STATE OF NEVADA

DEPARTMENT OF TRANSPORTATION
1263 S. Stewart Street
Carson City, Nevada 89712
STEVE SISOLAK
Governor

KRISTINA L. SWALLOW, P.E., Director

February 10, 2021
City of Reno
Community Development Department
P.O. Box 1900
Reno, NV 89505
Attention: Brook Oswald – Planner
SENT VIA ELECTRONIC MAIL
RE: LDC21-00035 Mt Rose Commercial Park
Dear Mr. Oswald,
Nevada Department of Transportation (NDOT) staff has reviewed the following application and
provided comments accordingly:
LDC21-00035 (Mt Rose Commercial Park) – A request has been made for 1) a conditional use
permit to allow for 24 hour uses; and 2) a major site plan review for a) disturbance of a major
drainageway; and b) to allow for grading that results in cuts greater than 20 feet in depth and fill
greater than 10 feet in height. The ±88.68-acre site is located southwest of the intersection of
South Virginia Street and Mount Rose Highway. The property is zoned Mixed Use Suburban
(MS) and has a Master Plan land designation of Suburban Mixed Use (SMU).
NDOT comments:
1. The project proposes access to Mount Rose Highway and South Virginia Street. Both
roads are owned and maintained by NDOT. Mount Rose Highway is officially
designated as State Route 431 (SR-431) and functionally classified as an urban minor
arterial. South Virginia Street is officially designated as US-395 Alternate (US-395A)
and functionally classified as an urban minor arterial.
2. An NDOT occupancy permit will be required for the proposed improvements within and
adjacent to the SR-431 and US-395A right of ways. The NDOT occupancy permit
process will include NDOT review of the traffic impact study.
3. NDOT is currently in the process of conducting a corridor study in coordination with other
regional transportation agencies on SR-431 from Douglas Fir Drive to the Veterans
Parkway roundabout which includes this project’s limits. The applicant should be aware
of this in-progress corridor study and prepared that any proposed improvements within
SR-431 right of way must be consistent with this study.
4. The realignment of Geiger Grade Rd (State Route 341) to a new intersection with US395A south of the existing intersection is a part of the Regional Transportation
Commission’s (RTC) 2050 (draft) Regional Transportation Plan. The applicant should be

aware of this potential future project and prepared to coordinate with NDOT, RTC, and
the city of Reno to make sure any improvements proposed within US-395A right of way
are consistent with the Regional Transportation Plan.
5. All work proposed within or adjacent to the SR-431 and US-395A right of ways must
comply with NDOT’s Standard Plans, Access Management System and Standards,
Terms and Conditions Relating to Right-of-Way Occupancy Permits, and Drainage
Manual current version at the time of application. Please contact the NDOT District II
Permits Office at (775) 834-8330 for information about obtaining NDOT occupancy
permits.
6. The State defers to municipal government for land use development decisions. Public
involvement for community development related improvements within or adjacent to
NDOT right of way should be considered during the municipal land use development
process. Significant improvements proposed within NDOT right of way may require
additional public involvement. It is the responsibility of the applicant to perform such
additional public involvement.
7. This letter does not provide for approval or disapproval of any improvements proposed
by the project. NDOT review during the occupancy permit process may result in
modification to the proposed improvements or denial.
Thank you for the opportunity to review this request. NDOT reserves the right to incorporate
further changes as this project progresses. Should you have any questions, please contact me
at (775) 834-8365.
Sincerely,

Alex Wolfson, PE, PTOE
Traffic Engineer
NDOT District II
Cc:

Jeff Borchardt – City of Reno Planning Manager
Sondra Rosenberg – NDOT Assistant Director of Planning
Mike Fuess – NDOT District Engineer
Rod Schilling – NDOT Traffic Operations
Jae Pullen – NDOT Project Management
Rebecca Kapuler – Regional Transportation Commission
Dale Keller – Regional Transportation Commission
File

February 9, 2021

FR: Chrono/PL 181-21

Mr. Brook Oswald
Community Development Department
City of Reno
P.O. Box 1900
Reno, NV 89505
RE:

LDC21-00035 (Mt. Rose Commercial Park)

