
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 
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LYON COUNTY PLANNING COMMISSION 
MEETING AGENDA  

FEBRUARY 14, 2017 

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 DECEMBER 13, 2016 AND THE JANUARY 10, 2017, 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. Q & D CONSTRUCTION / CHASE PROPERTY GROUP, LLC – SPECIAL USE PERMIT (for 
possible action) – Request for a special use permit to re-establish an aggregate excavation (sand 
and gravel) facility including the use of heavy construction equipment, rock crushing and stockpiling 
of sand and gravel on-site, on a portion of an approximately 130.90 total acre parcel; located at 
3750 E. Highway 50, Mark Twain area of Dayton, NV (APN 16-401-75) PLZ-17-0001 
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RECESS TO CONVENE AS THE LYON COUNTY PUBLIC LANDS MANAGEMENT ADVISORY 
BOARD 

10:00 A.M. - TIME SPECIFIC (For Possible Action) - Joint Workshop of the Lyon County Board of 
Commissioners and the Lyon County Planning Commission / Public Lands Management Advisory 
Board, to hear a presentation and overview of the Naval Air Station (NASF) operations and the 
proposed modernization, as presented by Mr. Rob Rule, NSAF Community Planner and Mr. Lynn 
Tawney, Naval Aviation Warfighting Development Center (NAWDC), Range Manager.  

2. Public participation 

3. Discussion and possible action regarding the annual review of the Lyon County Public Lands Policy 
with comments and recommendations to be forwarded to the Board of Commissioners (for possible 
action) 

4. Board member comments 

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

6. Public participation 

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION 

7. STAFF COMMENTS AND COMMISSIONER COMMENTS  

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., February 
3rd, 2017: 

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
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LYON COUNTY PLANNING COMMISSION MEETING MINUTES 
DECEMBER 13, 2016 

The Lyon County Planning Commission met this day with a quorum.  The following 
members were present:  Betty Retzer, Audrey Allan, Harold Ritter, Mike Hardcastle, 
Rick Jones and Doug Bennett.  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 

Rick Jones made the motion to adopt the agenda as presented. Mike Hardcastle 
seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 abstentions. 

APPROVAL OF THE MINUTES 

Audrey Allan made the motion to approve the minutes of the November 8, 2016, 
Planning Commission meeting, with the recommended corrections.  Rick Jones 
seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 abstentions. 

MISCELLANEOUS CORRESPONDENCE 

None 

PUBLIC PARTICIPATION 

None 

REGULAR AGENDA ITEMS 

1. KOUNTRY KIDS KORNER DAYCARE / TIBBALS, LISA – SPECIAL USE PERMIT 
(for possible action) – Request for a Special Use Permit to operate a residential, 
licensed childcare facility for up to 12 children; located at 43 Ash St., Yerington, NV 
(APN 04-261-01) PLZ-16-0031 

Dave Snelgrove, Community Development Director, explained the staff report for this 
item.  He explained that the applicant is currently operating a child care facility for up to 
6 children from this location, previously operating from a property located within the city 
limits of the City of Yerington.  Ms. Tibbals wishes to increase the number of children at 
her facility to a total of 12.  This requires the approved of a Special Use Permit (SUP) to 
be able to operate such a facility from her home as a Home Occupation.  No SUP is 
required for 1 – 6 children as a Home Occupation.  Lyon County Code also offers relief 
from the restriction regarding foot traffic to a home which operates a Home Occupation, 
for this type of facility.  Mr. Snelgrove said there is sufficient area available at the front 
and side portions of the parcel to allow the safe and convenient drop off and pick up of 
children twice per day.  He further discussed the hours of operation and the available 
parking areas.   

Mike Hardcastle noted the letter of concern regarding the potential noise that might be 
disturbing to some of the neighbors and asked how close the neighbor who submitted 
the letter is to the applicant’s home.  Staff responded.   
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Dave Snelgrove answered a question by Audrey Allan regarding this applicant’s 
existing license which was located within the City of Yerington.  Mrs. Allan asked if this 
home is large enough for this number of children.  Mr. Snelgrove said that is part of the 
applicant’s state licensing which she is in the process of having transferred to this 
location. 

Rick Jones asked who owns the property.  Doug Bennett asked who the SUP is being 
issued to – is it the owner of the property or is it to the applicant?  He said the code 
does not necessarily clarify that.  Dave Snelgrove said a SUP, as the county code 
reads now, travels with the applicant.  Typically, an applicant or business operator will 
apply for the SUP and the property owner, if different, also must sign the application 
causing both entities to be holders of the SUP.  If the business was to be sold to a 
different entity a new SUP must be applied for under their own name.  If a property 
owner sells but the same applicant remains in business on the property, there is no 
need to apply for a new SUP because they still hold the original SUP approval.  If the 
property sells and the business owner/applicant is also gone, a new property owner 
must apply for a SUP in their own name if they, for instance, want to utilize an existing 
mobile home for watchman’s quarters or operate a qualifying business on the property.  
It was requested to modify the language in the staff report that states “any new property 
owner” will be required to apply for a new special use permit. 

Betty Retzer asked if there was a recommendation provided by the Mason Valley 
Advisory Board and if the two people who submitted letters of opposition attended that 
meeting.  It was noted that there is a letter recommending approval from that advisory 
board, included in the packet.  Dave Ray, Mason Valley Advisory Board Chairman, 
stated that neither of the opponents attended their hearing.   

