone Estates subdivision based on acceptance of 

Water Will Serve by Truckee Meadows Water Authority. 
  
 
       Best regards, 
 
 
 
 
 
        

Steve Shell 
      Water Resource Specialist II 
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    Spanish Springs Citizens Advisory Board 
 
        MEMORANDUM 
 
 

 
September 14, 2016 
 
To:  Commissioner Vaughn Hartung 
Re:  Tentative Map Case Number TM15-001 (Blackstone Estates) 
From:  Misty Moga, Administrative Recorder 
 
The following is a portion from the Spanish Springs CAB meeting held on September 14, 2016. 
 
7. DEVELOPMENT PROJECTS – The project description is provided below with links to the application or you 
may visit the Planning and Development Division website and select the Application Submittals page: 
http://www.washoecounty.us/comdev/da/da_index.htm.  
 
B. Tentative Map Case Number TM15-001 (Blackstone Estates) – Request community feedback, discussion, 
and possible action to approve a 161-lot single-family residential common open space subdivision on a 58.49-
acre property.  
Applicant: SP58, LLC, 439 W. Plumb Lane, Reno, NV 89509  
Property Owner: Jacie, LLC c/o Douglas Properties, LLC, 3820 Lone Tree Lane, Reno, NV 89511  
Location: 350 Calle de la Plata, on the north side of the road and approximately 650 feet east of its 
intersection with Pyramid Highway  
Assessor’s Parcel Number: 534-571-01  
Staff: Kelly Mullin, Planner and Roger Pelham, Senior Planner 775-328-3608 (KM) and 775-328-3622 (RP) 
kmullin@washoecounty.us and rpelham@washoecounty.us 
 
Mike Railey, Rubicon Design Group for Blackstone development group 
Began this process one year ago  
 

• Zoning is Medium Density Suburban – up to 3 units per acre 
• It’s permitted for 175 units; they are proposing 160 with common space. 
• He said the plan has evolved 
• Mr. Herman has an open space buffer 
• Access on Calle De La Plata with secondary on Sugar Loaf 
• The open space will have a split rail fence by Mr. Herman. 
• Zero- scape in the front yards installed by developer – low water usage 
• Mike said he has been living in Spanish Springs, so he understands the area. 
• Conditions with agreement with Sugar Loaf Estates to install the traffic lights; long standing problem 

will be address.  
• Truckee river water rights from TMWA 

 
Richard Zinnick asked if MDS 3 units per acre; mike said they are currently below that. 
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Dan Herman asked Mike to commit to specific construction hours. Mike said yes, they can commit to that. Dan 
said we have been fighting against the apartments that are proposed to go in next to this project. He said 
there is a Hawco project going in the north of this project with common open space.  
 
John Bradbury asked about the signal. He asked about the north bound right hand turn lane. Mike said yes, 
according to the traffic report, there will be a decel lane and a dedicated left turn lane. Mike said those will be 
conditions of approval. Mike said they will pay for it through impact fees. 
 
Mike Hudson asked about the number of bedrooms. Mike said the floor plans are being worked out. 3-5 
bedrooms with dens. Mike Hudson said there could be 300-500 kids in the schools. Mike Railey said every 
school is at capacity or over, and they have to let buyers know the schools have to be bused to other schools. 
That is an issue they are working with the school district.  
 
Dawn asked where everyone can read about the conditions that have to be met. Kelly Mullen, County Planner, 
said conditions are made by a number of agencies, a lot are in draft form, and they can be available online, 
and they will be heard on October 4th at the Planning Commission meeting.  Please submit your comments 
with a written letter for the planning commission.  
 
Diane Dutcher said the Hawco project was rejected last week by the Planning Commission.  Trevor Lloyd said 
Harris Ranch was appealed and will be heard by the County Commission on October 25. 
 
Nadine Berrymon asked about the water from the Truckee River. She asked what happens if that runs dry. 
Mike said someone from TMWA will be at the hearing date.  
 
George McKiernan asked about orientation of other neighborhoods. Mike showed him.  
 
Terri Basso asked about parks planned. Mike said they will perpetuate the Sugar Loaf trail to get to the peak. 
She asked about widening the lanes on Pyramid. 
 
Pat Abrahams said the project will bring about 300 kids, other projects bring more kids, which would be 500 
kids. He asked who is responsible for the schools being built. He asked where will they go to school. Mike said 
Washoe County School District is responsible for building schools. 
 
Kris Dondero said there will be a conversation corner community meeting with Tracy Davis on September 19 
at Spanish Springs Library, 5:30 – 6:30 pm.  
 
Terri Basso said if there are increases of school kids, where will the tax dollars go to build the school. Mike said 
he is very sympathetic to this. He said their projected school rate according to the school district was 
expecting: 45 elementary, 10 middle, 15 highschool generated by this project.  
 
Roger McGibbon asked about an impact fee for new construction. Mike said that is not currently part of 
legislation.  
 
Dawn said Hawco has set aside land for parks and schools. There are tentative space but based on the budget 
of the school district to build, and the same with parks.  
 
Bob Sader from Hawco properties said they are north of Spanish springs. He said they set aside land sites for 
schools and parks. In the subdivisions, they plan for the future.  
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Bill Samson said Hawco got land back from the county that was supposed to be a school or park. If the county 
doesn’t carry the ball, it won’t happen. It won’t materialize. We don’t have the infrastructure to support more 
growth. There is a lack of county participation. They would love to see this go in because they will get $50,000 
a year from the houses on this project. Please don’t approve development out here, we can’t handle it. The 
zoning has already been approved.  
 
John Gwaltney asked Kelly at what stage does the county reach a conclusion on this. What stage are you in 
this development project. Kelly said we are collecting input. She said she received already 17 pages of 
comments from other agencies. She said this is part of the project is receiving public input. She said they will 
forward a staff report to planning commission and they may vote. It may go to board of county commissioners 
as well.  John asked her what the current feeling is. Kelly said they are still gathering info for their analysis.  
John asked about our process and the character statement. Kelly said all comments here and provided are 
part of the analysis.   
 
Sarah Mahler asked about the emergency services impacts. This is 161 new homes. She asked about square 
footage and price ranges. Mike said 2200 up to 2850 sq ft, but that is an estimate. Price would be low to mid 
$400K.  
 
Mike said TMFPD is a reviewing agency. They can provide comments and conditions. This was down zoned to 
build houses. Commercial zoning is harder on fire departments.  
 
John Bradbury said they only have 4 inch flow. He said the fire flow is a concern.  
 
Mike Hudson asked where does this go from here if disapproved. Kelly Mullen said tonight, they are asked to 
make advisory vote to recommend/not or provide comments. It’s ultimately up to the board for the planning 
commission. It’s approved or deny by planning commission on Oct 4, 6:30pm at the County Commission 
chambers. 
 
Pubic member said he hasn’t heard any positive public comments. If you welcome our comments, why do you 
heed them. 
 
Jim said when you get a development like this; you increase a tax base for Washoe County. It’s a facade. They 
can redirect funds to whatever they want. He said he isn’t sure what happens with the education portion. 
Mike said $642,000 is paid in impact fees and they have to be use for this CIP.  
 
Sarah Mahler asked for the proposed schedule of the project. Mike said 5 phases; approval in October, and 
possibly break ground in spring. Mike said it’s a 2-3 year build out. 
 
Joan Abrahams said if the developers pay toward a stop light and expenses, why we can’t ask the developers 
to build the schools. Mike said he understands it’s a small amount, but Blackstone Developer group made a 
$5k donation. That’s not a lot, but Hawco has donated and dedicated school and park sites. She said the 
developers must do something. It can’t happen.  
 
Pat Abrahams said the amount of land donated is worthless if its repurpose for residential use. The land has 
been reassessed for houses. If you allow this to go on, the sites assigned for schools cannot be changed. 
Adding 161 houses, what happens to the property values in the nearby houses. Mike said these are upper-end 
homes, similar to Shadow Ranch, had a positive impact on the property values.  
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Dawn said the zone change has been done. If the tentative map isn’t approved, Mike said someone will come 
back with a new proposal. Mike said this was zoned for commercial and now it’s residential.  
 
Nadine asked why the zoning be 3 per acre. Cut the housing in half. Mike said there is market study for this 
demand.  
 
Stan, Public member asked about the floor plans. Mike said he believes the houses by Mr. Herman’s homes 
are single story.  
 
Brenda Healy asked what is next if its not approved. Mike said someone else can come back to ask for this 
project.  
 
Mike said the map is less dense than what was already approved.  
 
MOTION: Joe Healy made a motion to disapprove the plan. John Gwaltney seconded. The motion passed 
unanimously.  
 
cc: Dawn Costa, Chair 

Jennifer Oliver, County Liaison 
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Job # 237-01 

 

BLACKSTONE ESTATES 
TENTATIVE SUBDIVISION MAP APPLICATION 

 

 

Prepared for: 

SP58, LLC 

439 W. Plumb Lane 

Reno, Nevada 89509 

 

Prepared by: 

Rubicon Design Group, LLC 

100 California Avenue, Suite 202 

Reno, Nevada 89509 

(775) 425-4800 
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Introduction 
 
This application includes the following request: 
 

 A Tentative Map with Common Open Space to create 161 single family lots on 58.49± acres 
within the Spanish Springs Area Plan. 

 

Project Location 
 
The Blackstone Estates site (APN 534-571-01) consists of 58.49± acres and is located in northern Spanish 
Springs.  Specifically, the property is located on the north side of Calle de la Plata, east of Pyramid Highway.  
Figure 1 (below) depicts the project location. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

Figure 1 – Vicinity Map 



BBBLLLAAACCCKKKSSSTTTOOONNNEEE   EEESSSTTTAAATTTEEESSS    
 

  
2 

Existing Conditions 
 
Currently, the project site is vacant.  Surrounding land use includes vacant land and single family residential 
uses to the west, the “Shadow Mountain” subdivision to the north, vacant land to the east, and a regional 
storm water detention facility and single family to the south. 
 
The Blackstone Estates property contains generally flat terrain and is accessed from Calle de la Plata on the 
south side.  Figures 2 (below) and 3 (following page) depict the existing onsite conditions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – Existing Conditions 
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Figure 3 – Existing Conditions 
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Blackstone Estates is located within the Spanish Springs Area Plan and is identified within the Suburban 
Character Management Area as defined in the Spanish Springs Character Management Plan.  The Spanish 
Springs Area Plan states that the Suburban Character Management Area (SCMA) “will be the designated 
growth area in the Spanish Springs Valley.”  Figure 4 (below) depicts the project site in context with the 
SCMA. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NOTE: SCMA boundary is outlined in bold. 
 

Figure 4 – Suburban Character Management Area 
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Previous Entitlement Requests 
 
This tentative map application follows requests made for a Master Plan Amendment and Regulatory Zone 
Amendment for the Blackstone Estates site in September 2015.  These applications have been approved by 
the Washoe County Board of Commissioners.  Final conformance review approval by the Truckee Meadows 
Regional Planning Commission is anticipated on July 13, 2016. 
  
The previous MPA and RZA requests set out to establish a Suburban Residential Master Plan designation and 
Medium Density Suburban (MDS) zoning for the entire 58.49± acres.  The proposed Master Plan designations 
are depicted below in Figure 5, while Figure 6 (following page) depicts the proposed zoning for the project 
site. 
 
It is important to note that the previous entitlement requests referred to the project as Sugarloaf Estates.  
The project name has officially been changed to Blackstone Estates in order to eliminate confusion between 
this project and the project proposed adjacent to this site (Sugarloaf Ranch Estates). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5 – Proposed Master Plan Designation 
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Figure 6 – Proposed Zoning 
 

Request Summary 
 
As noted previously, this application includes a tentative Subdivision Map request to create 161 single family 
lots at the project site.  It is planned to develop Blackstone Estates utilizing a Common Open Space 
Development approach, per the standards contained in Article 408 of the Washoe County Development 
Code. 
 
The plan developed for Blackstone Estates includes 161 lots for an overall density of 2.75 units per acre.  
Included within the project are 9.27± acres of open space.  This includes a 3.19± acre open space area on the 
west side that will provide passive and active recreational opportunities for residents.  It is envisioned that 
this area will serve much like a neighborhood park and can accommodate a wide range of recreational uses.   
 
The park area on the west side of the project was located based on meetings with the adjoining property 
owner.  At the owner’s request, the open space was strategically located to ensure that a maximum buffer to 
the existing residence is achieved.  It is also noteworthy that no motorized vehicles will be allowed in this 
area and the entire western row of lots will not include any two-story homes. 
 
Lot sizes within Blackstone Estates are consistent with the proposed MDS zoning and are complementary to 
the existing Shadow Mountain subdivision to the north as well as lots planned within the proposed Sugarloaf 
Ranch Estates project to the east.  Lots within Blackstone Estates range in size from 8,595± square feet to 
19,271± square feet with an overall average lot size of 11,140± square feet. 
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Figure 7 (below) depicts the overall layout proposed for Blackstone Estates. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 7 – Preliminary Site Plan 
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As depicted in Figure 7, trails will be provided with Blackstone Estates.  These trails provide connections to 
existing trails within the adjoining developments as well as a connection to the existing regional trail that 
provides access to Sugarloaf Peak to the northeast.  Although the trails and open space areas within 
Blackstone Estates will be private and maintained by a planned homeowners association, a public use 
easement will be dedicated in order to allow all area residents access to these amenities.  Providing these 
trail linkages serves to complete a crucial link between Sugalrloaf Peak and the southern Spanish Springs 
valley.  The trails can be used for walking/hiking, bicycling, or equestrian use. 
 
A homeowners association (HOA) will be created for Blackstone Estates with the approval of the first final 
map.  The HOA will be responsible for maintaining the open space and common areas and for enforcement 
of planned covenants, conditions, and restrictions (CC&R’s).  CC&R’s will be developed for the site to ensure 
that homeowners maintain their properties and that the community vision is carried forward.  The HOA may 
choose to form its own architectural review committee in order to further regulate any proposed 
modifications to homes (i.e. additions, patio covers, detached garages, etc.).  Of course, any modification to 
the approved home plans would require compliance with the MDS zoning standards (i.e. setbacks, etc.) and 
would be subject to review and approval by Washoe County.  The CC&R’s are not enforced by the County but 
will provide the HOA with a mechanism to enforce the community standards and vision.  The CC&R’s will be 
provided to new home buyers at the time of purchase and will be recorded against new lots within 
Blackstone Estates. 
 
Primary access will be provided from Calle de la Plata with a secondary access through the adjoining project 
(proposed) to the east.  This will ensure proper emergency access and meets all applicable Washoe County 
requirements.  A comprehensive traffic impact analysis is included as an appendix to this report and details 
the projected traffic volumes generated by Blackstone Estates and the planned mitigation improvements.  As 
part of this project, it is proposed to improve the Pyramid Highway/Calle de la Plata intersection with a new 
dedicated left turn lane for southbound traffic onto Pyramid Highway. 
 
Roadways within Blackstone Estates will be constructed to Washoe County standards and will be dedicated 
as public rights-of-way.  Roads will include 42-foot right of way with curb, gutter, and sidewalk.  Right-of-way 
details are included in the attached map pocket.   
 
Phasing for the project will largely be dependent on current market conditions.  It is envisioned that there 
will be no more than 5 phases for the project.  Final maps may be recorded separately or concurrently for 
each phase and bonding for improvements shall occur in accordance with Washoe County requirements and 
policies.  It is intended that the first phase will be located at the southern end of the project with 
construction moving to the north until buildout is complete. 
 
Home plans for Blackstone Estates are still being developed and are envisioned to complement surrounding 
development.  Larger lots included within Blackstone Estates are conducive to larger single story floor plans 
although no limitation on two-story models is proposed (with the exception of the west side).  Consistent 
with Washoe County policy, final home plans and elevations will be subject to the review and approval of the 
Washoe County Design Review Committee for compliance with development code and Area Plan standards. 
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Fencing for the project will include six-foot wood fences for side and rear yards.  Lots adjoining open space 
areas will include a 4-foot open fence such as split rail or wrought iron.  These fencing requirements will also 
be included in the CC&R’s recorded for Blackstone Estates. 
 

Site Analysis 
 
Article 408 of the Washoe County Development Code establishes regulations related to Common Open 
Space Developments (COSD).  Specifically, Section 110.408.30 requires a site analysis be conducted.  This site 
analysis criteria is listed below and addressed in bold face type. 
 
Section 110.408.30  Site Analysis to Determine Common Open Space and Lot Size Variations.  A site analysis 
showing development opportunities and constraints shall be prepared as a key consideration, along with the 
project design objectives, to determine the total area covered by lots and roads, lot areas, and the total area 
to be designated as common open space.  The site analysis shall include information and maps, including a 
site opportunities and constraints map, describing all significant physical and contextual features or factors 
which may affect the development of the property.  The elements of the site analysis shall include, as a 
minimum, the following information: 
 
(a) Location Map.  A general location map providing the context of location and vicinity of the site. 
 
Figure 1 (page 1) included in this report provides an overall location/vicinity map for Blackstone Estates.  
Additionally, a vicinity map is also included on the Tentative Map Title Sheet (Sheet 1 of 9) in the attached 
map pocket. 
 
(b) Land Use.  Current and planned land use on the site and adjacent current, planned and approved, but 

unbuilt land uses. 
 

As depicted in Figures 1 through 6 of this report, the project site is currently vacant.  Requests for a Master 
Plan Amendment and Zone Change have been submitted that will redesignate the site as Suburban 
Residential and rezone the site to Medium Density Suburban (MDS).  This is actually a down-zone to the 
current Neighborhood Commercial and Industrial designations that are currently associated with the 
property.  Parcels to the north are under development as single family homes, utilizing a similar COSD 
approach as proposed with Blackstone Estates.  Although the subdivision to the north is zoned Low 
Density Suburban, with the clustering, lot sizes are complementary to that proposed within Blackstone 
Estates.  Parcels to the west are designated for a mix of commercial and residential uses (at varying 
densities).  Two of the parcels to the west are developed with single family homes.  The Blackstone Estates 
plan addresses these residences by providing an open space buffer adjacent to the parcels which will 
protect privacy and view sheds of the existing residences.   



BBBLLLAAACCCKKKSSSTTTOOONNNEEE   EEESSSTTTAAATTTEEESSS    
 

  
10 

 
The property located to the east of Blackstone Estates is currently under review by Washoe County for 
single family residential use at the same density proposed with this project (Sugarloaf Peak Estates).  
Therefore, Blackstone Estates will directly complement uses to the east.  If the Sugarloaf Peak Estates is 
not approved, Blackstone Estates will still retain the open space buffer and trail along the eastern property 
boundary, ensuring land use compatibility.  Lastly, the property to the south consists of a large detention 
basin/regional flood control project that will remain undeveloped but is perfectly compatible with 
residential use types. 

 
(c) Existing Structures.  A description of the location, physical characteristics, condition and proposed use 

of any existing structures. 
 

Not applicable.  There are no existing onsite structures. 
 

(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 Blackstone Estates site is characterized by natural vegetation consisting mostly of sagebrush, rabbit 
brush, and patches of cheat grass.  There are no existing trees on the property no are there any known 
foreign species, etc. 

 
(e) Prevailing Winds.  An analysis of prevailing winds. 

 
Prevailing winds in the area are from west to east with occasional northerly winds during storm events.  
The proposed project layout should not be negatively impacted by the prevailing winds in the area. 

 
(f) Topography.  An analysis of slopes on the site using contour interval of five (5) feet, or at a contour 

interval appropriate for the site and agreed to by the Director of Community Development. 
 
The project site is generally flat and contains 10± feet of fall across the entire 58.49± acres.  The project 
does not qualify as a hillside development and contains slopes less than 5%.  The engineering plans 
included with this application provide for grading and drainage plans that clearly depict the site 
topography. 
 
(g) Soil.  An analysis of the soil characteristics of the site using Soil Conservation Service (SCS) information. 

 
A preliminary geotechnical report is included as an appendix to this report and identifies no soil or geologic 
conditions that would preclude residential development at the densities proposed. 

 
(h) Natural Drainageways.  Identification of natural drainageways on and adjacent to the site. 

 
Natural drainage that occurs along the eastern portion of the site will be retained and is incorporated into 
the provided open space.  A detailed hydrology study is also included as an appendix to this report. 
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(i) Wetlands and Water Bodies.  Identification of existing or potential wetlands and water bodies on the 

site. 
 

Not applicable.  No wetlands or water bodies exist onsite. 
 

(j) Flood Hazards.  Identification of existing and potential flood hazards using Federal Emergency 
Management Agency (FEMA) information. 

 
There is a small portion of flood hazard area that “clips” the southeastern portion of the Blackstone 
Estates site.  This area is incorporated in to the open space and does not occur within any of the proposed 
lot areas.  This area is also depicted on the engineering plans and addressed in the included hydrology 
report. 

 
(k) Seismic Hazards.  Identification of seismic hazards on or near the site, including location of Halocene 

faults. 
 

A preliminary geotechnical report is included with this application and identifies no known seismic 
hazards. 

 
(l) Avalanche Hazards.  An analysis of avalanche and other landslide hazards. 

 
Not applicable. 

 
(m) Sensitive Habitat and Migration Routes.  An analysis of sensitive habitat areas and migration routes. 

 
Not applicable.  There are no known or identified sensitive habitats or migration routes onsite. 

 
(n) Significant Views.  A description and analysis of all on and off site significant views. 

 
Views from the site generally focus to the northeast towards Sugarloaf Peak.  Views across the property 
are previously depicted in Figures 2 and 3. 

 
(o) Easements.  A description of the type and location of any easements on the site. 

 
All existing and proposed easements are clearly depicted on the engineering plans included with this 
report.  Additionally, a preliminary title report is being submitted with the original report that identifies 
and describes all existing easements. 
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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 services. 
 

The attached engineering plans and drawings depict all existing utilities/infrastructure and proposed 
extensions, etc.  The project will connect to all municipal services including sewer, water, natural gas, cable 
television, etc. 

 
(q) Appropriate Access Points.  An analysis of appropriate access points based upon existing and proposed 

streets and highways and site opportunities and constraints. 
 

Access is provided from Calle de la Plata and primary access is situated and sized such that conflicts with 
existing driveways and circulation patterns will not result.  A comprehensive traffic impact analysis is also 
included as an appendix to this report. 