Dear Ms. Oswald,
The Regional Transportation Commission has reviewed this request for 1) a conditional
use permit to allow for 24 hour uses; and 2) a major site plan review for a) disturbance
of a major drainageway; and b) to allow for grading that results in cuts greater than 20
feet in depth and fill greater than 10 feet in height. The ±88.68 acre site is located
southwest of the intersection of South Virginia Street and Mount Rose Highway. The
property is zoned Mixed Use Suburban (MS) and has a Master Plan land designation of
Suburban Mixed Use (SMU).
The 2040 Regional Transportation Plan (RTP) identifies South Virginia Street from Mt
Rose Street to US 395 @ Bowers Mansion and Mt. Rose Hwy from Timberline Drive to
S. Virginia Street as an arterial with High-access control. To maintain arterial capacity,
the following RTP access management standards should be maintained.
Access Management Standards-Arterials1 and Collectors
Access
Manage
ment
Class
High
Access
Control
1
2
3
4

Posted
Speeds

Signals
Per Mile
and
Spacing2

45-55
mph

2 or less
Minimum
spacing
2350 feet

Median Type

Left From
Major
Street?
(Spacing
from signal)

Left From
Minor Street or
Driveway?

Right Decel
Lanes at
Driveways?

Driveway
Spacing3

Raised
w/channelized
turn pockets

Yes
750 ft.
minimum

Only at
signalized
locations

Yes4

250 ft./500 ft.

On-street parking shall not be allowed on any new arterials. Elimination of existing on-street parking shall be considered a priority for major
and minor arterials operating at or below the policy level of service.
Minimum signal spacing is for planning purposes only; additional analysis must be made of proposed new signals in the context of
planned signalized intersections, and other relevant factors impacting corridor level of service.
Minimum spacing from signalized intersections/spacing other driveways.
If there are more than 30 inbound, right-turn movements during the peak-hour.
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LDC21-00035 (Mt. Rose Commercial Park)

The policy Level of Service (LOS) standard for Mt. Rose Highway and South Virginia
Street is LOS D. Policy LOS for intersections shall be designed to provide a level of
service consistent with maintaining the policy level of service of the intersecting corridor.
This project should be required to meet all the conditions necessary to complete road
improvements to maintain policy LOS standards.
The RTP encourages all new development to construct bicycle and pedestrian facilities,
as appropriate, which are internal or adjacent to the development. It is recommend that
the applicant be required to construct a sidewalk along the frontage of the property and
to accommodate for bike lanes.
• The Bicycle and Pedestrian Master Plan shows sidewalk facilities on Mt. Rose
Highway between Thomas Creek Road to South Virginia Street. The RTP
policies indicate all new development will be encouraged to construct pedestrian
facilities, as appropriate, which are internal or adjacent to the development.
RTC Staff has reviewed the applicant’s traffic study and has the following comments:
1. Upon review of the trip generation letter, the letter gives a preliminary analysis of
the potential trips that may be generated by the development and that a traffic
study be conducted once the planned land uses are finalized within the
development. The RTC agrees concurs with the recommendation set forth by the
trip generation letter, and looks forward to a future traffic study.
2. RTC concurs with the applicant’s recommendation that either driveway 1 or 2 be
eliminated or be designed as emergency access only.
3. For Driveway 3 (Mt. Rose Highway/Herz Boulevard intersection), the RTC has no
concerns with the providing left-turn and right-turn lanes provided a future traffic
study dictates the appropriate lane configuration.
4. A further traffic study would need to determine the feasibility to accommodate
right-in/right-out access at Driveway 4.
5. As mentioned in the traffic study and related to Driveway 5, the 2040 RTP
identifies the Geiger Grade Realignment from South Virginia Street to Toll Road
as a new four-lane road in the 2022-2026 timeframe. However, the project
design or funding has not be initiated at this time.
6. The traffic study is preliminary and potential impacts cannot be identified. A
formal traffic impact study will need to be provided for further review.
The Nevada Department of Transportation (NDOT) is currently conducting a corridor
study for Mt. Rose Highway from Douglas Fir Drive to the Veterans Parkway
roundabout. The RTC request the applicant coordinate the proposed development with
NDOT.
The RTP, the RTC Bicycle/Pedestrian Master Plan and the Nevada Department of
Transportation Pedestrian Safety Action Plan, all indicate that new development and
re-development will be encouraged to construct pedestrian and bicycle facilities, internal
and/or adjacent to the development, within the regional road system. In addition, these