Lisa Tibbals, applicant, stated she had read the staff report and the recommended 
conditions.  Mike Hardcastle asked if Ms. Tibbals has any employees.  Mrs. Tibbals 
said that that state requires a certain minimum square footage for the home and also 
requires a helper for any number of children over six.  Mrs. Tibbals said she has two 
helpers.  She explained the many benefits of this property for her business and said 
that this application is just a relocation for her business.  Ms. Retzer asked about the 
age of the children in her care.  Ms. Tibbals replied.  She was asked about concerns of 
her neighbors to which she replied that none of the children are allowed to play in the 
front yard and added that she has personally spoken with the neighbors to satisfy their 
concerns.  Discussion followed. Ms. Tibbals said she has no problem asking the 
parents of the children in her care to drop off and pick up children along the back road 
adjacent to the home, rather than the front entrance.  She added that the state requires 
a minimum of one half hour of outdoor playtime and a regular curriculum so their 
outdoor exposure is minimal and is not during early morning hours or late afternoon 
hours. 

Mike Hardcastle made a motion to recommend approval of the special use permit for 
Kountry Kids Korner Daycare to operate a residential daycare facility for up to 12 
children, located at 4 Ash Street, Yerington, Nevada (APN 04-261-01) PLZ-16-0031, 
based on the recommended findings and subject to the following 14 conditions of 
approval: 
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1. The applicant shall comply with all State, County, federal and special district rules 
and regulations as they apply to this special use permit. 

2. The applicant shall maintain a Lyon County business license for the use while 
occupying the premises. 

3. The applicant shall obtain all applicable State licenses prior to conducting the 
business operation. 

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

5. The applicant shall maintain a current lease or rental agreement with the property 
owner. 

6. The special use permit for the child care center is not transferable from one 
owner/operator to another or from one location to another.  

7. The applicant is limited to caring for no more than 12 children at any one time, at 
the facility. 

8. Hours of operation are 6:30 A.M. until 5:30 P.M. 

9. The applicant must maintain the quiet enjoyment of the residential neighborhood 
and conduct the childcare facility in such a manner as not to pose any risk of harm 
to the children  

10. No change in the terms and conditions of the special use permit, as approved shall 
be undertaken without first submitting the changes to Lyon County and having 
them modified through a public hearing process. 

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

12. If provided, playground equipment shall be kept in good repair, be designed and 
constructed to minimize injury, compatible with the age of the children in the care 
of the facility, spaced to reduce accidents and securely anchored. 

13. 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 immediate cancellation of the special use permit or the 
institution of revocation proceedings. 

14. The special use permit is subject to annual review 

Audrey Allan seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 
abstentions. 

2. COPPER CANYON ESTATES/ COPPER CANYON 2016, LLC / STONEFIELD, 
INC - MERGER AND RESUBDIVISION INTO A TENTATIVE SUBDIVISION MAP 
(for possible action) – Request to combine two existing (2) parcels totaling 260.85 
acres, into 585 residential lots, through the Merger and Resubdivision into a 
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Tentative Subdivision map, process; located off of Bryce St., Dayton, NV (APNs 16-
021-36 and 16-021-38) PLZ-16-0031 

Rob Pyzel, Planner, explained the history of the existing subdivision.  Mr. Pyzel said 
that the new development contains large areas of open space which will act as storm 
drainage and detention areas.  A 24’ – 48’ wide drainage channel will be constructed 
along the northern boundary which will connect to an existing drainage facility at Wells 
Fargo Avenue.  Another drainage channel is to be constructed along the eastern 
portion of the development which will tie in to the existing drainage channel that 
connects into the drainage channel situated on the commercial parcel along Hwy 50 
north and was constructed a part of the Copper Canyon Phase 1 development.  Mr. 
Pyzel stated that because the county does not have funds nor staff to provide 
maintenance on those drainage facilities a condition has been added to require the 
developer to create an association which will provide funds for maintenance of those 
facilities.  The Developer has been discussing the issue with the existing HOA 
associated with Phase 1, Unit 1, which may consider joining with the new HOA in an 
effort to limit the cost to all affected home owners.   

Mr. Pyzel mentioned some changes that need to be made to condition #11 relating to 
NDOT requirements.  NDOT is requiring an amended Traffic Impact Study, referencing 
NDOT letter dated 12/10/2016, to show more current needs.  He provided language 
revisions to condition #11.   

Discussion followed regarding condition 11(i) which will be amended to reflect 
comments from the Road Manager who feels it necessary to restrict access off of these 
roadway extensions to vehicles that might want to access the BLM property.  These 
minor access extensions will be removed from the tentative map and those areas will 
be reworked into the individual lot areas, without increasing the overall lot count.  A 
lengthy discussion followed.  Mr. Pyzel said staff is recommending additional language 
be added to the conditions to address this issue.  He stated additional, minor changes 
to conditions #11 (adding “h”); 14 & 14(b).  Mr. Pyzel said this application was approved 
by the Dayton Regional Advisory Council.   

Audrey Allan asked about the possibility of creating pocket parks into these most recent 
developments and wondered why those are not considered any more.  Mrs. Allan 
asked if it would be possible to collect funds from another source to put towards 
maintenance of such facilities or if it is just not practical to install parks anymore.  Dave 
Snelgrove mentioned the construction tax which is imposed onto building permits.  He 
said the county does not have the resources nor the manpower to provide for these 
such facilities but if a developer wants to offer them within their development they would 
be required to form a landscape maintenance association or something similar, where 
the parks would remain under private ownership and maintenance.   

