
Board of Adjustment Staff Report 
Meeting Date:  April 7, 2022 Agenda Item:  8C 

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

www.washoecounty.gov/csd/planning_and_development 

SPECIAL USE PERMIT CASE NUMBER: WSUP22-0006 (Reno Tahoe Business Gateway) 

BRIEF SUMMARY OF REQUEST: Major grading necessary to facilitate future 
development of industrial uses on the project site. 

STAFF PLANNER: Courtney Weiche, Senior Planner 

Phone Number: 775.328.3608 

Email: cweiche@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve a 
special use permit for major grading necessary to 
facilitate future development on the project site. The 
applicant is proposing excavation of 127,400 cubic yards 
of material and 104,040 cubic yards of fill material with 
approximately 27 acres of disturbed area – most of which 
has already been previously disturbed. The applicant is 
also requesting to vary the standards of section 
110.438.45(c) to allow finished grades to vary by more 
than ten (10) feet from the natural slope. 

Applicant: S3 Development Co. 

Property Owner: Riverview Estates Properties 
LLC. 

Location: 10355 Mogul Rd, Reno, NV 
89523 

APN: 038-181-01 (1.865 ac)
038-172-14 (26.03 ac)

Project Area: 27.98 acres

Master Plan: N/A 

Regulatory Zone: Industrial 

Area Plan: Verdi 

Development Code: Authorized in Article 820 and 
821 

Commission District: 5 – Commissioner Herman 

Vicinity Map 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Board of Adjustment approve with 
conditions Special Use Permit Case Number WSUP22-0006 for Riverview Estates Properties LLC., with 
the conditions included as Exhibit A to this matter, having made all five findings in accordance with 
Washoe County Code Section 110.810.30:  

(Motion with Findings on Page 11) 
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Special Use Permit  

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

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

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

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

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

The conditions of approval for Special Use Permit Case Number WSUP22-0006 are attached to 
this staff report and will be included with the action order.   

The subject properties are designated as Industrial (I) regulatory zone.  The proposed grading 
triggers the major grading requirements and is permitted with a special use permit per Washoe 
County Code Section 110.438.35. Therefore, the applicant is seeking approval of this SUP from 
the Board of Adjustment.  

Additionally, Article 810, Special Use Permits, allows the Board of Adjustment to vary 
development code standards in conjunction with the approval process per WCC 110.810.20(e).  
The Board of Adjustment will be ruling on the request(s) to vary standards below: 

Variance(s) Requested Relevant Code 

438.45(c) Finish grading shall not vary from the natural 
slope by more than ten (10) feet in elevation. 
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Site/Grading Plans 
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Site/Grading Plans 

Background 

In 2021, the Reno City Council voted in favor to remove the two subject parcels, 038-181-01 and 

038-172-14, from the City of Reno Sphere of Influence. Truckee Meadows Regional Plan, Table 

3.3, Policy RC 2 – Spheres of Influence (SOI), provides translatable land uses between each 

jurisdiction. Although the previous City of Reno master plan designation of mixed employment 

(ME) has a translation of commercial (C) per Table 3.3, Washoe County is not obligated to adopt 

a commercial master plan land use. 

The property has a Washoe County regulatory zone of industrial and there is currently a master 

plan amendment in process to adopt a master plan land use on the property. Washoe County 

staff will be recommending a master plan land use category of Industrial (I) consistent with the 

existing Industrial (I) regulatory zone as described above. The proposed master plan amendment 

(WMPA22-0001) is scheduled for the May 3, 2022 Planning Commission meeting and the TMRP 

conformance review will occur pending approval from the Washoe County Board of County 

Commissioners.  

Although the master plan amendment has not been adopted, the proposed grading is an allowed 

use in the Industrial regulatory zone subject to approval of a special use permit (WSUP22-0006). 

A recommended condition of approval is proposed for the Boards consideration to require the 

master plan amendment be adopted and in effect prior to the issuance of any grading and/or 

building permits in association with the entitlements of this special use permit. Pending adoption 

of the MPA, the master plan and zoning will both reflect Industrial designations and therefore be 

in conformance.  

Project Evaluation 

The applicant is requesting a special use permit for major grading in anticipation for future 

development of a flex space industrial park. The request will allow the development of “super 

pads” that can be developed with a mix of industrial uses as allowed in the Industrial (I) regulatory 

zone. The project is located on the south side of Interstate 80 off Exit 7 and north of Mogul Road.  
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The project area encompasses two undeveloped parcels, APN’s 038-172-14 & 038-181-01, 

totaling approximately 27.9 acres. While the parcels are vacant, significant disturbance to the site 

has occurred as a result of the railroad, I-80 corridor and various utility projects in the immediate 

vicinity. To the north of the project site is Interstate 80, to the east is an existing self-storage 

facility, to the south is Union Pacific Railroad and undeveloped land. The project area has multiple 

public utility easements, including NV Energy utility poles to remain in place and surrounding area 

undisturbed. The site plan indicates a desire to remove and relocate overhead utility poles. Any 

relocation of utility poles will require coordination with the applicable utility company directly and 

is not a part of this special use permit approval. All appropriate agencies were notified of the 

application and no comments in opposition were received.  

