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LYON COUNTY PLANNING COMMISSION 
MEETING AGENDA  

OCTOBER 11, 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 SEPTEMBER 13, 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. RIVERPARK DUNES, UNIT 2C / RIVERPARK DUNES, LLC – TENTATIVE SUBDIVISION MAP 
(for possible action) – Request for a Tentative Subdivision Map and street name request for 
Riverpark Dunes, Unit 2C, a proposed 58 lot, single family residential development, on an 
approximately 23.34 total acre parcel; located off of Cheatgrass Drive, Dayton (APN 19-924-13) 
PLZ-16-0027 



Lyon County Planning Commission Agenda for October 11, 2016 

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. 

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

2. Public participation 

3. Board member comments 

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

5. Public participation 

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION 

6. 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 30th, 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). 

mailto:kpage@lyon-county.org


LYON COUNTY PLANNING COMMISSION MEETING MINUTES 
SEPTEMBER 13, 2016 

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

PLEDGE OF ALLEGIANCE 

Harold Ritter 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 by a unanimous vote of those members present: 4 ayes; 0 nay; 2 absent (Rick Jones 
& Doug Bennett). 

APPROVAL OF THE MINUTES 

Mike Hardcastle made the motion to approve the minutes of the August 13, 2016, Planning 
Commission meeting, as presented.  Harold Ritter seconded and the motion passed by a unanimous 
vote of those members present: 4 ayes; 0 nay; 2 absent (Rick Jones & Doug Bennett). 

MISCELLANEOUS CORRESPONDENCE 

None  

PUBLIC PARTICIPATION 

Scott Keller, representing the Central Lyon County Parks & Recreation board, informed the 
commission about a tour of the central Lyon County parks and cemeteries on Saturday, October 15th, 
2016.  He invited them to attend the tour to learn more about the burdens being placed on those 
parks based on the current and future development along the highway 50 corridor.  Mr. Keller said he 
will soon send more detailed information to each of the members.   

REGULAR AGENDA 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 

Rob Pyzel, Planner, discussed the staff report and the details of the application.  He explained that 
the extension of the existing, 50’ access will have to be created by separate document and not a part 
of this parcel map because it is located on property not under separate ownership.   Extension of this 
access easement is currently represented on sheet 3 of the tentative parcel map.  Mr. Pyzel said that 
the recommendation of the Road Director, Dustin Homan, is to improve the access road to a Type II 
aggregate base rather than AC paving, from the highway to the easterly edge of the subject property.  
He said that the standard, water rights relinquishment for the additional parcels being created, is 
required with this parcel map.  Mr. Pyzel said that staff is recommending approval based on the 
findings and conditions listed in the staff report.   

Harold Ritter said that the Smith Valley Advisory Board brought up a question about when paving is 
required.  Mr. Pyzel said that there is a standard in the county code which says that if the access will 
provide access to 40 lots or more, then AC paving is required.  He said that the Road Director 
recommended the lesser standard as it is compatible with the roads in the surrounding areas.   

Wyatt Owens, Owens Engineering, represented the applicant.  Mr. Owens said he had not received a 
copy of the staff report and he was offered that opportunity.  Betty Retzer recommended that the item 
be continued until 10:30 AM.   

Audrey Allan made a motion to continue this item until 10:30AM to allow Mr. Owens sufficient time to 
review the staff report. Mike Hardcastle seconded and the motion passed by a unanimous vote of 
those members present: 4 ayes; 0 nay; 2 absent (Rick Jones & Doug Bennett) 

Mr. Owens returned at approximately 11:20 AM.  He stated that the requirement for a separate 
document to be recorded to create the additional easement for Old Ranch Rd will actually have to be 
two separate easements as there are two intervening property owners.  Mr. Pyzel agreed and a brief 
discussion followed.   

