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STAFF REPORT 

   
DATE: April 29, 2021  
TO: Chairman and Members, Northern Nevada Water Planning Commission (“NNWPC”) 
FROM: Chris Wessel Water Resources Program Manager 
 
SUBJECT: Presentation, discussion and possible action on the draft update to the Cost and Financing 

chapter for the 2021 Regional Water Management Plan ("RWMP") update; discussion and 
possible direction to staff. 

 
 

SUMMARY 
The Western Regional Water Commission, at their May 21, 2020 meeting, retained Catherine Hansford of 
Hansford Economic Consulting (“HEC”) to update the “Costs and Finance” chapter as part of the 2021 
RWMP update.  The chapter is a high-level analysis of costs associated with planned and recommended 
major facility improvement programs for water, wastewater, drainage, and flood management.  Cost data 
are summarized from local government and utility five-year capital improvement programs (“CIP”).  The 
chapter includes some major improvements anticipated beyond the five-year CIP timeframes for 
informational purposes, but because of a higher level of uncertainty, they are not included in the cost 
analysis.   
 
Catherine Hansford will provide a report on her progress to date and expected timeframes for completion 
of the updated chapter. 
 
RECOMMENDATION  
Staff recommends that the NNWPC accept the report on the consultant’s progress in revising Chapter 8 
“Finance & Costs” of the 2011 RWMP, and provide direction to staff as appropriate concerning this 
chapter as part of the development of the 2021 RWMP update. 
 
CWjp 
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Chapter 9 Cost and Financing 

Purpose and Scope 

This chapter satisfies Section 42.7 of the Act, presenting a summary of the costs associated with 
planned major facility improvements for water, wastewater, reclaimed water, storm drain, and 
flood management in the Planning Area. Facility cost data consists of a summary of the estimated 
costs identified in the City of Reno (“Reno”), City of Sparks (“Sparks”), Washoe County, Sun 
Valley General Improvement District (“SVGID”), Truckee River Flood Management Authority 
(“TRFMA”), and Truckee Meadows Water Authority (“TMWA”) five-year Capital Improvement 
Plans (“CIPs”), as well as very preliminary long-range planning cost estimates of major 
infrastructure. The chapter also provides an overview on funding sources and potential impacts 
of capital facilities costs on both existing and future users. 

This chapter presents currently available data; some capital improvement projects and associated 
costs in the longer-term are not readily available. Plans for capital spending continually change 
as new information becomes available and new priorities are established. As such, the information 
presented is useful in providing order of magnitude comparisons between the current plans for 
water-related infrastructure growth and those that were presented in the 2011 and 2016 regional 
water management plans. It demonstrates the relationship between economic activity, growth in 
population and housing needs, and the need for new water-related infrastructure. 

Summary and Findings 

The data provided by each of the water service agencies shows that greater spending on capital 
improvements is anticipated to occur in the next five years than was planned for in the previous 
two five-year intervals (2011 and 2016). Spending on infrastructure, including both rehabilitation 
of existing assets and building of new facilities, is projected to be 84% higher than in the 2011-
2015 time period and 48% higher than in the 2016-2020 time period, but perhaps the most 
important finding is that the utility providers are preparing for the anticipated growth in the region, 
as is reflected in the increase in infrastructure funded by developer fees. Developer-funded project 
costs are anticipated to be 400% greater than in the 2011-2015 time period and 174% greater 
than in the 2016-2020 time period.  

Spending on wastewater systems is anticipated to comprise 45-percent, and water systems 29-
percent, of total CIP spending over the five-year period from 2021 through 2025. The remaining 
costs will be spent on reclaimed water systems (14-percent), flood infrastructure (7-percent), and 
storm drainage facilities (6-percent). It is estimated that about $164.4 million will be spent annually 
on capital improvement projects for existing and new infrastructure over the first five-year period, 
and at least $35.9 million will be spent annually through the following fifteen-year period on critical 
new infrastructure alone. Costs over the fifteen-year period in this chapter are lower than actually 
expected for several reasons; first, the level of planning detail is low and costs are refined over 
time as the scope of improvements becomes better known; second, some cost data is not 
available at this time (although some idea of improvement needs are known, there has not been 
a scoping of budget conducted); and third, costs typically increase over time. 

All costs presented in this chapter are expressed in 2021 dollars.  

Impacts to the current users of the water systems cannot be estimated in this chapter because 
each agency employs different rate structure methodologies and has different philosophies in 
their approach to rate-setting. Impacts to future users of the systems similarly cannot be 
estimated; however, the impact of fees charged to new users is analyzed within context of the 
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overall development fee and cost burden to evaluate the significance of water-related fees in 
development decisions. The analysis finds that water-related fees are a relatively insignificant 
factor driving land development decisions compared to other factors, primarily economic factors 
at both the macro (US in general) and micro (regional) levels; however, the level of fees can 
encourage or discourage development in certain parts of the region. 
 
Background 
 
The 2016 RWMP documented the continued need to provide for on-going repair and replacement 
of existing infrastructure, and it recognized the need for investment in new facilities to serve 
growth, almost doubling the estimated five-year CIP costs to be funded with developer fees. At 
that time, it was projected approximately $90.1 million per year would be spent on all water-related 
improvement projects in the next five-year period (through 2020), with the exception of the 
TRFMA’s costs which were excluded because they were very much in flux at the time. There have 
been several changes in the region since the 2016 RWMP was completed, most notably the 
steady continual improvement of the region’s prosperity. As illustrated in Figure 9-1, in 2020 there 
were 42,400 more employed persons than in 2015, and there were approximately 1.2 times as 
many new residential building permits being pulled in 2020 as in 2015. The data indicates 
confidence in the region for continual growth, but even more importantly, real estate forecasts 
show a need for the amount of new housing to be built to be more critical than ever. The stock of 
housing in the Truckee Meadows has dwindled dramatically. The combination of a strong 
economy, low interest rates, migration of households from California, shortage of supply materials 
(in particular lumber) and other materials due the Covid-19 pandemic that began in March 2020, 
and tightening of control of the housing supply pipeline to a few publicly-traded development 
companies, has led to a classic demand-supply problem in the Truckee Meadows. Housing prices 
have soared and the ‘missing middle’ income bracket of households has been pushed to the 
rental market, putting pressure on the existing housing stock and creating a steady demand for 
apartments.    
 

Figure 9-1 Employment and Building Permits 2010-2020 
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9.1 Financial Summary 
 
Planned improvements for the water, wastewater, reclaim, flood and storm water programs in the 
region are developed through the service provider staff and local government decision-making 
CIP process. The CIPs are intended to accommodate planned growth, meet existing and 
anticipated regulatory requirements, and provide for ongoing infrastructure repair and 
replacement projects to extend the useful life of existing facility assets. Although individual project 
implementation decisions remain at the discretion of the utilities providers and local governments, 
one priority of all of these entities is to strive to maximize the use of existing assets and minimize 
costs to keep utility rates and charges affordable. 
 
9.1.1 Costs Included in the Financial Summary 
 
A summary of the estimated costs identified in the Reno, Sparks, Washoe County, SVGID, 
TMWA, TRFMA, and Central Truckee Meadows Remediation District (“CTMRD”) five-year CIPs 
is presented below (see Appendix I for detailed lists). The level of the analysis of alternatives for 
financing and funding described in Section 42.7 of the Act is extensive and much of the data 
required by the statute is not readily available due to the uncertain economic conditions; therefore, 
this analysis is limited to a summary of available cost data provided by each of the service 
providers. The Great Basin Water Company (“GBWC”), a private utility provider with regulatory 
activity overseen by the Nevada Public Utility Commission, which provides water and sewer 
services in the Cold Springs and Spanish Springs areas, has not participated in the sharing of 
data for this chapter. 
 
Costs included in this analysis are: 
 
Water Infrastructure 
 

 Water production facilities (surface water treatment plants and groundwater wells); 

 Major water transmission and storage facilities; 

 Intertie pipelines between water providers (TMWA and SVGID); and 

 System reliability improvements. 

 
Reclaimed Water Infrastructure 
 

 Effluent reuse storage and distribution facilities. 
 
Wastewater Infrastructure 
 

 Major collection facilities; and 

 Treatment plant expansions and upgrades. 
 
Storm Water / Flood Control Infrastructure 
 

 Major interceptors; 

 Storm water detention facilities; and 

 Completion of flood protection facilities by TRFMA. 
 

Costs excluded from this analysis are: 
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 Developer-built infrastructure to serve new development; 

 Costs for purchase of water rights for new users; 

 Costs for project-driven capture and detention of storm water runoff; 

 Costs for local water distribution facilities; 

 Costs for local sanitary sewer collection facilities; and 

 Costs for local reclaim distribution facilities. 

 
Tables 9-1 through 9-5 summarize the planned water, wastewater, reclaim, flood and storm water 
CIP expenditures for the next five years for each of the service providers and shows currently 
identified funding sources. All costs are shown in year 2021 millions of dollars (costs have not 
been inflated for future years). The CIPs for the CTMRD and the Golden Valley Recharge project 
are presented in Table 9-3 under Washoe County; both of these program costs are paid for with 
customer rates. 
 

Table 9-1 Five-Year CIP for Reno 

 

 
Note: Further study of phased wastewater treatment plant expansions and effluent management options may lead to a 
revised CIP for sewer treatment and reclaimed water facilities with changed amounts funded by rates and fees. 
 
 

Table 9-2 Five-Year CIP for Sparks 

 

 
Note: The Storm Water plan will be updated in the next 5-year timeframe. 
 
 
 
 
 
 

CUSTOMER 

RATES

DEVELOPER 

FEES GRANTS

5‐YEAR 

TOTAL

Sewer Collection $0.5 $11.7 $0.0 $12.2

Sewer Treatment ‐ Truckee Meadows Water Reclamation Facility $15.5 $1.7 $0.0 $17.1

Reclaimed Water $0.4 $0.0 $0.0 $0.4

Storm Water $1.6 $16.7 $0.0 $18.3

Flood Water $0.0 $0.4 $0.0 $0.4

Total City of Sparks $17.9 $30.4 $0.0 $48.4

Millions of Dollars

CUSTOMER 

RATES

DEVELOPER 

FEES GRANTS

5‐YEAR 

TOTAL

Sewer Collection $0.5 $11.7 $0.0 $12.2

Sewer Treatment ‐ Truckee Meadows Water Reclamation Facility $15.5 $1.7 $0.0 $17.1

Reclaimed Water $0.4 $0.0 $0.0 $0.4

Storm Water $1.6 $16.7 $0.0 $18.3

Flood Water $0.0 $0.4 $0.0 $0.4

Total City of Sparks $17.9 $30.4 $0.0 $48.4

Millions of Dollars
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Table 9-3 Five-Year CIP for Washoe County 

 

 
 
 

Table 9-4 Five-Year CIP for SVGID 

 

 
 
 

Table 9-5 2021-2025 CIP for TMWA 
 

 
 
In total, the public service providers have identified expenses of $821.9 million for water-related 
infrastructure over the next five years. Figure 9-2 illustrates total estimated costs by utility type, 
and major funding sources.  
 
 
 

CUSTOMER 

RATES

DEVELOPER 

FEES GRANTS

5‐YEAR 

TOTAL

Sewer Collection $29.1 $16.6 $0.0 $45.7

Sewer Treatment ‐ South Truckee Meadows Water Reclamation Facility $0.0 $80.4 $0.0 $80.4

Sewer Treatment ‐ Cold Springs Water Reclamation Facility $1.1 $37.1 $0.0 $38.2

Sewer Treatment ‐ Lemmon Valley Water Reclamation Facility $0.9 $5.5 $0.0 $6.4

Reclaimed Water $12.3 $22.2 $0.0 $34.6

Storm Water $0.9 $0.0 $0.0 $0.9

Total Washoe County $44.4 $161.8 $0.0 $206.2

Central Truckee Meadows Remediation (Water) $5.0 $0.0 $0.0 $5.0

Golden Valley Recharge (Water) $0.0 $0.0 $0.0 $0.0

Millions of Dollars

CUSTOMER 

RATES

DEVELOPER 

FEES GRANTS

5‐YEAR 

TOTAL

Water Distribution $3.1 $0.1 $0.0 $3.3

Sewer Collection $1.8 $0.3 $0.0 $2.1

Total Sun Valley General Improvement District $4.9 $0.4 $0.0 $5.4

Millions of Dollars

CUSTOMER 

RATES

DEVELOPER 

FEES GRANTS

5‐YEAR 

TOTAL

[1] [2] [3]

Raw Water Supply & Groundwater Development $12.5 $12.6 $0.0 $25.1

Treatment $27.4 $2.7 $0.0 $30.1

Distribution $74.9 $32.2 $0.0 $107.2

Storage $11.5 $8.7 $0.0 $20.3

Hydroelectric & Other $32.9 $7.9 $5.6 $46.4

Total Truckee Meadows Water Authority $159.3 $64.1 $5.6 $229.1

[1] Includes funding from STMGID reserves.

[2] Includes meter retrofit and sustainability fees, and developer reimbursements.

[3] Includes insurance settlement.

Millions of Dollars
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Figure 9-2 Five-Year Estimated CIP Costs by Water Utility 
 

 
 
 
A summary of the total costs by utility type, further disaggregated by service provider, is presented 
in Table 9-6. The largest expenditures are for sewer infrastructure (45-percent of total 
expenditures), and water (29-percent of total expenditures). It is estimated that existing customers 
will pay 59-percent, and new customers will pay 40-percent of the total costs. Grants are secured 
to fund a portion of the TRFMA estimated costs. Sales taxes will pay for the remainder of the 
TRFMA estimated costs. 
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Table 9-6 2021-2025 Projected Five-Year CIPs for the Region 
 

 
 
A comparison of total five-year CIP costs between the 2011 RWMP, 2016 RWMP, and the 2021 
RWMP update is shown in Table 9-7. The 2011 and 2016 RWMP costs have been inflated to 
2021 dollars to provide a current dollar comparison. As shown, total costs for repair and 
rehabilitation of the existing systems (funded by user rates) are anticipated to increase, but a 
greater increase is anticipated in costs for new infrastructure (funded by developer fees). 
Spending on infrastructure, including both rehabilitation of existing assets and building of new 
facilities, is projected to be 84% higher than in the 2011-2015 time period and 48% higher than in 
the 2016-2020 time period, but perhaps the most important finding is that the utility providers are 

UTILITY TYPE

CUSTOMER 

RATES

DEVELOPER 

FEES GRANTS

5‐YEAR 

TOTAL

PERCENT OF 

TOTAL

WATER 2021 Dollars

TMWA  [1] $159.3 $64.1 $5.6 $229.1 28%

SUN VALLEY GID $3.1 $0.1 $0.0 $3.3 0%

CTMRD $5.0 $0.0 $0.0 $5.0 1%

TOTAL WATER $167.5 $64.3 $5.6 $237.4 29%

SEWER

WASHOE COUNTY $31.1 $139.6 $0.0 $170.7 21%

SUN VALLEY GID $1.8 $0.3 $0.0 $2.1 0%

RENO $140.7 $23.9 $0.0 $164.5 20%

SPARKS $16.0 $13.4 $0.0 $29.3 4%

TOTAL SEWER $189.6 $177.1 $0.0 $366.7 45%

RECLAIM

WASHOE COUNTY $12.3 $22.2 $0.0 $34.6 4%

SPARKS $0.4 $0.0 $0.0 $0.4 0%

RENO $29.5 $50.8 $0.0 $80.3 10%

TOTAL RECLAIM $42.2 $73.1 $0.0 $115.3 14%

STORM

WASHOE COUNTY $0.9 $0.0 $0.0 $0.9 0%

RENO $28.9 $0.0 $0.0 $28.9 4%

SPARKS $1.6 $16.7 $0.0 $18.3 2%

TOTAL STORM $31.4 $16.7 $0.0 $48.1 6%

FLOOD

SPARKS $0.0 $0.4 $0.0 $0.4 0%

FLOOD AUTHORITY [2] $51.7 $0.0 $2.5 $54.2 7%

TOTAL FLOOD $51.7 $0.4 $2.5 $54.5 7%

GRAND TOTAL $482.3 $331.5 $8.1 $821.9 100%

AVERAGE PER YEAR $164.4

[1] Includes insurance settlement money in the grant column.

[2] The Truckee River Flood Management Authority does not charge customer rates; 

  revenues in this column are from sales tax.

Figures in Millions of Dollars
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preparing for the anticipated growth in the region, as is reflected in the increase in infrastructure 
funded by developer fees. Developer-funded project costs are anticipated to be 400% greater 
than in the 2011-2015 time period and 174% higher than in the 2016-2020 time period. 
 

Table 9-7 Comparison of 2011, 2016, and 2021 Five-Year CIP Funding Sources 
 

 
 
 

The Truckee River Flood Management Authority’s (“TRFMA”) capital improvement projects, which 
are not included in Table 9-7 above, total approximately $54.2 million in the next five years. 
TRFMA currently operates from a 1/8-cent cent Washoe County sales tax. This funding source 
has been leveraged with bond sales to enable some land acquisitions and small capital 
purchases; however, it is largely used for operations costs of the TRFMA. TRFMA is proposing 
to pay for the project with its 1/8-cent sales revenues, by leveraging public-private partnerships, 
and with grant funds. Due to recent events and decisions made by the US Army Corps of 
Engineers, TRFMA does not anticipate receiving any funding from the Army Corps of Engineers; 
instead, planned flood protection improvements will be paid for with TRFMA’s revenue stream. 
The first major project is the Vista Narrows project, for which TRFMA has been saving and setting 
money aside for, and should not have to incur any debt for. 
 
9.1.2 CIP Needs 2026-2040 
 
For most utilities, estimating capital improvement needs beyond five years can be very 
challenging because of unknown future rates of growth, unknown standards of compliance for 
environmental and other public health regulations, the need to secure land purchases or 
easements, and many other reasons. Many utilities do not attempt to look beyond five to ten 
years; however, because the 2021 RWMP timeframe is twenty years, some extremely preliminary 
numbers to serve new growth are presented in this chapter. The cost data presented in Table 9-
8 should be considered an absolute minimum of investment necessary for capital infrastructure.  
In addition, solutions for expansion of certain wastewater treatment plants to meet effluent 
generation needs for new developments outside of their current service territory, have yet to be 
developed. All of the long-range planning costs are subject to change due to multiple factors 
including: uncertainties concerning expected growth patterns and type of growth, potential capital 
improvement projects/changes, and constraints for effluent disposal which include a changing 
regulatory framework which has the potential to dramatically alter options for wastewater 
treatment plant effluent. Support tables are provided in Appendix I. 

RWMP [1] RWMP RWMP [1]

Projects Funded by 2011 2016 2021

[3] [2] [2]

2021 $s 2021 $s 2021 $s

User Rates $351.52 $396.4 $436.3

Percent of Projects ‐ Existing Customers 84% 77% 57%

Developer Fees $66.35 $120.9 $331.5

Percent of Projects ‐ New Customers 16% 23% 43%

Total $417.9 $517.3 $767.7

[1] Excludes the Truckee River Flood Project as this was not included in the 2016 RWMP 5‐Year CIP cost.

[2] Inflated by the ENR CCI. 