 
(r) Other Information.  All other information deemed appropriate and necessary by the Director of 

Community Development. 
 
This report provides for all pertinent and required details.  Additional information and analysis can be 
provided on an as-needed basis as it may arise during the public review process. 
 
As part of the Site Analysis required under the COSD standards, the Development Suitability Map from the 
Spanish Springs Area Plan was referenced.  The site is considered “most suitable for development” with the 
exception of a small portion subject to flooding (as discussed previously under item “j”).  The actual area 
subject to flooding has been highly refined based on detailed engineering studies and mapping provided by 
FEMA and is clearly addressed on the engineering plans included with this report. 
 
Figure 8 (following page) includes the Development Suitability Map taken from the Spanish Springs Area 
Plan. 
 

Potential Impacts 
 
This section aims to provide a cursory impact analysis based on the conceptual plan developed for the 
project, as presented in Figure 7. 
 

 Traffic 
 
Traffic is a measurable impact that will result no matter what is developed at the site.  As part of this 
application and consistent with the Plan Maintenance section of the Spanish Springs Area Plan, a 
comprehensive traffic impact study, prepared by Star Consulting, is attached within the appendices of this 
report. 
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Figure 8 – Development Suitability Map 
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As noted in the attached traffic report, the intersection of Calle de la Plata and Pyramid Highway was highly 
analyzed.  Currently, the intersection operates at level of service (LOS) F which does not meet service criteria 
established within the Area Plan or by the Regional Transportation Commission (RTC).  However, with 
planned regional improvements, including the widening of Pyramid Highway from two to four lanes up to 
Calle de la Plata, LOS for the intersection rises to C, even with added traffic from Blackstone Estates. 
 
With approval of Blackstone Estates, it is conceivable that roadway improvements listed on the RTP will be 
accelerated, especially considering that regional projects are re-evaluated and prioritized every 2 years.  As 
part of the tentative map review process, Star Consulting will be meeting with NDOT and representatives of 
the adjoining project to the east to suggest planned intersection improvements at Calle de la Plata and 
Pyramid Highway.  The traffic analysis also suggests the construction of a dedicated left turn lane at the 
intersection for southbound traffic. 
 
Overall, Blackstone Estates is anticipated to generate 121 am peak hour trips, 163 pm peak hour trips, and 
1,541 average daily trips.  It is important to note that the number of trips generated by the proposed 
residential use is a decrease from the number of trips that would likely occur under the current zoning (by as 
much as 58%).  The traffic analysis concludes that the proposed development will have no measurable 
impact on the LOS of the adjacent roadway segments or intersections, when regional improvements are 
completed and that the adjacent roadways are currently operating under capacity. 
 
Blackstone Estates can help spearhead long anticipated improvements, including improvements at Calle de la 
Plata/Pyramid Highway that have been a desire of the community for over a decade.  Additionally, the 
project developer will be required to make a significant contribution in terms of traffic impact fees paid to 
RTC with final map approval.  
 
Additional details are and analysis are attached in the full traffic impact study.  
 

 Schools 
 
As part of this Tentative Map process, the Washoe County School District was consulted as to the current 
capacities of schools that serve the project area.  It was determined that the project site is zoned for the 
following schools: 
 
- Spanish Springs Elementary School 
- Yvonne Shaw Middle School 
- Spanish Springs High School 
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Mike Boster, Washoe County School District Planner, provided the School District’s accepted student 
generation formulas along with the 2014/2015 enrollments and capacities for each school (2015/2016 
enrollments have not been finalized as of the filing date of this application).  Mr. Boster also indicated that 
capacities can be misleading based on special programs that may be occurring within the school facility.  For 
example, elementary schools often have special education classes, gifted and talented programs, autism 
specialty programs, etc. which are capped by law on maximum classroom size.  This can therefore skew 
actual capacity levels.  Regardless, Mr. Boster concurred that the School District could provide refined 
enrollment and capacity numbers as part of this and a future public review process. 
 
Once again, for the sake of this analysis, a density yield of 161 units was assumed.  The following table 
summarizes potential school impacts. 
 

School Current 
Enrollment1 

Capacity1 Generation Rate1 Number of New 
Students 

Spanish Springs ES 713 students 772 students 0.277/unit 45 students 

Shaw MS 1,008 students 1,072 students 0.064/unit 10 students 

Spanish Springs HS 2,315 students 2,160 students 0.136/unit 22 students 
1 – provided by the Washoe County School District. 
 
It is important to note that this analysis does not consider the potential for children to attend charter 
schools, private institutions, or home schooling and is therefore a worst-case scenario in terms of student 
generation projections. 
 

 Public Facilities/Infrastructure 
 
The project site is located in an area of existing infrastructure.  All municipal services (i.e. water, sewer, 
storm drain, etc.) are either in place or can easily be extended (at the developer’s expense) to serve 
Blackstone Estates.  Consistent with the policies of the Spanish Springs Area Plan and requirements of the 
Washoe County Development Code, all new lots within Blackstone Estates will be served by municipal water 
and sewer.  Power, natural gas, cable television, and high speed internet service all exist at or adjacent to the 
project site.   
 
Another noteworthy point is that the proposed clustering of units (through a common open space 
subdivision) will result in resource conservation, reduction in water use, etc.  All of the applicable 
infrastructure is analyzed with the preliminary engineering plans and reports included with this report and 
compliance is demonstrated. 
 
Preliminary utility plans are included with the engineering plans located in the map pocket of this report. 
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 Site Suitability 
 
As noted previously in this report, the site is well suited for the type of density potential associated with the 
requested designations.  This is based on the fact that the site is flat and the availability of existing site 
services and infrastructure.  In fact, the recently requested MDS zoning represents a down zoning in terms of 
intensity from which is permitted under the prior commercial and industrial designations.  Furthermore, the 
site is not encumbered by geologic, cultural, historical, or flood concerns that would preclude development.  
For reference, a feasibility geotechnical investigation is included in the appendices of this report. 
 

 Public Services 
 
The property is within an acceptable response time of the Truckee Meadows Fire Protection District station 
located on La Posada Drive to the south.  Also, the Washoe County Sherriff’s Office has existing patrols 
within the project area. 
 

Planning Policy Analysis 
 
The proposed request must be reviewed for consistency with the goals and policies of the Washoe County 
Master Plan, Spanish Springs Area Plan, and Truckee Meadows Regional Plan.  Each of these planning 
documents is addressed below: 
 

 Spanish Springs Area Plan 
 
The Spanish Springs Area Plan is an element of the Washoe County Master Plan that establishes the overall 
theme and vision that the community has in terms of how they wish to see Spanish Springs develop over the 
next 20 years.  Last updated in 2010, there has been very little change within the plan area in the last 5 years. 
However, as the region’s economy continues to recover, there is now opportunity to implement change 
within the plan area, consistent with the goals and policies of the Area Plan.  
 
The Introduction section of the Area Plan states that the “Spanish Springs community will maintain and apply 
objective standards and criteria that serve to manage growth and development in Spanish Springs in a 
manner that: 
 

 Respects the rural heritage of the area by encouraging a rustic appearance and preserving scenic 
quality; 

 Respects private property rights; 

 Provides open space and recreational opportunities; 

 Provides local services and employment opportunities; 

 Ensures that growth is kept in balance with resources and infrastructure. 
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This Tentative Map request is entirely consistent with this intent of the Area Plan.  Blackstone Estates will 
provide residential uses that will complement existing development patterns in the area as well as provide 
significant open space and linkages to regional trails.  This is consistent with the first and third bullet point 
outlined in the Introduction of the Area Plan.   
 
In terms of resources and infrastructure, the pending amendments to the land use categories to residential is 
in actuality a down-zone in terms of intensity and will serve to better manage available resources and 
infrastructure.  The residential use proposed is far less intense than what could be developed under the 
existing zoning and will better complement the area as a whole. 
 
The Vision of the Spanish Springs Area Plan is to “manage growth in Spanish Springs, focusing on a rustic 
appearance in keeping with the rural character of the area, while respecting private property rights.”  It can 
be logically argued that the current industrial and commercial designations conflict with the “rustic 
appearance” of the area, especially on the east side of Pyramid Highway.  The residential use and density 
proposed with Blackstone Estates, along with the planned open space and trail facilities, are far more in line 
with the Area Plan vision. 
 
The Area Plan also establishes an overall Character Statement.  The first paragraph of the Character 
Statement states that “over the next 20 years, the community will provide a range of employment 
opportunities and a more limited, but still mixed, range of residential opportunities.  Over this period, the 
distribution of land uses and the provision of public facilities and infrastructure will preserve and facilitate a 
community character that merges Spanish Springs’ scenic, low-density, rural and western heritage with 
suburban residential, employment, and commercial opportunities.”  The Character Statement recognizes that 
a transition to more suburban densities will occur within Spanish Springs.  The 2.75 du/ac density proposed 
with Blackstone Estates is complementary to suburban lot sizes to the north and matches that proposed to 
the east.  There has been significant change in the area over the past 20 years and this application is 
reflective of proper planning and density given available infrastructure and developing land use patterns.   
 
As noted previously, the project site is located within the Suburban Character Management Area defined in 
the Area Plan.  This “suburban core” as discussed in the Character Statement includes “residential densities 
of up to three dwelling units per acre.”  The Character Statement goes on to state that “suburban land uses 
are located predominantly, but not exclusively, on the west side of Pyramid Highway.”  As part of this 
discussion, the Character Statement discusses transitions between the suburban core and more rural areas.  
The SR Master Plan designation and MDS zoning proposed with Blackstone Estates are consistent with the 3 
du/ac suburban character (2.75 du/ac proposed) identified in the plan and most definitely provide for an 
appropriate transition to adjoining properties. 
 
It is noteworthy that by Washoe County’s own definition of “suburban,” density is up to 7 units per acre 
(reflected in High Density Suburban zoning).  The 2.75 du/ac density proposed with Blackstone Estates is less 
than half of this.  Furthermore, Washoe County staff has agreed that the proposed density meets the 
suburban definition and character identified in the Area Plan and has determined that an amendment to the 
Character Statement is not needed as part of this request. 
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Another noteworthy excerpt from the Character Statement is that “the Suburban Character Management 
Area will be the designated growth area in the Spanish Springs Valley.”  Given the fact that the Blackstone 
Estates site is flat, easily developed, and in an area where infrastructure exists or can easily be extended, not 
to mention located central to the Suburban Character Management Area, this request serves to implement 
the character and vision expressed in the Area Plan.  The Character Statement goes on to note that “an 
integrated trail system that provides access to regional and local open space” is a community desire along 
with a “desire for resource conservation in the community.”  The plan for Blackstone Estates is directly 
compatible with this and provides trail linkages and open space connections to the regional network.  Also, 
the clustering of units promotes resource conservation and greatly reduces water usage, etc. than if 
developed with larger lots. 
 
The Area Plan also contains goals and policies that are applicable to this particular request.  These policies 
are listed below and are addressed in bold face type.   
 
Goal One:  The pattern of land use designations in the Spanish Springs Area Plan will implement and 

preserve the community character described in the Character Statement. 
 
As described in the previous section, Blackstone Estates conforms to the Character Statement in terms of 
location within the Suburban Character Management Area, allowable suburban densities, preservation of 
open space, trail connections, and resource conservation. 
 
SS1.2 The Policy Growth Level for the Spanish Springs Suburban Character Management Area is 1,500 

new residential units of land use capacity.  Land use intensifications will not add more than 1,500 
new units of Land Use Capacity through 2025.  The Washoe County Department of Community 
Development will be responsible for tracking increasing land use potential to ensure this growth 
level is not exceeded. 

 
Blackstone Estates, at build out, represents 161 new residential units.  Land use intensifications since the 
Plan adoption in 2010 have been limited based on economic conditions.  Therefore, there is well over 
1,000 residential units of capacity remaining of which 161 is only a small portion.  The recent economic 
growth in the region has created a new demand for housing.  It is clearly envisioned in the Spanish Springs 
Area Plan that new residential growth was anticipated in the area.  Blackstone Estates is consistent with 
this anticipated growth as well as the Vision and Character Statement included in the Area Plan and is 
much better suited to meet community needs than the existing industrial and commercial designations. 
 
SS.3.1 Washoe County’s policy level of service (LOS) for local transportation facilities in the Spanish 

Springs planning area is LOS “C.” 
 
A detailed traffic impact analysis is included in the attached appendices.  The report concludes that with 
planned improvements, all adjoining roadways/intersections will operate at appropriate levels of service.  
It is also important to note that overall traffic impacts are reduced with the proposed MDS zoning, as 
compared to the existing LDS/Industrial/NC mix. 
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SS.3.3 Washoe County will strongly advocate the prioritization of improvements to Pyramid Highway and 

qualified regional roads and arterials within the boundaries of this area plan in the Regional 
Transportation Improvement Program in order to achieve and maintain established levels of 
service. 

 
Blackstone Estates can serve to expedite improvements to the Calle de la Plata/Pyramid Highway 
intersection, including widening of Pyramid Highway, lane improvements to Calle de la Plata and upgrades 
to the Calle de la Plata/Pyramid Highway intersection.  These have been long standing community 
concerns that Blackstone Estates can help to solve and fund. 
 
SS.3.5 Washoe County will be an advocate for restricted access to Pyramid Highway pursuant to the 

provisions of the Pyramid Highway Corridor Management Plan. 
 
Consistent with this policy, no direct access to Pyramid Highway is proposed with Blackstone Estates.  
Instead, the project (and the adjoining development proposed) can serve to address long standing 
concerns with the Calle de la Plata/Pyramid Highway intersection to the benefit of the community as a 
whole. 
 
Goal Four: Maintain open vistas of the surrounding ridges and more distant mountain ranges, and 

minimize the visual impact of hillside development. 
 
The Blackstone Estates site is ideal for development at the densities proposed.  The property is flat and 
development will have zero impact to hillsides, sensitive areas, etc. and will not obstruct views to 
Sugarloaf Peak or other surrounding ranges. 
 
Goal Five:  The built environment will implement and preserve the community character as described in 

the Spanish Springs Vision and Character Statement. 
 
The project can serve to implement the Character Statement by providing an appropriate transition 
between suburban uses and rural areas further east.  Additionally, Blackstone Estates will provide a vital 
link in the regional trail network, a key component of the Area Plan. 
 
Goal Six:  Public and private development will respect the value of cultural and historic resources in the 

community. 
 
There are no believed or known cultural or historical resources located on the Blackstone Estates site, 
ensuring consistency with this goal. 
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Goal Seven: The Spanish Springs planning area will contain an extensive system of parks and trails that 

provides the community and 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 preservation and implementation of the 
community character. 

 
As depicted in Figure 7, Blackstone Estates will be developed in a clustered fashion that will provide for 
public trail connections from the site to the regional network.  Additionally, land is preserved central to 
the project for active and passive recreation opportunities. 
 
SS.7.2 New trails will be designed to accommodate equestrian, pedestrian and off-road bicycle traffic, 

unless technical or severe economic hardships warrant consideration of a more limited use. 
 
All of the trails within Blackstone Estates will be public and will support the users listed within this policy.   
 
SS.7.4 As new residential and commercial properties develop in the Spanish Springs Valley, the Washoe 

County Department of Parks and Recreation will review development proposals for potential trail 
connections. 

 
The project applicant will work directly with the parks department to determine final design of trails and 
open space facilities along with determining connection points to the regional network, etc. 
 
SS.7.6 Access to existing trails will be protected and improved wherever possible.  During the process of 

development review, the Washoe County Departments of Community Development and Parks and 
Recreation will request dedication of property and/or easements when appropriate trail alignments 
have been identified that link significant nodes with the Spanish Springs planning area or connect 
existing trails. 

 
Blackstone Estates will be in direct voluntary compliance with this policy and fully recognizes the 
importance of trail connectivity within the community. 
 
SS.7.7 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 Parks and Recreation will request the dedication of an appropriate 
amount of community park acreage as property develops within the planning area. 

 
There are currently no neighborhood parks on the east side of Pyramid Highway, north of Calle de la Plata. 
Blackstone Estates provides a 3.9± acre central open space that can essentially function as a neighborhood 
park providing passive and active recreation opportunities that will not only serve project residents, but 
those in the immediate area as well.  This will provide significant public benefit and potentially provide 
significant savings to Washoe County. 
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Goal Nine: The built environment will minimize the destructive potential of any identified geological 

hazard. 
 
As detailed in the attached feasibility geotechnical investigation (included in appendices), there are no 
geological conditions that would preclude development of the site. 
 
SS.12.1 Residential and commercial development must utilize one or a combination of the following 

reliable water resources that are replenished in quantities to meet the needs of the area without 
reliance upon groundwater mining or recharge from agricultural uses: 

 
a. Decreed Truckee River water rights or other approved imported surface water rights when used 

with an appropriate drought yield discount as determined by the water purveyor and approved by 
the State Engineer. 

b. Imported groundwater from a source that is replenished in sufficient quantity to meet the demands 
placed upon a source without groundwater mining. 

c. Certificated groundwater rights or permitted quasi-municipal groundwater rights (that existed as 
of May 22, 1990) matched by imported, decreed surface water from a source such as the Truckee 
River. 

i. For residential developments, the quantity of imported water or decreed surface 
water shall be equal to 50 percent of the groundwater demand. 

ii. For developments other than residential (commercial, industrial, recreational, 
etc.), the quantity of the matching imported or decreed surface water rights shall 
be equal to 100 percent of the calculated demand. 

iii. The Truckee River surface water dedicated must be capable of diversion to the 
Orr Ditch. 

 
Blackstone Estates has already gone through the Truckee Meadows Water Authority’s “Discovery” process. 
TMWA has confirmed that the site is within its service boundary and facilities to serve the proposed 
project are in place.  Water rights are available for purchase through TMWA and will be dedicated to serve 
the project with final map(s). 
 
SS.12.5 New residential subdivisions (e.g. tentative parcel map, tentative subdivision map) utilizing Medium 

Density Suburban land use densities (MDS: 1 du/ac to max. 3 du/1 ac) or greater densities approved 
after January 1, 1996 shall be required to use an imported water source, except subdivisions 
approved on land designated Medium Density Suburban prior to October 1, 1995. 

 
Blackstone Estates will comply with the requirements of this policy.  Water rights will be purchased from 
TMWA or an approved supplier and dedicated to serve the project with final map(s).  Truckee River water 
rights will be dedicated for this project. 
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SS.12.7 The creation of parcels and lots in the Spanish Springs planning area shall require the dedication of 

water rights to Washoe County in quantities that are consistent with the water use standards set by 
the State Engineer and/or Washoe County. 

 
Blackstone Estates will comply with the requirements of this policy and will provide water rights with final 
map recordation per TMWA requirements and guidelines. 
 
Goal Fifteen: Water resources will be provided to residential and non-residential uses in a manner that 

implements and preserves the community character as described in the Spanish Springs 
Vision and Character Statement. 

 
As previously detailed, the project is indirect compliance with the Vision and Character Statement included 
in the Area Plan.  This will include the manner in which water service is provided to the site and will be 
coordinated through the Truckee Meadows Water Authority. 
 
SS.15.1 Whenever applicable, all development within the Spanish Springs Suburban Character Management 

Area will connect to a community water service. 
 
Blackstone Estates will be served by a community water system.  Individual wells are not being proposed. 
 
Goal Sixteen: Wastewater treatment and disposal will be provided to residential and nonresidential uses in 

a manner that implements and preserves the community character as described in the 
Spanish Springs Vision and Character Statement. 

 
Blackstone Estates will be served by sanitary sewer and not septic systems, serving to implement not only 
this goal, but numerous policies as well.  It is also important to note that in order to make community 
water and sewer service available on a large scale (as encouraged in the Area Plan), additional density is 
needed in order to make it financially viable.  Thus, services within the project could benefit adjoining 
parcels through the ability to hook up with municipal services that would not otherwise be available. 
 
SS.16.1 Whenever applicable, all development within the Spanish Springs Suburban Character Management 

Area will connect to a community sewer service. 
 
Blackstone Estates will connect with a community sewer system, consistent with this policy and a 
suburban development form. 
 
The previous Master Plan Amendment and Regulatory Zone Amendment application for Blackstone Estates 
(filed September 15, 2015) included a comprehensive analysis of applicable Master Plan policies relevant to 
the project.  As explained in that report, the proposed project (at the density/intensity proposed) is 
supported by the Master Plan and does not conflict with any current goals or policies. 
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Tentative Map Findings 
 
Section 110.608.20 of the Washoe County Development Code establishes legal findings that must be made 
by the Planning Commission or Board of County Commissioners in order to approve a Tentative Map 
request.  These findings are listed below and are addressed in bold face type. 
 

(a) Environmental and Health Laws.  Environmental and health laws and regulations concerning water 
and air pollution, the disposal of solid waste, facilities to supply water, community or public sewage 
disposal and, where applicable, individual systems for sewage disposal; 

 
Blackstone Estates will be served by municipal water and sewer service, ensuring full compliance with this 
finding.  Additionally, solid waste disposal service will be provided through Waste Management which 
currently operates routes in Spanish Springs and the surrounding areas. 
 

(b) Availability of Water.  The availability of water which meets applicable health standards as well as 
requirements for water rights, quality or will-serve commitments; 
 

The project site is within the service boundary of the Truckee Meadows Water Authority and has 
completed a Discovery process through TMWA.  Water rights will be dedicated to TMWA to serve the 
project, ensuring full compliance with this finding.  Water rights can be purchased directly from TMWA or 
on the open market (with full TMWA acceptance). 

 
(c) Utilities.  The availability and accessibility of utilities; 

 
The project will be served by all municipal utilities, infrastructure, and services as detailed within this 
report and on the attached engineering plans. 

 
(d) Public Services.  The availability and accessibility of public services such as schools, police and fire 

protection, transportation, recreation and parks; 
 

The project is within an acceptable response time of the Truckee Meadows Fire Protection District’s 
station on La Posada Drive and is in an area of existing Sherriff patrols.  Schools that will serve the project 
along with their current enrollments are detailed within this report.  It is further recognized that it will be 
disclosed to all new residents (at time of purchase) that school zoning is subject to change based on 
current enrollments, capacities, etc. 