Mr. Owens said he objected to condition #12 which requires the developer to improve the entire 
length of the right of way for Old Ranch Rd to county specifications for a gravel standard.  He feels 
this is an unreasonable requirement because the roadway was accepted by the county in 1993 and 
improvement requirements should have been imposed on the roadway at that time and not the sole 
responsibility of this developer.  Mr. Pyzel said that the requirement to provide a graveled roadway 
was the recommendation made by the Road Director and was reduced from the typical standard this 
zoning district which would have been AC Paving.  Road Director, Dustin Homan, stated that this 



standard is required because the fire district will require an all-weather surface on the roadway for 
ease of access in the case of an emergency.  He said we cannot go back and change the sins of the 
past so all we can do is move forward from here.  Mr. Homan believes that requiring a gravel 
standard is in the best interest of the fire district and the developer.   

Mr. Homan did state that this roadway, known as Old Ranch Rd., will not be maintained by Lyon 
County due to the minimal improvement requirement.   

Mr. Owens said that this improvement requirement is not justified because of the minimal amount of 
traffic that will be created by addition of only two lots.  Harold Ritter said he has experience in driving 
a fire vehicle down an undeveloped roadway and feels that if someone wants to develop their land 
they should have to bear the burden of the cost of that development.  He added that just because it 
was not required in the past doesn’t mean that this developer should not be held to current 
standards.  Dave Snelgrove said he attended the Smith Valley Advisory Board meeting and heard 
questions by attendees about why past developers were held to an AC Paving standard and this 
developer only has to provide a minimal gravel standard.  Mr. Pyzel said that the Road Director 
suggested condition #18 which will require additional improvements should the parcel(s) be further 
developed in the future.  It was the consensus of the Planning Commission that condition #12 not be 
waived. 

Mike Hardcastle made a motion to approve the parcel map consisting of four (4) parcels, for SV 
Development, LLC, APN 010-731-24, based on the findings listed in the staff report and subject to 
the following 20 conditions: 

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 Community Development 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 Community Development 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 Director, 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. 

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. 

Harold Ritter seconded and the motion passed by a unanimous vote of those members present: 4 
ayes; 0 nay; 2 absent (Rick Jones & Doug Bennett) 

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 

Rob Pyzel, Planner, stated that if approved, this zone change will bring the property into conformance 
with the 2010 Comprehensive Master Plan designation of Employment.  He added that this applicant 
is not seeking to perform mining on this property.  The applicant has not provided a plan for future 
development. 

Scott Keller, Silver Springs Advisory Board, said that this application was recommended for approval 
by the advisory board.  He said the new zoning will interface well with the airport to the north.   

Scott Jolcover, Comstock Industrial, LLC, said there only plan at this time is to bring the property into 
master plan conformance.  He said that the light industrial zoning has the potential to bring jobs to the 
county and improve the economy in the area.  Mr. Jolcover said it makes sense to develop with light 
industrial due to the interest that the development of USA Parkway is bringing to the area.  He added 
that no potential developers will even look at the property if it is not properly zoned.  Mr. Jolcover, as 
Design and Construction Committee member for Northern Nevada Development has started a 
“certified site program” that makes this a certified site which means it is shovel ready, making the 
development process much quicker.   

Mike Hardcastle made a motion recommending approval of the requested zone change, from RR-2T 
(Rural Residential - 2 acre minimum w/trailer overlay) to M-E (Industrial Estates), on APN: 015-171-
25 all as set forth in the zone change application and supporting documents, received by the 
Community Development Department on August 13, 2016, and based on the following findings:.   

A. The zone change is in substantial compliance with and promotes the Master Plan goals, 
objectives and actions. 

B. The proposed zoning promotes development that is commensurate with the character and current 
use of the surrounding land and will not have detrimental impacts to other properties in the vicinity. 

C. The proposed zoning is timely and contributes to the orderly and efficient arrangement of 
transportation and other public facilities and services. 

D. The proposed zoning will not negatively impact existing or planned public services or facilities and 
will not adversely impact the public health, safety and welfare.   