[3] Grants, insurance settlement and other funding sources not included. 
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Major facilities included in the cost estimates in Table 9-8 include: 
 

 Truckee Meadows Water Reclamation Facility nitrogen removal solution estimated at 
$50.0 million using enhanced coagulation; 
 

 South Truckee Meadows Water Reclamation Facility additional screening and mixing, 
additional solids management, additional controls and expansion of effluent reuse sites 
estimated at $52.0 million; 
 

 Cold Springs Water Reclamation Facility expansion phase two, effluent filter and pump 
system, solids management, disinfection, pumping, storage and distributed estimated at 
$72.5 million; 
 

 Sewer collection new pipelines $164.8 million. A twenty-year sewer collection systems 
cost was developed for this chapter using TMRPA land use estimates and average cost 
data per lineal foot of new pipe. The sewer collection system cost was based on 
development in the areas shown in Figure 9-2 (prepared by TMRPA); 
 

 Water infrastructure based on TMWA’s Facility Plan, with the cost estimates inflated to 
current day dollars at $57.5 million; note however, TMWA’s planned groundwater 
treatment plant in Sparks and Chalk Bluff surface water treatment plant phase four 
expansion, likely needed after 2035, are not included; 
 

 Storm water collection and improvements projected at $141.6 million using estimated 
costs for the next 5-year CIPs for the cities of Sparks and Reno. 

 
Table 9-8 Summary of Long-Term CIPs (2026-2040) 

 

 

Improvement 2026‐2030 2031‐2035 2036‐2040 TOTAL

2021 Dollars

TMWA ‐ WATER $29.4 $4.1 $24.0 $57.5

STORM WATER

Sparks ‐ estimate using next 5‐Year CIP annual spending $86.7

Reno ‐ estimate using next 5‐Year CIP annual spending $54.9

TOTAL STORM WATER $141.6

SEWER COLLECTION

Reno $39.6 $33.3 $26.9 $99.8

Sparks $15.4 $9.3 $12.1 $36.8

Washoe County $2.2 $4.2 $1.4 $7.8

Sun Valley $8.6 $5.9 $5.9 $20.4

TOTAL SEWER COLLECTION $65.7 $52.7 $46.3 $164.8

WASTEWATER TREATMENT 

TMWRF $50.0

STMWRF $52.0

CSWRF $72.5

RSWRF ‐‐‐

TOTAL WASTEWATER TREATMENT $174.5

TOTAL INFRASTRUCTURE 2026‐2040 $538.3

TOTAL PER YEAR $35.9

Figures in Millions of Dollars

Fiscal Year Period
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Figure 9-3 Wastewater Analysis Zones by Jurisdiction and Treatment Facility Service 
Area 
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Table 9-8 excludes repair and replacement of existing facilities for all the water utility systems 
(including TRFMA assets and SVGID’s water distribution system). These costs are addressed 
through collection of rates for depreciation.  
 
A good management practice for water utilities is to include the cost of depreciation in the rates. 
Depreciation is used as a proxy for the amount of money that should be collected each year so 
that existing facilities can be replaced when they reach the end of their useful life. While this is a 
good management practice it raises rates and can be politically difficult to do. In addition, without 
routine updates to rates (with a rate review at least every five years), the amount collected for 
depreciation can quickly become eroded. It is unknown exactly how much each agency is 
collecting in its rates; however, the comprehensive annual financial report for each agency shows 
how much depreciation is for each of the water-related utilities. Table 9-9 shows the total amount 
that would be collected if 100 percent of annual depreciation was included in the rates. Support 
tables are provided in Appendix I.  
 

Table 9-9 Annual Depreciation by Agency 

 

 
 
9.1.3 Funding Alternatives 
 
Water, wastewater, storm drain and effluent (reclaimed water) systems are funded through a 
combination of different sources. Water-related utility services are accounted for in enterprise 
funds. Enterprise funds are self-funding and are not intended to be supported by any other 
governmental fund. As such, water-related utility services are primarily funded by users of the 
system who pay user charges (rates or fees). The exception to this is the TRFMA, which is 
primarily funded by sales taxes and grants.  
 
Most systems have separate operating and capital funds. Operating funds pay for ongoing 
operations costs such as personnel costs, administrative costs, routine (small) repair and 
replacement, fleet, utilities, supplies, technology, security costs and so forth. Capital funds pay 
for larger repair and replacement of existing assets as well as new capital facilities, for example 
expansion of a treatment facility, new pumps, booster stations and so forth. 
 
Existing customers pay for operations and replacement of existing facilities with rates. Other 
sources of revenue include interest income, late charges, and small sources of miscellaneous 
income. For capital facilities rate revenue alone is often insufficient to pay for large facility costs 
and maintain adequate cash flow for operations. Capital facilities are often bond-funded, or funded 
with other mechanisms such as a commercial paper program. Low-cost financing is available 

Agency

Annual 

Depreciation

Figures in Million of Dollars

Reno (sewer, storm) $11.21

Sparks (sewer, storm, flood) $7.24

Washoe County (sewer, water remediation) $3.52

Sun Valley (water, sewer) $1.32

TMWRF (wastewater) $7.68

TMWA (water) $32.83

Total Annual Depreciation $63.80

5-5-2021: NNWPC Agenda Item 7 
Attchement 



Comprehensive Regional Water Management Plan 
2021-2040 Update 

 
June 2021 Chapter 9 Cost and Financing 
 9-14 

through the Nevada Department of Environmental Protection’s water and wastewater State 
Revolving Fund (“SRF”) programs for projects necessary to meet the Safe Drinking Water Act, 
and for other projects that primarily benefit existing users. Another lower-cost financing source as 
an alternative to general obligation or revenue bond funding is to sell bonds through the State 
Bond Bank. By selling bonds for multiple agencies in an offering the State Bond Bank is able to 
reduce the costs of the bond sale (bond counsel, underwriting costs and so forth) to each agency, 
and because the bonds are backed by the State of Nevada, preferential interest rates are also 
passed along to each agency.  
 
Payments by users of the system may also be in the form of a self-imposed tax or assessment 
such as a Special Assessment District (“SAD”). SADs are established when there is a need for 
work (i.e., installation/repair of sidewalks, installation of sewer systems, paving of streets) that 
would be considered to benefit a specified group of parcels. The cost of the work done is 
apportioned to the benefited property on a pro-rata basis, and becomes a lien against that 
property until the assessment amount is paid in full. 
 
Grant funding and principal forgiveness is occasionally available for capital projects. Sources of 
grant funding include United States Department of Agriculture Rural Utilities, Community 
Development Block Grant funds, United States Army Corps of Engineers, and the Bureau of 
Reclamation. Some projects may qualify for principal forgiveness under the SRF programs. 
 
Capital facilities benefiting new users of the system are recovered in system development 
charges, otherwise known as connection fees. When facilities are built to serve specific new 
development areas, they may be funded by impact fees.  
 
9.2 Potential Impacts to Existing User Rates and Developer Fees 
 
Incremental developer connection fees and changes to monthly rates charged to single family 
residences in the planning area cannot be calculated with precision from the information 
summarized for this plan. Actual rates and fees will vary by utility provider, depending on, but not 
limited to the following: 
 

 Actual costs of infrastructure and distribution of costs among utilities when applicable; 

 Cost sharing agreements between participating service providers; 

 Costs of financing instruments; and 

 Board decisions on rate and fee setting. 

 
Costs of water-related utilities services are shared by existing and future users. Existing users’ 
costs include the operating costs of the existing system, rehabilitation and repair of existing assets 
in the CIP, debt service on infrastructure, and collection for depreciation or future system 
rehabilitation needs. Existing users’ costs are captured in their rates, fees or charges for services 
in monthly bills. Future users’ costs are collected in connection fees or impact fees. Future users’ 
costs include costs incurred to expand capacity specifically to serve new development and/or 
future users’ buy-in to existing capacity that is currently not utilized. 
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9.2.1 Estimated Incremental Changes to Rates (Existing User Fees) 
 
Most utilities’ operating costs increase in the range of at least three percent to five percent each 
year. Just as the price of other goods increase over time, utility customers should expect their 
utility bills to increase over time. It is usual for utility operating costs to increase each year at a 
rate greater than consumer price indices, or other indices such as the Engineering News Record 
Construction Cost Index. The most recent 20-year average annual increase for the Engineering 
News Record Construction Cost Index is 3.1 percent, and the most recent 20-year average annual 
increase for the West Region Consumer Price Index is 2.2 percent. In May 2019, the American 
Water Works Association released an article, “Rate survey: water cost increases outpacing other 
U.S. goods and services” in which it reported between 2014 and 2018 water rates increased 
5.1% per year and wastewater rates increased 5.6% per year. In June 2020 the National 
Association of Clean Water Agencies determined that the cost of wastewater service more 
than doubled the rate of inflation over the past twelve months, the 18th consecutive year that 
the increase in charges has outpaced inflation.  
 
When utilities do not adequately fund the costs to repair or replace major assets in the system 
user bills may see a spike greater than a typical five to six percent range of annual increase. Other 
factors that may cause greater than typical increases may include pass-through of wholesale 
costs, new Federal, State, or local, health and safety or environmental regulations, addition of 
personnel or higher-qualified personnel, such as a grade three rather than a grade two operator, 
necessary to meet operating requirements, and other costs out of control of the local agency, 
such as changes to insurance or retirement plans that the utility has to absorb.  
 
The rate schedules include both the costs to be borne by existing users and potentially costs to 
be borne by future users when the existing users pay for increased capacity to serve new 
development up-front. Because each agency’s rate structures are different, and because their 
funding preferences differ (pay-as-you-go with cash versus bonding for example) it is impossible 
to estimate future rates based on the CIPs presented in this chapter. Each agency needs to 
evaluate its financial needs, financing strategy, and in particular, determine the level of 
depreciation to include in their rates. Figure 9-3 shows the difference in monthly bills by jurisdiction 
for residential units (single family and multi-family) under current rate structures. In the figure a 
single-family unit uses 15,000 gallons of water and a multi-family unit uses 8,000 gallons of water. 
Bill comparisons only show a snapshot in time; since service providers are on different cycles for 
rate updates, the combined water and sewer bill might be higher in one jurisdiction one year and 
higher in another jurisdiction in the next year. Support tables showing rate schedules for each 
agency are provided in Appendix J. 
 
  

5-5-2021: NNWPC Agenda Item 7 
Attchement 



Comprehensive Regional Water Management Plan 
2021-2040 Update 

 
June 2021 Chapter 9 Cost and Financing 
 9-16 

Figure 9-4 Comparison of Monthly Bills 

 
 

 

9.2.2 Estimated Incremental Changes to Connection Fees (New User Fees paid by 
Development) 

 
As previously described, water-related utilities charge connection fees or impact fees to new 
development so that growth pays for itself and existing customers are not burdened with the cost 
of growth. The water-related utility can either collect the fee and build the facilities or alternatively 
require the new development to install all the facilities to their standards and specifications and 
contribute (or turn over) the facilities to the water utility. Both approaches are used in the Truckee 
Meadows. For a development that builds all the required facilities a connection fee is not 
applicable.  
 
Connection and/or impact fees will increase or decrease over time depending on the planned 
facilities needed to accommodate new growth and the number of units that the costs are spread 
over. The cost burden memorandum in Appendix K shows total fees paid by a single-family unit 
to develop in Reno, Sparks, and Washoe County. Fees paid are dependent not only on location 
but also potential demand for service as measured in gallons per minute for TMWA. Each of the 
service providers will incorporate their CIPs presented in this chapter to update their connection 
and impact fees. Since the change will be different for each agency no attempt has been made 
to calculate update fees in this chapter. The level of water-related fees, however, is not the primary 
driver of development in the region; moderate increases to the current level of fees should not 
have a major impact on the pace or location of new development. This conclusion is based on a 
separate memorandum that was prepared, and is provided in Appendix K, to analyze the total 
cost burden to new residential development of water-related costs in the context of all other costs 
paid by new residential development.  
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The analysis provided in Appendix K is a very high-level analysis. It does not provide details as 
to how each of the fees were determined by their respective agencies, nor does it provide any 
recommendations for change. The analysis finds that both single family and multi-family market-
rate housing development is financially feasible for all greenfield and likely most infill development 
in the Truckee Meadows Service Area. Overall, the level of water utility fees represents a small 
portion of total development costs. The level of development fees may be a factor for a developer 
in selecting one site over another, but it is not the primary factor; there are both macro and micro 
economic factors, not to mention topography of a site, that have greater influence over whether 
to develop and where to develop. In addition, the analysis found that TMWA water fees, which 
reflect the cost of infrastructure by service area as well as the size of different housing types (and 
therefore water demands), encourage infill development. Sewer connection fees, however, do not 
vary by residential unit size or sub-area; they do not encourage infill development.  
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Table I.1: Full List of 5‐Year CIPs DRAFT

PROVIDER PROJECT NAME 2021 2022 2023 2024 2025 5‐YR TOTAL

TRUCKEE MEADOWS WATER AUTHORITY

WATER GIS / GPS System Mapping Equipment  RATES $0 $20,000 $0 $20,000 $0 $40,000

WATER IT Server Hardware RATES $180,000 $30,000 $45,000 $30,000 $0 $285,000

WATER IT Network Security Upgrades  RATES $45,000 $160,000 $70,000 $10,000 $0 $285,000

WATER IT Physical Access Security Upgrades RATES $60,000 $60,000 $60,000 $60,000 $0 $240,000

WATER Printer / Scanner Replacement RATES $40,000 $50,000 $0 $100,000 $0 $190,000

WATER Crew Trucks / Vehicles  RATES $650,000 $750,000 $750,000 $850,000 $950,000 $3,950,000

WATER Emergency Response Projects RATES $150,000 $150,000 $150,000 $150,000 $150,000 $750,000

WATER CIS System Replacement  RATES $1,000,000 $0 $0 $0 $0 $1,000,000

WATER Emergency Operations Annex  Design / Construction  RATES $0 $0 $0 $250,000 $250,000 $500,000

WATER System Wide Asphalt Rehabilitation  RATES $250,000 $200,000 $200,000 $200,000 $200,000 $1,050,000

WATER Physical Access Control System Upgrade RATES $200,000 $0 $0 $0 $0 $200,000

WATER CSR Work Area Security Upgrade RATES $360,000 $0 $0 $0 $0 $360,000

WATER Physical Site Security Improvements RATES $200,000 $150,000 $100,000 $100,000 $100,000 $650,000

WATER Medeco Intelligent Key System RATES $0 $150,000 $100,000 $100,000 $0 $350,000

WATER Meter Reading Equipment  RATES $0 $60,000 $0 $75,000 $0 $135,000

WATER New Business Meters  CONNECTION FEES $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

WATER Mueller Pit Replacements former Washoe County  RATES $125,000 $125,000 $125,000 $125,000 $125,000 $625,000

WATER Galvanized / Poly Service Line Replacements  RATES $250,000 $250,000 $250,000 $250,000 $250,000 $1,250,000

WATER AMI Automated Meter Infrastructure (73%) RATES $1,533,000 $4,380,000 $4,380,000 $4,380,000 $730,000 $15,403,000

WATER AMI Automated Meter Infrastructure (27%) METER RETROFIT $567,000 $1,620,000 $1,620,000 $1,620,000 $270,000 $5,697,000

WATER STMGID Mueller Pit Replacements  STMGID RESERVE $50,000 $0 $0 $0 $0 $50,000

WATER Pressure Regulators Rehabilitation  RATES $0 $1,000,000 $500,000 $500,000 $500,000 $2,500,000

WATER Pressure Reducing Valve ( Roll Seal) Removal RATES $400,000 $0 $0 $0 $0 $400,000

WATER Land Acquisitions  RATES $250,000 $250,000 $250,000 $250,000 $250,000 $1,250,000

WATER Desert Fox Standby Generator  RATES $0 $150,000 $0 $0 $0 $150,000

WATER Disc Drive Low Head Pump Station and Mains CONNECTION FEES $1,900,000 $1,900,000 $0 $0 $0 $3,800,000

WATER Longley Booster Pump Station / Double R Capacity Increase  CONNECTION FEES $0 $250,000 $1,000,000 $0 $0 $1,250,000

WATER Pump Station Oversizing  RATES $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

WATER Pump Station Rebuilds, Rehabilitations  RATES $1,200,000 $250,000 $250,000 $250,000 $250,000 $2,200,000

WATER Sullivan #2 Booster Pump Station  Replacement (90%) RATES $0 $0 $0 $0 $72,000 $72,000

WATER Sullivan #2 Booster Pump Station  Replacement (10%) CONNECTION FEES $0 $0 $0 $0 $8,000 $8,000

WATER Mount Rose Well #3 Pump Station Improvements  RATES $250,000 $0 $0 $0 $0 $250,000

WATER Standby Generator Improvements  RATES $150,000 $150,000 $150,000 $150,000 $150,000 $750,000

WATER Idlewild Booster Pump Station Improvements  RATES $100,000 $1,200,000 $0 $0 $0 $1,300,000

WATER Raleigh to Fish Springs Booster Pump Station CONNECTION FEES $0 $300,000 $1,600,000 $0 $0 $1,900,000

WATER Southwest Pump Zone Consolidation Phase 1 (76%) RATES $0 $250,800 $4,810,800 $0 $0 $5,061,600

WATER Southwest Pump Zone Consolidation Phase 1 (24%) CONNECTION FEES $0 $79,200 $1,519,200 $0 $0 $1,598,400

WATER Spanish Springs #1 Pump Zone Intertie  RATES $600,000 $0 $0 $0 $0 $600,000

WATER STMGID Tank #4 Booster Pump Station / Transmission Line  CONNECTION FEES $0 $0 $0 $0 $550,000 $550,000

WATER Wildwood 2 Pressure Regulating Station Scada Control  CONNECTION FEES $0 $0 $100,000 $0 $0 $100,000

WATER Southwest Pump Zone Consolidation Phase 2 (76%) RATES $0 $0 $38,000 $752,400 $0 $790,400

WATER Southwest Pump Zone Consolidation Phase 2 (24%) CONNECTION FEES $0 $0 $12,000 $237,600 $0 $249,600

WATER Sierra Summit‐Kohl's Zone Consolidation RATES $0 $0 $380,000 $400,000 $0 $780,000

WATER Wild Mustang Regulated Pressure Zone RATES $0 $0 $50,000 $380,000 $0 $430,000

WATER Twin Lakes Booster Pump Station  RATES $400,000 $0 $0 $0 $0 $400,000

WATER Thomas Creek #4 PRS RATES $0 $0 $0 $170,000 $0 $170,000

WATER Kings Row 1 Booster Pump Station RATES $50,000 $0 $0 $0 $0 $50,000

WATER Spring Creek Tanks #3&4 Booster Pump Station Modifications CONNECTION FEES $0 $0 $0 $600,000 $0 $600,000

WATER Lazy 5 Low Head Pump Station & Mains CONNECTION FEES $150,000 $1,200,000 $0 $0 $0 $1,350,000

WATER Common (Stonegate) Booster Pump Station DEVELOPER REIMBURSEMENT $2,500,000 $0 $0 $0 $0 $2,500,000

WATER Caughlin 5C Pump and Motor Replacement RATES $150,000 $0 $0 $0 $0 $150,000

WATER Kinglet Pump Station DEVELOPER REIMBURSEMENT $1,400,000 $0 $0 $0 $0 $1,400,000

WATER South Hills BPS Replacement RATES $0 $0 $70,000 $3,760,000 $490,000 $4,320,000

WATER Sierra Highlands PRS RATES $0 $0 $0 $0 $210,000 $210,000

WATER Street & Highway Main Replacements  RATES $4,500,000 $4,500,000 $4,500,000 $5,000,000 $5,000,000 $23,500,000

WATER Spring Creek South Zone Conversion RATES $1,500,000 $0 $0 $0 $0 $1,500,000

WATER Booth, Sharon Way, Monroe 24" Main Replacements  RATES $0 $1,800,000 $1,100,000 $2,200,000 $0 $5,100,000