The following major grading thresholds triggered are: 

•  Section 110.438.35 (a)(1) – Grading on slopes less than or flatter than 15% 

o Area – (i)(C) – Grading of an area of more than four (4) acres on a parcel of 

any size. 

o Volume – (ii)(A) - Excavation of five thousand (5,000) cubic yards or more 

whether the material is intended to be permanently located on the project site 

or temporarily stored on a site for relocation to another, final site. 

• Section 110.438.35 (a)(2) – Grading on slopes of 15% or greater (steeper) 

o Area – (i)(c) - Grading of more than two (2) acres on any size parcel. 

o Volume – (ii)(A) - Excavation of one thousand (1,000) cubic yards or more 

whether the material is intended to be permanently located on the project site 

or temporarily stored on a site for relocation to another, final site. 

• Section 110.438.35 (a)(3) - Any driveway or road that traverses any slope of thirty 

(30) percent or greater (steeper). 

• Section 110.438.35 (a)(4) - Grading to construct a permanent earthen structure 

greater than four and one-half (4.5) feet in height within the required front yard 

setback, or greater than six (6) feet in height on the remainder of the property. The 

height of an earthen structure is measured from existing grade at the time of permit 

issuance. 

The applicant is proposing the excavation of 127,400 cubic yards of material, and 104,040 cubic 

yards of fill material. The applicant states a large portion of the approximately 23,360 cubic yards 

of excess cut will consist of oversized rocks that will be processed and utilized on-site for dry 

stacked wall construction. The remaining portion of excess cut is expected to include vegetation 

and unsuitable material that will need to be exported from the site. The maximum height is 8’ for 

single wall designs and 6’ high with 6’ of bench width between walls for terraced wall designs.  

Although the site requires major grading to accommodate development, the project area is 

relatively flat with over 80% of the site having slopes of less than 15% or less. The applicant has 

requested to vary Washoe County Development Code §110.438.45(c): “Finish grading shall not 

vary from the natural slope by more than ten (10) feet in elevation.” Varying from this standard is 

allowed per WCDC Article 810.209(e), Special Use Permits which allows the Board of Adjustment 

to vary development code standards in conjunction with the approval for a special use permit.  
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The grading design includes a maximum depth of cut of approximately 25’, and a maximum depth 

of fill of approximately 22’, however those depths are localized to only a few locations on site. The 

majority of the site has depth of cuts and fills that are considerably shallower at approximately 

6.1’ and 4.7’. Any finish grade varying from natural slope by any more than 10’ in elevation is 

required to meet the following requirements, specified as a proposed condition of approval:  

(i) The proposed cut and/or fill slopes include stepped-back structural containment 

(retaining walls) that form terraces, and; (ii) The proposed terraces include landscaping, 

are a minimum of six (6) feet in width, and have a slope flatter than three horizontal to one 

vertical (3:1). (iii) Retaining walls used to create terraces are limited to a maximum vertical 

height of ten (10) feet, when located outside any required yard setback. (iv) Terrace widths 

shall be at least sixty (60) percent of the height of the higher of the two (2) adjacent 

retaining walls. (v) Bench widths shall be at least four (4) feet. 

The applicant is not requesting to vary any of the below grading standards and all slopes must 

comply with Washoe County Code 110.438.45, which are summarized in the table below:  

Type of Regulation 

Requirements 

Front Yard Side Yard Rear Yard 
Setback 

Envelope 

Slopes 3:1 3:1 3:1 3:1 

Retaining Wall Height 4.5ft 
6ft Res/8ft non 

res 

6ft Res/8ft non 

res 
10ft 

Retaining Wall Terrace 

Widths 
Min. 6ft Min. 6ft Min. 6ft Min. 6ft 

Retaining Wall Bench 

Widths 
Min. 4ft Min. 4ft Min. 4ft Min. 4ft 

Intersection Angle 45 degrees 45 degrees 45 degrees 45 degrees 

Transitions Contoured Contoured Contoured Contoured 

 

Mogul Road will provide access to the project area via one of two driveways on either side of the 

existing self-storage complex. The driveways are proposed to be 30’ wide and will connect to 

drive aisles designed to loop through the project site. All internal drive aisles depicted in the 

application, Exhibit E, are intended to be conceptual and will be formally designed in accordance 

with Washoe County design standards as individual projects are developed. The special use 

permit request is limited to grading; landscaping, parking and lighting requirements will be 

addressed with future permit requirements for build out of the project. Washoe County 

Engineering will require a detailed traffic study which will address driveway locations and turning 

movements, delivery truck patterns and movements, and provide recommendations on 

acceleration/deceleration lanes, storage lanes, and access control.  
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Area Plan Evaluation 

The subject parcel is located within the Verdi Area Plan.  The following is a pertinent policy from 

the Area Plan: 

Relevant Area Plan Policies Reviewed 

Policy Brief Policy Description Complies Condition of Approval 

V.3.1 

Design standards for grading that 
minimize the visual impact of all 
residential and non-residential 

hillside development. 

