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Access Easement Exhibits A1-D (DRAFT), by US Geomatics 
  





 

EXHIBIT A 
 

LEGAL DESCRIPTION FOR AN ACCESS EASEMENT 
 

A one-hundred (100) foot wide strip of land situated in the Northeast Quarter of the 
Northwest Quarter of Section 15, Township 19 North, Range 21 East, Mount Diablo 
Meridian, in Washoe County, Nevada, lying fifty (50) feet on either side of a centerline 
which is more particularly described as follows: 
 
COMMENCING at a found brass cap stamped “Bureau of Land Management, 2003” at 
the southeast corner of the Northeast Quarter of the Northwest Quarter of said Section 15; 

THENCE, North 89°00'46" West, a distance of 343.81 feet along the southerly boundary 
of the Northeast Quarter of the Northwest Quarter of said Section 15 to the POINT OF 
BEGINNING; 

THENCE, North 00°55'36" East, a distance of 355.23 feet; 

THENCE, a distance of 270.51 feet along the arc of a tangent curve to the right, having a 
radius of 415.00 feet, through a central angle of 37°20'49"; 

THENCE, North 38°16'25" East, a distance of 12.85 feet to the POINT OF 
TERMINATION. 

The sidelines of said easement are to be lengthened or shortened so as to terminate upon 
the end lines. 

Containing 1.47 acres of land, more or less. 
 
BASIS OF BEARING: 
North was established with GPS observations using the Nevada State Plane Coordinate 
System (West Zone, NAD83). 
 
See attached Exhibit A1 for a depiction of the above legal description. 
 
 
 
 
Prepared by: 
 
 
Glen C. Armstrong, PLS 
Nevada Certificate No. 16451 
US Geomatics 
227 Vine Street 
PO Box 3299 
Reno, Nevada, 89505 

DRAFT 





 

EXHIBIT B 
 

LEGAL DESCRIPTION FOR AN ACCESS EASEMENT 
 

A fifty (50) foot wide strip of land situated in the Northeast Quarter of the Northwest 
Quarter of Section 15, Township 19 North, Range 21 East, Mount Diablo Meridian, in 
Washoe County, Nevada, lying twenty-five (25) feet on either side of a centerline which 
is more particularly described as follows: 
 
COMMENCING at a found brass cap stamped “Bureau of Land Management, 2003” at 
the northwest corner of the Northeast Quarter of the Northwest Quarter of said Section 
15; 

THENCE, South 57°25'07" East, a distance of 1135.40 feet to the POINT OF 
BEGINNING on the southeasterly edge of the Union Pacific Railroad right-of-way; 

THENCE, South 51°43'35" East, a distance of 223.99 feet to the POINT OF 
TERMINATION. 

The sidelines of said easement are to be lengthened or shortened so as to terminate upon 
the end lines. 

Containing 0.26 acres of land, more or less. 
 
BASIS OF BEARING: 
North was established with GPS observations using the Nevada State Plane Coordinate 
System (West Zone, NAD83). 
 
See attached Exhibit B1 for a depiction of the above legal description. 
 
 
 
 
Prepared by: 
 
 
Glen C. Armstrong, PLS 
Nevada Certificate No. 16451 
US Geomatics 
227 Vine Street 
PO Box 3299 
Reno, Nevada, 89505 

DRAFT 





 

EXHIBIT C 
 

LEGAL DESCRIPTION FOR AN ACCESS EASEMENT 
 

A fifty (50) foot wide strip of land situated in the Northeast Quarter of the Northwest 
Quarter of Section 15, Township 19 North, Range 21 East, Mount Diablo Meridian, in 
Washoe County, Nevada, lying twenty-five (25) feet on either side of a centerline which 
is more particularly described as follows: 
 
COMMENCING at a found brass cap stamped “Bureau of Land Management, 2003” at 
the northwest corner of the Northeast Quarter of the Northwest Quarter of said Section 
15; 

THENCE, South 88°50'11" East, a distance of 135.16 feet along the northerly boundary 
of the Northeast Quarter of the Northwest Quarter of said Section 15 to the POINT OF 
BEGINNING; 

THENCE, a distance of 20.97 feet along the arc of a non-tangent curve to the right, 
having a radius of 300.00 feet, through a central angle of 4°00'16", and a radial line to the 
beginning of said curve to the right bearing North 52°58'53" East; 

THENCE, South 33°00'51" East, a distance of 165.92 feet; 

THENCE, a distance of 303.44 feet along the arc of a tangent curve to the left, having a 
radius of 500.00 feet, through a central angle of 34°46'20"; 

THENCE, South 67°47'11" East, a distance of 281.50 feet; 

THENCE, a distance of 139.08 feet along the arc of a tangent curve to the right, having a 
radius of 496.19 feet, through a central angle of 16°03'36"; 

THENCE, South 51°43'35" East, a distance of 38.22 feet to the POINT OF 
TERMINATION on the northwesterly edge of the Union Pacific Railroad right-of-way; 

The sidelines of said easement are to be lengthened or shortened so as to terminate upon 
the end lines. 

Containing 1.09 acres of land, more or less. 
 
 
 
 
 
 
 
 
 
 
 
 



 

BASIS OF BEARING: 
North was established with GPS observations using the Nevada State Plane Coordinate 
System (West Zone, NAD83). 
 
See attached Exhibit C1 for a depiction of the above legal description. 
 
 
 
 
Prepared by: 
 
 
Glen C. Armstrong, PLS 
Nevada Certificate No. 16451 
US Geomatics 
227 Vine Street 
PO Box 3299 
Reno, Nevada, 89505 

DRAFT 





 

EXHIBIT D 
 

LEGAL DESCRIPTION FOR AN ACCESS EASEMENT 
 

A fifty (50) foot wide strip of land situated in the South Half of the Southwest Quarter of 
Section 10, Township 19 North, Range 21 East, Mount Diablo Meridian, in Washoe 
County, Nevada, lying twenty-five (25) feet on either side of a centerline which is more 
particularly described as follows: 
 
COMMENCING at a found brass cap stamped “Bureau of Land Management, 2003” at 
the southwest corner of the Southeast Quarter of the Southwest Quarter of said Section 
10; 

THENCE, South 88°50'11" East, a distance of 135.16 feet along the southerly boundary 
of the Southeast Quarter of the Southwest Quarter of said Section 10 to the POINT OF 
BEGINNING; 

THENCE, a distance of 239.06 feet along the arc of a non-tangent curve to the left, 
having a radius of 300.00 feet, through a central angle of 45°39'29", and a radial line to 
the beginning of said curve to the left bearing North 52°58'53" East; 

THENCE, North 82°40'36" West, a distance of 365.92 feet; 

THENCE, a distance of 187.67 feet along the arc of a tangent curve to the left, having a 
radius of 390.00 feet, through a central angle of 27°34'14", to the POINT OF 
TERMINATION on the southeasterly edge of the Interstate 80 right-of-way; 

The sidelines of said easement are to be lengthened or shortened so as to terminate upon 
the end lines. 

Containing 0.92 acres of land, more or less. 
 
BASIS OF BEARING: 
North was established with GPS observations using the Nevada State Plane Coordinate 
System (West Zone, NAD83). 
 
See attached Exhibit D1 for a depiction of the above legal description. 
 
