
 
 
MEETING DATE:  May 20, 2022 AGENDA ITEM 4.8 
 
From: Brian Stewart, Director of Engineering 
  
 
RECOMMENDED ACTION 
 
Approve a Regional Road Impact Fee (RRIF) Offset Agreement between the RTC, Denver Street 
Apartments, LLC, and the City of Sparks for the dedication of offset-eligible improvements for 
Stonebrook Parkway and the intersection of Pyramid Highway and Dolores Drive. 
 
BACKGROUND AND DISCUSSION 
 
Under the RRIF Program, developers who construct or dedicate offered improvements contained 
in the RRIF Capital Improvement Program (CIP) will be “paid” for these contributions in RRIF 
waivers.  To do this, the developer must enter into a RRIF Offset Agreement that will be approved 
by both the RTC and the local government.  The RRIF Offset Agreement specifically identifies the 
proposed improvements, the estimated RRIF waivers that will be earned, requirements for quality 
control/quality assurance and the duties and responsibilities of each party.  The RRIF Offset 
Agreement being authorized by this action will result in an estimated $2,970,353 in RRIF waivers 
being issued to Denver Street Apartments, LLC. 
 
FISCAL IMPACT 
 
No fiscal impact will result from this action.  The amount of RRIF waivers to the developer will be 
based on Offset-Eligible Costs equal to or less than impact fees owed for all or a portion of the 
land uses within the Development of Record.  
 
PREVIOUS BOARD ACTION 
 
There has been no previous Board action or direction on this matter. 
 
ATTACHMENT(S) 
 
 A.  Offset Agreement # 0513006 
  
 



Pyramid Highway - Delores Road /Stonebrook Parkway Intersection 
Road and Traffic Signal Improvements 

OFFSET AGREEMENT 
Offset Agreement # 0513006 

BETWEEN 

THE REGIONAL TRANSPORTATION COMMISION, 
A special purpose unit of the Government 

And 

CITY OF SPARKS 
a Municipal Corporation 

And 

Denver Street Apartments, LLC 

Developer of Record 

For 

Stonebrook West 

Development of Record 

North Service Area 
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OFFSET AGREEMENT 

 

     This Offset Agreement (“Offset Agreement”) is entered by and between the REGIONAL TRANSPORTATION 

COMMISSION (hereinafter designated “RTC”), a special purpose unit of Government; CITY OF SPARKS, a 

municipal corporation, (hereinafter designated “Local Government”); and Denver Street Apartments, LLC 

(hereinafter designated “the Developer of Record”). 

 
1.  General 

1.1  Ordinance, Manual and CIP.  The City of Sparks, the City of Reno, Washoe County, and RTC have 

entered into an Interlocal Cooperative Agreement for the purposes of implementing the Regional Road 

Impact Fee (“RRIF”) Program.  The Participating Local Government has passed a Regional Road Impact 

Fee Ordinance (“Ordinance”) to implement the RRIF.  RTC and the Participating Local Government 

have adopted the Regional Road Impact Fees General Administrative Manual, Current Edition 

(“Manual”), specifying the provisions and procedures for administration of the RRIF, as well as the 

Regional Road Impact Fee System Capital Improvement Plan (“CIP”) Current Edition, identifying the 

regional streets and improvements which shall be constructed in whole or in part with funds generated 

from the RRIF.  The terms and provisions of the Manual and the CIP are incorporated herein by 

reference as if fully set forth.  All capitalized terms not otherwise defined herein shall have the 

definitions and meanings as used in the Ordinance, Manual and CIP.  Amendments approved by the RTC 

and local governments are incorporated by reference to the same extent as if set forth in full herein. 

1.2  Basis for this Offset Agreement.  The parties intend this Offset Agreement to be an Offset Agreement 

as provided in Section X of the Manual, to provide for waivers of Regional Road Impact Fees (“RRIF 

Waiver”) in exchange for contributions of Offered Improvements (which may include right-of-way 

(“ROW”) dedication), which may then be used to offset Regional Road Impact Fees which would 

otherwise be chargeable to the Developer of Record’s Development of Record.  Section X of the Manual 

contains specific provisions pertaining to Waivers and is attached hereto and incorporated herein as 

Exhibit “A”. 

1.3  Effective Date of Offset Agreement.  This Offset Agreement shall be binding and effective as of the 

last date of execution below. 

1.4  Eligibility of Offered Improvements.  The Offered Improvements have been identified by the Local 

RRIF Administrator as being included in the Exhibit “D” of the CIP, titled North Capital Improvement 

Plan.   

2.  The Development of Record and Offered Improvements. 

2.1 Description of the Development of Record.  The Development of Record for which the RRIF Waivers 

shall be issued is known as Stonebrook West.  The Developer of Record owns or is the agent for the 

record owners of the entire Development.  A site plan and narrative description of the Development of 
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Record, including the proposed land uses and units of development is attached hereto as Exhibit “B-1”.  

The legal description of the Development of Record is attached as Exhibit “B-2.”   

2.2 Offered Improvements. 

2.2.1 Description of Offered Improvements.  The Developer of Record has submitted an application 

shown herein as Exhibit “C” describing the specific Offered Improvements which the Developer 

of Record proposes to construct and/or dedicate.  The Offered Improvements are generally 

described as the widening of Pyramid Highway at Delores Road/Stonebrook Parkway, the 

widening of the existing Delores Road west of Pyramid Highway, the widening of Delores Road 

(to be known as Stonebrook Parkway) east of Pyramid Highway, and the installation of a traffic 

signal at the intersection of Pyramid Highway and Delores Road/Stonebrook Parkway.  The RTC 

RRIF Administrator and Local RRIF Administrator have approved the application, subject to the 

limitations set forth in the letter of approval incorporated herein as Exhibit “D”. 