Yes  

 

Neighborhood Meeting 

On September 14, 2021, S3 Development held a virtual neighborhood meeting regarding the 
proposed project. The meeting lasted approximately two hours with forty-two (42) people in 
attendance. A detailed presentation was given on the development plan and multiple questions 
and concerns were raised and answered during the meeting. Primary concerns included 18-wheel 
truck traffic, proximity and safety of the railroad, crime, lack of public transportation, light pollution 
and impacts to existing pedestrian uses. 

During the meeting, S3 Development and its representatives elaborated that the property is 
completely encompassed by both Interstate 80 and the Union Pacific Railroad there is no desire 
for residential uses. In addition, clarified that while the land is zoned Industrial in the county, that 
S3 Development’s Plan is to build non-traditional large industrial “Big Box” distribution buildings 
but instead develop a “flex” style product with smaller buildings for local businesses and would 
therefore be a significantly less intense use for the land. Additionally, the applicant pledged that 
the site plan will be designed to deter 18-wheel trucks to be able to navigate to or back into the 
storage bays. 

For a full summary of the neighborhood meeting, see Exhibit E.  

Reviewing Agencies  

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

evaluation. 

Agency 
Sent to 
Review 

Responded 
Provided 

Conditions 
Contact 

Washoe County Building 
& Safety 

☒ ☐ ☐  

Washoe County Parks & 
Open Spaces 

☒ ☒ ☒ 

Sophia Kirschenman 
skirschenman 
@washoecounty.gov  

Washoe County Water 
Rights 

☒ ☒ ☒ 
Timber Weiss, 
tweiss@washoecounty.gov  

Washoe County 
Engineering 

☒ ☒ ☒ 
Jen Heeran 
jheeran@washoecounty.gov 

Washoe County Sherriff ☐ ☐ ☐  

WCHD – Air Quality ☒ ☐ ☒ 
Genine Rosa, 
grosa@washoercounty.us  

WCHD – Environment 
Health 

☐ ☐ ☐  

WCHD- EMS ☐ ☐ ☐  

Truckee Meadows Fire 
Protection District 

☒ ☒ ☒ 
Brittany Lemon 
blemon@tmfpd.us 
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RTC Washoe ☐ ☐ ☐  

Washoe County School 
District 

☐ ☐ ☐  

AT&T ☒ ☒ ☐  

NV Energy ☒ ☐ ☐  

Charter Communications ☒ ☐ ☐  

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

Staff Comment on Required Findings 

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

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

 Staff Comment: The proposed use of major grading is consistent with the action 
programs, policies, standards, and maps of the Master Plan with the conditions 
recommended in Exhibit A.   

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

 Staff Comment: The proposed use is to provide for future construction of industrial 
use types. There are no utility, sanitation, or water supply facilities necessary at 
this time. All required utilities and necessary improvements will be subject to future 
applicable permitting requirements. 

(c) Site Suitability.  That the site is physically suitable for a mix of industrial type uses, 
and for the intensity of such a development. 

 Staff Comment: The proposed site is already substantially disturbed. The proposed 
grading will facilitate for the future development of industrial uses as allowed by 
the regulatory zone.  

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

 Staff Comment: The proposed grading is subject to the conditions of approval as 
indicated in Exhibit A. Issuance of the permit will not be significantly detrimental to 
the public health, safety or welfare; injurious to the property or improvements of 
adjacent properties; or detrimental to the character of the surrounding area.  

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

 Staff Comment: There are no military installations within the notice area. 
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Recommendation 

After a thorough analysis and review, Special Use Permit Case Number WSUP22-0006 is being 
recommended for approval with conditions. Staff offers the following motion for the Board’s 
consideration.  

Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve with conditions Special Use Permit Case Number WSUP22-0006 for Riverview Estates 
Properties LLC, with the conditions included as Exhibit A to this matter, having made all five 
findings in accordance with Washoe County Code Section 110.810.30:  

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

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

(c) Site Suitability.  That the site is physically suitable for a mix of industrial type uses, 
and for the intensity of such a development; 

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

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

Appeal Process 

Board of Adjustment action will be effective 10 calendar days after the written decision is filed with 
the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is 
appealed to the Washoe County Board of County Commissioners, in which case the outcome of 
the appeal shall be determined by the Washoe County Board of County Commissioners.  Any 
appeal must be filed in writing with the Planning and Building Division within 10 calendar days 
from the date the written decision is filed with the Secretary to the Board of Adjustment and mailed 
to the applicant. 
 