 
 
Prepared by: 
 
Glen C. Armstrong, PLS 
Nevada Certificate No. 16451 
US Geomatics 
227 Vine Street 
PO Box 3299 
Reno, Nevada, 89505 

DRAFT 
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Mustang Industrial Development Site & Grading Plans, by Tectonics 
Design Group, dated September 23, 2015 
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Rocky Point Road Plans, by Harris & Associates, dated October 22, 2014 
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Washoe County Board of Adjustment Action Order for Special Use 
Permit Number SB-15-001, dated April 7, 2015 
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Washoe County Conditions of Approval for Special User Permit Number 
SB15-001, dated April 2, 2015 
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Topographic Survey for a Portion of the W ½ of Section 15 and the E ½ 
of Sectoin 16, T.19N, R.21E, M.D.M., Washoe County, Nevada, by US 

Geomatics, dated February 9, 2015 
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Executive Summary 

Stantec Consulting Services Inc. (Stantec) performed a field investigation on January 8, 2015 to 
evaluate the potential jurisdictional status of channels and to delineate waters of the United 
States (WOUS) at the Mustang Road Property being acquired by Scannell Properties located 
approximately half a mile east of the town of Lockwood, Nevada in Washoe County.  

Stantec inventoried all drainages and drainage-like features within the property and determined 
whether they had a potential tributary connection to any known jurisdictional drainage. The 
property is located adjacent to the Truckee River, a federally jurisdictional waterway; however, 
no drainages, wetlands, or waterways were found within the survey area. There are no mapped 
springs occurring in the survey area, and no evidence of springs were observed during the field 
investigation.  

The only water feature mapped by the National Hydrography Dataset (NHD) that occurs within 
the survey area is a historical irrigation canal which is a remnant of the agriculture practices that 
took place throughout the area in the mid-twentieth century. This feature was investigated and 
showed no evidence of ordinary high water mark (OHWM) indicators or that the channel 
conveys flow on a frequent and regular basis. The headgate which diverted water from the 
Truckee River through this historical canal no longer exists. Furthermore, a large berm has been 
constructed along the southern boundary of the survey area in order to protect the property 
from flooding, and this berm effectively severs any surface water connection that may have 
existed between features in the survey area and the Truckee River.    

The extent of the riparian community that exists along the Truckee River was delineated 
throughout the survey area, and the proposed project will avoid this area entirely. There will be 
no impacts to the Truckee River below the OHWM and no impacts to the Truckee River riparian 
community that exists there. Since the riparian community is located along the federally 
jurisdictional Truckee River, this area is considered to be jurisdictional by the United States Army 
Corps of Engineers (USACE) under Section 404 of the Clean Water Act. However, this area will 
not be impacted. There are no features, other than the riparian community, that have the 
potential to be considered jurisdictional.  

These findings should be considered preliminary until the USACE makes a final approved 
determination in coordination with the United States Environmental Protection Agency (EPA). 
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1.0 INTRODUCTION 

Scannell Properties (Scannell) is proposing to develop two parcels of land (Mustang Road 
Property) located adjacent to the Truckee River approximately one-half mile east of the town of 
Lockwood in Washoe County, Nevada (Figure 1). The property was previously the location of 
historical agriculture practices before being converted into a surface mining aggregate source 
for the development of the railroad and eventually the interstate freeway, both of which are 
located directly north of the Mustang Road Property. Pezonella Associates, Inc. (Pezonella) 
contracted Stantec Consulting Services Inc. (Stantec) on behalf of Scannell to conduct surveys 
of potential drainages and wetlands within the property boundaries (survey area), which is 
located entirely on private land owned by Hiatt Land and Development Company LTD. 

The survey area encompasses approximately 119.1 acres (0.19 square miles) in Washoe County, 
Nevada (Figure 2) including portions of Sections 15 and 16 in Township 19 North, Range 21 East. 
The survey area is located on the northern side of the Truckee River approximately one mile 
north of the Lockwood Regional Landfill. Elevations in the survey area range from approximately 
4,330 feet above mean sea level (AMSL) to 4,380 feet AMSL.   

To access the survey area from Reno, travel east on Interstate 80 (I-80) for approximately nine 
miles, and turn right at Exit 23 onto Mustang Road. Continue on Mustang Road for approximately 
one mile to reach the eastern boundary of the survey area.  

Stantec has prepared a jurisdictional determination of drainage/channel features in the survey 
area in accordance with Minimum Standards for Acceptance of Preliminary Wetland 
Delineations, dated November 30, 2001. During the field investigations, Stantec referred to the 
Corps of Engineers Wetland Delineation Manual (USACE, 1987), the Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Arid West Region Version 2.0 (USACE, 2008), the 
Updated Datasheet for the Identification of the Ordinary High Water Mark (OHWM) in the Arid 
West Region of the Western United States (USACE, 2010), and the Final Map and Drawing 
Standards for the South Pacific Division Regulatory Program (USACE, 2012) for all required 
information regarding this jurisdictional determination. 
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2.0 DEFINITIONS 

2.1 WATERS OF THE UNITED STATES 

Waters of the United States (WOUS) are defined by 33 Code of Federal Regulation (CFR) 328.3 
as: 

1. All waters which are currently used, or were used in the past, or may be 
susceptible to use in interstate or foreign commerce, including all waters which 
are subject to the ebb and flow of the tide;  

2. All interstate waters including interstate wetlands;  

3. All other waters such as intrastate lakes, rivers, streams (including intermittent 
streams), mudflats, sandflats, wetlands, sloughs, prairie potholes, wet meadows, 
playa lakes, or natural ponds, the use, degradation or destruction of which could 
affect interstate or foreign commerce including any such waters:  

i. Which are or could be used by interstate or foreign travelers for 
recreational or other purposes; or  

ii. From which fish or shellfish are or could be taken and sold in interstate or 
foreign commerce; or  

iii. Which are used or could be used for industrial purpose by industries in 
interstate commerce;  

4. All impoundments of waters otherwise defined as waters of the United States 
under the definition;  

5. Tributaries of waters identified in paragraphs (a)(1)-(4) of this section;  

6. The territorial seas;  

7. Wetlands adjacent to waters (other than waters that are themselves wetlands) 
identified in paragraphs (1)-(6) of this section.  

The following terms are defined by 33 CFR 328.3 as: 

The term “adjacent” means bordering, contiguous, or neighboring. Wetlands 
separated from other waters of the United States by man-made dikes or barriers, 
natural river berms, beach dunes and the like are "adjacent wetlands." 

The term “ordinary high water mark” means that line on the shore established by 
the fluctuations of water and indicated by physical characteristics such as clear, 
natural line impressed on the bank, shelving, changes in the character of soil, 
destruction of terrestrial vegetation, the presence of litter and debris, or other 
appropriate means that consider the characteristics of the surrounding areas. 
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2.2 SWANCC RULING REGARDING ISOLATED WATERS 

In 2001, the United States Supreme Court ruled in the Solid Waste Agency of Northern Cook 
County (SWANCC) case that the United States Army Corps of Engineers (USACE) cannot invoke 
migratory bird use as the sole basis to establish jurisdiction over certain isolated WOUS, including 
isolated wetlands. Prior to the ruling, the USACE considered migratory bird use of isolated 
wetlands to be a tie to interstate or foreign commerce, and thus claimed jurisdiction of isolated 
water bodies and wetlands. The SWANCC determination found that wetlands that are not 
adjacent to, and do not share a physical connection to an otherwise jurisdictional water body, 
could be considered isolated, and not subject to jurisdiction by the USACE. Likewise, drainages 
that did not have a tributary connection to a jurisdictional water body would also be considered 
isolated and not subject to jurisdiction. 

For the purposes of this report, water bodies that do not meet the criteria of WOUS are termed 
“non-jurisdictional,” and would not be subject to regulation under Section 404 of the Clean 
Water Act. 

2.3 RAPANOS GUIDANCE REGARDING TRIBUTARY STREAMS 

The United States Environmental Protection Agency (EPA) and USACE issued a joint legal 
guidance memoranda regarding Clean Water Act jurisdiction of tributary streams based on the 
United States Supreme Court’s decision in Rapanos v. United States and Carabell v. United 
States. The guidance memos state that the agencies will assert jurisdiction over the following 
categories of water bodies: 

 Traditional navigable waters (TNW); 

 Wetlands adjacent to TNW; 

 Non-navigable tributaries of traditional navigable waters that are relatively permanent 
where the tributaries typically flow year-round or have continuous flow at least seasonally 
(e.g., typically three months); 

 Wetlands that directly abut such tributaries. 

