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Chapter 1
Project Description

Introduction
The Daybreak Planned Unit Development (PUD) Handbook represents design standards to guide
development of the Daybreak Master Planned Community. Daybreak is the vision for new
development under the Reimagine Reno Master Plan, providing well-managed growth, quality
places and recreation opportunities, while creating well connected vibrant neighborhoods
surrounding a town center. The development plan for Daybreak provides for large scale infill
development made possible through the extension of Veteran’s Parkway (Southeast Connector),
and includes a mix of single family residential, mixed neighborhood, and multi-family residential
that will provide a range of detached and attached residential homes. Preservation of open
space, a community park, and trail networks will enhance the environment, while providing
amenities and recreation opportunities for the community. Neighborhood commercial
surrounded by a mix of density (Suburban Mixed Use) is identified in the southern portion
creating a town center feel for the development. The commercial designations within the PUD
will provide the growing area with community gathering space, services and employment
opportunities to serve both the future and adjacent areas, as well as helping to promote a more
walkable and bikeable community.

Objectives
The objective of the Daybreak PUD is to develop a mix of uses and design standards for the
property that support the following:









Responsible growth; take advantage of existing infrastructure, tie together new
development with existing development, and open space preservation.
Vibrant neighborhoods and centers; provide a large scale infill development with a mix
of housing types surrounding a suburban mixed use town center with bike and pedestrian
connectivity. A community that provides for education opportunities.
Well-connected city and region; take advantage of the new Veteran’s Parkway
(Southeast Connector), provide trail and sidewalk networks that connect the Daybreak
communities with the regional systems already in place, and promote multimodal
transportation opportunities.
Safe, healthy, and inclusive community; provide a mix of housing types, with ample open
space surrounding a town center to create a true sense of community. A community that
promotes health and wellness through bike and pedestrian connectivity to all aspects of
that community, education opportunities, and outdoor recreation opportunity.
Quality places and outdoor recreation opportunities; A community developed around
open space that embraces and protects historic and natural resources such as restoration
of natural drainage facilities, and enhancement of wetlands. A community park and
regional trail connectivity to promote outdoor recreation.
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Project Location
The Daybreak Master Planned Community encompasses 980± acres, formerly known as Butler
Ranch, located in southeast Reno north of South Meadows Parkway along Veteran’s Parkway
from the Damonte Ranch area extending north approximately 2 miles to the Donner Springs area.
Access to the heart of the property is provided via the newly constructed Veteran’s Parkway, in
addition to Rio Poco Drive providing access to the north, and South Meadows Parkway and Rio
Wrangler providing access to the south. The Property is bound to the north by the existing
Heron’s Landing development, a mix of single family and multi-family homes known as Donner
Springs development, including Donner Springs Elementary School to the northwest, Steamboat
Creek, mountainous terrain and Veteran’s Parkway to the east, Washoe County’s South Truckee
Meadows Water Reclamation Facility and Huffaker Hills open space to the west, an Industrial
development and Double Diamond, Bella Vista, and Damonte Ranch PUDs to the south.
Figure 1: Vicinity Map
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Site Conditions
The Daybreak property has been used for ranching purposes by the Butler family since 1955. The
Daybreak property is predominately undeveloped, with existing ranch buildings located in the
north, and active aggregate pits and mining operations towards the south. Steamboat Creek runs
along the eastern portion of the site, which is currently being enhanced and falls within the right
of way for the new Veteran’s Parkway. Approximately 75% of the site has slopes ranging between
0 and 15% (reference Figure 2 – Slope Map on the following page), which is considered to be
unconstrained and most appropriate for development in the Truckee meadows Regional Plan.
The middle portion of the site includes a hill with an active aggregate pit and mining operations
that will eventually flatten this portion of the site. The steep terrain along the western boundary
of the property that exceed 30% slopes will be preserved as open space, with existing hiking trails
left intact and enhanced. The southwestern portion of the site includes the north fork of Thomas
Creek and Alexander Lake, which is a man-made irrigation water storage pond that was created
through the damming of Thomas Creek. It is the intent of this PUD to promote the removal of
the dam, and allow Thomas Creek to return to a traditional creek with enhanced wetland area
on each side.
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Figure 2: Slope Map

11/13/2017

4

Project Development Concept
The Project concept is to create a mix of housing opportunities that allow the City to meet its
growing needs, while incorporating historical and environmental amenities that are unique to
the Property. The mix of residential designations will allow for a range of detached and attached
homes with the addition of commercial uses to help serve future and existing adjacent
development. The land uses and standards will encourage smart urban design connected by a
regional bike and pedestrian trail network.
The development plan for Daybreak includes the following Land Use Categories and acreages:
Land Use
Acreage
Density
Units
(acres)
(du/acre)
(approx.)
Single Family Residential
441.7±
Up to 8±
2,880±
Mixed Neighborhood
96.5±
Up to 15±
1,120±
Multi-Family Residential
26.7±
Up to 30±
700±
Neighborhood Commercial
28.4±
Arterial Commercial
15.0±
Backbone Roads
62.7±
Parks, Greenways and Open Space
309.0±
TOTAL
980±
4.8±
4,7001
Notes:
1. The total amount of residential dwelling units shall not exceed 4,700 dwelling units.
2. Individual development unit land use categories may vary from the above assumptions such that
they do not exceed the max density of the category, and comply with the underlying Master Plan.
3. An accounting of the actual acreages and unit count shall be provided with each tentative map.
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Figure 3: Master Plan
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Figure 4: Development Plan
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Figure 5: Trails and Open Space
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Parks, Greenways, and Open Space
Generally, the open space amenities preserve the intrinsic qualities of the property, including the
planned restoration of Thomas Creek through modifications to Alexander Lake, and the flood
zone along the west side of Veteran’s Parkway, and steep terrain exceeding 30% slopes along the
western and southeastern boundary. Additionally, the open space addresses the need to buffer
certain activities within the PUD from surrounding properties to the south and west. The 8± acre
Park centrally located on the site is not within the flood zone.