Chris Baker, Manhard Consulting, represented the developer.  Mr. Baker said that the 
drainage for this development is significantly better than other, older developments. He 
said that the design of this development is very much the same as the existing 
subdivision for Copper Canyon and that is why the street stubs exist to provide access 
to adjoining properties.  He added that he understands that those accesses can be 
problematic and has no problems with removing them.  Mr. Baker said they have 
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reviewed the staff report and have no issues with the report nor with the revisions 
suggested by staff. 

Doug Bennett asked Mr. Baker to clarify the information contained in the drainage 
report especially related to the flow tables.  Mr. Baker said the current status of the 
drainage within the existing development there is the result of the development being 
discontinued midstream.  When the drainage system is not completed it does not 
function properly.  He added that drainage is a strong consideration within the 
conditions for this phase which, in conjunction with existing facilities, will cause the 
drainage to function as a whole system.  Mr. Baker said that the specific question 
regarding the flow tables will have to be answered by the engineer who created the 
report.  A lengthy discussion followed.   

Betty Retzer said she has received complaints from various residents regarding the 
condition of the subdivision sites whilst under construction.  Their complaints maintain 
that the construction workers leave personal trash on the sites as well as strewn 
throughout their neighborhoods, leave pieces of construction materials laying around 
and do not control the dust as they are required to do.  She asked if this is something 
that can be more strongly addressed in the conditions or enforced by the builders.   

Ms. Retzer asked if there are any safety measures considered related to the storm 
drainage facilities.  Chris Baker said the facilities will only be 3’ deep and wide enough 
so that any water will not create a safety problem.  Maintenance of the facilities will be 
handled by the HOA.  Ms. Retzer asked that the wild horses be kept safe because this 
is an area where those horses congregate.  Discussion followed.   

Betty Retzer asked about water rights for housing developments such as this.  Rob 
Pyzel said that prior to approval of a final map the developer must provide evidence 
that they have sufficient water rights to support whatever size development is being 
proposed.  He said that Utilities department will issue a “will-serve” letter which states 
the developer has paid the fees for connection into the municipal system.  It is the same 
process for connection to a municipal sewer system.   

John Hartley, Vice President of Copper Canyon Estates, LPA, expressed his concerns.  
Mr. Hartley said that their main function is to maintain the existing drainage systems 
throughout the development.  He said his concern today is the drainage that is 
supposed to flow through the existing system but during certain water events it pools 
onto the adjacent property instead of flowing under the highway.  Additionally, he asked 
if Bryce St will be the primary ingress and egress into this development.  Mr. Hartley 
addressed the wild horse issue suggesting some sort of pass-through system to deter 
the horses away from the homes and the highway.  Mr. Hartley asked what type of 
homes will be built in the new development.  He expressed his concerns that the new 
drainage systems will become the new playground for area children.   

Barney Whatley, President of Copper Canyon Estates, LPA, expressed his concerns 
regarding dust mitigation and trash/debris.  Mr. Whatley said that drainage along west 
side of the development is inadequate and that even a light rain will overburden the 
development as well as adjoining properties.  He said that their association is not a 
HOA but a Limited Purpose Association.  He feels it appears that the developer is 
attempting to combine their maintenance responsibilities into their association and he 
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has a lot of concern regarding that.  Mr. Whatley said that installation of a pocket park 
will cause undue cost and burden for the residents and is against the proposal.  Rick 
Jones asked if it is the preference of this association to remain separate is there a 
common ground possible to work together on a HOA.  Mr. Whatley said it depends on 
how it is organized.  He felt the meeting was not properly advertised and added that 
they have had very little notice regarding this development therefore they have not had 
any contact with the developer regarding a joint proposal.  Mr. Pyzel said the meeting 
was adequately noticed per NRS requirements.   

Chris Baker said he understands the concerns for the area drainage and added that 
once the development is built out the system will function as a whole which will provide 
a much more stable drainage system. Mr. Baker addressed the access question and 
said that an extension of Wells Fargo Ave will tie into Rainbow Rd to provide secondary 
access.  He said that there is no phasing plan at this time although they would be 
willing to cooperate with all residents in creating a construction route to alleviate that 
traffic concern.  Mr. Baker said there is an existing powerline easement that could 
function as a corridor which will be maintained either by the LPA or the proposed HOA 
that does or will function as a pass-through access for the wild horses.  He said the 
developer can look at other options.  He said that dust control is required through 
NDEP.  Mr. Baker feels that the master developer should reach out to the existing LPA 
to coordinate and cooperate in a mutual agreement for maintenance of the facilities.  
Rob Pyzel provided comments similar to the above, regarding mitigation of the 
problems stated.   

A discussion followed regarding the containment, or not, of wild horses throughout 
developments.  Betty Retzer said that Nevada is a “fence out” state and that it is the 
responsibility of each homeowner to keep them out of your yard.   

Mike Hardcastle made a motion to recommend approval of the Merger and 
Resubdivision/Tentative Map for the Copper Canyon Estates Subdivision in Dayton, as 
identified on Assessor’s Parcel Map 016-021-036 and 016-021-038 (PLZ 16-0032), 
based on the recommended findings and subject to the following 30 conditions: 

1. Prior to submittal of the final map or first in a series of final maps for the project site, 
the property shall be owned by a single entity to the satisfaction of the District 
Attorney’s Office and the Community Development Director. 