The Rapanos guidance memo further stated: 

In addition, the agencies will assert jurisdiction over those adjacent wetlands that 
have a continuous surface connection with a relatively permanent, non-
navigable tributary, without the legal obligation to make a significant nexus 
finding. As explained above, the plurality opinion and the dissent agree that such 
wetlands are jurisdictional. The plurality opinion indicates that “continuous surface 
connection” is a “physical connection requirement.” Therefore, a continuous 
surface connection exists between a wetland and a relatively permanent 
tributary where the wetland directly abuts the tributary (e.g., they are not 
separated by uplands, a berm, dike, or similar feature). 
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Since issuance of the Rapanos guidance, jurisdictional determinations must include a written 
assessment of the relative permanence of flow in each tributary. For any stream and/or stream 
reach that does not have relatively permanent flow, the flow and ecological characteristics 
must be evaluated to determine if the tributary has a significant nexus to a TNW. 

2.4 WETLANDS 

Wetlands are defined by the USACE and EPA in 40 CFR 230.3 and 33 CFR 328.3 as: 

Those areas that are inundated or saturated by surface or ground water at a 
frequency and duration sufficient to support, and that under normal 
circumstances do support, a prevalence of vegetation typically adapted for life 
in saturated soil conditions. Wetlands generally include swamps, marshes, bogs, 
and similar areas. 
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3.0 METHODOLOGY 

Prior to the field investigation, topographic maps and aerial photographs of the survey area 
were reviewed for indications of ephemeral, intermittent, and perennial drainages as well as 
mapped wetlands and spring locations. The United States Fish and Wildlife Service National 
Wetlands Inventory and the United States Geologic Survey (USGS) National Hydrography 
Dataset (NHD) were reviewed for these features as well. Stantec also reviewed the National 
Agricultural Imagery Program 2006 and 2010 aerial photographs to help determine where 
potential unmapped drainage and spring locations may exist within the survey area.  

Stantec visited the survey area on January 8, 2015, and performed a formal field investigation to 
identify possible jurisdictional WOUS, including wetlands. Stantec personnel traversed the survey 
area, investigating all drainage and drainage-like features as well as potential springs utilizing 
Trimble Global Positioning System units to mark points of interest.  

3.1 WATERS OF THE UNITED STATES 

3.1.1 Drainages 

Drainages and drainage-like features within the survey area were assessed for the presence of 
OHWM indicators and some evidence that the drainage experiences surface water flows on a 
frequent and regular basis (more than three months a year). These characteristics were 
considered to be indicative of a jurisdictional WOUS. An Arid West Ephemeral and Intermittent 
Streams OHWM Datasheet would have been completed for any drainage with the presence of 
OHWM indicators, however, no OHWM indicators were found within the survey area. The only 
drainage within the survey area that has the potential to convey water is a historical irrigation 
canal, and this feature no longer exists.  

Photographs and notes regarding site conditions were taken throughout the survey area and 
are provided in Appendix A. The USACE Aquatic Resources Table is provided as Appendix B.  

3.1.2 Wetlands 

The USGS topographic maps and NHD data of the project area did not indicate the presence of 
any springs and none were encountered during the field survey. The riparian community that 
exists on the banks of the Truckee River was delineated in its entirety throughout the project 
area. Soil pits were not dug in order to assess hydric soils, as the ground was frozen during the 
field survey. However, since the ground was saturated and the change in vegetation 
communities was very apparent, hydric soils were assumed when delineating the boundary of 
the riparian community. USACE Wetland Determination Forms were not completed for this 
survey.   
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4.0 FINDINGS 

The survey area resides within the eastern portion of the Truckee River Watershed (Hydrologic 
Unit Code [HUC] 16050102), which is a part of the Truckee River Basin (Hydrographic Region 6) in 
western Nevada (Figure 3). The Truckee River Basin drains an area of approximately 2,300 square 
miles and certain areas within the watershed have been classified as a “designated 
groundwater basins” by the State of Nevada Department of Water Resources. Designated 
groundwater basins are basins where permitted groundwater rights are approaching or exceed 
the estimated average annual recharge (NDWR, 2015).  

The survey area resides on the northern side of the Truckee River in the I-80 corridor east of Reno. 
The terrain of the survey area is gentle rolling hills with pockets of disturbance from historical 
operations (Photograph A1 in Appendix A). There are no USGS-mapped features occurring 
within the survey area and elevations range from 4,330 to 4,380 feet AMSL. Figure 2 provides the 
survey area’s USGS topography. 

The climate in the survey area is typical for the high desert of northern Nevada and the Basin 
and Range province. Climate data from the Reno International Airport, located approximately 
7.5 miles west of the survey area, indicates that the survey area averages 7.22 inches of 
precipitation per year, with average daytime temperatures ranging from 45.6 degrees 
Fahrenheit (°F) in the winter to 91.7 °F in the summer. The period of record for this climate station 
includes data from March 1937 through March 2013. Climate data for the year preceding the 
field investigation was not available for this survey (WRCC, 2015). 

Table 1 Average Weather Conditions 

Month Average Precipitation 
(inches) 

Average Maximum 
Temperature (°F) 

Average Minimum 
Temperature (°F) 

January 1.12 45.6 20.9 
February 0.97 50.9 24.6 
March 0.75 56.8 27.9 
April 0.43 63.9 32.3 
May 0.56 72.9 39.8 
June 0.42 82.2 46.0 
July 0.25 91.7 51.3 

August 0.23 89.8 49.1 
September 0.30 81.9 42.4 

October 0.44 69.7 33.5 
November 0.69 55.5 25.9 
December 1.05 46.4 21.0 

Annual 7.22 67.3 34.6 
WRCC, 2015 



Waters of the U.S. Jurisdictional Determination – Mustang Road Property 
Pezonella Associates, Inc.  

January 2015 
7 

 

4.1 SOILS 

Soils within the survey area have been mapped by the Natural Resources Conservation Service 
(NRCS) and are described in the Soil Survey of Washoe County, Nevada, South Part 
(NRCS, 2015), and are available online at the NRCS’s web soil survey 
(http://websoilsurvey.nrcs.usda.gov/app/HomePage.htm). The survey area includes three soil 
types (Figure 4). The NRCS descriptions of these soil types are as follows: 

Soil Unit 174: Indian Creek extremely stony sandy loam, 2 to 8 percent slopes 
This soil unit is found on fan remnants at elevations between 4,500 and 5,500 feet AMSL. This soil is 
comprised of 85 percent Indian Creek and similar soils and 15 percent minor inclusions, and this 
soil is described as being well drained. The depth to the water table is greater than 80 inches, 
and this soil never experiences flooding. The Indian Creek extremely stony sandy loam, 2 to 8 
percent slopes, is found in the northwest corner of the survey area.  

Soil Unit 932: Old Camp stony sandy loam, 8 to 15 percent slopes 
This soil unit is found on hills at elevations between 4,500 feet and 6,000 feet AMSL. This soil type is 
comprised of 85 percent Old Camp and similar soils and 15 percent minor components. This soil 
is described as being well drained. The depth to the water table is greater than 80 inches and 
this soil never experiences flooding. The Old Camp stony sandy loam, 8 to 15 percent slopes, soil 
type can be found along the north boundary of the survey area.   

Soil Unit 991: Xeric Torriorthents-Urban land complex 
This soil unit is found on fan piedmonts and is composed of 45 percent urban land, 45 percent 
xeric torriorthents and similar soils, and 10 percent minor inclusions. This soil is described as being 
well drained. The depth to the water table is greater than 80 inches, and this soil never 
experiences flooding. The Xeric Torriorthents-Urban land complex is found throughout the survey 
area.  

