
Most decisions rendered by the Planning Commission may be appealed to the Board of County Commissioners. If you disagree with the decision of the Planning 
Commission and you want to appeal its action, call the Planning staff immediately at 775-463-6592. You will be informed of the appeal procedure, application fee, and the 
time in which you must act. Appeal periods vary five (5) to thirty (30) days, depending on the type of application. 

LYON COUNTY PLANNING COMMISSION 
MEETING AGENDA  

SEPTEMBER 13, 2016 

COMMISSIONERS MEETING ROOM 
LYON COUNTY ADMINISTRATIVE COMPLEX 

27 SOUTH MAIN STREET 
YERINGTON, NEVADA 

(Action will be taken on all items unless otherwise noted) 

TO AVOID DISRUPTIONS DURING THE MEETING, PLEASE PLACE  
CELL PHONES IN THE SILENT MODE OR TURN THEM OFF. 

NOTES: This is a tentative meeting schedule.  The Planning Commission reserves the right to hear items 
in a different order, combine items for consideration and remove an item from the agenda or delay 
discussion relating to any item at any time to accomplish business in the most efficient manner.  Items 
scheduled at a specific time cannot be heard earlier than at the scheduled time per Nevada Open Meeting 
Law Requirements.   
Restrictions on comments by the general public:  Any such restrictions must be reasonable and may 
restrict the time, place and manner of the comments, but may not restrict comments based on viewpoint. 
Members of the Planning Commission also serve as the Public Lands Management Advisory Board and 
during this meeting may convene as this Board as indicated on this or a separately posted agenda. 

9:00 A.M. - DETERMINATION OF A QUORUM  

PLEDGE OF ALLEGIANCE 

REVIEW AND ADOPTION OF AGENDA (for possible action) 

APPROVAL OF THE AUGUST 9, 2016 PLANNING COMMISSION MINUTES (for possible action) 

PRESENTATION AND READING OF MISCELLANEOUS CORRESPONDENCE 

PUBLIC PARTICIPATION – Members of the public who wish to address the Planning Commission may 
approach the podium and speak on matters related to the Lyon County Planning Commission, but not on items 
appearing on the Agenda.  Speakers are asked to state their name for the record and to sign and print their 
name on the form at the lectern.  Comments are limited to three minutes per person or topic.  The Commission 
reserves the right to reduce this three minute time limit, as well as limit the total time for public comment.  If your 
item requires extended discussion, please request the Chair to calendar the matter for a future Planning 
Commission meeting.  The Planning Commission will not restrict comments based on viewpoint.  The same 
applies to public testimony on each Agenda item.  The Chair may reopen public participation at any time during 
the meeting.  No action may be taken upon a matter raised under this item of the Agenda until the matter itself 
has been specifically included on an agenda as an item upon which action may be taken. 

PUBLIC HEARING ITEMS 

1. S V DEVELOPMENT, LTD – PARCEL MAP (for possible action) - Request Parcel Map to divide 
approximately 132.90 gross acres into four (4) parcels, ranging in size from 5.00 gross acres, being the 
smallest, to 117.35 gross acres, being the largest; located at 79 Old Ranch Rd, Smith Valley (APN 10-
731-24) PLZ-16-0025 

2. COMSTOCK INDUSTRIAL, LLC – ZONE CHANGE (for possible action) – Request to change the 
zoning on approximately 98.00 total acres from RR-2T (Rural Residential-2 acre minimum with trailer 
overlay) to M-E (Industrial Estates) to conform to the 2010 Comprehensive Master Plan; located at 
3405 Citrus Avenue, Silver Springs, NV (APN 15-171-25) PLZ-16-0026 
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Most decisions rendered by the Planning Commission may be appealed to the Board of County Commissioners.  If you disagree with the decision of the Planning 
Commission and you want to appeal its action, call the Planning staff immediately, at 775-463-6592. You will be informed of the appeal procedure, application fee, and 

the time in which you must act.  Appeal periods vary from five (5) to thirty (30) days, depending on the type of application. 

3. UNION HOTEL / HASBROUCK, GLENN – SPECIAL USE PERMIT (for possible action) - Request 
for a Special Use Permit to allow for a use not permitted in the underlying C-2 zoning district (single 
family residence) within the Historic Zoning Overlay district per LCC Title 10 Chapter 14, all on a .16 
total acre parcel; located at 75 West Main Street, Dayton, NV; (APN 06-073-06) PLZ-16-0023 

4. GRANITE POINTE SUBDIVISION / SAGINAW MANUFACTURING, LLC – MERGER AND 
RESUBDIVISION INTO A TENTATIVE SUBDIVISION MAP (for possible action) – Request to 
combine two existing (2) parcels totaling 10.3 acres, into 45 residential lots and 1 commercial lot, 
through the Merger and Resubdivision into a Tentative Subdivision map, process; located at 269 
Dayton Valley Road, Dayton, NV (APN 16-271-22 and 16-271-23) PLZ-16-0024 

RECESS TO CONVENE AS THE LYON COUNTY PUBLIC LANDS MANAGEMENT ADVISORY BOARD 

5. Public participation 

6. Board member comments 

7. Future agenda items for discussion and possible action (for possible action) 

8. Public participation 

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION 

9. STAFF COMMENTS AND COMMISSIONER COMMENTS (no action will be taken)   

PUBLIC PARTICIPATION – Members of the public who wish to address the Planning Commission may 
approach the podium and speak on matters related to the Lyon County Planning Commission but not on 
items appearing on the Agenda.  Comments are limited to three minutes per person or topic and will not be 
restricted based on viewpoint.  No action may be taken upon a matter raised under this item of the Agenda 
until the matter itself has been specifically included on an Agenda as an item upon which action may be 
taken. 

ADJOURNMENT 

Pursuant to NRS 241.020, I, Kerry Page, Planning Assistant, do hereby certify that I have posted or caused 
to be posted, a copy of this agenda at the following locations on or before 5:00 p.m., September 2nd, 2016: 

Lyon County Courthouse, 31 S. Main St., Yerington, NV;  Lyon County Administrative Complex, 27 S. 
Main St., Yerington, NV;  Yerington City Hall, 102 S. Main St., Yerington, NV;  Yerington Main Street 
Post Office, 26 N. Main St., Yerington, NV 

 

 

    
Kerry Page 

 

For further information 

A complete packet of supporting materials for this agenda is available for public inspection at 27 South Main 
Street, Yerington, NV.  These materials may be reviewed at this location during regular office hours (8:00 a.m. 
to 5:00 p.m.), Monday through Friday, except legal holidays, or, upon request, a copy can be delivered via 
electronic mail.   

Members of the public requesting Planning Commission meeting supporting materials may contact Kerry 
Page at kpage@lyon-county.org, or call 775-463-6592.   

We are pleased to make reasonable accommodations for those members of the public who need assistance 
and wish to attend the meeting.  If special arrangements are necessary, please notify the Lyon County 
Community Development Department in writing at 27 South Main Street, Yerington, Nevada 89447 or call 775-
463-6592.    24 hours notice is required.  T.D.D. services are available through 463-2301 or 463-6620 or 911 
(emergency services). 
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 LYON COUNTY PLANNING COMMISSION MEETING MINUTES 
AUGUST 9, 2016 

The Lyon County Planning Commission met this day with a quorum.  The following 
members were present:  Betty Retzer, Harold Ritter, Mike Hardcastle, Rick Jones, Doug 
Bennett and Audrey Allan.  Attending staff were Jeff Page, County Manager, Dave 
Snelgrove, Community Development Director, Robert Pyzel, Planner and Kerry Page, 
Planning Assistant. 

PLEDGE OF ALLEGIANCE 

Mike Hardcastle led the Pledge of Allegiance 

REVIEW AND ADOPTION OF AGENDA 

Mike Hardcastle made the motion to adopt the agenda as corrected. Audrey Allan 
seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 abstentions. 

APPROVAL OF THE MINUTES 

Audrey Allen made the motion to approve the minutes of the July 12, 2016, Planning 
Commission meeting, with corrections as noted.  Mike Hardcastle seconded and the 
motion passed unanimously: 6 ayes; 0 nay; 0 abstentions. 

MISCELLANEOUS CORRESPONDENCE 

None  

PUBLIC PARTICIPATION 

Dave Snelgrove, Community Development Director, provided information on a couple of 
upcoming meetings.  An NDOT workshop will be held this week regarding the USA 
Parkway and another will be conducted by Churchill County Joint Entities Workshop 
conducted by the Churchill County Planning Department, to discuss issues of mutual 
interest.  Mr. Snelgrove said he will forward the information on both meetings to anyone 
who is interested in attending. 

REGULAR AGENDA ITEMS 

1. HAWHEE, WILLIAM & DIANNE – DIVISION OF LAND INTO LARGE PARCELS 
TENTATIVE MAP WAIVER – (for possible action) - Request to waive the 
requirement for a Tentative Map for a Division of Land into Large Parcels map to 
divide approximately 110.26 total acres into 2 parcels, the smallest being 
approximately 40.21 acres in size; located at 2588 Highway 208, Smith, NV (APN 
10-291-59) PLZ-16-0019 

2. HAWHEE, WILLIAM & DIANNE – DIVISION OF LAND INTO LARGE PARCELS 
FINAL MAP (for possible action) - Request for a Division of Land into Large 
Parcels Final Map pursuant to Chapter 11.06 of the Lyon County Code and NRS 
278.471 et seq.  The proposed map would divide the approximately 110.26 total 
acre property into 2 parcels, the smallest being approximately 40.21 acres in size; 
located at 2588 Highway 208, Smith, NV (APN 10-291-59) PLZ-16-0020 
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Mike Hardcastle made a motion to hear both items 1 & 2 together but to vote on 
each item separately.  Audrey Allan seconded and the motion passed unanimously: 
6 ayes; 0 nay; 0 abstentions. 

Rob Pyzel, Planner, clarified the request and said that this request does qualify for the 
waiver of the tentative map requirements as it is does not represent repeat parceling, 
both resulting parcels are a minimum of 40 acres in size and the request does not 
prompt the need for additional improvements.   

Mr. Pyzel opened discussion on the letter provided by Mr. Harry Swainston, which was 
distributed to each of the Planning Commission members prior to the meeting.  Mr. 
Swainston owns the agricultural land directly to the north of the Hawhee property and is 
concerned that the Burbank Ditch, which has been in place for over one hundred years, 
is not shown on the proposed map.  Mr. Pyzel said that staff was unaware that the ditch 
existed as there are no documents in place to that affect, but he agrees that now we 
have been made aware, we will have it located and shown on the map if it is different 
from those already shown on the map.  Mr. Pyzel said condition #4 should be modified 
to address the ditch.   

Mr. Pyzel said that Mr. Swainston was also concerned with his connectivity to Theresa 
Way located along the easterly boundary of the subject parcel.  Mr. Pyzel said that 
Theresa Way does appear to be a primary access to this portion of Mr. Swainston’s 
property even though the legal access, and address, is from Rivers Rd on the north 
portion of their property.  The parcel map shows a 40’ private access and public utility 
easement connecting directly to the north and we believe that this will provide sufficient 
access to that parcel.  Mr. Pyzel said that staff is recommending approval of this 
application with the conditions listed in the staff report.  He added that condition #4 be 
revised, as necessary, to include the Burbank Ditch.   

Betty Retzer asked for clarification on the access easement.  Dave Snelgrove explained 
that Theresa Way has been and should continue to be the primary access for the 
subject parcels as well as the property to the north owned by Mr. Swainston.  He added 
that it is important that the access for Theresa Way be extended to the south boundary 
of the Swainston parcel.   

Betty Retzer asked if Theresa Way is a county maintained roadway.  Mr. Pyzel said that 
the Board of Commissioners, in 2008, removed the roadway from the county inventory 
by making it a private roadway.  This was done at the request of a previous Road 
Manager.   

Harold Ritter asked if the conditions of approval are modified today, can the map still 
move forward as a final map.  Mr. Pyzel said it can. 