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

3. The developer 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 map or first in a series of final maps for the project site. 

4. 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 a final map or first in a series of final maps for the project site. 

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

6. Required recording fees to be paid at time of recording map. 
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7. A phasing plan must be submitted prior to the recordation of the first final map if the 
development is to be phased. 

8. The developer 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 submittal of a final map or first in a series of final maps 
for the project site for recordation. 

9. The developer 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 recordation of a final map or 
first in a series of final maps for the project site.  

10. The developer 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 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 a final map or each final map in a series of final maps for the project site, 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. 

11. The developer shall submit an amended traffic impact study that considers the items 
listed in the NDOT letter dated December 10, 2016.  The developer 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 E-1 zoning district for access to the proposed parcels. The developer 
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 E-1 
zoning district and in accordance with the following: 

a. The developer shall obtain all necessary encroachment permits and approvals as 
well as coordinate and comply with the requirements of the Roads Department;  

b. The developer shall design the street alignments in compliance with AASHTO 
standards to the approval of the Road Superintendent; 

c. The developer shall install all required signage, striping and traffic control 
improvements in compliance with Nevada Department of Transportation and 
Lyon County requirements; 

d. The developer shall install street lighting in compliance with the requirements of 
the Roads Department; 

e. The developer shall submit a detailed geotechnical report with the final map(s) 
for the project that includes roadway structural sections and the structural section 
calculations demonstrating that the proposed structural section is adequate to 
support the weight of the anticipated traffic;   
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f. The developer shall provide a slurry seal onto the streets and roadways in 
compliance with the current County standards every five (5) years from the date 
of installation of asphalt concrete paving of the subdivision’s streets and 
roadways until such time as the subdivision is 90% completed and the County 
accepts the offer for dedication for the rights-of-way for all streets and roadways 
within the subdivision; 

g. The developer shall install Type III barricades to prohibit off-highway vehicles 
from accessing properties located at the eastern terminus of both “X” Street and 
Grand Avenue 

h. The developer shall not extend "X" Street to the property to the east. The 
developer shall terminate "X" Street with a cul-de-sac that complies with Lyon 
County standards to the satisfaction of Central Lyon County Fire Protection 
District and the Road Superintendent. 

i. The developer shall improve the Wells Fargo Avenue to Lyon County standards 
from North Pinenut Road to the property, to the satisfaction of the Road 
Superintendent; and 

j. The developer shall remove and not provide access via the proposed extensions 
of the following streets onto BLM property: 

i. “II” Street; 

ii. “FF” Street;  

iii. Wells Fargo Avenue; and  

iv. Bryce Street.  

12. The developer 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. 

13. The developer shall comply with Lyon County’s 1996 drainage guidelines (as revised 
2006). The developer 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. 

14. The developer shall demonstrate to the satisfaction of the County Engineer, the 
County Utilities Department Director, and the Community Development Director that 
stormwater facilities necessary to protect the public include but are not limited to: 

a. The developer 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 
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system have been developed and put in place prior to approval of a final 
subdivision map for this project.  

b. The developer shall clean out the existing stormwater facilities into which this 
development will add stormwater to the satisfaction of the County Engineer, 
Road Superintendent, Utilities Director and Community Development Director 
prior to approval of a building permit for the project.  

c. The developer shall provide the proposed Covenants, Conditions and 
Restrictions (“CC&Rs”), agreements, easements and/or other legal instruments 
containing sufficient detail to constitute enforceable provisions necessary for 
operation and maintenance by the developer and his successors, and assignees 
as well as the individual subdivision lot property owners as the project is 
subdivided and the individual lots sold for all common areas and storm drainage 
facilities (easements, channels and basins) as well as any associated 
landscaping within the common areas and storm drainage facilities and other 
provisions necessary for the subdivision as approved, for review by the 
Community Development Director, the Utilities Director, the County Engineer and 
District Attorney’s Office. The approved legal instrument shall be signed and 
recorded prior to approval of a final map or first in a series of final maps for the 
project. 

d. The developer shall conduct further investigation and testing is needed to ensure 
that the existing storm drain improvements to verify they are in good working 
condition. If the existing storm drain infrastructure does need to be 
replaced/repaired, then the repair/replacement would need to comply with the 
current County Standards to the approval of the County Engineer, Utilities 
Director, Road Superintendent and Community Development Director prior to 
issuance of a building permit for the project. 

15. The developer 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 building permit for the 
project site. 

16. The developer 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 map or first in a 
series of final maps for the project site. 

17. The developer 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 
map or first in a series of final maps for the project site. 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 
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shall be completed and inspected to the Community Development Director’s 
satisfaction prior to the issuance of a Certificate of Occupancy will be allowed in any 
single family residence for this project. 

18. The developer 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. 

19. No lot shall be offered for sale or sold prior to recordation of a final map which 
creates the lot in question. 

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

a. No building permits shall be accepted for processing until a final subdivision map 
or first of a series of final maps 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 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. 

22. 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. 

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

24. 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. 

25. The developer 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.  

26. The developer 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. 
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27. The developer 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:  

a. No loud music;  

b. No alcohol or drugs;  

c. Dispose of personal trash and site debris;  

d. Clean up any mud and or dirt that is deposited from the construction parcels onto 
the streets; and  

e. No burning of construction or other debris on the property. 