 
(e) Plan Consistency.  General conformance with the Development Code and Master Plan; 

 
With the approval of the pending Master Plan Amendment and Regulatory Zone Amendment requests, 
Blackstone Estates will be in direct conformance with the Suburban Residential Master Plan designation 
and Medium Density Suburban zoning. 
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(f) Impact on Existing Streets.  The effect of the proposed subdivision on existing public streets and the 

need for new streets or highways to serve the subdivision; 
 

A detailed traffic impact analysis is included with this application and identifies improvements needed to 
mitigate traffic impacts created by Blackstone Estates.  These improvements can be conditioned with the 
Tentative Map and must be completed prior to the issuance of certificates of occupancy for new homes.  
This will ensure full compliance with this finding. 

 
(g) Physical Characteristics.  Physical characteristics of the land such as flood plain, slope and soil; 

 
The site is well suited for the type and intensity of development proposed.  The site contains no slope or 
soil conditions that would preclude development nor does it contain any significant wildlife habitats, etc.  
The small area on the southeast corner of the site that is subject to flooding is incorporated into the 
provided open space and will not impact individual lots within the project. 

 
(h) Agency Review.  The recommendations and comments of the entities reviewing the tentative map; 

and 
 

Copies of this report and the included plans will be circulated to all applicable reviewing agencies for 
review and comment.  Specific requirements and relevant comments can be included as conditions tied to 
this request and implemented with final map(s). 

 
(i) Impact on Existing Drainage System.  The effect of the proposed subdivision on the existing natural 

and man-made drainage system. 
 
The project will provide for onsite detention to ensure that no additional flows over what currently exist 
will occur from the site with development of Blackstone Estates.  A highly detailed hydrology study is also 
included in the appendices of this report demonstrating compliance with all applicable Washoe County 
requirements related to drainage. 
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I. EXECUTIVE SUMMARY 
This study evaluates the potential traffic impacts of the proposed residential subdivision Master Plan 

Amendments, Zoning Amendment and Tentative Map in northern Spanish Springs on the nearby roadway 

system. 

PROJECT DESCRIPTION 

The subject property is located on the northeast quadrant of the Calle de la Plata and Pyramid Highway 

intersection in Washoe County, Nevada.  The proposed zoning is for residential development of a density of 

2.75 dwelling units per acre. 

PROJECT ACCESS 

One primary entrance is proposed to serve the subdivision and is to be located on Calle de la Plata.  Direct 

access to Pyramid Highway is under discussion with the adjacent land owners, but is not proposed at this 

time.  A secondary emergency access is proposed on Calle de la Plata via a cross-access agreement with 

the property to the east of the subject property. 

STUDY INTERSETIONS AND SCENARIOS 

The following study intersections were analyzed, consistent with previous studies of the site: 

• Calle de la Plata / Pyramid Highway 

• Calle de la Plata / Project Primary Access 

AM and PM weekday peak hour intersection level of service was analyzed for the following conditions: 

• Existing Conditions 

• 2016 Background Conditions 

• 2016 Background plus Project 

Daily roadway segment level of service was analyzed for the following conditions: 

• Existing Conditions 

• 2016 Background Conditions 

• 2016 Background plus Project 

EXISTING CONDITIONS 

AM and PM weekday peak hour intersection turning movement volumes were collected and used to analyze 

intersection level of service.  The Calle de la Plata/Pyramid Highway intersection currently operates at LOS 

F during the AM and PM peak hours. 
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PROJECT CONDITIONS 

The estimated trip generation for the proposed development is 1,541 daily, 121 AM peak hour, and 163 PM 

peak hour vehicle trips.  Internal capture and pass-by reductions are not applicable to the proposed use and 

have therefore been excluded in the trip generation estimate.  

EXISTING PLUS PROJECT CONDITIONS 

The Calle de la Plata / Pyramid Highway intersection operates at LOS F under existing plus project 

conditions without planned regional roadway improvements.  The Calle de la Plata / Primary Access 

intersection will operate at acceptable levels of service with side-street stop controls. 

REGIONAL IMPROVEMENTS 

The following planned regional roadway improvements are listed in the RTP: 

• Pyramid Highway – Widen from two lanes to four lanes, from Sunset Springs Lane to Calle de 

la Plata 

The Spanish Springs Area Plan also recommends a traffic signal at the Calle de la Plata / Pyramid Highway 

intersection. 

With the planned regional roadway improvements, the Calle de la Plata / Pyramid Highway intersection is 

expected to operate at LOS C and D during the AM and PM peak hours, respectively. 

The Pyramid Highway and Calle de la Plata daily traffic volumes near the project site were compared to the 

Regional Transportation Commission’s (RTC) daily level of service thresholds.  The roadway segments will 

operate at LOS D or better with the planned roadway improvements. 

The RTP avoids recommending specific intersection improvements, recognizing that the specific 

intersection configurations should be determined at the time when the corridor is improved and actual 

turning movements are known.  The RTP project listed above assumes that intersection upgrades will be 

accomplished with the widenings. 

A. PURPOSE OF REPORT AND STUDY OBJECTIVES 

In order for Washoe County to operate and maintain the roadway network as safely and efficiently 
as possible, it is necessary to evaluate the impact of development generated traffic. Such impact 
can be identified by conducting a Traffic Impact Study (TIS).  A Traffic Impact Study was completed 
by Fehr and Peers in August of 2009 at the time of the Zoning Amendment application for what 
was at that time called Village at the Peak.  This study focuses on the impacts of a larger area 
consisting of single family residential, neighborhood commercial and industrial land uses.  The 
proposed use of 2.75 residents per acre single-family residential is a decrease from the 
projected traffic from the current zoning. 
 

1. WASHOE COUNTY 

A traffic impact report is required whenever the proposed development project will generate 80 or 
more weekday peak hour trips as determined using the latest edition Institute of Transportation 
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Engineers (ITE) trip generation rates or other such sources as may be accepted by the Washoe 
County Engineering. Projects with less than 200 peak hour trips may not need to perform an 
impact analysis for future years.  
 
The proposed development will generate 163 PM peak hour trips.  Due to this estimate of 
peak hour trips, a Traffic Impact Report is required for the proposed development.  Impact 
analysis for future years is not required by Washoe County. 

 

2. NEVADA DEPARTMENT OF TRANSPORTATION 

Traffic studies are required by the Department to adequately assess the impact of a proposed 

development on the existing and/or planned highway system. The developer will have the primary 

responsibility for assessing the traffic impacts associated with a proposed development, with the 

Department serving in a review and approval capacity. The traffic study will be the responsibility of 

the applicant and must be prepared and sealed by a Nevada Licensed Engineer who has expertise 

in traffic studies and transportation planning. Upon receipt of a draft traffic study the NDOT Traffic 

Engineering Division will review the study data (sources, methods and findings) and will respond 

with written comments. The developer and engineer will then have an opportunity to incorporate 

necessary revisions prior to submitting a final report. The NDOT Traffic Engineering Division then 

must approve the final report before an application will be accepted. All previous traffic studies that 

are more than two (2) years old at the time that construction commences on the project will require 

updating. This may be waived if conditions have not significantly changed.  

More specifically, traffic studies will be required for the for residential subdivision developments 

that, although not directly accessing the Department's rights-of-way or highway, will have 

significant impact to the traffic on an existing highway.   

Because this development will immediately access Pyramid Highway after exiting onto Calle 

de la Plata, this report will be provided to NDOT for a cursory review. 
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B. CONCLUSIONS & RECOMMENDATIONS 

1: This project will generate 

 121 morning peak hour trips 

 163 evening peak hour trips 

 1,541 average weekday trips 

2: The number of trips generated by the proposed residential use is a decrease from the number 

of trips proposed with the current mixed use zoning.  The proposed residential use is only 53% 

of the currently zoned uses (2,888 trips). 

3: This analysis demonstrates adequate regional roadway improvements are planned to 

accommodate regional growth.  Acceleration of the planned improvements is a viable option 

since regional projects are re-evaluated and prioritized every two years.  

4: Although intersection improvements are planned by the RTC, the installation of a left turn lane 

at the Calle de la Plata / Pyramid Intersection should be considered with this development. 

5: The proposed development will have no negative impact on the surrounding road network or 

intersections.   

6: The proposed development will have no measureable impact on the level of service of the 

adjacent segments or intersections, when regional improvements (traffic signal at Calle de la 

Plata) are completed.   

7: The adjacent roadways are currently operating under capacity. 

8: When the new driveway is constructed, it is further recommended that curb access ramps be 

installed and care be taken to insure ADA slopes to match the existing sidewalk are 

maintained. 

9: The project intersections must be designed to provide adequate sight distances, in 

conformance with Wahoe County standards. 

10: All signs and pavement markings associated with the development must conform to the 

MUTCD or Washoe County requirements. 
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C. CONFORMANCE WITH SPANISH SPRINGS VISION AND CHARACTER STATEMENT 

Policy SS.17.2 of the Spanish Springs Area Plan requires compliance with several traffic related 

criteria.  Our response based on the traffic analysis follows the text for each specific item. 

b. A traffic analysis has been conducted that clearly identifies the impacts to the adopted 

level of service with the (unincorporated) Spanish Springs Hydrographic Basin and the 

improvements likely to be required to maintain/achieve the adopted level of service.  This finding 

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. 

RESPONSE:  This study demonstrates that acceptable levels of service can be maintained 

on the regional roadway system. 

e. If the proposed intensification will results in a drop below the established policy level of 

service for transportation (as established by the Regional Transportation Commission and Washoe 

County) within the Spanish Springs Hydrographic Basin, the necessary improvements required to 

maintain the established level of service are scheduled in either the Washoe County Capital 

Improvements Program or Regional Transportation Improvement 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. 

REPONSE: This study discusses the potential impacts and timing of improvements outlined 

in the RTC plan as well as developer financed improvements. 

f. 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 the Washoe County and Regional transportation plans AND the necessary 

improvements are scheduled in either Washoe County Capital Improvements Program or Regional 

Transportation Improvement Program within three years of approval of the intensification. 

RESPONSE: The improvements necessary to accommodate regional traffic flows and this 

project can be timed appropriately to avoid adverse traffic impacts. 
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II. INTRODUCTION  

A. SITE AND STUDY AREA BOUNDARIES  

The proposed development is located on approximately 58.5 acres in the Spanish Springs Planned 

area within Washoe County.  The project address is 350 Calle de la Plata.  The parcel number is 

534-571-01 and is situated in Section 23 of Township 21, Range 20. The existing topography is 

gently sloping in uniform slope toward the northwest. 

 

The project is within the jurisdictional boundaries of Washoe County, in Spanish Springs.  The 

proposed development is located just east of, but does not abut, State Road 445 (Pyramid 

Highway) and north of Calle de la Plata.  The existing site is undeveloped and bordered by 

residential to the north and east as well as undeveloped areas and commercial uses to the west. 

 

The existing zoning is neighborhood commercial (NC), industrial (I) and suburban residential (SR).  

This report is being prepared in conjunction with a Master Plan Amendment Application, a 

Rezoning Application and a Tentative Map Application. The proposed zoning is residential with 

a maximum development density of 3.0 dwelling units per acre. 

 

There are several existing roads and driveways in the vicinity of the subject parcel.  State Road 

445 (Pyramid Highway) is located west of the subject property.  Calle de la Plata will serve as the 

primary access for the development.  The existing road, Dykes Court, is located south of Calle de 

la Plata and is in the alignment of the proposed primary access point to the development.  Direct 

access to Pyramid Highway is not proposed at this time but is being discussed as an alternative.  If 

such access were to be pursued it would be in the alignment of and at the existing access point of 

Partel Road (called Sha Neva Road).  The next access to Calle de la Plata is Echaniz Court, north 

side, located approximately 1,900 feet east of the proposed primary access point.   

 

The study limits for this Traffic Impact Study are limited to the proposed primary access 

point at Calle de la Plata and the existing intersection of Calle de la Plata and Pyramid 

Highway. 

 

An Aerial Image with existing roadways labeled is shown in Exhibit II.A for reference. 
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Exhibit II.A: Aerial Image and Existing Roadways 

 

Source: Google Earth Imagery Date 04/29/14  
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B. EXISTING AND PROPOSED SITE USES AND DENSITIES 

The proposed development, as shown on the site plan, is a residential subdivision with a density of 

3.0 dwelling units per acre.  The average proposed lot size is 7,000 – 8,000 SF.  The balance of 

the site is proposed as common area to serve the drainage and recreation needs of the 

development.  The proposed on-site roadways are public roads.   Due to the lot size of less than 

0.5 acre, standard roadway section B as shown in the Washoe County standard drawing W-1.2 is 

applicable to this site.  The proposed right-of-way is 42’ or 52’ throughout the development.  

 

The use of a standard cul-de-sac, per Washoe County standard drawing W-7, is required at any 

end sections of roadway.  This may be used as a temporary feature for phased development or as 

a permanent paved turnaround as needed for site design. 

 

The proposed development currently has one access point from Calle de la Plata.  While the 

access to SR 445 is under discussion, no agreement for access has been reached at the time of 

this report.  A secondary, emergency access point may be necessary for a development of this 

size.  The Washoe County standard drawing W-1.5 provides for a Permanent Emergency Access 

Road that can be used with the approval of the County Engineer.  Furthermore, a cross-access 

agreement is under discussion with the property owner to the east.  This is the recommended 

secondary access. 

 

The standard drawings are shown for reference in Exhibit II.B. 
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Exhibit II.B: Washoe County Standard Drawings (for reference) 
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C. EXISTING AND PROPOSED USES IN VICINITY OF SITE  

The Washoe County GIS provides access to vicinity maps which show the existing uses and 

zoning in the vicinity of the subject parcel.   

The vicinity maps from the Washoe County GIS are shown for reference in Exhibit II.C. 

 

Exhibit II.C.1: Washoe County GIS – Aerial Photo in Vicinity of Site 
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Exhibit II.C.2: Washoe County GIS – Topography in Vicinity of Site 
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Exhibit II.C.3: Washoe County GIS – Master Plan Designation in Vicinity of Site 
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Exhibit II.C.4: Washoe County GIS – Existing Zoning in Vicinity of Site 

 

Trip Estimate for Current Zoning: 

Residential:        718 trips 

Industrial:            972 trips 

Commercial:       1,198 trips 

2,888 currently zoned daily trips 
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D. EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS  

Existing roadways, intersections, geometrics, traffic control devices and improvements proposed 

by governmental agencies are planned from the current year through 2035. No publicly funded 

capital improvement projects are planned for the project vicinity until the 2023-2035 project plans.  

No further details are available for the projected improvements.   

The project maps are shown in Exhibit II.D. 

 

As shown in Exhibit II.D.1, the plans for Pyramid Highway for project years 2013-2017 are limited 

to south of US 395. 

 

Exhibit II.D.1: Capital Improvement Project Plans 2013-2017 
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As shown in Exhibit II.D.2, the plans for Pyramid Highway for project years 2018-2022 are limited 

to south of US 395. 

 

Exhibit II.D.2: Capital Improvement Project Plans 2018-2022 
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As shown in Exhibit II.D.3, the plans for Pyramid Highway for project years 2023-2035 include the 

Calle de la Plata intersection. 

 

Exhibit II.D.3: Capital Improvement Project Plans 2023-2035 
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1. STATE ROAD 445 (PYRAMID HIGHWAY) 

Pyramid Highway is a north-south NDOT facility that runs from Interstate 80 (I-80) in the 

south to Pyramid Lake in the north.  Pyramid Highway is a two-lane roadway with posted 

speed limits of 55-65 MPH in the vicinity of the subject property.  The RTP classifies 

Pyramid Highway as a High Access Control (HAC) Arterial south of Calle de la Plata and 

a Moderate Access Control (MAC) Arterial north of Calle de la Plata. 

 

Existing R/W Width: 175’ 

Future R/W Width: 175’ 

Number of Thru Lanes: 2 (NB & SB) 

Turn Lanes:  RTL (MB&SB) 

   No Acceleration or Deceleration lanes 

Posted Speed Limit: 55 MPH 

AADT:   10,500 

Medians:  No 

On-street Parking: No 

Sidewalks:  No 

Bike route:  No 

Nevada Department of Transportation publishes traffic volumes for State Road 445.  

Traffic count station 0311032 is located .375 mi north of Sunset Springs Road, south of 

Calle de la Plata.  This station indicates a consistent traffic count from 2008 to 2013 of 

approximately 10,500 trips.  The traffic volume data has been included in Appendix B of 

this study. 

2. CALLE DE LA PLATA 

Calle de la Plata is a four lane roadway west of Pyramid Highway and a two lane roadway 

east of Pyramid Highway.  The RTP lists Calle de la Plata as a Low Access Control (LAC) 

Collector west of Pyramid Highway. 

 

Existing R/W Width: 80’ 

Future R/W Width: 80’ 

Number of Thru Lanes: 2 

Turn Lanes:  0 

Posted Speed Limit: 40 MPH 

AADT:   3,900 

Medians:  No 

On-street Parking: No 

Sidewalks:  No 

Bike route:  No 
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TRANSIT, BICYCLE AND PEDESTRIAN FACLITIES 

No existing or planned transit routes access Pyramid Highway or Calle de la Plata in the vicinity of 

the project.  Bike lanes and sidewalks are present on Calle de la Plata west of Pyramid Highway. 

Exhibit II.D.4: Intersection Aerial and Photos 
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Calle de la Plata looking east, toward subject property 

 

Calle de la Plata looking west, toward Pyramid Highway 
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III. SITE PLAN REQUIREMENTS  
Provide a scaled site plan, including building locations, driveways, and internal traffic and parking areas. 

Identify all points of access, existing and proposed, and tie to existing highway engineering stationing. This 

shall include all access points both adjacent to and on the opposite side of the highway for the length of the 

proposed development. The site plan shall show the locations and dimensions of all proposed and existing 

roadway accesses, highway traffic lanes, medians, pavement striping and markings, and signs involved in 

the analysis and proposal. The site plan shall also show the existing and proposed facilities for pedestrian 

traffic. The site plan shall include provisions for service and delivery vehicle traffic generated by the site. 

Access points expected to be used by service vehicles shall have turning paths sufficient to allow service 

vehicles to enter and exit the site without encroaching upon opposing lanes, curbed areas or unpaved 

areas.  

The Preliminary Site Layout is included in Appendix A of this report for reference.  At the time of this report, 

the Map Amendment and Rezoning Application for this project is under review with Washoe County 

Community Development.  
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IV. EXISTING TRAFFIC COUNTS  
Intersection turning movement counts were collected at the Calle da la Plata/ Pyramid Highway intersection 

during the AM (7:00AM to 9:00AM) and PM (4:00PM to 6:00PM) peak periods in August 2008 for the 

previously completed analysis.  Nothing significant has changed in the vicinity or collected data to indicate 

that new traffic counts would reflect anything different from previously reported.  For that reason, the 

previous data has been maintained for this report.  The existing volumes, shown in Exhibit IV, were used to 

analyze the level of service at the study intersection.  Detailed intersection movement data is provided in 

Appendix J.  

The Calle de la Plata / Pyramid Highway side street approach operates at LOS F during the AM and PM 

peak hours.  The overall intersection is shown to operate at LOS A. 

Exhibit IV: Existing Traffic 
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V. TRIP GENERATION  
The future traffic from the project is estimated using the trip rates contained in the Institute of Traffic 

Engineers' Trip Generation, 9th Edition, as well as additional studies, data and estimations.  All referenced 

ITE material is provided in the Appendix of this report.  The number of trips generated is the mathematical 

product of land use intensity and the trip generation rate.  The result is the total number of one-way trips (not 

round trips) expected to be generated by the project.  These trips represent the number of vehicles 

estimated to enter and leave the project.  All of the estimates are based on the number of dwelling units 

(homes).  The ITE land use code 210 is specific to the single-family detached residential home.  The ITE 

estimated 9.57 ADT per dwelling unit, 1.01 PM Peak Hour trips per dwelling unit and 0.75 AM Peak Hour 

trips per dwelling unit. 

It should be noted that the proposed action is a zoning amendment, and as this study analyzes the potential 

impacts results from an amendment, trip generation for the existing zoning should be subtracted to show the 

difference in traffic levels.  However, because the existing zoning is more intense from a traffic perspective, 

that calculation would result in negative intersection movements.  Alternatively, this analysis is showing the 

impact of the residential development regardless of the existing zoning and evaluating the impact of that 

development without a credit for the zone amendment. 

Based on the above trip generation rates, the AM and PM peak trip generation is estimated as shown in 

Table V.1.   

 

The average daily trips are shown in Table V.2. 

 

Table V.1: AM and PM Peak Trip Rates and Trip Generation 

Land Use Unit No. Units ITE Categ. AM Peak Trips 

Per Unit 

PM Peak Trips 

Per Unit 

Single-family Dwelling Unit 161 210 0.75 1.01 

 

AM Peak Hour Trips: 

161 units X 0.75 trips/unit = 121 AM Peak Hour trips 

Distribution:   Enter:  25% (30 trips) 

    Exit: 75% (91 trips) 

 

PM Peak Hour Trips: 

161 units X 1.01 trips/unit = 163 PM Peak Hour trips 

Distribution:   Enter: 64% (104 trips) 

    Exit: 36% (59 trips)  

 

Table V.2: Average Daily Trip Rates and Trip Generation 

Land Use Unit No. Units ITE Categ. Trips/ Unit ADT 

Single-family Dwelling Unit 161 210 9.57 1,541 
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SITE TRIP DISTRIBUTION 

 

The estimated trip distribution for the subject property shown in the following exhibits and described as 

follows: 

• 35% to/from the north on Pyramid Highway 

• 45% to/from the south on Pyramid Highway 

• 20% to/from the west on Calle de la Plata 

• 5% to/from the east on Calle de la Plata 

 

Exhibit V.1 demonstrates a summary of the Trip Distribution and Exhibit V.2 demonstrates the Site Trips.   

 

Exhibit V.1: Site Trip Distribution 
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Exhibit V.2: Site Trips 
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A. NON-SITE TRAFFIC FORECASTING 
Based on the traffic volume counts provided by Nevada Department of Transportation, traffic volumes have 

remained relatively steady or decreased over the past few years.  In order to account for potential economic 

rebounding, we estimated a conservative 3% increase per year in background traffic for the "no-project" 

condition. 