Harry Swainston, Smith Valley resident, reiterated his concerns.  Ms. Retzer asked if 
the Burbank Ditch and the access known as Theresa Way, is addressed on the 
proposed map.  Mr. Swainston said as long as both of those issues are addressed he is 
happy with the map.  In response to a question by Doug Bennett, Rob Pyzel said that 
Mr. Swainston wrote the comment letter to make sure these issues are addressed.  We 
cannot, by this action, require the applicant to do anything on an adjacent property and 
that all we can do is condition the property that is the subject of this map.  Mr. 
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Swainston provided a little history on how the roadway easement came about.  
Discussion followed regarding the commissioner action in 2008 that reduced the 
roadway to a private roadway.  He is also concerned with the potential for additional 
traffic impact along Theresa Way if another residential parcel is approved.  Mr. 
Swainston said he currently uses the roadway for his haul trucks in and out of the 
homestead located on the south portion of his property.  Mr. Swainston said that a 
notation on the map ensuring access to the parcel to the north would satisfy his 
concerns.   

Dustin Homan, Road Director, read the Agenda Summary provided to the Board of 
Commissioners in 2008.  This summary stated that Lyon County used to maintain 
Theresa Way but only when maintenance was requested by the property owner.  Mr. 
Homan said that he was not with the county at the time this action took place but it does 
appear that Theresa Way is the main access to the portion of Mr. Swainston’s property 
located on the south side of the ditch.  Mr. Homan agrees that Mr. Swainston does 
need the access to this portion of his property from Theresa Way.  Discussion followed 
regarding the commissioner’s action. 

Rick Jones asked if there is any recorded document or map that identifies an easement 
that could serve as access for Mr. Swainston’s property and does Mr. Swainston 
become landlocked by virtue of this map.  Mr. Homan said he believes he could be 
landlocked except that the modified conditions for an easement to the property 
previously addressed by Mr. Pyzel would eliminate that situation.  He said the 
easement would terminate at Mr. Swainston’s south property line. 

Rick Christian, Denson Surveying, said that the applicant has no problem with 
identifying the easement for Theresa Way all the way from Highway 208 to the North 
boundary of proposed Parcel 1 as shown on the map.  This will inevitably provide 
access to the residential homesite owned by Mr. Swainston, located just north of the 
north line of proposed Parcel 1.  Mr. Christian said they will describe the easement 
appropriately on the map as a private access and utility easement.   

Regarding the Burbank Ditch, Mr. Christian said there is nothing on record identifying 
where the ditch lies and he will have to have Mr. Swainston identify the ditch on the 
ground so it can be added to the map, if it is not already shown.   

Discussion followed regarding whether or not the easement for Theresa Way was 
shown on any previous maps or documents that would prove its extension onto 
Swainston’s property.  Mr. Christian said a note could be added to this map stating that 
the 40’ private access and public utility easement is to the benefit of the properties lying 
to the north and to the east of the subject property.  Further discussion ensued 
regarding how the easements can be used.   

Betty Retzer said that it sounds like all of Mr. Swainston’s concerns are being 
addressed and asked if the Planning Commission is ready to make a motion. 

Maralyn Abbrott, Smith Valley resident, asked who has access to a private access.  
Does this allow Mr. Swainston’s hay trucks to drive along the roadway easement?  
Does he, or visitors to his home, need special permission to use the road?  She also 
asked if the 40’ public utility easement is separate from the 40’ access easement.  Rob 



4 

Pyzel said the 40’ easement combines both the access easement and the public utility 
easement into one easement.  Mr. Snelgrove said that a private access easement can 
be used as a non-exclusive roadway, by anyone associated with the property owners.  
It is typically only for the use of the property owners served by that road. 

Tom Renner, Smith Valley, discussed a situation with the 10 acre piece with an existing 
mobile home that was separated from this larger parcel by NDOT recording a deed to 
the highway property.  Betty Retzer said that 10 acre parcel is not the subject here 
today and should not be discussed as part of this application. 

Mike Hardcastle made a motion approving the Waiver of the Requirement to Submit a 
Tentative Map for a Division of Land into Large Parcels for William and Diane Hawhee 
(APN 10-291-59) (PLZ-16-0019), after finding that the waiver  A) is a reasonable action 
in that necessary access improvements are in place and the proposed map can be 
reasonably considered as being ready for recordation without extensive changes or 
corrections;  B)  is consistent with the applicable provisions of Lyon County Code and 
the Nevada Revised Statutes; C)  will not be detrimental to the public health, safety, 
convenience and welfare; and  D)  will not result in material damage or prejudice to 
other property in the vicinity.  Audrey Allen seconded and the motion passed 
unanimously: 6 ayes; 0 nay; 0 abstentions. 

Rick Jones made a motion recommending approval of the Final Map of Division into 
Large Parcels for William and Diane Hawhee (APN 10-291-59) (PLZ-16-0019), after 
finding that the Final Map of Division into Large Parcels A)  is consistent with the 
applicable provisions of Lyon County Code and the Nevada Revised Statutes;  B)  will 
not be detrimental to the public health, safety, convenience and welfare; and  C)  will not 
result in material damage or prejudice to other property in the vicinity, and .subject to 
the following 10 conditions as modified by mutual agreement between staff and the 
applicant and a note being added to the map regarding use of the access easement for 
Theresa Way: 

1. The applicant shall comply with all Federal, State, County and special purpose 
district regulations. 

2. The applicant shall make corrections of any engineering or drafting errors and other 
technical map corrections to the satisfaction of the County Engineer and Planning 
Director prior to submitting the map for recordation. 

3. The applicant shall pay the actual costs for County Engineer plan and map 
checking and County Inspector site improvement inspection fees, in accordance 
with the adopted County fee resolution in effect at the time, and provide proof of 
payment to the Planning Department prior to map recordation.  

4. The final map shall identify the following:  

a. All roads or easements that exist or as they may be proposed by the person who 
plans to divide the land, including Theresa Way;  

b. Any easements for public utilities that exist or are proposed;  

c. Any existing easements for irrigation or drainage, including but not limited to, the 
Burbank Ditch; and  
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d. Any normally continuously flowing watercourses and any easements and rights-
of-way or other property interests necessary to implement and maintain any 
water conveyance, including the Burbank Ditch, and delivery system required by 
any rule or regulation of the local Irrigation District; and 

e. Any existing road or easement that the owner does not intend to dedicate, 
including Theresa Way. 

5. The corners of each lot are set by a professional land surveyor. 

6. The form and content of the final map shall be in accordance with Title 11.06.04. 

7. The applicant shall obtain all necessary approvals and encroachment permits, and 
coordinate and comply with any requirements placed on this division of land into 
large parcels map by the Lyon County Public Works Department. 

8. The following items are required of all development and are provided for 
informational purposes: 

a. All septic systems must be inspected and approved by the State Health 
Department or appropriate agency. 

b. All construction shall comply with all applicable building and fire code 
requirements. Building permits shall be issued in compliance with Title 10 and 11 
of the Lyon County Code.  

c. Structures placed on these parcels shall adhere to the County’s site and setback 
standards for the RR-5 zoning district as it applies to each parcel. 

d. Distinct and legible “temporary” addresses are required of any structures under 
construction until such time as permanent address numbers are installed and 
posted. 

e. No lot shall be offered for sale or sold until the final map has been approved and 
recorded. 

f. All debris on construction sites must be contained and removed periodically as 
required for safety and cleanliness to the satisfaction of the Lyon County Building 
Department. 

9. All property taxes must be paid in full through the end of the fiscal year (June 30) 
prior to recordation of any final map. 

10. All agricultural deferred taxes must be paid, prior to recordation of any final map, at 
the discretion of the Lyon County Assessor. 

11. Required recording fees to be paid at time of recording map. 

12. The applicant shall provide the final map of division of land into large parcels to the 
Lyon County GIS Coordinator in form and format compatible with the County 
geographical information system (GIS) pursuant to 11.05.09 of the Lyon County 
Code. The scale of the site plan, improvements, monuments and other items shall 
be in model space correctly oriented to coordinate system as established by the 
GIS Coordinator. Cover sheet and standard details need not be included. 

Harold Ritter seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 
abstentions.   
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3. CENTRAL LYON COUNTY FIRE PROTECTION DISTRICT – SPECIAL USE 
PERMIT (for possible action) – Request for a Special Use Permit for the addition 
of 4,736 sq. ft. of administrative office space to the existing fire station facility; 
located at 231 Corral Drive, Dayton (APN 16-403-37) PLZ-16-0018 

Rob Pyzel, Planner, explained the request.  Mr. Pyzel said staff is unable to determine 
how this fire station was first approved within this zoning district, being split zoned 
between C-2 and NR-1.  He did say they discovered a couple of deeds where the 
property was specifically set aside for the purpose of constructing a fire station and the 
property would subsequently be conveyed to the fire district.  A special use permit was 
approved, prior to the construction of the permanent fire station facility, to allow a 
commercial coach to serve as a temporary office.  This special use permit was revoked 
upon completion of the new facility in 2000.  Mr. Pyzel said this facility is currently 
considered a legal, non-conforming use, which in order to expand or enlarge such a 
facility, requires approval of a special use permit.  He explained the uses to be included 
in the expansion which will be constructed on the north side of the existing station and 
its construction will be compatible with the existing station and the existing residential 
developments.  Mr. Pyzel said this will be compatible with the existing master plan. 

Doug Bennett asked if there is any option available to make this a legal and conforming 
facility. Rob Pyzel said it may occur in the future that the county will allow some sort of 
rezone on this property, possibly with the implementation of the Title 15 zoning districts. 

Chief John Gillenwater, Central Lyon County Fire District, explained the estimated cost 
for this expansion.  He said that fire traffic is not likely to increase until there is 
substantial growth in the area.  He does not anticipate any adverse effects on the 
surrounding community solely from this expansion.  Mr. Gillenwater said they hope for 
construction to be complete at the end of this fiscal year (2017). 

Mike Hardcastle asked if there are any plans to make the Silver Springs Fire Station a 
manned station.  Mr. Gillenwater said it is not likely and that the demand for a manned 
station depends on growth in the area.  A discussion followed regarding the need for 
volunteers for the fire departments and the lack thereof.   

Doug Bennett asked if the expansion of the building will require a fire suppression 
system.  Chief Gillenwater said that the current building is sprinklered as will be the 
expansion.  He said that all of their fire station buildings were retrofitted for sprinklers 
with federal grant funding.   

There was no public participation. 

Mike Hardcastle made a motion recommending approval of the Special Use Permit for 
Central Lyon County Fire Protection District, after finding that the Special Use Permit 
application A)  Is consistent with the general purpose and intent of the applicable zoning 
district regulations;  B)  Will not cause an adverse, visual impact to the surrounding 
area;  C)  Will not be detrimental to the use, peaceful enjoyment, economic value, or 
development of surrounding properties or the general neighborhood; and is compatible 
with and preserves the character and integrity of adjacent development and 
neighborhoods or includes improvements or modifications either on-site or within the 
public right-of-way to mitigate development related to adverse impacts such as noise, 
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vibrations, fumes, odors, dust, glare or physical activity;  D)  Will not be detrimental to 
the public health, safety, convenience and welfare; and  E)  Will not result in material 
damage or prejudice to other property in the vicinity, and subject to the following 10 
conditions recommended by staff: 

1. Compliance with the following conditions of the previous special use permit(s): 

a. Compliance with all County, State and Federal requirements; and 
b. Annual review 

2. The applicant shall obtain a building permit for the office remodel. 

3. The applicant shall comply with all applicable fire, building, zoning and improvement 
code requirements. 

4. If outdoor lighting is provided, it shall comply with the outdoor lighting requirements 
of Chapter 10.20 of the Lyon County Code. 

5. The applicant shall comply with Lyon County’s 1996 (revised) drainage guidelines. 
The property owner shall be responsible for maintenance of all roads, walks and 
drainage facilities within the development, as well as the storm water detention 
facilities, if applicable, whether it is onsite or offsite.  Lyon County shall have no 
financial responsibility for maintenance of these facilities. 

6. All of the requirements placed on the special use permit by the County Building 
Official, Central Lyon County Fire Protection District, Community Development 
Director, and other agencies with jurisdiction shall be met prior to the applicant 
commencing use of the site. 

7. The applicant shall acquire all State, County and special purpose district permits and 
obtain all necessary public inspections. 