WATER South Virginia 24" Main (Kumle to Peckham)  CONNECTION FEES $1,000,000 $0 $0 $0 $0 $1,000,000

WATER North East Sparks Tank Feeder Main Relocation  RATES $0 $975,000 $0 $0 $0 $975,000

WATER Goldeneye Parkway Main Tie and Check Valve RATES $0 $180,000 $0 $0 $0 $180,000

WATER Trademark 14" Main Tie CONNECTION FEES $0 $0 $0 $0 $350,000 $350,000

WATER Spanish Springs Main Replacement  RATES $2,300,000 $0 $0 $0 $0 $2,300,000

WATER Mt Rose Tank 1 Fire Flow Improvements RATES $0 $400,000 $570,000 $0 $0 $970,000

WATER Stead Golf Course Main Replacement (78%) RATES $0 $0 $132,600 $1,872,000 $0 $2,004,600

WATER Stead Golf Course Main Replacement (22%) CONNECTION FEES $0 $0 $37,400 $528,000 $0 $565,400

WATER General Waterline Extensions  RATES $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

WATER North‐East Sparks Feeder Main Ph. 8 CONNECTION FEES $0 $50,000 $2,050,000 $0 $0 $2,100,000

WATER Mount Rose 5 Distribution / Pressure Improvements  CONNECTION FEES $750,000 $0 $0 $0 $0 $750,000

WATER Goldenrod Main CONNECTION FEES $0 $50,000 $1,200,000 $0 $0 $1,250,000

WATER Boomtown Water System Improvements  CONNECTION FEES $2,500,000 $0 $0 $0 $0 $2,500,000

WATER Boomtown to TMWA Connection  CONNECTION FEES $1,900,000 $0 $0 $0 $0 $1,900,000

ESTIMATED COST IN FISCAL YEAR ENDING 2021 DOLLARS

FUNDING SOURCE

Prepared by HEC 200317 New Model v1 4/27/2021
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Table I.1: Full List of 5‐Year CIPs DRAFT

PROVIDER PROJECT NAME 2021 2022 2023 2024 2025 5‐YR TOTAL

ESTIMATED COST IN FISCAL YEAR ENDING 2021 DOLLARS

FUNDING SOURCE

WATER Lemmon Valley Sand Yard  RATES $0 $530,000 $0 $0 $0 $530,000

WATER Sullivan #1 Main Tie & PRS (90%) RATES $0 $0 $0 $0 $45,000 $45,000

WATER Sullivan #1 Main Tie & PRS (10%) CONNECTION FEES $0 $0 $0 $0 $5,000 $5,000

WATER Montreux High Pressure ACP Replacement RATES $0 $0 $0 $520,000 $1,060,000 $1,580,000

WATER 2nd Galena Creek Main Crossing RATES $0 $0 $0 $40,000 $560,000 $600,000

WATER Off‐River Supply Improvements ‐ STM RATES $0 $0 $0 $50,000 $1,050,000 $1,100,000

WATER Off‐River Supply Improvements ‐ NVS Pump Station RATES $0 $0 $0 $400,000 $0 $400,000

WATER Somersett #6 Main Tie & PRS RATES $0 $0 $0 $280,000 $0 $280,000

WATER Stonebrook West Main Oversizing CONNECTION FEES $450,000 $0 $0 $0 $0 $450,000

WATER 2025 Fire Flow Improvements ‐ Gravity <1,000 GPM RATES $0 $0 $0 $0 $550,000 $550,000

WATER 2025 Fire Flow Improvements ‐ North Valleys <1,000 GPM RATES $0 $0 $0 $0 $940,000 $940,000

WATER Deluchi to Airway Main Tie CONNECTION FEES $0 $0 $0 $0 $440,000 $440,000

WATER SE Sparks Feeder Main Phase 1 CONNECTION FEES $0 $0 $0 $50,000 $4,450,000 $4,500,000

WATER South Truckee Meadows Capacity Improvements CONNECTION FEES $430,000 $670,000 $0 $0 $0 $1,100,000

WATER Stewart‐Taylor Main Replacements RATES $2,000,000 $0 $0 $0 $0 $2,000,000

WATER Roberts‐Wilson‐Moran Main Replacements RATES $2,340,000 $0 $0 $0 $0 $2,340,000

WATER Verdi Hydro Main Extension RATES $0 $320,000 $0 $0 $0 $320,000

WATER STMGID Conjunctive Use Facilities  STMGID RESERVE $1,600,000 $500,000 $0 $0 $0 $2,100,000

WATER STMGID NAC Deficiencies ‐ Saddlehorn, Upper Toll,  STMGID East   STMGID RESERVE $100,000 $100,000 $1,800,000 $0 $0 $2,000,000

WATER STMGID NAC Deficiencies Ph2  ‐ Sioux Trail, Geiger Grade, Westwind Cr   STMGID RESERVE $800,000 $0 $0 $0 $0 $800,000

WATER Well Rehabilitation Improvements  RATES $200,000 $200,000 $200,000 $200,000 $200,000 $1,000,000

WATER Double Diamond #5 and Equipping  CONNECTION FEES $50,000 $450,000 $0 $60,000 $1,140,000 $1,700,000

WATER Callamont Well South Equipping CONNECTION FEES $0 $60,000 $1,140,000 $0 $0 $1,200,000

WATER Air Guard Well Replacement Equipping RATES $0 $0 $0 $1,100,000 $0 $1,100,000

WATER Sunrise Well #3 Replacement RATES $100,000 $0 $0 $0 $0 $100,000

WATER Lemmon Valley Well #8 Replacement  RATES $0 $0 $0 $0 $250,000 $250,000

WATER Well Fix & Finish  RATES $200,000 $200,000 $200,000 $200,000 $200,000 $1,000,000

WATER Well Plugging / Conversion  RATES $120,000 $0 $0 $0 $0 $120,000

WATER NDEP Monitoring Wells RATES $200,000 $0 $0 $0 $0 $200,000

WATER Thomas Creek Well Replacement and Spring Creek 5  RATES $750,000 $500,000 $0 $0 $0 $1,250,000

WATER Truckee Canyon Well 3 Site Modifications RATES $50,000 $0 $0 $0 $0 $50,000

WATER Well Head TTHM  Mitigation (50%) RATES $250,000 $250,000 $250,000 $250,000 $250,000 $1,250,000

WATER Well Head TTHM  Mitigation (50%) SUSTAINABILITY FEES $250,000 $250,000 $250,000 $250,000 $250,000 $1,250,000

WATER Spring Creek Well  #7 Recharge (50%) RATES $37,500 $212,500 $0 $0 $0 $250,000

WATER Spring Creek Well  #7 Recharge (50%) SUSTAINABILITY FEES $37,500 $212,500 $0 $0 $0 $250,000

WATER Kietzke, High, Morrill PCE Treatment  RATES $50,000 $0 $0 $0 $0 $50,000

WATER Callamont Well North Equipping  CONNECTION FEES $0 $0 $60,000 $1,140,000 $0 $1,200,000

WATER Spring Creek Well #8 ‐ Donovan  CONNECTION FEES $0 $30,000 $910,000 $1,060,000 $0 $2,000,000

WATER Fish Springs Ranch TDS Monitoring Wells RATES $300,000 $0 $0 $0 $0 $300,000

WATER Fish Springs Ranch Weather Station RATES $10,000 $0 $0 $0 $0 $10,000

WATER Geothermal Fluid Monitoring Well RATES $100,000 $0 $0 $0 $0 $100,000

WATER STMGID Well Fix & Finish  STMGID RESERVE $150,000 $150,000 $150,000 $150,000 $150,000 $750,000

WATER STMGID Well #1 Re Drill and Equipping STMGID RESERVE $0 $900,000 $0 $0 $0 $900,000

WATER Forebay, Diversion, and Canal Improvements  RATES $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

WATER Flume Rehabilitation  RATES $150,000 $150,000 $0 $0 $0 $300,000

WATER Hydro Plant Generator Rewinds  RATES $0 $650,000 $650,000 $650,000 $0 $1,950,000

WATER Washoe Flume Reconstruction  RATES $50,000 $1,450,000 $0 $0 $0 $1,500,000

WATER Orr Ditch Hydro Facility INSURANCE SETTLEMENT $1,100,000 $4,000,000 $500,000 $0 $0 $5,600,000

WATER Washoe Flume Reconstruction Boxes 1‐68 RATES $1,350,000 $0 $0 $0 $0 $1,350,000

WATER Water Meter Retrofits  METER RETROFIT $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

WATER Water Right Purchases  CONNECTION FEES $150,000 $150,000 $300,000 $300,000 $300,000 $1,200,000

WATER Highland Canal‐Upgrades‐Downstream  RATES $225,000 $225,000 $225,000 $225,000 $225,000 $1,125,000

WATER Highland Canal‐Upgrades‐Diversion to Chalk Bluff  RATES $1,500,000 $300,000 $300,000 $100,000 $100,000 $2,300,000

WATER TROA Drought Storage / Implementation  RATES $50,000 $50,000 $50,000 $50,000 $50,000 $250,000

WATER Donner Lake Outlet Improvements Phase 2  RATES $0 $150,000 $0 $0 $0 $150,000

WATER Advanced Purified Water Demonstration Facility (50%) CONNECTION FEES $150,000 $1,750,000 $600,000 $0 $0 $2,500,000

WATER Advanced Purified Water Demonstration Facility (50%) SUSTAINABILITY FEES $150,000 $1,750,000 $600,000 $0 $0 $2,500,000

WATER Sun Valley #2 Tank (90%) RATES $0 $0 $0 $0 $378,000 $378,000

WATER Sun Valley #2 Tank (10%) CONNECTION FEES $0 $0 $0 $0 $42,000 $42,000

WATER Fish Springs Terminal Tank #2 CONNECTION FEES $0 $0 $0 $0 $40,000 $40,000

WATER Storage Tank Recoats; Access; Drainage Improvements RATES $900,000 $900,000 $900,000 $900,000 $900,000 $4,500,000

WATER Highland Reservoir Tank (50%) RATES $50,000 $2,500,000 $1,350,000 $0 $0 $3,900,000

WATER Highland Reservoir Tank (50%) CONNECTION FEES $50,000 $2,500,000 $1,350,000 $0 $0 $3,900,000

WATER STMGID Tank East  Zone 11 Tank (20%) RATES $20,000 $595,000 $0 $0 $0 $615,000

WATER STMGID Tank East  Zone 11 Tank (80%) CONNECTION FEES $80,000 $2,380,000 $0 $0 $0 $2,460,000

WATER Lightning W Tank 2 RATES $400,000 $0 $0 $0 $0 $400,000

WATER US 40 Tank & Feeder Main (33%) RATES $0 $56,100 $99,000 $900,900 $0 $1,056,000

WATER US 40 Tank & Feeder Main (67%) CONNECTION FEES $0 $113,900 $201,000 $1,829,100 $0 $2,144,000

WATER Spanish Springs Altitude Valves (SC6 & DS3) (50%) RATES $0 $0 $150,000 $0 $0 $150,000

WATER Spanish Springs Altitude Valves (SC6 & DS3) (50%) CONNECTION FEES $0 $0 $150,000 $0 $0 $150,000

WATER Terminal Tank Generator RATES $0 $200,000 $0 $0 $0 $200,000

WATER Hidden Valley Tank Altitude Valve RATES $0 $350,000 $0 $0 $0 $350,000

WATER Chalk Bluff Plant Improvements RATES $650,000 $750,000 $550,000 $365,000 $360,000 $2,675,000

WATER Glendale Treatment Plant Improvements RATES $400,000 $375,000 $200,000 $1,000,000 $375,000 $2,350,000

WATER Chalk Bluff Filter Underdrains RATES $800,000 $800,000 $800,000 $800,000 $800,000 $4,000,000

WATER Glendale Filter Underdrains RATES $0 $0 $0 $500,000 $500,000 $1,000,000

WATER Chalk Bluff Lighting Upgrade  RATES $0 $0 $350,000 $0 $0 $350,000

WATER Glendale Lighting Upgrade  RATES $0 $250,000 $0 $0 $0 $250,000

WATER Orr Ditch Pump Station Rehab  RATES $200,000 $5,000,000 $5,000,000 $0 $0 $10,200,000

WATER Truckee Canyon Water Treatment  Improvements  RATES $100,000 $100,000 $20,000 $20,000 $20,000 $260,000

WATER Lightning W Treatment Improvements  RATES $60,000 $20,000 $20,000 $20,000 $150,000 $270,000

WATER SCADA Rehab / Plant Operating Software  RATES $800,000 $500,000 $500,000 $0 $0 $1,800,000

WATER Mount Rose Surface Water Treatment Plant (33%) RATES $1,320,000 $0 $0 $0 $0 $1,320,000

WATER Mount Rose Surface Water Treatment Plant (67%) CONNECTION FEES $2,680,000 $0 $0 $0 $0 $2,680,000

WATER Longley Plant  HV 3 and HV 4 Treatment Improvements  RATES $200,000 $900,000 $400,000 $0 $0 $1,500,000

WATER Spanish Springs Nitrate Treatment Facility  RATES $300,000 $500,000 $500,000 $0 $0 $1,300,000

WATER Chalk Bluff Electrical System Upgrades RATES $150,000 $0 $0 $0 $0 $150,000

TOTAL TRUCKEE MEADOWS WATER AUTHORITY $54,720,000 $58,540,000 $49,395,000 $39,280,000 $27,135,000 $229,070,000
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Table I.1: Full List of 5‐Year CIPs DRAFT

PROVIDER PROJECT NAME 2021 2022 2023 2024 2025 5‐YR TOTAL

ESTIMATED COST IN FISCAL YEAR ENDING 2021 DOLLARS

FUNDING SOURCE

WASHOE COUNTY

SEWER Steamboat Lift Station Replacement and 2nd Force Main RATES 500,000             7,500,000          7,000,000          ‐                          ‐                          $15,000,000

SEWER ‐ CSWRF Cold Springs WRF Projects ‐ SCADA System Controls RATES 500,000             ‐                          ‐                          ‐                          ‐                          $500,000

SEWER ‐ LVWRF LV WRF Design ‐ Flow Balance, Nitrogen Removal, Disinfection Improvements, Pond Upgrades RATES ‐                          ‐                          ‐                          650,000             ‐                          $650,000

SEWER Lemmon Valley Collection System Lining Program RATES ‐                          ‐                          ‐                          ‐                          ‐                          $0

SEWER Pebble Creek Lift Station ‐ Flood Improvements RATES ‐                          500,000             ‐                          ‐                          ‐                          $500,000

SEWER SCADA Emergency Ops Center Development CONNECTION FEES ‐                          100,000             70,000               ‐                          ‐                          $170,000

SEWER SCADA County‐wide network improvements CONNECTION FEES 100,000             175,000             75,000               ‐                          ‐                          $350,000

SEWER Pleasant Valley Interceptor ‐ Reach 3 Conveyance Project CONNECTION FEES 5,000,000          7,000,000          4,000,000          ‐                          ‐                          $16,000,000

SEWER ‐ STMWRF STMWRF 2020 Expansion CONNECTION FEES 19,566,435        18,661,000        17,100,000        16,560,000        8,500,000          $80,387,435

SEWER ‐ CSWRF Cold Springs Emergency Generator and Plant Water System CONNECTION FEES ‐                          ‐                          ‐                          ‐                          2,300,000          $2,300,000

SEWER ‐ CSWRF Cold Springs Headworks Improvements CONNECTION FEES ‐                          ‐                          ‐                          5,000,000          ‐                          $5,000,000

SEWER ‐ CSWRF Cold Springs Secondary Treatment  CONNECTION FEES ‐                          ‐                          ‐                          ‐                          10,800,000        $10,800,000

SEWER ‐ CSWRF Cold Springs Effluent Management ‐ Planning and Design  CONNECTION FEES ‐                          600,000             ‐                          ‐                          ‐                          $600,000

SEWER ‐ CSWRF Cold Springs Effluent Management ‐ Supply and Transmission*  CONNECTION FEES ‐                          ‐                          500,000             ‐                          ‐                          $500,000

SEWER ‐ CSWRF Cold Springs Expansion Design CONNECTION FEES ‐                          ‐                          2,000,000          ‐                          ‐                          $2,000,000

SEWER ‐ CSWRF Cold Springs Solids Handling Improvements and Expansion CONNECTION FEES ‐                          ‐                          4,000,000          ‐                          10,800,000        $14,800,000

SEWER ‐ CSWRF Cold Springs SCADA System Upgrades (New Equipment) CONNECTION FEES ‐                          100,000             245,000             698,000             60,000               $1,103,000

SEWER ‐ LVWRF LV Phase II ‐ Flow Balance, Nitrogen Removal, Disinfection Improvements, Effluent Storage Upgrades CONNECTION FEES ‐                          ‐                          ‐                          5,500,000          ‐                          $5,500,000

SEWER Remote SCADA System Upgrades RATES 115,000             ‐                          ‐                          ‐                          ‐                          $115,000

SEWER ‐ CSWRF Cold Springs ‐ Effluent Assessment and Analysis Report RATES 500,000             ‐                          ‐                          ‐                          ‐                          $500,000

SEWER ‐ CSWRF Cold Springs ‐ Sophia Court Lift Station ‐ Drywell structural and mechanical RATES 100,000             ‐                          ‐                          ‐                          ‐                          $100,000

SEWER ‐ LVWRF Engineering Assessment and Analysis Report ‐ Lemmon Valley Collection RATES ‐                          250,000             ‐                          ‐                          ‐                          $250,000

SEWER Montreux Lift Station ‐ Wet Well Coating and access hatch rehabilitation/waterproofing RATES 250,000             ‐                          ‐                          ‐                          ‐                          $250,000

SEWER Mayberry Lift Station ‐ Collection System Improvements RATES 100,000             ‐                          ‐                          ‐                          ‐                          $100,000

SEWER Hidden Meadows Lift Station ‐ Elec & Mechanical Rehab RATES ‐                          ‐                          ‐                          ‐                          250,000             $250,000

SEWER Lift Station Electrical Upgrades Program RATES 150,000             150,000             150,000             150,000             150,000             $750,000

SEWER Effluent Mg't ‐ Nevada Water Innovation Institute ‐ AWT Program Management RATES 107,000             ‐                          ‐                          ‐                          ‐                          $107,000

SEWER Effluent Mg't ‐ NSF Industry‐University Collaborative Research Center  RATES ‐                          50,000               50,000               50,000               50,000               $200,000

SEWER Effluent Mg't Water Research Foundation 04904 Grant Program RATES 60,000               30,000               ‐                          ‐                          ‐                          $90,000

SEWER Effluent Mg't Bedell Flat Rapid Infiltration Basin Study RATES 150,000             ‐                          ‐                          ‐                          ‐                          $150,000

SEWER Effluent Mg't Remote SCADA System Upgrades RATES 115,000             ‐                          ‐                          ‐                          ‐                          $115,000

SEWER Effluent Area Wide Distribution System ‐ Programmatic Rehabilitation RATES 100,000             100,000             100,000             100,000             100,000             $500,000

SEWER Effluent Water Projects ‐ Existing Water Resources Management and Planning RATES 100,000             100,000             100,000             100,000             100,000             $500,000

SEWER Sewer Asset Management Program RATES 40,000               40,000               40,000               40,000               40,000               $200,000

SEWER Sewer Interceptor Video Inspection Program RATES 50,000               50,000               50,000               50,000               50,000               $250,000

SEWER Sewer Interceptor Rehabilitation Program  RATES 2,000,000          2,000,000          2,000,000          2,000,000          2,000,000          $10,000,000