4.2 VEGETATION 

The Southwest Regional Gap Analysis Program (SWReGAP) documented land cover types are 
presented on Figure 5. The SWReGAP is a national program administered by the USGS Biological 
Resources Discipline, aimed at documenting the distribution of plant communities and selected 
animal species. This data is used to compare these distributions to land stewardship with the 
intention of promoting conservation by providing broad geographic information on biological 
diversity to resource managers, planners, and policy makers who can use the information to 
make informed decisions. According to this dataset, the most abundant communities that exist 
within the survey area are Inter-Mountain Basins Mixed Salt Desert Scrub and Inter-Mountain 
Basins Big Sagebrush Shrubland. General descriptions of these vegetation communities are 
provided below. 

Inter-Mountain Basins Mixed Salt Desert Scrub 
The sparse to moderately dense cover of woody species is dominated by fourwing saltbrush 
(Atriplex canescens) (may codominate with sagebrush [Artemisia tridentate]), shadscale 
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saltbrush (Atriplex confertifolia) (may codominate with water jacket [Lycium andersonii]), mound 
saltbrush (Atriplex obovata), bud sagebrush (Picrothamnus desertorum), or winterfat 
(Krascheninnikovia lanata). Other shrubs include Stansbury cliffrose (Purshia stansburiana), 
Nevada dalea (Psorothamnus polydenius), jointfir (Ephedra spp.), catclaw acacia (Acacia 
greggii), button brittlebrush (Encelia frutescens), matted crinklemat (Tiquilia latior), Gray’s 
feverfew (Parthenium confertum), cattle saltbrush (Atriplex polycarpa), big saltbrush (Atriplex 
lentiformis), bud sagebrush, alkali seaheath (Frankenia salina), prairie sagewort (Artemisia 
frigida), rabbitbrush (Chrysothamnus spp.), desert thorn (Lycium ssp.), seepweed (Suaeda spp.), 
soapweed yucca (Yucca glauca), and horsebrush (Tetradymia spinosa). A number of annual 
species may also grow in association with the shrubs and grasses of this system, although they 
are usually rare and confined to areas of recent disturbance. Forb cover is generally sparse. 
Perennial forbs that might occur include scarlet globemallow (Sphaeralcea coccinea), rose 
heath (Chaetopappa ericoides), charming woodyaster (Xylorhiza venusta), and blazingstar 
(Mentzelia spp.) species. Annual natives include plantain (Plantago spp.), sixweeks fescue 
(Vulpia octoflora), or Nuttall’s povertyweed (Monolepis nuttalliana). Associated halophytic 
annuals include red swampfire (Salicornia rubra), dwarf saltworth (Salicornia bigelovii), and 
seepweed species. Exotic annuals that may occur include Russian thistle (Salsola kali) and cheat 
grass (Bromus tectorum). Cacti such as Opuntia spp. and Echinocereus spp. may be present in 
some occurrences. Trees are not usually present but some scattered Juniperus spp. may be 
found (CNHP, 2005).  

Inter-Mountain Basins Big Sagebrush Shrubland 
The Inter-Mountain Basins Big Sagebrush Shrubland system occurs throughout much of the 
western United States, typically in broad basins between mountain ranges, plains and foothills 
between 4,921 and 7,545 feet AMSL. Soils are typically deep, well-drained and non-saline. These 
shrublands are dominated by basin big sagebrush (Artemisia tridentata ssp. tridentata) and/or 
Wyoming big sagebrush (Artemisia tridentata ssp. Wyomingensis). Scattered junipers (Juniperus 
spp.), greasewood (Sarcobatus vermiculatus), and saltbush (Atriplex spp.) may be present in 
some stands. Rubber rabbitbrush (Ericameria nauseosa), yellow rabbitbrush (Chrysothamnus 
viscidiflorus), antelope bitterbrush (Purshia tridentate), or mountain snowberry (Symphoricarpos 
oreophilus) may codominate disturbed stands. Perennial herbaceous components typically 
contribute less than 25 percent vegetative cover. Common graminoid species include Indian 
ricegrass (Achnatherum hymenoides), blue grama (Bouteloua gracilis), thickspike wheatgrass 
(Elymus lanceolatus), Idaho fescue (Festuca idahoensis), needle and thread (Hesperostipa 
comate), basin wildrye (Leymus cinereus), James’ galleta (Pleuraphis jamesii), western 
wheatgrass (Pascopyrum smithii), Sandberg bluegrass (Poa secunda), or bluebunch wheatgrass 
(Pseudoroegneria spicata) (NatureServe, 2005). 

4.3 HYDROLOGY 

The only water feature that has been mapped within the survey area is an historical irrigation 
canal. There are no other features that have the potential to convey water through or out of the 
survey area.  
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4.4 DRAINAGE INVENTORY 

The geographic extent of ephemeral drainages is determined by the presence of an OHWM. 
USACE regulations define OHWM at 33 CFR 328.3(e), which states: “The term ordinary high water 
mark means that line on the shore established by the fluctuations of water and indicated by 
physical characteristics such as a clear, natural line impressed on the bank, shelving, changes in 
the character of soil, destruction of terrestrial vegetation, the presence of litter and debris, or 
other appropriate means that consider the characteristics of the surrounding areas.” The NHD 
data for the survey area (Figure 6) shows a single water feature, which runs diagonally through 
the property. This feature was investigated for any evidence of an OHWM and an established 
connection to the Truckee River.  

The historical irrigation canal no longer exists and has no connection to the Truckee River in any 
way. The headgate that once diverted water from the Truckee River into the canal has been 
buried by the berm that was constructed to protect the property (Photograph A2 in Appendix 
A), and the canal has effectively been dammed at the downstream end by Mustang Road. The 
relic channel was investigated at multiple locations (Photo Points 1 through 3) and shows no 
evidence of an OHWM and is completely colonized by upland vegetation throughout its entirety 
(Photographs A3 through A5 in Appendix A). This historical irrigation canal effectively no longer 
exists.  

Since this feature shows no evidence of an OHWM and has no connection to a jurisdictional 
waterway, it is considered to be non-jurisdictional by the USACE and is not subject to regulation 
under Section 404 of the Clean Water Act.    

4.5 WETLANDS 

The USGS topographic map for the survey area did not identify any mapped springs occurring 
within the survey area, and no springs were observed during the field investigation. The riparian 
community that exists along the banks of the Truckee River was delineated throughout the 
survey area by mapping the change in vegetation communities from hydrophytic species, such 
as cottonwoods, willows, and rushes, to upland species, such as sage and rabbitbrush 
(Photograph A6 in Appendix A). Stantec mapped 8.75 acres of riparian community within the 
survey area.  

The riparian community was mapped in order for Scannell to avoid this area. Project activities 
will not impact the riparian community and all disturbance activities will take place outside of 
this area. Since the riparian community is part of the floodplain of the federally jurisdictional 
Truckee River, this area is subject to regulation under Section 404 of the Clean Water Act.   

4.6 SIGNIFICANT NEXUS DETERMINATION 

In accordance with Rapanos Guidance procedures for any stream and/or stream reach that 
does not have relatively permanent flow, a significant nexus analysis must be conducted to 
determine the potential effects to the physical, chemical and biological integrity of the 
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receiving waterway as a result of activities conducted within the survey area. However, since 
there are no features within the survey area that have the potential to convey water, a 
significant nexus determination was not conducted for this survey.  
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5.0 CONCLUSION 

The survey area resides within the eastern portion of the Truckee River Watershed (HUC 
16050102), which is a part of the Truckee River Basin (Hydrographic Region 6) in western Nevada 
(Figure 3). The survey area was traversed by Stantec personnel and no features were identified 
that could be considered jurisdictional to the USACE under Section 404 of the Clean Water Act, 
with the exception of the riparian community that exists along the Truckee River.  