Natural Resources
The Project Site has been used for ranching for over a 100 years. Sitting in the valley of southeast
Reno adjacent to Steamboat Creek, the Property is rich in history, more commonly dating back
to early 1860s when the Comstock mining was booming. It is also known that the Native
Americans also settled along the Steamboat Creek much earlier than the 1800s. During the mid1800s mining era mercury was used upstream and carried throughout the southeast valley via
the Steamboat Creek. Contaminated soils protection, preservation of the Property’s history, and
natural resources is a top priority for the PUD.
Major Drainageways
The PUD includes one major drainageway that drains over 100 acres or more. Although there are
several basins of over 100 acres or more that drain onto the project, (see the Stormwater
Management Plan Report in Appendix 3) most convey sheet flow and only one has a definitive
water way (refer to the Wetland Delineation Map in Appendix of this handbook). Therefore, the
Project only has one major drainageway. The drainageway includes Thomas Creek north and
south fork. The major drainageway is located in the southwestern portion of the project site and
conveys water northeast until it meets Steam Boat Creek.
The major drainageway has been previously disturbed up-stream and throughout the project
site. The two forks of the major drainageway originate from Thomas creek and each fork arrives
on to the property through a series of dams and diversions. The water conveyed through the
property is conveyed through a series of irrigation ditches. The damming of the north fork of
Thomas Creek created Alexander Lake, a man-made irrigation water storage pond used for
irrigation of the fields. The project proposes to return the Thomas Creek major drainageway to a
more natural state by removing the dam at Alexander Lake, creating a meandering stream and
restoring and enhancing the natural wetland habitat.
Final development plans shall not be required to submit a Special Use Permit for the disturbance
of a major drainageway including wetlands as long as the plans meet the requirements of the
Final Wetland Mitigation Plan as approved by the Army Corps of Engineers, and is consistent with
this PUD. The restoration of a natural drainageway and the restoration of the wetlands will aid in
providing flood storage mitigation. The Open Space dedicated within the major drainageway will
include a 1:1.25 cut to fill ratio. These methods will restore water quality, enhance wetland
habitat and wildlife, and provide excess flood mitigation.
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Figure 6 – Proposed 100 Year Flood and Major Drainageway
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Figure 7: Wetland Delineation Map
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Wetland and Stream Environment Protection
The Army Corps of Engineers identified 76.1± acres of jurisdictional Waters of the U.S. (WOUS)
within the Daybreak PUD, including 15.7± acres of existing wetlands (various types) and 60.4±
acres of other waters (streams and open water) as depicted in Figure 7 on the previous page. The
delineation and protection of federally protected wetlands on this property have been items of
primary interest in developing the Daybreak PUD. Any changes to existing WOUS, and or
enhancements within wetland areas must be consistent with the future Wetland Mitigation Plan
as approved by the Army Corps of Engineers.
The Wetland Mitigation Plan being prepared by Salix, an environmental reclamation consulting
firm, will be submitted to the Army Corps of Engineers for future approval. The proposed
development plan (Figure 4) would result in direct impacts to approximately 53.8± acres of WOUS
as identified in Figure 8 below. Permanent impacts would result from completely filling 10.4±
acres of wetland features and 2.1± acres of other waters. To minimize the impacts to the WOUS
within the PUD, and in efforts to enhance and restore the wetlands that will be impacted, the
PUD will follow several methods that have been introduced to the Army Corps of Engineers
including avoidance, minimization, and mitigation.
Avoidance: The PUD is designed to avoid the aquatic resources with the highest function and
services including Thomas Creek, and the emergent marsh that is upstream of Alexander Lake.
The PUD will avoid approximately 22.3± acres of WOUS (Figure 8).
Minimization: Methods include Low-Impact Development (LID) features that will further reduce
long-term, adverse impacts to WOUS and will maintain water quality in Thomas Creek, the main
drainage through the PUD. The Project incorporates the practical application of low impact
development strategies and treatments for stormwater quality. The PUD proposes site-based
strategies to collect storm flows and manage the quantity and quality of stormwater runoff,
which will mimic the natural hydrologic function of the site. Stormwater quality will be managed
through source, runoff, and treatment controls applied to land uses covered by the Daybreak
Section 404 Permit. Best Management Practices (BMPs) will be used to maintain water quality
and protect preserved resources during construction.
Mitigation: To compensate for the loss of 10.4± acres of wetland features and 2.1± acres of other
waters, the PUD will be responsible in identifying areas of mitigation options within the Project
Site.
Nearly 77% of the impacted WOUS within the PUD include 41.3± acres of impacts to open water
(Alexander Lake). Alexander Lake was man-made by damming Thomas Creek to create an
irrigation water storage pond for the ranching activities. To compensate for this loss of open
water, the lake will be restored to its original stream course by removing the dam and enhancing
Thomas Creek by creating a wetland fringe along the stream. This fringe will resemble the
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emergent marsh habitat located upstream of the lake and will have higher functions and services
than the open water habitat that the lake is currently providing. These improvements will be
essential to wildlife and will build upon other improvements that have been enhanced, improved
and expanded with the construction of the Veterans Parkway around Steamboat Creek.
The Daybreak PUD will utilize similar methods as other projects located throughout the
southeastern portion of the Truckee Meadows, to improve and enhance the wetland areas found
throughout the Project Site. This includes improving the wetland conditions that will not only
improve water quality but also include the removal of invasive weeds such as tall white top
(perennial pepperweed), that is found throughout the Daybreak PUD. Final development plans
shall not be required to submit a Special Use Permit for the disturbance of a major drainageway
including wetlands as long as the plans meet the requirements of the Final Wetland Mitigation
Plan as approved by the Army Corps of Engineers, and is consistent with this PUD.
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Figure 8: Wetland Impacts
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Wildlife
The Daybreak PUD will maintain and enhance the natural wildlife corridors as identified in the
development plan through preservation of Open Space. This will include wildlife buffers and
maintaining the general wildlife corridors through the dedication of approximately 311± acres of
open space. This open space will include wetlands, streams, upland and lowland habitats.
As part of this PUD, Enviroscientists Inc. prepared an Environmental Species Act (ESA)
documentation (Appendix 7) for the Daybreak PUD. An official species list was obtained from the
United States Fish and Wildlife Service (USFWS) Information for Planning and Conservation (IPaC)
database to see if any threatened or endangered species or designated critical habitat occur
within the PUD. In addition to requesting the list, USFWS staff reviewed and interpreted the
results of the search. Data requests were also submitted to the Nevada Department of Wildlife
(NDOW), and the Nevada Natural Heritage Program (NNHP). A list of species with potential to
occur within the vicinity of the PUD based on the consultations with the above listed agencies
was produced. Based on these consultations, there is no potential for any federally listed species
or their habitat to occur within the Daybreak PUD. Therefore, no further species reports will be
prepared for this project, and it the PUD will not create any adverse impacts on wildlife.
Feral Horse Fence Plan
In accordance with NRS 569.431 the master developer or their assignee will erect a
preconstruction legal fence to protect the public and feral and/estray livestock from entering the
construction area.
Final Map submittal will include a permanent fencing plan.
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Figure 9: Feral Horse Fence Plan
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Cultural Resources
Archaeologists and architectural historians have completed a survey and National Register
eligibility evaluation of all cultural resources that appear on private lands in Washoe County,
Nevada slated for the future housing and commercial development “Daybreak”, located in south
Reno, sited on either side of the soon-to-be completed Veteran’s Parkway.
The cultural resources survey and resource evaluation has been completed by cultural resource
specialists from Kautz Environmental Consultants, Inc., of Reno under the direction of Dr. Bob
Kautz. As a result of the survey seven historic and prehistoric isolated finds have been located
and recommended not eligible for the National Register of Historic Places. Additionally, 23
archaeological sites have been located, 10 of which have been recommended eligible for the
National Register, due to the likelihood that they will yield information important in history or
prehistory, while 13 have been recommended not eligible. Also, a separate architectural
evaluation has been conducted of the Bella Vista ranch complex by ZoAnn Campana, M.P.S. That
study has resulted in the identification of 15 architectural resources, 13 of which have been
recommended eligible for the National Register and two not eligible. Reports outlining details of
these activities have been prepared and will be made available to qualified agency personnel.
All sites and buildings determined eligible for inclusion in the National Register of Historic Places
will be treated as per regulation specified in Section 106 of the National Historic Preservation Act
of 1966 (54 U.S.C. § 300101 et seq.). This may include the preferred action of avoidance of direct
and indirect effects or, where necessary, mitigation. The Master Developer will prepare a
preservation plan and be responsible for the implementation of the plan.
Environmental Site Assessment and Remedial Action Plan
Environmental assessments conducted by the Regional Transportation Commission of Washoe
County (RTC) for the Southeast Connector Roadway Project resulted in awareness of mercuryimpacted soil in the vicinity of the proposed development. Therefore, an environmental site
assessment was initiated for mercury concentrations within the soils proposed for development.
The mercury-impacted soil at the site is believed to be related to legacy gold milling activities
from the historic Comstock Lode mining era. The mercury is generally contained in the stream
channel of Steamboat Creek, but decades of flood-irrigation at the property with water from
Steamboat Creek allowed mercury-impacted sediment to be deposited on the irrigated areas of
the property.
During initial site assessment activities, composite soil samples were collected from a total of 55
grid cells at the property. Additionally, a total of 19 discrete soil samples were collected from
proposed borrow material in two nearby pits that will be used as fill within the project area, to
demonstrate that there were no mercury impacts in the borrow material. Detectable
concentrations of mercury in the collected composite samples ranged from 0.0669 to 84.7
milligrams per kilogram (mg/kg). Detectable concentrations of mercury in the discrete samples
collected from the two borrow pits ranged from 0.00535 to 0.124 mg/kg.
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Based on discussions with the Nevada Division of Environmental Protection, this corrective action
case will be administered in accordance with the Carson River Mercury Superfund Site, which has
a residential remedial action level of 80 mg/kg for mercury in soil. Based on site assessment
activities, four sample grid cells were identified with mercury concentrations exceeding the
action level of 80 mg/kg that will require remedial action. Remediation of the mercury impacted
soil in these areas will be accomplished by covering the mercury-impacted material with at least
two feet of clean fill during site grading activities to eliminate the potential exposure pathway.
After the site has achieved final grade, confirmation soil samples will be collected to demonstrate
that no mercury impacts above 80 mg/kg are present within the top two feet of soil in the
residential areas where cut and fill activities from the floodplain occurred. The areas that were
subject to remedial activities will also be assessed during the confirmation sampling. A complete
copy of the site assessment report and remedial action plan is provided in Appendix 6 of this
document. Figure 10 depicts the soil remediation areas.
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Figure 10: Soils Remediation Plan
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Existing Uses
There are two identified Aggregate Pits within the Project Site as depicted in Figure 11, which
currently hold a Special Use Permit SWP8-24-99, originally through Washoe County and have
since been taken over by the City of Reno. The primary haul route utilized is Alexander Lake
Road. The Daybreak PUD will allow these pits and haul road to remain active until such time they
are no longer needed. Once the pits and haul road are no longer active, the land will be utilized
for future development as depicted in the Daybreak Development Plan, Figure 4. As the pits
remain active, any future home builders will be required to disclose that the pits are active to
their home buyers. Once the pits are inactive the disclosure statements will no longer be
required.
The property also has current ranching and agricultural activities taking place, which are planned
to continue as the first phases of the PUD are built out. These activities are allowed to continue
under the Daybreak PUD.
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Figure 11 – Aggregate Pit Locations
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Proposed Development Schedule
Development
Development
Phase
Areas
1A
18, 21, 28

1B

2A
2B
3
4
5

Backbone Infrastructure Included

Utility extension from S. Meadows Pkwy & backbone
roadway to serve villages, S. Meadows Pkwy Steamboat
crossing and connection to Rio Wrangler
5, 8
Sewer connection to Mira Loma and lift station, mass
grading of northern villages, backbone roadway and
utilities to serve villages, flood mitigation
13, 14, 15, 16, 17, Backbone roadway and utilities to serve villages and town
22, 23, 24, 26
center, wetland mitigation, flood mitigation,
1, 2, 3, 4, 6, 7, 9
Backbone roadway and utilities to serve villages, and
power line realignment (possible phase 3)
19, 20
Wetland mitigation, backbone roadway and utilities to
serve villages
10, 11, 12
Backbone roadway to serve villages, and park
25, 27
Backbone roadway and utilities to serve villages

Buildout of the project is estimated to be 10-15 years, dependent on market conditions,
anticipated to begin in 2019 and extending through 2030.

Administration
The Daybreak PUD shall be administered by the Zoning Administrator or his/her designee as
defined in the City of Reno Annexation and Land Development Code. The administrator shall
have the authority to reasonably interpret and apply this PUD handbook.
NPLC BV Investment Company, LLC, shall be the master developer of development of the PUD.
Should the master developer be designated or assigned to another entity, the assignee shall
notify the City of Reno in writing and provide documentation of the change in entity. This master
developer shall continue throughout the development of the PUD until and unless a master
property owners association or other such entity is created to serve the role as master developer.
Master developer rights may be assigned dependent on the underlying property ownership and
previous assignment of declarant rights, which shall be disclosed to the City of Reno upon
application for development permits. The role of the master developer, for the purposes of this
PUD, shall be:
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To prescribe and administer methods and procedures to ensure and control the quality
of development that occurs within Daybreak PUD;
To maintain all common area improvements, storm drain and/or irrigation channels,
detention and/or other flood control facilities (including Thomas Creek) - the City of Reno
may provide emergency maintenance during flood events, if necessary;
To construct, or have constructed, all backbone roadways and infrastructure, bike and
pedestrian trails, pathways, and sidewalks;
To establish Covenants, Conditions and Restrictions (CC&R’s), which may allow for the
creation of: an Architectural Review Committee to maintain consistent project
architecture; and a master owners association to provide maintenance and operations of
the common elements of the PUD and enforcement of the CC&R’s, and;
To review all landscape plans within common areas, town centers, and along backbone
roadways

Only the master developer or its authorized designee or assignee may initiate an amendment to
the PUD handbook.

Review Process
Prior to the submittal of a development application to the City, the proposed development shall
be reviewed by the master developer at their sole discretion. Each development application
submitted to the City shall include written documentation of approval from the master
developer. Written approval by the master developer does not constitute City approval of a
development application. The construction of individual projects, including accessory structures
shall follow the City of Reno building permit process. For some uses where a tentative map,
special use permit, or site plan review is required, these processes shall precede the building
permit process, as applicable.
Appeals:
The applicant or developer may appeal any decision, comments, or recommendations of the
Administrator in accordance with RMC Section 18.06.208, as amended.

Conflicts
In the event of a conflict between these design standards and City Code, these standards shall
govern development of Daybreak. When a specific standard is not addressed by the PUD, then
the applicable section of Reno Municipal Code Title 18, as amended, at the time of review shall
prevail.
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Flexibility
The Development Plan and Development Standards contained herein are intended to depict the
general development vision for the PUD. Sufficient flexibility shall be allowed to permit detailed
planning and design at the time of actual development. The acreage of each land use category
may be increased by up to 20% if it is demonstrated that additional acreages are necessary due
to constraints and/or design considerations to accommodate the project, to the satisfaction of
the Administrator. This provision shall not exceed a cumulative total of 20% for each land use
category. Changes in excess of 20% shall require an amendment to the Development Standards
Handbook. Residential densities and residential dwelling unit allocation may be interchangeable
between villages and will be defined fully with the tentative map for any given residential village.
With each tentative map application, the master developer and/or applicant shall provide an
accounting of the overall residential unit allocations, and updated land use category acreages
approved to date. The total number of residential units shall not exceed 4,700 units. Commercial
areas may not exceed a 20% increase without an amendment to the Development Standards
Handbook.
Modifications:
The Administrator shall have the ability to grant minor deviations as outlined in RMC
18.06.411(a)(1), as amended. Minor deviations shall be subject to written approval from the
master developer. Deviations of 10% or more shall conform to the City of Reno Variance process
as outlined in RMC 18.06.408, as amended.