28. 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. 

29. Approval of the tentative map shall lapse unless a final map or the first in a series of 
final maps for the project site is presented to the Board of Commissioners within four 
(4) years from the date of such approval. 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 to record a final map or 
first in a series of final maps for the project site. 

30. The developer shall provide the final subdivision map (or each final maps if 
recording a series of final maps) for the project site 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. 

Audrey Allan seconded and the motion passed unanimously: 6 ayes; 0 nay; 0 
abstentions. 

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

3. Public participation 

None 

4. Board member comments 

Betty Retzer mentioned that the review of the Public Lands Policy will be agendized for 
action next month and a copy has been provided today so everyone can formulate their 
possible revisions and/or concerns.   

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

The review of the Public Lands Policy was mentioned.   

Dave Snelgrove said he spoke with BLM regarding the Navy’s withdrawal of land 
request from BLM.  He said he has met with BLM.  Mr. Snelgrove said that the County 
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Manager is trying to coordinate a joint meeting for a presentation on that subject but he 
thinks that the comment period has expired.  Rob Pyzel said he thinks the comment 
period was extended for an unknown amount of time.  Doug Bennet asked if there is a 
map to represent the Lyon County portion affected.  Dave Snelgrove said he could 
provide something but it is a very small area of Lyon County that will be affected.   

Harold Ritter asked if a presentation or a joint meeting on the RS2477 roads could also 
be coordinated because that is a big issue upcoming.  He said we need to update our 
process for identifying those roads and then getting them recognized as such.  
Discussion followed.   

6. Public participation 

None 

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION 

7. STAFF COMMENTS AND COMMISSIONER COMMENTS 

Rob Pyzel stated that the Board of Commissioners approved the Canyon Estates 
project at their last meeting.  Rick Jones asked about the purpose for the Merger & 
Resubdivision process and asked for the NRS reference.   

Dave Snelgrove said the Board of Commissioners also approved the zone change for 
Wilford Cox, at their last meeting.  He said staff if still working on Title 15 and code 
enforcement issues. 

Mr. Snelgrove asked to speak with the two advisory board members in attendance, after 
the meeting.  He discussed the struggles staff is having with regulating recreational 
marijuana which was an initiative approved during the last election.  Staff has to develop 
a map to identify certain land uses such as churches, schools, day care centers and 
other community centers so that they appropriately locate retail facilities.  We will be 
looking for information on locating those land uses, from each community through the 
advisory board meetings. 

Doug Bennett said he attended a workshop regarding the development of a master plan 
for the Silver Springs-Stagecoach Hospital District.  He said that district is currently 
involved in that process.   

Betty Retzer said we have received two applications to fill the one vacancy on the 
Planning Commission.  Copies of those applications have been provided to each of the 
members although no action can be taken on any of them.  If there are any concerns 
regarding either of those applicants you should contact the commissioners and be 
heard at their meeting.  Harold Ritter, Mike Hardcastle and Betty Retzer have all applied 
to be re-appointed to their current positions. 

PUBLIC PARTICIPATION 

Mandy Bennett asked if additional community access has been considered in the case 
of a fire or emergency where there is only one or two accesses available.  Rob Pyzel 
said it is the responsibility of the emergency services to address that issue.  He said we 
are trying to make up for some of the mistakes of the past.  He said that in the case of 
this development the developer has already provided all of the improvements 
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recommended for the entire development such as highway widening and providing the 
access onto Bryce St.  Rick Jones said the cutting off the access along the western side 
of this development will be a problem for fire access.  Rob Pyzel said that the adjoining 
property is managed by BLM and there is an additional access onto Pinenut (Wells 
Fargo?). He said there will be discussions in the future regarding a land transfer from 
BLM due to the amount of development surrounding their parcel.   

ADJOURNMENT 

At approximately 11.58 A.M. it was unanimously motioned that the meeting be 
adjourned. 

 

 

 

  

Betty Retzer, Chairperson 

ATTEST: 

 

 

 

 

  
Kerry Page, Planning Assistant 
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LYON COUNTY PLANNING COMMISSION MEETING MINUTES 
JANUARY 10, 2017 

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

PLEDGE OF ALLEGIANCE 

Mike Hardcastle led the Pledge of Allegiance. 

REVIEW AND ADOPTION OF AGENDA 

Audrey Allan made the motion to adopt the agenda as presented. Doug Bennett 
seconded and the motion passed unanimously: (7 ayes; 0 nay; 0 abstentions) 

APPROVAL OF THE MINUTES 

Rick Jones made the motion to continue approval of the minutes until the next meeting.  
Mike Hardcastle seconded and the motion passed unanimously: (7 ayes; 0 nay; 0 
abstention) 

ELECTION OF THE 2017 PLANNING COMMISSION OFFICERS   

Mike Hardcastle made the motion to nominate Betty Retzer for Chairman of the 
Planning Commission for 2017.  Harold Ritter seconded the motion.   

There being no further nominations, the nomination for Betty Retzer as Chairman was 
closed and the motion passed unanimously, by acclamation. 

Audrey Allan made the motion to nominate Rick Jones as Vice- Chairman of the 
Planning Commission for 2017; Mike Hardcastle seconded the motion.   

There being no further nominations, the nomination for Rick Jones as Vice-Chairman 
was closed and the motion passed unanimously, by acclamation. 