2.2.2 Completion and Acceptance of Offered Improvements.  Unless extended by written consent 

of the RTC RRIF Administrator, all Offered Improvements, shall be commenced within 6 

months of the date of the Offset Agreement, and completed in substantial conformance with 

approved plans within two (2) years of the date of the Offset Agreement.  This Offset Agreement 

shall terminate and be of no further force or effect if the Offered Improvements are not 

commenced within one (1) year of the date of the Offset Agreement.  The time for completion 

may be extended by written consent of the RTC RRIF Administrator and the Local RRIF 

Administrator one time for not more than one (1) year, upon a written request for extension 

submitted not less than ninety (90) days prior to expiration of the originally agreed time for 

completion.  Additional extensions of the time for completion shall require an amendment to this 

Offset Agreement pursuant to Section 4.2.  The Offered Improvements shall be accepted by the 

Local RRIF Administrator and the RTC RRIF Administrator upon correction by the Developer 

of Record of any identified deficiencies to the satisfaction of the Local RRIF Administrator and 

the RTC RRIF Administrator.  Acceptance of the Offered Improvements by the Local RRIF 

Administrator and the RTC shall not be unreasonably withheld.  Any real property the Developer 

of Record proposes to offer for dedication pursuant shall be valued pursuant to the provisions of  

Section X.F.2.c.(2) of the Manual. 

2.2.3 Design and Construction Standards.  All design and construction of the Offered 

Improvements shall be in accordance with the latest edition of the Standard Specifications as of 

the date of this agreement for Public Works Construction (“Standard Specifications”), including 

any addenda, as adopted by the Participating Local Government and modified by the Special 

Technical Specifications (“STS”) as prepared by RTC and contained herein as part of Exhibit 

“E”.  Additionally, all design and construction of Offered Improvements shall be in accordance 

with all policies of the RTC, including the latest version as of the date of this agreement of the 
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following:  Policy for the Street and Highway Program, RRIF CIP, and Traffic Noise Mitigation 

Policy Report, all incorporated herein as if fully set forth.  In the case of conflicting standards, 

the conflict shall be brought to the immediate attention of the RTC RRIF Administrator who 

shall, in conjunction with the Local RRIF Administrator, resolve the discrepancy within five (5) 

working days. 

2.2.4 Quality Assurance/Quality Control (QA/QC).  In making the Offered Improvements, the 

Developer of Record shall institute a QA/QC Program meeting the requirements of Exhibit “E”.  

The Developer of Record may utilize an alternate QA/QC Program with the approval of the RTC 

RRIF Administrator and Local RRIF Administrator. 

2.2.5 Warranty.  The Developer of Record shall warrant all materials and workmanship of the 

Offered Improvements in accordance with the provisions of the latest edition of the Standard 

Specifications.  The Developer of Record is directed in particular to Section 117.00 which is 

contained herein as Exhibit “F”. 

 

3.  RRIF Waivers. 

3.1  The Developer of Record and Development of Record.  The Developer of Record is the party to 

whom all RRIF Waivers earned under this Offset Agreement shall be issued.  RRIF Waivers earned 

under this Offset Agreement may not be applied outside of the Development of Record. 

3.2  RRIF Waivers are Personal Assets of The Developer of Record.  The parties agree that all RRIF 

Waivers received pursuant to this Offset Agreement shall be the personal assets of the Developer of 

Record. 

3.3 Calculation of RRIF Waiver.  RRIF Waivers will be expressed in dollars upon the final RRIF Waiver 

determination pursuant to Section 3.5.  RRIF Waivers may be utilized to pay Regional Road Impact Fees 

which would otherwise be due for development within a Development of Record.  To the extent RRIF 

Waivers are utilized for development of units of development and land uses in strict conformance with 

Exhibits “B-1” and “B-2,” RRIF Waivers earned shall be applied as if a Building Permit (or Certificate 

of Occupancy, whichever applies) were granted for each such unit of development as of the date of this 

Offset Agreement, notwithstanding that actual construction of such unit of development occurs 

thereafter.  For sake of clarity, it is the parties’ intent that Regional Road Impact Fees for all future 

development within the Development of Record which is conducted in conformity with Exhibits “B-1” 

and”B-2” shall be “grandfathered in” at the RRIF rates existing as of the date of this Offset Agreement, 

up to the total amount identified in the Notice of RRIF Waiver.  The rates existing as of the date of this 

Offset Agreement are attached hereto as Schedule 1.  To the extent units of development or land uses are 

changed from the uses depicted in Exhibit “B-1,” or the legal description of the Development of Record 

is modified from the description set forth in Exhibit “B-2”, earned RRIF Waivers may be used within the 

Development of Record for such development, but the RRIF Waivers must be utilized at the then-current 
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Regional Road Impact Fee rate as of the date of issuance of the Building Permit for each unit of 

development. 

3.4  RRIF Waiver Usage and Transferability.  The usage and transferability of RRIF Waivers earned 

under this Offset Agreement are as follows: 

3.4.1 RRIF Waivers earned under this Offset Agreement may be used to pay for up to 100% of the 

Regional Road Impact Fees due as the result of development within the Development of Record. 

3.4.2 RRIF Waivers earned under this Offset Agreement may be not be used to pay for Regional Road 

Impact Fees due as a result of development outside of the Development of Record. 

3.4.3 RRIF Waivers earned under this Offset Agreement are transferable to a third party, provided that 

all RRIF Waivers earned under this Offset Agreement may only be used to pay for Regional 

Road Impact Fees due as a result of development within the Development of Record. 

