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May 15, 2020 

 

Planning Department 

Washoe County Community Services Department 

1001 East Ninth Street 

Reno, Nevada 89512 

 

RE: Connect Neighborhood Center & Garden 
 

To Whom It May Concern: 

 

Tectonics Design Group is pleased to submit a Special Use Permit (SUP) request on behalf of the 

Connect Neighborhood Center and Garden project. The enclosed Washoe County applications 

and supporting materials are meant to provide Community Services staff and the Board of 

Adjustment ample detail to approve a SUP for: 1) site grading and 2) development of a 16,015 

square foot neighborhood center (including personal services) in a Low Density Suburban zone 

to be located at 2500 and 2540 Crossbow Court in Reno, Washoe County, Nevada (APNs 152-

921-01 and 152-921-02).  

 

SUP approval may be justified on the following findings: 

 

a) Consistency. The proposed use is consistent with the action programs, policies, standards 
and maps of the Master Plan and the applicable area plan; 

 

Connect is a unique holistic wellness concept new to the Truckee Meadows. For this 

reason, the developer had multiple pre-application meetings and conversations with 

Washoe County planning staff (who were in consultation with County legal staff) to 

better define the intended uses associated with this project prior to submitting a SUP 

application.  

 

The 1.847-acre site is located in the Southwest Truckee Meadows Plann Area of Washoe 

County and has a Master Plan Suburban Residential (SR) designation with accompanying 

Low Density Suburban (LDS) zoning. Community gardens and neighborhood centers 

providing personal services such as mindful movement and functional fitness studios, 

indoor and outdoor meditation spaces for adults and children, retail, and coffee/tea and 

nutritious takeaway meals are all permitted as primary uses in LDS zones. A 

demonstration kitchen, co-working pods, and training/meeting spaces are also 

permissible ancillary uses in this zone (refer to the land use maps provided).   

 

 

 

 



 

Applicable master plan policies supporting new development are identified below: 

 

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

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

present and future population; 

o Promote integrated communities with opportunities for employment, housing, 

schools, park civic facilities, and services essential to the daily life of residents 

o LUT.21.2 Nonresidential development shall be compatible with the nearby 

neighborhoods, service and facility capacities, and the surrounding environment 

 

b) Improvements. There are or will be adequate services and infrastructure to support the 
proposed development; 

 

The project is planned for two vacant parcels surrounded by existing or planned civic 

uses such as schools and a park. It will tie into existing utilities and infrastructure 

present in the streets fronting the site and already sized for buildout. Waste 

Management, NV Energy, Truckee Meadows Water Authority, and the Truckee 

Meadows Water Reclamation Facility will serve the generated demand from Connect 

Neighborhood Center and Garden. 

 

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

 

From an architectural and site planning perspective the parcel has a panhandle shape 

which clusters development to the south. This placement and the general elevation 

offer inspiring mountain and city views inviting deeper reflection and contemplation in 

one’s meditative practice. 
 

Site hydrology, geology, or soils pose no hazards or constraints on the project as 

designed. This is confirmed in the Tectonics Design Group Drainage Report and the Nova 

geotechnical study included with this application. Considerable attention has been paid 

to transportation, access and parking in this case. The site has been designed for single 

direction ingress/egress, stop control, and driveway alignment to mitigate vehicular 

traffic associated with school peak hour pick-up and drop off in the site vicinity. A 

director’s modification has been submitted for use of the Institute of Transportation 

Engineers ‘recreation community center’ parking rate, although the design mitigates this 

by offering 18 additional spaces above the ITE calculation. Transportation Impact 

Analysis and Parking Justification reports conducted by Solaegui Engineers (are included 

as appendices following this application). Parking, as shown on the attached Preliminary 

Site Plan, is accommodated entirely on site and screened from street views by either 

building or new landscaping.  

 

 



 

Connect currently provides kids meditation classes at Hunsberger Elementary School but 

has plans to expand school services once a new permanent facility is constructed. This 

site has an unmatched location for the success of after school wellness programs 

because it encourages healthy community habits and serves as a pedestrian connection 

link (refer to Site Photographs). The following is an overview of Connect business 

operations which is truly a shared use facility – not all activities will take place at the 

same time and once operations commence then scheduling and programming will be 

paramount. 