Exhibit V.A demonstrates a summary of the Future Traffic Volumes without the Project for 2016. 

 

Exhibit V.A: Future Traffic Volumes WITHOUT the Project 

 

 

 



STAR Consulting        

439 W. Plumb Lane  Reno, NV  89509 

Phone: (775) 352-4200 Email: erin@starconsultingnv.com        P a g e  |  3 3  

 

B. TOTAL TRAFFIC 

Site traffic volumes were added to the background traffic to project total traffic for the horizon year 2016.  

The resulting peak hour turning volumes at the project intersection and driveways are demonstrated on 

Exhibit V.B. 

 

Exhibit V.B: Future Traffic Volumes WITH the Project 
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VI.  TRAFFIC IMPACT AND CAPACITY ANALYSIS  

A. LEVEL OF SERVICE 

Level of service is a qualitative description of how well a roadway or intersection operates under prevailing 

traffic conditions based on traffic volumes and capacity.  A grading system of A through F is utilized.  LOS A 

is free-flowing traffic, whereas LOC F is forced flow and extreme congestion.   

ROADWAY ANALYSIS 

The following excerpt from the Washoe County Regional Transportation Plan gives a detailed qualitative 

description of the conditions that correspond to each level of service: 

 

The level of service standards used by the RTC for assessing the need for street and highway 

improvements at a planning level are shown in in the following table: 

 

In previous years and at the time of the previous study for this area, the RTC utilized maximum service flow 

rates based on the facility type, number of lanes and the average daily traffic on the facility. New software 
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allows the RTC to perform more a refined analysis of the level of service on the region’s roadways. The 

current method of establishing the level of service on a roadway is based on the ratio of the volume of traffic 

to the capacity of the road (V/C). This methodology is widely accepted in the industry as a more accurate 

method of calculating level of service. The following table shows the projected LOS based on the V/C ratio: 

 

The following table presents the previously accepted level of service thresholds for roadway segments: 

Exhibit VI.1: Level of Service Table - RTC 
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The Nevada Department of Transportation (NDOT) maintains a policy of LOS D or better on their 

facilities.  Since Pyramid Highway is an NDOT facility, LOS D or better was used as the standard for 

analysis.  Any intersections or roadway segments that degrade from LOS A, B, C, or D to LOS E or F 

shall be considered an impact. 

Based on the above RTC guidelines, the LOS D threshold for Pyramid Highway south of Calle de la Plata is 

19,200 trips and north of Calle de la Plata is 17,500.  The expected volume on Pyramid Highway with the 

proposed development and an increase for future regional traffic is 12,595 trips (V/C=0.71).   

The expected level of service for Pyramid Highway with the future development is LOS C.   

Based on the above RTC guidelines, the LOS E threshold for Calle de la Plata east of Pyramid Highway is 

9,100 trips.  The expected volume on Calle de la Plata with the proposed development and an increase for 

future regional traffic is 5,692 trips (V/C=0.63).   

The expected level of service for Calle de la Plata with the future development is LOS B.   

INTERSECTION ANALYSIS 

Signalized Intersections 

Signalized intersections were analyzed using the methodology contained in the Highway Capacity Manual.  

This methodology determines the level of service by comparing the average control delay for all vehicles 

approaching the intersection to the standard delay thresholds.    

Un-signalized Intersections: 

Un-signalized intersections (side-street stop-controlled) intersection level of service calculations were 

conducted using the methods contained in Chapter 17 of the Highway Capacity Manual.  The LOS rating is 

based on the average control delay expressed in seconds per vehicle.  At side-street stop-controlled 

intersections, the control delay (and LOS) is calculated for each controlled movement, the left-turn 

movement from the major street, and for the entire intersection.  For controlled approaches composed of a 

single lane, the control delay is computed as the average of all movements in the lane. 

Table VI.2 on the following page, an excerpt from the previously completed study, shows the Intersection 

Level of Service Definitions. 
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Exhibit VI.2: Intersection Level of Service Definitions 

 

The Calle de la Plate/Pyramid Highway intersection operates at LOS F with and without the addition of the 

proposed project generated traffic.  The primary entrance will operate at acceptable levels of service with 

side street stop controls. 

A traffic signal is planned at the Calle de la Plata/Pyramid Highway intersection to improve 

operations to an acceptable level. 

Overall, the proposed development, with the planned improvements, will have no perceived or 

measureable impact on the level of service of the adjacent segments or intersections.   

 

B. ROADWAY IMPROVEMENTS 

This project was evaluated for the need to install turn lanes at the existing intersection of Calle de la Plata 

and Pyramid Highway.  A turn lane "warrant" is a justification for constructing a turn lane, based on traffic 

volumes at an intersection.  Turn lanes are warranted based on these criteria when the peak hour turn lane 

volume exceeds a trigger based on the two-way daily volume (ADT) on the roadway.  The thresholds are as 

follows: 

 ADT:  2,500-5,000 Max Peak Hour Trips: 100 

  5,000-10,000    70 

  >10,000     40 

There are more than 10,000 vpd and more than 40 peak hour trips at the existing intersection.  A left turn 

lane is warranted.   
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VII. TRAFFIC SIGNALS  
The public often views traffic signals as a cure-all for traffic problems at intersections. As a result, traffic 

signals have often been installed at intersections where less restrictive traffic control would have been more 

appropriate and effective. Traffic signal warrants have been developed to establish minimum criteria for 

evaluating the need for a traffic signal at a specific intersection. These warrants do not define the need for a 

traffic signal, but merely indicate where further study of a traffic signal installation is justified. When properly 

justified and installed, traffic signals can have many positive benefits. However, traffic signals also have 

negative impacts, particularly if the signal is improperly justified or installed.  The nine warrants outlined by 

the MUTCD, Section 4C have been evaluated for the proposed intersection.  It should be noted that these 

warrants have been evaluated using average daily traffic counts and not hourly counts.  For that reason, the 

trips applied to each warrant have been conservatively estimated using the available data.   

 

Warrant 1: Eight Hour Vehicular Volume 

The project ADT for Pyramid Highway is 12,595 trips (524 vph) and for Calle de la Plata is 5,797 trips (242 

vph).  The estimated volumes indicate that while Pyramid Highway is one lane in each direction, this warrant 

would apply.  However, the planned improvements to widen Pyramid Highway remove the warrant. 

 
Table 4C-1. Warrant 1, Eight-Hour Vehicular Volume 

Condition A—Minimum Vehicular Volume 

Number of lanes for moving traffic 

on each approach 

Vehicles per hour on major 

street 

(total of both approaches) 

Vehicles per hour on higher-

volume 

minor-street approach (one 

direction only)  

Major Street Minor Street 100%
a
 80%

b
 70%

c
 56%

d
 100%

a
 80%

b
 70%

c
 56%

d
 

1 1 500 400 350 280 150 120 105 84 

2 or more 1 600 480 420 336 150 120 105 84 

2 or more 2 or more 600 480 420 336 200 160 140 112 

1 2 or more 500 400 350 280 200 160 140 112 

 

Condition B—Interruption of Continuous Traffic 

Number of lanes for moving traffic 

on each approach 

Vehicles per hour on major 

street 

(total of both approaches) 

Vehicles per hour on higher-

volume 

minor-street approach (one 

direction only)  

Major Street Minor Street 100%
a
 80%

b
 70%

c
 56%

d
 100%

a
 80%

b
 70%

c
 56%

d
 

1 1 750 600 525 420 75 60 53 42 

2 or more 1 900 720 630 504 75 60 53 42 

2 or more 2 or more 900 720 630 504 100 80 70 56 

1 2 or more 750 600 525 420 100 80 70 56 
a Basic minimum hourly volume 
b Used for combination of Conditions A and B after adequate trial of other remedial measures 
c May be used when the major-street speed exceeds 40 mph or in an isolated community with a population of less 

than 10,000 
d May be used for combination of Conditions A and B after adequate trial of other remedial measures when the 

major-street speed exceeds 40 mph or in an isolated community with a population of less than 10,000 
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Warrant 2: Four-hour Vehicular Volume 

For a vehicle per hour on the major street (total of both approaches) of 524vph, the minimum number of 

vehicles per hour on the minor street (higher volume approach) is 265vph.  The estimated 242 vph for Calle 

de la Plata is below this threshold. 

 
Warrant 3: Peak Hour 

The Peak Hour signal warrant is intended for use at a location where traffic conditions are such that for a 

minimum of 1 hour of an average day, the minor-street traffic suffers undue delay when entering or crossing 

the major street.  This signal warrant shall be applied only in unusual cases, such as office complexes, 

manufacturing plants, industrial complexes, or high-occupancy vehicle facilities that attract or discharge 

large numbers of vehicles over a short time.  This warrant does not apply to a residential project.   

 

Warrant 4: Pedestrian Volume 

The Pedestrian Volume signal warrant is intended for application where the traffic volume on a major street 

is so heavy that pedestrians experience excessive delay in crossing the major street.  Pyramid Highway is 

not utilized by pedestrians.   

 

Warrant 5: School Crossing 

The School Crossing signal warrant is intended for application where the fact that schoolchildren cross the 

major street is the principal reason to consider installing a traffic control signal. For the purposes of this 

warrant, the word "schoolchildren" includes elementary through high school students.  School children are 

not anticipated at this intersection.  This warrant does not apply to this section of Pyramid Highway. 
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Warrant 6: Coordinated Signal System 

Progressive movement in a coordinated signal system sometimes necessitates installing traffic control 

signals at intersections where they would not otherwise be needed in order to maintain proper platooning of 

vehicles.  This warrant does not apply to this section of Pyramid Highway. 

 

Warrant 7: Crash Experience 

The Crash Experience signal warrant conditions are intended for application where the severity and 

frequency of crashes are the principal reasons to consider installing a traffic control signal.  This warrant 

does not apply to this section of Pyramid Highway. 

 

Warrant 8: Roadway Network 

Installing a traffic control signal at some intersections might be justified to encourage concentration and 

organization of traffic flow on a roadway network.  The need for a traffic control signal shall be considered if 

an engineering study finds that the common intersection of two or more major routes meets one or both of 

the following criteria: 

A. The intersection has a total existing, or immediately projected, entering volume of at least 1,000 
vehicles per hour during the peak hour of a typical weekday and has 5-year projected traffic 
volumes, based on an engineering study, that meet one or more of Warrants 1, 2, and 3 during an 
average weekday; or 

B. The intersection has a total existing or immediately projected entering volume of at least 1,000 
vehicles per hour for each of any 5 hours of a non-normal business day (Saturday or Sunday). 

A major route as used in this signal warrant shall have at least one of the following characteristics: 

A. It is part of the street or highway system that serves as the principal roadway network for through 
traffic flow. 

B. It includes rural or suburban highways outside, entering, or traversing a city. 

C. It appears as a major route on an official plan, such as a major street plan in an urban area traffic 
and transportation study. 

The intersection of Pyramid Highway and Calle de la Plata is scheduled for improvement with Pyramid 
Highway is widened. 

 

Warrant 9: Intersection Near a Grade Crossing 

The Intersection Near a Grade Crossing signal warrant is intended for use at a location where none of the 

conditions described in the other eight traffic signal warrants are met, but the proximity to the intersection of 

a grade crossing on an intersection approach controlled by a STOP or YIELD sign is the principal reason to 

consider installing a traffic control signal.  This warrant does not apply to the proposed intersection or this 

section of Pyramid Highway. 
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VIII.  TRAFFIC ACCIDENT DATA  
Intersection crash data for Pyramid Highway and Calle de la Plata was requested and provided by NDOT 

and is included in Appendix G of this report for reference.  For the five year study period of July 1, 2009 to 

July 1, 2014 six crashes were reported.  Of these crashes, one was fatal; three reported injuries and two 

were property damage only.  The fatality was a one-vehicle crash where the driver apparently over-

corrected and ran off the road.  It is estimated that the increase in trips at this intersection will not 

significantly impact the low number of reported crashes.      

Safety related deficiencies for Pyramid Highway (SR445) have not been noted in recent studies or shown in 

recent crash data. 

IX. NDOT ACCESS POLICY 

All projects which have or propose to have access to NDOT roadways must include a separate section 

which discusses adherence to the NDOT access policy, Access Management System and Standards.  

Direct access to Pyramid Highway (SR445) is not proposed with this development. 

There has been some discussion regarding the possibility of adding direct access to the highway through an 

adjacent parcel in alignment with the existing Sha Neva Road (Parteli Road).  The spacing requirement for 

Rural Highways at 55 mph is 0.25 mile.  This location would meet the spacing requirements should the 

Developer pursue this option for access. 

X. REGIONAL ROAD IMPACT FEE (RRIF) 

New development creates a demand for new roadway capacity.  The Regional Road Impact Fee 
(RRIF) is a tool to collect the cost of providing the new capacity for new development.  The RRIF is 
divided into the north service area and the south service area.  The funds collected in each service 
area are to be spent in the same service area.  I-80 is the dividing line between the service areas.  
The proposed development falls in the North Service Area.   The RRIF fee is $3,783.11 per 
single-family dwelling.  The RRIF funds are designed to build capacity improvements such as new 
roads and ramps, road widening and intersection improvements, and to preserve right of way for 
future capacity improvements.  The fee previously discussed is based on the current fee schedule 
as of the date of this study.  The current fee schedule went into effect March 2, 2015. The amount 
of impact fees shall be determined as of the date of payment.  The RRIF needs to be paid at the 
time a building permit is issued or may be deferred to the Certificate of Occupancy, as approved by 
the local jurisdiction.  RRIF Waivers are issued for capital improvements constructed by new 
development.  Waivers may only be used to pay the impact fee due within the designated 
development of record associated with the waivers.   

  



        

    

 

APPENDIX A:  

PRELIMINARY SITE LAYOUT FOR SPANISH SPRINGS – CALLE DE LA 

PLATA 
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EEH

SHEET NO.

EEH
1 OF 9

A SINGLE FAMILY RESIDENTIAL SUBDIVISION
LOTS 1-161 AND COMMON AREAS 'A' - 'C'

PARCEL 23-1-0-1 OF SPANISH SPRING RANCHES, NO 2 AS RECORDED IN LAND DIVISION MAP NO 23
AND RECORD OF SURVEY NO 1098, WASHOE COUNTY, NEVADA

TENTATIVE MAP

CASE NO.

BLACKSTONE ESTATES

SHEET INDEX
SHEET 1: COVER SHEET
SHEETS 2-6: MAP SHEETS
SHEET 7: OFFSITE IMPROVEMENTS
SHEETS 8-9: DETAIL SHEETS

LEGEND

THIS PROJECT:

BOUNDARY LINE

LOT / COMMON AREA LINES

EASEMENT LINE

BUILDING SETBACK LINE

ADJACENT PARCEL LINES

TENTATIVE MAP
FOR

BLACKSTONE ESTATES
LOTS 1-161

A SINGLE-FAMILY RESIDENTIAL SUBDIVISION
WASHOE COUNTY, NEVADA

DEVELOPER
BLACKSTONE DEVELOPMENT GROUP
ATTN: JOSHUA MYERS
333 N. WILMOT ROAD, SUITE 340
TUCSON, AZ  85711
TELEPHONE: (520) 618-5378
FAX: (520) 529-1752

OWNER
XXXX
ATTN: XXX
XXX
XXX
TELEPHONE: (775) XXX-XXXX
FAX: (775) XXX-XXXX

N.T.S.
TYPICAL LOT DETAIL

SITE PLAN
SCALE: 1"=300'

0
SCALE: 1"=300'

300' 600'

CI=N/A

VICINITY MAP
SITUATED IN SECTION 23

TOWNSHIP 21 NORTH, RANGE 20 EAST
 WASHOE COUNTY, NEVADA

LAND USE DATA
1. NUMBER OF LOTS: 161 LOTS
2. TOTAL AREA: 58.5 ACRES
3. COMMON AREA: 11.06 ACRES (481,759 SF)

19% COMMON OPEN SPACE PROPOSED
'A' (CENTRAL OPEN SPACE): 168,689 SF
'B' (DRAINAGE/OPEN SPACE): 309,433 SF
'C' (UTILITY/TRAIL CORRIDOR): 3,637 SF

4. DENSITY/INTENSITY: 3 DWELLING UNITS PER ACRE PERMITTED
2.75 DWELLING UNITS PER ACRE PROPOSED

5. HEIGHT: 35' MAXIMUM PERMITTED/PROPOSED HEIGHT
6. LOT SIZE: 12,000 SF MINIMUM LOT SIZE PERMITTED (MDS ZONING) *

80' MINIMUM LOT WIDTH PERMITTED (MDS ZONING) *
* MINIMUM LOT SIZE MODIFIED FOR COMMON OPEN SPACE DEVELOPMENT

4. COMMON OPEN SPACE DEVELOPMENT: THE PROVISIONS OF SECTION 110.404.05, LOT STANDARDS, MAY BE MODIFIED PURSUANT TO
ARTICLE 408, COMMON OPEN SPACE DEVELOPMENT.  THIS MODIFICATION MAY INCLUDE THE REDUCTION IN MINIMUM LOT SIZES AS
LONG AS THE OVERALL DENSITY IS NOT INCREASED BEYOND THAT PERMITTED IN THE REGULATORY ZONE.

5. AVERAGE LOT SIZE: 10,663 SF
6. LARGEST LOT: 24,759 SF (LOT 5)
7. SMALLEST LOT: 8,400 SF (LOT 20-22)
8. YARD/SETBACKS: FRONT YARD: 20'

SIDE YARD: 8'
REAR YARD: 20'

9. THERE SHALL BE NO FENCES OR OTHER OBSTRUCTIONS TO VISION MORE THAN 18" HIGHER THAN CURB LEVEL WITHIN THE SITE
VISIBILITY TRIANGLES.

10. ARCHITECTURAL FEATURES: CORNICES, CANOPIES, CHIMNEYS, EAVES OR OTHER SIMILAR ARCHITECTURAL FEATURES MAY EXTEND
INTO A REQUIRED SETBACK BY A DISTANCE NOT TO EXCEED TWO (2) FEET.

11. DETACHED GARAGES MAY BE LOCATED BEHIND THE REQUIRED FRONT SETBACK.
12. DECKS WHICH ARE LESS THAN 18" IN HEIGHT FROM THE FINISHED GRADE ARE NOT COUNTED AS A STRUCTURE FOR SETBACK

PURPOSES.
13. OFF-STREET PARKING:2 SPACES REQUIRED PER DWELLING UNIT, 1 OF WHICH MUST BE IN AN ENCLOSED GARAGE

4 SPACES PROVIDED PER DWELLING UNIT, 2 OF WHICH IN A GARAGE AND 2 OF WHICH IN THE DRIVEWAY
14. OPEN SPACE: PRIVATE OPEN SPACE PROPOSED PER SECTION 110.432.10 OF THE WASHOE COUNTY DEVELOPMENT 

CODE AND COMMON OPEN SPACE PROPOSED PER SECTION 110.432.15 OF THE CODE
REQUIRED: 400 SF PRIVATE SPACE PER LOT

200 SF COMMON OPEN SPACE PER LOT (32,200 SF)
PROPOSED: 1,400 SF MINIMUM PRIVATE SPACE PER LOT

194,115 SF (4.45 AC) COMMON OPEN SPACE (COMMON AREA 'A')

GENERAL NOTES
1. PARCEL NUMBER: 534-571-01
2. PROJECT ADDRESS: 350 CALLE DE LA PLATA
3. LOCATED WITHIN THE SPANISH SPRINGS PLANNED AREA OF WASHOE COUNTY
4. EXISTING ZONING IS NEIGHBORHOOD COMMERCIAL/OFFICE (NC), INDUSTRIAL (I) AND SUBURBAN

PROPOSED ZONING IS MDS WITH CLUSTER OPEN SPACE OPTION
5. NO BUILDINGS EXIST ON THE SUBJECT PROPERTY.
6. NO SEPTIC SYSTEMS, WELLS, LEACH FIELDS OR OVERHEAD UTILITIES EXIST OR ARE PROPOSED ON THE SUBJECT PROPERTY.
7. PROMINENT LANDMARKS, AREAS OF UNIQUE NATURAL BEAUTY, ROCK OUTCROPPINGS, VISTAS AND NATURAL FOLIAGE ARE NOT

PRESENT ON THE SUBJECT PROPERTY.
8. CUTS AND FILLS OF GREATER THAN 5' IN HEIGHT ARE NOT PROPOSED FOR THE SUBJECT PROPERTY.
9. NO WETLANDS OR SPRINGS ARE KNOWN TO EXIST ON THE SUBJECT PROPERTY.
10. SECONDARY EMERGENCY ACCESS IS PROPOSED THROUGH THE ADJACENT SUBDIVISION TO THE EAST.  IN THE EVENT THIS ACCESS IS

NOT AVAILABLE AT THE TIME OF DEVELOPMENT, EMERGENCY ACCESS WILL BE PROVIDED THROUGH LOT 5 IN ACCORDANCE WITH
WASHOE COUNTY STANDARD DETAIL W-1.5.

11. LANDSCAPING REQUIRED PER SECTION 110.412 OF THE WASHOE COUNTY DEVELOPMENT CODE.
12. LIGHTING SHALL BE IN CONFORMANCE WITH SECTION 110.414 OF THE WASHOE COUNTY DEVELOPMENT CODE.  SPECIFICALLY, PER

SECTION 110.414.21, COVERS MUST BE INSTALLED ON ALL LIGHTING FIXTURES AND LAMPS MUST NOT EXTEND BELOW THE BOTTOM OF
THE COVER.

13. THE DESIGN AND POSTED SPEED FOR THIS SUBDIVISION IS 25 MPH.
14. ALL SIGNS AND PAVEMENT MARKINGS SHALL CONFORM WITH THE MOST RECENT EDITION OF THE MANUAL ON UNIFORM TRAFFIC

CONTROL DEVICES (MUTCD), PUBLISHED BY THE FEDERAL HIGHWAY ADMINISTRATION AND WASHOE COUNTY STANDARDS.
15. THE MINIMUM PAVEMENT STRUCTURAL SECTION SHALL BE TWO AND ONE-HALF (2.5) INCHES OF TYPE 2 OR TYPE 3 ASPHALT CONCRETE

PAVEMENT COMPACTED TO NINETY-FIVE (95) PERCENT MINIMUM DENSITY OVER AN ENGINEERED SUBGRADE. DRAINAGE SHALL BE
CONSISTENT WITH COUNTY STANDARDS, INCLUDING ARTICLE 420, STORM DRAINAGE STANDARDS. THE PAVEMENT SHALL BE SEALED IN
ACCORDANCE WITH WASHOE COUNTY STANDARDS.