3.5 Interim RRIF Waivers.  The Developer of Record shall be entitled to apply for and receive Interim 

RRIF Waivers for satisfactorily completed portions of the Offered Improvements (including Right of 

Way) according to the schedule at Exhibit “H”.  This provision shall in no way be construed as 

constituting acceptance in whole or part of any of the Offered Improvements.  To the extent that Offered 

Improvements are ultimately not accepted, or if the Developer of Record is otherwise in material default 

under this Offset Agreement, the Developer of Record shall pay the actual Regional Road Impact Fees 

which would have otherwise been due had the Developer of Record not utilized Interim RRIF Waivers. 

3.6 Final RRIF Waiver Determination.  The final determination of RRIF Waivers shall be calculated by 

the RTC RRIF Administrator after consultation with the Local RRIF Administrator within thirty (30) 

calendar days of final acceptance of the Offered Improvements by the RTC RRIF Administrator and the 

Local RRIF Administrator and submission by the Developer of Record of all documentation required by 

the RTC RRIF Administrator to make said final determination.  The RTC RRIF Administrator shall issue 

a written instrument identifying the amount of the RRIF Waivers to the Developer of Record within three 

(3) working days of the earlier to occur of the following: 

3.6.1 the date the appeal period of the final determination expires pursuant to Article XII of the RRIF 

GAM; 

3.6.2 the date the Developer of Record waives in writing the appeal period, or;  

3.6.3 in the event of an appeal pursuant to Article XII of the RRIF GAM, the date of a final decision 

on all issues on appeal. 

3.7 Expiration of RRIF Waivers.  RRIF Waivers shall not expire and may be used in perpetuity to pay 

Regional Road Impact Fees which would otherwise be due as a result of development within the 

Development of Record. 

 
4.  Miscellaneous  The parties further agree as follows: 

4.1 Governing Law: Venue.  This Offset Agreement is being executed and delivered in Washoe County, 

Nevada, and is intended to be performed in the State of Nevada, and the laws of Nevada shall govern the 
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validity, construction, enforcement and interpretation of this Offset Agreement.  Venue for any legal 

action arising out of this Offset Agreement shall be in Washoe County, Nevada. 

4.2 Entirety and Amendments.  This Offset Agreement embodies the entire Offset Agreement between the 

parties and supersedes all prior negotiations, agreements and understandings, if any, relating to the 

Property, and may be amended or supplemented only by an instrument in writing executed by the party 

against whom enforcement is sought, provided that nothing contained in Subsection 4.2 shall be 

interpreted to change, amend or modify the conditions of the Development of Record approval by the 

Participating Local Government.  No oral statements or representations made before or after the 

execution of this Offset Agreement regarding the subject matter of this Offset Agreement are binding on 

any party, nor may any such oral statements or representations be relied on by a party. 

4.3 Invalid Provisions.  If any provision of this Offset Agreement is held to be illegal, invalid, 

unenforceable under present or future laws, such provision shall be fully severable.  The Offset 

Agreement shall be construed and enforced as if such illegal, invalid or unenforceable provision had 

never comprised a part of the Offset Agreement.  The remaining provisions of the Offset Agreement 

shall remain in full force and effect and shall not be affected by the illegal, invalid or unenforceable 

provision or by its severance from this Offset Agreement. 

4.4 Parties Bound and Assignment.  The Offset Agreement shall be binding upon and inure to the benefit 

of the parties, and their respective heirs, personal representatives, successors and assigns.  The Developer 

of Record may assign RRIF Waivers which have been calculated pursuant to Section 3.6 to a successor 

developer or developers, provided however, that such RRIF Waivers may only be utilized to offset 

Regional Road Impact Fees which would otherwise be due as a result of development within the 

Development of Record.   

4.5 Further Acts.  In addition to the acts recited in this Offset Agreement to be performed, the parties agree 

to perform, or cause to be performed, any and all further acts as may be reasonably necessary to 

consummate the obligations contemplated hereby. 

4.6 Headings.  Headings used in this Offset Agreement are used for reference purposes only and do not 

constitute substantive matter to be considered in construing the terms of this Offset Agreement. 

4.7 Notice. All notices given pursuant to this Offset Agreement shall be in writing and shall be given by 

personal delivery, by facsimile transmission, by United States mail or by United States express mail or 

other established express delivery service (such as Federal Express), postage or delivery charge prepaid, 

addressed to the appropriate party at the address set forth below: 

 
REGIONAL TRANSPORTATION COMMISSION, 
Engineering Department 
Attn: Dale Keller, P.E. 
1105 Terminal Way, Suite 108 
Reno, Nevada  89502 
Telephone: (775) 335-1827 
Facsimile: (775) 348-0170 
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THE CITY OF SPARKS 
Public Works 
Attn: Jon Ericson, P.E. 
PO Box 857 
Sparks, Nevada 89432-0857 
Telephone: (775) 353-2289 
Facsimile: (775) 353-7874 
 
DEVELOPER OF RECORD 
Denver Street Apartments, LLC 
Attn: Paul Willie 
95 West 100 South #340 
Logan, UT 84321 
Telephone: (435) 213-9000 
 

The persons and address to whom notices are to be given may be changed anytime by any party upon 

written notice to the other party.  All notices given pursuant to this Offset Agreement shall be deemed 

given upon receipt.  

4.8 Receipt Defined. For the purposes of this Offset Agreement, the term “receipt” shall mean any of the 

following:  (a) the date of delivery of the notice or other document as shown on the return receipt; (b) the 

date of actual receipt of the notice or other document; or (c) in the case of refusal to accept delivery or 

inability to deliver the notice or other document, the earlier of: (i) the date of the attempted delivery or 

refusal to accept delivery; (ii) the date of the postmark on the return receipt; or (iii) the date of receipt of 

notice of refusal or notice of non-delivery by the sending party. 