8. Any modification, expansion, intensification or material change in use or operation 
shall require an application for and public hearings on a expansion of legal non-
conforming use pursuant to Lyon County Code.   

9. The substantial failure to comply with any conditions imposed on the issuance of a 
special use permit or the operation of a special use in a manner that endangers the 
health, safety or welfare of Lyon County or its residents or the violation of 
ordinances, regulations or laws in the special use or the non-use of the permit for a 
year may result in the institution of revocation proceedings. 

10. Annual review - The special use permit is subject to annual review by Lyon County. 

Harold Ritter seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 
abstentions. 

RECESS TO CONVENE AS THE LYON COUNTY PUBLIC LANDS MANAGEMENT 
ADVISORY BOARD 

4. Public participation 

Jim Dunlap, Mason Valley resident, presented each member a copy of the Constitution 
of the State of Nevada and offered discussion regarding the authority of residents over 
any unappropriated land as designated in that document.  Additionally, he discussed 
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the limitations of Federal jurisdiction over public lands within the state.  He added that, 
in Lyon County, there is only one piece of property that was purchased and by the state 
legislature, being the Post Office Building in Yerington.  This is the only property where 
the federal government has jurisdiction.  Mr. Dunlap said that our policy should note 
that neither BLM nor the USFS has any police powers throughout the county, only the 
County Sheriff. 

Jeff Page, County Manager, said the BLM has completed its Resource Management 
Plan and anticipates it being published by spring of 2017.  Lyon County, among other 
jurisdictions, submitted comments and BLM is addressing each of those comments and 
making the requested changes where necessary.   

Mr. Page said the USFS is taking public comment on the Sage Grouse issue in south 
Lyon County area.  This document has been submitted to our consultant, Resource 
Concepts, for review and comment. 

5. Board member comments 

None 

6. Future agenda items for discussion and possible action (for possible action) 

None 

7. Public participation 

None 

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION 

8. STAFF COMMENTS AND COMMISSIONER COMMENTS 

Dave Snelgrove discussed at length, the comments from the community workshops 
recently held in Dayton and Yerington. He said the turn-out at both meetings was good 
and the comments were well received.  Mr. Snelgrove said he has been attending as 
many Advisory Council meetings as possible and will continue that practice.  Discussion 
followed. 

Rob Pyzel stated that all of the Planning items recommended for approval by the 
Planning Commission at their June 12th meeting, were approved by the Board of 
Commissioners at their July 7th, meeting.   

Harold Ritter announced he will be attending the SLUPAC meeting coming up this 
Friday. 

Doug Bennett asked when staff anticipates adoption of the ordinance change 
recommended for approval last month.  Rob Pyzel said it has been agendized for 
September 7th.  Mr. Bennett asked if staff has had the opportunity to discuss the 
wording of the ordinance with the District Attorney.  Mr. Pyzel said Mr. Rye has been on 
vacation and he has not yet had an opportunity to discuss the matter with him.   

Betty Retzer asked about the vacancy on the Planning Commission board.  It was 
stated that this is something normally advertised by the County Manager’s office and no 
further information as to whether that has yet been done, is available at this time. 

PUBLIC PARTICIPATION 
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Tom Cartwright, Mason Valley resident, ordered the Planning Commission to cease its 
mention or reference to Title 15, in any of its decision making practices prior to the 
adoption of the new title.  

Dave Ray, Mason Valley Advisory Board Chairman, commended the staff on its 
attention to the concerns of the advisory boards.  He added that he is doing research 
into the revision of the outdoor lighting ordinance.   

ADJOURNMENT 

At approximately 11.00 A.M. it was unanimously motioned that the meeting be 
adjourned. 

 

 

 

  

Betty Retzer, Chairperson 

ATTEST: 

 

 

 

  

Jeff Page, County Manager  
as Community Development Director 

 

 

 

  
Kerry Page, Planning Assistant 
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Planning Commission Public Hearing – September 13, 2016 

S V Development, LLC. – Parcel Map 
Planning-rp 

27  S.  MAIN STREET  

YER INGTON ,  NEVADA 89447 

(775)  463-6591 

FAX :  (775)  463-5305 

 

34  LAKES  BOULEVARD  

DAYTON ,  NEVADA 89403  

(775)  246-6135 

FAX :  (775)  246-6147 

Lyon County Planning Commission 

PLZ-16-0025 Parcel Map to subdivide an existing 132.90 gross acre property into 4 parcels  

Meeting Date: September 13, 2016 

Owner(s):  S V Development, LTD 

Surveyor: Owens Engineering / Wyatt Owens 

Location: 79 Old Ranch Road, Wellington, NV 

Parcel Number: (APN) 010-731-24 

Master Plan: Rural Residential 

Zoning: RR-3 (Third Rural Residential - 5 acres) 

Flood Zone(s): Flood Zone D (areas with possible but undetermined flood hazards) 

  

Request: 

The applicant proposes that the above-referenced parcel be subdivided into four (4) parcels through the 
parcel map land division process. Three of the proposed parcels would be approximately 5.00 acres 
(gross) with a remainder parcel of 117.35 total acres. The property is currently zoned RR-3 (Rural 
Residential Third – 5 acre minimum). As such, all of the proposed parcels would be in conformance with 
the minimum lot size requirement for the RR-3 zoning district.  

STAFF RECOMMENDATION: 

Staff is in favor of the proposed parcel map if it is subject to necessary conditions of approval. The parcel 
map is in compliance with the 2010 Comprehensive Master Plan land use designation as well as the 
minimum lot size requirements of the RR-3 zoning district. As conditioned, adequate access will be 
provided and secured.  

Staff’s recommendation is based on the findings and recommended conditions as listed in this staff 
report and substantiated in the public record. 

RECOMMENDED MOTION: 

I move that the Lyon County Planning Commission approves the parcel map consisting of four 
(4) parcels, the smallest being 5.00 acres, within the 132.9 total acre subject site for SV 
Development, LLC, APN 010-731-24 (PLZ 16-0025), based on the following findings and subject to 
the conditions of approval contained in the staff report and substantiated in the public record: 

Findings: 

A. The proposed parcel map conforms to the requirements set forth for the RR-3, Third Rural 
Residential (5 acres) zoning district in Title 10 of the Lyon County Code, or such requirements can be 
met with the imposition of reasonable conditions of approval. 

B. The proposed parcel map conforms to the requirements set forth in Title 11 of the Lyon County Code 
or such requirements can be met with the imposition of reasonable conditions of approval. 
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Conditions of Approval: 

1. The applicant shall comply with all Federal, State, County and special purpose district regulations. 

2. The applicant shall make corrections of any engineering or drafting errors and other technical map 
corrections to the satisfaction of the County Engineer and Planning Director prior to submitting the 
map for recordation. 

3. The applicant shall pay the actual costs for County Engineer plan and map checking and County 
Inspector site improvement inspection fees, in accordance with the adopted County fee resolution in 
effect at the time, and provide proof of payment to the Planning Department prior to map recordation.  

4. The applicant shall comply with Lyon County’s 1996 drainage guidelines, as revised. 

5. The applicant shall comply with Lyon County improvement requirements as set forth in Chapter 11.07 
of the Lyon County Code. 

6. Any on-site improvements existing at the time of final parcel map recordation (e.g., buildings, wells 
and septic systems) must be in compliance with current County setback requirements from property 
lines. 

7. The applicant shall comply with all applicable fire code requirements to the satisfaction of the Smith 
Valley Fire Protection District. 

8. The applicant shall complete any and all required development improvements and facilities to the 
satisfaction of the Community Development Director, County Engineer and Road Superintendent, as 
applicable, or an appropriate security must be provided and approved prior to map recordation. There 
may be temporary restrictions to obtaining building permits even with an acceptable security 
instruments depending on the County’s approval of the various systems. 

9. No lot shall be offered for sale or sold and no building permits shall be accepted for processing until 
the final parcel map has been approved and recorded.  

10. The applicant shall comply with dedication or relinquishment of water rights necessary to insure an 
adequate water supply for residential use of the newly created parcels prior to recordation of the final 
parcel map. 

11. Prior to recordation of the final parcel map for the project, the 50-foot access/utility/ditch easement 
that establishes the extension of Old Ranch Road access to the subject site will be established by 
separate document and that the recorded document number will be included on the final parcel map 
to the satisfaction of the Community Development Director prior to recordation of the final parcel 
map. 

12. The applicant shall install Type 2 gravel base material upon Old Ranch Road from the intersection of 
Old Ranch Road/Wellington Cut Off to the eastern boundary of the subject site to the satisfaction of 
the County’s Road Superintendent prior to the issuance of any grading/building permits on the 
subject parcels. 

13. The applicant shall relabel the proposed parcel currently labeled as “Remainder” to “Parcel 4” prior to 
the recordation of the final parcel map.   

14. The following items are required of all development: 

a. All construction shall comply with all applicable building and fire code requirements. 

b. Building permits shall be issued in compliance with Titles 10 and 11 of the Lyon County Code. 

c. Site development work will require a grading permit(s) in accordance with Title 11.07.14 (F). 

d. Structures placed on these parcels shall adhere to the County’s site and setback standards for 
the zoning district as it applies to each parcel at the time of development. 

e. Distinct and legible “temporary” addresses are required of any structures under construction until 
such time as permanent address numbers are installed and posted. 

f. All debris on construction sites must be contained and removed periodically as required for safety 
and cleanliness to the satisfaction of the Lyon County Building Department. 
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g. Prior to any combustible materials being brought on site street name signage shall be installed, if 
applicable. 

15. The applicant shall pay in full all property taxes through the end of the fiscal year (June 30) and any 
applicable agricultural deferred taxes prior to recordation of the final parcel map. 

16. The applicant shall comply with the final parcel map requirements as prescribed by NRS 278 and 
Title 11 of the Lyon County Code. 

17. The applicant shall pay required recording fees at time of final parcel map recordation. 

18. Any further division may be subject to the imposition of subdivision improvement standards, including 
access improvements to Old Ranch Road as may be legally imposed at the time. The applicant shall 
place a note to this effect on the final parcel map prior to recordation. 

19. Approval of the tentative parcel map shall not constitute acceptance of the final parcel map. Approval 
of the tentative parcel map shall lapse unless a final parcel map based thereon is submitted within 
two (2) years from the date of such approval.  No extension may be granted after receiving approval 
of the tentative parcel map. 

20. The applicant shall provide the parcel map to the Lyon County GIS Coordinator in form and format 
compatible with the County geographical information system (GIS) pursuant to 11.05.09 of the Lyon 
County Code. The scale of the site plan, improvements, monuments and other items shall be in 
model space correctly oriented to coordinate system as established by the GIS Coordinator. Cover 
sheet and standard details need not be included. 

General Information 

Property Location: 

The parcel is located at 79 Old Ranch Road, approximately 3,596 feet east of the Wellington Cutoff/Old 
Ranch Road intersection in Smith Valley, Nevada. 

Size: 

The subject site is 132.9 acres in size. 

Background: 

The parcel in question was created in 2000 by Parcel Map # 254728 as a further subdivision of Parcel 1 
of Parcel Map #97348. The site is currently occupied by agricultural uses (productive fields), various out-
buildings (well house, sheds, etc.) and a single family dwelling (constructed in 1958 per the Assessor’s 
records). The application materials propose to subdivide the existing 132.9 acres in order to create three 
5-acre minimum “home sites” (Parcel 1 – 5.00 acres; Parcel 2 – 5.00 acres; and Parcel 3 – 5.56 acres). 
Parcel #3 would include the existing single family dwelling currently located on the property. The 
remaining proposed Parcel 4 (Remainder) would remain in agricultural production. 