 

Operations Overview 

• General Hours: weekdays 7:00 am to 9:00 pm and 7:00 am to 5:00 pm on weekends 

• Peak Hours: mornings 8:00-10:00 am and weekday afternoons 3:00-6:00 pm 

 

Building Occupancy 

It is estimated that the building may have 100 people present during its peak hours, 

examples of various activities that could occur on site may include: 

12-15 employees during peak hours 

20 attendees in adult studio classes and trainings 

15-20 children in the under age 16 meditation class 

50-70 attendees in the occasional community lectures or demonstrations 

 

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

 

Connect is an impact investment benefitting community health with a mission to 

promote wellness for all ages. Issuance of a building permit will be neither detrimental 

nor injurious to adjacent properties and/or the public. With the exception of a 

community garden, most operations will occur indoors. As shown on the building 

elevations the design blends contemporary architecture with colors and materials that 

complement the setting, and that elevate the architectural quality and aesthetic 

conditions currently present in the site vicinity. Exterior lighting has also been designed 

for Washoe County residential adjacency standards and all parking lot and all exterior 

wall mount fixtures meet dark sky requirements (refer to the Photometric Plan included 

with this application). The proposed monument signage meets Washoe County Land 

Development Code standards. 

 

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. 
 

This finding is not applicable since there are currently no military installations in the site 

vicinity. 

 

 



 

 

 
 

Thank you for taking time to review the Connect Neighborhood Center and Garden Special Use 

Permit application. I appreciate your time and consideration. Should you have any questions or 

be in need of additional information, please feel free to contact me at (510) 993-4034 or via 

email at kerry@kdrohrmeier.com.   
 

Sincerely, 

 
Kerry Rohrmeier, PhD AICP 
Enclosure  
Fees 
Owner Affidavit 
General Development Application 
Special Use Permit Applications 
Property Tax Proof 
Preliminary Site Plan 
Preliminary Grading Plan 
Photometric Plan 
Landscape & Irrigation Plan 
Cross Sections 
Signage Details 
Preliminary Landscape Plan 
Preliminary Irrigation Plan 
Conceptual Building Elevations 
Conceptual Building Floorplan 
Preliminary Photometric Plan 
Preliminary Hydrology Report 
Preliminary Geotechnical Report 
Solaegui Engineers Traffic Impact Report 
Solaegui Parking Study  



 

                     Master Plan – Suburban Residential in the Southwest Truckee Meadows Plan Area 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Zoning – Low Density Suburban 

  



 

  

Site Photographs. Image 1 (top) is an aerial image of the two parcels and vicinity including 

Hunsberger Elementary School (west), future site of Marce Middle School (east), and Arrowcreek 

Parkway (south). Images 2 and 3 (below) are views of the site as seen from Arrowcreek Parkway 

and Crossbow Court. 
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December 2018 

Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

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

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 
Contact Person: Contact Person: 

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

5

Connect Neighborhood Center and Garden

2500 and 2540 Crossbow Court, Reno, Nevada 89511

Vacant land at the northeast corner of Arrowcreek Parkway and Crossbow Court. 

NA

Sage Property Ventures, LLC

510 West 4th Street
Carson City, Nevada 89703

Jennifer Hutter

jenhutter@icloud.com

Sage Property Ventures, LLC
510 West 4th Street

Carson City, Nevada 89703

jenhutter@icloud.com, heatherhaslem@gmail.com 

Jenn Hutter & Heather Haslem

Tectonics Design Group
730 Sandhill Road, Suite 250

Reno, Nevada 89521

(775) 824-9988 x 11
matt@tdg-inc.com

(917) 532-2396

(917) 532-2396

(917) 532-2396

(917) 532-2396

(775) 824-9988 x 11

Matthew Rasmussen, PE

Kerry Rohrmeier
838 Santa Barbara Road

Berkeley, California 94707
(510) 933-4034

kerry@kdrohrmeier.com
(510) 993-4034

Kerry Rohrmeier

152-921-01
152-921-02 1.073 acres

0.774 acres

Grading activities and land development for a new wellness oriented neighborhood 
center and community garden on two vacant parcels zoned Low Density Suburban.











Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

Special Use Permit Application 
Supplemental Information 

(All required information may be separately attached) 

1. What is the project being requested?

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

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

4. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

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

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed.  Show and indicate these requirements on
submitted drawings with the application.

7



Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to 
the area subject to the special use permit request?  (If so, please attach a copy.) 

� Yes � No 
 
9. Utilities: 

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

 
 For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource 

Requirements, requires the dedication of water rights to Washoe County.  Please indicate the type 
and quantity of water rights you have available should dedication be required. 

h. Permit #  acre-feet per year  
i. Certificate #  acre-feet per year  
j. Surface Claim #  acre-feet per year  
k. Other #  acre-feet per year  

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

 
 
 

 
10. Community Services (provided and nearest facility): 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  

 

 
8



Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
Special Use Permit Application 

for Grading 
Supplemental Information 

 (All required information may be separately attached) 
 
 

1. What is the purpose of the grading? 

 
 
 
 

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

 
 
 

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

 
 
 

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

balance the work on-site? 