4.9 Due Authorization. The parties agree that they have the legal authority to enter into this Offset 

Agreement and the undersigned officer, representative or employee represents that he or she has the 

authority to execute this agreement on the behalf of the party represented. 

4.10 Indemnification. Developer of Record shall indemnify, defend and hold harmless the RTC and the 

Participating Local Government, their offices, officials, employees and volunteers, from any and all 

costs, liabilities, damages, claims, demands, suits, action, attorneys, fees, or expenses of any kind 

(“claims”) that arise out of, or are in way related, in whole or in part to the negligence or misconduct, or 

acts or omissions, of the Developer of Record, its officers, agents, employees, members, volunteers, 

contractors and anyone else for whom it is legally liable, while performing or failing to perform 

Developer of Record’s duties under this Offset Agreement.  Said indemnification excludes any claims to 

the extent caused by the negligence or willful misconduct of the RTC and /or the Participating Local 

Government.  The Developer of Record’s obligations set forth in this Section shall expire and 

terminate as to any claims based on, related to, arising from or in connection with the Offered 

Improvements’ failure to comply with the Standard Specifications on the date of expiration of 

the applicable warranty period provided in Section 2.2.5 above. 
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4.11 Termination of Offset Agreement.  This Offset Agreement may be unilaterally terminated by the RTC 

RRIF Administrator if twelve (12) consecutive months elapse without reasonable progress being made 

on the Offered Improvements.  In the event of any such termination, Interim RRIF Waivers must be 

immediately surrendered or repaid in accordance with Section 3.5. 

4.12 Future Development Approvals.  The Participating Local Government agrees that future development 

approvals for the Development of Record shall not be denied on the basis of the policy level of service 

being exceeded on the Offered Improvements. 
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In Witness Whereof, the parties have executed this Offset Agreement on the  day of    , 20 . 
  

REGIONAL TRANSPORTATION COMMISSION 
A Special Purpose Unit of Government   
         
 
By:         
       Neoma Jardon, Chair 

 

STATE OF NEVADA 

COUNTY OF WASHOE 

The above-instrument was acknowledged before me this               day of                              , 20   , by 
Neoma Jardon, Chair of the Regional Transportation Commission. 
 
       
Notary Public 
__________________________________________________________________________________________ 
CITY OF SPARKS 
A Municipal Corporation      APPROVED AS TO LEGAL FORM: 
         
 
By:        By:      
        Ed Lawson, Mayor   
 City Attorney 
 
STATE OF NEVADA ) 
 ) ss 
COUNTY OF WASHOE )  
 
The above-instrument was acknowledged before me this              day of                 , 20   ,  by 
Ed Lawson, Mayor of the City of Sparks, Nevada. 
 
 
 
Attest by City Clerk:      
           Lisa Hunderman, City Clerk 
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DEVELOPER OF RECORD: 
 

By:   

STATE OF  
COUNTY OF 
 
The above-instrument was acknowledged before me this              day of                  , 20  by 
 
  . 
 
 
   
Notary Public 
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EXHIBIT “A” 
(Section X of the Regional Road Impact 

Fees General Administrative Manual, Current Edition) 
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Regional Road Impact Fee System 
General Administrative Manual, 7th Edition 

Adopted January 31, 2022 
 

SECTION X: 
RRIF WAIVERS REQUESTED AFTER THE  

5th EDITION RRIF GAM/CIP (3/2/2015) UPDATE 

A. General 

1. RRIF Waivers. 
 

a. RRIF Waivers are credits against RRIF Fees for Offset-Eligible Costs 
in an amount equal to or less than the RRIF Fees owed for the land 
uses within a Development of Record. 

b. RRIF Waivers are approved in a Notice of RRIF Waiver issued 
pursuant to an Offset Agreement. When a Notice of RRIF Waiver is 
issued, RRIF Fees assessed by the Participating Local Government 
will be “waived” until the RRIF Fees waived within the Development 
of Record cumulatively equal the amount of Offset-Eligible Costs 
approved in the Notice of RRIF Waiver. 

c. In the event the land uses within the Development of Record are 
modified greater than 10% of the land uses as identified in the Offset 
Agreement, RRIF Waivers will be re-evaluated at the then-current 
RRIF Fee. The determination of a RRIF Waiver modification will be 
based on a comparison of the RRIF Fees owed for the modified land 
uses, including any completed portions of the development, and the 
RRIF Fees owed as identified in the Offset Agreement. The Local 
RRIF Administrator will notify the RTC RRIF Administrator of the 
modification for the Development of Record. The RTC RRIF 
Administrator will issue a new Notice of RRIF Waiver with the 
remaining value of RRIF Waivers expressed in dollars. All remaining 
RRIF Waivers shall be utilized at the then-current RRIF Fee as of the 
date of issuance of the building permit for each unit of development. 

2. The RTC RRIF Administrator and legal counsel are the sole officials 
authorized to communicate, on behalf of the RTC, with a person 
submitting an application for RRIF Waivers. Representations and 
communications by other officials, unless expressly authorized by the 
RTC RRIF Administrator, may not be relied upon for purposes of RRIF 
Fee obligations, Offered Improvements, or the terms of a proposed 
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Offset Agreement. The Offset Agreement shall supersede all prior 
written and oral communications, regardless of source. 

3. Any offer to dedicate or construct Offset-Eligible Improvements, 
pursuant to this Section and the Offset Agreement, may be withdrawn 
at any time prior to the transfer of legal title. 