The riparian community was delineated throughout the survey area by identifying the change in 
vegetation communities from hydrophytic species to upland species. A total of 8.75 acres were 
mapped within the survey area (Figure 7). However, this area will be avoided entirely by 
Scannell and there will be no impacts to this habitat type. A summary of all water resources 
inventoried by Stantec within the survey area is provided below in Table 3.  

Table 2  Summary of Drainages and Wetlands 

Drainage/Wetland  
Name 

Acres 
Jurisdictional 

Waters1 

Acres 
Non-jurisdictional 

Waters1 

Flow 
Regime 

Connection to a 
Jurisdictional 

Drainage 
Justification 

Irrigation Canal 0 - Never Isolated This drainage did not 
exhibit an OHWM. 

Riparian 
Community 8.75 - Floodplain Adjacent to 

TNW 
Floodplain community 

on banks of TNW. 

Totals 8.75 -  

1This is the acreage of the drainage or wetland within the survey area. 
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1This is the acreage of the drainage or wetland within the survey area.

Acres

Non-jurisdictional Waters1

Irrigation Canal 0 - Nev er Isolated
This drainage did not 

exhibit an OHWM.

Riparian Community 8.75 - Floodplain Adjacent to TNW
Floodplain community 

on banks of TNW.

Totals 8.75 -

Drainage/Wetland  Name
Acres Jurisdictional 

Waters1

Flow 
Regime

Connection to a 
Jurisdictional 

Drainage
Justification
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Photograph A1 - Overview of survey area, looking east.   

 

 
Photograph A2 - Photograph showing the berm along the southern boundary of the survey area.  
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Photograph A3 - Looking down-gradient along the historical irrigation canal at Photo Point 1.  

No OHWM indicators are present.   
 
 

 
Photograph A4 - Looking down-gradient along the historical irrigation canal at Photo Point 2.  

No OHWM indicators are present.   
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Photograph A5 - Looking down-gradient at the end of the historical irrigation canal at Photo Point 3. 

Mustang Ranch Road crosses the channel with no culvert. No OHWM indicators are present.  
 

  
Photograph A6 - Showing the riparian community (left) transitioning into upland vegetation 

(right) on the river-side of the berm which runs along the southern boundary of the survey area.  
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ATTACHMENT I 

 
 

United State Department of the Interior Bureau of Land Management 
Right-of-Way Grant, Serial Number N-76896 (Issued to Storey County 

for Portion of Mustang Road, executed June 30, 2003) 
  



















 
ATTACHMENT J 

 
 

Document #388086, Deed Dedicating Land for Public Use (Recorded in 
Washoe County, December 9, 1975) 

  











 
ATTACHMENT K 

 
 

United State Department of the Interior Bureau of Land Management 
Right-of-Way Grant, Serial Number N-77824 (Issued to Truckee Canyon 

Properties for Access to Private Land, executed January 14, 2004) 
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MUSTANG INDUSTRIAL DEVELOPMENT 
 

TRAFFIC ANALYSIS 
 
 
 
EXECUTIVE SUMMARY 
 
The proposed Mustang Industrial Development will be located in the Mustang area of Washoe 
County, Nevada.  The project site is located southeast of Interstate 80, southwest of Mustang Road, 
and north of the Truckee River.  The project site is currently undeveloped land.  The proposed 
Mustang Industrial Development will consist of the construction of a Built-To-Suit (BTS) facility 
and other speculative industrial/warehouse land uses.  The purpose of this study is to address the 
project's impact upon the adjacent street network.  The existing eastbound and westbound on-ramps 
and the eastbound off-ramp at the Interstate 80/Mustang Interchange and the proposed project 
access intersection with Mustang Road have been identified for AM and PM peak hour capacity 
analysis for the following scenarios: 
 

1. Existing 
2. Existing plus BTS Facility 
3. Existing plus BTS Facility plus Other Land Uses 
4. 2025 Base 
5. 2025 Base plus BTS Facility 
6. 2025 Base plus BTS Facility plus Other Land Uses 
7. 2035 Base 
8. 2035 Base plus BTS Facility 
9. 2035 Base plus BTS Facility plus Other Land Uses 

 
The proposed Mustang Industrial Development will consist of the construction of a Built-To-Suit 
(BTS) facility containing 344,000 square feet of floor area and other speculative industrial/ 
warehouse land uses that will include up to 600,000 square feet of floor area.  The Built-To-Suit 
facility is anticipated to generate 3,402 average daily trips with 310 trips occurring during the AM 
peak hour and 286 trips occurring during the PM peak hour. The other speculative land uses are 
anticipated to generate 2,818 average daily trips with 304 trips occurring during the AM peak hour 
and 322 trips occurring during the PM peak hour.   
 
Traffic generated by the proposed Mustang Industrial Development will have some impact on the 
adjacent street network. The following recommendations are made to mitigate project traffic 
impacts. 
 
It is recommended that any required signing, striping, or traffic control improvements comply with 
Nevada Department of Transportation and Washoe County requirements. 
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It is recommended that the Mustang Road/Project Access intersection be constructed with a right 
turn ingress taper and radius similar to an NDOT Type 4 approach and include stop sign control at 
the Project Access approach. 
 
It is recommended that the Mustang Road/Project Access intersection be designed to meet sight 
distance requirements. 
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INTRODUCTION 
 
 
STUDY AREA 
 
The proposed Mustang Industrial Development will be located in the Mustang area of Washoe 
County, Nevada.  The project site is located southeast of Interstate 80, southwest of Mustang Road, 
and north of the Truckee River.  Figure 1 shows the approximate location of the project site.  The 
proposed Mustang Industrial Development will consist of the construction of a Built-To-Suit 
(BTS) facility and other speculative industrial/warehouse land uses.  The purpose of this study is 
to address the project's impact upon the adjacent street network.  The existing eastbound and 
westbound on-ramps and the eastbound off-ramp at the Interstate 80/Mustang Interchange and the 
proposed project access intersection with Mustang Road have been identified for AM and PM peak 
hour capacity analysis for the following scenarios: 
 

1. Existing 
2. Existing plus BTS Facility 
3. Existing plus BTS Facility plus Other Land Uses 
4. 2025 Base 
5. 2025 Base plus BTS Facility 
6. 2025 Base plus BTS Facility plus Other Land Uses 
7. 2035 Base 
8. 2035 Base plus BTS Facility 
9. 2035 Base plus BTS Facility plus Other Land Uses 

 
 
EXISTING AND PROPOSED LAND USES 
 
The project site is currently undeveloped land.  Adjacent properties generally include industrial 
development to the north and undeveloped land to the south, east, and west.  The proposed Mustang 
Industrial Development will consist of the construction of a Built-To-Suit (BTS) facility 
containing 344,000 square feet of floor area and other speculative industrial/warehouse land uses 
that will include up to 600,000 square feet of floor area. 
 
 
EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS 
 
The Interstate 80/Mustang Interchange is a split diamond interchange with a north frontage road 
provided between the westbound on and off-ramps and a south frontage road provided between the 
eastbound on and off-ramps.  The on and off-ramps ramps contain single lanes. 
 
The North Frontage Road is a two-lane roadway with one through lane in each direction.  The speed 
limit is posted for 45 miles per hour.  Roadway improvements include graded shoulders with solid 
white edgelines and a double solid yellow centerline. 
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The South Frontage Road is a two-lane roadway with one through lane in each direction.  The speed 
limit is posted for 35 miles per hour.  Roadway improvements include paved and graded shoulders 
with solid white edgelines and a double solid yellow centerline.  Curb and gutter improvements 
exist in developed areas. 
 
Underpass Road is a two-lane roadway with one through lane in each direction between the north 
and south frontage roads.  The speed limit is not posted.  Roadway improvements include graded 
shoulders with solid white edgelines and a double solid yellow centerline. 
 