SEWER Utility Rate and Connection Fee Study (25%) RATES 45,000               ‐                          ‐                          ‐                          ‐                          $45,000

SEWER Utility Rate and Connection Fee Study (25%) CONNECTION FEES 45,000               ‐                          ‐                          ‐                          ‐                          $45,000

RECLAIM Truck Fill Sites ‐ Construction Water RATES ‐                          500,000             ‐                          ‐                          400,000             $900,000

RECLAIM Rapid Infiltration Basin ‐ Hidden Valley Regional Park RATES 500,000             4,000,000          ‐                          ‐                          ‐                          $4,500,000

RECLAIM Rapid Infiltration Basin ‐ South Truckee Meadows RATES ‐                          200,000             4,000,000          ‐                          ‐                          $4,200,000

RECLAIM Wetlands Enhancement and Implementation‐ STM RATES 100,000             1,000,000          ‐                          ‐                          ‐                          $1,100,000

RECLAIM Flushing Improvements Program RATES 200,000             ‐                          200,000             ‐                          200,000             $600,000

RECLAIM Distribution Expansion Phase 1: STMWRF to Veterans Parkway  CONNECTION FEES 3,900,000          ‐                          ‐                          ‐                          ‐                          $3,900,000

RECLAIM Distribution Expansion Phase 2: Veterans to Hidden Valley Park and In‐Ground Tank CONNECTION FEES ‐                          5,400,000          5,000,000          ‐                          ‐                          $10,400,000

RECLAIM Distribution Expansion Phase 3: Hidden Valley GC Main Extension CONNECTION FEES ‐                          1,450,000          ‐                          ‐                          ‐                          $1,450,000

RECLAIM Distribution Expansion Phase 4: Veterans to City of Reno ‐ Mira Loma intertie CONNECTION FEES ‐                          ‐                          ‐                          4,500,000          ‐                          $4,500,000

RECLAIM Bella Vista Ranch Effluent System Extension  CONNECTION FEES 400,000             ‐                          ‐                          ‐                          ‐                          $400,000

RECLAIM Damonte Ranch Effluent System Extension CONNECTION FEES ‐                          350,000             ‐                          ‐                          ‐                          $350,000

RECLAIM Reclaim SCADA System Upgrades CONNECTION FEES 310,000             250,000             ‐                          ‐                          ‐                          $560,000

RECLAIM Reclaim SCADA Emergency Ops Center Development CONNECTION FEES ‐                          100,000             ‐                          ‐                          ‐                          $100,000

RECLAIM Reclaim SCADA County‐wide network improvements CONNECTION FEES 100,000             350,000             ‐                          ‐                          ‐                          $450,000

RECLAIM Utility Rate and Connection Fee Study (25%) RATES 45,000               ‐                          ‐                          ‐                          ‐                          $45,000

RECLAIM Effluent Mg't Cla‐Val Reclaim PRV Retrofits RATES 450,000             ‐                          ‐                          ‐                          ‐                          $450,000

RECLAIM Reclaimed Water Asset Management Program RATES 50,000               50,000               50,000               50,000               50,000               $250,000

RECLAIM Reclaimed Water Valve Replacement Program RATES 100,000             ‐                          100,000             ‐                          100,000             $300,000

RECLAIM Utility Rate and Connection Fee Study (25%) CONNECTION FEES 45,000               ‐                          ‐                          ‐                          ‐                          $45,000

RECLAIM Hidden Valley Facility Master Plan CONNECTION FEES 80,000               ‐                          ‐                          ‐                          ‐                          $80,000

STORM Calle De La Plata and Pyramid Highway  RATES ‐                          100,000             ‐                          ‐                          ‐                          $100,000

STORM Pyramid Highway and Eagle Canyon RATES ‐                          100,000             ‐                          ‐                          ‐                          $100,000

STORM NSSFDF ‐ Security Improvements RATES ‐                          50,000               650,000             ‐                          ‐                          $700,000

TOTAL WASHOE COUNTY $35,973,435 $51,306,000 $47,480,000 $35,448,000 $35,950,000 $206,157,435
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Table I.1: Full List of 5‐Year CIPs DRAFT

PROVIDER PROJECT NAME 2021 2022 2023 2024 2025 5‐YR TOTAL

ESTIMATED COST IN FISCAL YEAR ENDING 2021 DOLLARS

FUNDING SOURCE

CITY OF RENO

SEWER Annual Program ‐Large Diameter (Line approx 10,000 LF 18" dia and greater pipe) RATES $3,000,000 $2,000,000 $2,000,000 $2,000,000 $0 $9,000,000

SEWER Annual Program ‐ Small Diameter (Line approx 21,000 LF 8" to 15" dia pipe) RATES $2,000,000 $3,000,000 $3,000,000 $3,000,000 $4,000,000 $15,000,000

SEWER Sewer Rehab ‐ Remove and Replace (approx 5000 LF, 8" to 15" Dia) RATES $6,000,000 $6,000,000 $6,000,000 $6,000,000 $6,000,000 $30,000,000

SEWER Sewer Rehab ‐ Remove and Replace RTC Areas (Approx 5000 LF, 8‐15" Dia) RATES $1,000,000 $4,000,000 $4,000,000 $4,000,000 $4,000,000 $17,000,000

SEWER Annual Program ‐ I/I Mitigation RATES $2,000,000 $2,000,000 $2,000,000 $2,000,000 $2,000,000 $10,000,000

SEWER Emergency Repairs RATES $1,000,000 $1,000,000 $1,000,000 $1,000,000 $1,000,000 $5,000,000

SEWER Moya South Interceptor (18%) RATES $0 $0 $522,000 $0 $0 $522,000

SEWER Moya South Interceptor (82%) CONNECTION FEES $0 $0 $2,378,000 $0 $0 $2,378,000

SEWER Stead Blvd Main ‐ Phase 1 (29%) RATES $826,500 $0 $0 $0 $0 $826,500

SEWER Stead Blvd Main ‐ Phase 1 (71%) CONNECTION FEES $2,280,000 $0 $0 $0 $0 $2,280,000

SEWER Stead Blvd Main ‐ Phase 2 (29%) RATES $0 $1,653,000 $0 $0 $0 $1,653,000

SEWER Stead Blvd Main ‐ Phase 2 (71%) CONNECTION FEES $0 $4,047,000 $0 $0 $0 $4,047,000

SEWER Rocky Mtn Main ‐ Phase 1 (68%) RATES $1,591,200 $0 $0 $0 $0 $1,591,200

SEWER Rocky Mtn Main ‐ Phase 1 (32%) CONNECTION FEES $748,800 $0 $0 $0 $0 $748,800

SEWER Rocky Mtn Main ‐ Phase 2 (89%) RATES $0 $6,319,000 $0 $0 $0 $6,319,000

SEWER Rocky Mtn Main ‐ Phase 2 (11%) CONNECTION FEES $0 $781,000 $0 $0 $0 $781,000

SEWER Mill Interceptor (1) 8% RATES $0 $131,200 $0 $0 $0 $131,200

SEWER Mill Interceptor (1) 92% CONNECTION FEES $0 $1,508,800 $0 $0 $0 $1,508,800

SEWER Mill Interceptor (2) 8% RATES $0 $0 $0 $0 $567,648 $567,648

SEWER Mill Interceptor (2) 92% CONNECTION FEES $0 $0 $0 $0 $6,527,952 $6,527,952

SEWER Lear LS and FM (80%) RATES $7,920,000 $0 $0 $0 $0 $7,920,000

SEWER Lear LS and FM (20%) CONNECTION FEES $1,980,000 $0 $0 $0 $0 $1,980,000

STORM Warren Estates Drainage RATES $3,000,000 $0 $0 $0 $0 $3,000,000

STORM Dry Creek Channel Stabilization (Design) RATES $250,000 $0 $0 $0 $0 $250,000

STORM Dry Creek Construction RATES $1,000,000 $0 $0 $0 $0 $1,000,000

STORM Rosewood Wash RATES $2,500,000 $0 $0 $0 $0 $2,500,000

STORM Storm Drain Master Plan RATES $500,000 $1,000,000 $1,000,000 $0 $0 $2,500,000

STORM Stormwater Utility Final Study RATES $800,000 $0 $0 $0 $0 $800,000

STORM Autumn Hills Storm Drain Design RATES $250,000 $0 $0 $0 $0 $250,000

STORM Autumn Hills Storm Drain Construction RATES $0 $2,500,000 $0 $5,000,000 $0 $7,500,000

STORM Sagittarius Storm Drain Improvements (Design) RATES $0 $0 $250,000 $0 $0 $250,000

STORM Sagittarius Storm Drain Improvements (Construction) RATES $0 $0 $0 $2,000,000 $0 $2,000,000

STORM Design/Construction of Master Planning Outcomes RATES $0 $0 $0 $1,500,000 $5,000,000 $6,500,000

STORM Matley Lane Storm Drain Design RATES $0 $100,000 $0 $0 $0 $100,000

STORM Matley Lane Storm Drain Construction RATES $0 $0 $1,000,000 $0 $0 $1,000,000

STORM Margrave Ditch Stabilization Design RATES $0 $0 $250,000 $0 $0 $250,000

STORM Margrave Ditch Stabilization RATES $0 $0 $0 $1,000,000 $0 $1,000,000

SEWER Clarifier, Drain Inspect RATES $0 $100,000 $0 $0 $0 $100,000

SEWER PLC Replacement RATES $200,000 $0 $0 $0 $0 $200,000

SEWER Replace Frozen Reuse System Isolation Valves RATES $20,000 $0 $0 $0 $0 $20,000

SEWER ‐ RSWRF Storage Bldg and Dedicated Control Room RATES $0 $105,000 $700,000 $100,000 $0 $905,000

RECLAIM Offsite Flow control valves & meters RATES $0 $250,000 $0 $0 $0 $250,000

RECLAIM Onsite Planting of grass ‐ effluent mg't RATES $50,000 $0 $0 $0 $0 $50,000

RECLAIM Mayor's Park Reuse Upgrades RATES $0 $250,000 $0 $0 $0 $250,000

RECLAIM Major Reuse System Improvements (design) 50% RATES $805,000 $0 $0 $0 $0 $805,000

RECLAIM Major Reuse System Improvements (design) 50% CONNECTION FEES $805,000 $0 $0 $0 $0 $805,000

RECLAIM Major Reuse System Improvements (construction) 50% RATES $0 $2,675,000 $2,675,000 $0 $0 $5,350,000

RECLAIM Major Reuse System Improvements (construction) 50% CONNECTION FEES $0 $2,675,000 $2,675,000 $0 $0 $5,350,000

RECLAIM American Flat ASR Project RATES $0 $907,500 $8,745,000 $8,745,000 $2,739,000 $21,136,500

RECLAIM American Flat ASR Project CONNECTION FEES $0 $1,842,500 $17,755,000 $17,755,000 $5,561,000 $42,913,500

RECLAIM Connect Reuse Tank to TMWA potable system RATES $0 $379,500 $0 $0 $0 $379,500

RECLAIM Connect Reuse Tank to TMWA potable system CONNECTION FEES $0 $770,500 $0 $0 $0 $770,500

RECLAIM Advanced Water Treatment Roadmap CONNECTION FEES $50,000 $0 $0 $0 $0 $50,000

RECLAIM Red Rock Road Reservoir Study RATES $0 $330,000 $0 $0 $0 $330,000

RECLAIM Red Rock Road Reservoir Study CONNECTION FEES $0 $670,000 $0 $0 $0 $670,000

RECLAIM OneWater Pilot Project RATES $0 $550,000 $50,000 $0 $0 $600,000

RECLAIM Reuse Improvements, The Lakes RATES $0 $75,000 $0 $0 $0 $75,000

RECLAIM Advanced Water Purification Center Prelim. Engineering 50% RATES $250,000 $0 $0 $0 $0 $250,000

RECLAIM Advanced Water Purification Center Prelim. Engineering 50% CONNECTION FEES $250,000 $0 $0 $0 $0 $250,000

SEWER Corp Yard Security Upgrades (Sewer Share) RATES $80,000 $0 $0 $0 $0 $80,000

TMWRF Clarifier Basin Concrete and Steel Rehabilitation (Design/Construction) RATES $405,603 $417,957 $430,310 $443,350 $456,390 $2,153,609

TMWRF Nitrification Tower Rehabilitation & Improvements (Design/Construction) RATES $3,431,500 $340,405 $3,431,500 $343,150 $3,603,075 $11,149,630

TMWRF Motor Control Centers (MCC) Rehabilitation (Design/Construction) RATES $274,520 $343,150 $343,150 $343,150 $343,150 $1,647,120

TMWRF Effluent Reuse Pump Station Rehabilitation (Construction) RATES $2,813,830 $0 $0 $0 $0 $2,813,830

TMWRF TWAS Short‐Term and TWAS Dewatering Improvements (Construction) CONNECTION FEES $549,040 $0 $0 $480,410 $0 $1,029,450

TMWRF TWAS Dewatering Study (Preliminary Engineering Report) RATES $0 $411,780 $0 $0 $0 $411,780

TMWRF Third Centrifuge, Cake Pump, & Polymer Improvements (Construction) RATES $686,300 $0 $0 $171,575 $0 $857,875

TMWRF Third Centrifuge, Cake Pump, & Polymer Improvements (Construction) CONNECTION FEES $686,300 $0 $0 $171,575 $0 $857,875

TMWRF Gas Conditioning System Improvements (Design) RATES $137,260 $686,300 $0 $0 $0 $823,560

TMWRF Bleach Building HVAC (Construction) RATES $343,150 $0 $0 $0 $0 $343,150

TMWRF Odor Control Improvements (Construction) RATES $343,150 $0 $0 $0 $0 $343,150

TMWRF Digester #4 Membrane Cover (Predesign) RATES $102,945 $0 $0 $0 $0 $102,945

TMWRF Digester #4 Membrane Cover (Design) RATES $0 $446,095 $0 $0 $0 $446,095

TMWRF Digester #4 Membrane Cover (Construction) RATES $0 $0 $2,745,200 $0 $0 $2,745,200

TMWRF Sludge Drying Beds (Design) RATES $0 $0 $0 $274,520 $0 $274,520

TMWRF Sludge Drying Beds (Construction) RATES $0 $0 $0 $0 $1,372,600 $1,372,600

TMWRF Septage Receiving Improvements (Design/Construction) RATES $0 $686,300 $0 $0 $0 $686,300

TMWRF Heat Loop Improvements (Design Ph1/Ph2) RATES $0 $171,575 $0 $0 $0 $171,575

TMWRF Heat Loop Improvements (Construction Ph1/Ph2) RATES $0 $0 $2,745,200 $1,372,600 $0 $4,117,800

TMWRF Filter Building Bypass/UV Disinfection (Predesign) RATES $0 $343,150 $0 $0 $0 $343,150

TMWRF Roof Rehabilitation (Design/Construction) RATES $0 $549,040 $0 $0 $0 $549,040

TMWRF Aeration Piping Improvements (Evaluation) RATES $0 $137,260 $0 $0 $0 $137,260

TMWRF Aeration Piping Improvements (Design) RATES $0 $0 $274,520 $0 $0 $274,520

TMWRF Aeration Piping Improvements (Construction) RATES $0 $85,788 $0 $1,544,175 $0 $1,629,963

TMWRF Aeration Piping Improvements (Construction) CONNECTION FEES $0 $85,788 $0 $1,544,175 $0 $1,629,963

TMWRF Gravity Thickeners (Evaluation) RATES $0 $343,150 $0 $0 $0 $343,150

TMWRF Filter Building Evaluation / Expansion (Predesign) RATES $0 $0 $0 $0 $102,945 $102,945

TMWRF Filter Building Evaluation / Expansion (Predesign) CONNECTION FEES $0 $0 $0 $0 $102,945 $102,945

TOTAL CITY OF RENO $50,930,098 $52,667,737 $65,969,880 $60,788,680 $43,376,705 $273,733,099
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Table I.1: Full List of 5‐Year CIPs DRAFT

PROVIDER PROJECT NAME 2021 2022 2023 2024 2025 5‐YR TOTAL

ESTIMATED COST IN FISCAL YEAR ENDING 2021 DOLLARS

FUNDING SOURCE

CITY OF SPARKS

SEWER Sanitary Sewer Manhole Rehab. CONNECTION FEES $225,000 $225,000 $225,000 $225,000 $225,000 $1,125,000

SEWER Sewer Model Outlook Population Update CONNECTION FEES $40,000 $100,000 $140,000

SEWER Sanitary Sewer Upgrade Project ‐ Prater Way and McCarran Blvd CONNECTION FEES $1,450,000 $1,450,000

SEWER SCADA System Upgrade CONNECTION FEES $90,000 $90,000

SEWER Sanitary Sewer Upgrade Projects ‐ Quail, Boise, and Greenbrae Dr CONNECTION FEES $888,235 $888,235

SEWER Sanitary Sewer Upgrade Projects ‐ Springland, Lida, and Montezuma CONNECTION FEES $1,027,780 $1,027,780

SEWER Rate Study CONNECTION FEES $75,000 $75,000

SEWER C Street and Prater Alley Sewer Rehabilitation Project CONNECTION FEES $1,600,000 $1,600,000

SEWER Annual Sewer System Rehab CONNECTION FEES $1,000,000 $1,000,000 $1,000,000 $1,000,000 $1,000,000 $5,000,000

SEWER Annual Sewer System Street Improvement Coordination CONNECTION FEES $100,000 $50,000 $50,000 $50,000 $50,000 $300,000

SEWER  *Annual Road Ahead CONNECTION FEES $0

SEWER  *RTC Road Ahead CONNECTION FEES $0

SEWER Annual Contingency for Emergencies RATES $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

STORM North Truckee Drain Lillard Box ‐ Construction CONNECTION FEES $2,650,000 $2,650,000

STORM Marina Canal Pump Recirculation System Rehab. CONNECTION FEES $90,000 $90,000

STORM Marina Lake Level Control Pipeline CONNECTION FEES $450,000 $450,000

STORM SCADA System Upgrade CONNECTION FEES $30,000 $30,000

STORM Prater/Vista Storm Drain Pump Station CONNECTION FEES $2,200,000 $2,200,000

STORM Rate Study CONNECTION FEES $75,000 $75,000

STORM Glendale Ave and Dermody Way Storm Drain Rehab Project CONNECTION FEES $5,100,000 $5,100,000

STORM Annual Storm Drain Street Improvement Coordination CONNECTION FEES $500,000 $275,000 $275,000 $275,000 $275,000 $1,600,000

STORM    *Annual Road Ahead Projects CONNECTION FEES $0

STORM    *RTC Road Ahead Projects CONNECTION FEES $0

STORM Annual Storm Drain System Dam, Ditch, Flood and Drainage Structures CONNECTION FEES $200,000 $200,000 $200,000 $200,000 $200,000 $1,000,000

STORM    *Annual SD System and Ditch Rehab CONNECTION FEES $0

STORM    *Annual Dam/Flood Structure/City‐wide Flood Rehab Construction CONNECTION FEES $0

STORM Annual Curb, Gutter, and Sidewalk Projects CONNECTION FEES $750,000 $650,000 $650,000 $650,000 $650,000 $3,350,000

STORM FEMA CRS/CAV RATES $50,000 $50,000 $50,000 $50,000 $50,000 $250,000

STORM North Truckee Drain Annual Cleaning RATES $150,000 $150,000 $150,000 $150,000 $150,000 $750,000

STORM Storm Drain Outreach Maintenance Program RATES $15,000 $15,000 $15,000 $15,000 $15,000 $75,000

STORM Annual Contingency for Emergencies RATES $100,000 $100,000 $100,000 $100,000 $100,000 $500,000