Residential Construction Tax
The Daybreak Master Developer shall be responsible for constructing and maintaining the
common area, parks, trails, and recreation amenities within the Daybreak development. Use of
Residential Construction Tax (RCT) will be subject to a future RCT agreement with the City of
Reno.
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Chapter 2
Infrastructure and Services
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Traffic and Circulation
Project traffic and roadway infrastructure needs are discussed in detail in the Traffic Impact
Analysis prepared by Traffic Works (Appendix 2 of this PUD handbook). The trip generation is
based upon an assumption of land uses and gross square footages. Note that the project land
use mix could be revised, without affecting the traffic analysis or impacts, so long as the trip
generation estimates used in the analysis are not exceeded and the roadway network is
constructed consistent with the preliminary layout utilized in the traffic study. The external trips
for the project shall not exceed 38,106 Daily, 2,423 AM Peak Hour, or 3,484 PM Peak Hour
without an amendment to the PUD handbook.
It is possible that with final development plans, the gross square footage or number of units in a
particular commercial center or residential village may exceed that which was assumed in the
traffic report (see Appendix 2). Should the peak hour or daily trips be increased by more than
10% for a given area, the developer shall provide an updated traffic letter or revision to the Traffic
Impact Study, as necessary, with the applicable building permit application for that portion of the
development. Proposed developments that are consistent with the approved traffic impact
study may proceed to building permit, as applicable, with the provision of an updated trip
generation letter.
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Figure 12: Traffic and Circulation Plan
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Street Design, Roadway, and Path Standards
The Master Developer or their authorized designee shall be responsible for constructing all
Community, Neighborhood, and Park Collectors, and Local Streets to the satisfaction of the
Administrator. Upon completion and approval by City of Reno, the Master Developer or their
authorized designee shall dedicate the right of way and street improvements to the City of Reno.
Community Collectors:
The Community Collectors include the extension of Echo Valley Parkway and Bella Vista Ranch
Road and generally includes the future extensions connecting to Veterans Parkway, or the other
planning areas. Community Collector right-of-way will vary based on use, but will generally range
from 110 feet to 115 feet in width.
Figure 12.1: Community Collector Cross Section
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Neighborhood Collector:
Neighborhood Collectors provide access from Community Collectors to the individual
neighborhoods. The Community Collector right-of-way will generally range from 68 feet to 92
feet in width.
Figure 12.2: Neighborhood Collector Cross Section

11/13/2017

29

Park Collector:
The Park Collector provides connectivity between the north and south portions of the PUD and
to the proposed Park. The right of way is narrow as it will be surrounded by open space on
both sides with access limited to the Park.
Figure 12.3: Park Collector Cross Section
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Local Streets:
Local Streets are located within individual neighborhoods. On-street parking may be omitted with
a subdivision plan that includes off-street parking pockets at the time of Tentative Map. Parking
pockets shall be provided and constructed in accordance with RMC 18.12.1101-1105, as
amended.
Figure 12.4: Local Street Cross Section
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Alleyways:
Alleys may be proposed in individual subdivisions or in the urban residential neighborhood,
depending on the residential product type at time of building permit.

Figure 12.5: Alleyway Cross Section
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Shared Use Path Standards:
Shared use paths are planned throughout the project with final locations determined at the time
of tentative map and/or building permit for the individual neighborhoods. Shared use path
corridors are identified on the open space plan and will follow the standards shown below. The
cross sections below depict expected scenarios that will occur depending on location of the path.





Scenario 1 will include 18-foot minimum right-of-way with a minimum of 3-foot
landscaping on each side, this is intended to be used with private land on each
side.
Scenario 2 will include a 15-foot minimum right-of-way with a minimum 3-foot
landscaping on one side with open space on one side.
Scenario 3 has a minimum right-of-way of 12 feet and should be used when trails
are provided within open space.
Figure 12.6: Shared Use Path Scenario Cross Sections

Note: Smaller foot path trails within the open space areas will be constructed to City of Reno or
Washoe County Parks standards.
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Parking:
Parking for all land use categories within this PUD shall be provided and constructed in
accordance with RMC 18.12.1101, as amended, unless expressly modified within the PUD
development standards. Documentation of compliance with parking and parking lot landscape
requirements shall be provided at the time of building permit.

Sanitary Sewer Service
Sewer service for the project will be provided by the City of Reno and Washoe County. The
Daybreak project has two distinct and separate sewer sheds separated at the “narrows” of
Steamboat creek. The North area will be served by the City of Reno through its sewer interceptor
in Mira Loma. This sewer shed will ultimately flow to the Truckee Meadows Water Reclamation
Facility (TMWRF). The south sewer shed will flow to an interceptor located in South Meadows
Parkway and on to the South Truckee Meadows Water Reclamation Facility (STMWRF) operated
by Washoe County.
As the PUD allows for flexibility within land use categories, and final site layouts are not known
at this time, the Master Sanitary Sewer Study (Appendix 4) will be required to be updated with
each final development permit/application on the site to assure that adequate facilities are or
can continue to service the site. Any sanitary sewer facilities constructed to serve the project will
be designed in conformance with the City of Reno Public Works Design Manual, as amended.

Water Service
Domestic
The northern and southern most portions of the Project Site are currently in TMWA’s service
territory with direct access to existing water facilities. The central portion of the Project Site will
be annexed into TMWA’s service territory prior to the first building permit. A preliminary
discovery was completed by TMWA in 2016, which indicated that TMWA would serve the project
in the future upon full annexation into their service territory, and would require on-site
improvements. Off-site improvements are not anticipated, but subject to change as development
progresses. TMWA already has two tanks and pressures zones (Sparks and Double Diamond) in
place that will serve the Project Site, as well as a 16” water main running along the east side of
the Project Site, a 14” water main in South Meadows Parkway, and 10” water main north of the
Project Site, an 8” water main at Donner Springs Elementary, and a 12” water main at Rio Poco.
A pump station is required near the middle of the Project site. The water facilities for the project
shall be designed and constructed to conform to TMWA standards and in conformance with
Washoe County District Health Department requirements.
Non-potable Reclaimed Water
Non-potable reclaimed water from Washoe County’s South Truckee Meadows Water
Reclamation Facility, adjacent to the Project Site, will be utilized for common area landscape,
backbone roadway landscape, and the proposed park to the extent feasible.
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Stormwater Management/Hydrology
A Preliminary Stormwater Management Plan is provided in Appendix 3 of this PUD Handbook,
which discusses in detail the existing conditions and future drainage considerations. As the PUD
allows for flexibility within land use categories, and final site layouts are not known at this time,
a Technical Drainage Study will be required with each development permit/application on the
site to assure that adequate facilities are available or can be provided to service the site in
conformance with the City of Reno Pubic Works Design Manual, as amended.

Overhead Powerlines
There is an existing overhead transmission line and easement within the central portion of the
site. A portion of this alignment will need to be relocated, and according to NV Energy any
relocation will need to remain above ground. Alternative relocation routes are provided in Figure
13. Final alternative selection, and relocation will be decided by the Master Developer and NV
Energy.
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Figure 13: Overhead Power Line Relocation Alternatives
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Schools
Currently the majority of the Project Site is zoned for Hidden Valley Elementary School (north of
the Project Site), with a small portion on the southern end zoned for Double Diamond Elementary
School. Donner Springs Elementary is directly adjacent to the northern portion of the Project Site,
which is not currently the school the PUD is zoned for. The PUD is predominately zoned for
Vaughn Middle School with a small southern portion zoned for Depoali Middle School. Similar to
the Middle School zoning, the majority of the property zoned for Vaughn Middle School are also
zoned for Wooster High School, with the southern portion zoned for Depoali also zoned for
Damonte Ranch High School. With the recent passage of WC-1, Washoe County School District
will be building new schools in the area over the next several years, which will most likely change
the zoning for schools within the PUD in the future. A new South Meadows Elementary School
is to open in 2019 just south of the Project Site, and Damonte Ranch High School is currently
undergoing an expansion.
WCSD has indicated the Daybreak PUD will generate approximately 787 elementary students,
276 middle school students, and 417 high school students. At a minimum the Master Developer
will set aside land, not to be located adjacent to an arterial street, for a future elementary school
site. Figure 14 identifies a proposed location for the elementary school site; however, final
location of the future elementary school site may be subject to change if agreed upon by the
Master Developer and WCSD. The Master Developer is planning for a K-12 charter school,
planned to be co-located with the proposed elementary school. The Master Developer has also
identified a 20 acre site, which is adjacent to United States Bureau of Land Management (BLM)
managed land, for a possible future high school site. Should the WCSD acquire the BLM land for
a future high school, the Master Developer would sell the 20 acres to the WCSD.

11/13/2017

37

Figure 14: Proposed School Sites
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Emergency Services
The Project Site is currently served, and will continue to be served by the City of Reno Police and
Fire Departments. The northern portion of the Project Site is served by Fire Station 6 (Mira
Loma), which is approximately 2 miles northwest from the Project Site via Mira Loma Drive to
Veteran’s Parkway. The southern portion of the Project Site is served by Fire Station 12 (Damonte
Ranch), which is approximately 2 miles south of the Project Site via Steamboat Parkway to
Veteran’s Parkway. As the new Veteran’s Parkway runs along the entire eastern portion of the
Project Site, emergency responders will have direct access to both the north and south portions
of the PUD.
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Chapter 3
Development Standards
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Land Use Introduction
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The following chapter addresses the development standards for the Daybreak PUD land use
categories as well as the general design standards. Addressed within each land use area are the
allowed uses, building height, setbacks, bulk, etc. that will guide future development of the
Daybreak PUD. Additional protective covenants may be addressed by a separate CC&R document
for these areas.
Setbacks (General):
For all non-residential land use categories, provided the minimum setbacks can be met from the
exterior project boundary, there are no minimum lot sizes required.
Uses (General):
Any use not listed in the land use category is not allowed unless it is considered accessory to a
listed permitted use or is considered to be similar and/or compatible with a listed permitted use,
to the satisfaction of the Zoning Administrator, per RMC 18.08.201(a)(4), as amended.
All uses shall comply with the General Development and Design Standards per RMC 18.12 unless
a variation is specifically listed in this PUD.

Arterial Commercial
The 15.0± acres of Arterial Commercial allows a mix of retail, commercial, office, or other uses in
a less intense or more suburban context with uses appropriate near main arterials. The mix of
uses will serve the existing and future development.
Permitted Uses:
The following standards shall guide future development of properties identified as Arterial
Commercial.