 
 
 
 

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

Use Permit?  (Explain fully your answer.) 

 
 
 
 

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

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

 
 
 
 

 
7. Have you shown all areas on your site plan that are proposed to be disturbed by grading?  (If no, 

explain your answer.) 
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

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

9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you
are creating a driveway, would it be used for access to additional neighboring properties)?

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

11. Are you planning any berms?

Yes No If yes, how tall is the berm at its highest? 

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to be
required?  If so, how high will the walls be and what is their construction (i.e. rockery, concrete,
timber, manufactured block)?

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

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

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

10
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

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

 
 
 
 

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

you incorporated their suggestions? 

 
 
 

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

prohibit the requested grading? 

Yes No If yes, please attach a copy. 
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5/12/20, 8)03 AMAccount Detail

Page 1 of 2https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=15292101&a=5309853#

Washoe County Treasurer 
Tammi Davis

Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500 
Email: tax@washoecounty.us

Account Detail

  

 CollectionCart

Collection Cart
Items

0
Total

$0.00
Checkout  View

 Pay Online

No payment due for this account.

 Washoe County Parcel Information

Parcel ID Status Last Update

15292101 Active 5/12/2020 2:09:49
AM

Current Owner:
SAGE PROPERTY VENTURES LLC

510 W 4TH ST
CARSON CITY, NV 89703

SITUS:
2500 CROSSBOW CT 
WCTY NV

Taxing District
4000

Geo CD:

 Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid Penalty/Fees Interest Balance Due

$642.45 $642.45 $0.00 $0.00 $0.00

$613.04 $613.04 $0.00 $0.00 $0.00

$588.33 $588.33 $0.00 $0.00 $0.00

$588.75 $600.53 $0.00 $0.00 $0.00

$588.42 $594.30 $0.00 $0.00 $0.00

Total $0.00

 Disclaimer
ALERTS:   If your real
property taxes are
delinquent, the search
results displayed may
not reflect the correct
amount owing.  Please
contact our office
for the current amount
due. 
       
For your convenience,
online payment is
available on this site. 
E-check payments are
accepted without a
fee.  However, a
service fee does apply
for online credit card
payments. 
See Payment
Information for details.

 

Pay By Check

 Please make checks payable to:
WASHOE COUNTY TREASURER
 
Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039
 
Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845

 

Back to Account Detail Change of Address Print this Page

2019

2018

2017

2016

2015

http://nv-washoe-treasurer.manatron.com/paymentinformation.aspx
https://nv-washoe-treasurer.manatron.com/PaymentInformation.aspx
https://www.washoecounty.us/treas/specialassessments.php
https://www.washoecounty.us/treas/billing.php
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=15292101&a=5309853#
https://www.washoecounty.us/treas/Address_Change.php
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=15292101&a=5309853#
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=15292101&a=5309853&b=2019169701&y=2019&t=4385706
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=15292101&a=5309853&b=2018161631&y=2018&t=4162135
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=15292101&a=5309853&b=2017171075&y=2017&t=3957794
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=15292101&a=5309853&b=2016171723&y=2016&t=3741494
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=15292101&a=5309853&b=346513&y=2015&t=3523500


5/12/20, 8)03 AMAccount Detail

Page 2 of 2https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=15292101&a=5309853#

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at  (775) 328-2510 or tax@washoecounty.us

This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

 

mailto:tax@washoecounty.us
https://www.washoecounty.us/assessor/cama/?parid=15292101&card=1&disclaimer=yes