LDC21-00035 (Mt. Rose Commercial Park)
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plans recommend that the applicant be required to design and construct any sidewalks
along the frontage of the property in conformance with the stated ADA specifications.
Thank you for the opportunity to comment on this application. Please feel free to
contact me at 775-332-0174 or email me at rkapuler@rtcwashoe.com if, you have any
questions or comments.
Sincerely,

Rebecca Kapuler
Senior Planner
CC:

Angela Fuss, City of Reno
Jeffrey Borchardt, City of Reno
Dale Keller, Regional Transportation Commission
Tina Wu, Regional Transportation Commission
Andrew Jayankura, Regional Transportation Commission
Scott Miklos, Regional Transportation Commission
Jae Pullen, Nevada Department of Transportation
Alex Wolfson, Nevada Department of Transportation
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Reno Police Department
CPTED Review Memorandum
January 11, 2021
To:

City of Reno, Business License Division

Business Name:
Address:

Mt Rose Commercial Park

Case#: LDC21-00035

Mt Rose & S Virginia

Completed by:

Burow,C 13298

The following document is submitted for your consideration. The ideas, contents herein
are the opinions of the listed, qualified Crime Prevention through Environmental Design
(CPTED) Police Officer, and are based on CPTED Principles and Factors. Implementation
of the recommendations in no way guarantees a crime-free project. Recommendations
listed are designed to make the applicant aware of certain issues which may arise and
present possible solutions.

Natural Surveillance (Concept focuses on increased visibility):
Noted Concerns: Proposed conditional use permit does not indicate floor plans or
design features so adequate feedback is unable to be provided. Upon development,
steps should be taken to incorporate natural surveillance elements that increase the
threat of apprehension by taking steps to increase the perception that people can be
seen. Open view windows with 70% visibility are encouraged to increase natural
surveillance of normal users into and out of structures. LED lighting with 90 degree
cutoff and uniformity of spread in accordance with IES standards (proper color
temperature to illuminate true to color) promotes a decreased perception of crime
and increases natural surveillance of normal users and observers.
Possible Solution / Resolution:
Natural Access Control (Concept that focuses on entry & exit points):
Noted Concerns: Upon development natural access control concepts of physically
guiding people through the space by strategic design of streets, building entrances,
building layout and landscape should be implemented.
Possible Solution / Resolution:
Territorial Reinforcement (Concept of clearly defining ownership over space):
Noted Concerns: Proposed plans do not include adequate signage, lighting,
landscape, or pavement treatment design to provide adequate feedback. The use of
pavement treatments delineating public to semi-public space, landscaping, signage,
and lighting all help define ownership of a property which contribute to a reduction in
criminal activity and perceived safety. Celebrated entry ways at complex entrances
help create social management and ease of complex identification for normal users.
Possible Solution / Resolution:
Maintenance and Management (Concept focuses on how Mgmt. runs/maintains property):
Noted Concerns: Proper maintenance plans define territory, controls access, and
creates ownership over space which all contribute to the reduction in criminal
activity. Landscape should be maintained to CPTED standards with lower tree
canopy trimmed up at least 6’ and bushes/shrubs trimmed down to 2’ to keep open
visibility in this desired range.
Possible Solution / Resolution:

Additional Comments / Concerns:
Design guide is included for review, however is not applicable at this stage of
development.

Design guide for reviewing project – CHECKLIST
The design guide is summarized in the form of a checklist. The questions help you to
go through the security aspects of a project. The checklist will provide an initial crime
prevention through environmental design review for the project.
1. Sightlines
2. Lighting
3. Concealed or Isolated Routes
4. Entrapment Areas
5. Isolation
6. Land Use Mix
7. Activity Generators
8. Ownership, Maintenance, and Management
9. Signs and Information
10. Overall Design

Sightlines

Yes No

1. Can sharp corners or sudden changes in grades that reduce sight lines
be avoided or modified?

□ □

2. Does design allow clear sight lines and visibility at those areas where
they are desired?

□ □

3. Do areas of concerns such as stairwells, lobbies of high-rise building
have clear sight lines?

□ □

4. If sight lines are blocked, can it be made visible by using glass or can
other enhancements such as mirrors or security cameras be provided?

□ □

5. Does design allow for future sight line impediments such as
landscaping in maturity?

□ □

6. Does access to hidden areas such as underpasses or parking areas
have clear sight lines?

□ □