Arterial Commercial Allowed Use Table
Primary Use
Residential
Congregate Care Facility
Group Home
Multi-Family Up to 30 du/ac
Nursing Home/Assisted Living Facility
Single Family Attached/
Condominium/Town House
Commercial Sales and Services
Animal Clinic (No Shelters, Commercial
Boarding/Kennels)
Antique/Collectible Store
11/13/2017
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P
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Arterial Commercial Allowed Use Table (Cont.)
Commercial Sale and Services (Cont.)
Bakery, Retail
Bar
Barber/Beauty Shop
Carwash
Child Care Center
Cleaners Commercial
Convenience Store
Copy Center
Custom & Craft Work
Drive-Through Facility
Financial Institution
Freestanding Automated Teller Machine
General Personal Service
General Retail Store
Household Goods, Light Service, Repair &
Assembly
Laboratory
Laundry, Drop-off/Pickup
Medical Facility, Day Use Only
Office Other Than Listed
Plant Nursery/Garden Supply
Restaurant with Alcohol Service
Restaurant without Alcohol Service
Sale of Low Volume Bulky Goods
Recreation, Entertainment, and Amusement
Commercial Amusement/ Recreation
(Inside only)
Fitness Center
Sports Arena, Stadium, or Track (Inside only)
Theatre (No Drive-in)
Video Arcades
Parks, Greenways, & Open Space
Trails
Lodging
Hotel (without nonrestricted gaming
operation)
Institutional, Public, and Community Service
Church/House of Worship
Communication Facility, Equipment Only
Art Gallery
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Arterial Commercial Allowed Use Table (Cont.)
Institutional, Public, and Community Service (Cont.)
Public Transit or School Bus Shelter
P
Utility Box/Well House, Backup Generator,
P
Pumping or Booster Station
School, Primary or Secondary (Public or P (Site Plan Review)
Private)
School, Vocational/Trade
P
Industrial, Manufacturing, Wholesale, Distribution and Transportation
Mini-warehouse
P
Rental Store, w/Outdoor Storage
Brewery/Distillery
P
Food Processing/Wholesale Bakery
P

SUP

Note:
x Primary Uses not listed in the Table above are not allowed in the Arterial Commercial
districts.
x Allowed Accessory and Temporary Uses are as defined in RMC Section 18.08.201 Table
18.08-5 under Arterial Commercial.
x Additional use standards identified in RMC Section 18.08 relative to uses allowed in
Arterial Commercial and in the table above will apply.
x Buffering shall be provided when adjacent to residentially zoned property, and should
include one of the following: a 6 foot tall masonry wall, a 6 foot decorative wall, or a
combination of a 15 foot landscape strip and 2 to 4 foot berm with trees.
x An SUP for 24 hour operations is not required with adequate buffering.
Setbacks:
Front
Rear
Side
Building Height

10-feet
0 or 10-feet
0 or 10-feet
Max 40-feet

Parking:
See RMC Section 18.12.1102
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Neighborhood Commercial
The 28.4± acres of Neighborhood commercial allows a mix of retail, commercial, office, or other
uses in a less intense or more suburban context creating town centers for the surrounding
development. The mix of uses will serve the existing and future development. Neighborhood
commercial areas are situated near open space areas, along entrances to the heart of the
development, and connected to the residential areas via the regional trail network.
Permitted Uses:
The following standards shall guide future development of properties identified as Neighborhood
Commercial.
Neighborhood Commercial Allowed Use Table
Primary Use
Permitted By Right (P)
Residential
Multi-Family Up to 30 du/ac
Nursing Home/Assisted Living Facility
Single Family Attached/
Condominium/Town House
Commercial Sales and Services
Antique/Collectible Store
Bakery, Retail
Bar
Barber/Beauty Shop
Child Care Center
Copy Center
Custom & Craft Work
Financial Institution
Freestanding Automated Teller Machine
General Personal Service
General Retail Store
Laundry, Drop-off/Pickup
Medical Facility, Day Use Only
Office Other Than Listed
Restaurant with Alcohol Service
Restaurant without Alcohol Service
Sale of Low Volume Bulky Goods
Recreation, Entertainment, and Amusement
Fitness Center
Video Arcades
Parks, Greenways, & Open Space

11/13/2017

Requires Special
Use Permit (SUP)

P
P
P

P
P
SUP
P
P
P
P
P
P
P
P
P
P
P
P
P
P
P
P
P

45

Trails
P
Neighborhood Commercial Allowed Use Table (Cont.)
Institutional, Public, and Community Service
Church/House of Worship
P
Communication Facility, Equipment Only
Art Gallery
P
Public Transit or School Bus Shelter
P
Utility Box/Well House, Backup Generator,
P
Pumping or Booster Station
School, Primary or Secondary (Public or P (Site Plan Review)
Private)
Industrial, Manufacturing, Wholesale, Distribution and Transportation
Brewery/Distillery
P
Marijuana Cultivation, Production, Sales
Mini-warehouse
P

SUP

SUP

Note:
x Primary Uses not listed in the Table above are not allowed in the Neighborhood
Commercial districts.
x Allowed Accessory and Temporary Uses are as defined in RMC Section 18.08.201 Table
18.08-5 under Neighborhood Commercial.
x Additional use standards identified in RMC Section 18.08 relative to uses allowed in
Neighborhood Commercial and in the table above will apply.
x Buffering shall be provided when adjacent to residentially zoned property, and should
include one of the following: a 6 foot tall masonry wall, a 6 foot decorative wall, or a
combination of a 15 foot landscape strip and 2 to 4 foot berm with trees.
x An SUP is required for uses that open before 6am or stay open past 11pm.
Setbacks:
Front
Rear
Side
Building Height

10-feet
0 or 10-feet
0 or 10-feet
Max 40-feet

Parking:
See RMC Section 18.12.1102
Note:
The Administrator may allow up to a 25% parking reduction, or allow a different parking standard
for uses in the Neighborhood Commercial zone with a parking justification letter.
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Multi-Family Residential
The Multi-Family Residential land use designation encompasses approximately 26.7± acres. This
land use category is intended to provide for a higher density mix of multi-family residential
products ranging from 21-30 dwelling units per acre.
Permitted Uses:
The following standards shall guide future improvements within the Multi-Family Residential
districts.
Multi-Family Residential Allowed Use Table
Primary Use
Permitted By Right (P)
Residential
Multi-Family Up to 30 du/ac
Congregate Care Facility
Nursing Home/Assisted Living Facility
Single Family
Attached/Condominium/townhouse
Single Family Detached
Recreation, Entertainment, and Amusement
Parks, Greenways, & Open Space
Trails
Institutional, Public, and Community Service
Communication Facility, Equipment Only
Public Transit or School Bus Shelter
Utility Box/Well House, Backup Generator,
Pumping or Booster Station
School, Primary or Secondary (Public or
Private)

Requires Special
Use Permit (SUP)

P
P
P
P
P
P
P
SUP
P
P
P (Site Plan Review)

Note:
x Primary Uses not listed in the Table above are not allowed in the Multi-Family Residential
districts.
x Allowed Accessory and Temporary Uses are as defined in RMC Section 18.08.201 Table
18.08-4 under MF designations.
x Parking structures are an Allowed Accessory Use
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Setbacks: (must be landscaped)
Multi-Family:
Front
Rear
Side
Separation between buildings
Building Height

Single-Family:
Parking:
Multi-Family

Single Family Detached
Single Family Attached

15-feet
10-feet
5-feet
20-feet (10-feet if less than 50 units)
45-feet
(max. 3-stories)
See Single Family Residential

1 space/1 bedroom units
2 spaces/2 & 3+ bedroom units
plus 1 space/10 units for guest parking
1 space/bedroom
1 space/1 bedroom units
2 spaces/2 & 3+ bedroom units
1 space/10 units for guest parking

Notes:
Single Family Detached – should local street sections be modified for smaller lot product and on
street parking is not provided, parking pockets with 1 space per 10 units shall be provided for
guest parking in addition to the parking standard.
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Mixed Neighborhood
The Mixed Neighborhood land use category, totaling approximately 96.5± acres, includes a mix
of attached and detached single and multi-family residential with densities up to 15 du/ac.
Permitted Uses:
The following standards shall guide future improvements within the Mixed Neighborhood
districts.
Mixed Neighborhood Allowed Use Table
Primary Use
Residential
Multi-Family Up to 15 du/ac
Senior Housing
Congregate Care Facility
Nursing Home/Assisted Living Facility
Single Family
Attached/Condominium/townhouse
Single Family Detached
Single Family Zero Lot Line
Cluster Development
Active Adult Communities
Recreation, Entertainment, and Amusement
Parks, Greenways, Open Space
Trails
Institutional, Public, and Community Service
Public Transit or School Bus Shelter
Schools, Primary or Secondary (Public or
Private)
Utility Box/Well House, Backup Generator,
Pumping or Booster Station

Permitted By Right (P)

Requires Special
Use Permit (SUP)

P
P
P
P
P
P
P
P
P
P
P
P
P (Site Plan Review)
P

Note:
x Primary Uses not listed in the Table above are not allowed in the Mixed Neighborhood
districts.
x Allowed Accessory and Temporary Uses are as defined in RMC Section 18.08.201 Table
18.08-4 under SF and MF designations.
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Lot Size/Setbacks:
Minimum Lot Size
Minimum Lot Width
Single Family
Detached/Attached
Front yard
Garage
Side yard
Rear yard
Separation between buildings

Multifamily
Front yard
Side yard
Rear yard
Building Height

N/A
N/A

10-feet
3-feet or 20-feet
0-feet or 5-feet
10-feet
10-feet

15-feet
5-feet
10-feet
35-feet
(max. 3-stories)

Parking:
Multi-Family

Single Family Detached
Single Family Attached

1 space/1 bedroom units
2 spaces/2 & 3+ bedroom units
plus 1 space/10 units for guest parking
1 space/bedroom
1 space/1 bedroom units
2 spaces/2 & 3+ bedroom units
1 space/10 units for guest parking

Notes:
Single Family Detached – should local street sections be modified for smaller lot product and on
street parking is not provided, parking pockets with 1 space per 10 units shall be provided for
guest parking in addition to the parking standard.
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Single-Family Residential
Permitted Uses:
The Single-Family Residential category includes 441.7± acres. The following standards shall guide
future improvements to properties identified as Single-Family Residential.
Single Family Residential Allowed Use Table
Primary Use
Permitted By Right (P)
Residential
Single Family Detached
Single Family Attached/
Condominium/townhouse
Single Family Zero Lot Line
Cluster Development
Active Adult Communities
Recreation, Entertainment, and Amusement
Parks, Greenways, Open Space
Trails
Institutional, Public, and Community Service
Public Transit or School Bus Shelter
Schools, Primary or Secondary (Public or
Private)
Utility Box/Well House, Backup Generator,
Pumping or Booster Station
Industrial
Mini-warehouse

Requires Special
Use Permit (SUP)

P
P
P
P
P
P
P
P
P (Site Plan Review)
P

Area 20 Only (SUP)

Note:
x Primary Uses not listed in the Table above are not allowed in the Mixed Neighborhood
districts.
x Allowed Accessory and Temporary Uses are as defined in RMC Section 18.08.201 Table
18.08-4 under SF and MF designations.
x Development Area 20 (Figure 4) may be used for mini-warehouse with the approval of a
Special Use Permit, and would be required to meet City of Reno standards for miniwarehouse.
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Lot Size/Setbacks:
Minimum Lot Size
Minimum Corner Lot Size
Front yard
Side yard
Rear yard
Separation between buildings
Building Height
(new building)

3,000 sq. ft. (40-feet minimum width)
4,000 sq. ft. (50-feet minimum width)
10-feet (20-feet to garage)
5-feet
15-feet
10-feet
35-feet
(max. 3-stories)

Notes:
Small Lot standards can be utilized per RMC Section 18.12.102
Parking:
Single Family Detached
Single Family Attached

1 space/bedroom
1 space/1 bedroom units
2 spaces/2 & 3+ bedroom units
1 space/10 units for guest parking

Notes:
Single Family Detached – should local street sections be modified for smaller lot product and on
street parking is not provided, parking pockets with 1 space per 10 units shall be provided for
guest parking in addition to the parking standard.