Harold Ritter seconded and the motion passed by a unanimous vote of those members present: 4 
ayes; 0 nay; 2 absent (Rick Jones & Doug Bennett) 



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 

Rob Pyzel, Planner, explained the request, saying that the original purpose of the building was as a 
hotel and a post office.  He said that the applicants wish to convert this building to a residence and 
leave the post office building as an accessory structure.  He added that the applicants wish to perform 
some millwork in the building for personal use only and may wish to operate some retail use in the 
future, which is allowed under the C-2 zoning district.  This Special Use Permit allows the applicants 
to use the commercially zoned property for residential purposes.  He said the applicants wish to retain 
a lot of the original features in the building and they do plan to construct a detached garage on the 
rear portion of the property, which will be accessed off of Silver Street.  Mr. Pyzel recommended a 
change to condition #7 which is noted in the approval conditions below. 

A lengthy discussion followed regarding the requirements in the county code relating to the historic 
overlay district.   

Betty Retzer applauded the applicants for their efforts in preserving this historic building.  Glen 
Hasbrouck, applicant, said that they want to retain the exterior of the building as it was back in its day 
however, the inside does need extensive renovations to make it livable.  He said he is an artist in 
woodworking and wishes to use the post office portion of the structure as a personal workshop to 
create features for this building.  Mr. Hasbrouck said that they have received great support from the 
community because they are rescuing a great structure.  A copy of the staff report was provided to 
the applicant for review.   

Harold Ritter asked for assurance that the post office portion of the building to be used as a workshop 
was to remain for personal use only, thereby eliminating the need for fire department approval.  Mr. 
Hasbrouck confirmed that information and added that the workshop is for him to provide most of the 
interior millwork for the interior of the restoration project.   

Jennifer Cleppe, Fire Prevention Specialist with Central Lyon County Fire Protection District, 
commended the applicant on this project.  She said the building was practically destroyed by the 
squatter that resided in the building subsequent to the death of the previous owner.  Ms. Cleppe 
wanted it on the record that if the building is ever converted to a use other than residential, such as a 
bed and breakfast or another use where the public can enter, that the building must be installed with 
fire sprinklers.  Discussion followed regarding fire separation of the walls, etc.  Betty Retzer asked if 
the applicants were to provide tours of the building to the public, would that trigger the need for 
sprinklers.  Ms. Cleppe said that type of use would not require sprinklers.   

Bob Hastings, Dayton resident and County Commissioner, said that he has toured the structure and 
wanted to offer his full support for this project.   

Corrado DeGasperis, Comstock Historic Foundation and owner of the Gold Hill Hotel, spoke in favor 
of this project and commended staff and others for promoting this venture.   

Glen Hasbrouck, applicant, stated he agreed with the conditions listed in the staff report.  He added 
that they hope to move in by next summer. 

Harold Ritter made a motion to 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, located at 75 W. Main Street, Dayton, NV (APN 006-073-006), based on the recommended 
findings and subject to the following 11 conditions, with condition #7 being modified:   

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, improvement to the exterior architectural feature(s) of the structures are 
proposed, then the Comstock Historic District Commission shall review and approve the features 
based on their 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. 

Before the vote Rob Pyzel stated that this item was heard by the Dayton Regional Advisory Council 
and was approved.  He added that if there was a change in use, such as for a bed and breakfast, that 
change would be caught through the business license and/or building permit process and 
subsequently, any requirements made by the fire department would be imposed at that point. 

Audrey Allan seconded and the motion passed by a unanimous vote of those members present: 4 
ayes; 0 nay; 2 absent (Rick Jones & Doug Bennett) 

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 Re-Subdivision 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 

Rob Pyzel, Planner, explained that this request is the result of a new zoning district approved earlier 
in the year.  He said that the 2010 Comprehensive Master Plan designated this area as being 
Commercial Mixed Use for which there was no corresponding zoning district.  The CMU-S 
(Commercial Mixed Use – Suburban) was adopted on August 6, 2015 and subsequently applied to 
this parcel through the zone change process.  Mr. Pyzel said staff requests the addition of two 
conditions relating to an email discussion with the applicant regarding constructing a decorative 
privacy wall, similar to other wall on adjacent developments, along the north property line and the 
extension of creation of metal barriers at the extension of Sunset Way to prevent area residents from 
using the access as a shortcut to enter the adjacent school property and to inhibit vehicle access to 
the BLM property to the south.  The applicant has agreed to those condition amendments. 