RECLAIM SCADA System Upgrade CONNECTION FEES $30,000 $30,000

RECLAIM Effluent Metered Site Upgrades RATES $25,000 $25,000 $25,000 $25,000 $25,000 $125,000

RECLAIM Annual Contingency for Emergencies RATES $50,000 $50,000 $50,000 $50,000 $50,000 $250,000

FLOOD North Truckee Drain Lillard Box ‐ Eng and ROW CONNECTION FEES $350,000 $350,000

STORM North Truckee Ditch Rehab Project CONNECTION FEES $165,000 $165,000

TMWRF Clarifier Basin Concrete and Steel Rehabilitation (Design/Construction) RATES $185,397 $191,043 $196,690 $202,650 $208,611 $984,391

TMWRF Nitrification Tower Rehabilitation & Improvements (Design/Construction) RATES $1,568,500 $155,595 $1,568,500 $156,850 $1,646,925 $5,096,370

TMWRF Motor Control Centers (MCC) Rehabilitation (Design/Construction) RATES $125,480 $156,850 $156,850 $156,850 $156,850 $752,880

TMWRF Effluent Reuse Pump Station Rehabilitation (Construction) RATES $1,286,170 $0 $0 $0 $0 $1,286,170

TMWRF TWAS Short‐Term and TWAS Dewatering Improvements (Construction) CONNECTION FEES $250,960 $0 $0 $219,590 $0 $470,550

TMWRF TWAS Dewatering Study (Preliminary Engineering Report) RATES $0 $188,220 $0 $0 $0 $188,220

TMWRF Third Centrifuge, Cake Pump, & Polymer Improvements (Construction) RATES $313,700 $0 $0 $78,425 $0 $392,125

TMWRF Third Centrifuge, Cake Pump, & Polymer Improvements (Construction) CONNECTION FEES $313,700 $0 $0 $78,425 $0 $392,125

TMWRF Gas Conditioning System Improvements (Design) RATES $62,740 $313,700 $0 $0 $0 $376,440

TMWRF Bleach Building HVAC (Construction) RATES $156,850 $0 $0 $0 $0 $156,850

TMWRF Odor Control Improvements (Construction) RATES $156,850 $0 $0 $0 $0 $156,850

TMWRF Digester #4 Membrane Cover (Predesign) RATES $47,055 $0 $0 $0 $0 $47,055

TMWRF Digester #4 Membrane Cover (Design) RATES $0 $203,905 $0 $0 $0 $203,905

TMWRF Digester #4 Membrane Cover (Construction) RATES $0 $0 $1,254,800 $0 $0 $1,254,800

TMWRF Sludge Drying Beds (Design) RATES $0 $0 $0 $125,480 $0 $125,480

TMWRF Sludge Drying Beds (Construction) RATES $0 $0 $0 $0 $627,400 $627,400

TMWRF Septage Receiving Improvements (Design/Construction) RATES $0 $313,700 $0 $0 $0 $313,700

TMWRF Heat Loop Improvements (Design Ph1/Ph2) RATES $0 $78,425 $0 $0 $0 $78,425

TMWRF Heat Loop Improvements (Construction Ph1/Ph2) RATES $0 $0 $1,254,800 $627,400 $0 $1,882,200

TMWRF Filter Building Bypass/UV Disinfection (Predesign) RATES $0 $156,850 $0 $0 $0 $156,850

TMWRF Roof Rehabilitation (Design/Construction) RATES $0 $250,960 $0 $0 $0 $250,960

TMWRF Aeration Piping Improvements (Evaluation) RATES $0 $62,740 $0 $0 $0 $62,740

TMWRF Aeration Piping Improvements (Design) RATES $0 $0 $125,480 $0 $0 $125,480

TMWRF Aeration Piping Improvements (Construction) RATES $0 $39,213 $0 $705,825 $0 $745,038

TMWRF Aeration Piping Improvements (Construction) CONNECTION FEES $0 $39,213 $0 $705,825 $0 $745,038

TMWRF Gravity Thickeners (Evaluation) RATES $0 $156,850 $0 $0 $0 $156,850

TMWRF Filter Building Evaluation / Expansion (Predesign) RATES $0 $0 $0 $0 $47,055 $47,055

TMWRF Filter Building Evaluation / Expansion (Predesign) CONNECTION FEES $0 $0 $0 $0 $47,055 $47,055

TOTAL CITY OF SPARKS $12,627,402 $9,763,279 $7,697,120 $5,947,320 $12,323,896 $48,359,016

SUN VALLEY GENERAL IMPROVEMENT DISTRICT

SEWER Flow Meter #1 RATES $11,600 $11,600

SEWER Gepford Low Spot Repair RATES $40,600 $40,600

SEWER South Basin 12" Parallel Main RATES $450,000 $450,000

SEWER Regrade MH 62 to 63 RATES $387,900 $387,900

SEWER Regrade MH 18 to 19 RATES $144,900 $144,900

SEWER MV 1 abandonment RATES $41,300 $41,300

SEWER MV 2 Rehab RATES $300,000 $300,000

SEWER Interceptor cleaning/videoing RATES $100,000 $100,000

SEWER Collection System Cleaning & Inspection RATES $71,100 $71,100

SEWER Master Plan CONNECTION FEES $30,000 $30,000

SEWER Engineering CONNECTION FEES $30,000 $40,000 $40,000 $40,000 $150,000

SEWER Treatment Plant Capital CONNECTION FEES $40,000 $15,000 $15,000 $15,000 $85,000

SEWER 10‐yr Cleanout RATES $15,000 $15,000

SEWER SCADA RTU/FIU Replacement RATES $5,000 $10,000 $15,000

SEWER Sewer Vault #1 and 2 Fans RATES $5,000 $5,000

SEWER Shoring/Trench Box RATES $5,000 $5,000

SEWER Raise Sewer Manholes RATES $50,000 $50,000

SEWER Expansion ‐ Shop Building CONNECTION FEES $40,000 $40,000

SEWER Ergonomics Consult. Purchase RATES $5,000 $5,000

SEWER M400 Base Station RATES $10,000 $10,000

SEWER Sensus Analytics RATES $5,000 $5,000

SEWER New Computers  RATES $15,000 $15,000

SEWER Springbrook PayrollModule RATES $15,000 $15,000

SEWER New PWD Truck RATES $25,000 $25,000

SEWER New Forklift RATES $10,000 $10,000

SEWER Office Interior Paint RATES $10,000 $10,000

SEWER Map File Cabinets RATES $5,000 $5,000

SEWER Alternate Energy Consultant & Other RATES $30,000 $15,000 $15,000 $15,000 $75,000
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Table I.1: Full List of 5‐Year CIPs DRAFT

PROVIDER PROJECT NAME 2021 2022 2023 2024 2025 5‐YR TOTAL

ESTIMATED COST IN FISCAL YEAR ENDING 2021 DOLLARS

FUNDING SOURCE

WATER 5TH/Wood / Leon 8" Distribution Line RATES $85,000 $85,000

WATER 1st/sun Valley Blvd PRV Station Rehabilitation RATES $145,200 $145,200

WATER Main Pump Station Improvement RATES $39,000 $39,000

WATER Prosser Distr. Main RATES $139,000 $139,000

WATER 2nd 8" Dist. Main between Sidehill/Sun Valley RATES $300,000 $300,000

WATER PRV Station Flow Monitoring RATES $35,000 $35,000

WATER Sidehill Pump station Improvement RATES $36,000 $36,000

WATER 4th/Lupin PRV Station Rehab RATES $50,000 $50,000

WATER Pegasus to Jacobsen 8" Distribution Main RATES $33,000 $33,000

WATER 2nd 8" Distribution Main ‐ Lupin/Leon RATES $190,000 $190,000

WATER Klondike 8" Distribution Line RATES $67,000 $67,000

WATER 2nd 8" Distribution Main ‐ Carol/SV Blvd RATES $240,000 $240,000

WATER Chocolate 8" Main  RATES $338,000 $338,000

WATER Klondike/7th PRV Station RATES $268,000 $268,000

WATER Water Master Plan CONNECTION FEES $30,000 $30,000

WATER Corral/Torobie at 4th Convert to Chocolate RATES $15,000 $15,000

WATER Sidehill/Chimney Seismic Investigation RATES $10,000 $10,000

WATER System Mapping RATES $20,000 $20,000 $40,000

WATER Main Replacement 4" to 6" E. 2nd/SV Blvd RATES $40,000 $40,000

WATER Valve Cut‐In on SV Blvd (Gepford, 5th & 6th) RATES $35,000 $35,000

WATER Valve Replacement SV Blvd/4th RATES $35,000 $35,000

WATER Engineering CONNECTION FEES $60,000 $60,000

WATER Paint Tanks RATES $10,000 $10,000 $10,000 $10,000 $40,000

WATER Tank Inspections RATES $15,000 $15,000 $30,000

WATER Tank Interior Recoat RATES $100,000 $100,000 $100,000 $300,000

WATER Water Rights RATES $2,500 $2,500

WATER Leak Audit RATES $15,000 $15,000 $30,000

WATER PRV RTU RATES $5,000 $5,000

WATER RTU Electrical RATES $5,000 $5,000

WATER MXU/FlexNet RATES $20,000 $20,000

WATER GPS/GIS Purchase RATES $10,000 $10,000

WATER Raise Valves RATES $65,000 $65,000

WATER East 4th 12" Main Replacement RATES $300,000 $300,000

WATER Expansion ‐ Shop Building CONNECTION FEES $40,000 $40,000

WATER Ergonomics Consult. Purchase RATES $5,000 $5,000

WATER M400 Base Station RATES $10,000 $10,000

WATER Sensus Analytics RATES $5,000 $5,000

WATER New Computers  RATES $15,000 $15,000

WATER Springbrook PayrollModule RATES $15,000 $15,000

WATER New PWD Truck RATES $25,000 $25,000

WATER Forklift RATES $10,000 $10,000

WATER Water Sampling Stations RATES $5,000 $5,000

WATER Office Interior Paint RATES $10,000 $10,000

WATER Map File Cabinets RATES $5,000 $5,000

WATER Alternate Energy Consultant & Other RATES $30,000 $15,000 $15,000 $15,000 $75,000

TOTAL SUN VALLEY GENERAL IMPROVEMENT DISTRICT $1,389,000 $2,668,900 $1,077,200 $240,000 $0 $5,375,100

CENTRAL TRUCKEE MEADOWS REMEDIATION DISTRICT

WATER PCE Remediation ‐ Kietzke Lane Well Treatment Sys. RATES $76,000 $3,000 $3,000 $0 $0 $82,000

WATER PCE Remediation ‐ Mill Street Well Treatment Sys. RATES $7,000 $3,000 $3,000 $0 $13,000 $26,000

WATER PCE Remediation ‐ Morrill Avenue Well Treatment Sys. RATES $23,000 $94,000 $16,000 $0 $0 $133,000

WATER PCE Remediation ‐ NEW PCE Treatment Facilities (SPARKS, POPLAR#2) RATES $0 $3,200,000 $0 $1,600,000 $0 $4,800,000

TOTAL CENTRAL TRUCKEE MEADOWS REMEDIATION DISTRICT $106,000 $3,300,000 $22,000 $1,600,000 $13,000 $5,041,000

TRUCKEE RIVER FLOOD MANAGEMENT AUTHORITY

FLOOD Hidden Valley Home Elevation Projects GRANTS $900,000 $400,000 $400,000 $400,000 $400,000 $2,500,000

FLOOD Vista Narrows Project SALES TAX $2,100,000 $10,850,000 $24,150,000 $0 $0 $37,100,000

FLOOD Grand Sierra Resort Berm (South Bank) SALES TAX $0 $0 $300,000 $1,350,000 $1,350,000 $3,000,000

FLOOD Airport Berm (Glendale to Rock South Bank) SALES TAX $0 $0 $300,000 $1,600,000 $1,600,000 $3,500,000

FLOOD TMWA Levee (across from GSR North Bank) SALES TAX $0 $0 $600,000 $2,100,000 $2,100,000 $4,800,000

FLOOD Mill McCarran Terracing, Stream Restoration + Levees SALES TAX $0 $0 $400,000 $500,000 $1,500,000 $2,400,000

FLOOD Levee and Floodwall McCarran to Vista North Bank SALES TAX $0 $0 $0 $200,000 $500,000 $700,000

FLOOD UNR Farms Home Elevation SALES TAX $0 $0 $0 $0 $150,000 $150,000

TOTAL TRUCKEE RIVER FLOOD MANAGEMENT AUTHORITY $3,000,000 $11,250,000 $26,150,000 $6,150,000 $7,600,000 $54,150,000

TOTAL TRUCKEE MEADOWS WATER AUTHORITY $54,720,000 $58,540,000 $49,395,000 $39,280,000 $27,135,000 $229,070,000

TOTAL WASHOE COUNTY $35,973,435 $51,306,000 $47,480,000 $35,448,000 $35,950,000 $206,157,435

TOTAL CITY OF RENO $50,930,098 $52,667,737 $65,969,880 $60,788,680 $43,376,705 $273,733,099

TOTAL CITY OF SPARKS $12,627,402 $9,763,279 $7,697,120 $5,947,320 $12,323,896 $48,359,016

TOTAL SUN VALLEY GENERAL IMPROVEMENT DISTRICT $1,389,000 $2,668,900 $1,077,200 $240,000 $0 $5,375,100

TOTAL CENTRAL TRUCKEE MEADOWS REMEDIATION DISTRICT $106,000 $3,300,000 $22,000 $1,600,000 $13,000 $5,041,000

TOTAL TRUCKEE RIVER FLOOD MANAGEMENT AUTHORITY $3,000,000 $11,250,000 $26,150,000 $6,150,000 $7,600,000 $54,150,000

GRAND TOTAL $158,745,935 $189,495,915 $197,791,200 $149,454,000 $126,398,600 $821,885,650

CTMRD.

Five‐Year Plan is for Fiscal Years 2022‐2026
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Table I.2: TMWA CIP 2026‐2040 DRAFT

TMWA Fee Area [1] 2026‐2030 2031‐2035 2036‐2040 TOTAL

AREA 2/2A

SE Sparks Feeder Mains Ph. 2 $684,440 $0 $0 $684,440

NE Sparks Feeder Mains Ph. 6 $6,363,156 $0 $0 $6,363,156

NE Sparks Feeder Mains Ph. 7 $0 $2,106,793 $0 $2,106,793

AREA 3

Gooseberry 2nd Source $395,692 $0 $0 $395,692

W. 4th St 24" Main $3,315,258 $0 $0 $3,315,258

Anselmo BPS & Discharge Main $2,523,874 $0 $0 $2,523,874

Truckee River Highlands #2 PS $0 $1,176,382 $0 $1,176,382

TRHL PS Discharge & Main Ties $0 $513,330 $0 $513,330

AREA 4

Spanish Springs #2 Suction $199,985 $0 $0 $199,985

Spanish Springs #2 Discharge $181,804 $0 $0 $181,804

Spanish Springs #2 Cap. Inc. $0 $534,719 $0 $534,719

AREA 10

2.5 MG Fish Springs Tank #2 $2,416,930 $0 $0 $2,416,930

Peaking Wells $4,384,696 $0 $0 $4,384,696

AREA 0

Oddie‐Sullivan 24" Mains $3,219,009 $0 $0 $3,219,009

W. Fourth 30" Main $598,885 $0 $0 $598,885

Washington 6th, 5th, 9th Main Repl. $0 $0 $9,143,695 $9,143,695

AREA 11

Double Diamond Tanks 2/3A Tie $1,411,658 $0 $0 $1,411,658

Veterans Parkway BPS $3,315,258 $0 $0 $3,315,258

Double Diamond Well 4 Equipping $0 $0 $1,604,157 $1,604,157

Double Diamond Wells Blending Main $0 $0 $481,247 $481,247

Double Diamond Well 5 Equipping $0 $0 $1,604,157 $1,604,157

Rattlesnake Tank BPS and T‐Main $0 $0 $6,983,431 $6,983,431

Mia Vista/Loma Vista P/F‐F $0 $0 $1,133,604 $1,133,604

AREA 12

0.25 MG Spring Creek Tank 5B $534,719 $0 $0 $534,719

1.0 MG Desert Springs Tank 3B $1,069,438 $0 $0 $1,069,438

DS Tans 2A/2B Parallel Feeder Main $171,110 $0 $0 $171,110

Eagle Canyon Ties & Parallel Main $267,360 $0 $0 $267,360

La Posada Ct. Zone Conversion $0 $0 $139,027 $139,027

Valle de Sol Ct Zone Conversion $0 $0 $374,303 $374,303

Carneros PRS $0 $0 $85,555 $85,555

AREA 14

Prairie Flower Loop $160,416 $0 $0 $160,416

Thomas Crk #4 PRS $160,416 $0 $0 $160,416

AREA 15

Sky Terrace Ct CV $32,083 $0 $0 $32,083

Callamont Well Equipping $0 $0 $1,358,186 $1,358,186

FIRE FLOW PROJECTS

Steelwood Ln Fire Flow Improvement $0 $0 $87,694 $87,694

19th St Fire Flow $0 $0 $1,336,798 $1,336,798

LaFond 8" Main $0 $0 $141,166 $141,166

Camelot PRS $0 $0 $80,208 $80,208

San Mateo PRS $0 $0 $173,249 $173,249

Susileen Parallel Main $0 $0 $217,096 $217,096

Solari Drive Intertie $0 $0 $144,374 $144,374

Willow Tree & Moore Main Replacement $0 $0 $403,178 $403,178

Exeter Way Hydrant Relocation $0 $0 $26,736 $26,736

Heights Dr. Main Replacements $0 $0 $192,499 $192,499

TOTAL FUTURE CIP COST ESTIMATES $29,367,000 $4,050,000 $24,041,000 $61,447,772

Source: Truckee Meadows Water Authority Facility Plan.

[1] Exludes infrastructure that developers will be required to build and dedicate.

Fiscal Year Period

All Figures in Thousands of Dollars
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Table I.3: 20‐Year CIPs for Wastewater Treatment Plants DRAFT

Reclamation Facility Description of Improvements Estimated Cost [1]

2026‐2040

2021 Dollars

Cold Springs Expansion phase 2: effluent filter and pump system, 

solids management, effluent management, disinfection, 

pumping, storage & distribution $72,500,000

Reno‐Stead Currently completing expansion from 2 MGD to 4 MGD 

at cost of $55 Million ‐‐  

South Truckee Meadows Expand effluent reuse sites, additional screening and 

mixing, additional solids management, additional 

controls $52,000,000

Truckee Meadows Enhanced Coagulation ‐ (2013 cost est. inflated) $50,011,000

TOTAL $174,511,000

[1] Very high planning‐level estimates subject to change.

Source: Washoe County and City of Reno staff.
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Table I.4: Estimated Costs of New Sewer Collection Systems to Serve New Development DRAFT

Agency 2025 2030 2035 2040

Reno 295,643  559,349  781,411  960,917 

Sparks 132,333  234,946  297,068  377,619 

Sun Valley 0  14,741  42,963  52,243 

Washoe County 65,351  122,478  161,648  201,137 

Cost per Lineal Foot [1] $150

Reno $44,346,500 $83,902,300 $117,211,700 $144,137,600

Sparks $19,850,000 $35,241,900 $44,560,200 $56,642,800

Sun Valley $0 $2,211,100 $6,444,400 $7,836,500

Washoe County $9,802,600 $18,371,700 $24,247,200 $30,170,500

Reno $44,346,500 $39,555,800 $33,309,400 $26,925,900

Sparks $19,850,000 $15,391,900 $9,318,300 $12,082,600

Sun Valley $0 $2,211,100 $4,233,300 $1,392,100

Washoe County $9,802,600 $8,569,100 $5,875,500 $5,923,300

Source: TMRPA, Reno, Sparks, Washoe County, SVGID.