B. Offset Agreement 

1. With respect to improvements commenced on or before November 1, 2018, 
Offset Agreements must be approved prior to the start of work on any 
Offset-Eligible Improvement and prior to the issuance of any building permit 
for which RRIF Waivers are requested. With respect to improvements 
commenced after November 1, 2018, Offset Agreements must be approved 
prior to the earliest to occur of: (i) twelve (12) months from commencement 
of construction of the Offset-Eligible Improvement, (ii) completion of work 
on any Offset-Eligible Improvement, and (iii) utilization of RRIF Waivers 
earned as a result of construction of any Offset-Eligible Improvement. 

2. When the Offered Improvements are completed, the RTC RRIF 
Administrator will prepare a Notice of RRIF Waiver. 

3. The Local RRIF Administrator will inspect and accept the Offset-Eligible 
Improvements. 

4. The RTC RRIF Administrator will issue the Notice of RRIF Waiver, 
pursuant to the Offset Agreement, to approve the RRIF Waivers. 

5. An interim Notice of RRIF Waiver may be issued during phases of 
construction or dedication of land that provide reasonable assurance 
that over-crediting shall not occur, if authorized in the Offset Agreement. 

6. To the extent that Offered Improvements are ultimately not accepted, or 
if the Developer of Record is otherwise in material default under the 
Offset Agreement, the Developer of Record shall pay the actual RRIF 
Fees which would have otherwise been due. 

 
C. Procedure for Offset Agreements 

1. The Developer of Record shall submit an application for RRIF Waivers 
to the RTC RRIF Administrator on a form provided by the RTC for such 
purposes. 

2. Upon receipt of a complete application for RRIF Waivers, the RTC RRIF 
Administrator will distribute the application materials to legal counsel, 
other appropriate RTC staff, and the Local RRIF Administrator for each 
Participating Local Government in which the Offered Improvements are 
located (the “affected Participating Local Government”). 
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3. The RTC RRIF Administrator will coordinate with the Local RRIF 
Administrator for each affected Participating Local Government to 
ensure all comments are received and given consideration prior to RTC 
Board approval of the Offset Agreement. 

4. After review by legal counsel, other appropriate RTC staff, and the RRIF 
Administrator of each affected Participating Local Government, the RTC 
RRIF Administrator will prepare a staff report and Offset Agreement for 
consideration by the RTC Board and the governing bodies of the 
affected Participating Local Governments. 

a. The RTC RRIF Administrator’s staff report and Offset Agreement will 
establish which Offered Improvements qualify as Offset-Eligible 
Costs and the appropriate dollar amount and approved land use 
designations of any resulting RRIF Waivers, according to the 
provisions of this Manual. 

b. The amount of RRIF Waivers for a Development of Record may not 
exceed the actual Offset-Eligible Costs, as described in Section X. 

c. RRIF Waivers shall be expressed in dollars and by the amount of 
RRIF Fees to be waived in terms of land uses using the fee schedule 
in effect as of the date of approval of the Offset Agreement. 

d. If the RTC RRIF Administrator determines that cost estimates 
submitted by the Developer of Record are either unreliable or 
inaccurate, the final determination of the amount of RRIF Waivers 
shall be made by the RTC RRIF Administrator based upon 
reasonable engineering criteria, construction costs estimates, 
property appraisals, or other professionally-accepted means of 
determining the value of the Offered Improvements. 

5. Based on the staff report of the RTC RRIF Administrator, the provisions 
of this Manual, the RRIF Capital Improvements Plan, available funds for 
RTC projects, and other relevant factors, the RTC Board and the 
governing bodies of the affected Participating Local Governments will 
make a final decision whether to accept, reject, or to propose 
amendments to the Offset Agreement. 

6. Once a final decision has been made by the RTC Board and the 
governing bodies of the affected Participating Local Governments, the 
RTC RRIF Administrator will send by registered mail a copy or copies of 
the approved Offset Agreement for the final consent and signature of the 
Developer of Record. The Offset Agreement will be deemed to have 
been received by the Developer of Record three (3) days after mailing 
by the RTC RRIF Administrator. 

7. The Developer of Record must sign, date, and return the approved 
Offset Agreement indicating their consent to the terms therein within 
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thirty (30) days of receiving the approved Offset Agreement from the 
RTC RRIF Administrator. If the RTC RRIF Administrator does not 
receive the signed Offset Agreement within thirty (30) days, the 
application for RRIF Waivers will be deemed withdrawn. 

8. Unless an executed Offset Agreement expressly provides otherwise, i.e. 
if interim RRIF Waivers are authorized in the Offset Agreement, RRIF 
Waivers will not be approved in a Notice of RRIF Waivers until all Offset- 
Eligible Improvements have been completed and, if applicable, 
dedicated to the RTC or the affected Participating Local Governments 
as provided in the Offset Agreement. 

9. Land dedications accepted as an Offset-Eligible Improvement must be 
accompanied by the following documentation prior to issuance of a 
Notice of RRIF Waiver, as provided below: 

a. The delivery to the appropriate governmental body of an irrevocable 
offer of dedication, with sufficient funds to pay all costs of transfer of 
title including recording. 

b. The escrow of taxes for the current year or the payment of said taxes 
for the year. 

c. The issuance of a title insurance policy subsequent to recording of 
the deed and escrow of taxes. 

10. Unless expressly provided otherwise in an Offset Agreement, it is the 
responsibility of the Developer of Record to submit sufficient 
documentation to the RTC RRIF Administrator to establish that the terms 
of the Offset Agreement have been met. 