Mike Hardcastle made the motion to nominate Audrey Allan for Secretary of the 
Planning Commission for 2017.  Rick Jones seconded the motion.   

There being no further nominations, the nomination for Audrey Allan as Secretary was 
closed and the motion passed unanimously, by acclamation. 

MISCELLANEOUS CORRESPONDENCE 

None.   

PUBLIC PARTICIPATION 

Betty Retzer welcomed Leonard Lake as the newly appointed Planning Commission 
member.  

Jim Dunlap, Mason Valley resident, read a prepared statement entitled “Socialism and 
Fascism”.  The statement is entered into the record by its reference.   

REGULAR AGENDA ITEMS 
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1. THE LANSING COMPANIES, LLC / FLIKKEMA, ALLAN J. & PAULETTE K. – 
ZONE CHANGE (for possible action) – Request to change the zoning on an 
approximately 19.4 total acre parcel, from RR-3T (Rural Residential - 5 acre 
minimum) to SCMU (Suburban Commercial – Mixed Use) in conformance with the 
2010 Comprehensive Master Plan; located off of Spruce Avenue, Silver Springs, NV 
(APN 15-211-03) PLZ-16-0034 

Rob Pyzel, Planner, presented the staff report for this request and stated that staff does 
recommend approval.  Mr. Pyzel said that the property owners are looking toward the 
future completion of USA Parkway and want to be ready to develop the area when that 
opportunity arises. 

Mike Hardcastle stated that the Silver Springs Advisory Board unanimously 
recommended approval of this application.  He added his appreciation for the 
applicant’s inclusion of their future development plans with their zone change submittal.   

Doug Bennett asked for clarification on whether or not the so-called, “unmanned” fire 
station in Silver Springs is actually “manned”.  Dave Snelgrove said that his 
understanding is that the Silver Springs station is being used as temporary office space 
while work is being done on another station.  Jennifer Cleppe, Central Fire, said that the 
Silver Springs station is not a manned station.   

Chris Coombs, representing Lansing Companies, LLC, stated that he agrees with the 
staff report.  Mike Hardcastle asked for clarification on the typical type of development 
done by this company.  Mr. Coombs explained. 

Betty Retzer asked for clarification on the type of multi-family structures being 
considered for future development.  Mr. Coombs explained that they are proposing 2 – 
3 story units, rather than two 3-story units, depending on the demand at the time of 
development.   

Doug Bennett asked if it is the intent of the developer to ensure that any future resident 
recognizes that they will be residing in the immediate proximity of an airport.  Mr. 
Coombs said that the developer has not yet discussed that issue but he said it is typical 
for a developer or builder to disclose that type of information.  Rick Jones reminded 
everyone about the Fernley flood some years back, where homeowners claimed it was 
not disclosed to them that their properties were located below the level of water in the 
TCID drainage easement and they were subsequently inundated with water from that 
ditch.  His point is that disclosure can remedy certain situations prior to them becoming 
an expensive problem for the developer later on.  Rob Pyzel said that there is 
substantial acreage between the airport and this property.  He added that he feels that 
this developer is experienced enough to include noise attenuation measures in the 
construction of the residences.   

Betty Retzer asked if there was anything related to the airport that might affect any 
development in the immediate vicinity.  Rob Pyzel said that the master plan does 
include an airport overlay over the Silver Springs Airport which does require developers 
to consider certain limitations imposed by that overlay.   

Tom Cartwright, Mason Valley resident, asked if there is sufficient water to support this 
and any future development in Lyon County.  Betty Retzer stated that we are 
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considering a zone change application only at this time.  Discussion regarding specific 
development requirements will be discussed during those specific hearings. 

Based on the recommended findings, Rick Jones made a motion to recommend 
approval of the Zone Change request for The Lansing Companies, LLC, from RR-3T 
(Rural Residential - 5 acre minimum w/trailer overlay) to SCMU (Suburban Commercial 
Mixed Use), on 19.85 gross acres, located off of Spruce Ave., Silver Springs (APN: 015-
211-03) all as set forth in the zone change application and supporting documents, 
received by the Community Development Department on December 15, 2016 (PLZ-16-
0034).  Mike Hardcastle seconded and the motion passed unanimously (7 ayes; 0 nay; 
0 abstention). 

2. GOLD COUNTRY ESTATES, UNIT 2A / CPLC NEVADA, INC. – MERGER AND 
RESUBDIVISION INTO A TENTATIVE SUBDIVISION MAP (for possible action) – 
Request to combine two existing (2) parcels totaling 7.48 total acres into 33 
residential lots through the Merger and Resubdivision process into a Tentative 
Subdivision Map for Gold Country Estates, Unit 2A; located off of Kate Peak Rd., 
Dayton (APN 16-405-20 & 19-741-31) PLZ-16-0038 

Rob Pyzel, Planner, presented the staff report for this request and stated that staff does 
recommend approval.  Mr. Pyzel explained that the developer wants to designate this 
project as an attainable housing project.  He added that the zoning on these parcels is 
in compliance with the 2010 Comprehensive Master Plan.  Mr. Pyzel said that a lift 
station is proposed to carry the wastewater over to the Rolling A facility due to the 
properties being in a low area.  This developer is in contact with other adjacent property 
owners also affected by the low area to work together on the lift station.   