Grading Standards
Grading shall conform to the City of Reno Municipal Code, and Public Works Design Manual. A
Preliminary mass grading plan has been prepared for the Project Site for flood mitigation
purposes per Figure 15: Mass Grading Plan. The Master Developer will submit the mass grading
plan to FEMA in order to receive a conditional Letter of Map Revision (CLOMR). Special Use
Permits for cuts and fills shall not be required for future development plans (tentative maps, and
building permits), as long as the grading is consistent with the final mass grading plan associated
with the future CLOMR.
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Figure 15: Mass Grading Plan
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Parks, Greenways and Open Space
The 309± acres of Parks, Greenways and Open Space is the second largest land use making up
almost one third of the entire project. Open space will be dedicated to provide buffers between
uses, protect slopes greater than 30%, establish neighborhood or community parks, etc. This
designation will be used to preserve the intrinsic qualities of the Project Site, enhance the natural
floodways, major drainageways, and wetland areas and to incorporate into the project the
environmental amenities that are unique to the South Reno area. Parks, Greenways, and Open
Space shall be addressed with each adjacent tentative map or building permit.
Permitted Uses:
x Agricultural
x Crop production
x Existing accessory structures
x Livestock pasture
x Trails/Trailheads
x Parks and recreation amenities, public and private

School Sites
There are currently 40± acres of identified School Sites (Figure 14) depicting potential locations
for future K-12 schools, whether public or private. Schools are allowed in all land use categories
with a site plan review. Final school sites will be agreed upon by the Master Developer, and the
Washoe County School District. An elementary school site shall be dedicated during the time of
a tentative map where the Master Developer and WCSD agree to the need for the school site.
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Signage
Signage within the Daybreak PUD shall conform to City of Reno RMC Sections 18.16.101 through
701, as amended, with the following modifications noted below. For purposes of translation, the
following table shall establish the comparable City of Reno zoning designation to the land use
categories defined within this PUD handbook.
Signage Equivalency Table
(Reference RMC Table 18.16-1)

Arterial Commercial
Neighborhood Commercial
Multi-Family Residential
Mixed Neighborhood
Single-Family Residential

NC/AC
NC/AC
Residential
Residential
Residential

Signage Modifications:
x All monument signs located on South Meadows Parkway shall be limited to a maximum of 8feet in height, 60 sq. ft. in size with indirect illumination.
x Any signage facing residential uses shall have indirect lighting with illumination restricted to
the hours of 7:00 a.m. to 7:00 p.m.
x A schematic design of the monument and wall signage program shall be submitted to the
Zoning Administrator for review and approval prior to issuance of the building permit.
x Letter height for wall signs shall not exceed 4-feet in the commercial land use category.
x Directional signage for village advertising is permitted and shall be controlled by the Master
Developer.
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Figure 16: Sign Samples
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Architecture
The architectural style of Daybreak presents a blend of traditional American vernacular
architectural styles and also offers the opportunity for innovative design and reinterpretation
similar to the existing neighborhoods to the south and north of the project. While it is certainly
appropriate for buildings to be reminiscent of ranch style architecture, a mix of architectural
styles throughout the PUD is appropriate. Architectural character imagery is provided on the
following pages to demonstrate the various architectural elements that may be appropriate for
the Daybreak PUD.
Architectural Standards:
All future structures within the Daybreak PUD shall conform to the following standards:
x
x
x
x
x
x
x

Building articulation and exterior interest shall be provided on all sides.
All new buildings shall conform to RMC Section 18.12.301(a), as amended for multifamily,
office and commercial zoning districts.
RMC Section 18.12.306 shall not apply to future developments within the Daybreak PUD.
Loading areas should not face public roadways. In the event that loading areas are adjacent
to public roadways, the loading area must be screened and provide visual interest and be
incorporated into the architectural style of the building and/or screening.
Architectural elements must not end at the corner of a building and shall wrap around the
corner and extend to a logical terminus point that is incorporated into the overall
architectural design.
Four (4) sided color elevations shall be provided at the time of each building permit for nonresidential and at the time of master housing plan approval.
Solar that is part of the architectural standards should be considered for residential and
commercial buildings.
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Figure 17: Commercial Architecture Samples
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Figure 18: Residential Architecture Samples
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Landscaping
Landscaping for new development within the Daybreak PUD shall conform to RMC 18.12.1205
through 18.12.1211, as amended, except as expressly identified with the following standards.
Minimum Required Landscape Area:
Arterial Commercial
20%
Neighborhood Commercial
20%
Multi-Family Neighborhood
20%
Mixed Neighborhood
Refer to RMC 18.12.1205
Single-Family Residential
Refer to RMC 18.12.1205
The minimum front yard setback, excluding driveways and sidewalks, shall be comprised entirely
of landscape, which shall be credited toward the percent of required landscape area identified in
the table above.
The land uses with frontages located adjacent to South Meadows Parkway shall be required to
provide landscaping within the right of way between the property line and the developed portion
of the street. The landscaping shall be consistent with the right of way landscaping found within
the area (see street landscape samples below). This landscaping is in addition to the required
on-site landscaping and shall be reviewed and approved with the first building permit for each
parcel and installed prior to the issuance of the first certificate of occupancy.
Screening:
Screening of utilities, equipment, and outdoor service areas (i.e. trash enclosures) shall conform
to RMC 18.12.1208, as amended.
Screening of commercial parking areas shall conform to RMC 18.12.1205(e), as amended.
Screening Between Land Uses:
Screening between residential and commercial land uses shall conform to RMC 18.12.1207, as
amended.
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Figure 19: Right-of-Way Landscape Samples

Lighting
Lighting within the Daybreak PUD is intended to be unobtrusive and add to the nighttime
aesthetics of the surrounding neighborhood. New lighting fixtures shall be consistent with the
architectural design of the existing fixtures to the north and south, and conform to RMC
18.12.304(e), as amended. An alternative light standard complementary to the architectural
standards may be used in the Arterial and Neighborhood Commercial designations, to the
approval of the Administrator. Further, lighting within Daybreak shall meet the following
standards:
x
x
x
x

Light poles shall be limited to 30-feet in height.
Lighting shall use cut-off fixtures, refractors, or housing shields to eliminate light spillover.
Landscape lighting shall be soft, unobtrusive and directed and/or shielded to prevent glare.
A final site lighting photometric plan shall be submitted reviewed and approved by the Zoning
Administrator prior to the issuance of each building permit.
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Walls and Fencing
A mix of wall and fencing types and materials should be used throughout the Daybreak PUD and
apply to the general standards found in RMC 18.12.1401. Appropriate fencing treatments will be
reviewed and approved through the tentative map process.
All Fence Types: Installing gates along the rear and side yards adjacent to open space,
roadways, and other common area are prohibited.
Sound Walls:
Sound walls should be used as necessary to facilitate sound and light buffering along major roads
with greater levels of vehicular traffic, found within and throughout the project such as along
Veterans Parkway. These are encouraged to only be located along the rear and sides of a
residential development.
Solid Fencing:
Solid fencing should be used along roadways with less traffic such as collectors and local streets
and between residents.
Semi-Open View Fencing:
Semi-Open Fencing should be used along roadways with less traffic and any area that provides
semi-obstructed view such as a lot located along a slope, or a lot backing up to open space or
trails.
Open View Fencing:
Open view fencing should be used along rear and side yards where sounds, privacy or lighting
buffers are not an issue. Such as along open space greater than 40 feet in width or along areas
designated as common area.
Wall and fencing materials should generally reflect the styles and materials of the surrounding
neighborhoods:
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Figure 20: Walls/Solid Fence Samples
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Figure 21: Semi-Open View Fence Samples
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Figure 22: Open View Fence Samples
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YOUR QUESTIONS ANSWERED QUICKLY
Why did you perform this study?
This Transportation Impact Study evaluates the potential impacts associated with, and provides traffic
management recommendations for the Daybreak project.
What does the project consist of?
The Daybreak project is proposed to be a mixed-use development including approximately the following
land uses:
x
x
x
x
x

3,000 single-family housing units
1,600 multi-family apartment units
39.7 acres of commercial use @ 0.25 floor to area ratio (432,330 square feet)
600 student elementary school
500 student charter school

The traffic study assumes 100 fewer single-family units and 5 acres less commercial area when compared
to the development plan shown in Figure 2. For the purposes of this analysis, these land uses are replaced
with an elementary school and charter school, which would generate higher traffic volumes in the school
overlay vicinity. The land use mix in this analysis is conservative and provides an evaluation of higher traffic
volumes than what is shown in the land plan.
How much traffic will the project generate?
The project is estimated to generate 38,106 external daily trips, 2,423 external AM peak hour trips, and
3,484 external PM peak hour trips. Any project land use or quantity mix generating less than the number
of external trips shown above is considered equivalent from a traffic analysis and impact perspective so
long as the planned roadway network is not significantly revised.
How were the internal roadways sized?
Roadways were sized for build-out of the project based on the land plan and traffic assignment. The
proposed land configurations are:
x
x
x
x

Road A – 4-lanes between South Meadows Parkway and the road to the west just south of the
creek. The rest of the Road A will be a two-lane roadway.
Road 1 - 4-lane roadway between Road A and the SouthEast Connector.
Rio Poco Road - 4-lane roadway between Road A and the SouthEast Connector and a two-lane
roadway west of Road A.
Alexander Lake Road - 2-lane roadway
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How is the Rio Poco Road connection addressed?
Traffic calming is proposed on Rio Poco Road to improve livability and safety for current residents with
increased traffic volumes.
x
x

Between Snowshoe Lane and Sierra Madre Drive - Stripe an 8 foot parking lane and 10 foot buffer
on both sides of the roadway.
Between Sierra Madre Drive and Matich Drive - Construct an 8 foot parking lane and 14 foot side
drive lane on the north/east side of Rio Poco Drive where driveways exist. To further improve
safety, the side drive lane will be buffered from the travel lane with a new 8 foot median.