Matt Bernard, R O Anderson Engineering, represented the applicant and offered to answer any 
questions of the commission.   

Betty Retzer asked if this project will be phased especially in regards to the commercial portion of the 
project.  Mr. Bernard said that will depend on the economic market.  He added that the mixed use 
zoning will allow them to develop the commercial when the demand comes.   

Betty Retzer asked about the requirement for a Homeowners Association and CC&Rs, as well as if 
the applicant is willing to provide those.  Mr. Bernard said that the applicant is happy to provide those 
but did ask if the county had an appetite for them to provide special taxing districts such as for 
landscaping, to assist with the maintenance of those facilities.  He said that after talking with staff the 
applicant said they will provide whatever is necessary.  Mr. Bernard asked if the county wants to 
consider the elimination of the extension of Sunset Way, onto BLM property.  Mr. Pyzel asked the 
Road Director if he had any input regarding this request.  Dustin Homan said there is no benefit to the 
road going through to the BLM property.  He feels that traffic to the school would use this as a 
shortcut and disrupt the residents of that subdivision.  Mr. Homan said that the barriers should remain 
in the development plan.   

Harold Ritter asked if there is a county standard for how many residential units are normally allowed 
within a subdivision with only one access point in or out of the subdivision.  Mr. Homan was not sure.  
A lengthy discussion followed regarding foot traffic to the school and the possibility of eliminating the 
southerly extension of Sunset Way providing an emergency access along the westerly boundary of 
the residential lots as suggested by Dave Snelgrove, Community Development Director.  Jennifer 
Cleppe, CLCFPD, said a Knox Box could be provided that would allow fire access in the case of an 
emergency.  Jeff Page, County Manager, made comments similar to and in agreement with, those 
above.  Discussion continued.   

Harold Ritter asked if this request should be continued so that all of the talk about additional access 
can be addressed, then brought back for review.  Mr. Bernard requested that the application be 



determined today so there are no additional delays.  Mr. Snelgrove suggested language to condition 
#26 which allows review by the Road Director and the Community Development Director, in the case 
that the roads and affected lots are realigned.  This option was preferred by the applicant and agreed 
to by Mr. Ritter as long as the county is agreeable.  Mr. Ritter said his only concern is for an additional 
access point in the case of emergencies.  Mr. Snelgrove suggested that the applicant work closely 
with Central Lyon County Fire regarding the sprinkler issue.  The applicant agreed. 

Betty Retzer had concerns regarding dust control, outdoor lighting and water rights for the 
development.  Rob Pyzel satisfied those concerns.  Ms. Retzer asked if, as CLCFPD requested, that 
the southerly extension of Sunset Way be renamed, how should it be named.  Mr. Bernard said that 
the fire chief was addressing Sunset Way throughout the subdivision entirely because it does extend 
into the development to the north.  He said they will work with staff to develop an appropriate street 
name.   

A discussion regarding the potential for increased traffic around the area of the schools that may be 
generated by this development, followed.  Rob Pyzel stated that this type and size of development 
will not increase traffic to an extent that would require mitigation.  Matt Bernard added that had this 
property remained solely commercial the traffic impact would have been much greater so 
downgrading the zoning to mostly residential helped alleviate that potential problem. 

Mike Hardcastle made a motion to recommend 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), based on the 
findings stated in the staff report and subject to the following 42 conditions as amended my mutual 
agreement between staff and the applicant: 

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. 

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. 

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. The developer will install a pillar post and wood fencing treatment, similar to that installed by the 
subdivisions located to the north of subject property, along that portion of Dayton Valley Road 
abutting this development.  The individual homeowners will be responsible for maintenance of the 
portion of the fence situate on their property(s), that front onto Dayton Valley Road. 

26. The developer shall remove the southern access connection of Sunset Way that accesses the 
BLM property to the south, and establish a Right-In/Right-Out access to Dayton Valley Road, to 
the satisfaction of the Lyon County Road Director and Community Development Director.  Up to 
45 lots would still be allowed with this conditioned access adjustment.   