BASIS OF BEARINGS: THE BASIS OF BEARING FOR THIS PLAT IS BASED ON THE NEVADA COORDINATE SYSTEM OF 1983, WEST ZONE, NAD
86/94.  DISTANCES SHOWN ARE GROUND DISTANCES USING A PROJECT COMBINED GRID TO GROUND SCALE
FACTOR OF 1.0001998699

BASIS OF ELEVATIONS: DATUM: NAVD 88
PROJECT BENCHMARK: LUMOS CONTROL POINT 500 HAVING AN ELEVATION OF 4550.27'

TOPOGRAPHY DERIVED FROM AERIAL PHOTOGRAMMETRY, DATE OF FLIGHT 07/23/2015

PRELIMINARY GRADING  NOTES
1. ESTIMATED CUT: XXX CY

ESTIMATED FILL: XXX CY
2. AREA OF DISTURBANCE: 100%
3. NO MATERIAL IS TO BE REMOVED FROM THE SITE.
4. BEST MANAGEMENT PRACTICES:

4.1. IF A DISTURBED AREA IS LEFT UNDEVELOPED FOR OVER THIRTY DAYS, THE AREA IS TO BE TREATED TO PREVENT EROSION.  THE
TREATMENT MAY INCLUDE RE-VEGETATION, INSTALLATION OF STRAW MATTING AND/OR RE-SEEDING WITH COMPOSTED MULCH.
SURFACE APPLICATION OF WATER, BOTH TO PREVENT WIND-BLOWN EROSION AND PROMOTE GROWTH OF VEGETATION, IS
REQUIRED UNTIL VEGETATION IS FULLY ESTABLISHED AND THE SITE IS STABILIZED.

4.2. WADDLES WILL BE INSTALLED ACROSS ALL STORM DRAIN INLETS, DEPRESSED CURB INLETS, CULVERT INLETS AND LOW-FLOW
OUTLET PIPES TO PREVENT TRANSPORT OF SITE-GENERATED SEDIMENT.

4.3. STRAW BALES WILL BE PLACED ACROSS THE DOWNSTREAM  END OF ALL GRADED CHANNELS AND DITCHES TO PREVENT
TRANSPORT OF SEDIMENT.  IN ADDITION, STRAW BALES WILL BE INSTALLED ACROSS THE DOWNSTREAM END OF THE DETENTION
BASIN OUTLET WEIRS AND LOW-FLOW OUTLET PIPES.

4.4. CONTINUOUS SILT FENCING WILL BE INSTALLED ALONG THE ENTIRE SITE PERIMETER.
4.5. APPLICATION OF WATER TO PREVENT WIND-BLOWN SEDIMENT TRANSPORT WILL BE REQUIRED FOR ALL EXPOSED SURFACES

THROUGHOUT THE DURATION OF CONSTRUCTION.

SANITARY SEWER  NOTES
1. MAXIMUM MANHOLE SPACING IS 400 FEET.
2. MINIMUM PIPE RADIUS IS 400 FEET - HORIZONTAL LAYOUT AS SHOWN ON PLAN.
3. THE INVERT GRADE AT THE EXIT OF EACH MANHOLE IS 0.1 FOOT BELOW THE INVERT GRADE OF THE ENTRANCE PIPE.
4. ALL MANHOLES SHALL BE A CONE TYPE 1-A AS SHOWN IN DWR STANDARD DETAIL NO. WR-1.3 :TYPE 1-A MANHOLE" WITH THE VERTICAL

WALL ON THE INFLOW SIDE.
5. WATERTIGHT, BOLTED MANHOLE COVERS SHALL BE USED ON MANHOLES LOCATED IN AREAS SUBJECT TO FLOODING.

DRIVEWAY RESTRICTED TO THIS SIDE OF LOT

ENGINEER'S STATEMENT
THIS TENTATIVE MAP IS IN COMPIANCE WITH ALL APPLICABLE PROVISIONS OF THE WASHOE COUNTY DEVELOPMENT CODE.

2

3

4

5

6



        

    

 

APPENDIX B:  

2013 WASHOE COUNTY TRAFFIC COUNTS 

  











        

    

 

APPENDIX C:  

INFORMATION REPORT: TRIP GENERATION BY ITE 

  















        

    

 

APPENDIX D:  

TRIP GENERATION RATES, PLOTS AND EQUATIONS BY ITE, 6TH EDITION 

  



INSTITUTE OF TRANSPORTATION ENGINEERS

COMMON TRIP GENERATION RATES (PM Peak Hour)

(Trip Generation Manual, 9th Edition)

Code Description Unit of Measure
Trips Per

Unit Code Description Unit of Measure
Trips Per

Unit

30 Truck Terminal Acres 6.55 432 Golf Driving Range Tees / Driving Positions 1.25

90 Park and Ride Lot with Bus Service Parking Spaces 0.62 433 Batting Cages Cages 2.22

435 Multi-Purpose Recreational Facility Acres 5.77

110 General Light Industrial 1,000 SF 0.97 437 Bowling Alley 1,000 SF 1.71

120 General Heavy Industrial Acres 2.16 441 Live Theater Seats 0.02

130 Industrial Park 1,000 SF 0.85 443 Movie Theater without Matinee 1,000 SF 6.16

140 Manufacturing 1,000 SF 0.73 444 Movie Theater with Matinee 1,000 SF 3.80

150 Warehousing 1,000 SF 0.32 445 Multiplex Movie Theater 1,000 SF 4.91

151 Mini-Warehouse 1,000 SF 0.26 452 Horse Race Track Acres 4.30 *

152 High-Cube Warehouse 1,000 SF 0.12 454 Dog Race Track Attendance Capacity 0.15

170 Utilities 1,000 SF 0.76 460 Arena Acres 3.33 *

473 Casino / Video Lottery Establishment 1,000 SF 13.43

210 Single-Family Detached Housing Dwelling Units 1.00 480 Amusement Park Acres 3.95

220 Apartment Dwelling Units 0.62 488 Soccer Complex Fields 17.70

221 Low-Rise Apartment Dwelling Units 0.58 490 Tennis Courts Courts 3.88

230 Residential Condominium / Townhouse Dwelling Units 0.52 491 Racquet / Tennis Club Courts 3.35

240 Mobile Home Park Dwelling Units 0.59 492 Health / Fitness Club 1,000 SF 3.53

251 Senior Adult Housing - Detached Dwelling Units 0.27 493 Athletic Club 1,000 SF 5.96

252 Senior Adult Housing - Attached Dwelling Units 0.25 495 Recreational Community Center 1,000 SF 1.45

253 Congregate Care Facility Dwelling Units 0.17

254 Assisted Living Beds 0.22 520 Elementary School 1,000 SF 1.21

255 Continuing Care Retirement Community Dwelling Units 0.16 522 Middle School / Junior High School 1,000 SF 1.19

530 High School 1,000 SF 0.97

310 Hotel Rooms 0.60 536 Private School (K-12) Students 0.17

320 Motel Rooms 0.47 540 Junior / Community College 1,000 SF 2.54

330 Resort Hotel Rooms 0.42 560 Church 1,000 SF 0.55

* 565 Daycare Center 1,000 SF 12.46

411 City Park Acres 0.19 566 Cemetery Acres 0.84

412 County Park Acres 0.09 * 571 Prison 1,000 SF 2.91

413 State Park Acres 0.07 580 Museum 1,000 SF 0.18

415 Beach Park Acres 1.30 590 Library 1,000 SF 7.30

416 Campground / Recreation Vehicle Park Camp Sites 0.27 591 Lodge / Fraternal Organization Members 0.03

417 Regional Park Acres 0.20

420 Marina Berths 0.19 610 Hospital 1,000 SF 0.93

430 Golf Course Acres 0.30 620 Nursing Home 1,000 SF 0.74

431 Miniature Golf Course Holes 0.33 630 Clinic 1,000 SF 5.18

640 Animal Hospital / Veterinary Clinic 1,000 SF 4.72

MEDICAL

INSTITUTIONAL

LODGING

RECREATIONAL

PORT AND TERMINAL

INDUSTRIAL

RESIDENTIAL



Code Description Unit of Measure
Trips Per

Unit Code Description Unit of Measure
Trips Per

Unit

876 Apparel Store 1,000 SF 3.83

710 General Office Building 1,000 SF 1.49 879 Arts and Craft Store 1,000 SF 6.21

714 Corporate Headquarters Building 1,000 SF 1.41

715 Single Tenant Office Building 1,000 SF 1.74

720 Medical-Dental Office Building 1,000 SF 3.57

730 Government Office Building 1,000 SF 1.21

732 United States Post Office 1,000 SF 1.22 890 Furniture Store 1,000 SF 0.45

733 Government Office Complex 1,000 SF 2.85 896 DVD/Video Rental Store 1,000 SF 13.60

750 Office Park 1,000 SF 1.48

760 Research and Development Center 1,000 SF 1.07 911 Walk-In Bank 1,000 SF 12.13

770 Business Park 1,000 SF 1.29 912 Drive-In Bank 1,000 SF 24.30

918 Hair Salon 1,000 SF 1.93

812 Building Materials and Lumber Store 1,000 SF 4.49 925 Drinking Place 1,000 SF 11.34

813 Free-Standing Discount Superstore 1,000 SF 4.35 931 Quality Restaurant 1,000 SF 7.49

814 Variety Store 1,000 SF 6.82 932 High-Turnover (Sit-Down) Restaurant 1,000 SF 11.15

815 Free Standing Discount Store 1,000 SF 4.98

816 Hardware / Paint Store 1,000 SF 4.84

817 Nursery (Garden Center) 1,000 SF 6.94

818 Nursery (Wholesale) 1,000 SF 5.17

820 Shopping Center 1,000 SF 3.71

823 Factory Outlet Center 1,000 SF 2.29

826 Specialty Retail Center 1,000 SF 2.71

841 New Car Sales 1,000 SF 2.62

842 Recreational Vehicle Sales 1,000 SF 2.54

843 Automobile Parts Sales 1,000 SF 5.98

848 Tire Store 1,000 SF 4.15

850 Supermarket 1,000 SF 9.48

851 Convenience Market (Open 24 Hours) 1,000 SF 52.41

852 Convenience Market (Open 15-16 Hours) 1,000 SF 34.57

853 Convenience Market with Gasoline Pumps 1,000 SF 50.92 941 Quick Lubrication Vehicle Shop Service Bays 5.19

854 Discount Supermarket 1,000 SF 8.34 942 Automobile Care Center 1,000 SF 3.11

857 Discount Club 1,000 SF 4.18 943 Automobile Parts and Service Center 1,000 SF 4.46

860 Wholesale Market 1,000 SF 0.88 944 Gasoline / Service Station Fueling Positions 13.87

861 Sporting Goods Superstore 1,000 SF 1.84

862 Home Improvement Superstore 1,000 SF 2.33

863 Electronics Superstore 1,000 SF 4.50

864 Toy / Children's Superstore 1,000 SF 4.99

866 Pet Supply Superstore 1,000 SF 3.38 947 Self Service Car Wash Stalls 5.54

867 Office Supply Superstore 1,000 SF 3.40 948 Automated Car Wash 1,000 SF 14.12

875 Department Store 1,000 SF 1.87 950 Truck Stop 1,000 SF 13.63

Note: All land uses in the 800 and 900 series are entitled to a "passby" trip reduction of 60% if less than 50,000 ft
2

or a

reduction of 40% if equal to or greater than 50,000 ft
2
.

* Approximated by 10% of Weekday average rate.

940
Bread / Donut / Bagel Shop with Drive-

Through Window
1,000 SF 18.99

937
Coffee / Donut Shop with Drive-Through

Window
1,000 SF 42.8

938
Coffee / Donut Shop with Drive-Through

Window and No Indoor Seating
1,000 SF 75

13.51

946
Gasoline / Service Station with

Convenience Market and Car Wash
Fueling Positions 13.94

945
Gasoline / Service Station with

Convenience Market
Fueling Positions

OFFICE

934
Fast Food Restaurant with Drive-Through

Window
1,000 SF 33.84

RETAIL

880
Pharmacy / Drugstore without Drive-

Through Window
1,000 SF 8.4

933
Fast Food Restaurant without Drive-

Through Window
1,000 SF 26.15

Pharmacy / Drugstore with Drive-Through

Window
1,000 SF 9.91

SERVICES

881

935
Fast Food Restaurant with Drive-Through

Window and No Indoor Seating
1,000 SF 153.85

936
Coffee / Donut Shop without Drive-Through

Window
1,000 SF 40.75



        

    

 

APPENDIX E:  

TRIP GENERATION RATES, 9TH EDITION 

 

  















        

    

 

 

APPENDIX F:  

VILLAGE AT THE PEAK TRAFFIC IMPACT STUDY  

(FEHR & PEERS, AUGUST 2009) 

 

















































































































        

    

 

APPENDIX G:  

INTERSECTION CRASH DATA 

 

 



INTERSECTION DETAIL

SR445 @ CALLE DE LA PLATA

01 JUL 09 - 01 JUL 14

County: WASHOE

Crash Severity Crash Date

Crash 

Year Crash Time Primary Street Distance Dir Secondary Street

INJURY CRASH 24-Mar-2011 2011 07:11 PM CALLE DE LA PLATA AT INT CALLE DE LA PLATA

PROPERTY DAMAGE ONLY08-Mar-2014 2014 11:20 AM CALLE DE LA PLATA AT INT SR445

INJURY CRASH 15-Jan-2014 2014 08:58 AM SR445 AT INT CALLE DE LA PLATA

PROPERTY DAMAGE ONLY30-Jan-2014 2014 05:25 PM SR445 100 S CALLE DE LA PLATA

FATAL CRASH 13-Oct-2011 2011 12:29 PM SR445 AT INT CALLE DE LA PLATA

INJURY CRASH 15-Mar-2012 2012 08:25 PM SR445 AT INT CALLE DE LA PLATA



Weather Fatalities Injured

Property 

Damage 

Only

Injury 

Type Crash Type

Total 

Vehicles V1 Type V1 Dir

V1 Drvr 

Age

SNOW 1 B NON-COLLISION 1 PICKUP E 64

UNKNOWN PDO REAR-END 2 SEDAN, 4 DOOR U 28

CLEAR 3 B HEAD-ON 2 PICKUP U 44

RAIN PDO NON-COLLISION 1 UTILITY U

UNKNOWN 1 K NON-COLLISION 1 CARRY-ALL S

RAIN 1 C ANGLE 2 PICKUP W 41

Sum: 1 Sum: 5 Count: 2

Count: 1 Count: 3

TOTAL Count: 6



V1 Lane 

Num V1 Action V1 Driver Factor

V1 Drvr 

Distracted

1 NOT REPORTED APPARENTLY NORMAL

1 TURNING RIGHT

TURNING LEFT INATTENTION/DISTRACTED UNKNOWN

GOING STRAIGHT APPARENTLY NORMAL

GOING STRAIGHT

TURNING LEFT APPARENTLY NORMAL



V1 Vehicle Factor V1 Most Harmful Event V1 Event 1

RAN OFF ROAD DITCH

OTHER IMPROPER DRIVING SLOW/STOPPED VEHICLE

FAILED TO YIELD RIGHT OF WAY
FAILURE TO KEEP IN PROPER LANE OR RUNNING OFF 

ROAD: UNSAFE LANE CHANGEFAILURE TO KEEP IN PROPER LANE OR RUNNING OFF 

ROAD: OVER-CORRECTING/OVER-STEERING
RAN OFF ROAD RIGHT

FAILED TO YIELD RIGHT OF WAY MOTOR VEHICLE IN TRANSPORT



V1 Event 2 V2 Type V2 Dir

V2 Drvr 

Age

V2 Lane 

Num V2 Action

RAN OFF ROAD LEFT

CARRY-ALL U 62 1 STOPPED

UTILITY U 36 GOING STRAIGHT

HATCHBACK, 4 DOOR S 40 GOING STRAIGHT



V2 Factors Driver

V2 Factors 

Veh V2 Most Harm Event V2 Seq Event1

Factors 

Roadway

DRY

SLOW/STOPPED VEHICLE DRY

APPARENTLY NORMAL DRY

DRY

APPARENTLY NORMAL MOTOR VEHICLE IN TRANSPORT DRY



Lighting HWY Factors Agency

Accident 

Rec Num

DARK - NO LIGHTING WEATHER WASO 1855109

DAYLIGHT NONE WASO 2121766

DAYLIGHT NONE NHP 2100243

NHP 2100906

DAYLIGHT UNKNOWN NHP 1915704

DARK - SPOT LIGHTING NONE NHP 1903118



        

    

 

APPENDIX H:  

TURNING MOVEMENT COUNT: PYRAMID HIGHWAY AND POSADA 

 



Project #: 

P 1 2 2 N

2 39
2

13
23

14
6

2 0 0 2

TOTAL AM MD PM AM MD PM TOTAL

2 170 49 0 94 143

1 411 426 0 225 651

1 369 0 243 612

 TURNING MOVEMENT COUNT

M
D

(Intersection Name)

2 2 1 P TUESDAY
Day

am 7:00 AM -

noon 11:00 AM -

pm 4:00 PM -

AM PEAK HOUR

NOON PEAK HOUR

Heavy Vehicle Percentage PM PEAK HOUR

S

83
3

84
1

10
69 0

P

1 0 0 1

1

2

0
0

0.00%

0

 

TO
TA
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Project #: 

1 2 2 N

43
6

25
27

11
9

TOTAL AM MD PM AM MD PM TOTAL

2 491 52 70 112 234

1 390 179 131 156 466

1 308 228 409 945

001

 TURNING MOVEMENT COUNT

M
D

(Intersection Name)

2 2 1 Wednesday
Day

am 6:30 AM -

noon 2:00 PM -

pm 4:30 PM -

AM PEAK HOUR

NOON PEAK HOUR

PM PEAK HOUR

 

P
yr

am
id

 W
y
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APPENDIX I: 

5TH EDITING RRIF BROCHURE  



                                    REGIONAL ROAD IMPACT FEE SCHEDULE 
 

Land Use 
 

North Service Area South Service Area 

Residential Unit VMT 
Dollars 

($253.39/VMT) VMT 
Dollars 

($287.05/VMT) 
Single-Family  Dwelling 14.93 $3,783.11 14.67 $4,211.02 

Multi-Family Dwelling 9.70 $2,457.88 9.53 $2,735.59 

Industrial       

General Light Industrial 1,000 GFA 7.30 $1,849.75 7.17 $2,058.15 

Manufacturing 1,000 GFA 4.00 $1,013.56 3.93 $1,128.11 

Warehouse 1,000 GFA 3.73 $945.14 3.66 $1,050.60 

Mini-Warehouse 1,000 GFA 2.62 $663.88 2.57 $737.72 

Commercial/Retail       

Commercial/Retail 1,000 GFA 26.69 $6,762.98 26.23 $7,529.32 

Eating/Drinking Places 1,000 GFA 26.69 $6,762.98 26.23 $7,529.32 

Casino/Gaming 1,000 GFA 48.24 $12,223.53 47.40 $13,606.17 

Office and Other Services       

Schools 1,000 GFA 10.67 $2,703.67 10.48 $3,008.28 

Day Care 1,000 GFA 10.67 $2,703.67 10.48 $3,008.28 

Lodging Room 5.90 $1,495.00 5.79 $1,662.02 

Hospital 1,000 GFA 13.85 $3,509.45 13.61 $3,906.75 

Nursing Home 1,000 GFA 7.96 $2,016.98 7.82 $2,244.73 

Medical Office 1,000 GFA 37.85 $9,590.81 37.19 $10,675.39 

Office and Other Services 1,000 GFA 11.55 $2,926.65 11.35 $3,258.02 

Regional Recreational Facility Acre 2.39 $605.60 2.35 $674.57 
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5th Edition Regional Road Impact Fees 
 

General Information 
 

1.  What is the Regional Road Impact Fee 
(RRIF)? 
New development creates a demand for new 
roadway capacity. The RRIF is a tool to collect 
the cost of providing the new capacity for new 
development. 
 

2.  What is the cost of the RRIF? 
See the impact fee schedule on the reverse side 
of this brochure. 
 

3.  How will the RRIF funds be used? 
To build capacity improvements such as new 
roads and ramps, road widening and 
intersection improvements, and to preserve 
right of way for future capacity improvements. 
 

4.  When does the 5th Edition of the impact fees 
take effect? 

  The new fee schedule goes into effect March    
  2, 2015.  The amount of impact fees shall be   
determined as of the date of payment. 

 
5.  When will the RRIF need to be paid? 

At the time a building permit is issued or may 
be deferred to the Certificate of Occupancy, as 
approved by the local jurisdiction. 
 

6.  Payment Options? 
Pay impact fees due with check or money order. 
Or pay impact fees due with credits or waivers 
earned for constructing capacity improvements 
or right-of-way dedication included in the RRIF 
Capital Improvements Plan (CIP). 

  
Regional Road Impact Fee Administrators 
 
City of Reno – Bill Gall, P.E. 
Engineering Manager 
City of Reno, Community Development 
One East First Street, 2nd Floor 
Reno, Nevada 89501 
(775) 334-2028, fax (775) 334-2382 
e-mail: gallw@reno.gov 
 
City of Sparks – John Martini, P.E. Assistant 
Community Services Director City of Sparks, 
City Works 
431 Prater Way 
Sparks, NV 89431 
(775) 353-4080, fax (775) 353-1608  
e-mail: jmartini@cityofsparks.us 
 
Washoe County - Clara Lawson, P.E.  
Washoe County Public Works 
Engineering Division 
1001 E 9th Street, Reno, NV 89520 
(775) 328-3603, fax (775) 328-3699 
e-mail: clawson@mail.co.washoe.nv.us 
 
RTC – Jeffrey D. Hale, P.E. 
Engineering Director 
Regional Transportation Commission 
Engineering Department 
1105 Terminal Way, Suite 108 
(775) 348-0171, fax (775) 348-0170  
e-mail: jhale@rtcwashoe.com 
 
or Julie Masterpool, P.E. 
Senior Traffic Engineer 
(775)335-1897, fax (775) 348-0170 
e-mail: jmasterpool@rtcwashoe.com 
 
 
 

 
Significant Changes in the 5th Edition RRIF 
 
Service Areas – North and South Service Areas 
are divided by I-80.  Fees collected within a 
service area will be spent in the same service 
area to construct capacity improvements from 
the RRIF Capital Improvement Plan. 
 