5/12/20, 11(28 AMReal Property Assessment Data

Page 1 of 2https://www.washoecounty.us/assessor/cama/index.php

WASHOE COUNTY ASSESSOR PROPERTY DATA 5/12/2020

Owner Information

APN 152-921-02 Card 1 of 1

Situs 1 2540 CROSSBOW CT 

WASHOE COUNTY NV 89511

Bld #

Owner 1 SAGE PROPERTY VENTURES LLC

Mail Address 510 W 4TH ST

CARSON CITY   NV   89703  

Parcel Info & Legal Description

Keyline

Desc

PM 4892 LT 2

Subdivision _UNSPECIFIED

Section    Township 18    Range 19

Record of Survey Map   : Parcel Map# 4892   : Sub Map#  

Special Property Code

2020 Tax

District

4000 Prior

APN

152-020-52

2019 Tax

District

4000 Tax Cap

Status

NFM - Use does not qualify for

Low Cap, High Cap Applied

SUBAREAXFOBBuilding Information

Bld #1 Situs 2540 CROSSBOW

CT

Property Name

Quality Building Type

Stories 2nd Occupancy

Year Built 0 WAY 0

Bedrooms 0 Square Feet

Full Baths 0 Finished Bsmt 0

Half Baths 0 Unfin Bsmt 0

Fixtures Basement Type

Fireplaces 0 Gar Conv Sq Feet 0

Heat Type Total Garage

Area

0

2nd Heat Type Garage Type

Exterior Walls Detached Garage 0

2nd Ext Walls Basement Gar

Door

0

Roof Cover Sub Floor

% Complete 0 Frame

Obso/Bldg Adj 0 Units/Bldg 0

Construction

Modifier

Units/Parcel 0

LAND DETAILS

EC Neighborhood Map

RECORDER SEARCH

Home  »  Assessor  »  Real Property Assessment Data

Land Information

Land Use 140 DOR Code 140 Sewer None Neighborhood ECFQ

Size 46,739 SqFt Size 1.073 Acres Street Unpaved Zoning Code LDS

Water None

Sales and Transfer Records

Grantor Grantee Doc # Doc

Type

Doc Date DOR

Code

Value/Sale

Price

Sale

Code

Note

HELVETICA CTV

CROSSBOW LLC

SAGE PROPERTY VENTURES LLC 4994104 DEED 01-23-2020 140 550,000 4MV

ARROWCREEK

CONSTRUCTION LLC

HELVETICA CTV CROSSBOW LLC 4317954 DEED 01-16-2014 140 125,000 3BGG

SOUTHWEST POINTE

ASSOC LLC

ARROWCREEK CONSTRUCTION LLC 4310983 DEED 12-20-2013 140 125,000 2MSV

https://www.washoecounty.us/treas/Tax_Rates.php
ftp://wcftp.washoecounty.us/outtoworld/neighborhood_atlas/EC.pdf
https://icris.washoecounty.us/ssrecorder/
https://www.washoecounty.us/index.php
https://www.washoecounty.us/assessor/index.php
https://www.washoecounty.us/assessor/cama/index.php#
https://icris.washoecounty.us/ssrecorder/web/integration/document?DocumentNumberId=4994104
https://icris.washoecounty.us/ssrecorder/web/integration/document?DocumentNumberId=4317954
https://icris.washoecounty.us/ssrecorder/web/integration/document?DocumentNumberId=4310983


5/12/20, 11(28 AMReal Property Assessment Data

Page 2 of 2https://www.washoecounty.us/assessor/cama/index.php

If the property sketch is not available on-line you can obtain a

copy by calling (775) 328-2277 or send an email to

exemptions@washoecounty.us with 'Sketch Request' in the

subject line. Please include the APN.

SOUTHWEST POINTE

ASSOC LLC, 

SOUTHWEST POINTE ASSOC LLC 3631884 PM 03-20-2008 140 0 3NTT

Valuation Information ! The 2020/2021 values are preliminary values and subject to change.

 Taxable

Land

New

Value

Taxable

Imps

OBSO Tax Cap

Value

Taxable

Total

Land

Assessed

Imps

Assessed

Total

Assessed

Exemption

Value

2020/21 NR 283,939 0 0 0 283,939 99,378 0 99,379 0

2020/21 VN 283,939 0 0 0 283,939 99,378 0 99,379 0

2019/20 FV 273,423 0 0 0 81,666 273,423 95,698 0 95,698 0

All parcel data on this page is for use by the Washoe County Assessor for assessment purposes

only. The summary data on this page may not be a complete representation of the parcel or of

the improvements thereon. Building information, including unit counts and number of permitted

units, should be verified with the appropriate building and planning agencies. Zoning

information should be verified with the appropriate planning agency. All parcels are reappraised

each year. This is a true and accurate copy of the records of the Washoe County Assessor's

Office as of 05-11-2020

If you have questions or corrections about our property data you can call us at 775-328-2277 or

email us at exemptions@washoecounty.us

mailito:exemptions@washoecounty.us
https://icris.washoecounty.us/ssrecorder/web/integration/document?DocumentNumberId=3631884
mailto:exemptions@washoecounty.us
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Prepared for: 
 
 

Sage Property Ventures LCC. 
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Prepared by: 
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Drainage Study for Connect 

Tectonics Design Group, Inc. - 1 - 05-12-20 
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Drainage Study for Connect 

Tectonics Design Group, Inc. - 2 - 05-12-20 

GENERAL LOCATION AND DEVELOPMENT DESCRIPTION 
 
INTRODUCTION 
 
The following report represents the hydrologic and hydraulic analysis for the Connect Meditation 
Center which will be located on 1.82 acres of vacant land.  The site is located at 2500 Crossbow 
Court and will be composed of two sites to be combined with APNs 152-921-01 & 152-921-02.  
This report will address the Truckee Meadows Regional Design Manual (TMRDM) & Washoe 
County Stormwater requirements including calculations and results to show how the project meets 
these requirements.  
 