Staff Review and Comments: 

The subject site has a land use designation of Rural Residential within the 2010 Comprehensive Master 
Plan. The existing zoning of the subject site is RR-3 (Third Rural Residential – 5 acres) which requires a 
minimum lot size of 5 acres. The current uses on the property in question are agricultural fields with a 
single family dwelling, associated accessory out-buildings and associated agricultural activities. The 
proposed parcel map would split off three 5-acre parcels (one of which would include the existing single 
family dwelling) with the remaining 117.35 acres remaining in agricultural production. The existing uses 
are in compliance with the 2010 Comprehensive Master Plan and current zoning district regulations. The 
proposed parcel map would be in compliance with the RR-3 minimum lot size and land use regulations. 
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The proposed parcel map must meet the minimum discretionary requirements and mandatory water 
rights requirements set forth in Lyon County Code (“LCC”) Section 11.05.02 – Requirements: 

“Discretionary requirements and mandatory water rights requirements are as follows:  

A. Discretionary Requirements: Requirements which may be imposed by the planning 
commission are as follows:  

1. Street grading, drainage provisions and lot designs as are reasonably necessary.  

2. Off-site access, street alignment, surfacing and width, water quality and sewage provisions 
as are reasonably necessary and consistent with the existing use of any land zoned for 
similar use which is within six hundred sixty feet (660') of the proposed parcel. The 
planning commission may require additional improvements that are reasonably necessary 
and consistent with the use of land if it is developed as proposed.  

3. For a second or subsequent parcel map with respect to a single parcel, or contiguous tract 
of land under the same ownership, any reasonable improvement, but not more than would 
be required if the parcel was developed as a subdivision.  

B. Mandatory Water Rights Dedication or Relinquishment Requirements: All parcel maps 
submitted for approval must dedicate or relinquish water rights as follows:  

1. If the parcel map is not within the existing boundaries of a municipal or private water 
system and the newly created parcels are to be served by domestic well: 

(a) The parcel owner shall relinquish to the State Engineer water rights necessary to 
insure an adequate water supply for the domestic use of the newly created parcels 
from within the water basin in which the parcel is located; and 

(b) Relinquishment of water rights in paragraph 1(A) shall be at the applicant’s cost; and 

(c) For purposes of this section, necessary water rights required by paragraph 1(a) shall 
be  2.00 acre feet per year valid underground water rights; and 

(d) No parcel map shall be recorded by the County until the requirements in paragraph 1 
have been satisfied.”  

2. If the parcel map is within the existing boundaries of a municipal or private water system: 

(a) The dedication or relinquishment of water rights necessary to ensure an adequate 
water supply for the domestic use of the newly created parcels shall follow the rules 
and requirements of that system, or a written statement from the municipal or private 
water system that no dedication or relinquishment requirements exist, or that 
dedication or relinquishment requirements have been satisfied, must be submitted 
before any map may be recorded; and 

(b) Dedication or relinquishment of the water rights shall be at the applicant's cost; and 

(c) For purposes of this section, necessary water rights required by subsection B2a of 
this section shall be determined by the rules and requirements of the municipal or 
private water system. (Ord. 520, 7-3-2008) 

Access: 

LCC Chapter 11.07.14(A)(2)(c) requires a minimum road easement width of 50 feet with an improved 
section of not more than 36 feet width if the local road has the future potential to provide access for more 
than forty (40) lots.  

The subject parcel is located off of Old Ranch Road, which runs east from the Wellington Cutoff that 
connects State Route 208 and State Route 338 in Smith Valley. Old Ranch Road is a non-maintained 
graveled minor County road that ends approximately 706.06 feet from the subject site (refer to LDM 
#159380).  Access to the subject site from the end of Old Ranch Road is currently gained via a 15-foot 
wide prescriptive easement for ingress and egress (refer to Easement Agreement Document #150393). 
Access to properties located east and south of the subject site is via additional 15-foot wide access 
easements (Roadway Easement Document #147973 and Parcel Map #254728). 
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As a part of the current parcel map application materials, Sheet 3 of the map shows details of “Easement 
To Be Acquired”, a 701.65-foot long, 50-foot wide easement that would include the existing 15-foot wide 
prescriptive easement. The parcel map under consideration would extend a 50-foot access easement 
across proposed Parcels 1 and 2 all the way up to the eastern edge of proposed Parcel 3. Staff 
recommends a Condition of Approval that requires the 50-foot access/utility/ditch easement that 
establishes the 50-foot wide access easement that would extend the full width of Old Ranch Road 
access to the western edge of the subject site must be established by separate document and that the 
recorded document number will be included on the final parcel map to the satisfaction of the Community 
Development Director prior to recordation of the final parcel map. 

The area in question is highlighted and circled in red below. 
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LCC 11.07.D.6 details the standards for roadway improvement required for county roads existing or 
proposed at the time of subdivision. LCC Chapter 11.07.14 requires that parcel maps in the RR-3 zoning 
district, both initial and repeat parceling, are subject to Plate 3 Gravel road standards. However, in staff’s 
discussions with the County Road Superintendent, Old Ranch Road does not currently serve a sufficient 
number of residences to require Plate 3 gravel road improvements at this time. Per staff’s discussion of 
Old Ranch Road with the Road Superintendent, the applicant shall install Type 2 gravel base material 
upon Old Ranch Road from the intersection of Old Ranch Road/Wellington Cut Off to the eastern 
boundary of the subject site to the satisfaction of the County’s Road Superintendent prior to the 
recordation of the final parcel map. In addition the Road Superintendent did recommend the applicant 
add as a Condition of Approval a note on the map that any further subdivision of the subject parcels may 
require additional access improvements due to the increase in traffic created by further subdivisions.  

The 50-foot wide private access and public utility easement will not be maintained by the County. 

Public Utility Easements: 

Lyon County’s current standard for public utility easements listed in Chapter 11.07.14(E) requires a 
minimum 7.5-foot utility easement in the front yard of a parcel and a minimum 5-foot utility easement 
along all other property lines. In addition to the proposed 50-foot wide right-of-way and utility easement 
from the current terminus of Old Ranch Road to the subject site, new 7.5-foot wide utility easements must 
be added to the parcel frontages adjacent to the access easement and 5-foot wide public utility 
easements must be provided along all other property lines for proposed Parcels 1, 2, and 3. At this point 
in time, staff believes that no other utility easements are necessary for proposed Parcel 4 (Remainder). 
However, future division of proposed Parcel 4 (Remainder) may trigger the need for additional utility 
easements at that point in time.   
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Land Use: 

The subject property is currently being used for residential and agricultural purposes.  As noted above, 
there is currently one single family residence and various outbuildings associated with the residential and 
agricultural use currently occurring on the property. The subject site is currently designated as Rural 
Residential in the 2010 Comprehensive Master Plan and zoned Third Rural Residential. The current land 
uses taking place on the subject site are compatible with the 2010 Comprehensive Master Plan land use 
designation of Rural Residential as well as the Third Rural Residential zoning.   

Water Rights: 

LCC Chapter 11.05.02(B) states that: 

“B. Mandatory Water Rights Dedication Or Relinquishment Requirements: All parcel maps submitted 
for approval must dedicate or relinquish water rights as follows: 
1. If the parcel map is not within the existing boundaries of a municipal or private water system 

and the newly created parcels are to be served by domestic well: 
a. The parcel owner shall relinquish to the state engineer water rights necessary to ensure an 

adequate water supply for the domestic use of the newly created parcels from within the 
water basin in which the parcel is located; and 

b. Relinquishment of water rights in subsection B1a of this section shall be at the applicant's cost; 
and 

c. For purposes of this section, necessary water rights required by subsection B1a of this section 
shall be 2.00 acre-feet per year valid underground water rights; and 

d. No parcel map shall be recorded by the county until the requirements in this subsection B1 

have been satisfied. “ 

LCC Chapter 11.05.04 sets out the mandatory and discretionary requirements for Parcel Maps.  County 
Code and Nevada Revised Statutes permits the imposition of reasonable requirements as part of the 
approval of a parcel map. The subject site is not located not within the existing boundaries of a municipal 
or private water system. This parcel map would permit the additional development of three (3) residences 
with one domestic well for each new parcel.  Water rights relinquishment for Parcels 1, 2 and 4 
(Remainder) would be required prior to recordation the parcel map.  

Water Supply and Sewer Service: 

The subject property is currently served by domestic well and by individual sewage disposal system 
(ISDS or septic systems).  Municipal water and sewer service are not currently available in this area.  Any 
future residential development of the Parcels 1, 2 and the Remainder Parcel (Parcel 4) will be served by 
wells and individual septic systems. 

Drainage: 

No drainage report was submitted as part of the parcel map application. The property is designated on 
the County’s FEMA Flood Insurance Rate Map Geographic Information System (“GIS”) as Zone “D”.  
Zone “D” identifies areas with possible but undetermined flood hazards. 

Fire Protection: 

The property is within the Smith Valley Fire Protection District. 

Alternatives to the Staff Recommendations: 

Alternative for Continuance 

If the Planning Commissioners determine that there is insufficient information with which to make a 
decision on the application before them, that additional information, discussion and public comment are 
necessary to have a more complete and thorough review of the proposed parcel map, then the Planning 
Commission should make the appropriate findings and move to continue the Public Hearing for the 
parcel map application.   

If so, then the Planning Commission may wish to consider a motion similar to the following: 



Page 8 of 8 
Planning Commission Public Hearing – September 13, 2016 

S V Development, LLC. – Parcel Map 
Planning-rp 

The Lyon County Planning Commission finds that: 

A. Additional information, discussion and public review are necessary for a more thorough review of 
the proposed parcel map. 

Based on the finding listed above and the applicant’s concurrence, the Planning Commission 
continues the parcel map consisting of four (4) parcels, the smallest being 5.00 acres, within the 
132.9 total acre subject site for SV Development, LLC, APN 010-731-24 (PLZ 16-0025), for ___ 
days.  

Alternative Motion for Denial: 

If the Planning Commission determines that they should deny the parcel map application, then the 
Planning Commission may wish to consider a motion similar to the following: 

The Lyon County Planning Commission finds that: 

A. The parcel map is not in substantial compliance with the Master Plan goals, objectives and 
actions. 

B. The parcel map is not in substantial compliance with the requirements of Title 11 of the Lyon 
County Code. 

C. The proposed use will be detrimental to the public health, safety, convenience and welfare,  

D. The proposed use will result in material damage or prejudice to other properties in the area. 

Based on the aforementioned findings, the Lyon County Planning Commission denies the parcel 
map consisting of four (4) parcels, the smallest being 5.00 acres, within the 132.9 total acre 
subject site for SV Development, LLC, APN 010-731-24 (PLZ 16-0025). 

LCC 11.05.05.C: An applicant aggrieved by a decision of the planning commission may appeal to the 
Board of County Commissioners within thirty (30) days of the mailing of the decision. The Board of 
County Commissioners shall render their decision within forty five (45) days after filing of the appeal and 
payment of fees. 
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FAX :  (775)  246-6147 

STAFF REPORT 

Lyon County Planning Commission 

PLZ-16-0023 Special Use Permit to allow a use other than those permitted in the 
underlying C-2 (General Commercial) zoning district to allow for a use 
other than those permitted in the underlying C-2 (General Commercial) 
zoning district (a single family residence) for the Union Hotel within the 
Historic Overlay District.  

Meeting Date: September 13, 2016  

Property Owner: Glenn Hasbrouck and Katie Davies 

Applicant: Same 

Area Location: Dayton 

Parcel Number: (APN) 006-073-006 

Master Plan: Commercial Mixed Use 

Zoning: C-2 (General Commercial) 

Case Planner: Rob Pyzel 

Community Development Director Approval:  

Request: 

The applicant is requesting a special use permit to allow for a residential use in the C-2 zoning 
district. They are rehabilitating/remodeling the Union Hotel into a single family residence and the Old 
Post Office into an accessory building for their residence. The rehabilitation/remodel includes 
making the necessary improvements (i.e., seismic retrofitting of the buildings) as recommended by 
the investigation of the historic buildings by their structural engineer. These improvements are 
necessary in order to make the historic buildings safe when a seismic event occurs. The 
rehabilitation/remodel would convert the Union Hotel building into a residential use (single family 
residence).  

STAFF RECOMMENDATION: 

Staff recommends approval of the Special Use Permit based on the Findings and Recommended 
Conditions of Approval as listed in the staff report. 