Simplified Land Use Categories – Reduction in 
the number of land use categories, in particular 
related to commercial/ retail uses. 
 
Change of Use Fees – For modification of a 
previous land use requiring a permit, the impact 
fee will be based on the net increase of the new 
use to the previous use.  The feepayer must 
provide documentation of the most recent 
previous use and there is no time limit for the 
last use determination.    
 
RRIF Waivers – Issued for capital 
improvements constructed by new development 
after adoption of the 5th Edition RRIF.  Waivers 
may only be used to pay the impact fee due 
within the designated development of record 
associated with the waivers.  
 
RRIF Credits – Issued for capital improvements 
constructed by new development prior to the 
adoption of the 5th Edition RRIF.  Credits may 
be used only within the CCFEA Benefit District 
associated with the credits and per the CCFEA 
agreement. 
 
To find out more information on the RRIF 
Program, please visit www.rtcwashoe.com and 
type “RRIF” in the search box. 

mailto:gallw@reno.gov
mailto:jmartini@cityofsparks.us
mailto:clawson@mail.co.washoe.nv.us
mailto:jhale@rtcwashoe.com
mailto:jmasterpool@rtcwashoe.com
http://www.rtcwashoe.com/
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TECHNICAL DRAINAGE STUDY 
For 

BLACKSTONE ESTATES TENTATIVE MAP 
APN: 534-571-01 

 

 

I. Introduction 

 

A. Site Location 
 
The project site is located at 350 Calle de la Plata Drive in Spanish Springs, Washoe 
County, Nevada. Assessor’s Parcel Number (APN) for the property is 534-571-01 and 
encompasses 58 acres. The parcel is located in the northeast and southeast quarters of 
Section 23, Township 21 North, Range 20 East. Adjacent developments include two 
single family homes to the west, a planned development (Sugarloaf Ranch Estates) to 
the east and a development of single family homes (Donovan Ranch Subdivision) to the 
north.  

 

B. Site Description 
 

The 58 acre project site is currently undeveloped and consists of 100% low desert 
vegetation. Soil consists of 81.3% Haybourne loamy sand and 18.7% Wedertz sandy 
loam that slopes from 2-8% to the west towards Pyramid Highway. The Haybourne is 
classified as soil group “A” while the Wedertz is classified as soil group “C”. There is a 
major drainage channel that flows through the southwestern corner of the project site 
called the “Spanish Springs Wash”. This portion of the project site is zoned by FEMA as 
zone AO having flood depths of 1 to 3 feet (usually sheet flow on sloping terrain); 
average depths determined as outlined on the Flood Insurance Rate Map 32031C2865G 
(revised March 2009) included in the appendix. A Letter of Map Revision (LOMR) was 
done (May 29, 2009) that removes most of the project site from flood zone AO and is 
provided in the appendix. The small portion that remains is subject to 1% annual chance 
of flooding with a depth of one foot.  
 

C. Proposed Project Description 
 

This conceptual drainage study was performed for the submittal for the tentative map 
application for Blackstone Estates. The proposed Blackstone Estates consists of 161 
single family homes with lots that average between 0.2 and 0.4 acres. Three 
retention/detention basins are proposed onsite. Two are intended to retain runoff that 
occurs onsite and one will detain offsite flow. The proposed project site will consist of 
two drainage basins that will flow into respective retention basins. Drainage basin A-1 
encompasses 43.9 acres of the northern portion of the project site. Basin B-1 consists of 
12.9 acres of the southern portion of the project site. The remaining 1.2 acres is 
dedicated to the conveyance and detention of the offsite flow.  
 



Lumos & Associates, Inc. 
L:\LAProj\8973.001 - Blackstone Estates Tentative Map\Civil\Hydrology\Conceptual Drainage Study.doc Page 4 

D. Previous Drainage Studies 
 

There are several previous drainage studies that are pertinent to the project site and 
were used as reference materials for analysis of the Blackstone Estates hydrology. The 
“Master Drainage Study for Donovan Ranch” performed by Matrix Engineering & 
Consulting, Inc. dated September 2004, herein referred to as the Matrix Report, was 
used for reference of offsite flows. The “Preliminary Hydrology Report for Sugarloaf 
Estates Tentative Subdivision” prepared by Axion Engineering dated February 2016, 
herein referred to as the Axion Report, was used to reference offsite flows. LOMR case 
number 09-09-1277X dated May 29, 2009 was used to determine the floodplain limits 
for the Spanish Springs Wash within the project area.  

  

II. Historic Drainage System 

 

A. Major Basins and Offsite Contributions 
The project site is located in the Griffith Canyon watershed. The watershed originates to 
the east of the project site and flows west. A small portion of the project site is located 
in the Spanish Springs Wash that has an annual 1% chance of flooding with a depth of 
one foot. Basins that affect the project site are to the east and slope from east to west 
towards the project location. The project is located directly north of a major 
sedimentation/detention basin for the Griffith Canyon watershed. The tributary basins 
typically have the same topography and ground cover as the project site with the 
addition of sporadic single family homes. However, basins C and D originate at Sugarloaf 
Peak where the topography can be much steeper.  
 

B. Sub-basin and Site Drainage 
1. Offsite Flows 

A map of offsite basins is provided in the appendix. Per the Matrix report Basin A 
almost completely drains into the gravel pit and retained there. Basin B drains across 
Calle de la Plata to the south and enters a defined drainage path that eventually 
enters a constructed channel that runs parallel to Calle de la Plata on the south side 
adjacent to the project location. Blue line stream on the USGS map shows this 
channel crossing back to the north, however, a channel was constructed to intercept 
this flow and keep it on the southern side of the road. Basin C drains towards the 
project location but is intercepted by a channel that crosses the southeastern corner 
of the property. Basins D and E flow from east to west towards and are tributary to 
the project site. However, both basins are subject to the Sugarloaf Ranch Estates 
Subdivision. This development could have substantial impact on the flow that enters 
the project site. It is recommended that further analysis is performed of offsite flows 
with the final map submittal for the Blackstone Estates Final Map. 
 
For the purposes of this conceptual drainage report offsite flows were determined 
using HEC-HMS. Loss was calculated using SCS curve number method and 
transformation was calculated using SCS Unit Hydrograph. For all three basins a 
curve number of 49 was used. This represents a basin of desert shrub, in good 
hydraulic condition of soil group “A”. A printout from HEC-HMS is included in the 



Lumos & Associates, Inc. 
L:\LAProj\8973.001 - Blackstone Estates Tentative Map\Civil\Hydrology\Conceptual Drainage Study.doc Page 5 

appendix. Offsite flows from sub-basins C, D and E that flow on to the site are as 
follows: 
 
Table 1-Runoff from Offsite Drainage Basins 
Basin 5-Year, 24-Hour  

(cfs) 
100-Year, 24-

Hour (cfs) 
100-Year, 24-
Hour (Ac-ft) 

Basin C 1.3 3.3 3.1 

Basin D 0.5 2.9 2.4 

Basin E 0.0* 1.3 1.0 

  *Basin flows were lower than 0.05 cfs and were not measured by HEC-HMS 
 
2. Onsite Flows 

Onsite flows were calculated using the Rational Method. The project site was divided 
into two sub-basins that would reflect the tentative map condition. The larger sub-
basin A-1 encompasses 43.86 acres and the smaller sub-basin B-1 is 12.9 acres. The 
remaining area is dedicated to conveying and retaining offsite flows from offsite 
basins C and D. The pre-developed condition a Runoff Coefficient of 0.4 was chosen 
to reflect Open Space with slopes 5-15%. The lower end of the range of 0.4-0.5 was 
chosen because slopes onsite range from 2-8%. Rational Method calculations are 
provided in the appendix. Onsite pre-developed flows from basins A-1 and B-1 are as 
follows: 
 
Table 2-Runoff from Onsite Drainage Basins – Pre-Development 
Basin 5-Year, 24-Hour  

(cfs) 
100-Year, 24-Hour  

(cfs) 

Basin A-1 26.493 66.496 

Basin B-1 7.760 19.491 

 

III. Proposed Drainage System 

 
Onsite flows were calculated using the Rational Method. The project site was divided 
into two sub-basins that would reflect the tentative map condition. The larger sub-basin 
A-1 encompasses 43.86 acres and the smaller sub-basin B-1 is 12.9 acres. The 
remaining area is dedicated to conveying and retaining offsite flows from offsite basins C 
and D. The post-developed condition a Runoff Coefficient of 0.5 was chosen to reflect 
Single Family Residential. The lower end of the range of 0.4-0.5 was chosen because 
the proposed lot are large and will be mostly landscaped. Rational Method calculations 
are provided in the appendix. Onsite post-developed flows from basins A-1 and B-1 are 
as follows: 
 
Table 2-Runoff from Onsite Drainage Basins – Post-Development 

Basin 5-Year, 24-Hour  
(cfs) 

100-Year, 24-Hour  
(cfs) 

Basin A-1 33.116 83.120 

Basin B-1 9.707 24.364 
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This represents an increase of 16.624 cfs and 25% for the 100-year storm event for 
basin A-1 and an increase of 4.873 cfs and 25% for the 100-year storm event for basin 
B-1. The runoff from basin A-1 is going to be directed northwesterly via curb and gutter 
to inlet locations at the intersection of Alexis Way and North 1. From there the runoff 
will be conveyed via storm drain to the retention basin at the northwest corner of the 
project location. The runoff from basin B-1 will be directed southeasterly via curb and 
gutter to a low point on Lily Lane at approximately station 6+00. From there runoff will 
be conveyed via storm drain to the retention basin located in the southwestern corner of 
the project site.  
 
Offsite flows from basins C and D will be conveyed to the retention basin located at the 
southeastern corner of the project site. Offsite flows from basin E are going to be 
intercepted at the eastern edge of the project and conveyed around the project via ditch 
to the retention basin on the northwestern corner of the project site. Piping and street 
capacity will be sized and verified with the final design. Retention basin volume 
calculations are provided in the appendix and all retention basins will be sized to 
accommodate the increase in peak flows. Method of release and rate of release will also 
be included in the final design.  

IV. Areas within flood hazard zones 

 
The small portion of the project site that falls within zone AO is dedicated for use for 
conveying offsite flows and retention storage. There will be no construction inside of the 
flood zone besides the construction of channel and retention basin. The construction of 
the channel and retention basin could aid in lowering the flood elevation for this area, 
but further analysis would be needed to determine its effects. The proposed drainage 
improvements for the project as described above are in compliance with FEMA and 
Douglas County Development Standards. 
 

V. Conclusions 

 
The proposed project will provide homes for 161 families in the Spanish Springs area. 
The proposed drainage modifications will be a benefit to the area because several of the 
offsite basins are going to be retained on site. Any adverse effects due to the increase in 
runoff will be negated by the use of onsite retention basins.  
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VI. Appendix 
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Preface
Soil surveys contain information that affects land use planning in survey areas. They
highlight soil limitations that affect various land uses and provide information about
the properties of the soils in the survey areas. Soil surveys are designed for many
different users, including farmers, ranchers, foresters, agronomists, urban planners,
community officials, engineers, developers, builders, and home buyers. Also,
conservationists, teachers, students, and specialists in recreation, waste disposal,
and pollution control can use the surveys to help them understand, protect, or enhance
the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil properties
that are used in making various land use or land treatment decisions. The information
is intended to help the land users identify and reduce the effects of soil limitations on
various land uses. The landowner or user is responsible for identifying and complying
with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some cases.
Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/portal/
nrcs/main/soils/health/) and certain conservation and engineering applications. For
more detailed information, contact your local USDA Service Center (http://
offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as septic
tank absorption fields. A high water table makes a soil poorly suited to basements or
underground installations.

The National Cooperative Soil Survey is a joint effort of the United States Department
of Agriculture and other Federal agencies, State agencies including the Agricultural
Experiment Stations, and local agencies. The Natural Resources Conservation
Service (NRCS) has leadership for the Federal part of the National Cooperative Soil
Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its programs
and activities on the basis of race, color, national origin, age, disability, and where
applicable, sex, marital status, familial status, parental status, religion, sexual
orientation, genetic information, political beliefs, reprisal, or because all or a part of an
individual's income is derived from any public assistance program. (Not all prohibited
bases apply to all programs.) Persons with disabilities who require alternative means
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for communication of program information (Braille, large print, audiotape, etc.) should
contact USDA's TARGET Center at (202) 720-2600 (voice and TDD). To file a
complaint of discrimination, write to USDA, Director, Office of Civil Rights, 1400
Independence Avenue, S.W., Washington, D.C. 20250-9410 or call (800) 795-3272
(voice) or (202) 720-6382 (TDD). USDA is an equal opportunity provider and
employer.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of soil
map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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Custom Soil Resource Report
Soil Map
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Washoe County, Nevada, South Part
Survey Area Data:  Version 11, Aug 21, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Apr 2, 2012—Apr 29,
2012

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Washoe County, Nevada, South Part (NV628)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

140 Haybourne loamy sand, 2 to 4
percent slopes

41.2 70.6%

141 Haybourne loamy sand, 4 to 8
percent slopes

6.3 10.8%

1170 Wedertz sandy loam, 2 to 4
percent slopes

10.9 18.7%

Totals for Area of Interest 58.4 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the soils
or miscellaneous areas in the survey area. The map unit descriptions, along with the
maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the landscape,
however, the soils are natural phenomena, and they have the characteristic variability
of all natural phenomena. Thus, the range of some observed properties may extend
beyond the limits defined for a taxonomic class. Areas of soils of a single taxonomic
class rarely, if ever, can be mapped without including areas of other taxonomic
classes. Consequently, every map unit is made up of the soils or miscellaneous areas
for which it is named and some minor components that belong to taxonomic classes
other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They generally
are in small areas and could not be mapped separately because of the scale used.
Some small areas of strongly contrasting soils or miscellaneous areas are identified
by a special symbol on the maps. If included in the database for a given area, the
contrasting minor components are identified in the map unit descriptions along with
some characteristics of each. A few areas of minor components may not have been
observed, and consequently they are not mentioned in the descriptions, especially
where the pattern was so complex that it was impractical to make enough observations
to identify all the soils and miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the usefulness
or accuracy of the data. The objective of mapping is not to delineate pure taxonomic
classes but rather to separate the landscape into landforms or landform segments that
have similar use and management requirements. The delineation of such segments
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on the map provides sufficient information for the development of resource plans. If
intensive use of small areas is planned, however, onsite investigation is needed to
define and locate the soils and miscellaneous areas.

An identifying symbol precedes the map unit name in the map unit descriptions. Each
description includes general facts about the unit and gives important soil properties
and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major horizons
that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, salinity,
degree of erosion, and other characteristics that affect their use. On the basis of such
differences, a soil series is divided into soil phases. Most of the areas shown on the
detailed soil maps are phases of soil series. The name of a soil phase commonly
indicates a feature that affects use or management. For example, Alpha silt loam, 0
to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps. The
pattern and proportion of the soils or miscellaneous areas are somewhat similar in all
areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present or
anticipated uses of the map units in the survey area, it was not considered practical
or necessary to map the soils or miscellaneous areas separately. The pattern and
relative proportion of the soils or miscellaneous areas are somewhat similar. Alpha-
Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas that
could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion of
the soils or miscellaneous areas in a mapped area are not uniform. An area can be
made up of only one of the major soils or miscellaneous areas, or it can be made up
of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil material
and support little or no vegetation. Rock outcrop is an example.
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Washoe County, Nevada, South Part

140—Haybourne loamy sand, 2 to 4 percent slopes

Map Unit Setting
National map unit symbol: hxfn
Elevation: 4,500 to 5,900 feet
Mean annual precipitation: 8 to 12 inches
Mean annual air temperature: 48 to 51 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Haybourne and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Haybourne

Setting
Landform: Alluvial fans
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Alluvium derived from granitic rocks

Typical profile
H1 - 0 to 10 inches: loamy sand
H2 - 10 to 26 inches: sandy loam
H3 - 26 to 63 inches: stratified gravelly coarse sand to fine sandy loam

Properties and qualities
Slope: 2 to 4 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Runoff class: Very low
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Calcium carbonate, maximum in profile: 1 percent
Available water storage in profile: Low (about 5.6 inches)

Interpretive groups
Land capability classification (irrigated): 3s
Land capability classification (nonirrigated): 7s
Hydrologic Soil Group: A
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)

Minor Components

Incy
Percent of map unit: 5 percent
Landform: Dunes
Down-slope shape: Convex
Across-slope shape: Convex
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)
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Greenbrae
Percent of map unit: 5 percent
Landform: Fan remnants
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: LOAMY 8-10 P.Z. (R026XY016NV)

Indian creek
Percent of map unit: 5 percent
Landform: Fan remnants
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: CLAYPAN 8-10 P.Z. (R026XY025NV)

141—Haybourne loamy sand, 4 to 8 percent slopes

Map Unit Setting
National map unit symbol: hxfr
Elevation: 4,500 to 5,900 feet
Mean annual precipitation: 8 to 12 inches
Mean annual air temperature: 48 to 51 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Haybourne and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Haybourne

Setting
Landform: Alluvial fans
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Alluvium derived from granitic rocks

Typical profile
H1 - 0 to 10 inches: loamy sand
H2 - 10 to 26 inches: sandy loam
H3 - 26 to 60 inches: stratified gravelly coarse sand to fine sandy loam

Properties and qualities
Slope: 4 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
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Frequency of ponding: None
Calcium carbonate, maximum in profile: 1 percent
Available water storage in profile: Low (about 5.6 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 7s
Hydrologic Soil Group: A
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)

Minor Components

Incy
Percent of map unit: 5 percent
Landform: Dunes
Down-slope shape: Convex
Across-slope shape: Convex
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)

Linhart
Percent of map unit: 5 percent
Landform: Alluvial fans
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: GRANITIC FAN 10-12 P.Z. (R026XY008NV)

Indian creek
Percent of map unit: 5 percent
Landform: Fan remnants
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: CLAYPAN 8-10 P.Z. (R026XY025NV)

1170—Wedertz sandy loam, 2 to 4 percent slopes

Map Unit Setting
National map unit symbol: hxcv
Elevation: 4,500 to 5,500 feet
Mean annual precipitation: 8 to 10 inches
Mean annual air temperature: 50 to 52 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Prime farmland if irrigated and reclaimed of excess salts and

sodium

Map Unit Composition
Wedertz and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
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Description of Wedertz

Setting
Landform: Fan remnants
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Mixed alluvium

Typical profile
H1 - 0 to 6 inches: sandy loam
H2 - 6 to 22 inches: sandy clay loam
H3 - 22 to 34 inches: sandy loam
H4 - 34 to 60 inches: gravelly loamy sand

Properties and qualities
Slope: 2 to 4 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Calcium carbonate, maximum in profile: 3 percent
Available water storage in profile: Moderate (about 6.7 inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: C
Ecological site: LOAMY 8-10 P.Z. (R026XY016NV)

Minor Components

Jowec
Percent of map unit: 5 percent
Landform: Lake terraces
Down-slope shape: Linear
Across-slope shape: Convex

Aquinas
Percent of map unit: 5 percent
Landform: Fan remnants
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: LOAMY HILL 10-12 P.Z. (R026XY017NV)

Greenbrae
Percent of map unit: 5 percent
Landform: Fan remnants
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: LOAMY 8-10 P.Z. (R026XY016NV)
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1.	ESTIMATED EARTHWORK:	CUT:	130,000 CY ESTIMATED EARTHWORK:	CUT:	130,000 CY CUT:	130,000 CY 130,000 CY FILL: 130,000 CY 2.	AREA OF DISTURBANCE: 	100% AREA OF DISTURBANCE: 	100% 100% 3.	3:1 MAX SLOPE ON CATCH SLOPES, DETENTION BASINS AND DITCHES. 3:1 MAX SLOPE ON CATCH SLOPES, DETENTION BASINS AND DITCHES. 4.	NO MATERIAL IS TO BE REMOVED FROM THE SITE. NO MATERIAL IS TO BE REMOVED FROM THE SITE. 5.	BEST MANAGEMENT PRACTICES:	 BEST MANAGEMENT PRACTICES:	 5.1.	IF A DISTURBED AREA IS LEFT UNDEVELOPED FOR OVER THIRTY DAYS, THE AREA IF A DISTURBED AREA IS LEFT UNDEVELOPED FOR OVER THIRTY DAYS, THE AREA IS TO BE TREATED TO PREVENT EROSION. THE TREATMENT MAY INCLUDE RE-VEGETATION, INSTALLATION OF STRAW MATTING AND/OR RE-SEEDING WITH COMPOSTED MULCH. SURFACE APPLICATION OF WATER, BOTH TO PREVENT WIND-BLOWN EROSION AND PROMOTE GROWTH OF VEGETATION, IS REQUIRED UNTIL VEGETATION IS FULLY ESTABLISHED AND THE SITE IS STABILIZED. 5.2.	WADDLES WILL BE INSTALLED ACROSS ALL STORM DRAIN INLETS, DEPRESSED CURB WADDLES WILL BE INSTALLED ACROSS ALL STORM DRAIN INLETS, DEPRESSED CURB INLETS, CULVERT INLETS AND LOW-FLOW OUTLET PIPES TO PREVENT TRANSPORT OF SITE-GENERATED SEDIMENT. 5.3.	STRAW BALES WILL BE PLACED ACROSS THE DOWNSTREAM END OF ALL GRADED STRAW BALES WILL BE PLACED ACROSS THE DOWNSTREAM END OF ALL GRADED CHANNELS AND DITCHES TO PROTECT BASIN OUTLET WEIRS AND LOW-FLOW OUTLET PIPES. 5.4.	CONTINUOUS SILT FENCING WILL BE INSTALLED ALONG THE ENTIRE SITE PERIMETER. CONTINUOUS SILT FENCING WILL BE INSTALLED ALONG THE ENTIRE SITE PERIMETER. 5.5.	APPLICATION OF WATER TO PREVENT WIND-BLOWN SEDIMENT TRANSPORT WILL BE APPLICATION OF WATER TO PREVENT WIND-BLOWN SEDIMENT TRANSPORT WILL BE REQUIRED FOR ALL EXPOSED SURFACES THROUGHOUT THE DURATION OF CONSTRUCTION.
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BLACKSTONE ESTATES

TRAFFIC STIJDY

EXECUTIVE SI.IN4MARY

The proposed Blackstone Estates development is located in Washoe County, Nevada. The project
site is located east of Pyramid Highway and north of Calle De La Plata. The project site is cunently
undeveloped land. The purpose of this study is to address the project's impact upon the adjacent

street network. The Pyramid Highway/Calle De La Plata intersection and the Calle De La Platal
Dykes Court/Lily Lane intersection have been identified for AM and PM peak hour intersection
capacity analysis for the existing, existing plus project, 2025 base, and 2025 base plus project
scenarios.