SITE LOCATION 
 
The proposed project is located on two vacant parcels totaling 1.82 acres, with APNs 152-921-01 & 
152-921-02.  The parcel is bordered to the west by Crossbow Court, to the south by Arrowcreek 
Parkway, it is currently undeveloped to the east. The site is situated in the SE ¼ of the SW ¼ 
of Section 30, Township 18N, Range 20E, Mount Diablo Meridian.  See Exhibit 1 for a general 
Vicinity Map.  
 
PROJECT DESCRIPTION` 
 
The projects scope includes the construction of a 13,215 SF community center building with a 
parking area and dive aisles connection to Crossbow court in two locations. 
 
HYDROLOGIC ANALYSIS 
 
In the existing condition the site consists of a single drainage basin as shown on Exhibit 2. The site 
currently slopes from south to north starting at an elevation of 5205’ and having an elevation in the 
north of 5160’. The hydrologic analysis provided in this report includes calculations for the 
proposed development’s 10-year and 100-year peak discharges. All calculations were performed in 
accordance with Washoe County Development Code and the Truckee Meadows Regional Design 
Manual (TMRDM). 
 
According to Flood Insurance Rate Map panel 23031C3245G, dated March 16, 2009, the entire site 
is located within Unshaded Flood Zone X.  Unshaded Flood Zone X is defined as an area of 
minimal flood hazard, determined to be outside the 500-year flood.  A copy of the FEMA map is 
enclosed as Exhibit 3. 
 
GENERAL DESCRIPTION OF ON-SITE FACILITIES 
 
The proposed site will drain into detention basins with flow-controlled outlet structures. An existing 
channel located to the north of the site will serve as the detention basin outlet. The flow-controlled 
outlet structures are designed to limit post development flows to existing peak flows. 
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COMPLIANCE WITH REGULATIONS AND ADOPTED PLANS 
 
The design criteria which has been used for this drainage analysis is in compliance with the Washoe 
County Storm Drainage Standards, Truckee Meadows Regional Drainage Manual & The Washoe 
County Boneyard Flat Closed Basin Interim Drainage Policy. 
 
METHODOLOGY 
 
RATIONAL METHOD 
 

The rational method was used to determine the peak flows.  The parameters for this method 
are: 

1. The drainage area (A, acres) 
2. Time of Concentration (Tc, minutes) 
3. Runoff Coefficient (C) 
4. Rainfall Intensity (i, inches per hour) 

 
The time of concentration is calculated based on the Truckee Meadows Regional Drainage 

Manual equation: 
     

tc = ti + tt  
 

In which  tc = time of concentration (minutes) 
ti = initial, inlet, or overland flow time (minutes) 
tt = travel time in the ditch, channel, gutter, storm sewer, etc. (minutes)  

 
Due to the relatively small size of the site and sub areas and the high runoff potential within 
commercial developments, the minimum Tc of 10 minutes was used in this proposed sub-
basin analysis.  

 
Rainfall intensities were obtained from the rainfall intensity-duration-frequency curves for 
the project location as determined by NOAA. (See Appendix A) 

 
From the Truckee Meadows Regional Drainage Manual., the following runoff coefficients 
were used (See Appendix A): 
 
      5-yr  100-yr 

   Impervious    C=0.88  C=0.93 
   Building    C=0.85  C=0.87 
   Undeveloped/Landscaping  C=0.20  C=0.50 
 

The peak runoff is calculated using the following equation: Q=CiA 
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PROPOSED DRAINAGE FACILITIES 
 
FACILIITY DESIGN CALCULATIONS 
 
The proposed site is composed of two drainage basins. Much of the site excluding the northern 
most section paving for the drive aisle is routed to detention basin with a flow-controlled outlet 
structure located along the eastern property line. The outlet from this basin and the remaining water 
from the drive aisle is routed to a basin located in the northern portion of the site. The roof drains 
for the buildings will all drain via downspout and sheet flow into this system. The site will finally 
drain into the existing channel located to the north of the site.  
 
All Calculations have been provided in appendix B.  A summary of these results is below in the 
provided tables.         
 
 
BASIN SIZING 
 
In order to account for the increased volume of runoff generated, as well as the flood plain storage 
volumes within the 100-year flood plain, a volumetric analysis was performed based on the 100-year, 
10-day storm event. Basin sizing calculations are referenced in Appendix B.  
 