Mustang Road is a two-lane roadway with one through lane in each direction in the vicinity of the 
site.  The speed limit is posted for 25 miles per hour.  Roadway improvements include paved and 
graded shoulders with solid white edgelines and a double solid yellow centerline.   
 
The North Frontage Road/Underpass Road intersection is an unsignalized three-leg intersection 
with stop sign control at the south Underpass Road approach.  The east approach contains one 
shared left turn-through lane.  The west approach contains one shared through-right turn lane.  The 
south approach contains one shared left turn-right turn lane. 
 
The North Frontage Road/I-80 Westbound On-Ramp intersection is an unsignalized three-leg 
intersection with no traffic controls.  The east approach contains one shared left turn-through lane.  
The west approach contains one shared through-right turn lane.  The south leg is the on-ramp to 
westbound I-80. 
 
The South Frontage Road/I-80 Eastbound Off-Ramp/Underpass Road intersection is an 
unsignalized four-leg intersection with stop sign control at the east, west, and south approaches.  
The north approach contains one shared left turn-through lane.  The south approach contains one 
shared through-right turn lane.  The east approach contains one shared left turn-right turn lane.  The 
west approach contains one shared left turn-through-right turn lane. 
 
The South Frontage Road/I-80 Eastbound On-Ramp intersection is an unsignalized three-leg 
intersection with no traffic control.  The east approach contains one shared through-right turn lane.  
The west approach contains one shared left turn-through lane.  The north leg is the on-ramp to 
eastbound I-80. 
 
The Mustang Road/Project Access intersection does not currently exist but will be constructed as an 
unsignalized three-leg intersection with stop sign control at the west approach.  The north, south, 
and east approaches are anticipated to contain single lanes. 
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TRIP GENERATION 
 
In order to assess the magnitude of traffic impacts of the proposed development on the adjacent 
street network, trip generation rates and peak hours had to be determined.  Trip generation rates 
were obtained from the Ninth Edition of ITE Trip Generation (2012). 
 
ITE Land Use 30: Intermodal Truck Terminal was used to calculate trip generation for the Built-To-
Suit facility with 344,000 square feet of floor area.  ITE Land Uses 110: General Light Industrial 
and 150: Warehousing were used to calculate trip generation for the other land uses with 200,000 
square feet of building area attributed to the industrial land use and 400,000 square feet attributed to 
the warehousing land use. 
 
Trip generation was calculated for the weekday peak hours occurring between 7:00 and 9:00 AM 
and 4:00 and 6:00 PM, which correspond to the peak hours of adjacent street traffic.  Table 1 shows 
a summary of the average weekday traffic (ADT) volumes and weekday peak hour volumes 
generated by the proposed BTS facility and other land uses. 
 

 

TABLE 1 
TRIP GENERATION 

LAND USE/VARIABLE ADT 

AM PEAK HOUR PM PEAK HOUR 
IN OUT TOTAL IN OUT TOTAL 

BTS FACILITY 
   Truck Terminal (344,000 S.F.) 3,402 124 186 310 123 163 286 

OTHER LAND USES 
   Light Industrial (200,000 S.F.) 
   Warehousing (400,000 S.F.) 
 Total 

 
1,394 
1,424 
2,818 

 
162 
95 

257 

 
22 
25 
47 

 
184 
120 
304 

 
23 
32 
55 

 
171 
96 

267 

 
194 
128 
322 

GRAND TOTAL 6,220 381 233 614 178 430 608 

 
 
The Built-To-Suit facility is anticipated to generate 3,402 average daily trips with 310 trips 
occurring during the AM peak hour and 286 trips occurring during the PM peak hour.  The other 
land uses are anticipated to generate 2,818 average daily trips with 304 trips occurring during the 
AM peak hour and 322 trips occurring during the PM peak hour.   
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TRIP DISTRIBUTION AND ASSIGNMENT 
 
The distribution of the project traffic to the key intersections was based on existing peak hour 
traffic patterns and the locations of attractions and productions.  Figure 2 shows the anticipated 
directions of approach. The peak hour trip generation volumes shown in Table 1 were 
subsequently assigned to the key intersections based on the directions of approach.  Figure 3A 
shows the AM and PM peak hour trip assignment at the key intersections for the BTS facility.  
Figure 3B shows the AM and PM peak hour trip assignment at the key intersections for the other 
industrial/warehouse land uses. 
 
 
EXISTING AND PROJECTED TRAFFIC VOLUMES 
 
Existing peak hour turning movement volumes at the key intersections were obtained from traffic 
counts taken in December of 2014.  Figure 4 shows the existing peak hour turning movement 
volumes at the key intersections.  Figure 5 shows the existing plus BTS peak hour turning 
movement volumes at the key intersections.  The existing plus BTS turning movement volumes 
were obtained by adding the trip assignment volumes shown on Figure 3A to the existing turning 
movement volumes shown on Figure 4.  Figure 6 shows the existing plus BTS plus other turning 
movement volumes at the key intersections.  The existing plus BTS plus other turning movement 
volumes were obtained by adding the trip assignment volumes shown on Figure 3B to the existing 
plus BTS turning movement volumes shown on Figure 5. 
 
Figure 7 shows the 2025 base turning movement volumes at the key intersections.  Figure 8 shows 
the 2025 base plus BTS peak hour turning movement volumes at the key intersections.  Figure 9 
shows the intersection turning movement volumes for the 2025 base plus BTS plus other scenario.  
Figure 10 shows the 2035 base turning movement volumes at the key intersections.  Figure 11 
shows the 2035 base plus BTS peak hour turning movement volumes at the key intersections.  
Figure 12 shows the turning movement volumes for the 2035 base plus BTS plus other scenario.  
The 2025 and 2035 base turning movement volumes were estimated by applying a 2.4% average 
annual growth rate to the existing turning movement volumes.  The growth rate was derived 
from 20-year historic traffic data obtained from the Nevada Department of Transportation’s 
Annual Traffic Reports for count stations at the I-80/Mustang Interchange. 
 
 
INTERSECTION CAPACITY ANALYSIS 
 
The key intersections were analyzed for capacity based on procedures presented in the Highway 

Capacity Manual (2010), prepared by the Transportation Research Board, for unsignalized 
intersections. The result of capacity analysis is a level of service (LOS) rating for each 
unsignalized intersection minor movement.  Level of service is a qualitative measure of traffic 
operating conditions where a letter grade “A” through “F”, corresponding to progressively 
worsening traffic operation, is assigned to the intersection minor movement. 
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The Highway Capacity Manual defines level of service for stop controlled intersections in terms 
of computed or measured control delay for each minor movement.  The level of service criteria 
for unsignalized intersections is shown in Table 2. 
 

TABLE 2 
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS 

LEVEL OF SERVICE DELAY RANGE (SEC/VEH) 

A 10 
B >10 and 15 
C >15 and 25 
D >25 and 35 
E >35 and 50 
F >50 

 
 
Table 3 shows the level of service and delay results at the key intersections for the existing, 
existing plus BTS, and existing plus BTS plus other scenarios.  The capacity worksheets are 
included in the Appendix. 
 