RECOMMENDED MOTION:  

I move that the Lyon County Planning Commission recommend approval of the Special Use 
Permit for Glenn Hasbrouck and Katie Davies, to allow a use other than those permitted in 
the underlying C-2 (General Commercial) zoning district (a single family residence) for the 
Union Hotel within the Historic Overlay District, on a 0.16 acre parcel located at 75 W. Main 
Street, Dayton, NV (APN 006-073-006) PLZ-16-0023, based on the Findings as listed in the 
staff report and subject to the following conditions: 
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FINDINGS: 

In reviewing the application materials and hearing public comment on the application, the Special 
Use Permit application:  

A. Is consistent with the general purpose and intent of the applicable zoning district regulations; 

B. Will not cause an adverse, visual impact to the surrounding area; 

C. Will not be detrimental to the use, peaceful enjoyment, economic value, or development of 
surrounding properties or the general neighborhood; and is compatible with and preserves the 
character and integrity of adjacent development and neighborhoods or includes improvements or 
modifications either on-site or within the public right-of-way to mitigate development related to 
adverse impacts such as noise, vibrations, fumes, odors, dust, glare or physical activity; 

D. Will not be detrimental to the public health, safety, convenience and welfare; and 

E. Will not result in material damage or prejudice to other property in the vicinity. 

CONDITIONS OF APPROVAL: 

1. The applicant shall obtain a building permit for the seismic retrofitting and single family 
residential remodel of the historic buildings located at the subject site. 

2. The applicant shall comply with all applicable fire, building, zoning and improvement code 
requirements. 

3. If outdoor lighting is provided, it shall comply with the outdoor lighting requirements of Chapter 
10.20 of the Lyon County Code. 

4. The applicant shall comply with Lyon County’s 1996 (revised) drainage guidelines. The property 
owner shall be responsible for maintenance of all roads, walks and drainage facilities within the 
development, as well as the storm water detention facilities, if applicable, whether it is onsite or 
offsite.  Lyon County shall have no financial responsibility for maintenance of these facilities. 

5. All of the requirements placed on the special use permit by the County Building Official, Central 
Lyon County Fire Protection District, Community Development Director, and other agencies with 
jurisdiction shall be met prior to the applicant commencing use of the site. 

6. The applicant shall acquire all State, County and special purpose district permits and obtain all 
necessary public inspections. 

7. If any proposed improvements to the exterior architectural feature(s) of the structures are 
proposed, then the Community Development Department shall review and approve the features 
based on the Comstock Historic District Commission’s design guidelines book prior to the 
installation of the features. 

8. If the structures are damaged or partially destroyed by natural calamity, then the structures may 
be restored to its original state for the same use or uses permitted by this Special Use Permit. If 
the property owner chooses not to restore the structures, then the property owner shall have the 
right to apply for a zone change to remove the Historic Zoning Overlay on the subject property. 

9. Any modification, expansion, intensification or material change in use or operation shall require 
an application for and public hearings on a modification of the special use permit pursuant to 
Lyon County Code.   

10. The substantial failure to comply with any conditions imposed on the issuance of a special use 
permit or the operation of a special use in a manner that endangers the health, safety or welfare 
of Lyon County or its residents or the violation of ordinances, regulations or laws in the special 
use or the non-use of the permit for a year may result in the institution of revocation proceedings. 

11. Annual review - The special use permit is subject to annual review by Lyon County. 
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GENERAL INFORMATION 

Location: 

The property is located at 75 West Main Street, Dayton, NV 

Size: 

The subject parcel is 0.16 acre in size.  

Background: 

The Union Hotel was reconstructed at its current location in 1870 after the 1869 fire destroyed the 
original building which was located across from the subject site on West Main Street. Most recently the 
hotel building has been used as a residence until the death of the previous owner. Subsequent to the 
passing of the property owner, a squatter located in the hotel building until the estate of the previous 
property owner was settled and the property sold to the current owners, Mr. Hasbrouck and Ms. Davies. 
The current property owners want to save the historic structures and legally convert the Union Hotel 
building from a commercial use into a residential use.  

The buildings face is located immediately adjacent to Main Street, just west of the Main Street/Pike 
Street intersection in Old Dayton.  

The rehabilitation would include structural additions that would make the historic buildings safe to inhabit. 
The property owners have had the buildings inspected by a structural engineer who submitted a report of 
the findings after the inspection (included as a part of the application materials). 

Based on the building inspection, the structural engineer recommended the following mitigations and the 
ranking of the improvements: 

1. Priority Level One: 

1.1. Parapets 

1.2. Masonry Wall To Roof and Roof Diaphragm Anchorage 

1.3. Shear Walls 

1.4. Foundations 

2. Priority Level Two: 

2.1. Diaphragm Strengthening 

2.2. Wall Height-to-Thickness Ratio Mitigation 

2.3. Wall Mortar Re-pointing 

2.4. Other Deficiencies 

The structural engineer’s report details the needed improvements necessary to make the buildings 
habitable.  

The remodel would convert the current Union Hotel space into a bathroom, a living room (“Saloon”) that 
at this point will include the original bar and a piano, dining room/kitchen as well as storage rooms on the 
first floor. The second floor will consist of 3 to 4 bedrooms, a bathroom, a laundry room, two office 
spaces and a master suite that look over Main Street. The Post Office building will be remodeled to 
include a bathroom and work space for the owners.  

The site plan shows that the property owners will eventually add a detached garage at the back of the 
property with access out onto Silver Street.  

The applicants have submitted a ‘hold-harmless’ agreement to allow for the rehabilitation/remodel of the 
buildings begin as the Special Use Permit is being processed. 
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Staff Review and Comments: 

Master Plan: 

The 2010 Comprehensive Master Plan land use designation for the subject site is Commercial 
Mixed Use. The 2010 Comprehensive Master Plan Commercial Mixed Use land use designation is 
described in the County-wide Land Use Categories Table (pg. 3.21) as follows: 

“Characteristics: This category is designed to encourage a more cohesive mix of commercial 
uses than exist today, including residential, designed in centers. (See Mixed-Use Centers 
principles on Page 5.6) 

Examples of uses: A mix of commercial services (see above), offices, and residential. Mix and 
scale varies, depending on location in character district, but intent is to encourage more 
residential and office. “ 

The proposed floor plans show that the rehabilitation/remodel of the Union Hotel and Post Office 
Buildings would allow for both residential and professional office/commercial uses. This mix of 
residential and commercial/professional office land uses are promoted within the Commercial Mixed 
Use land use designation of the 2010 Comprehensive Master Plan.  

Current Zoning: 

The subject site is currently zoned C-2 (General Commercial). Per Section 10.04.07(B)(1), the C-2 
zoning district does not allow for residential uses with the sole exception that a resident watchman 
can reside in the same structure that the business occupies, as an allowed, accessory use to the 
primary general commercial use on-site.  

Historic Zoning Overlay: 

The subject site is also located within the Historic Zoning Overlay covering the Old Dayton area. 
Historic Zoning Overlay regulations are listed in Title 10.14 of the Lyon County Code (“LCC”). The 
purpose of the Historic Zoning Overlay district is “'to help property owners preserve or protect 
properties which have historic, architectural, cultural, or landmark value.”    

LCC Section 10.14.05 regulates the permitted uses within the Historic Zoning Overlay. This section 
states that: 

“10.14.05: PERMITTED USES WITHIN THE HISTORIC OR LANDMARK OVERLAY:  

Any use permitted in the underlying zone. An owner may apply for a special use permit for any 
use other than those permitted in the underlying zone which is not detrimental to the 
surrounding property owners and would contribute to the protection, promotion and 
preservation of the historical significance of the property. No special use permit shall be issued 
if the use is found to be detrimental to the quiet enjoyment of the surrounding properties.” 

Since the underlying C-2 zoning district does not permit residential uses except as a resident 
watchman’s quarters, the property owners are applying for a special use permit to allow a use 
(single family residence) not currently permitted in the C-2 zoning district.   

LCC Section 10.14 also contains the following regulations: 

• The property owners shall receive a certificate of appropriateness for a proposed improvement 
to the exterior architectural features of the structures from the Lyon County Historical Site 
Advisory Board.  
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• If the structures are damaged or partially destroyed by natural calamity, the structures may be 
restored to its original state for the same use or uses permitted by this special use permit. Any 
restoration requires a certificate of appropriateness from the Lyon County Historic Site 
Advisory Board.  

• If the property owners choose not to restore the structures, then the property owners shall have 
the right to apply for a zone change to remove the Historic Zoning Overlay. 

Unfortunately, Lyon County does not have a Lyon County Historic Site Advisory Board. In lieu of 
creating a historic site advisory board on such short notice, staff recommends three conditions to 
address the historic site advisory board regulations currently in Title 10.14: 

• if any proposed improvement to the exterior architectural feature(s) of the structures are 
proposed, then the Community Development Department shall review and approve the 
features based on the Comstock Historic District Commission’s design guidelines book prior 
to the installation of the features;  

• if the structures are damaged or partially destroyed by natural calamity, then the structures 
may be restored to its original state for the same use or uses permitted by this Special Use 
Permit; and 

• if the property owners choose not to restore the structures, then the property owner shall 
have the right to apply for a zone change to remove the Historic Zoning Overlay. 

Access: 

Access to the subject site is from both Main Street and Silver Street.  Both roadways are improved 
and are proven suitable for circulation around the subject site. As the Union Hotel is becoming a 
single family residence, it is not anticipated that this project will necessitate any further access 
improvements at this time.  

Water Supply and Wastewater Treatment: 

The parcel is served by Dayton Utilities for domestic water service and sewer service. Dayton 
Utilities has sufficient capacity within its water and sewer service facilities to handle the additional 
demand and as such, no adverse impact is likely to occur or would require an increase in the size of 
the existing services to the public or the County because of this project. 

Exterior Lighting: 

Lyon County Code, Chapter 10.04.01(C) (2) (d), requires that: 

“d. If lighting is provided, it shall be so arranged to reflect away from residential areas, any public 
street or highway.” 

Lyon County Code Chapter 10.20, Outdoor Lighting Control, sets forth the requirements that must 
be followed for building and outdoor site lighting.   

Emergency Services: 

The subject parcel lies within the Central Lyon County Fire Protection District boundaries. The Fire 
District provides fire and emergency medical services to the subject parcel.  

The Central Lyon County Fire Protection District is the agency having jurisdiction regarding 
compliance with the International Fire Code. The proposed project will need to conform to the Fire 
Code as required by the Fire District.  

The Lyon County Sheriff’s Department will provide law enforcement services. 
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Flood Plain: 

The subject site is located within an X Unshaded FEMA-designated flood zone. This designation 
indicates the site is not prone to flooding.   

Consistent with General Purpose and Intent of Applicable Zoning District Regulations: 

While inconsistent with the C-2 zoning district regulations, the Historic Zoning Overlay designation 
allows through the Special Use Permit process a property owner to propose a use not typically 
permitted in the underlying zoning district if the use can be shown to not be detrimental to the quiet 
enjoyment of surrounding properties. 

The use of the historic building as a single family residence within the Union Hotel building and 
accessory uses normally associated with single family residential use within the old Post Office 
building will not diminish the ability of the surrounding properties to enjoy their current uses of their 
properties.  

No Adverse Visual Impact to the Surrounding Area: 

The rehabilitation/remodel of the historic buildings will not alter the existing exterior architectural 
features, building materials and building colors. As such, staff believes the rehabilitation/remodel will 
match and blend into the existing surrounding neighborhood.  

Compatible with Adjacent Development or Includes Sufficient Mitigation Measures: 

The residential use of the rehabilitated/remodeled historic buildings will be compatible with and 
blend into the existing surrounding neighborhood. Sufficient mitigation measures are recommended 
as Conditions of Approval such as requiring any new exterior lighting to not reflect on the 
surrounding adjoining properties per the Lyon County Code requirements. The rehabilitation of the 
historic buildings should encourage other property owners within the neighborhood to look again at 
their buildings and potentially consider similar investment in this neighborhood.  

Not Detrimental to Public Health, Safety, Convenience and Welfare:  

Staff is not aware of any issue involved with the proposed residential use of the 
rehabilitated/remodeled historic buildings would be considered detrimental to the public health, 
safety, convenience or welfare. 

No Material Damage or Prejudice to Property in the Vicinity: 

There is no evidence that would support a claim that the proposed residential use of the 
rehabilitated/remodeled historic buildings would cause material damage or prejudice to a property in 
the vicinity. 