How will the study intersections and roadways operate with the project?
With the proposed improvements, all the study intersections and roadway segments will operate at
acceptable levels of service under the 2030 Background Plus Project scenario.
Are off-site improvements needed?
The following table lists the off-site improvements required for the build-out of the project and timing of
the recommended improvements. At current market absorption rates, it would take approximately 10 to
20 years for the project to be fully built and occupied. Hence, improvements should be constructed
incrementally.
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Improvements List & Timing
Location
SouthEast Connector/Rio Poco Rd
SouthEast Connector/Road 1

Improvement
Build a Signal and turn-lanes
Build a Signal and turn-lanes

South Meadows Pkwy/Road A

Build a Signal and turn-lanes and a
westbound acceleration lane
Restripe the northbound approach to When the connection is made
include one left-turn pocket, one
through lane, and one right-turn pocket

South Meadows Pkwy/Rio Wrangler Pkwy

Construct intersection

Rio Poco Rd

Traffic Calming Measures and Safety
Improvements

Rio Poco Rd/McCarran Blvd

Restripe Rio Poco northbound
approach to have two left-turn lanes
and one shared through-right lane.
Change side-street left-turn phasing to
"Protected"

Road 1

Build a connection to the SouthEast
Connector

Trigger
When the connection is made
When the connection is made

When the connection is made

When the daily traffic volume on
Rio Poco Road reaches 6,900
vehicles per day (LOS C upper
limit)

Prior to traffic volumes on Road
A north of South Meadows Pkwy
reaching 13,400 vehicles per day
(LOS D upper limit)

South Meadows Parkway between
Extension of the 4-lane arterial
SouthEast Connector and Rio Wrangler Pkwy including Steamboat Creek Crossing

When the connection is made

South Meadows Parkway between Rio
Wrangler Pkwy and east project boundary

Reserve right of way for a 4-lane
arterial

With the Tentative Map for that
village

All Internal Intersections

Varies

Construct intersections and turn
lanes with roadway construction

Bicycle and Pedestrian Facilities (all internal
Per PUD Handbook
roads)

With adjacent roadway
construction

Pedestrian Facilities along South Meadows
Parkway frontage

Construct sidewalk along project
frontage

With Road A connection to South
Meadows Parkway

Project frontage

Build a transit stop if required by RTC

When a transit route serves the
project
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INTRODUCTION
This report presents the findings of a Transportation Impact Study completed to assess the potential
impacts on local intersections associated with construction of the proposed Daybreak project. This impact
study has been prepared to describe existing traffic conditions, quantify traffic volumes generated by the
proposed project, identify potential impacts, document findings, and make recommendations to mitigate
impacts, if any are found.
Study Area and Evaluated Scenarios
The project is located along the SouthEast Connector (Veterans Parkway) generally between Mira Loma
Drive and South Meadows Parkway in Reno, NV. The project location and study intersections are shown
in Figure 1 and the land use plan is provided in Figure 2. The following intersections were analyzed:
x
x
x
x
x
x
x
x
x
x
x

Mira Loma Drive/McCarran Boulevard
Mira Loma Drive/SouthEast Connector
Rio Poco Drive/McCarran Boulevard
Rio Poco Drive/Road A
Rio Poco Extension/SouthEast Connector
Road A/Alexander Lake Road
Road A/Road 1
Road 1/ SouthEast Connector
Road A/South Meadows Parkway/Echo Valley Parkway
South Meadows Parkway/SouthEast Connector
Rio Wrangler Parkway/South Meadows Parkway

This study includes analysis of both the weekday AM and PM peak hours as these are the periods of time
in which peak traffic conditions are anticipated to occur. The evaluated development scenarios are:
x
x

2030 Background Conditions
2030 Background Plus Project Conditions

Analysis Methodology
Level of service (LOS) is a term commonly used by transportation practitioners to measure and describe
the operational characteristics of intersections, roadway segments, and other facilities. This term equates
seconds of delay per vehicle at intersections to letter grades “A” through “F” with “A” representing
optimum conditions and “F” representing breakdown or over capacity flows.
The LOS for a Two-Way STOP Control (TWSC) intersection is defined by the worst movement delay. The
complete methodology is established in the Highway Capacity Manual (HCM), 2010, published by the
Transportation Research Board.
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Signalized and Un-signalized Intersections
Table 1 presents the delay thresholds for each level of service grade at un-signalized and signalized
intersections. Level of service calculations were performed for the study intersections using the Synchro
and SIDRA software packages with analysis and results reported in accordance with the 2010 HCM
methodology.
Table 1: Level of Service Definition for Intersections

Level of
Service

Brief Description

A
B

Free flow conditions.
Stable conditions with some
affect from other vehicles.
Stable conditions with significant
affect from other vehicles.
High density traffic conditions
still with stable flow.
At or near capacity flows.
Over capacity conditions.

C
D
E
F

Un-signalized
Intersections
(average delay/vehicle
in seconds)
< 10
10 to 15

Signalized
Intersections
(average delay/vehicle in
seconds)
< 10
10 to 20

15 to 25

20 to 35

25 to 35

35 to 55

35 to 50
> 50

55 to 80
> 80

Source: Highway Capacity Manual (2010), Chapters 16 and 17

Roadway Segments
Table 2 shows the level of service thresholds for roadway segments as established in the Washoe County
Regional Transportation Plan. The daily traffic volumes were compared to the daily volume thresholds
shown in Table 2 to determine roadway segment level of service.
Level of Service Policy
The 2040 Regional Transportation Plan (2040 RTP) establishes level of service criteria for regional roadway
facilities in Washoe County, the City of Reno, and City of Sparks. The current Level of Service policy is:
x
x
x

“All regional roadway facilities projected to carry less than 27,000 ADT at the latest RTP horizon –
LOS D or better.”
“All regional roadway facilities projected to carry 27,000 ADT or more at the latest RTP horizon –
LOS E or better.”
“All intersections shall be designed to provide a level of service consistent with maintaining the
policy level of service of the intersecting roadways”.

According to the “SE Connector Traffic Review (FINAL)” technical memorandum dated October 11, 2013,
the SouthEast Connector is anticipated to carry a daily volume in excess of 27,000 vehicles per day. Hence,
the 2040 RTP stated level of service threshold for intersections along the SouthEast Connector is LOS “E”.
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According to the travel demand model data obtained from the Regional Transportation Commission (RTC)
of Washoe County online database, all other roadways within the study area are projected to carry less
than 27,000 ADT. Hence, the 2040 RTP stated level of service threshold for all other intersections is LOS
“D”.
Table 2. Average Daily Traffic LOS Thresholds by Facility Type
Facility Type
# of Lanes
4
6
8
10

Maximum Service Flow Rate (daily for given service level)
LOS A

LOS B

LOS C

LOS D

LOS E

63,500
91,100
121,400
151,800

80,000
114,000
153,200
191,500

90,200
135,300
180,400
225,500

Arterial-High Access Control
9,400
17,300
20,400
36,100
31,600
54,700
42,500
73,200

19,200
38,400
57,600
76,800

20,300
40,600
60,900
81,300

чϮϴ͕ϲϬϬ
чϯϴ͕ϯϬϬ
51,100
63,800

Freeway
42,700
61,200
81,500
101,900

2
4
6
8

n/a
n/a
n/a
n/a

2
4
6
8

Arterial-Moderate Access Control
n/a
5,500
14,800
n/a
12,000
32,200
n/a
18,800
49,600
n/a
25,600
66,800

17,500
35,200
52,900
70,600

18,600
36,900
55,400
73,900

2
4
6
8

Arterial/Collector-Low Access Control
n/a
n/a
6,900
n/a
n/a
15,700
n/a
n/a
24,800
n/a
n/a
34,000

13,400
28,400
43,100
57,600

15,100
30,200
45,400
60,600

Arterial/Collector-Ultra-Low Access Control
n/a
n/a
6,500
13,300
n/a
n/a
15,300
27,300
n/a
n/a
24,100
41,200
n/a
n/a
33,300
55,200

14,200
28,600
43,000
57,400

2
4
6
8

Source: Washoe County RTP Table 3-4.

Level of service “E” is applicable to the following study intersections:
x
x
x
x

Mira Loma Drive/SouthEast Connector
Rio Poco Extension/SouthEast Connector
Road 1/ SouthEast Connector
South Meadows Parkway/SouthEast Connector
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Level of service “D” is applicable to the following study intersections:
x
x
x
x
x
x
x

Mira Loma Drive/McCarran Boulevard
Rio Poco Drive/McCarran Boulevard
Rio Poco Drive/Road A
Road A/Alexander Lake Road
Road A/Road 1
Road A/South Meadows Parkway/Echo Valley Parkway
Rio Wrangler Parkway /South Meadows Parkway

EXISTING TRANSPORTATION FACILITIES
Major Roadways
A brief description of the key roadways in the study area is provided below.
SouthEast Connector (Veterans Parkway) is a four to six-lane north-south major arterial roadway with two
or three travel lanes in each direction depending on the segment; it is currently under construction and is
expected to open in mid-2018. It is classified as a “High Access Control Arterial” in the 2040 RTP. The
posted speed limit will be 55 miles per hour (mph) within the project area after completion. It is a 4-lane
roadway south of South Meadows Parkway and a 6-lane roadway north of South Meadows Parkway.
S. Meadows Parkway is a four-lane east-west roadway in the project area with two travel lanes in each
direction plus turn lanes. It is classified as a “Moderate Access Control Arterial” in the 2040 RTP. The posted
speed limit is 35 mph within the project area. The existing average daily traffic on this roadway just east
of Echo Valley Parkway is 2,700 vehicles per day.
Rio Poco Road is 60 foot wide and currently terminates at the west project boundary, intended to serve
the subject property. It is a two-lane roadway west of project site that generally runs north-west to southeast with one travel lane in each direction. It is classified as a “Low Access Control Collector” in the 2040
RTP. The posted speed limit is 25 mph within the project area. The existing average daily traffic on this
roadway is 5,600 vehicles per day.
Mira Loma Drive east of McCarran Boulevard is generally a three-lane roadway with one lane in each
direction and a center turn-lane. It is planned to be widened to a 4-lane roadway plus turn-lanes at its
intersection with the SouthEast Connector. It will be a 4-lane roadway at McCarran Boulevard and
SouthEast Connector, with a 3-lane cross-section in between. The existing average daily traffic on this
roadway is 9,900 vehicles per day. Widening of the roadway to 4 lanes is programmed in the 2040 RTP
during the 2027-2040 timeframe.
Pedestrian, Bicycle, and Transit Facilities
Sidewalk exists on the south side of South Meadows Pkwy, on both sides of Rio Poco Road, and on both
sides of Mira Loma Drive. Dedicated bike lanes exist on South Meadows Parkway and Mira Loma Drive.
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Pedestrian and bicycle paths will be constructed along the SouthEast Connector as part of that project.
Currently there are no public transit routes that operate within the project area. Per the SouthEast
Connector website, “RTC is researching opportunities to provide transit service along the new roadway
corridor, including new bus routes and intercity service to Carson City.”

2030 BACKGROUND CONDITIONS
The year 2030 was chosen for Background Conditions analysis because the most detailed and conservative
traffic volume forecasts for the SouthEast Connector and intersections along the SouthEast Connector are
available for that scenario. These are the volumes that were developed and used by RTC consultants to
design the roadway and intersection configurations along the SouthEast Connector.
Traffic Volumes
2030 Background AM and PM peak hour traffic volumes were obtained from the “SE Connector Traffic
Review (FINAL)” technical memorandum dated October 11, 2013 prepared by Atkins for the RTC. The RTC
travel demand model includes 1,550 housing units in the Butler Ranch North PUD. Since this proposed
project replaces Butler Ranch North completely, the Butler Ranch North traffic volumes (1,550 units) were
deducted from the “SE Connector Traffic Review (FINAL)” traffic projections to obtain 2030 Background
traffic volumes. The 2030 Background lane configurations and intersection controls are shown in Figure 3
and the 2030 Background AM and PM peak hour intersection traffic volumes are shown on Figure 4 and
Figure 5, respectively. The Background condition lane configurations along the SouthEast Connector were
obtained from the SouthEast Connector project plans. These lane configurations are shown in Appendix
A, attached.
Level of Service Analysis
Level of service calculations were performed using the 2030 Background traffic volumes, lane
configurations, and traffic controls. The traffic signal timings were optimized for the 2030 Background
traffic volumes using 90-180 second cycle lengths and proper pedestrian crossing times. The results are
presented in Table 3 and the calculation sheets are provided in Appendix B, attached.