TABLE 3 
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS 

EXISTING SCENARIOS 

 
 
INTERSECTION 

EXISTING EXISTING + BTS EXISTING 
+ BTS + OTHER 

AM PM AM PM AM PM 

N. Frontage Road & Underpass Road 
    Westbound Left-Thru 
    Northbound Left-Right 

 
A7.3 
A8.8 

 
A7.3 
A9.0 

 
A7.4 
B10.7 

 
A7.4 
B10.5 

 
A7.5 
B12.5 

 
A7.4 
B14.5 

N. Frontage Road & WB On-Ramp 
    Westbound Left-Thru 

 
A7.3 

 
A7.4 

 
A7.8 

 
A7.8 

 
A7.9 

 
A8.5 

S. Frontage-EB Off-Ramp & Underpass 
    Southbound Left-Thru 
    Northbound Thru-Right 
    Westbound Right 
    Eastbound Left-Thru-Right 

 
A7.3 
A9.2 
A8.4 
A9.4 

 
A7.3 
A8.8 
A8.5 
A9.0 

 
A7.4 
B10.8 
A9.3 
B11.3 

 
A7.4 
B10.1 
A9.3 
B10.5 

 
A7.5 
C18.4 
A9.6 
C20.4 

 
A7.4 
B10.9 
B11.2 
B11.5 

S. Frontage Road & EB On-Ramp 
    Eastbound Left-Right 

 
A7.3 

 
A7.3 

 
A7.7 

 
A7.7 

 
A7.9 

 
A8.5 

Mustang Road & Project Access 
    Northbound Left-Thru 
    Eastbound Left-Right 

 
N/A 
N/A 

 
N/A 
N/A 

 
A7.6 
B10.9 

 
A7.5 
B10.6 

 
A8.3 
B13.6 

 
A7.7 
C16.1 
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Table 4 shows the level of service and delay results at the key intersections for the 2025 base, 
2025 base plus BTS, and 2025 base plus BTS plus other scenarios.  
 

TABLE 4 
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS 

2025 SCENARIOS 

 
 
INTERSECTION 

2025 BASE 2025 BASE + BTS 2025 BASE 
+ BTS + OTHER 

AM PM AM PM AM PM 

N. Frontage Road & Underpass Road 
    Westbound Left-Thru 
    Northbound Left-Right 

 
A7.3 
A9.0 

 
A7.3 
A9.1 

 
A7.4 
B10.9 

 
A7.4 
B10.8 

 
A7.5 
B12.9 

 
A7.4 
C15.2 

N. Frontage Road & WB On-Ramp 
    Westbound Left-Thru 

 
A7.3 

 
A7.4 

 
A7.8 

 
A7.9 

 
A7.9 

 
A8.6 

S. Frontage-EB Off-Ramp & Underpass 
    Southbound Left-Thru 
    Northbound Thru-Right 
    Westbound Right 
    Eastbound Left-Thru-Right 

 
A7.3 
A9.5 
A8.5 
A9.6 

 
A7.3 
A8.9 
A8.5 
A9.1 

 
A7.4 
B11.1 
A9.4 
B11.7 

 
A7.4 
B10.3 
A9.4 
B10.7 

 
A7.5 
C19.8 
A9.6 
C22.8 

 
A7.4 
B11.1 
B11.3 
B11.8 

S. Frontage Road & EB On-Ramp 
    Eastbound Left-Right 

 
A7.3 

 
A7.4 

 
A7.7 

 
A7.8 

 
A7.9 

 
A8.6 

Mustang Road & Project Access 
    Northbound Left-Thru 
    Eastbound Left-Right 

 
N/A 
N/A 

 
N/A 
N/A 

 
A7.6 
B11.1 

 
A7.6 
B10.7 

 
A8.4 
B13.9 

 
A7.7 
C16.7 

 
 
Table 5 shows the level of service and delay results at the key intersections for the 2035 base, 
2035 base plus BTS, and 2035 base plus BTS plus other scenarios. 
 

TABLE 5 
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS 

2035 SCENARIOS 

 
 
INTERSECTION 

2035 BASE 2035 BASE + BTS 2035 BASE 
+ BTS + OTHER 

AM PM AM PM AM PM 

N. Frontage Road & Underpass Road 
    Westbound Left-Thru 
    Northbound Left-Right 

 
A7.3 
A9.1 

 
A7.3 
A9.3 

 
A7.5 
B11.2 

 
A7.4 
B11.1 

 
A7.5 
B13.4 

 
A7.4 
C16.4 

N. Frontage Road & WB On-Ramp 
    Westbound Left-Thru 

 
A7.4 

 
A7.4 

 
A7.9 

 
A7.9 

 
A8.0 

 
A8.7 
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S. Frontage/EB Off-Ramp & Underpass 
    Southbound Left-Thru 
    Northbound Thru-Right 
    Westbound Right 
    Eastbound Left-Thru-Right 

 
A7.3 
A9.8 
A8.5 
A9.9 

 
A7.3 
A9.0 
A8.6 
A9.2 

 
A7.4 
B11.6 
A9.4 
B12.3 

 
A7.4 
B10.4 
A9.5 
B10.8 

 
A7.5 
C22.1 
A9.7 

D26.5 
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North Frontage Road/Underpass Road Intersection 
 
The North Frontage Road/Underpass Road intersection was analyzed as an unsignalized three-leg 
intersection with stop sign control at the south approach for all scenarios.  The intersection minor 
movements currently operate at LOS A during both the AM and PM peak hours and will operate at 
LOS B or better with the addition of traffic generated by the BTS facility and other land uses.  For 
the 2025 base scenario the minor movements operates at LOS A during both the AM and PM peak 
hours and will operate at LOS C or better with the addition of traffic generated by the BTS facility 
and other land uses.  For the 2035 base scenario the minor movements will operate at LOS A during 
both the AM and PM peak hours and will operate at  LOS C or better with the addition of traffic 
generated by the BTS facility and other land uses.  The intersection was analyzed with the existing 
approach lanes for all scenarios. No improvements are recommended at the North Frontage Road/ 
Underpass Road intersection. 
 
 
North Frontage Road/I-80 Westbound On-Ramp Intersection 
 
The North Frontage Road/I-80 Westbound On-Ramp intersection was analyzed as an unsignalized 
three-leg intersection for all scenarios.  The westbound left turn movement currently operates at 
LOS A during both the AM and PM peak hours and will continue to do so with the addition of 
traffic generated by the BTS facility and other land uses.  For the 2025 base scenario the westbound 
left turn movement operates at LOS A for both the AM and PM peak hours and will continue to do 
so with the addition of traffic generated by the BTS facility and other land uses.  For the 2035 base 
scenario the westbound left turn movement continues to operate at LOS A for both the AM and PM 
peak hours and will continue to do so with the addition of traffic generated by the BTS facility and 
other land uses.  The intersection was analyzed with the existing approach lanes for all scenarios.  
No improvements are recommended at the North Frontage Road/I-80 Westbound On-Ramp 
intersection. 
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South Frontage Road/I-80 Eastbound Off-Ramp/Underpass Road Intersection 
 
The South Frontage Road/I-80 Eastbound Off-Ramp/Underpass Road intersection is an 
unsignalized four-leg intersection with stop sign control at the east, west, and south approaches. 
The Highway Capacity Manual does not accurately model this intersection configuration. The 
intersection was subsequently analyzed as an unsignalized three-leg intersection with stop sign 
control at the east and west approaches and the northbound through and right turn volumes shifted 
to the westbound left turn movement.   
 
The intersection minor movements currently operates at LOS A during both the AM and PM peak 
hours and will operate at LOS C or better with the addition of traffic generated by the BTS facility 
and other land uses.  For the 2025 base scenario the intersection minor movements operate at LOS 
A during both the AM and PM peak hours and will operate at LOS C or better with the addition of 
traffic generated by the BTS facility and other land uses.  For the 2035 base scenario the intersection 
minor movements operate at LOS A during both the AM and PM peak hours and will operate at 
LOS D or better with the addition of traffic generated by the BTS facility and other adjacent land 
uses. 
 
The capacity analysis results indicate an anticipated queue of 200 feet at the I-80 eastbound off-
ramp approach based on the 2035 base plus BTS plus other traffic volumes and the existing 
intersection configuration.  The analysis was performed with a 20% heavy vehicle factor for the 
eastbound through movement.  The existing off-ramp is more than 1,100 feet in length which will 
accommodate the anticipated queues as well as desirable deceleration length.  No improvements are 
recommended at the South Frontage Road/I-80 Eastbound Off-Ramp/Underpass Road intersection. 
    