11. Once the RTC RRIF Administrator has made a determination that the 
terms of the Offset Agreement have been met, the RTC RRIF 
Administrator will issue a Notice of RRIF Waiver to the Developer of 
Record. 

D. Contents of Applications for RRIF Waivers 

1. The application for RRIF Waivers must contain the information and 
documentation required by this Section and sufficiently identify and 
describe the Offered Improvements which otherwise would have been built 
by the RTC with collected RRIF Fees. 

2. Each application for RRIF Waivers must contain the following: 

a. The name of the Developer of Record offering to make Offset-Eligible 
Improvements and requesting RRIF Waivers. 

b. The contribution, payment, construction, or land dedication which will 
constitute the Offered Improvements and the legal description or 
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other adequate description of the project or development, referred to 
and the Development of Record, to which the Offered Improvements 
are related. 

c. The name, address, phone number, fax number, email address and 
a contact person of the Developer of Record. 

d. The name, Local Government File Number, and three copies of the 
site plan of the Development of Record. 

e. List of approved land uses and the estimated RRIF Fees for those 
uses within the Development of Record. 

f. Name, address, phone number, fax number, email address and 
contact person of the Engineer of Record. 

g. The proposed plans and specifications for the specific construction 
prepared and certified by a duly qualified engineer, registered and 
licensed in the State of Nevada. 

h. When a Developer of Record offers to dedicate right-of-way, they 
shall present: 

(1) Preliminary Title Report. 

(2) Copy of Dedication Map containing proposed dedication. 

(3) Documentation sufficient to establish the applicant’s opinion of 
value of property to be offered for dedication, as provided in 
Section X. 

i. Sufficient documentation to verify the costs of the Offered 
Improvements, in accordance with Section X. 

E. Contents of Offset Agreements 

1. No dedication or construction project may be accepted in exchange for 
RRIF Waivers except pursuant to an Offset Agreement, which must include 
the following: 

a. The projected costs for the Offered Improvements, based on the 
valuation provisions of Section X, including provisions for verifying 
costs and facilitating changes in costs or plans. 

b. The time by which the construction of the Offered Improvements 
shall be paid, completed, or dedicated and any provisions for 
extensions thereof. 

c. The proposed amount in dollars and land uses of RRIF Waivers, 
based on the estimated costs of the Offered Improvements. 
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d. The terms and conditions that must be met before the RTC RRIF 
Administrator will issue a Notice of RRIF Waiver, in accordance with 
the provisions of this Manual. 

e. RRIF Waivers shall be limited to use for the payment of RRIF Fees 
associated with the Development of Record listed in the Offset 
Agreement. RRIF Waivers shall not expire. 

f. RRIF Waivers shall be assigned to offset the RRIF Fees within the 
Development of Record pursuant to the Offset Agreement. 

g. If the designated land uses for the Development of Record identified 
in the Offset Agreement change, the remaining waivers shall be re- 
assessed as outlined in the provisions in Section X.A. 

h. A provision requiring that all Offset-Eligible Improvements accepted 
will be in accordance with RTC requirements and standards. 

i. Any labor, work safety, prevailing wage, or other applicable laws or 
regulations with which the Developer of Record must comply. 

j. Such other terms and conditions agreed to by the parties. 

2. Any changes to an Offset Agreement approved by the RTC Board, other 
than those addressed in Section X.F, will require an amendment to the 
Offset Agreement using the same procedures as its original approval. 

F. Calculation of RRIF Waivers. 

1. Eligibility. 

a. RRIF Waivers may be approved only for Offset-Eligible Costs, which 
are limited to the costs the RTC otherwise would have incurred for 
RRIF Capital Improvements. 

b. RRIF Waivers may be provided only pursuant to a valid Offset 
Agreement, executed according to the provisions of this Manual. 

c. Offset-Eligible Costs are available for RRIF Waivers only if 
associated with Offset-Eligible Improvements that meet design 
standards approved by the RTC and the affected Participating Local 
Government, and only to the extent such costs do not exceed the 
scope of the project as planned by the RTC and reflected in the RRIF 
Capital Improvements Plan or as described in the applicable Offset 
Agreement. 

2. Valuation. 

a. RRIF Waivers approved by the RTC pursuant to a Notice of RRIF 
Waivers will be based on, and may not exceed, the actual verified 
costs of the dedication or construction of the Offset-Eligible 
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Improvements accepted by the affected Participating Local 
Government. 

b. The RTC will not approve RRIF Waivers in excess of the RRIF Fees 
owed for a Development of Record as of the date of the applicable 
Offset Agreement. 

c. The amount of RRIF Waivers shall be calculated as follows: 

(1) Construction of Facilities and Provision of Equipment. The RRIF 
Waivers may not exceed the actual cost of construction or 
equipment, as evidenced by receipts and other sufficient 
documentation provided by the developer of the public facility and 
verified by the RTC RRIF Administrator. Actual costs shall be 
based on local information for similar improvements; may include 
the cost of construction, planning feasibility, alignment studies, 
plan-line studies, preliminary engineering, relevant geotechnical, 
environmental and cultural resource studies, permitting, the cost 
of all lands, property, rights, easements, and franchises acquired, 
construction financing charges, plans and specifications, 
surveys, engineering and legal services, construction inspection 
and testing, and all other expenses necessary or incident to 
determining the feasibility or practicability of such construction. 

(2) Dedication of Land. 

(a) If the land in question is subject to a valid agreement, zoning 
approval or development approval, which established a valuation 
or prescribes a method of valuation, the agreement, zoning 
approval or development approval shall control. 