Applicant: S3 Development Co. 
 blakejr@s3devco.com  
 blake@s3devco.com  

Property Owner: Riverview Estates Properties LLC 
 chichi@bentar.com  

Professional Consultant:  Wood Rogers, Inc. 
 shuggins@woodrogers.com  
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1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

The project approved under Special Use Permit Case Number WSUP22-0006 shall be carried 
out in accordance with the conditions of approval granted by the Board of Adjustment on April 7, 
2022. Conditions of approval are requirements placed on a permit or development by each 
reviewing agency.  These conditions of approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not relieve 
the applicant of the obligation to obtain any other approvals and licenses from relevant authorities 
required under any other act. 

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

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

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

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

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

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

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

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

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

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

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

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  
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Washoe County Planning and Building Division 

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

Contact Name – Courtney Weiche, Senior Planner, 775.328.3608, 
cweiche@washoecounty.gov  

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

b. The actions granted by WSUP22-0006 shall not be in effect until and after the Master Plan 
Amendment land use designation has been established with the adoption of WMPA22-
0001 - SOI Rollback. 

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

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

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

NOTE 

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

d. Finish grading that vary the natural slope by more than ten (10) feet in 
elevation shall meet the following requirements: 

I. The proposed cut and/or fill slopes include stepped-back structural containment 
(retaining walls) that form terraces, and;  

II. The proposed terraces include landscaping, are a minimum of six (6) feet in width, 
and have a slope flatter than three horizontal to one vertical (3:1).  

III. Retaining walls used to create terraces are limited to a maximum vertical height of 
ten (10) feet, when located outside any required yard setback.  

IV. Terrace widths shall be at least sixty (60) percent of the height of the higher of the 
two (2) adjacent retaining walls.  

V. Bench widths shall be at least four (4) feet. 

e. Prior to building permit submittal, project site plans shall be revised to confirm and indicate 
all retaining walls meet the maximum height as follows: front yard setback is no more than 
six (6) feet; rear and side yard setback shall be no more than a maximum of eight (8) feet. 
Retaining walls outside of the setbacks are limited to ten (10) feet. 
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Washoe County Engineering and Capital Projects 

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

Contact Name – Jennifer Heeran, Senior Licensed Engineer, 775.328.3603, 
jheeran@washoecounty.gov 

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

b. For construction areas larger than 1 acre, the developer shall obtain from the Nevada 
Division of Environmental Protection a Stormwater Discharge Permit or Waiver for 
construction and submit a copy to the Engineering Division prior to issuance of a grading 
permit. 

c. The developer shall complete and submit the Construction Permit Submittal Checklist and 
pay the Construction Stormwater Inspection Fee prior to obtaining a grading permit. The 
County Engineer shall determine compliance with this condition. 

d. Applicant shall indicate on the plans where exported materials will be taken and a grading 
permit shall be obtained for the import site. 

e. Exported materials shall not be sold without the proper business license. 

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

g. Cross-sections indicating cuts and fills shall be submitted when applying for a grading 
permit. Estimated total volumes shall be indicated. 

h. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated. 
Methods and seed mix must be approved by the County Engineer with technical 
assistance from the Washoe-Storey Conservation District. The applicant shall submit a 
revegetation plan to the Washoe-Storey Conservation District for review. 

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 

Contact Information:  Robert Wimer, P.E.  775.328.2059, rwimer@washoecounty.gov  

a. A detailed hydrology/hydraulic report prepared by a registered engineer shall be submitted 
to the Engineering Division for review and approval. The report shall include the locations, 
points of entry and discharge, flow rates and flood limits of all 5- and 100-year storm flows 
impacting both the site and offsite areas and the methods for handling those flows. The 
report shall include all storm drain pipe and ditch sizing calculations and a discussion of 
and mitigation measures for any impacts on existing offsite drainage facilities and 
properties. 
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Washoe County Conditions of Approval   

   
 

Special Use Permit Case Number WSUP22-0006 
Page 4 of 5 

b. Any increase in storm water runoff resulting from the development and based upon the 5-
year storm shall be detained on site to the satisfaction of the County Engineer. 

c. The FEMA 100-year floodplain, floodway and/or shaded X boundaries with associated 
flood elevations shall appear on the site plan to the satisfaction of the County Engineer. 
Building permits for structures and fill in these areas shall be in conformance with the 
Washoe County Code Article 416. 

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

e. The following note shall be added to the construction drawings; “All properties, regardless 
if they are located within or outside of a FEMA designated flood zone, may be subject to 
flooding.  The property owner is required to maintain all drainage easements and natural 
drainages and not perform or allow unpermitted and unapproved modifications to the 
property that may have detrimental impacts to surrounding properties.” 