Considerations and Requirements for Granting Approval: 

When considering applications for a special use permit, the commission should evaluate the impact 
of the special use on and its compatibility with surrounding properties and neighborhoods to ensure 
the appropriateness of the use at a particular location. 

Chapter 10.12.01(B) of the Lyon County Code stipulates that: 

The Commission shall, at the public hearing, hear and consider such testimony, written 
communications or documents as presented relative to the permit application. Said 
Commission, at the conclusion of the hearing, shall recommend: issuance, conditional issuance 
or denial of the permit or the modified permit. 
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Staff Recommendation: 

Staff recommends approval of this request based on our review of the required findings and subject 
to the conditions of approval listed in the staff report.  

ALTERNATIVES TO THE STAFF RECOMMENDATION: 

Alternative Motion for Continuance:  

If the Planning Commission determines that additional information, discussion and public review are 
necessary for a more thorough review of the proposed special use permit; the Planning Commission 
should make appropriate findings and move to continue the Public Hearing with a specific time 
period for the applicant to provide additional specific information necessary for the analysis of the 
request.  The Planning Commission may wish to consider a motion similar to the following: 

The Planning Commission finds that: 

A. Additional information, discussion and public review are necessary for a more thorough review of 
the proposed special use permit. 

Based on the above findings and with the applicant’s concurrence, the Lyon County Planning 
Commission continues the request of the Special Use Permit for Glenn Hasbrouck and Katie 
Davies, to allow a use other than those permitted in the underlying C-2 (General Commercial) 
zoning district (a single family residence) for the Union Hotel within the Historic Overlay 
District, on a 0.16 acre parcel located at 75 W. Main Street, Dayton, NV (APN 006-073-006) 
PLZ-16-0023, for __ days. 

Alternative Motion for Denial: 

If the Commission determines that the request for a Special Use Permit should be denied, the 
Commission must make findings supporting a denial.  The Planning Commission may wish to 
consider a motion similar to the following: 

The Lyon County Planning Commission finds that the proposed use: 

A. Will be detrimental to the use, peaceful enjoyment, economic value, or development of 
surrounding properties or the general neighborhood; and is incompatible with and detrimental to 
the character and integrity of adjacent development and neighborhoods, nor has the applicant 
proposed mitigation of adverse impacts such as noise, vibrations, fumes, odors, dust, glare or 
physical activity related to the proposed project. 

B. Will be detrimental to the public health, safety, convenience and welfare; and 

C. Will result in material damage or prejudice to other property in the vicinity. 

Based on the aforementioned findings, the Lyon County Planning Commission recommends 
denial of the request for a Special Use Permit for Glenn Hasbrouck and Katie Davies, to allow 
a use other than those permitted in the underlying C-2 (General Commercial) zoning district 
(a single family residence) for the Union Hotel within the Historic Overlay District, on a 0.16 
acre parcel located at 75 W. Main Street, Dayton, NV (APN 006-073-006) PLZ-16-0023. 
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Lyon County Planning Commission  

PLZ-16-0024 Merger & Resubdivision/Tentative Map of the Granite Pointe Subdivision 

Meeting Date: September 13, 2016 

Owner: Saginaw Manufacturing, LLC 

Applicant: Same  

Area Location: Dayton 

Parcel Numbers: 016-271-022 and 016-271-023 

Zoning:  SCMU (Commercial Mixed Use – Suburban) 

Master Plan: Commercial Mixed Use 

Flood Zone: X Unshaded (Areas determined to be outside of the 500-year floodplain 

Case Planner: Rob Pyzel 

Planning Director Approval:  

Request:   

The applicant requests Parcels 2 and 3 of the Bedford Properties parcel map, recorded as 
Document No. 189531 on January 24, 1996, be reverted to one approximately 10.1 acre parcel via a 
Merger and Resubdivision to allow for a Tentative Subdivision Map for 45 single family residential 
lots on approximately 7.27 acres and one 2.83 acre commercial parcel.   

Staff Recommendation: 

Staff recommends approval of the proposed Tentative Map subject to the Conditions of Approval as 
listed below in the staff report. 

Suggested Motion: 

The Lyon County Planning Commission finds that the requested Merger & Resubdivision to a 
Tentative Subdivision Map for the Granite pointe Subdivision: 

A. Is consistent with the applicable provisions of Lyon County Code and the Nevada Revised 
Statutes; 

B. Will not be detrimental to the public health, safety, convenience and welfare; and 

C. Will not result in material damage or prejudice to other property in the vicinity. 

Based on the aforementioned findings, the Lyon County Planning Commission recommends 
approval of the request for the Merger and Resubdivision to a Tentative Subdivision Map for 
the Granite Pointe Subdivision in Dayton, as identified on Assessor’s Parcel Map 016-271-022 
and 016-271-023 (PLZ 16-0024), subject to the following conditions: 
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1. Approval of the tentative map shall be conditional, subject to the following terms and conditions: 

a. The improvements required by the terms of Title 11 of the Lyon County Code shall be 
inspected by the County as the work progresses. Such improvements shall not be started 
until the inspection fee, required as a prerequisite to the filing of the final map, has been paid. 

b. Prior to any construction of improvements, a preconstruction conference shall be held 
between the contractor/developer and the appropriate County inspection personnel. 

2. The applicant shall comply with all Federal, State, County and special purpose district 
regulations. 

3. The applicant shall make corrections of any engineering or drafting errors and other technical 
map corrections to the satisfaction of the County Engineer and Community Development 
Director prior to submitting the final subdivision map for recordation. 

4. The applicant shall pay the actual costs for County Engineer plan and map checking and County 
Inspector site improvement inspection fees, in accordance with the adopted County fee 
resolution in effect at the time, and provide proof of payment to the Community Development 
Department prior to final subdivision map recordation.  

5. The applicant shall comply with Lyon County improvement requirements as set forth in Chapter 
11.07 of the Lyon County Code including, but not limited to: 

a. The applicant shall comply with the road improvement standards set forth in Chapter 
11.07.01 and 11.07.14 as they relate to on and off-site access, street grading, street 
alignment, surfacing and width in an NR-1 zoning district for access to the proposed parcels. 

6. The applicant shall construct all internal roads and off-site roads necessary to provide legal and 
physical access according to the County road standards established for the NR-1 zoning district 
and in accordance with the following: 

a. Horizontal and vertical street alignments must be designed in accordance with “A Policy on 
Geometric Design of Highways and Streets”, latest addition, published by the American 
Association of State Highway Transportation Officials. Local streets serving less than 75 lots 
must be posted with the appropriate speed limit signs. The minimum slope on asphalt paving 
shall be 2-percent. 

b. Street lighting shall be installed to County standards. 

c. Road and traffic signage shall be installed to County standards. 

d. The existing traffic median located on the east side of the intersection of Dayton Valley 
Road/Sunset Way will be modified to allow west-bound traffic on Dayton Valley Road to 
make a left turn movement into the residential portion of the project. 

7. The applicant shall make a perpetual offer of dedication for the right-of-way for all streets and 
roadways within the proposed subdivision.  The County rejects the offer of dedication at this 
time and will not accept the offer of dedication until at least 90% of the lots within the respective 
unit have been developed, the improvements are inspected and approved by the County, and 
the County accepts the improvements for maintenance. 

8. Another traffic study is required to be submitted when the 2.83-acre commercial parcel of the 
Granite Pointe Subdivision is proposed to be developed. 
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9. The applicant shall provide the proposed Covenants, Conditions and Restrictions (“CC&Rs”), 
agreements, easements and other legal instruments containing sufficient detail to constitute 
enforceable provisions necessary for easements and maintenance for all drainage easements 
and facilities, landscaping, building location restrictions and/or envelopes, pedestrian/bicycle 
access to the commercial parcel and public land to the south and other provisions necessary for 
the subdivision as approved, for review by the Community Development Director and District 
Attorney’s Office. 

10. The developer shall obtain all necessary approvals and encroachment permits, and coordinate 
and comply with any requirements placed on this subdivision by the Lyon County Road 
Department. 

11. A detailed final geotechnical report must be submitted with the final subdivision map application 
that includes roadway structural sections. The minimum thickness of asphalt concrete pavement 
shall be 4-inches in accordance with the Lyon County Standard Roadway Sections, Drawing L-1 
(dated 6/12).  Roadway sections must be based on R-values taken at subgrade level.  Prior to 
aggregate base being placed for roadways, R-value testing must be done at subgrade to verify 
that the subgrade soils have the structural section design minimum R-value. The minimum 
number of R-value tests shall be one test per 1000 feet of street and must be evenly distributed 
throughout the site or as approved by the Lyon County Road Superintendent.  A note to this 
effect must be placed prominently on the plans.  Structural section calculations must be 
submitted with the final subdivision map application that show the proposed structural section is 
adequate. 

12. The applicant shall comply with Lyon County’s 1996 drainage guidelines (as revised 2006). The 
applicant shall demonstrate that the proposed drainage facilities will comply with the Lyon 
County Drainage Requirements to the satisfaction of the County Engineer and Utilities 
Department Director prior to recordation of the final subdivision map. Major drainage facilities 
shall be constructed in the first phase of development and each phase of building development 
shall have drainage improvements that tie into the major facilities and function without 
dependency on improvements in future phases of development. 

13. The applicant shall provide documentation that easements have been recorded to permit 
discharge of project generated stormwater to all off-site properties receiving stormwater 
discharges prior to recordation of a final subdivision map. 

14. The applicant shall demonstrate to the satisfaction of the County Engineer, the County Utilities 
Department Director, and the Community Development Director that facilities necessary to 
protect source water from potential stormwater contamination have been designed and will be 
installed prior to approval of a final subdivision map for this project. 

15. The applicant shall demonstrate to the satisfaction of the County Engineer, the County Utilities 
Department Director, and the Community Development Director that facilities necessary for the 
treatment of stormwater prior to discharge to the Carson River have been designed and installed 
prior to approval of a final subdivision map for this project. 

16. The applicant shall demonstrate to the satisfaction of the County Engineer, the County Utilities 
Department Director and the Community Development Director that provisions for maintenance 
and continued operation of the stormwater system have been developed and put in place prior to 
approval of a final subdivision map for this project. 
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17. Another drainage study will be required for the commercial parcel of the subdivision when 
development is proposed for that portion of the Granite Pointe Subdivision. 

18. The developer, homeowners’ association or suitable maintenance entity shall be responsible for 
maintenance of the two public pedestrian access areas. The two public pedestrian access areas 
shall be improved with base materials and Portland Concrete to mitigate the growth and 
accumulation of flammable vegetation which would present a continued fire nuisance. A storm 
drainage utility easement is required if either or both of the public pedestrian accesses contain 
storm drainage conveyance facilities. 

19. The applicant shall complete any and all required development improvements and facilities to the 
satisfaction of the Community Development Director, County Engineer, Road Director, Utilities 
Director, Building Official, Central Lyon County Fire Protection District or other authorized County 
personnel, as applicable, or an appropriate security must be provided and approved prior to 
recordation of a final subdivision map for this project. There may be temporary restrictions to 
obtaining building permits even with an acceptable security instrument depending on the 
County’s approval of the various systems. All facility construction shall be completed and 
inspected to the Building Official’s satisfaction prior to the issuance of a Certificate of Occupancy 
will be allowed in any single family residence for this project. 

20. The applicant shall comply with all applicable building and fire code requirements. 

a. No building permits shall be accepted for processing until a final subdivision map has been 
approved and recorded. 

b. Building permits shall be issued in compliance with Title 10 and 11 of the Lyon County Code.  

21. The applicant shall comply with County requirements, in accordance with Chapter 11.07.14(F) of 
the Lyon County Code, mandating that a grading permit(s) be obtained for any site development 
work prior to any disturbance occurring on the subject site. 

22. Structures placed on the residential lots shall adhere to the County’s site and setback standards 
for the NR-1 zoning district (Front: 20 feet; Side: 5 feet; Rear: 10 feet; and a minimum of 10 feet 
between structures on the same lot). Structures on the commercial parcel shall comply with the 
SCMU zoning district setbacks. 

23. The applicant shall provide written evidence demonstrating that the proposed parcels are able to 
be served by municipal water and sewer systems prior to recordation of a final subdivision map 
for this project. 