Mr. Pyzel stated that Dustin Homan, Road Manager, previously recommended a full-
width construction for Halite Road which abuts the north property line.  After discussions 
with the applicant and staff, Mr. Homan agreed to a half-width road improvement.  Mr. 
Pyzel recommended adjusting the language for condition #12g to read as follows: 

g. The developer shall construct half local street improvements, providing for two (2) 
12 foot asphalt paved travel lanes, curb, gutter and sidewalk, on the south side of 
Halite Road.  Improvements shall meet Lyon County street standards to the 
satisfaction of the Lyon County Road Manager. 

Harold Ritter asked about the maintenance of the required lift station.  Mr. Pyzel said 
that the Utilities Department will be responsible for maintenance although the lift station 
will be initially constructed by the developers that will benefit from the structure.   

Mr. Pyzel provided a descriptive discussion regarding the Attainable Housing restrictive 
covenants as stated in the staff report, its values and/or downfalls.   

Susan Pansky, Rubicon Design Group, provided a visual presentation of the proposed 
project.  She said that Citizens for Affordable Housing previously owned this project.  
The project was originally designed as workforce housing for those with income closer 
to the lower median income for the area.  Mrs. Pansky said this development is almost 
identical to the previously approved project.  She added that there will be an additional 
phase (2b) presented in the near future as a master plan amendment and zone change 
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on 2 adjacent parcels.  Mrs. Pansky said they are in agreement with the conditions 
listed in the staff report including the modified condition #12g, as stated. 

Eddie Hult, Director of CPLC Nevada, LLC, introduced himself and stated his 
experience with this type of housing project.  Mr. Hult explained how Attainable Housing 
operates and the income qualification process for potential homebuyers.  He provided a 
visual presentation of the type of housing that is being proposed.  As shown, the houses 
are built as modular homes but not your typical modular home.  He hinted that there 
may be a company relocating to the area that produces these types of homes.  These 
homes will be Structured Insulated Panel Systems (SIPS) where the walls are built at 
the factory, transported and put in place at the home site.  The walls are foam insulated 
which provide additional energy efficiency in a home.  Mr. Hult said that using this form 
of construction called plug and play, substantially reduces the cost of housing by about 
20%.  He explained the deed restriction which defines the potential resale of the home 
after the initial purchase.  A lengthy discussion followed.   

Doug Bennett asked what the target income is for a homeowner to qualify for this type 
of housing.  Mr. Hult explained that the Home Is Possible program focuses on families 
with annual incomes from approximately $32,000 for two member families to $54,000 
for four member families.  Mr. Hult provided details on how families can qualify through 
certain lenders in Nevada.   

Harold Ritter asked if the foam insulated walls are fire rated.  Mr. Hult said that you get 
triple the fire rating on this type of wall compared to fiberglass insulation.  He continued 
with a discussion regarding the construction of the ceilings and roofs.   

Betty Retzer asked for clarification on the construction of the homes.  Rob Pyzel said 
that it is essentially a manufactured home in that it is constructed in pieces just like a 
stick-built home at the factory, transported to the home site in pieces and put together 
on-site.  It is not the same as a manufactured home as we are accustomed to here in 
Nevada and does not require conversion to real property, etc.   

Harold Ritter expressed concern that the homes will become an eyesore due to the 
inability of lower income people to afford such home-ownership.  Mr. Hult explained that 
there will be CC&Rs in place to regulate those types of situations.  Rob Pyzel stated 
that the applicant’s proposal incentivizes the property owners to maintain the properties 
in that if they choose to stay in the home for a minimum of seven years and then want to 
sell the incentive is there for them to keep up the curb appeal of the home.  A 
discussion followed regarding enforcement of CC&Rs and general code compliance 
issues.  Mr. Snelgrove stated that the county does not enforce CC&Rs as that is the 
duty of the homeowner’s association.   

Rick Jones asked if there is any possibility of engaging adjoining property owners in 
providing full-width improvements on the north line of the property.  Tim Russell, Lumos 
& Associates, explained that part of the process is for Mr. Hult to coordinate the 
necessary easements in that area however, the adjoining property owners can only be 
required to participate at the time of their own developments.  Mr. Snelgrove said that 
staff has had roundtable meetings with the adjoining property owners regarding 
development of those parcels to the north therefore we are hopeful that future 
development will complete the necessary improvements.   
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Doug Bennett asked if the design of the roof on the proposed housing types will cause 
snow to collect in the recessed portions.  Mr. Hult said that the roof slopes to the rear of 
the house so snow will not collect in those areas.  Mr. Bennett asked about the 
construction timeline.  Mr. Hult said that they hope to install the lift station in spring and 
because there is very little horizontal improvements required such as streets, etc. they 
hope to be done by the end of June with the vertical construction being the homes, to 
commence around July or August.   

Harold Ritter asked if the proposed multi-family housing will be of the same construction 
type.  Mr. Hult said that the apartments will be stick-built, garden apartments and the 
townhomes will be similar to the plug and play homes.  The architecture will be 
somewhat uniform.   

Betty Retzer asked that the wild horses be considered in the design of the project.  Mr. 
Hult said that the horses will be kept out as it is designed to be a closed development.   

Robert Johns, Dayton resident, asked who will be providing the inspections for this type 
of development, wondering if State of Nevada, Manufactured Housing will have to be 
involved.  Eddie Hult explained that these structures are modular and not considered 
manufactured homes.  He added that all the manufacturing of the panels will be done in 
another area of Lyon County and put together at the home-site, as was previously 
stated.   