Table 3 – Basin Sizing 
 

  
100 YR 
Required 
Volume 
(c.f.) 

100 YR 
Provided 
Volume 
(c.f.) 

Basin 1  1,018  1,200 
 
CONCLUSION 
 
All designed storm drain facilities are effective in controlling storm runoff.  In addition, the storm 
drain facilities are in compliance with the following: 

x FEMA requirements - No buildings are proposed within the existing or proposed 100-year 
flood plain boundaries. 

x Drainage Laws – As designed, the drainage system shall promote and preserve the general 
health, welfare, and economic being of the region.   

x Washoe County Development Code – All items of concern such as reasonable use of and 
diversion of drainage have been addressed.   

x All storm drain and flood control improvements have been designed to meet or exceed the 
design standards as set forth in the Washoe County Storm Drainage Standards & the 
Truckee Meadows Regional Drainage Manual  

x Drainage facilities have been designed in order to ensure that post development flows do not 
exceed existing flows. 



 
 
 
 
 
 
 
 

EXHIBITS 
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APPENDIX A 

 
REGIONAL DRAINAGE 

CRITERIA 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 











 
 
 
 
 
 
 
 

APPENDIX B 
 

DRAINAGE BASIN 
CALCULATIONS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

Pro ec     B
Pro ec   20002 a e 12 2020

Tc I 5-YR I 10-YR I 25-YR I 50-YR I 100-YR

5 2.03 2.52 3.31 4.04 4.92

10 1.55 1.91 2.53 3.08 3.74
11 1.50 1.84 2.44 2.97 3.61

12 1.44 1.78 2.35 2.87 3.48

13 1.39 1.71 2.27 2.76 3.36

14 1.33 1.65 2.18 2.66 3.23

15 1.28 1.58 2.09 2.55 3.1

16 1.77 1.55 2.04 2.49 3.03

17 2.26 1.51 2.00 2.44 2.96

18 2.74 1.48 1.95 2.38 2.90

19 3.23 1.44 1.91 2.33 2.83

20 3.72 1.41 1.86 2.27 2.76

21 4.21 1.38 1.81 2.22 2.69

22 4.70 1.34 1.77 2.16 2.62

23 5.18 1.31 1.72 2.11 2.56

24 5.67 1.27 1.68 2.05 2.49

25 6.16 1.24 1.63 2.00 2.42

26 6.65 1.21 1.58 1.94 2.35

27 7.14 1.17 1.54 1.89 2.28

28 7.62 1.14 1.49 1.83 2.22

29 8.11 1.10 1.45 1.78 2.15

30 8.6 1.07 1.4 1.72 2.08

60 0.533 0.659 0.869 1.06 1.29
120 0.336 0.4 0.496 0.581 0.679



   

Pro ec     B
Pro ec   20002 a e

c cre rea (sf)
10 1 82 Buildin 0 0

m ervious 0 0
Pervious 1 2 0

 
(com )

d
 

(ad )
100 0 1 0
0 0 1 0 r 10 r r 0 r 100 r

2 0 1 0 10 1 2 1 2 0 2 2 0
10 0 1 0

0 1 0

T
Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

5 4.02 1611 3.30 1323 2.71 1084 2.06 825 1.66 665

10 3.06 2450 2.52 2018 2.07 1657 1.56 1251 1.27 1015

11 2.95 2543 2.43 2094 2.00 1719 1.51 1298 1.22 1053

12 2.85 2624 2.35 2160 1.93 1773 1.45 1339 1.18 1086

13 2.74 2692 2.26 2216 1.85 1818 1.40 1373 1.14 1114

14 2.64 2748 2.17 2261 1.78 1854 1.35 1401 1.09 1136

15 2.54 2791 2.09 2296 1.71 1882 1.29 1423 1.05 1152

16 2.48 2879 2.04 2369 1.67 1941 1.26 1468 1.45 1679

17 2.42 2960 1.99 2436 1.63 1995 1.24 1510 1.84 2253

18 2.37 3034 1.95 2497 1.60 2045 1.21 1548 2.24 2875

19 2.31 3101 1.90 2554 1.56 2090 1.18 1584 2.64 3544

20 2.26 3162 1.86 2605 1.52 2131 1.15 1615 3.04 4262

21 2.20 3216 1.81 2650 1.48 2167 1.13 1644 3.44 5028

22 2.15 3264 1.77 2690 1.45 2199 1.10 1669 3.84 5841

23 2.09 3305 1.72 2725 1.41 2226 1.07 1691 4.24 6703

24 2.03 3339 1.68 2754 1.37 2249 1.04 1710 4.64 7612

25 1.98 3366 1.63 2777 1.33 2267 1.01 1725 5.04 8569

26 1.92 3387 1.59 2796 1.30 2281 0.99 1737 5.44 9574

27 1.87 3401 1.54 2809 1.26 2290 0.96 1745 5.84 10627

28 1.81 3409 1.50 2816 1.22 2295 0.93 1751 6.23 11728

29 1.76 3410 1.45 2818 1.18 2295 0.90 1752 6.63 12876

30 1.70 3404 1.41 2815 1.14 2291 0.88 1751 7.03 14073

60 1.05 4010 0.87 3295 0.71 2701 0.54 2048 0.44 1657

120 0.56 4110 0.48 3516 0.41 3002 0.33 2421 0.27 2034

Pre  evelo men  Pea   lo s (cfs)