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 

Contact Information:  Mitch Fink, P.E.  775.328.2050, mfink@washoecounty.gov  

a. A detailed traffic report shall be prepared by a registered engineer and shall address 
driveway locations and turning movements, delivery truck patterns and movements, and 
provide recommendations on acceleration/deceleration lanes, storage lanes, and access 
control. The County Engineer shall be responsible for determining compliance with this 
condition and the traffic improvements that are required. 

b. Driveway locations shall conform to the Washoe County Code Article 436 for commercial 
driveways. 

c. An approved 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 sent to the Engineering Division. 

d. The applicant shall submit a detailed geotechnical analysis and report for pavement 
design recommendations to the County Engineer for review and approval. The report shall 
be based on the estimated traffic loadings for a 20-year design life and shall include 
assumptions concerning the distribution of trucks and buses, to include project 
construction truck traffic. The resultant pavement thickness in the geotechnical analysis 
must be used if the report indicates a structural section that is stronger than minimum if 
required. The minimum pavement requirements for onsite paving shall be 3 inches asphalt 
on 6 inches granular base. 

e. All regulatory traffic signs shall meet County standards and the Manual on Uniform Traffic 
Control Devices. 

f. All roadway improvements necessary (including but not limited to, curb, gutter, sidewalk, 
signing and striping, driveway access, and street lighting) to serve the project shall be 
designed and constructed to County standards and specifications to the satisfaction of the 
County Engineer. 
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Washoe County Conditions of Approval   

   
 

Special Use Permit Case Number WSUP22-0006 
Page 5 of 5 

g. Prior to finalization of any portion of the tentative map, a detailed analysis of turning 
movements for emergency and service vehicles shall be provided to the Engineering 
Division. 

Truckee Meadows Fire Protection District 

3. The following condition is a requirement of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with this condition.  

Contact Name – Brittany Lemon, Fire Captain, 775.326.6079, blemon@tmfpd.us  

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

Engineering Water - Rights Division 

4. The following condition is a requirement of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with this condition.  

Contact Name – Timber Weiss, Licensed Engineer, 775.954.4626, 
tweiss@washoecounty.gov  

a. Applicant shall coordinate with TMWA new development staff to determine grading and 
infrastructure needs. 

Washoe County Air Quality Management  

5. The following conditions are requirements of Washoe County Air Quality Management, which 
shall be responsible for determining compliance with these conditions.  

Contact Name – Genine Rosa, 775.784.7204, grosa@washoecounty.gov     

a. Dust Control Permit will be required prior to breaking ground, failure to do so may result 
in enforcement action resulting in a Notice of Violation with associated fines. For Dust 
Control Permit questions call AQMD at 775-784-7200 or visit www.OurCleanAir.com. 

Washoe County Parks and Regional Open Space  

2. The following conditions are requirements of Washoe County Air Quality Management, which 
shall be responsible for determining compliance with these conditions.  

Contact Name – Sophia Kirschenman, Park Planner, 775.328.3623, 
skirschenman@washoecounty.gov  

1. The applicant shall either: (1) preserve the historical trail marker in place and maintain 
public access to this historical location; or (2) provide the trail marker to the Parks 
Program for incorporation into the interpretive program on the neighboring Carcione 
Open Space property. Option 2 is contingent upon approval by the appropriate entity, 
which may be the State Historical Preservation Office, the Bureau of Land Management, 
or another agency or nonprofit organization.  

 
 

*** End of Conditions *** 
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Weiche, Courtney

From: Rosa, Genine
Sent: Tuesday, February 15, 2022 10:06 AM
To: Weiche, Courtney
Subject: Review of Applications Submitted February 2022 – Memo II

Categories: WSUP22-0006

Special Use Permit Case Number WSUP22-0006 (Reno Tahoe Business Gateway Grading) 

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

Genine  
Environmental Engineer II  
O: (775) 784-7204  

www.OurCleanAir.com | Subscribe to get Air Quality Updates! 

Please take our customer satisfaction survey by clicking here 
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1

Weiche, Courtney

From: GORDON, BRYSON <BG1853@att.com>
Sent: Tuesday, February 15, 2022 10:38 AM
To: Weiche, Courtney
Cc: COOPER, CLIFFORD E
Subject: Special Use Permit Case Number WSUP22-0006 (Reno Tahoe Business Gateway 

Grading)
Attachments: February Agency Review Memo II.pdf

Categories: WSUP22-0006

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or open attachments unless you 
are sure the content is safe.] 

Hello Courtney, 
AT&T does have aerial facilities running through Parcels 038-172-14 and 038-181-02 parallel to NV Energy power lines. 
After review of drawings and design, they appear to be protected by the designed plan.  
 