[1] Cost estimate for 8" PVC pipe with Class A backfill.

Cumulative Estimated Cost of New Sewer Collection

Cumulative Estimated New Lineal Feet of Sewer Collection

Incremental Estimated Cost of New Sewer Collection
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Table I.5: Estimated Growth in the TMSA by Wastewater Treatment Plant DRAFT

Reclamation Facility 2020 2025 2030 2035 2040

Housing Units by Receiving Treatment Plant

Truckee Meadows 146,666 155,152 161,774 166,216 170,644

South Truckee Meadows  25,696 27,302 28,592 30,587 31,957

Reno‐Stead 8,970 9,375 10,184 10,644 11,079

Cold Springs 3,575 4,119 5,202 5,558 6,218

Lemmon Valley 2,641 3,194 3,506 4,235 4,472

Total 187,548 199,142 209,257 217,240 224,371

Population by Receiving Treatment Plant

Truckee Meadows 357,376 378,110 394,293 405,130 415,997

South Truckee Meadows  61,598 65,402 68,481 73,204 76,470

Reno‐Stead 21,238 22,205 24,132 25,230 26,263

Cold Springs 8,830 10,121 12,681 13,523 15,081

Lemmon Valley 6,418 7,755 8,504 10,251 10,834

Total 455,460 483,593 508,092 527,338 544,646

Source: TMRPA, April 2021.

Anticipated Cumulative Growth
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Table I.6: Estimated Growth in the TMSA by Jurisdiction DRAFT

Jurisdiction 2020 2025 2030 2035 2040 Total Change

Housing Units by 

Reno 113,393 120,974 127,735 133,429 138,032 24,639

Sparks 42,637 45,645 47,977 49,389 51,219 8,582

Sun Valley 6,168 6,168 6,311 6,585 6,675 507

Washoe County [1] 25,350 26,355 27,234 27,837 28,444 3,094

Total 187,548 199,142 209,257 217,240 224,371 36,823

Population by

Reno 267,607 285,498 301,455 314,893 325,755 58,148

Sparks 110,003 117,763 123,780 127,422 132,146 22,142

Sun Valley 15,235 15,235 15,588 16,265 16,488 1,253

Washoe County [1] 62,615 65,098 67,269 68,757 70,258 7,643

Total 455,460 483,593 508,092 527,338 544,646 89,186

Source: TMRPA, April 2021.

Anticipated Cumulative Growth

Cumulative Number of Units

Cumulative Population
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Table I.7: Estimated Lineal Feet of Sewer Line per Housing Unit DRAFT

Agency

Collection 

System Miles

Housing Units 

Served

Miles per 

Housing Unit

Lineal Feet Sewer 

Line per Housing 

Unit

[2] rounded

Reno [1] 842 113,393 0.0074 39

Sparks 356 42,637 0.0084 44

Sun Valley 120 6,168 0.0195 103

Washoe County 310 25,350 0.0122 65

Source: Reno, Sparks, Washoe County, SVGID.

[1] Reno does not own the line from the main to the property line.

[2] Data provided by TMRPA, April 2021. While these numbers may not exactly match each

      agency's records, it is used to keep apples‐to‐apples comparisons.
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Table I.8: Water Systems Depreciation DRAFT

Item TMWA Sun Valley

Salaries and benefits $31,157,340

Services and supplies $28,475,960

Subtotal Operating Expenses $59,633,300 $1,814,899

Depreciation $32,833,604 $654,167

Total Operating Expenses $92,466,904 $2,469,066

Depreciation as % of Operating Expenses 55% 36%

Source: 2019 Comprehensive Annual Financial Report for each agency.
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Table I.9: Wastewater Systems Depreciation DRAFT

Item Reno Sparks County Sun Valley

[1] [2] [3] [4]

Salaries and benefits $10,436,106 $4,477,933 $2,794,293

Services and supplies $13,394,592 $10,817,700 $12,702,459

Joint sewer plant $14,120,130 $2,318,494

Subtotal Operating Expenses $37,950,828 $17,614,127 $15,496,752 $1,497,187

Depreciation $11,205,677 $7,238,804 $3,520,656 $663,580

Total Operating Expenses $49,156,505 $24,852,931 $19,017,408 $2,160,767

Depreciation as % of Operating Expenses 30% 41% 23% 44%

Source: 2019 Comprehensive Annual Financial Report for each agency.

[1] Includes wastewater and storm drain operating expenses.

[2] Includes storm drain, wastewater, and flood mitigation operating expenses.

[3] Includes wastewater, storm drain and flood mitigation operating expenses.

[4] CAFR does not split water and wastewater activities. Costs split 50/50 with the exception of purchased water.

Fiscal Year Ended June 30, 2019
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Table J.1: Current Single Family Residential Water Rate Schedules by Agency

Service Size Base Charge DRAFT
3/4‐inch $19.67

1‐inch $21.64

1 1/2‐inch $24.61

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons Tier

Zero to 6,000                  $1.82 Tier 1

6,001                  to 25,000               $2.95 Tier 2

greater than 25,000               $3.45 Tier 3

Service Size Base Charge

3/4‐inch $10.07

1‐inch $12.32

1 1/2‐inch $17.47

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons Tier

Zero to 6,000                  $1.44 Tier 1

6,001                  to 20,000               $1.91 Tier 2

20,001                to 40,000               $2.34 Tier 3

40,001                to 65,000               $2.74 Tier 4

greater than 65,000               $2.90 Tier 5

Service Size  Base Charge 

3/4‐inch $18.49

1‐inch $23.79

1 1/2‐inch $34.02

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons Tier

Zero to 6,999                  $2.78 Tier 1

7,000                  to 20,999               $3.47 Tier 2

21,000                to 40,999               $4.17 Tier 3

greater than 41,000               $5.57 Tier 4

Service Size Base Charge

3/4‐inch $24.00

1‐inch $26.02

1 1/2‐inch $30.04

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons

Uniform Charge  $2.34

Source: TMWA and SVGID.

TMWA ‐ OLD STMGID Residential Water Service Rate Schedule

TMWA ‐ OLD DWR Residential Water Service Rate Schedule

TMWA Residential Water Service Rate Schedule

SVGID Residential Water Service Rate Schedule
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Table J.2: Comparison Bills for a Single Family Residential Customer using 15,000 Gallons / Month

DRAFT

Bill Component OLD STMGID OLD DWR TMWA SVGID

[1] [1]

Base Monthly Charges

Service Charge $10.07 $18.49 $19.67 $24.00

Subtotal Base  $10.07 $18.49 $19.67 $24.00

Volume Charges 15,000           gallons

Tier 1 $8.64 $19.46 $10.92 $35.10

Tier 2 $17.19 $27.76 $26.55 $0.00

Tier 3 $0.00 $0.00 $0.00 $0.00

Tier 4 $0.00 $0.00 $0.00 $0.00

Tier 5 $0.00 $0.00 $0.00 $0.00

Subtotal Volume $25.83 $47.22 $37.47 $35.10

Total Base and Volume Charges $35.90 $65.71 $57.14 $59.10

Other (Pass Through Charges to Other Agencies)

Right of Way Toll (5%)  [2] $1.79 $3.29 $2.86 $0.00

Regional Water Management Fee (1.5%) $0.54 $0.99 $0.86 $0.89

CTM Remediation District [3] $0.64 $0.64 $0.64 $0.64

Subtotal Other Charges $2.97 $4.91 $4.35 $1.52

Total Monthly Charges $38.87 $70.61 $61.49 $60.62

Source: City of Reno, City of Sparks, Washoe County, SVGID

[1] Closed tariff. All new customers will pay TMWA rates.

[2] Although SVGID customers do not pay a right of way toll; wholesale water charges include a right of way 

      toll which customers absorb in their rates.

[3] Fiscal year 2020/21 average fee for Benefit Group A (residential customers outside the contaminated area).

TMWA
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Table J.3: Current Multi‐Family Residential Water Rate Schedules by Agency

Service Size Base Charge DRAFT
3/4‐inch $19.67

1‐inch $21.64

1 1/2‐inch $24.61

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons Tier

[1]

Zero to 4,000             $1.82 Tier 1

greater than 4,000             $2.95 Tier 2

Service Size Base Charge

3/4‐inch $10.07

1‐inch $12.32

1 1/2‐inch $17.47

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons Tier

Zero to 6,000             $1.44 Tier 1

6,001                  to 20,000           $1.91 Tier 2

20,001               to 40,000           $2.34 Tier 3

40,001               to 65,000           $2.74 Tier 4

greater than 65,000           $2.90 Tier 5

Service Size  Base Charge 

3/4‐inch $18.49

1‐inch $23.79

1 1/2‐inch $34.02

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons Tier

Zero to 28,999           $2.78 Tier 1

29,000               to 150,999         $3.47 Tier 2

151,000             to 600,999         $4.17 Tier 3

greater than 601,000         $5.57 Tier 4

Service Size Base Charge

3/4‐inch $24.00 plus, for each additional unit served:

1‐inch $26.02 $24.00

1 1/2‐inch $30.04

Volume Charge Charge per

Range of Use (in Gallons) 1,000 gallons

Uniform Charge  $2.34

Source: City of Reno, City of Sparks, Washoe County, SVGID.

[1] Multiplied by number of units per billing period.

SVGID Residential Water Service Rate Schedule

TMWA Residential Water Service Rate Schedule

TMWA ‐ OLD STMGID Residential Water Service Rate Schedule

TMWA ‐ OLD DWR Residential Water Service Rate Schedule
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Table J.4: Comparison Charges for Multi‐Family Residential Customer using 8,000 Gallons / Month

DRAFT

Bill Component OLD STMGID OLD DWR TMWA SVGID

[1] [1] [2]

Base Monthly Charges

Service Charge [2] $10.07 $18.49 $19.67 $24.00

Subtotal Base  $10.07 $18.49 $19.67 $24.00

Volume Charges 8,000             gallons

Tier 1 $11.52 $22.24 $7.28 $18.72

Tier 2 $0.00 $0.00 $11.80 $0.00

Tier 3 $0.00 $0.00 $0.00 $0.00

Tier 4 $0.00 $0.00 $0.00 $0.00

Tier 5 $0.00 $0.00 $0.00 $0.00

Subtotal Volume $11.52 $22.24 $19.08 $18.72

Total Base and Volume Charges $21.59 $40.73 $38.75 $42.72

Other (Pass Through Charges to Other Agencies)

Right of Way Toll (5%)  [3] $1.08 $2.04 $1.94 $0.00

Regional Water Management Fee (1.5%) $0.32 $0.61 $0.58 $0.64

CTM Remediation District [4] $0.38 $0.38 $0.38 $0.38

Subtotal Other Charges $1.78 $3.03 $2.90 $1.02

Total Monthly Charges $23.37 $43.76 $41.65 $43.74

Source: City of Reno, City of Sparks, Washoe County, SVGID

[1] Closed tariff. All new customers will pay TMWA rates.

[2] The SVGID service charge is multiplied by the number of units.

[3] The toll applies to customers within the city limits of Reno and Sparks. Although SVGID customers 

      do not pay a right of way toll; wholesale water charges include a right of way toll which 

      customers absorb in their rates.

[4] FY 2020/21 average fee for Benefit Group A multiplied by 50% (MF units use less water than SF units).

TMWA
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Table J.5: Current Residential Sewer Rate Schedules by Agency

Agency Base Charge

Usage Charge per 

1,000 Gallons

Single Family DRAFT
Reno $49.53 $0.00

Washoe County $47.33 $0.00

Sparks [1] $40.51 $0.00

SVGID $17.14 $4.29

Multi‐Family per unit

Reno $40.77 $0.00

Washoe County $47.33 $0.00

Sparks [1] $34.65 $0.00

SVGID $17.14 $4.29

Source: City of Reno, Washoe County, City of Sparks, SVGID.

Prepared by HEC 200317 New Model v1 4/27/2021

5-5-2021: NNWPC Agenda Item 7 
Attchement 



DRAFT

Unit Reno Sparks

Washoe 

County SVGID

Single Family [1], [2]

Water $61.49 $61.49 $70.61 $60.62

Sewer [1] $49.53 $40.51 $47.33 $42.88

Total $111.02 $102.00 $117.94 $103.50

Multi‐Family

Water $41.65 $41.65 $43.76 $43.74

Sewer [2] $40.77 $34.65 $47.33 $34.30

Total $82.42 $76.30 $91.09 $78.04

Source: City of Reno, City of Sparks, Washoe County, SVGID

[1] SVGID bills single family sewer customers based on average winter months water 

consumption of 6,000 gallons.

[2] SVGID bills multi‐family sewer customers based on average winter months water

consumption of 4,000 gallons.

8,000 gallons of water usage

15,000 gallons of water usage

Table J.6: Comparison of Combined Water and Sewer Bill for Single 

Family and Multi‐Family Residential
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Table J.7: Current Sewer Connection Fees DRAFT

Name Single Family Multi‐Family

Residential Unit 

Shared Kitchen 

or Rooming 

House Kitchen Rooming House

Industrial/ 

Commercial

per unit per unit per bedroom per room rental per fixture

[1] [2] [3]

Reno [1],[2],[3] $6,376 $5,445 $2,271 $2,041 $295

Sparks [5] $6,331 $293

Washoe County $5,750 $5,750 $305

SVGID [4]

3/4" $6,340

1" $7,982

1.5" $10,582

2" $13,482

3" $20,482

4" $30,482

6" $55,482

Source: Reno, Sparks, Washoe County, SVGID.

[1] Reno ‐ mobile home estates or subdivisions pay the same rate as single family per mobile unit space.

[2] Reno ‐ mobile home parks pay the multi‐family fee per space.

[3] Reno's industrial connection fee cannot be less than a single family connection fee.

[4] SVGID charges all customer categories based on meter size.
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Table J.8: Current Water Connection Fees DRAFT

Name

TMWA 

Area #

Area Facility 

Cost

Supply and 

Treatment 

Facility Cost

Storage 

Facility Cost Total

Sun Valley GID Fee per New Connection $7,381

Truckee Meadows Water Authority  [1] $ per GPM $ per GPM $ per GPM $ per GPM

Central Reno 0 $0 $6,328 $1,658 $7,986

South Truckee Meadows 1 $1,677 $6,328 $1,658 $9,663

Sparks ‐ East Reno 2 $2,627 $6,328 $1,658 $10,613

Sparks ‐ Inside McCarran Blvd 2A $1,313 $6,328 $1,658 $9,299

Northwest Reno ‐ Northgate/Mogul 3 $3,679 $6,328 $1,658 $11,665

Sparks ‐ Pyramid/Spanish Springs 4 $4,483 $6,328 $1,658 $12,469

Sparks ‐ The Vistas 5 $7,167 $6,328 $1,658 $15,153

Sun Valley ‐ Sullivan Pump Zones 6 $2,311 $6,328 $1,658 $10,297

Verdi 7 $7,916 $6,328 $0 $14,244

Sierra ‐ North Virginia Pump Station 8 $9,260 $6,328 $1,658 $17,246

Lakeridge ‐ Plumas Pump Station 9 $3,290 $6,328 $1,658 $11,276

Stead ‐ Silver Lake‐ Lemmon Valley [2] 10 $6,279 $6,328 $0 $12,607

Southeast Truckee Meadows 11 $4,232 $6,328 $0 $10,560

Spanish Springs 12 $9,384 $6,328 $0 $15,712

Heppner [3] 13A $2,085 $0 $0 $2,085

STIMGID West/Thomas Creek 14 $815 $6,328 $0 $7,143

Arrowcreek/Mt. Rose  [4] 15 $12,942 $0 $0 $12,942

Truckee Canyon $8,036 $6,328 $0 $14,364

Stampmill, Sunrise Estates, Old Washoe 

Estates and Lightning W $0 $6,328 $0 $6,328

Source: SVGID and Truckee Meadows Water Authority.

[1] TMWA costs are the unit cost in dollars per gallons per minute of Maximum Day Demand.

[2] Growth dedicating Fish Springs groundwater resources have a Supply and Treatment Facility Unit Cost of $0.

[3] Charge Area 13a is subject to an additional charge of $5,490 per lot for on‐site distribution improvements.

[4] Component of fee includes estimated cost of acquiring supplemental resource supply. Fee may be reduced to

$8,641 upon Applicant dedication of an acceptable combination of groundwater and creek water rights to

satisfy supplemental conjuctive use supply as determined by the Authority pursuant to its Rule 7.
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LLC 

 

 
 

PO Box 10384 
Truckee, CA 
96162 

Phone: 530-412-3676 
Email: catherine@hansfordecon.com 
 
 
  

To: Chris Wessel, Program Manager 
 Western Regional Water Commission 
       
From: Catherine Hansford             Date: April 28, 2021 
 
Subject:  Regional Water Management Plan New Housing Cost Burden Analysis 
       

--------------------------------------------------------------------------------------------------------------------- 
 

Purpose 
 

This memorandum examines the cumulative effect of development fees for residential 
development product types in different parts of the Truckee Meadows Service Area (TMSA) to 
understand the differences in total development costs caused by water-related costs in the region. 
The purpose of this analysis is to summarize what key factors affect financial feasibility of new 
housing development in different geographic areas and in particular what role water-related fees 
have on feasibility of new development. Each geographic area has unique water-related costs. The 
analysis also examines the potential role for water-related fees and other fees to incentivize 
development in the TMSA infill areas (transit-oriented corridors and regional centers). 
 
The analysis contained herein is a high-level analysis and as such it does not provide details as to 
how each of the fees were determined by their respective agencies, nor does it provide any 
recommendations for change. The analysis is intended to fulfill Section 42.7 of the WRWC Act, 
specifically that “the estimate of cost (of each major facility, source of water or other requirement 
of the Comprehensive Plan) must state the financial impact on persons within the planning area, 
including, without limitation, all direct and indirect costs of connecting to a system for supplying 
water”.  
 
Methodology 
 

A cost burden analysis and financial feasibility test were developed for Reno, Sparks, and 
unincorporated Washoe County (the County). The analysis was conducted for five residential land 
use types: low density residential, medium density residential, compact residential, condominiums / 
townhomes, and apartments. These land use categories were selected by examining current 
development activity in the Truckee Meadows. Assumptions for the characteristics of these land 
use types are summarized in Table 1 on the following page. The sizes of lots and building square 
feet of new units are based on current residential developments with inventory, or pipeline 
inventory yet to be released. The analysis describes the current housing market in Reno, Sparks, and 
the unincorporated County areas using published articles from reputable sources and conversations 
with local developers.  
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Table 1 
Residential Land Use Characteristics Assumptions 
 

 
 
The 2019 TMRPA Regional Plan presented four scenarios of future development: 
 

1. Classic Scenario under which future development would mimic the past 20 years (including 
housing types) and units would predominantly be absorbed on vacant parcels. 
 

2. McCarran Scenario under which 25% of projected growth would be located within the 
McCarran ring, reflecting a modest shift toward residential mix with greater density. 
 

3. Smart Greenfield Scenario under which growth would occur on large vacant tracts with 
access to existing infrastructure and deliberately preserve open space; there would be 
greater housing density, and some infill would occur. 
 

4. Infill Scenario under which growth would occur in already developed areas, mixed use and 
small lot development would be embraced, and redevelopment in the urban cores with 
denser housing types would be prioritized.  
 