12 2020

Yr100 Yr 0 Yr Yr 10 Yr



   

Pro ec     B
Pro ec   20002 a e

c cre rea (sf)
1 82 Buildin 1 21 0

m ervious 2 0
Pervious 8 0 0

 
(com )

d
 

(ad )
100 0 81 1 0 8
0 0 81 1 0 8 r 10 r r 0 r 100 r

2 0 81 1 0 8 2 1 12 10 00 10
10 0 81 1 0 8

0 81 1 0 8

T
Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

Peak 
(cfs)

Volume 
(cf)

5 6.10 2441 5.00 2004 4.10 1642 3.12 1250 2.51 1007

10 4.63 3246 3.82 2673 3.13 2196 2.37 1658 1.92 1345

11 4.47 3403 3.68 2802 3.03 2301 2.28 1737 1.85 1409

12 4.32 3541 3.55 2915 2.92 2393 2.20 1807 1.79 1466

13 4.16 3661 3.42 3013 2.81 2472 2.12 1867 1.72 1514

14 4.00 3761 3.29 3095 2.70 2538 2.04 1918 1.65 1554

15 3.84 3842 3.16 3161 2.59 2590 1.96 1958 1.59 1587

16 3.76 3983 3.09 3278 2.53 2685 1.92 2031 2.19 2323

17 3.67 4114 3.02 3386 2.48 2773 1.87 2099 2.79 3132

18 3.59 4235 2.95 3487 2.42 2855 1.83 2162 3.40 4013

19 3.50 4346 2.88 3579 2.36 2929 1.79 2219 4.00 4967

20 3.42 4447 2.82 3663 2.30 2997 1.75 2272 4.61 5993

21 3.33 4537 2.75 3738 2.25 3057 1.70 2319 5.21 7092

22 3.25 4618 2.68 3806 2.19 3111 1.66 2362 5.82 8264

23 3.17 4688 2.61 3865 2.13 3158 1.62 2399 6.42 9508

24 3.08 4748 2.54 3916 2.08 3199 1.58 2431 7.03 10825

25 3.00 4798 2.47 3959 2.02 3232 1.54 2459 7.63 12214

26 2.91 4838 2.41 3994 1.96 3258 1.49 2481 8.24 13676

27 2.83 4868 2.34 4020 1.91 3278 1.45 2498 8.84 15210

28 2.75 4888 2.27 4038 1.85 3291 1.41 2510 9.45 16817

29 2.66 4898 2.20 4048 1.79 3297 1.37 2517 10.05 18496

30 2.58 4897 2.13 4050 1.73 3296 1.33 2519 10.65 20248

60 1.60 5914 1.31 4859 1.08 3984 0.82 3021 0.66 2443

120 0.84 6141 0.72 5255 0.61 4486 0.50 3618 0.42 3039

12 2020

Pos   evelo men  Pea   lo s (cfs)

100 Yr 0 Yr Yr 10 Yr Yr



  

Pro ec     B
Pro ec   20002 a e

Pr  c  100 r
0

Td
Peak 
(cfs)

Inflow 
(cf)

Storage 
(cf)

5 10 2 1 11
10 2 1018
11 0 1018
12 2 1 1000
13 1 1
14 00 1 11
15 8 8 2 8
16 8 81
17 11 8
18 2 2
19 0 8
20 2 1
21

22 2 18
23 1 88 2
24 08 8 2
25 00 8
26 2 1 8 8
27 2 8 8 8
28 2 888
29 2 8 8
30 2 8 8
60 1 0 1
120 0 8 1 1

12 2020

100 Yr
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April 21, 2020 Project No. RG-20-032 
 
Mr. Matthew Rasmussen 
Tectonics Design Group 
10451 Double R Blvd. 
Reno, Nevada 89521 
 
 
Re: Geotechnical Investigation Report Update 
 Proposed Commercial Development 
 2500 Crossbow court 
 Reno, Washoe County, Nevada 
 
Ref: Pezonella Associates, Inc., 2015, Preliminary Geotechnical Investigation, Proposed 

Commercial Development, Arrowcreek Parkway and Crossbow Court, Reno, Nevada, 28 
pages, Job No. 6098.14-A. 