Thank you, 
 
Bryson Gordon 
MGR OSP PLNG & ENGRG DESIGN 
AT&T NEVADA 
ROW Office: 775-683-5223 
Cell: 775-343-6655 
E-mail: bg1853@att.com 
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

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

 
 
 
Date: February 28, 2022 
 
To: Courtney Weiche, Planner 
 
From: Robert Wimer, P.E., Licensed Engineer 
 
Re: Special Use Permit for Reno Tahoe Business Gateway Grading WSUP22-0006 

APN 038-181-01 & 038-172-14 
 

GENERAL PROJECT DISCUSSION   
 
Washoe County Engineering staff has reviewed the above referenced application.  The Special Use 
Permit is for the construction of an industrial park and is located on approximately 27.9 acres at the 
south side of Interstate 80, off Exit 7 and north of Mogul Road.  The Engineering and Capital Projects 
Division recommends approval with the following comments and conditions of approval which 
supplement applicable County Code and are based upon our review of the site and the application 
prepared by Wood Rodgers, Inc.  The County Engineer shall determine compliance with the following 
conditions of approval. 
 
For questions related to sections below, please see the contact name provided. 
 
GENERAL CONDITIONS 
Contact Information:  Robert Wimer, P.E.  (775) 328-2059 
 

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

2. For construction areas larger than 1 acre, the developer shall obtain from the Nevada Division of 
Environmental Protection a Stormwater Discharge Permit or Waiver for construction and submit 
a copy to the Engineering Division prior to issuance of a grading permit. 

3. The developer shall complete and submit the Construction Permit Submittal Checklist and pay 
the Construction Stormwater Inspection Fee prior to obtaining a grading permit. The County 
Engineer shall determine compliance with this condition. 

4. Applicant shall indicate on the plans where exported materials will be taken and a grading permit 
shall be obtained for the import site. 

5. Exported materials shall not be sold without the proper business license. 
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Subject: Reno Tahoe Business Gateway Grading WSUP22-0006 
Date: February 28, 2022 
Page: 2 
 

 

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

7. Cross-sections indicating cuts and fills shall be submitted when applying for a grading permit. 
Estimated total volumes shall be indicated. 

8. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust palliative. 
Disturbed areas left undeveloped for more than 45 days shall be revegetated. Methods and seed 
mix must be approved by the County Engineer with technical assistance from the Washoe-Storey 
Conservation District. The applicant shall submit a revegetation plan to the Washoe-Storey 
Conservation District for review. 

 
DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Robert Wimer, P.E.  (775) 328-2059 
 
1. A detailed hydrology/hydraulic report prepared by a registered engineer shall be submitted to 

the Engineering Division for review and approval. The report shall include the locations, points of 
entry and discharge, flow rates and flood limits of all 5- and 100-year storm flows impacting both 
the site and offsite areas and the methods for handling those flows. The report shall include all 
storm drain pipe and ditch sizing calculations and a discussion of and mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

2. Any increase in storm water runoff resulting from the development and based upon the 5-year 
storm shall be detained on site to the satisfaction of the County Engineer. 

3. The FEMA 100-year floodplain, floodway and/or shaded X boundaries with associated flood 
elevations shall appear on the site plan to the satisfaction of the County Engineer. Building 
permits for structures and fill in these areas shall be in conformance with the Washoe County 
Code Article 416. 

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

5. The following note shall be added to the construction drawings; “All properties, regardless if they 
are located within or outside of a FEMA designated flood zone, may be subject to flooding.  The 
property owner is required to maintain all drainage easements and natural drainages and not 
perform or allow unpermitted and unapproved modifications to the property that may have 
detrimental impacts to surrounding properties.” 

 
TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Mitch Fink, P.E.  (775) 328-2050 
 
1. A detailed traffic report shall be prepared by a registered engineer and shall address driveway 

locations and turning movements, delivery truck patterns and movements, and provide 
recommendations on acceleration/deceleration lanes, storage lanes, and access control. The 
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Subject: Reno Tahoe Business Gateway Grading WSUP22-0006 
Date: February 28, 2022 
Page: 3 
 

 

County Engineer shall be responsible for determining compliance with this condition and the 
traffic improvements that are required. 

2. Driveway locations shall conform to the Washoe County Code Article 436 for commercial 
driveways. 

3. An approved 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 sent to the Engineering Division. 

4. The applicant shall submit a detailed geotechnical analysis and report for pavement design 
recommendations to the County Engineer for review and approval. The report shall be based on 
the estimated traffic loadings for a 20-year design life and shall include assumptions concerning 
the distribution of trucks and buses, to include project construction truck traffic. The resultant 
pavement thickness in the geotechnical analysis must be used if the report indicates a structural 
section that is stronger than minimum if required. The minimum pavement requirements for on 
site paving shall be 3 inches asphalt on 6 inches granular base. 

5. All regulatory traffic signs shall meet County standards and the Manual on Uniform Traffic 
Control Devices. 

6. All roadway improvements necessary (including but not limited to, curb, gutter, sidewalk, signing 
and striping, driveway access, and street lighting) to serve the project shall be designed and 
constructed to County standards and specifications to the satisfaction of the County Engineer. 

7. Prior to finalization of any portion of the tentative map, a detailed analysis of turning movements 
for emergency and service vehicles shall be provided to the Engineering Division. 