Although survey results showed the Infill Scenario ranked highest, actual development is proving to 
be most rapid in the greenfield areas, with the exception of the downtown core in Sparks. Over the 
last few years, the new housing market has shifted to control by a handful of master developers.  
The supply of housing has been squeezed by the COVID-19 pandemic; with shortage of lumber 
delivery, other materials and labor, inventory has been released at a slower pace, causing the price 
of new units to increase dramatically, and pushing the ‘missing middle’ homebuyers1 to rent 
apartments and existing single-family housing. As presented in the Building Association of Northern 
Nevada (BANN) ‘Forecast 2021’, it is anticipated that the greatest market share of demand in the 
next 12 months will be for homes ranging from $350,000 to $500,000. These homes could be small 

 
1 Missing middle housing, as defined on missingmiddlehousing.com, is “a range of multi-unit or clustered 
housing types, compatible in scale with detached single-family homes.” Examples include duplexes, 
fourplexes, cottages, townhomes and bungalow courts. 

Lot Size Units / Acre Typical Typical Sales Price
Category Range Density Lot Size [1] Unit Size per Sq. Ft.

square feet square feet square feet [2]

LDR Low Density SF Residential 7,001 - 15,000 5.2 8,370 2,760 $261
MDR Medium Density SF Residential 4,001 - 7,000 7.4 5,910 2,030 $255
HDR Compact SF Residential 1,400 - 4,000 18.1 2,410 1,400 $280
LDMF Condominium / Townhome n.a. 20.0 + n.a. 1,309 $311
HDMF High Density Multi-Family (Rental) n.a. 40.0 + n.a. 1,060 $213

Source: HEC.

[1] Used for calculation of TMWA fees.
[2] Imputed price per square foot for apartments.
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lot detached residential product or attached townhome or condominium product. Both are 
included in this feasibility memo. 
 
The TMSA is suffering a classic demand and supply problem for home ownership. The effect of 
more work-from-home employees (resulting from the COVID-19 pandemic) was to fuel an exodus 
from the larger cities; in particular, there has been rapid increase in households from California 
looking to buy in Northern Nevada (BANN reports an additional 50,000 persons relocate from 
California each year). In addition, interest rates tumbled in 2020, enabling households to afford 
higher sales prices. Supply has dwindled; according to a Zonda Quarterly Housing Update (Winter 
2021) for Reno, there is less than one month’s supply of finished vacant homes available. The sales 
price assumptions used in this memorandum reflect current prices and planned release prices; 
however, local experts anticipate prices to continue to bump up in 2021 (about 10%) before leveling 
off. Figure 1 shows how the median price of single-family homes and condominiums, unadjusted for 
inflation, in Reno/Sparks have increased over the past five years since the last Regional Water 
Management Plan update. 
 
Figure 1 
Historical Median Price of Homes in Reno/Sparks 

 
 
Average rent for apartments increased rapidly over the past two-year period (December 2018 to 
December 2020) with rents increasing overall (all unit sizes) from $1,292 per unit to $1,424 per unit. 
Over the same time period, the overall vacancy rate decreased from 3.64% to 2.82%. This data 
corroborates what is being seen in the home ownership market; there is an influx of households 
with income to purchase homes but a lack of supply to meet that demand. 
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An imputed sales price per unit was calculated for new apartment units as none are currently on 
the market. Table 2 estimates a sales price for each new unit of $226,000 using assumptions taken 
from local apartment data compiled by Johnson, Perkins Griffin Real Estate, as well as National 
Apartment Association 2020 statistics. The same price is used in this analysis for all three 
jurisdictions. 
 
Table 2 
Imputed Sales Price for New Apartment Units 
 

 
 
 

The following analysis compares the cost of development with current sales prices for each unit to 
determine financial feasibility of each residential land use type. The analysis only includes market-
rate housing; ‘affordable’ units2 are not part of the analysis. Residual Land Value is the standard 
financial feasibility test used by developers, and the Infrastructure Cost Burden analysis provides a 
metric to evaluate the impact of water-related fees and costs on project profitability. 
 
Residual Land Value Test 
The Residual Land Value test is the tool used by real estate developers and investors to evaluate the 
financial feasibility of different housing unit types and densities on a piece of property. The project 
must generate a profit (a positive residual land value) to incent land development.  

 
2 Affordable housing refers to units that can be purchased or rented by households at no more than 30% of 
their income (plus utilities). Traditionally, new affordable housing units are those units made available to 
households with annual income below 80% of area median income. 

Unincorporated
Item Reno Sparks County

Monthly Rental Revenue per Unit [1] $1,569 $1,569 $1,569
Annual Rental Revenue per Unit $18,800 $18,800 $18,800
Vacancy Rate [2] 2.87% 2.87% 2.87%
Estimated Annual Revenue $18,260 $18,260 $18,260

Annual Expenses per Unit [3] $6,956 $6,956 $6,956

Net Operating Income per Unit $11,304 $11,304 $11,304

Cap Rate 5.00% 5.00% 5.00%
Calculated Property Value per Unit $226,000 $226,000 $226,000

mf price

[1] Calculated using $1.48 per square foot from Johnson Perkins Griffin apartment 
      survey 4th quarter 2020 for the Reno/Sparks Metro area.
[2] Average vacancy rate was 2.87% in the 4th quarter 2020 for 2 bed, 2 ba. apartments.
[3] Estimated at 37% of gross potential rent.

1,060 sq. ft. / unit

Source: Moody's Analytics Multifamily performance metrics May 2020 (cap rate trends), 
Johnson Perkins Griffin real estate appraisers and consultants, 4th quarter 2020 data for 
the Reno/Sparks Metro Area, and the 2020 Survey of Operating Income and Expenses in 
Rental Apartment Communities, published by the National Apartment Association.
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Figure 2 shows the relationship between residual land value and land development cost. The final 
sales price of a developed property less the development costs and builder profit results in the 
residual land value, or the price that a builder is able to pay for property and still have a financially 
feasible project.  
 
Figure 2 
Residual Land Value Calculation Illustration 

 

Sales Price per Unit

Water Utilities Fees
Other Fees (City/County, other local governments)

Land Costs
Building Costs

Backbone Infrastructure (Onsite & Offsite)
Environmental Mitigation

Site Development & Reclamation Costs
Marketing and Financing Costs

Residual Land Value = Amount a builder
will pay a land developer

Less

Builder Profit

Land Development Costs

Less

Equals

Residual Land Value
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For greenfield projects (developed outside of the urban core or inside the urban core on previously 
undisturbed land), the sales price of the land must fund the land development costs, which includes 
purchase of the land, entitlement costs, planning documents, overhead and other soft costs, and a 
reasonable profit given the costs and risks of entitling the project and paying for necessary 
infrastructure and environmental mitigation to incent land development. The analysis presented is 
for greenfield projects and infill pockets that require the same level of planning and preparation to 
develop. 

 
For infill projects, a builder is buying land that already has public infrastructure in place, although 
many times the infrastructure requires upgrading or replacement.  Land costs are typically higher in 
infill areas than greenfield areas to reflect the value of the installed infrastructure.  Due to the 
highly variable difference in costs for infill projects, including potential demolition costs of existing 
structures, the financial feasibility of infill is not presented in this memorandum.  

 
For both greenfield and infill projects, the land value is highly influenced by a combination of 
current market conditions which affects the level of risk, construction costs, and the level of 
development fees. Land values can experience dramatic swings between recessionary downturns 
and economic booms. During the Great Recession finished lots were selling at less than the cost to 
create a finished lot. In average market conditions, connection/impact fees can greatly influence 
land prices in some regions. If home prices and other development costs are constant, then an 
increase in development fees causes a reduction in land price. In hot markets, development fee 
increases may have no impact on home sales prices or land prices as the sales prices of units 
increase faster than costs do, and faster than local governments can react to. In recessionary 
markets, development fee increases may cause a greater than 1 to 1 land price reduction because 
of their impact on project feasibility. Ultimately, the prospect of financial success for a new 
development project is dependent on many factors at both the macro and micro level. On a macro 
level, interest rates, access to capital, and supply of materials are key influencers. At the micro level, 
availability of jobs, the state of critical infrastructure, household income, geography, and the 
demand-supply relationship of housing all factor into new development decision making.  
 
Infrastructure Cost Burden Analysis 
As shown in Figure 2 on the previous page, the total infrastructure cost burden consists of all 
backbone infrastructure and public facilities costs allocated to the development plus applicable 
fees, including building permit processing fees, County or City and regional fees, utility connection 
fees, and school district fees (if any – there are none in Washoe County).  
 
The infrastructure cost burden analysis doesn’t necessarily indicate financial feasibility but it can 
help developers determine strategy for product type and pricing. For example, there are ways in 
which a development project can mitigate against a high-cost burden, such as reallocating some of 
the cost burden to other land uses (for example in a mixed-use project). Also, future development 
projects could be required to contribute to funding off-site costs currently assigned to a project, 
thus reducing that project’s obligation. 
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Cost Assumptions 
 

Many cost assumptions were made to conduct the financial feasibility analysis. Assumptions were 
developed for each land use type using current market data. In particular the following assumptions 
were developed: 
 

• Land cost per lot (single family) and per unit (multi-family) 
 

• Construction cost per unit 
 

• Land improvements cost per unit 
 

• Development fee costs 
 

• Water resources/rights cost per unit 
 

• Soft costs and carrying costs per unit 
 

• Builder profit per unit 
 
Truckee Meadows Water Authority Fees 
Of all the development fees, the most variable fee, which is dependent on location, is the Truckee 
Meadows Water Authority (TMWA) fee. Map 1 on the following page shows the water system 
facility charge areas for TMWA’s WSF rate schedule. Because these fees vary widely within Reno, 
Sparks, and the County, the feasibility analysis shows total cost burden in two of TMWA’s fee areas 
for each jurisdiction. Fees for the six areas in the analysis are summarized in Table 3. Areas were 
selected based on active tentative maps and planned unit developments identified by the Truckee 
Meadows Regional Planning Agency (TMRPA) shown in Map 2 on page 9. 
 
Table 3 
TMWA WSF Area Fees 
 

 

Area Name
Area Facility 

Cost
Supply and 

Treatment Cost
Storage 

Facilities Cost Total

$ per GPM $ per GPM $ per GPM $ per GPM

0 Reno $0 $6,328 $1,658 $7,986
10 Reno (Lemmon Valley) $6,279 $6,328 $0 $12,607

2 Sparks (East Reno) $2,627 $6,328 $1,658 $10,613
4 Sparks (Pyramid/Spanish Springs) $4,483 $6,328 $1,658 $12,469
8 Washoe (Sierra/N. Virginia) $9,260 $6,328 $1,658 $17,246

12 Washoe (Spanish Springs) $9,384 $6,328 $0 $15,712

Source: Truckee Meadows Water Authority. tmwa
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• In Reno, the analysis uses TMWA fee areas 0 and 10. Area 0 includes most of the central 
Truckee Meadows. Area 10 encompasses the Stead – Silver Lake – Lemmon Valley area in 
the North Valleys area. 

 
• In Sparks, the analysis uses TMWA fee areas 2 and 4. Area 2 includes older and newly 

developing portion of eastern Sparks, and Area 4 includes The Vistas (northeastern Sparks).  
 

• For the unincorporated portion of the County, the analysis examines TMWA fee Area 8 
(Sierra/N. Virginia area to the west of Sun Valley) and Area 12 (Spanish Springs).  
 

Land Use Jurisdiction Agency Fees 
In addition to TMWA’s fees, each jurisdiction charges development fees for impacts generated by 
new growth. Fees to address impacts include sewer fees, flood and storm drain fees, parks fees, fire 
fees, and road fees (the latter are collected on behalf of the Regional Transportation Commission). 
Building permit fees to address costs (primarily staffing costs) generated by reviewing new 
development applications, are also charged by each jurisdiction. These fees include plan check, 
mechanical, plumbing and electrical checks. Total fees differ by jurisdiction (Reno, Sparks, and the 
County). 
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Map 1 
TMWA Water System Facility Fee Areas Map 
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Map 2 
TMRPA Map of Approved Future Units 
 

 
 
Source: www.tmrpa.org (screenshot). 
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Development Costs 
Table 4 shows the assumptions used to calculate total land development costs per unit for each 
residential land use type. The per unit development costs are used for all areas in the analysis 
(Reno, Sparks, and unincorporated Washoe County) because the purpose of this analysis is 
specifically to examine the cost impact of water-related development fees and costs. Construction 
costs, land improvement costs, water rights and soft costs assumptions were developed based on 
conversations with local developers and the data that they provided. 
 
Table 4 
Land Development Costs per Unit 
 

 
 
 
Residual Land Value Test Results 
 

The financial feasibility test results are presented for Reno, Sparks, and unincorporated Washoe 
County. 
 
Reno 
Table 5 presents the residual land value test for Reno. The residual land value test demonstrates 
that development of all types of market-rate housing is financially feasible in Reno. Residual land 
value is greater in TMWA fee Area 0 because of the higher water-related infrastructure cost 
(represented by TMWA’s fee) and the cost of water rights from the Fish Springs project in TMWA 
fee Area 10. This result may be somewhat misleading with regards to profitability however, as land 
costs in TMWA fee Area 0 are likely to be higher than in TMWA fee Area 10. 
  

Development Cost LDR MDR COMPACT SF CONDO APARTMENT

Sales Price $720,360 $517,650 $392,000 $404,000 $226,000
Lot Size (Acres) 0.19                0.14                0.06                
Unit Size (Building Square Feet) 2,760             2,030             1,400             1,300             1,060             

Land Cost per Lot / Unit [1] $21,000 $15,000 $6,000 $4,000 $2,000

Construction Cost per Sq Ft $92 $94 $100 $100 $100
Estimated Total Construction Cost $253,920 $190,820 $140,000 $130,000 $106,000

Land Improvements Cost per Sq Ft $20 $22 $25 $25 $25
Infrastructure Cost (estimate) $55,200 $44,660 $35,000 $32,500 $26,500

Water Rights [2] $2,662 $2,117 $1,051 $847 $847
Soft Costs (10% of construction) $25,392 $19,082 $14,000 $13,000 $10,600
Financing Cost (10% of construction) $25,392 $19,082 $14,000 $13,000 $10,600
Overhead / Indirect Costs (4% of sales price) $28,814 $20,706 $15,680 $16,160 $9,040
Builder Profit (10% of sales price) $72,036 $51,765 $39,200 $40,400 $22,600
Est. Development Costs per Unit $484,417 $363,232 $264,931 $249,907 $188,187

Source: HEC. dev cost

[1] Based on vacant land listings for residential use, listed on loopnet.com, April 25, 2021.
[2] Uses TMWA Rule 7 groundwater rights cost of $7,700 per acre foot. Lemmon Valley is served by Fish Springs
      water rights, which cost approximately $50,000 per acre-foot, collected by the owner of those resources (not TMWA).
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Table 5 
Reno Residual Land Value  
 

 
 
 
Development fees for Reno are shown in Table 6 on the next page. Total fees range from $12,870 
per apartment unit to $22,750 per low density residential unit for development in TMWA fee Area 
0. In TMWA fee Area 10, which includes the high-growth Lemmon Valley area, fees range from 
$13,563 per apartment unit to $26,570 per low density residential unit. Cost burden as a 
percentage of sales price is 3% to 5% for detached single family units, about 4% for single family 
attached units, and about 6% for multi-family.  
 
 
  

LDR MDR COMPACT SF CONDO APARTMENT
Units per Acre 5.2 7.4 18.1 20.0 + 40.0 +

Unit Building Size (sq. ft.) 2,760 2,030 1,400 1,300 1,060

Sales Price per Unit A $720,360 $517,650 $392,000 $404,000 $226,000

Costs - TMWA Area 0
Water Utilities Fees Table 6 $12,979 $11,924 $9,919 $6,643 $6,643
Other Fees Table 6 $9,771 $8,961 $8,262 $8,151 $6,227
Land and Building Development Costs Table 4 $484,417 $363,232 $264,931 $249,907 $188,187
Costs of Selling 5% of sales price $36,018 $25,883 $19,600 $20,200 $11,300
Total Costs B $543,185 $409,999 $302,712 $284,901 $212,357

Residual Land Value in TMWA Area 0 C = A-B $177,175 $107,651 $89,288 $119,099 $13,643
Residual Land Value as % of Price D = C/A 25% 21% 23% 29% 6%

Costs - TMWA Area 10
Water Utilities Fees Table 6 $16,799 $15,135 $11,969 $7,336 $7,336
Water Resources [1] $9,607 $6,784 $2,766 $2,000 $1,111
Other Fees Table 6 $9,771 $8,961 $8,262 $8,151 $6,227
Land and Building Development Costs Table 4 $484,417 $363,232 $264,931 $249,907 $188,187
Costs of Selling 5% of sales price $36,018 $25,883 $19,600 $20,200 $11,300
Total Costs B $556,613 $419,994 $307,529 $287,594 $214,161

Residual Land Value in TMWA Area 10 C = A-B $163,747 $97,656 $84,471 $116,406 $11,839
Residual Land Value as % of Price D = C/A 23% 19% 22% 29% 5%

Source: HEC. resid value

[1] Lemmon Valley is served by Fish Springs water rights, which cost approximately $50,000 per acre-foot, collected by the
      owner of those resources (not TMWA). 
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Table 6 
Estimated Reno Fees Burden per Unit 
 

 
 
 
 
 
 
 
 

LDR MDR COMPACT SF CONDO APARTMENT
Units per acre 5.2 7.4 18.1 20.0 + 40.0 +

2 bd, 2 ba unit
Lot Size (sq. ft.) 8,370 5,910 2,410
Unit Building Size (sq. ft.) 2,760 2,030 1,400 1,300 1,060
Garage (sq. ft.) 575 400 240 240 carport
Price per Sq. Ft. $261 $255 $280 $311 $213
Sales Price per Unit [1] $720,360 $517,650 $392,000 $404,000 $226,000

Water Utilities Fees
TMWA Fees Area 0 $6,603 $5,548 $3,543 $1,198 $1,198
Sewer Connection Fee $6,376 $6,376 $6,376 $5,445 $5,445
Subtotal Water Utilities Fees $12,979 $11,924 $9,919 $6,643 $6,643

Other Fees
Building Permit [2] $1,744 $1,376 $1,058 $1,007 $849
Mechanical Permit $262 $206 $159 $151 $127
Plumbing $349 $275 $212 $201 $170
Electrical $349 $275 $212 $201 $170
Plan Review Fee [2] $1,133 $894 $688 $655 $552
Park Fees [3] $1,000 $1,000 $1,000 $1,000 $1,000
Regional Road Impact Fee [4] $4,935 $4,935 $4,935 $4,935 $3,359
Subtotal Other Fees $9,771 $8,961 $8,262 $8,151 $6,227

Total Estimated Fees in TMWA Area 0 $22,750 $20,885 $18,181 $14,794 $12,870
Cost Burden as % of Price 3% 4% 5% 4% 6%

TMWA Fees Area 10 $10,423 $8,759 $5,593 $1,891 $1,891
Total Estimated Fees in TMWA Area 10 $26,570 $24,096 $20,231 $15,487 $13,563
Cost Burden as % of Price 4% 5% 5% 4% 6%

Source: City of Reno. hd costs

[1] Sales price for multi-family is imputed.
[2] City of Reno Valuation Plan Check and Building Permit Fees effective July 1, 2020.

  Plan Review Fee equals 65% of Building Permit Fee.
  Mechanical Permit fee equals 15% of Building Permit Fee.
  Plumbing Permit and electrical permit fees equals 20% of Building Permit Fee.
  VB construction type for building valuation calculation.