 
Dear Mr. Rasmussen: 
 
Nova Geotechnical and Inspection Services (NOVA) is pleased to present the results of our update 
to the referenced geotechnical investigation report by Pezonella Associates, Inc. (PEZ, the Report). 
The project is located at 2500 Crossbow Court in the City of Reno, Washoe County, Nevada. 
According to the Public Land Survey System (PLSS), the site is situated in the SE ¼ of the SW ¼ 
of Section 30, Township 18N, Range 20E, Mount Diablo Meridian, and is identified as Assessor’s 
Parcel Numbers (APN’s) 152-921-01 and -02. The site comprises approximately 1.817 acres. The 
purpose of our services is to provide updated and/or revised geotechnical engineering 
recommendations, following the 2018 International Building Code (IBC), to aid in the design and 
development of the project. 
 
Our current scope of services for this report update consists of the following: 

• A site reconnaissance 
• A review of the Report 
• A review of the new conceptual site plan 
• Provide any updated recommendations in this report 

 
This report is geotechnical in nature and not intended to identify other site constraints such as 
environmental hazards, wetlands determinations or the potential presence of buried utilities. 
Recommendations included in this report are specific to development at the site and are not 
intended for any off-site development. 
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It is our opinion that, except as noted below, the conclusions and recommendations 
contained in the referenced report remains valid. 
 
 
Project Information 
 
Our project information is based on conversations with you, an undated conceptual site plan 
provided by you, and the Report. The project site consists of two parcels located at 2500 and 2450 
Crossbow Court, in the City of Reno, Washoe County, Nevada. The Washoe County Assessor’s 
parcel numbers (APN’s) are 152-921-01 and 152-921-02, and the site comprises a total of 
approximately 1.82 acres. According to the Public Land Survey System (PLSS), the site is situated 
in the SE ¼ of the SW ¼ of Section 30, Township 18N, Range 20E, Mount Diablo Meridian. 
 
Based on the referenced conceptual site plan, proposed improvements to the site consist of a two-
story commercial building with a 10,500-sf footprint, with associated asphalt-paved parking and 
drives, exterior flatwork, landscaping, and underground utilities. 
 
 
Site Reconnaissance 
 
We performed a site reconnaissance on April 8, 2020. We observed the following: 

• Stockpiles of soil, cobbles, boulders, and construction debris located north of the proposed 
structure footprint, and beneath a proposed entry drive 

• Older fill located in the proposed parking area north of the structure 

• Newer gravel fill placed over most of the south parcel 

• An undocumented fill slope located along the east site boundary composed of debris and 
non-standard fill. 

 
Since the date of the Report, 2015, there have been few changes to the project site. Our site 
reconnaissance did not reveal any new geotechnical issues. 
 
 
Report Review 
 
The Report includes the following conclusions and recommendations: 

• Previously placed fill was encountered in the test borings to depths of 1 to 2 feet below 
existing grade (BEG). 

• Native soils consist primarily of dense to very dense, moist silty sand and silty sand with 
gravel (SM). 
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• Groundwater was not encountered to the maximum explored depth of 15 feet BEG. Based 
on State of Nevada Division of Water resources drilling logs from nearby water wells, 
groundwater is anticipated to be approximately 300 feet beneath the surface. 

• The potential for liquefaction is considered low. 

• Recommended extending footings below existing fill to native soil below (1 to 3 feet BEG), 
scarifying the exposed native subgrade soil to a depth of six inches, and compacted to at 
least 90 percent relative compaction, based on ASTM D1557. 

• Gives an allowable bearing capacity of 3,000 pounds per square foot (psf), with a one-third 
increase for total design loads. 

 
The Report also states, “The recommendations presented in this report are based on the 
assumption that sufficient field inspection and construction review will be provided during all phases 
of construction. A pre-job conference should be scheduled to include, but not be limited to, the 
Owner, Architect, Civil Engineer, General Contractor, Earthwork and Materials Sub-Contractors, 
Building Official, and Geotechnical Engineer.” 
 
 
Discussion and Recommendations 
 
A copy of the Report is attached to this update. The following updated recommendations replace 
those in the Report and should be incorporated during design and construction:  
 
Site Preparation 

The fill slope located along the east site boundary should be evaluated. Please contact this office 
for more information. 
 
Site Class 

The 2018 International Building Code (IBC) requires assuming a default Site Class of D for seismic 
design when soil conditions for the top 100 feet are not known in enough detail for determination in 
accordance with Table 20.3-1 of ASCE Standard 7-16. 
 
Seismic Design Parameters 

We obtained the site seismic design parameters using the ATC Hazards by Location website. This 
application is a third-party graphical user interface (GUI) utilizing the USGS seismic design maps 
and is used for determining seismic design values according to ASCE 7-16 and the 2018 
International Building Code. Design parameters are presented in the following Table 1: 
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APPENDIX 
 
Previous reports by Pezonella and Associates (2015) 
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