The proposed Blackstone Estates will include the construction of 161 single family dwelling units.
Project access will be provided from a new roadway (Lily Lane) intersecting Calle De La Plata

approximately 1,350 feet east of Pyramid Highway. The project is anticipated to generate 1,533

average daily trips with 121 trips occurring during the AM peak hour and 161 trips occurring during
the PM peak hour.

Traffic generated by the Blackstone Estates development will have some impact on the adjacent
street network. The following recommendations are made to mitigate project traffic impacts.

It is recommended that any required signing, striping or traffic control improvements comply with
Nevada Department of Transportation and Washoe County requirements.

It is recommended that traffic volumes and signal warrants be periodically monitored at the Pyramid
Highway/Calle De La Plata intersection by Washoe County and the Nevada Department of
Transportation and, if appropriate, a traffic signal be included in the Regional Transportation
Commissio n' s Re gional Transportation Improv ement Pro gram.

It is recommended that the Pyramid Highway/Calle De La Plata intersection be improved to
include an exclusive right tum lane at the south approach containing 465 feet ofstorage/deceleration
length with a 20:1 taper.

It is recommended that the Calle De La Plata/Lily Lane intersection be constructed per Washoe
County standards and contain a stop sign at the north approach.

It is recommended that Lily Lane and the remaining on-site roadways be constructed per Washoe
County street standards.

SOLAEGUI ENGINEERS, LTD.
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INTRODUCTION

STUDY AREA

The proposed Blackstone Estates development is located in Washoe County, Nevada. The project
site is located east of Pyramid Highway and north of Calle De La Plata. Figure 1 shows the

approximate location of the site. The purpose of this study is to address the project's impact upon the
adjacent street network. The Pyramid Highway/Calle De LaPlata intersection and the Calle De La
Plata/Dykes Court/Lily Lane intersection have been identified for AM and PM peak hour
intersection capacity analysis for the existing, existing plus project,2025 base, and 2025 base plus
project scenarios.

EXISTING AND PROPOSED LAND USES

The project site is cunently undeveloped land. Adjacent properties generally include undeveloped
land and scattered single family residential units to the north, south, east, and west. The proposed
Blackstone Estates development will include the construction of 161 single family dwelling units.
Project access will be provided from a new roadway (Lily Lane) intersecting Calle De La Plata
approximately 1,350 feet east of Pyramid Highway.

EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS

Pyramid Highway is a two-lane roadway with one through lane in each direction in the vicinity of
the site. The speed limit is posted for 55 miles per hour south of Sha Neva Road and 65 miles per
hour north of Sha Neva Road. Roadway improvements generally include striped white edgelines
and graded shoulders on both sides of the roadway and a striped yellow centerline with striped left
turn pockets at intersections.

Calle De La Plata is a fourlane roadway with two through lanes in each direction west of Pyramid
Highway and a two-lane roadway with one through lane in each direction east of Pyramid Highway.
The speed limit is posted for 40 miles per hour west of Pyramid Highway and 50 miles per hour east

of Pyramid Highway. Roadway improvements on the four-lane section include curb, gutter,

sidewalk and bike lanes on both sides of the street with a raised, landscaped center median.
Roadway improvements on the two-lane section include striped white edgelines and graded
shoulders on both sides of the roadway and a striped yellow centerline.

Lily Lane does not currently exist but is anticipated to be a two-lane roadway with one lane in each
direction north of Calle De la Plata. The site plan indicates that Lily Lane will align with Dykes
Court on the opposite side of Calle De La Plata. Dykes Court is an existing gravel roadway.
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The Pyramid HighwaylCalle De La Plata intersection is an unsignalized four-leg intersection

with stop sign control at the east and west approaches. The north and south approaches each

contain one exclusive left turn lane and one shared through-right turn lane. The west approach

contains one shared left turn-through lane and one exclusive right turn lane. The west approach

contains width for a future through lane. The east approach contains one shared left turn-

through-right turn lane.

The Calle De La Plata/Dykes Court intersection is currently an unsignalized three-leg intersection

with assumed stop control at the south approach. The east approach contains one shared left turn-

through lane. The west approach contains one shared through-right turn lane. The south approach

contains one shared left tum-right tum lane. With development of the project Lily Lane will be

constructed and the intersection will be improved as a four-leg intersection with stop control at the

north and south approaches.

TRIP GENERATION

In order to assess the magnitude of traffic impacts of the proposed project on the key intersections,

trip generation rates and peak hours had to be determined. Trip generation was calculated based on

rates obtained from the Ninth Edition of ITE Trip Generation (2012) for Land Use 210: Single

Family Detached Housing. The proposed Blackstone Estates development will include the

construction of 161 single family dwelling units.

Trips generated by the project were calculated for the peak hours occurring between 7:00 and 9:00

AM and 4:00 and 6:00 PM, which correspond to the peak hours of adjacent street traffic. Table i
shows a sunmary of the average daily traffic (ADT) volumes and peak hour volumes generated by

the project.

As shown in Table I the proposed Blackstone Estates development is anticipated to generate 1,533

average daily trips with a total of 121 trips occurring during the AM peak hour and a total of 161

trips occurring during the PM peak hour.

TABLE I
TzuP GENERATION

LAND USE ADT

AM PEAK HOUR PM PEAK HOUR

IN OUT TOTAL IN OUT TOTAL

Single Family Housing (161 D.U.) 1,533 30 9t t21 l0l 60 t6t
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TRIP DISTRIBUTION AND ASSIGNMENT

The distribution of the project trips to the Pyramid Highway/Calle De La Plata and Calle De La
Plata/Lily LanelDykes Court intersections was based on existing peak hour traffic patterns and the
locations of attractions and productions in the area. The anticipated trip distribution is shown on
Figure 2. The peak hour project trips shown in Table 1 were subsequently assigned to the key
intersections based on the trip distribution. Figure 3 shows the project trip assignment at the key
intersections during the AM and PM peak hours.

EXISTING AND PROJECTED TRAFF'IC VOLUMES

Figure 4 shows the existing traffic volumes at the key intersections for the AM and PM peak hours.

The existing trafhc volumes were obtained from traffic counts taken in August of 2015.

Figure 5 shows the existing plus project traffic volumes at the key intersections for the AM and PM
peak hours. The existing plus project trafflrc volumes were obtained by adding the trip assignment
volumes shown on Figure 3 to the existing traffic volumes shown on Figure 4.

Figure 6 shows the 2025 base traffic volumes at the key intersections during the AM and PM
peak hours . The 2025 base turning movements were estimated based on directional roadway link
volumes obtained directly from the Regional Transportation Commission's traffic forecasting
model. The traffic analysis zone (TAZ 64I) in which the project is located shows no household
or population growth between the 2015 and 2025 scenarios and therefore the 2025 base volumes
do not include traffic generated by the project.

Figure 7 shows the 2025 base plus project traffic volumes at the key intersections during the AM
and PM peak hours . The 2025 base plus project traffic volumes were obtained by adding the trip
assignment volumes shown on Figure 3 to the 2025 base traffic volumes shown on Figure 6.
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INTERSECTION CAPACITY ANALYSI S

The key intersections were analyzed for capacity based on procedures presented in the Highway
Capacity Manual (2010), prepared by the Transportation Research Board, using the latest version of
the Highway Capacity software. The result of capacity analysis is a level of service (LOS) rating
for each signalized intersection and unsignalized intersection minor movement. Level of service
is a qualitative measure of trafhc operating conditions where a letter grade "A" through "F",
corresponding to progressively worsening traffic operation, is assigned to the intersection or
minor movement.

The Highway Capacity Manual defines level of service for stop controlled intersections in terms
of computed or measured control delay for each minor movement. Level of service is not defined
for the intersection as a whole. The level of service criteria for unsignalized intersections is
shown in Table 2.

TABLE 2
LEVEL OF SERVICE CzuTERIA FOR UNSIGNALIZED INTERSECTIONS

LEVEL OF SERVICE DELAY RANGE (SEC/VEH)

A <10

B >10 and <15

C >15 and <25

D >25 and <35

E >35 and <50

F >50

Level of service for signalized intersections is stated in terms of the average control
vehicle for a peak 15 minute analysis period. The level of service criteria for
intersections is shown in Table 3.

delay per
signalized

TABLE 3

LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS

LEVEL OF SERVICE CONTROL DELAY PER VEHICLE (SEC)

A <10

B >10 and <20

C >20 and <35

D >35 and <55

E >55 and <80

F >80
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Table 4 shows a summary of the level of service and delay results at the key intersections for the
existing, existing plus project,2025 base, and 2025 base plus project scenarios. The intersection
capacity worksheets are included in the Appendix.

The Pyramid Highwa/Calle De La Plata intersection was analyzed for capacity as an unsignalized
four-leg intersection vyith stop sign control at the east and west approaches for all scenarios. The
intersection minor movements currently operate at LOS D or better during the AM and PM peak
hours. For the existing plus project volumes the westbound left tum movement operates at LOS E
during the AM peak hour and LOS F during the PM peak hour. For the 2025 base volumes the
eastbound left turn mdvement will operate at LOS F during the PM peak hour and the westbound
left tum movement will operate at LOS F during the AM and PM peak hours. For the 2025 base
plus project volumes the eastbound left tum movement will operate at LOS F during the PM peak
hour and the westbound left turn movement will operate at LOS F during the AM and PM peak
hours. The intersection was analyzed with the existing approach lanes and traffic control for all
scenarios.

t5

TABLE 4
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS

INTERSECTION
EXISTING

EXISTING
+ PROJECT 2025 BASE

2025 BASE
+ PROJECT

AM PM AM PM AM PM AM PM

Pyramid & Calle De La Plata
Unsignalized Four-Leg

EB Left-Thru
EB Right
WB Left-Thru-Right
NB Left
SB Left

8t4.9
Bl Ll
D26.1
47.9
\',t.6

c22.7
B 10.3

D3 1.0

A8.l
A7.8

cl5.4
Bl1.1
E48.9
A7.9
/'7.6

D25.3
B 10.3

F64.9
A8.l
A8.l

c22.7
B13.4
F781.7

1.8.2

47.7

F126.2
Bl 1.6

F903.5
48.8
1'8.4

c23.7
B 13.4
Ft246
48.2
A7.8

Ft7t.2
Bl1.6
Fl75s
A8.8
A8.8

Pyramid & Calle De La Plata
Signalized N/A N/A 8t8.5 B 19.0 c21.2 c23.2 c22.5 c24.7

Calle De La Plata & Dykes
Unsignalized Three-Leg

WB Left
NB Left-Right

A0.0
A8.9

A0.0
A0.0

N/A
N/A

N/A
N/A

A0.0
B 10.6

A0.0
40.0

N/A
N/A

N/A
N/A

Calle De La Plata & Dy(es/Lily
Unsignalized Four-Leg

EB Left
WB Left
NB Left-Thru-Right
SB Left-Thru-Right

N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A

1^7.4

A0.0
B 10.3

A8.9

/^7.5
A0.0
40.0
A8.7

N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A

47.8
A0.0
B13.3
B 10.3

1'7.7
A0.0
A0.0
49.3
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Traffic signal warrant 3 per the Manual on Uniftrm Trffic Control Devices (2009) was
subsequently reviewed at the Pyramid Highway/Calle De LaPlata intersection due to the LOS E
and F operation for some minor movements. Traffic signal warrant 3 is not met for the existing
or existing plus project traffrc volumes but is met for the 2025 traffic volumes. The installation
of a traffic signal at the Pyramid Highway/Calle De La Plata intersection will provide LOS C or
better operation during the AM and PM peak hours for all scenarios. It should be noted that peak
hour warrant 3 should be applied only in unusual cases such as office complexes, manufacturing
plants, industrial complexes, or other high-occupancy vehicle facilities that attract or discharge large
numbers of vehicles over a short time. The Manual on Unifurm Trffic Control Devices has eight
additional warrants that should be evaluated when considering the need for the installation of a
signal. It is recommended that traffic volumes and signal warrants be periodically monitored at the
Pyramid Highway/Calle De La Plata intersection by Washoe County and the Nevada Department
of Transportation and, if appropriate, a signal be included in the Regional Transportation
Commissio n' s Re gi o nal Tr ans por tati o n Impr ov e m e nt P r o gr am.

The existing left turn pocket at the north approach of the Pyramid Highway/Calle De La Plata
intersection was reviewed for storage and deceleration requirements. Less than 50 feet of storage
length is required for the existing and existing plus project volumes based on both NDOT's
unsignalized and signalized intersection criteria. However, the access management standards
specify that a minimum of 100 feet of left turn storage be provided. NDOT's access management
standards also indicate that the left turn lane shall contain a desirable deceleration length of 365
feet or a minimum deceleration length of 245 feet based on the 55 mile per hour speed limit on
Pyramid Highway. The existing left turn lane contains +310 feet of storage/deceleration length
which does not meet the 100 foot storage and245 foot minimum deceleration requirements for
either the existing or existing plus project scenarios. However, the left turn lane will meet the
245 foot minimum deceleration length and calculated 50 foot storage length. It should be noted
that the project will add only I AM peak hour and 4 PM peak hour vehicles to this movement.

The project site plan indicates that a right tum lane is proposed at the east approach of the Pyramid
Highway/Calle De La Plata intersection. It is suggested that a right tum deceleration lane be
provided at the south approach rather than the east approach since NDOT's access management
standards require that an exclusive right turn deceleration lane be provided at the south approach
based on the 55 mile per hour speed limit on Pyramid Highway. Again, the access management
standards indicate that the right turn lane contain a minimum of 100 feet of storage length, a

desirable deceleration length of 365 feet, and a20:7 taper based on the 55 mile per hour speed

limit on Pyramid Highway. It is therefore recommended that the Pyramid Highway/Calle De La
Plata intersection be improved to include an exclusive right tum lane at the south approach
containing 465 feet of storage/deceleration length with a 20:l taper.

The need for a westbound to northbound acceleration lane at the Pyramid Highway/Calle De La
Plata intersection was also reviewed. The westbound to northbound right turn volume is low for
all existing and with project scenarios. The north approach currently contains a+200 foot tapered
acceleration lane which will accommodate the westbound to northbound right turn traffic.
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The Calle De La Plata/Dykes Court intersection was initially analyzed as an unsignalized three-leg
intersection with stop control at the south approach for the existing and 2025 base scenarios. The
intersection minor movements cunently operate at LOS A during the AM and PM peak hours and

will operate at LOS B or better during the AM and PM peak hours for the 2025 base volumes. The
intersection was analyzed with the existing approach lanes.

The Calle De La PlatalDykes Court/Lily Lane intersection was subsequently analyzed as an

unsignalized four-leg intersection with stop control at the north and south approaches for the
existing plus project and 2025 base plus project scenarios. For the existing plus project volumes
the intersection minor movements operate at LOS B or better during the AM and PM peak hours.
For the 2025 base plus project volumes the intersection minor movement operate at LOS B or better
during the AM and PM peak hours. The intersection was analyzed with one shared left turn-
through-right tum lane at all approaches.

The need for an exclusive left turn lane at the west approach of the Calle De La Plata/Dykes
Court/Lily Lane intersection was reviewed based on the AASHTO publication A Policy on
Geometric Design of Highways and Streets (2011). An exclusive left turn lane is not required on
Calle De LaPlata based on the existing plus project volumes. It is recommended that the Calle
De La PlatalLily Lane intersection be constructed per Washoe County standards and contain a stop
sign at the north approach.

SITE PLAN REVIEW

A copy of the Tentative Map for the Blackstone Estates development is included in this
submittal, The tentative map indicates that project access will be provided from Lily Lane via
Calle De La Plata. It is recommended that Lily Lane and the remaining on-site roadways be
constructed per Washoe County street standards.
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RECOMMENDATIONS

Traffic generated by the Blackstone Estates development will have some impact on the adjacent
street network. The following recommendations are made to mitigate project traffic impacts.

It is recommended that any required signing, striping or traffic control improvements comply with
Nevada Department of Transportation and Washoe County requirements.

It is recommended that traffic volumes and signal warrants be periodically monitored at the Pyramid
Highway/Calle De La Plata intersection by Washoe County and the Nevada Department of
Transportation and, if appropriate, a traffic signal be included in the Regional Transportation
Commissio n' s Re gi onal Tr ans por t at i on Impr ov e m ent P r o gr am.

It is recommended that the Pyramid Highway/Calle De La Plata intersection be improved to
include an exclusive right tum lane at the south approach containing 465 feet of storage/deceleration
length with a 20:I taper.

It is recommended that the Calle De La Plata/Llly Lane intersection be constructed per Washoe
County standards and contain a stop sign at the north approach.

It is recommended that Lily Lane and the remaining on-site roadways be constructed per Washoe
County street standards.
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APPENDIX
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Trip Generation Summary - Alternative 1

Project: New Project

Alternative: Alternative 1

Open Date: 81812016

AnalysisDate: 81812016

ITE Land Use

AM Peak Hour of PM Peak Hour of
Average Daily Trips Adjacent Street Traffic Adjacent Street Traffic

Enter Exit Total Enter Exit Total Enter Exit Total

767 766 1533 30 91 121 101 60 161210 SFHOUSE 1

161 Dwelling Units

Unadjusted Volume

lnternal Capture Trips

Pass-By Trips

Volume Added to Adjacent Streets

000000000
000000000
000000000
000000000

Total AM Peak Hour lnternal Capture = 0 Percent

Total PM Peak Hour lnternal Capture = 0 Percent

Source: lnstitute of Transportation Engineers, Trip Generation Manual9th Edition, 2012

TRIP GENERATION 2014, TRAFFICWARE, LLC
TM15-001 
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General lnformation Site lnformation

Analyst MSH I ntersectio n Pyramid & Calle De La Plata

Agency/Co, Solaegui Engineers J u risdiction Washoe County

Date Performed 8/8/2016 EastAVest Street Calle De La Plata

Analysis Year 2016 North/South Street Pyramid Highway

Time Analyzed AM Existing Peak Hour Factor 0.95

lntersection Orientation North-South Analysis Time Period (hrs) 025

Project Description

Lanes

nl{fYt Fr

I r'$^ I. r

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priorlty 10 11 12 7 8 9 1U 2 3 4U 4 5 6

Number of Lanes 0 1 1 0 1 0 0 1 0 0 1 1 0

Configuration tT R LTR L TR L TR

Volume (veh/h) 7 2 215 54 'I n 109 152 15 2 208 5

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Levelof Service

Flow Rate (veh/h) 9 226 58 11s 2

Capacity 371 817 228 1344 1 399

v/c Ratio 0.02 028 o.2s 0.09 000

957o Queue Length 01 11 10 03 00

Control Delay (s/veh) 149 111 261 79 76

Level of Service (LOS) B B D A A

Approach Delay (s/veh) 11 2 26.1 31 01

Approach LOs B D

Copyright @ 2016 University of Florida. All Rights Reserved. HcS 2010* TWSC Version 6.80 Generated: g/12/20161:28:51 pM

PyCal 6ax.xtw

TM15-001 
EXHIBIT F



General lnformation Site Information

Analyst MSH lntersectlon Pyramid & Calle De La Plata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East^Vest Street Calle De La Plata

Analysis Year 2016 North/South Street Pyramid Highway

Time Analyzed PM Existing Peak Hour Factor 0.95

lntersection Orientation North-South Analysis Time Period (hrs) o25

Project Description

Lanes

l"4ajor Streetr Notrh-south

Vehicle Volumes and Adjustments

Approach Eastbou nd Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 '11 12 7 8 9 1U 1 2 3 4U 4 5 R

Number of Lanes 0 1 n 1 0 U 1 0 0 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 15 2 158 29 5 3 2't2 221 53 2 179 11

Percent Heavy Vehicles 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Und v ded

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 18 166 39 223 2

Capacity 221 847 177 1371 1272

v/c Ratio 0.08 0.20 0.22 016 000

95% Queue Length 03 0.7 08 06 00

Control Delay (s/veh) 22.7 10 3 31.0 81 78

Level of Service (LOS) c B D A A

Approach Delay (s/veh) 115 31 0 35 01

Approach LOS B o

Copyright O 2016 University of Florida. All Rights Reserved. HCS 2010'u TWSC Version 6.80 Generated: 8/12/20161:29:14 pM
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General lnformation Site Information

Analyst MSH lntersection Pyramid & Calle De La Plata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East^Vest Street Calle De La Plata

Analysis Year 2016 North/South Street Pyramid Highway

Time Analyzed AM Existing + Project Peak Hour Factor 0.95

lntersection Orientation North-South Analysis Time Period (hrs) 025

Project Description

Lanes

rL-

&
ts

&
T
t-

01'tvY1

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 1 0 1 0 0 1 0 0 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 7 3 215 139 3 4 109 152 43 3 208 5

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue length, and Levelof Service

Flow Rate (veh/h) 10 226 1s3 115 3

Capacity 3s6 817 226 1344 1 36s

v/c Ratio 003 028 068 009 0.00

95% Queue Length 01 11 43 03 0.0

Control Delay (s/veh) 154 111 489 79 76

Level of Service (LOS) c B E A

Approach Delay G/veh) 113 489 28 01

Approach LOS B E

Copyright O 2016 University of Florida. All Rights Reserved. HcS 2010'" TWSC Version 6.80 Generated: g/12/20161:29:38 pM
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General lnformation Site lnformation