24. The water system must meet the requirements of the Lyon County Utilities Department and 
Central Lyon County Fire Protection District and be constructed in accordance with the following: 

a. The location of fire hydrants shall be determined by the Central Lyon County Fire Protection 
District. 

b. A minimum required fire flow is required for each fire hydrant as directed by the Central Lyon 
County Fire Protection District. 

25. Prior to any combustible materials being brought on site the following shall occur: 

a. All required fire hydrants are to be installed and fully operating. 

b. Street name signage shall be installed. 

26. Distinct and legible “temporary” addresses are required of any structures under construction until 
such time as permanent address numbers are installed and posted. 
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27. Should any requested street name(s) be denied, the Community Development Director is 
authorized to administratively process a request for a replacement street name(s), obtain review 
and comment from the fire district with jurisdiction, Road Department and any other appropriate 
agency, and approve a revised street name(s) without the requirement of a public hearing before 
the Planning Commission. 

28. The 10-inch water line that crosses through the western portion of the commercial parcel shall be 
identified and an access/maintenance easement granted for the water line to the approval of the 
Utilities Department prior to approval of a final subdivision map for the project.  

29. No lot shall be offered for sale or sold until the final subdivision map has been approved and 
recorded. 

30. The applicant will maintain the property until the development is complete. This maintenance will 
include the semi-annual mowing of all weeds within the development boundaries and the 
removal of noxious weeds when they are identified.  

31. The applicant shall obtain any required air quality permit(s) from the Nevada Division of 
Environmental Protection (NDEP) and apply appropriate dust abatement processes as part of 
the development construction. 

32. The applicant shall post and maintain a rules and regulations sign at the entryways to the 
property until it is fully developed. The signs shall be intended for the subcontractors performing 
work and shall include: 1) no loud music 2) no alcohol or drugs 3) dispose of personal trash and 
site debris 4) clean up any mud and or dirt that is deposited from the construction parcels onto 
the streets 5) no burning of construction or other debris on the property. 

33. All debris on construction sites must be contained and removed periodically as required for 
safety and cleanliness to the satisfaction of the Lyon County Community Development 
Department. 

34. All property taxes must be paid in full through the end of the fiscal year (June 30) and any 
applicable agricultural deferred taxes shall be paid in full prior to recordation of any final map. 

35. The applicant shall comply with the final subdivision map requirements as prescribed by NRS 
278 and Title 11 of the Lyon County Code. 

36. Required recording fees to be paid at time of recording map. 

37. A phasing plan must be submitted prior to the recordation of the first final map if the development 
is to be phased. 

38. All appropriate fees and actual costs for map reviews and field inspections must be paid prior to 
map recordation in accordance with the adopted County fee resolution in effect at the time. 

39. Approval of the tentative map shall not constitute acceptance of the final map. Approval of the 
tentative map shall lapse unless a final map based thereon is presented to the Board of 
Commissioners within four (4) years from the date of such approval, unless a provision for an 
extension of time has been granted. The Board of County Commissioners, with the 
recommendation of the Community Development Department, may grant to the developer a 
single extension of not more than two (2) years within which to record a final map after receiving 
approval of the tentative map. 

40. The applicant shall provide the final subdivision map to the Lyon County GIS Coordinator in form 
and format compatible with the County geographical information system (GIS) pursuant to 
11.05.09 of the Lyon County Code. The scale of the site plan, improvements, monuments and 
other items shall be in model space correctly oriented to coordinate system as established by the 
GIS Coordinator. Cover sheet and standard details need not be included. 
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GENERAL INFORMATION 

Location: 

The subdivision is located along the south side of Dayton Valley Road between Como Road and Breakwater 
Drive, Dayton, NV. 

Size: 

The Merger & Resubdivision would result in one approximately 10.1 acre parcel. Currently Parcel 2 is 0.70 
acre in size and Parcel 3 is 9.4 acres in size. 

The Tentative Map proposes to create 45 single family residential lots varying in size from 5,006 square feet 
(“sq. ft.”) to 6,268 sq. ft. on 7.27 acres of the 10.1 acres parcel created by the merger of Bedford Properties 
Parcel 2 and Parcel 3. The remaining 2.83 acres will be developed as a commercial center.  

Background:  

As noted above, Parcels 2 and 3 were created through the parcel map process and are part of the Bedford 
Properties parcel map, recorded as Document No. 189531 on January 24, 1996. No improvements or utilities 
have been constructed within the site associated with the approval of the parcel map.   

On December 23, 2010, Lyon County adopted the Comprehensive Master Plan County-wide Component, and 
the area of Dayton in which these parcels are located was designated as Commercial–Mixed Use, which 
allows a mix of light commercial and residential uses.  These parcels also fall into the Suburban Character 
District.  The Character District guides the development intensity and standards which are to be applied. 

A new zoning district known as the Suburban Commercial Mixed Use (“SCMU”) was adopted by the Board of 
Commissioners on November 5, 2015. The SCMU district is intended as an interim implementation measure 
for the Comprehensive Master Plan in those areas within a Suburban Character District and designated as 
Commercial Mixed-Use. The Comprehensive Master Plan County-wide Component states that:   

The Commercial – Mixed Use land use designation is designed to encourage a more cohesive 
mix of commercial uses than exist today, including residential, designed in centers.  Mix and 
scale varies depending on the Character District. 

In December 2015, the applicant received approval of a zone change from C-1, Limited Commercial, to 
SCMU, Suburban Commercial Mixed Use for the subject site.  

Staff Review and Comments: 

NRS 278.4925 establish the criteria for Merger and Resubdivision of Land without going through a Reversion 
to Acreage process: 

“NRS 278.4925 - Merger and resubdivision of land without reversion to acreage: Authority; procedure; 
delineation of remaining streets and easements; crediting of security. 

1. An owner or governing body that owns two or more contiguous parcels may merge and resubdivide 
the land into new parcels or lots without reverting the preexisting parcels to acreage pursuant to NRS 
278.490. 

2. Parcels merged without reversion to acreage pursuant to this section must be resubdivided and 
recorded on a final map, parcel map or map of division into large parcels, as appropriate, in 
accordance with NRS 278.320 to 278.4725, inclusive, and any applicable local ordinances. The 
recording of the resubdivided parcels or lots on a final map, parcel map or map of division into large 
parcels, as appropriate, constitutes the merging of the preexisting parcels into a single parcel and the 
simultaneous resubdivision of that single parcel into parcels or lots of a size and description set forth 
in the final map, parcel map or map of division into large parcels, as appropriate. 

3. With respect to a merger and resubdivision of parcels pursuant to this section, the owner or 
governing body conducting the merger and resubdivision shall ensure that streets, easements and 
utility easements, whether public or private, that will remain in effect after the merger and 
resubdivision, are delineated clearly on the final map, parcel map or map of division into large 
parcels, as appropriate, on which the merger and resubdivision is recorded. 
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4. If a governing body required an owner or governing body to post security to secure the completion of 
improvements to two or more contiguous parcels and those improvements will not be completed 
because of a merger and resubdivision conducted pursuant to this section, the governing body shall 
credit on a pro rata basis the security posted by the owner or governing body toward the same 
purposes with respect to the parcels as merged and resubdivided.” 

The applicant has acquired Parcel 2 and Parcel 3 of the Bedford Properties Parcel Map. As noted in the 
Background section of the staff report, the property owner secured approval of a rezoning of the properties 
from C-1 to SCMU. As such, the property owner wishes to merge the two parcels into a single parcel in order 
to subdivide the development site into 45 single family residential lots on 7.27 acres and one commercial 
property on the remaining 2.83 acres. This action requires approval of a tentative and final subdivision map. 
The approval of a final map would, as noted in subsection 2, constitute the merging of the preexisting parcels 
into a single parcel and the simultaneous resubdivision of that single parcel into the 45 residential lots and 
single commercial parcel.  

Per subsection 3 and 4 of NRS 278.4925, utilities or infrastructure have been installed or constructed within the 
site that would require being shown on the final map, abandoned or relocated. The tentative map does show a 
10-foot wide right-of-way for telephone lines. However, there is a 10-inch water line that lies within the western 
portion of the proposed 2.83 acre commercial portion of the map that needs to be addressed as a feature of 
the final map. There are no, known sewer or storm drain improvements located within the subject site.  

Additionally, the application includes two public way access points located at the western and southeastern 
edges of the subject site. The western public way access would include a proposed storm drain outlet pipe that 
would lead to an off-site detention pond proposed by the conceptual drainage study. The southeastern public 
way access would provide pedestrian/bicycle access to the County library branch as well as the elementary, 
middle and high schools. The Central Lyon County Fire Protection District is requiring both public way 
accesses be improved with concrete to mitigate the growth and accumulation of flammable vegetation, which 
present a continued fire nuisance.   

NRS 278.349(3) lists the items that the County must consider when reviewing a tentative subdivision map 
application:  

“3. The governing body, or planning commission if it is authorized to take final action on a tentative 
map, shall consider: 

(a) Environmental and health laws and regulations concerning water and air pollution, the disposal 
of solid waste, facilities to supply water, community or public sewage disposal and, where 
applicable, individual systems for sewage disposal; 

The development will comply with the County’s regulations regarding storm drainage improvements. Solid 
waste management will be addressed through the County’s franchise agreement with Capital Sanitation, 
Dayton Utilities has supplied an intent-to-serve letter for domestic water service. NV Energy and Southwest 
Gas have provided the applicant with will-serve letters for the development. Dayton Utilities has indicated 
there is sufficient sewage transmission capacity and treatment capacity to address the development.  

(b) The availability of water which meets applicable health standards and is sufficient in quantity 
for the reasonably foreseeable needs of the subdivision; 

The development will be provided domestic water service from Lyon County Utilities that complies with the 
applicable health standards. The developer is required to dedicate water rights of sufficient quantity to 
adequately serve the development. The developer has secured 22 acre feet of water rights for the 
development of the 45 single family residential lots.  

(c) The availability and accessibility of utilities; 

The subject site is located adjacent to existing telephone, water, sewer, natural gas and electrical facilities. 
The developer has submitted will-serve letters from AT&T Nevada, NV Energy and Southwest Gas as well as 
intent-to-serve letters from Lyon County Utilities. 
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(d) The availability and accessibility of public services such as schools, police protection, 
transportation, recreation and parks; 

The subject site is located within walking distance of the Dayton Elementary School, Middle School and High 
School, the Dayton Branch of the Lyon County Library as well as the County parks located at the northeast 
corner of Old Dayton Valley Road and Como Road. The site is also within a short drive to the Sheriff’s Dayton 
satellite office and Central Lyon County Fire Protection District Fire Station #35.     

(e) Conformity with the zoning ordinances and master plan, except that if any existing zoning 
ordinance is inconsistent with the master plan, the zoning ordinance takes precedence; 

The 2010 Comprehensive Master Plan includes the land use designation of Commercial Mixed Use for the 
development site and the development site was recently rezoned from C-1 to SCMU (Suburban Commercial 
Mixed Use). The merger and resubdivision tentative map is in compliance with the SMCU zoning district as: 

o The project lot area is greater than 5,000 square feet net minimum; 

o The project area width is greater than 50 feet average width minimum; 

o The building frontage is greater than 50 feet or 70% of the frontage width minimum; 

o The application states that the setbacks for the single family residential development will conform to the 
NR-1 zoning district standards (front yard setbacks: 20 feet; rear yard setbacks: 10 feet; and side yard 
setbacks: 5 feet) and the commercial development will be required to comply with the minimum SCMU 
setbacks; 

o The project does not exceed 16 dwelling units per gross acre and one dwelling unit per 2,500 square feet 
of net lot area; 

o The project proposes a floor area ratio (69% residential:31% commercial) that complies with the SCMU 
minimum standards of between 30% and 70% of the total project floor area must be devoted to 
commercial uses and 30% to 70% of the project floor area devoted to residential uses; 

o The map indicates a maximum commercial floor area of 30,400 sq. ft. with a maximum residential floor 
area of 67,500 sq. ft. (45 X 1,500 sq. ft.) which with considering the 10.1 acres of total site (439,956 sq. ft.) 
area means a total floor area ratio (“FAR”) of 0.22 for the project; 

o The commercial portion of the project will have to provide off-street parking per the Lyon County Code 
requirements as it will exceed 3,000 sq. ft. of gross floor area; and 

o Any outdoor lighting shall comply with the requirements of the Lyon County Code. 