Table 3: 2030 Background Conditions Level of Service Summary
Intersection
Mira Loma Dr / McCarran Blvd
Mira Loma Dr/SouthEast Connector
Rio Poco Dr/McCarran Blvd
South Meadows Pkwy/Echo Valley Pkwy
South Meadows Pkwy/SouthEast Connector

Intersection
Control
Signal
Signal
Signal
Side Street STOP
Signal

AM Peak
LOS
Delay
C
24.3
C
30.9
C
32.3
F
>100
D
43.8

PM Peak
LOS
Delay
C
27.7
C
29.7
D
35.6
E
43.2
C
28.8
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As shown in Table 3, all study intersections will operate at acceptable level of service conditions except
for the South Meadows Parkway/Echo Valley Parkway intersection northbound approach. The South
Meadows Parkway/Echo Valley Parkway intersection is anticipated to operate at unacceptable LOS
conditions during both the 2030 Background AM and PM peak hours. The northbound left-turn movement
at this intersection is anticipated to operate at LOS “F” and LOS “E” during the 2030 Background AM and
PM peak hours, respectively. The degradation from current conditions is associated with introduced traffic
to/from the SouthEast Connector, unrelated to the subject development.

PROPOSED PROJECT
Project Location
The Daybreak PUD project is located along the SouthEast Connector generally between Mira Loma Drive
and South Meadows Parkway in Reno, NV. The project location is shown in Figure 1 and the land use plan
is provided in Figure 2.
Project Description
The Daybreak PUD is proposed to be a mixed-use development that is anticipated to include the following
land uses:
x
x
x
x
x

3,000 single-family housing units
1,600 multi-family apartment units
39.7 acres of commercial uses @ 0.25 floor to area ratio (432,330 square feet)
600 student elementary school (overlay zone)
500 student charter school (overlay zone)

The traffic study assumes 100 fewer single-family units and 5 acres less commercial use compared to the
land use plan shown in Figure 2. These land uses are replaced with an elementary school and charter
school land uses, which would generate higher traffic volumes and stronger peaks in the school overlay
vicinity. Therefore the higher volume scenario was evaluated.
Trip Generation
Trip generation average rates and rate equations for the proposed land uses were obtained from the Trip
Generation Manual, 9th Edition, published by the Institute of Transportation Engineers (ITE). The
guidelines, techniques, and recommended practices specified in the ITE Trip Generation Handbook, 3rd
Edition were followed to accurately estimate the number of vehicle trips generated by the project. Table
4 provides the Daily, AM Peak Hour, and PM Peak Hour trip generation calculation details for the proposed
project.
Internal trip capture is defined as a reduction of trips within a mixed-use development resulting from the
proximity of complementary land uses within the development. Internal trips were calculated using the
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principles outlined in the ITE Trip Generation Handbook, 3rd Edition. A significant portion of
retail/commercial land uses within the project are planned to serve the residents of Daybreak. Considering
the location is within the community, 35 percent of the trips generated by retail/commercial land uses
are anticipated to be made by project residents.
Based on standard ratios provided by the Washoe County School District (WSCD), the Daybreak
community housing mix is anticipated to generate a demand of 1,311 elementary school students, which
is greater than the proposed 600 student elementary school within Daybreak. Hence, 100% of the
elementary school trips are anticipated to remain internal to the Daybreak community. Similarly, based
on standard formulas provided by the Washoe County School District, approximately 75% of the charter
school traffic is anticipated to remain internal to the project. These numbers are not an indication of
school capacity needs, but simply an explanation of trip internalization.
Table 4: Trip Generation Estimates
Land Use

Size

210 - Single-Family Detached Housing
Internal
Pass-by
Non-pass-by
220 - Apartment
Internal
Pass-by
Non-pass-by
536 - Private School (K-12)
Internal
Pass-by
Non-pass-by
520 - Elementary School
Internal
Pass-by
Non-pass-by
820 - Shopping Center
Internal
Pass-by
Non-pass-by
Total
Total Internal
Total Pass-by
Total External Trips

3,000 Dwelling Units

1,600 Dwelling Units

500 Students

600 Students

432,330 Sq. Feet Gross Leasable Area

Weekday
Total
Entry Exit
24,001 12,001 12,000
5,048 2,524 2,524
0
0
0
18,953 9,477 9,476
9,820 4,910 4,910
2,068 1,034 1,034
0
0
0
7,752 3,876 3,876
1,240
620
620
930
465
465
0
0
0
310
155
155
774
387
387
774
387
387
0
0
0
0
0
0
18,460 9,230 9,230
5,412 2,706 2,706
1,957
979
978
11,091 5,545 5,546
54,295 27,148 27,147
14,232 7,116 7,116
1,957
979
978
38,106 19,053 19,053

AM Peak
Total Entry Exit
2,110 528 1,582
578 227 351
0
0
0
1,532 301 1,231
788 158 630
193 88 105
0
0
0
595 70 525
405 247 158
365 222 143
0
0
0
40
25
15
270 149 121
270 149 121
0
0
0
0
0
0
392 243 149
136 85
51
0
0
0
256 158 98
3,965 1,325 2,640
1,542 771 771
0
0
0
2,423 554 1,869

PM Peak
Total Entry Exit
2,243 1,413 830
406 214 192
0
0
0
1,837 1,199 638
898 584 314
161 80
81
0
0
0
737 504 233
85
37
48
64
28
36
0
0
0
21
9
12
90
44
46
89
44
45
0
0
0
1
0
1
1,598 767 831
414 201 213
296 142 154
888 424 464
4,914 2,845 2,069
1,134 567 567
296 142 154
3,484 2,136 1,348

Internal Trips are reduced from the Total Trips to obtain External Trips, which are then assigned to the
external study intersections. Both Internal Trips and External Trips are assigned to the various
intersections and roadways within the project.
Pass-by trips are made by drivers already using the adjacent roadway, which enter the site as an
intermediate stop on the way to another destination. These trips may not necessarily be “generated” by
the land use under study, and thus, are not new trips added to the greater transportation system, only
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the project access points. Pass-by trip percentages specified in the ITE Trip Generation Handbook were
used to estimate these trip types.
As shown in Table 4, the proposed project is estimated to generate 54,295 total daily trips, 3,965 total
AM peak hour trips, and 4,914 total PM peak hour trips. These numbers include internal trips, pass-by
trips, and external trips. After accounting for the internal capture and pass-by trips, the project is
estimated to generate 38,106 external daily trips, 2,423 external AM peak hour trips, and 3,484 external
PM peak hour trips. As with any large project to be phased in over a 10 to 20 year period, it is likely that
some changes will occur in the overall development plan. For the purposes of evaluating traffic impacts,
with future revisions, any project land use or quantity mix generating less than the number of external
trips shown above is considered equivalent from a traffic analysis and impact perspective so long as the
roadway network, connections, and improvements are consistent with the land plan and
recommendations in this report.
Trip Distribution and Assignment
Traffic generated by the project was distributed to the road network based on the location of the project,
type of land uses, relative locations of major activity centers, relative locations of major attraction centers,
and roadway connections.
The following trip distribution percentages were used for distributing the northern portion of the project
(north of Alexander Lake Road):
x
x
x
x
x

25% travelling to/from the west on McCarran Boulevard
20% travelling to/from the north on McCarran Boulevard
20% travelling to/from the north on SouthEast Connector
10% travelling to/from the south on SouthEast Connector
25% travelling to/from the west on South Meadows Parkway

The following trip distribution percentages were used for distributing the southern portion of the project:
x
x
x
x
x

10% travelling to/from the west on McCarran Boulevard
15% travelling to/from the north on McCarran Boulevard
20% travelling to/from the north on SouthEast Connector
15% travelling to/from the south on SouthEast Connector
40% travelling to/from the west on South Meadows Parkway

Project generated trips were assigned to the adjacent roadway system based on the distribution outlined
above. The project trip assignment is shown on Figure 6 and Figure 7 for the AM and PM peak hours,
respectively.
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Internal Circulation and Planned Roadways
Figure 2 shows the planned major internal roadways, internal intersections and the project’s external
connections. Five primary access points are proposed for the development, two located on the SouthEast
Connector, two on South Meadows Parkway and one on the Rio Poco Road extension as shown on Figure
2.
There are four major roadways within the project (See Figure 1). Road A is the backbone roadway that
runs north-south and provides a roadway parallel to the SouthEast Connector. Three other main roadways
(Road 1, Rio Poco Road Extension, and Alexander Lake Road) intersect perpendicular to Road A, providing
east-west connections. Road 1 and the Rio Poco Road Extension provide access to the project via
SouthEast Connector. Recommended lane configurations for the study roadways and intersections, at full
build-out, are shown in Figure 8, Figure 9, and Figure 10, and are described below.
Road A: Between South Meadows Parkway and the internal road to the west just south of the creek, Road
A will be a four-lane roadway with turn-lanes at major driveways. The rest of Road A will be a two-lane
roadway with turn-lanes at major driveways. Note that the major intersections on Road A are intended to
be roundabouts.
Road 1: This will be a four-lane roadway between Road A and the SouthEast Connector.
Rio Poco Extension Road: This will be a four-lane roadway between Road A and the SouthEast Connector
and a two-lane roadway west of Road A, with turn-lanes at major side-street driveways. In order to
provide a conservative analysis for Rio Poco Road, all the existing traffic on Rio Poco Road is assumed to
follow the existing travel patterns and remain on Rio Poco Road. No diversion of existing traffic
through/into the project is accounted for the analysis, which creates the highest volumes on Rio Poco
Road near McCarran Boulevard and makes this a conservative analysis.
Alexander Lake Road (internal to the project): This will be a two-lane roadway with turn-lanes at major
driveways. Alexander Lake Road is a private Washoe County Road west of the project site and is assumed
not to be utilized by the project per County request.
Rio Wrangler Parkway: This will be a two-lane roadway with turn-lanes at major side-street driveways.
South Meadows Parkway: This will be a four-lane roadway west of Rio Wrangler Parkway, with turn-lanes
at intersections. The project will be required to construct sidewalk or other pedestrian facilities along the
project frontage. Right of way width for a four-lane road will be dedicated east of Rio Wrangler Parkway
to serve future development further east.
Road A/Rio Poco Extension: At full build-out, this intersection will be partial 2-lane roundabout with two
entering and two exiting lanes on the east leg, two entering and one exiting lane on the north leg, one
entering and one exiting lane on the west and south legs. The preliminary layout is shown in Figure 8,
attached.
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Road A/Alexander Lake Road: At full build-out, this intersection will be a single lane roundabout with one
entering and one exiting lane on all approaches. The preliminary layout is shown in Figure 8, attached.
Road A/Road 1: At full build-out, this intersection will be partial 2-lane roundabout with two entering and
two exiting lanes on the east, north, and south legs, one entering and one exiting lane on the west leg.
The preliminary layout is shown in Figure 9, attached.
South Meadows Parkway/Rio Wrangler Road: At full build-out, this intersection will be a 2-lane
roundabout with two entering and two exiting lanes on the south, west, and east approaches, and one
entering and one exiting lane on the north leg. The preliminary layout is shown in Figure 9, attached.
SouthEast Connector/Rio Poco Extension: At full build-out, this intersection will be a signalized intersection
with two entering and two exiting lanes on the west leg. Left and right-turn pockets should be provided
on the SouthEast Connector at the intersection. The preliminary layout is shown in Figure 10, attached.
SouthEast Connector/Road 1: At full build-out, this intersection will be a signalized intersection with two
entering and two exiting lanes on the west leg. Left and right-turn pockets should be provided on the
SouthEast Connector at the intersection. The preliminary layout is shown in Figure 10, attached.
South Meadows Parkway/Road A/Echo Valley Parkway: At full build-out, this intersection will be a
signalized intersection with one left, one through, and one right-turn lane on the north and south legs.
The southbound right-turn movement will have a channelized free right-turn lane with its own receiving
lane on westbound South Meadows Parkway. The receiving lane will be merged downstream. The striping
for the south leg (northbound approach) will be changed to include one left-turn pocket, one through
lane, and one right-turn pocket. The preliminary layout is shown in Figure 10, attached.
McCarran Boulevard/Rio Poco Road: The project proposes to change the lane configuration on the
northbound Rio Poco Road approach to have two left-turn lanes and one shared through-right lane. This
increases the capacity for the highest volume movement on Rio Poco Road and significantly improves
traffic operations at this intersection. Currently the side-street approaches on Rio Poco Road have
permissive phasing for left turns. The project proposes to change the left-turn phasing to “Protected
Only”, which would improve the overall safety of the intersection. The proposed lane configurations at
this intersection are shown in Figure 10, attached.
The build-out traffic volumes on each of these internal planned roadways and appropriate road sizing is
summarized in Table 5.
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Table 5: Internal Roadway Sizing Summary
Roadway
Road A
Road A
Road A
Road A
Road A
Road A
Rio Poco Extn
Rio Poco Extn
Road 1