Analyst MSH I ntersection Pyramid & Calle De La Plata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 EastAVest Street Calle De La Plata

Analysis Year 2016 North/South Street Pyramid Highway

Time Analyzed PM Existing + Project Peak Hour Factor 0.95

lntersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description

Lanes

n1{fYtfr
f"4ajor Street i.Jorih-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 '1U
1 2 3 4U 4 5 R

Number of Lanes 0 1 0 1 0 0 1 1 0 0 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 15 4 158 85 6 6 212 221 148 6 179 11

Percent Heavy Vehicles 2 2 2 2 2 2 2 z

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 20 165 101 223 6

Capacity 197 847 '154 1371 1 169

v/c Ratio 0.10 020 055 0.16 0.01

95% Queue Length 03 07 37 05 00

Control Delay (s/veh) 25.3 10 3 649 8'l 81

Level of Service (LOS) D B F A

Approach Delay (s/veh) 118 64.9 30 02

Approach LOS B F

Copyright O 2015 University of Florida. All Rights Reserved. HCS 2O1O'u TWSC Version 6.80 cenerated: 8/12/20161:30:00 pM
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General lnformation Site lnformation

Analyst MSH lntersection Pyramid & Calle De La Plata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East^Vest Street Calle De La Plata

Analysis Year 2025 North/South Street Pyramid Highway

Time Analyzed AM Base Peak Hour Factor 0.95

lntersection Orientation North-South Analysis Time Period (hrs) 025

Project Description

Lanes

N4alor Street North-South

t-
&
<F

t

+
T

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 a 9 1U 'I 2 3 4U 4 5 6

Number of Lanes 0 1 1 0 1 0 0 'I
1 0 0 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 25 10 3s0 230 10 r0 180 150 70 10 220 25

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 37 368 264 189 11

Capacity 240 793 104 1 306 1 335

v/c Ratio 015 045 2.53 014 001

95% Queue Length 05 25 24.1 05 00

Control Delay (s/veh) 22.7 134 781.7 82 77

Level of Service (LOS) c B F A A

Approach Delay (s/veh) 142 781.7 37 03

Approach LOS B F
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General lnformation Site lnformation

Analyst MSH I ntersectio n Pyramid & Calle De La Plata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 EastAVest Street Calle De La Plata

Analysis Year 202s North/South Street Pyramid Highway

Time Analyzed PM Base Peak Hour Factor 0.95

lntersection Orientation Norlh-South Analysis Time Period (hrs) 0.25

Project Description

Lanes

01{fYt ?,r
[4a]or 5treet ilortlr South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 'II 12 7 8 9 1U 2 3 4U 4 5 6

Number of Lanes 0 1 1 0 1 0 0 0 0 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 50 10 260 110 10 20 3s0 240 230 20 190 40

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 64 214 148 368 21

Ca pacity 84 818 56 1324 1 068

v/c Ratio 0.76 033 2.6s 028 0.02

95% Queue Length 38 15 15.2 11 01

Control Delay (s/veh) 126 2 116 903.5 88 84

Level of Service (LOS) F B F A

Approach Delay (s/veh) 29.8 903.5 37 o7

Approach LOS D F

Copyright O 2016 University of Florida. All Rights Reserved. Hcs 2010* TWSC Version 6.80 cenerated: g/12/20161:30:44 pM
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General Information Site lnformation

Analyst MSH I ntersectio n Pyramid & Calle De La Plata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 EastAVest Street Calle De La Plata

Analysis Year 2025 North/South Street Pyramid Highway

Time Analyzed AM Base + Project Peak Hour Factor 095

lntersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description

Lanes

n1'{9Yt f r
N'lajor street Nodh South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority '10 11 12 7 8 9 1U 1 2 3 4U 4 5 5

Number of Lanes 0 1 1 0 0 0 1 1 0 U 1 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 25 11 350 315 12 14 180 150 9B 11 220 25

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Und v ded

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 50 368 360 189 12

Capacity 230 793 101 1 306 1302

v/c Ratio 0.17 046 3.57 0.14 001

95% Queue Lenqth 06 25 36 1 0.5 00

Control Delay (s/veh) 23.7 134 1245.6 82 78

Level of Service (LOS) c B F A

Approach Delay (s/veh) 143 1245.5 35 03

Approach LOS B F

copyrig ht @ 2016 U niversity of Florida. All Rig hts Reserved. Hcs 201 0* TWsc version 6.80 Generated: g/12/2016 1 :31 :05 pM
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General Information Site lnformation

Analyst MSH I ntersection Pyramid & Calle De La Piata

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East^Vest Street Calle De La Plata

Analysis Year 2025 North/South Street Pyramid Highway

Time Analyzed PM Base + Project Peak Hour Factor 095

lntersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description

Lanes

J\4nloi at.eei i.iolir SoLrth

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 2 3 4U 4 5 6

Number of Lanes 0 1 1 0 1 U 1 0 0 1 0

Configuration LT R LTR L TR L TR

Volume (veh/h) 5U 12 260 165 'I 
1 23 350 240 325 24 190 40

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 66 274 211 368 25

Capacity 74 818 47 1324 981

v/c Ratio 0.89 0.33 451 028 003

95% Queue Length 45 15 23.8 11 01

Control Delay (s/veh) 171 2 11 6 1154.4 88 88

Level of Service (LOS) F B F

Approach Delay (s/veh) 363 1754.4 33 08

Approach LOS E F
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Duration, h i0.25

'amid & Calle De 1a...

i zo.o
Change Period, ( Y+R c ), s

Max Allow Headway ( MAH ), s

Queue Clearance Time ( g s ), s

Green Extension Time ( g 
" ), 

s

Max Out Probability

Adiusted Flow Rate ( v ), veh/h

Saturation Flow Rate ( s ), veh/h/ln

Queue Service Time ( g s ), s
Cycle Queue Clearance Time ( g c ), s
Green Ratio ( g/C )

Queue Storase Ratio ( RQ ) ( 50 th

Uniform Delay ( d r ), s/veh

lncremental Delay ( d e ), s/veh

lnitial Queue Delay ( d r ), s/veh

Level of Service (LOS)

Delay, s/veh / LOS

lntersection Delay, s/veh / LOS

Pedestrian LOS Score / LOS

HCS 20f 0 Signalized lntersection Results Summary

SB

Movement

Movement

Movement

l_
Back of Queue ( Q , fUln ( 50 th percentile

Back of Queue ( Q , veh/ln ( 50 th percentile

Bicycle LOS Score / LOS
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Time Period IPM Peak Hour i PHF

rcr9
FileName iPycatOpw.xus

Siqnal lnformation

Phase Duration, s

Period, ( Y+R c ), s

Max Allow Headway ( MAH ), s

Queue Clearance Time ( g s ), s

0.15 I 0.00Max Out Proba

Flow Rate ( v ), veh/h

1462 t 1551Saturation Flow Rate ( s ), vehih/ln

JJQueue Service Time ( g 
" ), 

s 7.9 I 11 .8

Queue Clearance Time

Green Ratio ( g/C )

Back of Queue ( Q ), fUln ( 50 th

Back of Queue ( Q ), veh/ln ( 50 th

Queue Storage Ratio ( RQ ) ( 50 th percentile

1

lncremental Delav ( dz), s/veh

lnitial Queue Delay ( d s ), s/veh

Control Delay ( d ), s/veh

Approach Delay, s/veh / LOS

lntersection Delay, s/veh / LOS

Pedestrian LOS Score / LOS

HCS 2010 Signalized lntersection Results Summary

SB

Force Mode

Green Extension Time (

( c ), veh/h

25.0
!0.0 4.0

1.0

1.00 1.00

0.17 001 ,

0.0
0040

00

SBWB'-r'-
I

-1t4' !

!
__?*1."

o.7
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HCS 2010 Signalized lntersection Results Summary

General lnformation lntersection lnformation
Agency Solaegui Engineers Duration, h 10.25

Analysl VISH Analysis Date Aug 8,2016 Area Type lOther
Jurisdiction Washoe County Time Period AM Peak Hour PHF 10.95

Urban Streel Analysis Year 2025 Base Analvsis Period l'1 > 7:00

lntersection rvramid & Calle De La... File Name PvCa25ax.xus

Proiect Description

Demand lnformation EB WB NB SB

Aooroach Movement L T R L T R L T R L T R

Demand ( v), veh/h 25 10 350 230 10 1011801150 70 10 220 25

Siqnal lnformation t
\ ltf

JI
t?

E.,,, F,
{ ? 3 +.Cycle, s 70.0 Reference Phase 2

Offset, s 0 Reference Point End
Green 80 10 25.O 21 0 00 00

Uncoordinated Yes Simult. Gao EAN On Yellow 40 00 4.O t4.0 UU 00
Force Mode Fixed Simult. Gap N/S On Red 10 0.0 1.0 I 1.0 00 00

Timer Results EBL EBT WBL WBT NBL NBT SBL SBT

Assigned Phase 4 8 5 2 1 6

Case Number 70 8.0 20 40 20 40
Phase Duration, s 26.0 26.O 14.0 31.0 13.0 30.0

Chanoe Period, ( Y+R 
" 

), s 50 50 00 50 50 50
Max Allow Headway ( MAH ), s 33 33 3.1 31 31 31
Queue Clearance Time ( s s ), s 15.0 13.3 87 87 24 94
Green Extension Time ( g 

" ), 
s 09 10 02 09 00 08

Phase Call Probability 1.00 1.00 1.00 1.00 1.00 1.00

Max Out Probability 0.28 0.12 0.11 0.00 0.00 0.01

Movement Group Results EB WB NB SB

Approach Movement L T R L T R L T RI L T R

Assigned Movement 7 4 14 3 8 18 5 2 12 1 6 16

Adjusted Flow Rate ( v ), veh/h 37 326 263 189 232 I tt 258
Adiusted Saturation Flow Rate ( s ), veh/h/ln 1489 1552 1400 1774 1753 I 1774 1826

Queue Service Time ( g 
" ), 

s 00 13.0 10.3 6.7 6.7 I 0.4 74
Cycle Queue Clearance Tlme ( g 

" ), 
s 1.0 13.0 11.3 6.7 67 I 0.4 74

Green Ratio ( q/C ) 0.30 0.30 0.30 0.20 0.37 I 0.11 0.36

Capacity(c),veh/h 535 466 519 355 651 I 203 652
Volume{o-Capacity Ratio ( X) 0.069 0.701 0.507 0.534 0.356 I 0.052 0.395
Back of Queue Q ), fUln ( 50 th percentile) 101 123 87.2 69 62.2 I 3.9 72.4
Back of Queue ( Q ), veh/ln ( 50 th percentile) 04 48 34 2.7 24 I 0.2 28
Queue Storaqe Ratio ( RQ ) ( 50 th percentile) 0.00 0.00 000 0.00 0.00 I 0.00 0.00
Uniform Delay ( d r ), s/veh 17.5 21.7 21.1 25.1 15.9 27.6 168
lncremental Delay ( d z ), s/veh 0.0 4.0 03 08 01 I 0.0 01
lnitial Queue Delay ( d: ), s/veh 00 0.0 00 00 00 00 00
Control Delay ( d ), s/veh 17.5 25.7 21.4 25.9 16.1 I 27.7 17.0
Level of Service (LOS) B c c c B c B

Approach Delay, s/veh / LOS 24.8 c 21.4 c 20.5 CT 17.4 B

lntersection Delay, s/veh / LOS 21.2 c

Multimodal Results EB WB NB SB
Pedestrian LOS Score / LOS 23 B 23 B 21 BT2,3 B
Bicycle LOS Score / LOS 11 A 09 A 1.2 AlO.g A
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General lnformation

1> 7:00

Pyramid & Calle De la...

Siqnal lnformation

Period, ( Y+R c ), s

Max Allow Headway ( MAH ), s

Queue Clearance Time ( g s ), s

Green Extension Time ( g 
" ), 

s

Phase Call Probability

Movement Group Results

Approach Movement

Assigned Movement

Saturation Flow Rate ( s ), veh/h/ln

Queue Service Time ( g s ), s

cle Queue Clearance Time ( g c ), s
Green Ratio ( g/C )

Volume-to-Capacity Ratio ( X)

Ratio ( RQ ) ( 50 th percentile)

lncremental Delay ( d z ), s/veh

lnitial Queue Delay ( d : ), s/veh

Control Delay ( d ), s/veh

Approach Delay, s/veh / LOS

lntersection Delay, s/veh / LOS

Multimodal Results

Pedestrian LOS Score / LOS

HCS 2010 Signalized lntersection Results Summary

20.0

SB

Timer Results

Phase Duration, s

Adjusted Flow Rate ( v), veh/h

iE
Back of Queue ( Q ), veh/ln ( 50 th percentile)

LOS Score / LOS

.q,0** 4 0.0
0.0

2.3

0.7

0.90

0.403

77.4

40 0.0
0.0

EBL *"5?I
4

98

i1.00
lr1
:_99
0.05

SB
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Analysis Date !

Time Period i

I ntersection lnformation

8.0 | 1.0 125.0

:1,0 lo.q l1,q i10 100 10.0

Period, (Y+Rc), s

19.0

1.00

Max Allow Headway ( MAH ), s

Queue Clearance Time ( g s ), s

Green Extension Time ( g 
" ), 

s

0.11 I 0.00

Movement Grouo Results

Approach Movement

sted Saturation Flow Rate ( s ), veh/h/ln

Queue Service Time ( g 
' ), s

Cycle Queue Clearance Time ( g c ), s

Green Ratio ( .q/C )

Capacity(c),veh/h
Volume-to-Capacity Ratio ( X)
Back of Queue ( Q ), fuln ( 50 th percentile)

Back of Queue ( Q ), veh/ln ( 50 th percentile)

Queue Storage Ratio ( RQ ) ( 50 th percentile)

Uniform Delav ( d I ). siveh

lncremental Delay ( d z ), s/veh

lnitial Queue Delay ( d a ), s/veh

Control Delay ( d ), s/veh 17.5 I 25.7
Level of Service (LOS)

Approach Delay, s/veh / LOS

lntersection Delay, s/veh / LOS

Multimodal Results
Pedestrian LOS Score / LOS

HCS 2010 Signalized lntersection Results Summary

SB

lnformation

Force Mode

Max Out Probability

Movement

Adjusted Flow Rate ( v), veh/h

Bicycle LOS Score / LOS

31

SBT

4.0

30.0

5.0

9.4

0.8

1.00

R

SB

16

t

0.9
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HCS 2010 Signalized Intersection Results Summary

Analyst

Jurisdiction

ted Saturation Flow Rate , veh/h/ln

Queue Clearance Time

Green Ratio

Back of Queue ( Q ), fuln ( 50 th percentile)

Pedestrian LOS Score / LOS

Bicycle LOS Score / LOS

2.3

0.8

R

242

1 801

1.6

1.00 1.00

1-1 t+Y1-a

300
5.0

3.2

,**...J

9Pr___
6

40

SB

78
78

General lnformation I ntersection lnformation
Duration, h

Aug 8,2016

Pyramid & Calle De 1a... I File Name !PyCa25pw.xus

1> 7:00

nal lnformation

1.0 i1,0 !0.0 !00

Change Period, ( Y+R c ), s

Max Allow Headway ( MAH ), s

Queue Clearance Time ( s s ), s

Green Extension Time ( g 
" ), 

s

Adjusted Flow Rate ( v), veh/h

Queue Service Time ( g 
" ), 

s

Capacity(c),veh/h
Volume{o-Capacity Ratio ( X)

Back of Queue ( Q ), veh/ln ( 50 th

0.3 I 7.4

0.0 | 0.0

Queue Storage Ratio ( RQ ) ( 50 th

Xs"T 1?;Uniform Delay ( d r ), s/veh

lncremental Delay ( d z ), s/veh

lnitial Queue Delay ( d s ), s/veh
-19jg
22.2Control Delay ( d ), s/veh

Level of Service (LOS)

Approach Delay, s/veh / LOS

lntersection Delay, s/veh / LOS
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General lnformation Site lnformation

Analyst MSH I ntersection Calle De La Plata & Dykes

Agenry/Co. Solaegui Engineers Jurisdiction Washoe County

Date Pedormed 8/8/2016 East^Vest Street Calle De La Plata

Analysis Year 2016 North/South Street Dykes Court

Time Analyzed AM Existing Peak Hour Factor 0.95

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 'lu
1 2 3 4U 4 5 6 7 I 10 11 12

Number of Lanes 0 0 1 0 n 1 0 U 0 n 0

Configuration TR LT LR

Volume (veh/h) 19 0 55

Percent Heavy Vehicles 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 58 1

Capacity 1 595 924

v/c Ratio 0.04 0.00

95% Queue Length 00

Control Delay (s/veh) 73 89

Level of Seruice (LOS) A

Approach Delay (s/veh) 89

Approach LOS A
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General lnformation Site lnformation

Analyst MSH I ntersection Calle De La Plata & Dykes

Agency/Co, Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East/West Street Calle De La Plata

Analysis Year 2016 North/South Street Dykes Court

Time Analyzed PM Existing Peak Hour Factor 095

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

1{*Yt f r
N4ajor Street East-\r/eit

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Nofthbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 0 0 1 0 0 0 0 0 0

Configuration TR LT LR

Volume (veh/h) 57 1 0 37 0

Percent Heavy Vehicles 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) JY

Capacity 1541

v/c Ratio 003

95% Queue Length

Control Delay (s/veh) 73

Level of Service (LOS) A

Approach Delay (s/veh)

Approach LOS
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General lnformation Site lnformation

Analyst MSH lntersection Calle De La Plata & Dykes

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 EastAVest Street Calle De La Plata

Analysis Year 202s North/South Street Dykes Court

Time Analyzed AM Base Peak Hour Factor 0.95

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

N4alor Street East West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority IU 2 3 4U 4 5 6 7 o 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT LR

Volume (veh/h) 90 0 0 2s0 1 0

Percent Heavy Vehicles 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 263 1

Capacity 1498 640

v/c Ratio 0.18 0.00

95% Queue Length 00

Control Delay (s/veh) 74 106

Level of Service (LOS) A B

Approach Delay (s/veh) 106

Approach LOS B
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General lnformation Site lnformation

Analyst MSH lntersection Calle De La Plata & Dykes

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East/West Street Calle De La Plata

Analysis Year 2025 North/South Street Dykes Court

Time Analyzed PM Base Peak Hour Factor 0.95

lntersection Orientation East-West Analysis Time Period (hrs) 0.2s

Project Description

Lanes

[4ajor Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R lt L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 o 9 10 11 12

Number of Lanes 0 0 0 0 0 0 0 0 tJ 0

Configuration TR LT LR

Volume (veh/h) 260 1 0 140 0

Percent Heavy Vehicles 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 147

Capacity 1287

v/c Ratio 011

95% Queue Length

Control Delay (s/veh) 78

Level of Service (LOS)

Approach Delay (s/veh)

Approach LOS
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General lnformation Site lnformation

Analyst MSH I ntersection Calle De La Plata & Lily

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East^Vest Street Calle De La Plata

Analysis Year 2016 North/South Street Lily Lane/Dykes Court

Time Analyzed AM Existing + Project Peak Hour Factor 095

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

N4ajor Street East We:i

+
7
r

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R il L T R

Priority 1U 1 2 3 4U 4 5 6 7 a 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0

Configuration LTR LTR LTR LTR

Volume (veh/h) 30 19 0 0 55 n 1 0 0 t, t, 91

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 32 1 96

Capacity 1545 1 595 685 1 008

v/c Ratio 002 000 0.1 0

95% Queue Length 01 00 03

Control Delay (s/veh) 74 73 10 3 89

Level of Service (LOS) B

Approach Delay (s/veh) 46 10.3 89

Approach LOS B
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General lnformation Site lnformation

Analyst MSH I ntersection Calle De La Plata & Lily

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East/West Street Calle De La Plata

Analysis Year 2016 North/South Street Lily Lane/Dykes Court

Time Analyzed PM Existing + Project Peak Hour Factor 0.95

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

L
&
IF

r
F

fYt r
i\4a or Street [zst lvelt

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R il L T o U L T R

Priority 1U 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 1 0

Configuration LTR LTR LTR LTR

Volume (veh/h) 101 57 0 5t 0 0 0 0 0 0 60

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 106 63

Ca pacity 1 570 1541 1 032

v/c Ratio 0.07 006

95% Queue Length 02 02

Control Delay (s/veh) 75 73 50 87

Level of Service (LOS) A A

Approach Delay (s/veh) 49 50 87

Approach LOS A
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General lnformation Site Information

Analyst MSH I ntersection Calle De La Plata & Lily

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/8/2016 East/West Street Calle De La Plata

Analysis Year 2025 North/South Street Lily Lane/Dykes Court

Time Analyzed AM Base + Project Peak Hour Factor 0.95

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

1't*Yllt
[4a.]or Street East West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 n 0 U
,l

0

Configuration LTR LTR LTR LTR

Volume (veh/h) 30 90 0 0 2s0 0 I n 0 0 91

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 32 95

Capacity 1 300 1498 433 775

v/c Ratio 0.02 000 012

95% Queue Length 01 00 04

Control Delay (s/veh) 78 74 13 3 10 3

Level of Service (LOS) A A B B

Approach Delay (s/veh) 21 13 3 10 3

Approach LOS B B
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General lnformation Site lnformation

Analyst MSH I ntersection Calle De La Plata & Lily

Agency/Co. Solaegui Engineers Jurisdiction Washoe County

Date Performed 8/B/2016 EastArVest Street Calle De La Plata

Analysis Year 2025 North/South Street Lily Lane/Dykes Court

Time Analyzed PM Base + Project Peak Hour Factor 0.95

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

J,t lr,t$.t

\4alor Streelr East-\r/e.t

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U t T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 U U U 0 1 t, 0 1 0

Configuration LTR LTR LTR LTR

Volume (veh/h) 101 250 1 0 140 0 0 0 0 n 0 60

Percent Heavy Vehicles 2 2 2 2 2 2 2 2

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 105 63

Capacity 1434 1287 900

v/c Ratio 007 007

95olo Queue Length 02 02

Control Delay (s/veh) 7.7 78 50 93

Level of Service (LOS)

Approach Delay (s/veh) 26 50 93

Approach LOS A A
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