8. Prior to finalization of any portion of the tentative map, a detailed analysis of turning movements 
for emergency and service vehicles shall be provided to the Engineering Division. 

9. Prior to finalization of any portion of the tentative map, a detailed analysis of turning movements 
for emergency and service vehicles shall be provided to the Engineering Division. 

 

UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 
 
1. There are no utility comments. 
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COMMUNITY SERVICES 

 

 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

 

 
 

1001 E. 9TH Street, Reno, Nevada 89512 

February 22, 2022 
 
TO:  Courtney Weiche, Planner, CSD, Planning & Development Division  
 
FROM: Timber Weiss, Licensed Engineer, CSD 
 
SUBJECT: Special Use Permit Case Number WSUP22-0006 (Reno Tahoe Business Gateway 

Grading) 
 
Project description: 
 
The applicant is proposing to approve Special Use Permit for major grading on two (2) parcels 
(APNs 038-181-01 and 038-172-14) to establish building pads, parking and driveways for future 
development. 
 
Location: 10355 Mogul Rd., across the freeway from Mogul to the south, Assessor’s Parcel 
Numbers: 038-181-01 and 038-172-14 
 
The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights comments and/or conditions: 
 
Comments: 
 
Recommendation of approval of this permit. 
 
This parcel will be annexed to TMWA service area, which may include a discovery process. 
Presentation of a water will serve letter from TMWA prior to approval of any building permits 
(as per TMWA requirements). 
 
Conditions: 
 
Coordination with TMWA new development staff to determine grading and infrastructure needs. 
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COMMUNITY SERVICES DEPARTMENT 
Regional Parks and Open Space 

1001 EAST 9TH STREET 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.3699 

 

TO:  Courtney Weiche, Senior Planner 
 
FROM:  Sophia Kirschenman, Park Planner   
 
DATE:  March 3, 2022 
 
SUBJECT: Special Use Permit Case Number WSUP22-0006 (Reno Tahoe 

Business Gateway) 
 
I have reviewed the application for case number WSUP22-0006 on behalf of the Washoe County 
Regional Parks and Open Space Program (Parks Program) and prepared the following comments: 
 
If approved, this special use permit would allow for major grading to facilitate the construction 
of building pads, parking and driveways for a future development project. The site is located 5-6 
miles west of Reno, in between Interstate 80 and the Union Pacific Railroad in Mogul. The site is 
in close proximity to two Washoe County open space properties (Carcione Open Space and 
Canepa Ranch Open Space). A master planning effort is currently underway to develop a 
recreation access plan for these two open space parcels.  
 
Pursuant to information received from the public, there appears to be an existing historical 
marker on the subject parcel commemorating the Emigrant Trail and identifying the parcel as 
part of the trail route (see Attachment 1). The applicant has indicated that they are open to 
preserving the marker on site and keeping the area open to the public or providing the historical 
marker to the Parks Program for preservation on a neighboring open space property. Parks 
Program staff have reached out to the State Historic Preservation Office to understand whether 
there are specific requirements for these historical trail markers. Given that this is a 
historical/cultural artifact, it is possible that it will need to remain on site. However, based on a 
map from the National Park Service (see Attachment 2) the Emigrant Trail does appear to pass 
through the County’s neighboring Carcione Open Space property, so a relocation may be 
possible. Parks Program staff are currently researching this opportunity.  
 
Preserving and highlighting the community’s history is integral to the Parks Program, as noted in 
its mission, which is “To provide exceptional parks, open space and recreational opportunities 
while preserving our natural, historical and cultural resources.” Additionally, there are policies, 
several of which are highlighted below, in various Washoe County planning documents 
identifying the importance of preserving and celebrating historical resources. Open Space and 
Natural Resource Management Plan Recreational Resource Policy 2.1 states, “Maximize the 
potential for building upon existing and historical infrastructure in the development and 
connection of trail corridors and facilities.” Land Use and Transportation Element Policy 13.1 
states, “The County shall identify and work to assure the preservation of Environmental 
Conservation Areas, sensitive species habitats and corridors, riparian habitat, historical and 
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Memo to: Courtney Weiche 
Subject: WSUP22-0006 
Date: March 3, 2022 
Page: 2 
 

 

archaeological sites, significant agricultural land, and visually important landforms.” The Verdi 
Area Plan (Goal 4 and Policies V.4.1 and V.4.2) also identifies the importance of both public and 
private developments respecting the value of historic resources and states that Washoe County 
shall provide interpretive and educational materials about nearby historical resources at parks 
and trailheads. 
 