Location
North of South Meadows Pkwy
North of Road 1
North of Alexander Lake Rd
South of Alexander Lake Rd
North of Rio Poco
South of Rio Poco
West of Road A
East of Road A
East of Road A

Project
Trips
13,317
13,411
4,690
5,732
7,961
5,478
7,196
6,418
9,473

# Lanes

LOS

4
4
2
2
2
2
2
4
4

C
C
C
C
D
C
D
C
C

Safety and Traffic Calming Improvements on Rio Poco Road
Significant traffic calming measures including bulb-out, medians, and buffers are proposed along Rio Poco
Road which will improve the livability and safety for all users and residents. These traffic calming measures
will be constructed on Rio Poco Road prior to the daily traffic volumes exceeding 6,900 vehicles per day
(LOS C upper threshold). The main goals of implementing these measures are to make the street multimodal, slow the vehicular speeds, and create a buffer between the homes/driveways and the travel lanes.
Two different traffic calming and safety enhancing configurations are proposed on Rio Poco Road to fit
the specific existing conditions. These concepts are shown in Figure 11, Figure 12, and Figure 13. Between
Snowshoe Lane and Sierra Madre Drive, the proposed improvements include striping an 8 foot parking
lane and a 10 foot buffer (or a 5 feet bike lane and 5 feet buffer) on both sides. The proposed cross-section
in this segment is shown in Figure 14. From Sierra Madre Drive to Matich Drive, the proposed
improvements include constructing an 8 foot parking lane and 14 foot side drive lane on the north/east
side of Rio Poco Drive where driveways/homes front the roadway. To further improve safety, the side
lane will be buffered from the main travel lanes with an 8 foot median. The proposed cross-section in this
segment is shown in Figure 15. All these improvements will fit within the existing lip to lip width of 60
feet.
Bike and Pedestrian Facilities
A multi-use path will be constructed along the SouthEast Connector on the west side north of the narrows
and on the east side south of the narrows, as part of that project. The project proposes to construct
pedestrian and bike facilities along major roadways within the project (see typical road sections in the
PUD handbook). The project will be required to construct sidewalk and other pedestrian facilities along
the project frontage on South Meadows Parkway and Rio Wrangler Parkway.
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2030 BACKGROUND PLUS PROJECT CONDITIONS
Traffic Volumes
2030 Background Plus Project traffic volumes were developed by adding the project generated trips to
the 2030 Background traffic volumes. The 2030 Background Plus Project AM and PM peak hour traffic
volumes are shown on Figure 16 and Figure 17, respectively.
Intersection Level of Service Analysis
Level of service calculations were performed using the 2030 Background Plus Project traffic volumes,
proposed lane configurations, and traffic controls. The signal timings were optimized for the 2030
Background Plus Project traffic volumes using 120-180 seconds cycle lengths and appropriate pedestrian
crossing times. The Peak Hour Factors (PHF) for all study intersections during the PM peak hour were
increased to 0.98 (compared to 0.95 without the project) to account for the longer peaking periods. The
results are presented in Table 6 and the calculation sheets are provided in Appendix C, attached.
With the addition of project traffic all study intersections are anticipated to operate at acceptable level of
service conditions. The study intersections are anticipated to experience increases in average delay. Even
with these delay increases, no significant impacts are anticipated as a result of the project at the study
intersections since all function within policy level of service. The significant proposed improvements
mitigate the volume increases to acceptable levels. All the internal roundabout intersections are also
anticipated to operate at acceptable level of service conditions.
Table 6: 2030 Background Plus Project Conditions Intersection Level of Service Summary
Intersection
Mira Loma Dr / McCarran Blvd
Mira Loma Dr/SouthEast Connector
Rio Poco Dr/McCarran Blvd
Rio Poco Dr/Road A
Rio Poco Extension/SouthEast Connector
Road A/Alexander Lake Road
Road A/Road 1
SouthEast Connector/Road 1
Road A/South Meadows Pkwy/Echo Valley Pkwy
South Meadows Pkwy/SouthEast Connector
Rio Wrangler Pkwy/South Meadows Pkwy

AM Peak
Intersection
v/c
Control
LOS Delay
ratio
Signal
C
25.0
Signal
C
34.2
Signal
C
34.0
Roundabout A
7.1
0.33
Signal
B
12.1
Roundabout A
5.7
0.23
Roundabout A
9.9
0.51
Signal
B
10.1
Signal
C
31.2
Signal
D
47.2
Roundabout A
8.3
0.51

PM Peak
LOS Delay
C
E
D
B
C
A
A
B
D
D
A

35.0
67.3
39.7
11.4
29.4
5.9
9.2
11.0
46.0
50.3
7.3

v/c
ratio

0.66
0.26
0.57

0.52
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Roadway Level of Service Analysis
Table 7 summarizes the 2030 Background Plus Project conditions roadway level of service.
Table 7: 2030 Background Plus Project Conditions Roadway Level of Service Summary
2030 Background
Project Trips Total Volume # Lanes
Volume*
Rio Poco Rd**
East of McCarran
5,600
7,196
12,796
2
Mira Loma Dr
East of McCarran
8,988
3,750
12,738
4
McCarran Blvd
North of Mira Loma
6,118
5,848
11,966
6
McCarran Blvd
West of Rio Poco
19,986
5,098
25,084
6
South Meadows Pkwy East of SouthEast Connector
4,629
5,698
10,327
4
South Meadows Pkwy West of Road A
6,082
13,182
19,264
4
SouthEast Connector South of Mira Loma
16,706
11,193
27,899
6
SouthEast Connector North of South Meadows Pkwy
16,587
8,877
25,464
6
*Obtained from 2040 RTC Demand Model Online Database
** Adjusted to deduct Butler Ranch North traffic from model volume
Roadway

Location

LOS
D
C
B
B
B
C
B
B

As shown in Table 7, all the roadway segments are anticipated to operate at acceptable level of service
conditions under the 2030 Background Plus Project conditions.

IMPROVEMENTS LIST AND PHASING
All the improvements outlined in previous sections are required when the project is fully built and
occupied. At current market absorption rates, it would take approximately 10 to 20 years for the project
to be fully completed. Hence, the capacity of the transportation network should also be
improved/increased in incremental phases. Roadway and intersection improvements should be built in
stages in accordance with the amount of traffic generated by the project through those various phases.
Table 8 lists phasing and timing recommendations for all the proposed improvements.
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Table 8: Improvements List & Phasing
Location
SouthEast Connector/Rio Poco Rd
SouthEast Connector/Road 1

Improvement
Build a Signal and turn-lanes
Build a Signal and turn-lanes

Trigger
When the connection is made
When the connection is made

South Meadows Pkwy/Road A

Build a Signal and turn-lanes and a
westbound acceleration lane
Restripe the northbound approach to
include one left-turn pocket, one
through lane, and one right-turn
pocket

When the connection is made

South Meadows Pkwy/Rio Wrangler Pkwy

Construct intersection

When the connection is made

Rio Poco Rd

Traffic Calming Measures and Safety
Improvements

Rio Poco Rd/McCarran Blvd

Restripe Rio Poco northbound
approach to have two left-turn lanes
and one shared through-right lane.
Change side-street left-turn phasing
to "Protected"

When the daily traffic volume
on Rio Poco Road reaches
6,900 vehicles per day (LOS C
upper limit)

Road 1

Build a connection to the SouthEast
Connector

Prior to traffic volumes on
Road A north of South
Meadows Pkwy reaching
13,400 vehicles per day (LOS D
upper limit)

South Meadows Parkway between
SouthEast Connector and Rio Wrangler
Pkwy

Extension of the 4-lane arterial
including Steamboat Creek Crossing

When the connection is made

South Meadows Parkway between Rio
Wrangler Pkwy and east project boundary

Reserve right of way for a 4-lane
arterial

With the Tentative Map for
that village

All Internal Intersections

Varies

Construct intersections and
turn lanes with roadway
construction

Bicycle and Pedestrian Facilities (all
internal roads)

Per PUD Handbook

With adjacent roadway
construction

Pedestrian Facilities along South Meadows
Parkway frontage

Construct sidewalk along project
frontage

With Road A connection to
South Meadows Parkway

Project frontage

Build a transit stop if required by RTC

When a transit route serves
the project
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POTENTIAL RRIF OFFSET ELIGIBLE IMPROVEMENTS
The project will construct significant improvements that are of regional benefit and may meet the criteria
for a Regional Road Impact Fee (RRIF) Offset Agreement and the earning of RRIF Waivers. The following
project elements are recommended to be considered for an RRIF Offset Agreement:
x
x

x
x
x
x
x

Extension of South Meadows Parkway as a four-lane arterial, including the Steamboat Creek
Crossing, from the Southeast Connector to Rio Wrangler Parkway
Dedication of right-of-way and construction of a 2-lane roundabout at the South Meadows
Parkway/Rio Wrangler Parkway intersection to be consistent with 4 lanes on South Meadows
Parkway
Dedication of right of way for the extension of South Meadows Parkway east of Rio Wrangler
Parkway
Construction of a traffic signal at the South Meadows Parkway/Echo Valley Parkway intersection
which will require improvement with or without the proposed project (2030 Background LOS F/E)
Potentially two lanes of the Rio Poco Road four-lane arterial between Road A and the SouthEast
Connector as Rio Poco Road is listed as a regional facility in the 2040 RTP
Potentially a portion of the new traffic signal at the Rio Poco Road/SouthEast Connector
intersection
Two of four lanes on roadways through the project defined as Regional Roads
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