27. 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. 

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

29. 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. 

30. 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.  

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

32. 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.  

33. 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. 

34. 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. 

35. 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. 

36. 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. 

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



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

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

40. 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. 

41. 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. 

42. 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. 

Harold Ritter seconded and the motion passed by a unanimous vote of those members present: 4 
ayes; 0 nay; 2 absent (Rick Jones & Doug Bennett) 

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

5. Public participation 

None 

5. Board member comments 

Harold Ritter said he appreciated the correspondence forwarded by the County Manager relating to 
public lands issues.   

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 

Rob Pyzel thanked Dustin Homan for his input during this meeting.  Mr. Pyzel advised the 
commission that the Board of Commissioners approved the Hawhee Division into Large Parcels map 
at their previous meeting and reminded them about the upcoming workshop regarding Title 15 at the 
next Board of Commissioner’s meeting. 

Jeff Page, County Manager, reported that the Board of Commissioners will be reviewing Title 15 and 
taking action to recommend any proposed revisions to staff.  Mr. Page said he has asked staff to 
review the document to clean up language that might require the county to administer or regulate 
areas in which we don’t have either the personnel or the expertise.  He said his goal is to present the 
final revision to the Board of Commissioners for proposal, in November with final action being taken in 
December.  The process of implementation will be next and will be more challenging.   

Mr. Page said that Ed James, Carson Water Subconservancy District, will be attending the next 
Board meeting to brief them on issues relating to the state’s investigation on domestic wells, etc.   

Mr. Page added that as we move forward with the reorganizing of the Community Development 
Department, changes will be made in adding other “not traditionally community development work” 
duties to that department.  He said they are looking to move code enforcement and possibly business 
licensing to the duties of the department after the new year.   

Harold Ritter said he attended the meeting conducted by the state, regarding domestic wells.  He said 
the State Engineer’s office discussed options for existing well-owners to assist them if there is a 
problem with water levels in the future and it was decided that they would not to be involved in 
installing water meters on domestic wells which would not have been well received.  Mr. Ritter said 
the State Engineer is trying to figure a way out of the over-allocation situation that has developed over 
the years without cutting off water to the senior users.  Betty Retzer, who also attended the meeting, 
said that their curtailment plan would be to disallow the use of all domestic wells which would 
eliminate the ability to water animals, crops and domestic use.  She added that the state is trying to 
avoid that situation.  The State Engineer said that their cut-off point is at 300% over-allocation.  
Pahrump, NV is the only location currently that point is at a critical point and the engineer is trying to 
find ways to mitigate the problem.  Rob Pyzel said the secondary problem with the over-allocation is 



for the possibility of nitrates leaching into the groundwater and that becoming a health hazard.  He 
said the currently, Diamond Valley in Esmeralda County, is the only area designated as a critical 
management area and they have to develop a water plan to the satisfaction of the state engineer to 
address the fact that the areas wells are going dry.  There are concerns in other areas such as areas 
of Douglas County and Silver Springs in Lyon County, but the state engineer does not have the 
power to curtail well use unless an area is designated as a critical management area.  Mr. Pyzel said 
the state engineer is looking to do a tiered program rather than imposing immediate curtailment 
measures and only in those areas designated as critical management areas.   

Dave Snelgrove asked the members if they currently receive emails or notifications from the 
American Planning Association.  He said he would forward pertinent information to them as he 
receives it.   

PUBLIC PARTICIPATION 

Maralyn Abrott, Smith Valley resident, said she also attended the “water” meeting conducted by the 
state and asked if a solution for her area might be to limit parcel sizes to 5 acres or more to minimize 
the amount of domestic wells necessary.  Betty Retzer said that discussion should be brought forward 
at the time of the development of the community master plans.  Discussion followed.   

ADJOURNMENT 

At approximately 11.57 A.M. it was unanimously motioned that the meeting be adjourned. 

 

 

 

  

Betty Retzer, Chairperson 

ATTEST: 

 

 

 

 

  
Kerry Page, Planning Assistant 

 






























































