(b) If the dedication is made pursuant to a condition of 
discretionary zoning or development approval, the value of the 
land shall be determined as of the date immediately preceding 
the discretionary development approval. The value shall be 
based upon the condition of the property and the regulatory 
zoning in place immediately prior to the discretionary approval. 

(c) Valuation shall be based on the fair market value of the land 
upon execution of the Offset Agreement by the Developer of 
Record or final approval of the proposed Offset Agreement by the 
RTC Board or the governing bodies of the affected Participating 
Local Government, whichever is earlier. 

d. All changes in the estimate of Offset-Eligible Costs or to the 
approved plans and specifications (prior to or after execution of an 
Offset Agreement), shall require approval of the RTC RRIF 
Administrator. The applicant shall provide the RTC RRIF 
Administrator copies of all contracts or agreements made for design 
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services, construction, or engineering during construction within 
fifteen (15) days after their execution. 

 
G. Usage of RRIF Waivers. 

1. Participating Local Governments shall waive RRIF Fees otherwise owed 
either at the time of issuance of a building permit or issuance of the 
Certificate of Occupancy, as the case may be, if the RTC RRIF 
Administrator has issued a Notice of RRIF Waiver for the Development of 
Record. 

2. RRIF Waivers may be used to pay up to 100% of the RRIF Fees due as the 
result of development within the Development of Record. 

3. RRIF Waivers may not be used to pay for RRIF Fees due as a result of 
development outside of the Development of Record. 

4. RRIF Waivers are transferable to a third party. To transfer RRIF Waivers, 
the current holder of RRIF Waivers will notify RTC through the RRIF 
Automation Program of the amount of RRIF Waivers to be transferred and 
the name and contact information of the third party. RRIF Waivers will be 
subtracted from the current holder’s account and transferred to a new 
account in the name of the third party. 

5. Upon transfer, RRIF Waivers may be used by the transferee to pay up to 
100% of the RRIF Fees due as the result of development within the 
Development of Record. 
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(Site Plan and Description of Development of Record) 
(Must include proposed units of development and land use categories) 
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EXHIBIT “C” 
(Offered Improvements Application/Submittals) 
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Item 

No. Improvement Description Quantity Unit Unit Price Amount

 Eligible for 

Waivers 

 Non‐Eligible 

Cost 

1 Pyramid East Bound Decel Lane

8" Paving/Prime Coat 8,720 SF 6.25$                   54,500$         54,500$        

11" Agg Base 8,720 SF 2.50$                   21,800$         21,800$        

Saw cut  680 LF 3.00$                   2,040$           2,040$          

Pavement key in 540 LF 1.10$                   594$              594$             

Remove and Replace fencing 800 LF 17.25$                 13,800$         13,800$        

2 Pyramid East Bound Existing Left Turn

Modification Allowance 1 LS 20,000.00$         20,000$        

3 Pyramid South Bound Left Turn

Glue Down Median Curb 1,350 LF 15.00$                 20,250$         20,250$        

Median Paving and Base 1,565 SF 12.70$                 19,876$         19,876$        

4 Pyramid East Bound accel lane

8" Paving/Prime Coat 4,000 SF 6.25$                   25,000$         25,000$        

11" Base 4,000 SF 2.50$                   10,000$         10,000$        

Saw cut  250 LF 3.00$                   750$              750$             

Pavement key in 220 LF 1.10$                   242$              242$             

Remove and Replace fencing 400 LF 17.25$                 6,900$           6,900$          

Pyramid Common improvements

1" Mill  78,600 SF 0.25$                   19,650$         19,650$        

1" Open Grade 107,505 SF 1.20$                   129,006$       129,006$      

Earthwork 6,600 CY 37.06$                 244,596$       244,596$      

Miscellaneous demo 1 EA 12,543.50$         12,544$         12,544$        

Remove Pavement 15,700 SF 1.00$                   15,700$         15,700$        

5 Delores widening

4" Paving 10,695 SF 3.00$                   32,085$         32,085$        

6" Base 10,700 SF 1.75$                   18,725$         18,725$        

Median Curb 280 LF 25.00$                 7,000$           7,000$          

Median Curb Base 280 LF 6.15$                   1,722$           1,722$          

Median Paving and base 335 SF 14.95$                 5,008$           5,008$          

Pedestrian Ramps 3 EA 2,590.00$            7,770$           7,770$          

Overex and Off Haul Existing 1,200 CY 28.50$                 34,200$         34,200$        

Dual 36" RCP culvert extension 32 LF 295.00$               9,440$           9,440$          

Dual 36" RCP Headwalls 2 EA 5,735.00$            11,470$         11,470$        

Demo Existing Headwalls 2 EA 2,500.00$            5,000$           5,000$          

R&R existing driveway 1 LS 10,243.50$         10,244$         10,244$        

Utility allowance 1 LS 50,000.00$         50,000$         50,000$        

5 (a) Pyramid West bound Accel Lane at Delores

8" Paving/Prime Coat 4,100 SF 6.25$                   25,625$         25,625$        

11" Base 4,100 SF 2.50$                   10,250$         10,250$        

Saw cut  230 LF 3.00$                   690$              690$             

Pavement Key in 260 LF 1.10$                   286$              286$             

5 (b) Pyramid West bound decel Land at Delores ‐$                    ‐$                   

8" Paving/Prime Coat 12,000 SF 6.25$                   75,000$         75,000$        

11" Base 12,000 SF 2.50$                   30,000$         30,000$        

Saw cut  660 LF 3.00$                   1,980$           1,980$          

Pavement key in 780 LF 1.10$                   858$              858$             

6 Signal

Interconnect

3" Schedule 40 PVC 15,000 LF 35.00$                 525,000$       525,000$      

Fiber Optic Cable 7,500 LF 5.00$                   37,500$         37,500$        

Ethernet switch 2 EA 3,700.00$            7,400$           7,400$          

Splice Enclosures 3 EA 2,800.00$            8,400$           8,400$          

Fiber Integration Package 1 EA 3,800.00$            3,800$           3,800$          

Signal and appurtances 1 LS 664,400.00$       664,400$       664,400$      

General Engineer G/A 6.3% of total 1 LS 78,500.00$         78,500$         78,500$        