(f) General conformity with the governing body’s master plan of streets and highways; 

The project has frontage on Dayton Valley Road. As such the commercial portion of the project will be 
accessed directly off of Dayton Valley Road. The residential portion of the project will extend Sunset Way 
directly across the current intersection of Dayton Valley Road and Sunset Way to provide access to the 
proposed single family residences as well as the BLM property directly south of the project site. 

(g) The effect of the proposed subdivision on existing public streets and the need for new streets 
or highways to serve the subdivision; 

As noted above, the project will extend Sunset Way across Dayton Valley Road and provide access to the 
BLM property south of the subject site. In addition, the project will add Granite Court and Orovada Court to 
provide access to the proposed 45 single family lots. The application materials notes that based on the 
Institute of Transportation Engineers (“ITE”) Manual, the approximate traffic count for detached single family 
residential of the proposed type is 9.57 Average Daily Trips (“ADT”) which would generate approximately 430 
average daily trips for the residential portion of the project. Other than the two new accesses within the 
residential portion of the project, no new roads or highways are warranted due to the small size of the 
development proposed. However, the development of the commercial portion of the project site may require 
the generation of a traffic study depending upon the traffic counts at the time and warrants the proposed uses 
may generate at the time.   
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(h) Physical characteristics of the land such as floodplain, slope and soil; 

The subject site is located in an area designated as X Unshaded by the current FEMA flood maps. The site is 
relatively flat with what appears to be a former irrigation ditch that has subsequently been abandoned. The 
applicant’s representatives are reviewing the off-site drainage of the BLM parcel located south of the subject 
site and how to address the storm water flows that originate from the adjoining property and currently flow 
across the subject site. A conceptual drainage study was submitted with the tentative subdivision map 
application materials. Once the final drainage report is completed and submitted, Lyon County Utilities and the 
applicant’s representatives will address how the off-site storm water flows are to be addressed. The remaining 
physical characteristics of the subject site (slopes and soils) do not preclude the development of the project. 

(i) The recommendations and comments of those entities and persons reviewing the tentative 
map pursuant to NRS 278.330 to 278.3485, inclusive; 

To date, staff has received comments from Central Lyon County Fire Protection District, Southwest Gas, NV 
Energy, AT&T and Lyon County Utilities. All of the utility providers have indicated the project is in their service 
areas and that they can provide service to the subject site.  

(j) The availability and accessibility of fire protection, including, but not limited to, the availability 
and accessibility of water and services for the prevention and containment of fires, including 
fires in wild lands;  

Central Lyon County Fire Protection District requested that: 

• Fire hydrants be located no further than 500 feet from any structure. The Fire District will meet with the 
developer to locate fire hydrants on the final subdivision map; 

• The south side of Sunset Way will need to be renamed; 

• The public way between proposed Lots 18 and 19 and Lots 39 and 40 will be surfaced with either asphalt 
concrete or concrete in lieu of gravel to mitigate the growth and accumulation of flammable vegetation 
which presents a continued fire nuisance; and  

• For the commercial portion of the project, a central location for the fire department connections (“FDCs”) 
serving Buildings A through E and a fire hydrant no further than 50 feet from that location. Additional 
hydrants may need to be added depending upon the occupancy type of he building and if access is 
restricted.   

(k) The submission by the subdivider of an affidavit stating that the subdivider will make provision 
for payment of the tax imposed by chapter 375 of NRS and for compliance with the disclosure 
and recording requirements of subsection 5 of NRS 598.0923, if applicable, by the subdivider 
or any successor in interest.” 

The application materials include a completed affidavit form stating that the Michael C. Gilbert, Manager of 
Saginaw Manufacturing, Inc. will make provisions for the payment of taxes imposed by Chapter 375 of NRS 
and that the disclosure requirements of subsection 5 of NRS 598.0923, if applicable.    

Street Name Request: 

Title 11.07.14 advises that street names and suffixes shall be designated by the developer, subject to the 
approval of the Planning Commission and in accordance with the general policy. The applicant is requesting 
approval of the following street names in conjunction with the subdivision tentative map approval: 

o Orovada Court 
o Granite Court 

Central Lyon County Fire Protection District is recommending that the south side of Sunset Way through the 
project be renamed. Staff has not received comments on the acceptability of the street names from the Lyon 
County Sheriff’s Office Dispatch or Road Department. Staff recommends that the Planning Commission 
include a condition authorizing the Community Development Director to administratively process replacement 
street names, if necessary, based on the comments of the reviewing agencies. 
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Traffic and Road Improvements: 

As a part of the Tentative Subdivision Map application materials, Lyon County Code Section 11.02.01 
requires the inclusion of a Feasibility Report. As a part of the Feasibility Report, subsection 11.02.01(A)(16) 
requires the submittal of the following information regarding traffic impacts: 

“16. Traffic Impacts: Identify all roads, streets and highways that will be affected by the development. 
Identify the effect of the proposed subdivision on existing public roads and streets and the need for 
new roads, streets or highways to serve the subdivision. Provide a traffic study prepared by a 
Nevada licensed traffic engineer if the subdivision will meet or exceed eighty (80) peak hour 
vehicle trips or five hundred (500) average daily vehicle trips.” 

The applicant’s representative has provided a letter stating that the traffic impacts associated with the 
proposed residential use is 9.57 ADTs (Average Daily Trips), and that the traffic impact would be 
approximately 430 average daily trips for the residential portion of the project. As noted above, the applicant 
would be required to submit a full traffic study from a professional traffic engineer licensed in the State of 
Nevada if the subdivision will meet or exceed eighty (80) peak hour trips or five hundred (500) average daily 
trips.  

The applicant’s representative letter does go on to state that when the commercial portion of the project is 
being developed, a traffic study may be required dependent on the impact of the commercial use on the 
existing traffic on Dayton Valley Road. 

The Lyon County Road Superintendent had the following comments in regard to the proposed subdivision: 

• Traffic generated by the proposed project will have limited impact on the adjacent streets and 
intersections;  

• That all required signage, striping and traffic control improvements comply with Nevada Department of 
Transportation and Lyon County requirements; and  

• That the existing traffic median located on the east side of the intersection of Dayton Valley 
Road/Sunset Way will need modification to allow west-bound traffic on Dayton Valley Road to make a 
left turn movement into the residential portion of the project. 

Water and Sewer Service: 

The application narrative states that water and sewer service will be provided by Lyon County Utilities. 
Accordingly the applicant will be required to connect to these public facilities. 

Intent-to-serve letters from Lyon County Utilities have been received for the provision of domestic water and 
sewer services for this project. 

Utilities: 

Title 11 of the Lyon County Code (see 11.07.14 D (6)) requires the applicant to install underground utilities. 
The tentative map places all utilities within public utility easements (“PUE”) located within a 7.5-foot wide PUE 
along all road frontages and a 5-foot PUE along all other property lines for each lot and common areas where 
utilities will be located. 

Drainage Improvements: 

The applicant has submitted a Conceptual Drainage Study dated July 18, 2016 with the tentative subdivision 
map application materials. The conceptual drainage study was conducted to evaluate drainage impacts for 
the 7.27 acres comprising the residential portion of the Granite Pointe Subdivision. Another drainage study 
will be required for the commercial portion of the Granite Pointe Subdivision when development is proposed 
for that portion of the development. The applicant’s representatives are reviewing the off-site drainage of the 
BLM parcel located south of the subject site as the BLM property currently drains across the subject site. The 
applicant’s representatives will submit a final drainage study of the subject site that will address the storm 
water flows that originate from the adjoining property and currently flow across the subject site. The 
conceptual drainage study states that the proposed on-site drainage improvements will include curb and 
gutter, storm drain inlets, storm drain pipes and swales designed to handle 5-year design storm peak flows. 
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The runoff peak flows from less frequent storms (such as a 100-year event peak flows will be conveyed within 
the standard street right-of-way. The conceptual drainage study proposes a detention basin be constructed on 
the BLM property immediately south of the subject site to help reduce post-developed runoff peak flows to 
that of pre-development runoff peak flows.  Once the final drainage report is completed and submitted, Lyon 
County Utilities and the applicant’s representatives will address how the off-site storm water flows are to be 
addressed. The applicant must comply with Lyon County’s adopted 1996 storm drainage guidelines to include 
the preparation of a final drainage report in accordance with the County’s storm water standards for onsite 
retention/detention of storm water for the entire development that may occur from the addition of impervious 
surfaces. The report must address offsite flows, and how they will be routed through the site and discharged 
without additional impact to downstream properties. Drainage facilities, including off-site facilities and 
easements necessary to carry and process stormwater generated by the project, must be identified on the 
tentative map and included in subdivision improvement plans that are required to be submitted to and 
approved by the County Engineer prior to recording the final map. 

Flood Hazard: 

The project is located within an “X Unshaded” flood zone. The X Unshaded flood zone are areas determined 
to be located outside of the 500-year floodplain. This designation means the subject site is not subject the 
County floodplain management ordinance and will not require a flood hazard development permit.  

Geotechnical Analysis: 

A geotechnical investigation dated June 29, 2016 was included with the tentative subdivision map application. 
The investigation is required to address the suitability of the proposed development from a geotechnical 
perspective and any potential geologic hazards. The investigation states that in a geotechnical sense the site 
is well-suited to host the proposed residential subdivision and commercial developments. 

Requirements for Granting Approval: 

If a plan is granted tentative approval, with or without conditions, the County shall set forth, in the minute 
action, the time within which an application for the final approval of the plan must be filed or, in the case of a 
plan that provides for development over a period of years, the periods within which an application for final 
approval of each part thereof must be filed. 

Staff Recommendation: 

Staff recommends approval of this Merger & Resubdivision to a Division into Large Parcels Map with the 
recommended findings and the suggested conditions listed above in the staff report. 

Alternative Findings and Motions: 

The alternative motions suggested below are offered for Planning Commission consideration.  

Alternative for Continuance:  

If the Planning Commission determines that additional information, discussion and public review are 
necessary for a more thorough review of the proposed Merger & Resubdivision of Parcels 2 and 3 of the 
Bedford Properties parcel map, recorded as Document No. 189531 on January 24, 1996, the Planning 
Commission should make appropriate findings and move to continue the Public Hearing with a specific time 
period for the applicant to provide additional specific information necessary for the analysis of the request.  
The Planning Commission may wish to consider a motion similar to the following: 

The Planning Commission finds that: 

A. Additional information, discussion and public review are necessary for a more thorough review of the 
proposed Merger & Resubdivision to revert Parcels 2 and 3 of the Bedford Properties parcel map, 
recorded as Document No. 189531 to the Granite Pointe Tentative Subdivision Map. 

Based on the above finding and with the applicant’s concurrence, the Lyon County Planning 
Commission continues the request for the Merger and Resubdivision to a Tentative Subdivision Map 
for the Granite Pointe Subdivision in Dayton, as identified on Assessor’s Parcel Map 016-271-022 and 
016-271-023 (PLZ 16-0024), for __ days. 
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Alternative for Denial: 

If the Commission determines that the request for the Merger & Resubdivision to Parcels 2 and 3 of the 
Bedford Properties parcel map, recorded as Document No. 189531 on January 24, 1996 should be denied, 
the Commission must make findings supporting a denial.  The Planning Commission may wish to consider a 
motion similar to the following: 

The Lyon County Planning Commission finds that the requested Merger & Resubdivision to a 
Tentative Subdivision Map: 

A. is not consistent with the applicable provisions of Lyon County Code and the Nevada Revised 
Statutes; 

B. will be detrimental to the public health, safety, convenience and welfare;  

C. will result in material damage or prejudice to other property in the vicinity; and 

D. does not meet the function and intent of a final map of Division into Large Parcels 

Based on the aforementioned findings, the Lyon County Planning Commission recommends denial of 
the request for the Merger and Resubdivision to a Tentative Subdivision Map for the Granite Pointe 
Subdivision in Dayton, as identified on Assessor’s Parcel Map 016-271-022 and 016-271-023 (PLZ 16-
0024). 






