 
South Frontage Road/I-80 Eastbound On-Ramp Intersection 
 
The South Frontage Road/I-80 Eastbound On-Ramp intersection was analyzed as an unsignalized 
three-leg intersection for all scenarios.  The eastbound left turn movement currently operates at 
LOS A during both the AM and PM peak hours and will continue to do so with the addition of 
traffic generated by the BTS facility and other land uses.  For the 2025 base scenario the westbound 
left turn movement operates at LOS A during both the AM and PM peak hours and will continue to 
do so with the addition of traffic generated by the BTS facility and other land uses.  For the 2035 
base scenario the westbound left turn movement continues to operate at LOS A during both the AM 
and PM peak hours and will continue to do so with the addition of traffic generated by the BTS 
facility and other land uses.  The intersection was analyzed with the existing approach lanes for all 
scenarios.  No improvements are recommended at the South Frontage Road/I-80 Eastbound On-
Ramp intersection. 
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Mustang Road/Project Access Intersection 
 
The Mustang Road/Project Access intersection was analyzed as an unsignalized three-leg 
intersection with stop sign control at the project access approach for all “plus BTS and other land 
use” scenarios.  For the existing plus BTS, 2025 base plus BTS, and 2035 base plus BTS traffic 
volumes the intersection minor movements operate at LOS B or better during the both the AM and 
PM peak hours.  For the existing plus BTS plus other, 2025 base plus BTS plus other, and 2035 
base plus BTS plus other traffic volumes the intersection minor movements operate at LOS C or 
better during the both the AM and PM peak hours.  The intersection was analyzed with single lanes 
at each approach for all scenarios. 
 
The need for an exclusive right turn lane on Mustang Road at the project access intersection was 
reviewed based Washoe County Regional Transportation Commission access management 
standards.  Mustang Road is not classified as a regional roadway and therefore an exclusive right 
turn lane is not required at the project access intersection.  However, it is recommended that the 
project access be constructed with a right turn deceleration taper and radius similar to an NDOT 
Type 4 approach in order to serve truck traffic. 
 
The preliminary site plan indicates that the project access roadway on Mustang Road will be located 
between the railroad bridge to the west and the Truckee River Bridge to the east.  It is recommended 
that the Mustang Road/Project Access intersection be designed to meet sight distance requirements. 
  
 
RECOMMENDATIONS 
 
Traffic generated by the proposed Mustang Industrial Development will have some impact on the 
adjacent street network.  The following recommendations are made to mitigate project traffic 
impacts. 
 
It is recommended that any required signing, striping, or traffic control improvements comply with 
Nevada Department of Transportation and Washoe County requirements. 
 
It is recommended that the Mustang Road/Project Access intersection be constructed with a right 
turn ingress taper and radius similar to an NDOT Type 4 approach and include stop sign control at 
the Project Access approach. 
 
It is recommended that the Mustang Road/Project Access intersection be designed to meet sight 
distance requirements. 
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APPENDIX  



TRANSMITTAL

SOLAEGUI ENGINEERS, LTD
715 H Street

Sparks, Nevada 89431
775-358-1004 Voice
77s-3s8-1098 FAX
e-mail: psolaegui@aol.com

TO: NDOT District lI

JOB #

DATE

ATTENTION

RE

: April7,2015

: Anita Lyday

Mustang Development

Quantity Description

Traffic Study
Site Plan

REMARKS:

The trafific study is attached. The site plan in printed at 11 x 17 size.If you want a

have one delivered to you. Thanks for your review and comment.
size copy I will

COPY TO:

TRANSMITTAL\Ivtustang Industrial NDOT

SIGNED:



1

Dan Salzer

From: psolaegui@aol.com

Sent: Tuesday, April 28, 2015 10:36 AM

To: Dan Salzer

Subject: Fwd: Scannell Mustang Industrial

Dan, 
We got this email acceptance of our study.  
Thanks 
Paul 
  
  
-----Original Message----- 
From: Lyday, Anita R <alyday@dot.state.nv.us> 
To: 'psolaegui@aol.com' <psolaegui@aol.com> 
Sent: Tue, Apr 28, 2015 7:58 am 
Subject: RE: Scannell Mustang Industrial 

The study appears to be satisfactory as written.  Thank you for your patience. 
  

Anita Lyday, PE, PTOE 

District II Urban Traffic Engineer 

Carson City and Washoe County 

775-834-8320 

  

alyday@dot.state.nv.us 
  
From: psolaegui@aol.com [mailto:psolaegui@aol.com]  

Sent: Wednesday, April 22, 2015 2:33 PM 

To: Lyday, Anita R 

Subject: Scannell Mustang Industrial 

  
Anita, 
A couple of weeks ago I forwarded a copy of  the Mustang Industrial traffic study to you. The developer has asked if you 
have any comments on the study? 
Thanks 
Paul 
 

This communication, including any attachments, may contain confidential information and is intended only for the 
individual or entity to whom it is addressed. Any review, dissemination or copying of this communication by anyone other 
than the intended recipient is strictly prohibited. If you are not the intended recipient, please contact the sender by reply e-
mail and delete all copies of the original message. 
      



 

ATTACHMENT L 

 

 
Alternative Access Route Information 

• Alternative Access Exhibit (dated December 2, 2015) 

• Concept Master Plan Option #2 (dated December 2, 2015) 

• Letter of Support from Hiatt Land & Development (dated 

December 7, 2015) 

• Email of Support from UPRR (dated December 16, 2015) 

• Letter of Support from Old Dominion Freight Line (dated 

December 17, 2015) 
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Dan Salzer

From: Terrel A. Anderson <TAANDERS@UP.COM>

Sent: Wednesday, December 16, 2015 1:16 PM

To: Dan Salzer

Cc: 'nanderson@up.com'; 'Shannon Hogan'

Subject: Re: Mustang Industrial Development - Reno, NV

Dear Mr. Salzer: 
 
As recently discussed, Scannell is developing a parcel in Washoe County, Nevada, in which improvements are required to 
access the site. According to the information we received, Scannell is considering the construction of a overpass that 
would cross a section of Union Pacific Railroad (UPRR) tracks near the I-80 / Mustang Road interchange east of Sparks, 
NV. UPRR requires grade separated crossings that clear span the railroad right-of-way and would consider such crossing 
in this location at the sole cost and expense of Scannell. A preliminary engineering agreement and full design documents 
meeting Union Pacific standards will be required to move this request forward. 
 
If you have any questions, please contact at 916- 390-3693  
 

 
Sincerely, 
 
Terrel  A. Anderson 
Manager Industry & Public Projects 
9451 Atkinson St.  
Roseville CA. 95747 
Office: 916 789-5134 
Cell 916 390-3693 
Fax: 402 233-3066 
taanders@up.com 
 
When Making a submittal to UPRR ensure that the following information is in the email subject or your plan will be 
rejected. 
Project type, % Plans, City, State, Street, RR Milepost, Subdivision, DOT#, and Lat/Long 

 
 

 

 
From:        Dan Salzer <dans@scannellproperties.com> 
To:        "'taanders@up.com'" <taanders@up.com> 
Cc:        'Shannon Hogan' <SBHogan@hollandhart.com>, "'nanderson@up.com'" <nanderson@up.com> 
Date:        12/16/2015 10:59 AM 
Subject:        Mustang Industrial Development - Reno, NV 

 

 

 

This email originated from outside of the company. Please use discretion if opening attachments or clicking on 

links. 
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Hi Terrel, 
  
Thank you for your time on the phone and for considering our request. Please see attached for the revised master plan which 

specifically calls out the grade separated overpass to clear the right-of-way. Please let me know if you have any questions or need 

anything else to move this forward. 
  
Thanks, 
  
Dan Salzer   
Scannell Properties  
821 Meander Court, Medina, MN 55340 
Direct: 763-331-8854  |  Cell: 763-242-1595 
dans@scannellproperties.com 
www.scannellproperties.com  

 