7 Stonebrook Dual left turn lanes

6" Paving 11,255 SF 4.30$                   48,397$         48,397$        

12" Base 11,255 SF 2.25$                   25,324$         25,324$        

Median Curb 510 LF 14.00$                 7,140$           7,140$          

Median Curb Base 510 LF 4.80$                   2,448$           2,448$          

Median Paving and Base 1,450 SF 12.70$                 18,415$         9,208$           9,208$            

8  Stonebrook North Bound Thru and Bike Lane

6" Paving 10,400 SF 4.30$                   44,720$         44,720$          

12" Base 10,400 SF 2.25$                   23,400$         23,400$          

Curb and Gutter 640 LF 20.00$                 12,800$         12,800$          

Curb and Gutter Base 640 LF 6.00$                   3,840$           3,840$            

Sidewalk 3,500 SF 5.25$                   18,375$         18,375$          

Sidewalk Base 3,500 SF 3.90$                   13,650$         13,650$          

Ped Ramp with base 2 EA 1,430.00$            2,860$           2,860$            

9 Stonebrook East Bound Inside through lane

6" Paving 6,770 SF 4.30$                   29,111$         29,111$        

12" Base 6,770 SF 2.25$                   15,233$         15,233$        

Curb and Gutter 640 LF 20.00$                 12,800$         12,800$        

Curb and Gutter Base 640 LF 6.00$                   3,840$           3,840$          

Sidewalk 3,500 SF 5.25$                   18,375$         18,375$        

Sidewalk Base 3,500 SF 3.90$                   13,650$         13,650$        

Ped Ramp with base 1 EA 1,430.00$            1,430$           1,430$          

10 Stonebrook East Bound Through & Bike Lane

6" Paving 10,400 SF 4.30$                   44,720$         44,720$          

12" Base 10,400 SF 2.25$                   23,400$         23,400$          

Median Curb 520 LF 14.00$                 7,280$           7,280$            

Median Curb  Base 520 LF 4.80$                   2,496$           2,496$            

10 Striping and signage 1 LS 70,200.00$         70,200$         50,200$         20,000$          

11 Traffic Control 1 LS 117,000.00$       117,000$       117,000$      

Total Hard Costs 2,860,503$   2,613,754$   226,749$        

12 Encroachment Permit 5,000$          

13 City of Sparks 3% inspection fee 11,811$        

14 Bond cost at 1% of Improvement costs 26,138$         2,267$            

15 Engineering Design and Inspection at 12% 313,650$       27,210$          

Total Soft Costs 386,076$      356,599$      29,477$          

Total Hard plus soft costs 3,226,579$   2,970,353$   256,226$        

Preliminary Estimate of  Probable Costs for Improvements Eligible for Waivers-Updated 3-15-2022
Pyramid Highway/Stonebrook-Delores Signalized Intersection 12/14/2021
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EXHIBIT “D” 
(Letter of Approval) 
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RTC Board:  Neoma Jardon (Chair)    Ed Lawson (Vice Chairman)    Vaughn Hartung    Oscar Delgado    Bob Lucey 

PO Box 30002, Reno, NV 89520    1105 Terminal Way, Reno, NV 89502    775-348-0400    rtcwashoe.com 

 
 
 
April 27, 2022 
 
Edward Davis 
[Sent via email to: edward_davis0989@sbcglobal.net] 
Denver Street Apartments, LLC 
95 West 100 South #340 
Logan, UT 84321 
 
 
Subject:  Letter of Approval for Regional Road Impact Fee Waivers 
 
Dear Mr. Davis, 
 
The Regional Road Impact Fee (RRIF) Administrators for the RTC and the City of Sparks have 
reviewed and approved your application to receive RRIF waivers for improvements to Stonebrook 
Parkway and the intersection of Pyramid Highway and Dolores Drive.  A RRIF Offset Agreement for 
this work is being prepared and will be forwarded to the RTC Board and the City of Sparks with a 
recommendation for approval.  Upon approval and execution of the Offset Agreement by these 
bodies, the agreement will be forwarded to the Developer of Record for signature. 
 
The value of the agreed upon improvements is estimated to be $2,970,353.00. 
 
Please feel free to contact Dale Keller, Project Manager for the RTC, at (775) 348-0171 should you 
have any questions regarding this subject. 
 
Sincerely, 
 
REGIONAL TRANSPORTATION COMMISSION CITY OF SPARKS 
RRIF ADMINISTRATOR     RRIF ADMINISTRATOR 
 
 
 
              
Brian Stewart, P.E.                  Jon Ericson, P.E.   
Engineering Director City Engineer 
 City of Sparks RRIF Administrator  
    
 
BS/SKG/ 
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EXHIBIT “E” 
(The Developer of Record QA/QC Program 

And 
RTC Special Technical Specifications 

For  
Regional Road Impact Fee Projects) 
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EXHIBIT “F” 
(Standard Specifications for Public Works Construction  

Section 117.00 
“Material and Workmanship – Warranty of Corrections”) 
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EXHIBIT “G” 
(RRIF Rate Schedule as of the Date of the RRIF Offset Agreement) 
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(Interim RRIF Waiver Request Schedule) 
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