Given that the Parks Program is currently working on a recreation access plan to improve public 
access and recreational opportunities on two neighboring properties and that interpretive 
signage will ultimately be installed to highlight the area’s unique history, the historical marker 
would make a welcome addition to the Park Program’s interpretive program. Additionally, the 
Emigrant Trail does appear to have traversed Washoe County’s Carcione Open Space property, 
so it would likely be historically accurate to relocate the trail marker to this parcel. It would also 
provide a great opportunity for the public to learn more about the area’s history. Given these 
considerations, the Parks Program offers the following condition of approval: 
 

1. The applicant shall either: (1) preserve the historical trail marker in place and maintain 
public access to this historical location; or (2) provide the trail marker to the Parks 
Program for incorporation into the interpretive program on the neighboring Carcione 
Open Space property. Option 2 is contingent upon approval by the appropriate entity, 
which may be the State Historical Preservation Office, the Bureau of Land Management, 
or another agency or nonprofit organization.  
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Weiche, Courtney

From: Kirschenman, Sophia
Sent: Thursday, March 3, 2022 3:38 PM
To: Weiche, Courtney
Subject: Parks Comments Re: WSUP22-0006
Attachments: Parks Comments_WSUP22-0006 Reno Tahoe Gateway.docx; Parks 

Comments_WSUP22-0006 Reno Tahoe Gateway.pdf; Attachment 1 - Truckee Trail 
Historical Park Proposal.pdf; Attachment 2 - California National Historic Trail (U S 
National Park Service).png

Categories: WSUP22-0006

Hi Courtney,  
 
I have reviewed WSUP22-0006 (Reno Tahoe Business Gateway Grading) on behalf of the Washoe County 
Regional Parks and Open Space Program and prepared the attached comments/conditions. There are also two 
attachments associated with the memo. Please let me know if you have any questions or concerns.  
 
Thank you,  
 
 

 

Sophia Kirschenman 
Park Planner | Community Services Department 
775.328.3623 | 1001 E. 9th Street, Reno, NV 89512 

 
My working hours: Monday-Friday 8 am to 5 pm 

 
Please consider the environment before printing this e-mail.   
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Weiche, Courtney

From: Lemon, Brittany
Sent: Wednesday, February 16, 2022 9:53 AM
To: Weiche, Courtney
Cc: Way, Dale
Subject: WSUP22-0006 (Reno Tahoe Business Gateway Grading) Conditions of Approval 

Categories: WSUP22-0006

Hi Courtney, 
 
“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes, ordinances, and 
standards at the time of construction to include infrastructure for fire apparatus access roads and water supply.” 
https://tmfpd.us/fire-code/.  
 
Thank you.  
 
Brittany Lemon 
Fire Captain - Fire Prevention | Truckee Meadows Fire & Rescue 
blemon@tmfpd.us | Office: 775.326.6079 | Cell: 775.379.0584 
3663 Barron Way, Reno, NV 89511 

 
”Committed to excellence, service, and the protection of life and property in our community” 
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From: Blake Smith II 
To: Washoe County Planning Staff 
CC:  Stacie Huggins, Blake Smith 
Subject: S3 Development - Reno Tahoe Business Gateway Neighborhood Meeting 
Date: 3/16/2022 
 
Ms. Weische, 
 
S3 Development held a virtual neighborhood meeting regarding the proposed Reno Tahoe Business Gateway Project in 
Mogul on September 14, 2021.  The meeting lasted approximately two hours and forty-two people participated in the 
meeting.  A detailed presentation was given on the development plan and multiple questions and concerns were raised and 
answered during the meeting. 
 
Primary concerns included 18-wheel truck traffic, proximity and safety of the railroad, crime, lack of public 
transportation, light pollution and impact to pedestrian uses.  Recommendations for the property provided in the meeting 
included changing the use to a cemetery or more public use such as a park, rodeo ground, public swimming pool, public 
open space or a public transit facility. At the conclusion of the meeting there were individuals both concerned and against 
the project but also many were supportive of the land plan and architecture .   
 
During the meeting, S3 Development and its representatives elaborated that the property is completely encompassed by 
both Interstate 80 and the Union Pacific Railroad with no potential for residential uses. That while the land is zoned 
industrial in the county, that S3 Development’s Plan is to build not traditional large industrial  “Big Box” distribution 
buildings but a “flex” product with smaller buildings with local businesses and therefore would be a significantly less 
intense use for the land.  Additionally, it was pledged that the site plan will be designed to deter 18-wheel trucks to be able 
to navigate to or back into the storage bays.   
 
Also noted to the audience was that as much as they are seeking public open space and parks for the area, that the County 
has with great wisdom acquired over the past several years the Canepa and Carcione Ranches with wonderful waterfront 
lands and direct access to the National Forest.  That the planning of these new regional parks is currently happening and 
will be a great addition to the Mogul area, but also the Northern Nevada Community as a whole. 
 
Attached under a separate cover is the PowerPoint presentation that was presented during the meeting.  In summary, we 
believe that the presentation and commentary brought some level of comfort to the neighbors on what S3 Development 
intends to build, but please note few of the concerns raised are not exclusive to proposed use of the property but rather any 
future development on this property. 
 
I am available at blakejr@s3devco.com to answer any questions or concerns regarding this meeting.  
 
Best,  
 
 
_________________________ 
Blake Smith II 
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