[3] Park Fees (residential construction tax): 1% of the valuation of the construction per unit, not to exceed $1,000.
[4] Fee schedule for the north service area as of December 2020. 
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Sparks 
Table 7 presents the residual land value test for Sparks. The residual land value test demonstrates 
that development of all types of market-rate housing is also financially feasible in Sparks. 
 
Single family unit residual land value as a percentage of price is about the same as in Reno, as are 
the absolute residual land values, despite a difference in infrastructure cost burdens. New multi-
family housing is also feasible. Profitability is greater in TMWA fee Area 2 because the City charges 
additional impact fees in TMWA fee Area 4; however, as noted for the City of Reno, this result may 
not hold true for all vacant properties because the price of land may be greater in TMWA fee Area 
2. 
 
Table 7 
Sparks Residual Land Value 
 

 
 
 
Table 8 on the next page shows total fees per unit in Sparks in TMWA fee areas 2 and 4. In TMWA 
Fee Area 2, cost burden as a percentage of price is less than 8% for all residential land use types. In 
TMWA fee Area 4 (The Vistas) the cost burden percentage is higher because the City charges 
additional impact fees; however, the fee burden is still comparable with Reno and the 
unincorporated County for all unit types.  
 
 
  

LDR MDR COMPACT SF CONDO APARTMENT
Units per Acre 5.2 7.4 18.1 20.0 + 40.0 +

Unit Building Size (sq. ft.) 2,760 2,030 1,400 1,300 1,060

Sales Price per Unit A $720,360 $517,650 $392,000 $404,000 $226,000

Costs - TMWA Area 2
Water Utilities Fees Table 8 $16,653 $15,252 $12,587 $9,471 $9,471
Impact Fees Table 8 $0 $0 $0 $0 $0
City Fees Table 8 $9,577 $7,708 $6,095 $5,846 $5,024
Land and Building Development Costs Table 4 $484,417 $363,232 $264,931 $249,907 $188,187
Costs of Selling 5% of sales price $36,018 $25,883 $19,600 $20,200 $11,300
Total Costs B $546,665 $412,074 $303,214 $285,424 $213,982

Residual Land Value in TMWA Area 2 C = A-B $173,695 $105,576 $88,786 $118,576 $12,018
Residual Land Value as % of Price D = C/A 24% 20% 23% 29% 5%

Costs - TMWA Area 4
Water Utilities Fees Table 8 $18,188 $16,541 $13,411 $9,749 $9,749
Impact Fees Table 8 $6,053 $6,053 $6,053 $6,053 $4,477
City Fees Table 8 $9,577 $7,708 $6,095 $5,846 $5,024
Land and Building Development Costs Table 4 $484,417 $363,232 $264,931 $249,907 $188,187
Costs of Selling 5% of sales price $36,018 $25,883 $19,600 $20,200 $11,300
Total Costs B $554,252 $419,416 $310,090 $291,755 $218,737

Residual Land Value in TMWA Area 4 C = A-B $166,108 $98,234 $81,910 $112,245 $7,263
Residual Land Value as % of Price D = C/A 23% 19% 21% 28% 3%

Source: HEC. sp resid value
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Table 8 
Estimated Sparks Fees Burden per Unit 
 

 
  

LDR MDR COMPACT SF CONDO APARTMENT
Units per acre 5.2 7.4 18.1 20.0 + 40.0 +

2 bd, 2 ba unit
Lot Size (sq. ft.) 8,370 5,910 2,410
Unit Building Size (sq. ft.) 2,760 2,030 1,400 1,300 1,060
Garage (sq. ft.) 575 400 240 240 carport
Price per Sq. Ft. $261 $255 $280 $311 $213
Sales Price per Unit [1] $720,360 $517,650 $392,000 $404,000 $226,000

Water Utilities Fees
TMWA Fees Area 2 $8,775 $7,373 $4,708 $1,592 $1,592
Sewer Connection Fee [2] $6,331 $6,331 $6,331 $6,331 $6,331
Storm Drain Connection $1,348 $1,348 $1,348 $1,348 $1,348
Truckee River Flood Mgmt [3] $200 $200 $200 $200 $200
Subtotal Water Utilities Fees $16,653 $15,252 $12,587 $9,471 $9,471

Impact Fees [4]
Sanitary Sewer $297 $297 $297 $297 $297
Flood Control $593 $593 $593 $593 $348
Regional Parks & Rec Fee $778 $778 $778 $778 $778
Fire Station Projects Fee $340 $340 $340 $340 $340
Regional Road Impact Fee [5] $4,935 $4,935 $4,935 $4,935 $3,359
Subtotal Impact Fees (Service Area 1) $6,053 $6,053 $6,053 $6,053 $4,477

City Fees
Building Permit [6] $2,344 $1,834 $1,393 $1,323 $1,098
Plan Review Fee $1,839 $1,439 $1,093 $1,038 $862
Planning Plan Review Fee $1,258 $984 $748 $710 $589
Fire Prevention Plan Review Fee $539 $422 $321 $305 $253
Parks Fee [7] $1,000 $1,000 $1,000 $1,000 $1,000
Mechanical Permit Fees [8] $2,452 $1,918 $1,457 $1,384 $1,149
Electrical Permit Fees $124 $91 $63 $65 $53
Plumbing Permit Fees $20 $20 $20 $20 $20
Subtotal City Fees $9,577 $7,708 $6,095 $5,846 $5,024

Total Estimated Fees in TMWA Area 2 [3] $30,965 $27,695 $23,418 $20,052 $17,654
Cost Burden as % of Price 4% 5% 6% 5% 8%

TMWA Fees Area 4 $10,309 $8,663 $5,532 $1,870 $1,870
Total Estimated Fees in TMWA Area 4 $33,818 $30,302 $25,559 $21,648 $19,250
Cost Burden as % of Price 5% 6% 7% 5% 9%

Source: City of Sparks. sp hd costs

[1] Sales price for multi-family is imputed.
[2] 2016 fee schedule.
[3] Not applicable in TMWA Area 2.
[4] Impact fees only apply to service area #1 (Spanish Springs). Impact fees excluded from total fees in TMWA Area 2.
[5] Fee schedule for the north service area as of December 2020. 
[6] Permit fees calculated using ICC Building Valuation Data to determine the principal amount, which is used to calculate 

   permit fees. Type of Construction is VB for building valuation calculation.
[7] Park Fees (residential construction tax): 1% of the valuation of the construction per unit, not to exceed $1,000.
[8] Mechanical permit fees are 100% of the principal amount calculated by inserting the mechanical valuation into the valuation table.
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Unincorporated Washoe County 
The residual land value test also returns positive values in unincorporated Washoe County, 
demonstrating that development of all types of market-rate housing are feasible. Table 9 presents 
the residual land value test for unincorporated Washoe County. The residual land values are very 
similar to the same housing unit types modeled in Reno and Sparks. 
 
Table 9 
Unincorporated County Residual Land Value 
 

 
 
 
Table 10 shows total fees per unit in unincorporated Washoe County in TMWA fee areas 12 and 8.  
Total fees range from $13,960 per apartment unit to $27,760 per low density residential unit for 
development in TMWA fee Area 12. In TMWA fee Area 8, fees range from $14,190 per apartment 
unit to $29,100 per low density residential unit. Cost burden as a percentage of sales price is 4% to 
5% for detached single family units, 4% for attached single family units, and 6% for multi-family.  
 
 
  

LDR MDR COMPACT SF CONDO APARTMENT
Units per Acre 5.2 7.4 18.1 20.0 + 40.0 +

Unit Building Size (sq. ft.) 2,760 2,030 1,400 1,300 1,060

Sales Price per Unit A $720,360 $517,650 $392,000 $404,000 $226,000

Costs - TMWA Area 12
Water Utilities Fees Table 10 $18,740 $16,666 $12,721 $8,107 $8,107
Other Fees Table 10 $9,024 $8,407 $7,875 $7,790 $5,853
Land and Building Development Costs Table 4 $484,417 $363,232 $264,931 $249,907 $188,187
Costs of Selling 5% of sales price $36,018 $25,883 $19,600 $20,200 $11,300
Total Costs B $548,199 $414,187 $305,127 $286,004 $213,447

Residual Land Value in TMWA Area 12 C = A-B $172,161 $103,463 $86,873 $117,996 $12,553
Residual Land Value as % of Price D = C/A 24% 20% 22% 29% 6%

Costs- TMWA Area 8
Water Utilities Fees Table 10 $20,009 $17,731 $13,401 $8,337 $8,337
Other Fees Table 10 $9,024 $8,407 $7,875 $7,790 $5,853
Land and Building Development Costs Table 4 $484,417 $363,232 $264,931 $249,907 $188,187
Costs of Selling 5% of sales price $36,018 $25,883 $19,600 $20,200 $11,300
Total Costs B $549,467 $415,253 $305,807 $286,234 $213,677

Residual Land Value in TMWA Area 8 C = A-B $170,893 $102,397 $86,193 $117,766 $12,323
Residual Land Value as % of Price D = C/A 24% 20% 22% 29% 5%

Source: HEC. wc resid value
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Table 10 
Estimated Unincorporated County Fees Burden per Unit 
 

 
 
 
Findings 
 

Residual Land Value Test 
The residual land value feasibility test results should not be taken as representative of all areas in 
the TMSA. The analysis assumes that sales prices and land use development costs per unit are 
constant across the TMSA. In reality, pockets of development will vary greatly from this average 
approach; however, by keeping sales prices and land use development costs the same the analysis 
can better determine the relative importance of water-related fees and resource costs on the 
feasibility of residential land development in different parts of the TMSA. 
 

LDR MDR COMPACT SF CONDO APARTMENT
Units per acre 5.2 7.4 18.1 20.0 + 40.0 +

2 bd, 2 ba unit
Lot Size (sq. ft.) 8,370 5,910 2,410
Unit Building Size (sq. ft.) 2,760 2,030 1,400 1,300 1,060
Garage (sq. ft.) 575 400 240 240 carport
Price per Sq. Ft. $261 $255 $280 $311 $213
Sales Price per Unit [1] $720,360 $517,650 $392,000 $404,000 $226,000

Water Utilities Fees
TWMA Fees Area 12 $12,990 $10,916 $6,971 $2,357 $2,357
Sewer Connection Fee $5,750 $5,750 $5,750 $5,750 $5,750
Subtotal Water Utilities Fees $18,740 $16,666 $12,721 $8,107 $8,107

Other Fees
Building Permit [2] $2,059 $1,648 $1,293 $1,237 $1,050
Plan Review Fee [3] $1,030 $824 $647 $618 $525
Regional Road Impact Fee [4] $4,935 $4,935 $4,935 $4,935 $3,359
Park Fees [5] $1,000 $1,000 $1,000 $1,000 $919
Subtotal Other Fees $9,024 $8,407 $7,875 $7,790 $5,853

Total Estimated Fees in TMWA Area 12 $27,764 $25,073 $20,595 $15,897 $13,960
Cost Burden as % of Price 4% 5% 5% 4% 6%

TMWA Fees Area 8 $14,259 $11,981 $7,651 $2,587 $2,587
Total Estimate Fees in TMWA Area 8 $29,033 $26,139 $21,276 $16,127 $14,190
Cost Burden as % of Price 4% 5% 5% 4% 6%

Source: Washoe County. wc hd costs

[1] Sales price for multi-family is imputed.
[2] Assume Type of Construction is VB for building valuation calculation. Includes mechanical, plumbing, and electrical fees.
[3] Plan Review fee equals 50% of Building Fee for single family dwellings.
[4] Fee schedule for the north service area as of December 2020. 
[5] Park Fees (residential construction tax): 1% of the valuation of the construction per unit, not to exceed $1,000.
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The analysis shows that single family detached and attached development is financially feasible 
for all greenfield and likely most infill development in the TMSA. Apartment development is also 
feasible in the TMSA. Market indicators suggest that the ‘hot’ housing commodity in the next one 
to two years will be small lots detached and attached single family housing (townhomes and 
condominiums) to meet demand from the ‘missing middle’ income group of home buyers and that 
these product types are financially feasible. In infill areas, developer costs that are higher due to 
demolition and/remediation costs may be lowered by assistance from redevelopment agency 
funding, federal and state grants and tax credit financing.  
 
Table 11 summarizes residual land value and fee burden by land use type by jurisdiction. 
 
Table 11 
Feasibility Test Results Comparisons 
 

 
 
 
  

Area LDR MDR COMPACT SF CONDO APARTMENT

RENO
Residual Land Value

TMWA Area 0 $177,175 $107,651 $89,288 $119,099 $13,643
TMWA Area 10 $163,747 $97,656 $84,471 $116,406 $11,839

Fee Burden
TMWA Area 0 3% 4% 5% 4% 6%
TMWA Area 10 4% 5% 5% 4% 6%

SPARKS
Residual Land Value

TMWA Fees Area 2 $173,695 $105,576 $88,786 $118,576 $12,018
TMWA Fees Area 4 $166,108 $98,234 $81,910 $112,245 $7,263

Fee Burden
TMWA Fees Area 2 4% 5% 6% 5% 8%
TMWA Fees Area 4 5% 6% 7% 5% 9%

WASHOE COUNTY
Residual Land Value

TWMA Fees Area 12 $172,161 $103,463 $86,873 $117,996 $12,553
TMWA Fees Area 8 $170,893 $102,397 $86,193 $117,766 $12,323

Fee Burden
TWMA Fees Area 12 4% 5% 5% 4% 6%
TMWA Fees Area 8 4% 5% 5% 4% 6%

Source: HEC. sum test
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Impact of Water and Sewer Fees on Development 
Although water utility fees represent a large portion of total development fees, they are not a 
large portion of total development costs. Development fees only comprise 3% to 9% of total 
development costs. Despite this finding, water utility fees (water and sewer combined) can be a 
factor in determining feasibility of development in any area of the TMSA (for example, if land 
costs are higher than average or if construction costs are higher than average due to 
topography). Developers run pro-forma analyses to compare total development costs among 
competing sites. If land costs, construction costs, and soft costs are similar and cannot be changed 
for each site then development fees have a larger impact on site selection. As presented earlier in 
this memorandum, the impact of development fees on site selection by developers is largely 
dependent on the general state of the economy, which affects land values. 
 
Table 12 on the next page shows total development fees per unit for each residential land use type 
in each area. The table highlights the percentage of development fees that are for water, sewer, 
regional roads (RTC), and the local jurisdiction. Note that the City of Sparks flood and storm drain 
connection fees are included under City fees. 
 
Illustrations of the percentage shares of development fees are shown in Figure 3 (Reno), Figure 4 
(Sparks) and Figure 5 (unincorporated County). Each figure shows a low-density residential unit 
and a condominium unit in each of TMWA’s fee areas.  
 
Figure 3 
Composition of Fees in Reno 
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Table 12 
Fees by Jurisdiction and TMWA Fee Area 
 

 

Area LDR MDR COMPACT SF CONDO APARTMENT

RENO - TMWA AREA 0
Total Fees $22,750 $20,885 $18,181 $14,794 $12,870

City Fees 21% 19% 18% 22% 22%
RTC Fees 22% 24% 27% 33% 26%
Water Fees 29% 27% 19% 8% 9%
Sewer Fees 28% 31% 35% 37% 42%
Total 100% 100% 100% 100% 100%

RENO - TMWA AREA 10
Total Fees $26,570 $24,096 $20,231 $15,487 $13,563

City Fees 18% 17% 16% 21% 21%
RTC Fees 19% 20% 24% 32% 25%
Water Fees 39% 36% 28% 12% 14%
Sewer Fees 24% 26% 32% 35% 40%
Total 100% 100% 100% 100% 100%

SPARKS - TMWA AREA 2
Total Fees $30,965 $27,695 $23,418 $20,052 $17,654

City Fees 35% 33% 32% 36% 36%
RTC Fees 16% 18% 21% 25% 19%
Water Fees 28% 27% 20% 8% 9%
Sewer Fees 20% 23% 27% 32% 36%
Total 100% 100% 100% 100% 100%

SPARKS - TMWA AREA 4
Total Fees $33,818 $30,302 $25,559 $21,648 $19,250
City Fees 36% 34% 34% 39% 40%
RTC Fees 15% 16% 19% 23% 17%
Water Fees 30% 29% 22% 9% 10%
Sewer Fees 19% 21% 25% 29% 33%
Total 100% 100% 100% 100% 100%

WASHOE COUNTY - TMWA AREA 12
Total Fees $27,764 $25,073 $20,595 $15,897 $13,960

County Fees 15% 14% 14% 18% 18%
RTC Fees 18% 20% 24% 31% 24%
Water Fees 47% 44% 34% 15% 17%
Sewer Fees 21% 23% 28% 36% 41%
Total 100% 100% 100% 100% 100%

WASHOE COUNTY - TMWA AREA 8
Total Fees $29,033 $26,139 $21,276 $16,127 $14,190
County Fees 14% 13% 14% 18% 18%
RTC Fees 17% 19% 23% 31% 24%
Water Fees 49% 46% 36% 16% 18%
Sewer Fees 20% 22% 27% 36% 41%

Total 100% 100% 100% 100% 100%

Source: City of Reno, City of Sparks, Washoe County,  and HEC. sum fee
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Figure 4 
Composition of Fees in Sparks 
 

 
 
 
Figure 5 
Composition of Fees in Unincorporated Washoe County 
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Generally, water fees are a larger component of total fees for larger homes (30% to 50% of total 
agency fees) and a smaller component of fees for smaller units (8% to 16% of total agency fees). 
This result occurs because TMWA fees are based on demand estimates for each land use type. The 
smaller a unit is the less water it uses (typically). TMWA continuously monitors water demand by 
unit size and updates its water resources requirements for new housing units accordingly. Water 
fees for units in the urban cores will tend to represent a smaller share of development costs 
because of a) increased housing density and therefore smaller home size in these areas, and b) 
lower infrastructure costs to serve the new development.  
 
Conversely, sewer fees are a larger component of total fees for smaller units than for larger units. 
Sewer fees range 30%-36% of total development fees for multi-family units and 20%-28% of total 
development fees for single family units. This occurs because sewer fees are flat charges for new 
residential units, regardless of unit size or density of development. One exception to this is the City 
of Reno’s sewer connection fee which is lower for multi-family development than single family 
development (this is currently under review). Sewer fees do not vary by area within a jurisdiction 
like the water fees do. 
 
TMWA water fees encourage infill development. TMWA’s fees reflect the cost of infrastructure by 
service area which is lower in the urban cores (closer to the water treatment plants and large 
distribution reservoirs) and higher further away from the urban cores (higher distribution costs). 
Smaller units which are found in urban cores use less water than larger units that are typically found 
outside of the urban cores therefore their impact, and resulting fee generation, is lower.  
 
Due to the structure of sewer connection fees, sewer costs are a much larger proportion of total 
fees per unit for multi-family units than single family units. Sewer connection fees do not vary by 
sub-area within Reno, Sparks, or the unincorporated County. As currently structured, sewer 
connection fees do not encourage infill development. Charging the same connection fee per unit 
assumes that all residential unit types use the sewer infrastructure in equal proportion; in other 
words, all residential unit types discharge the same annual flow of similar strength to the 
wastewater systems. While indoor water use does not vary in the same manner as outdoor water 
use by residential unit type it is nevertheless influenced by a number of functions, predominantly 
the number of persons living in the unit, and correlating number of plumbing fixtures. Because it 
has been documented that more people live in single-family units than multi-family units, many 
sewer providers set connection fees (and rates) proportionately lower for multi-family units. There 
are several methodologies that can be used to establish nexus between land uses and the structure 
of sewer connection fees. 
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