Tom Cartwright, Mason Valley resident, expressed his concern for the lack of water in 
Lyon County.   

Mike Hardcastle made a motion recommending approval of the request for the Merger 
and Resubdivision to a Tentative Map for the Gold Country Estates Phase 2A 
Subdivision in Dayton, as identified on Assessor’s Parcel Map 016-405-020 and 019-
741-031 (PLZ-16-0038), based on the recommended findings and subject to the 
following 30 conditions, as modified by mutual agreement between the applicant and 
staff: 

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

2. The developer is required to dedicate water rights of sufficient quantity to adequately 
serve the development prior to recordation of a final map or if recording a series of 
final maps for the project, sufficient water rights for each phase of the subdivision 
prior to recordation of each serial final map for the project. 

3. The developer 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 map or first in a series of final maps for the project site. 

4. 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 a final map or first in a series of final maps for the project site. 

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

6. Required recording fees to be paid at time of recording map. 
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7. A phasing plan must be submitted prior to the recordation of the first final map if the 
development is to be phased. 

8. The developer 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 submittal of a final map or first in a series of final maps 
for the project site for recordation. 

9. The developer 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 recordation of a final map or 
first in a series of final maps for the project site.  

10. The developer 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 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 a final map or each final map in a series of final maps for the project site, 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. 

11. All on-site sewer improvements will be required to comply with the sewage collection 
and disposal standards as listed in Chapter 11.07.09 and 11.07.10 of the Lyon 
County Code. All on-site sewer improvements are to be installed by the developer to 
the satisfaction of the Utilities Department Director and County Engineer prior to 
recordation of a final map or first in a series of final maps for the project. Any off-site 
sewer improvements necessary to collect and pump sewage will also be required to 
be installed by the developer (e.g., sewer lift station and pump main line) to the 
satisfaction of the Utilities Department Director and County Engineer prior to 
recordation of a final map or first in a series of final maps for the project. The 
developer shall acquire any necessary off-site sewer easements for the off-site 
improvements to the satisfaction of the Utilities Department Director and County 
Engineer prior to recordation of a final map or first in a series of final maps for the 
project.   

12. The developer 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. The developer 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. The developer shall obtain all necessary encroachment permits and approvals as 
well as coordinate and comply with the requirements of the Roads Department;  
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b. The developer shall design the street alignments in compliance with AASHTO 
standards to the approval of the Road Superintendent; 

c. The developer shall install all required signage, striping and traffic control 
improvements in compliance with Lyon County requirements; 

d. The developer shall install street lighting in compliance with the requirements of 
the Roads Department; 

e. The developer shall submit a detailed geotechnical report with the final map(s) 
for the project that includes roadway structural sections and the structural section 
calculations demonstrating that the proposed structural section is adequate to 
support the weight of the anticipated traffic;   

f. The developer shall provide a slurry seal onto the streets and roadways in 
compliance with the current County standards every five (5) years from the date 
of installation of asphalt concrete paving of the subdivision’s streets and 
roadways until such time as the subdivision is 90% completed and the County 
accepts the offer for dedication for the rights-of-way for all streets and roadways 
within the subdivision; and 

g. The developer shall construct half local street improvements, providing for two 
(2) 12 foot asphalt paved travel lanes, curb, gutter and sidewalk, on the south 
side of Halite Road.  Improvements shall meet Lyon County street standards to 
the satisfaction of the Lyon County Road Manager. 

13. The developer 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. 

14. The developer shall comply with Lyon County’s 1996 drainage guidelines (as revised 
2006). The developer shall demonstrate that the proposed storm 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 or first in a series of final subdivision maps. 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.  

15. The developer shall demonstrate to the satisfaction of the County Engineer, the 
County Utilities Department Director, and the Community Development Director that 
the design of the stormwater facilities necessary to protect the public include but not 
limited to the following: 

a. The developer 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 or first in a series of final maps for this project.  
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b. The developer shall clean out the existing stormwater facilities into which this 
development will add stormwater to the satisfaction of the County Engineer, 
Road Superintendent, Utilities Director and Community Development Director 
prior to approval of a final map for the project.  

c. The developer 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 
building permit for the project site. 

d. The developer 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 map or 
first in a series of final maps for the project site. 

16. The developer 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 
map or first in a series of final maps for the project site. 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 Community Development Director’s 
satisfaction prior to the issuance of a Certificate of Occupancy will be allowed in any 
single family residence for this project. 

17. The developer 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. 

18. The developer shall comply with County requirements, in accordance with Chapter 
11.07 of the Lyon County Code, and submit for a site improvement permit (which 
incorporates the mass and fine grading of the site) be obtained for any site 
development work prior to any disturbance occurring on the subject site. 

19. No lot shall be offered for sale or sold prior to recordation of a final map which 
creates the lot in question. 

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

a. No building permits shall be accepted for processing until a final subdivision map 
or first of a series of final maps 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 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: 
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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. 

22. 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. 

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

24. 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. 

25. The developer 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.  

26. The developer 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:  

a. No loud music;  

b. No alcohol or drugs;  

c. Dispose of personal trash and site debris;  

d. Clean up any mud and or dirt that is deposited from the construction parcels onto 
the streets; and  

e. No burning of construction or other debris on the property. 

27. 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. 

28. The developer shall submit for review and approval by the District Attorney and the 
Community Development Department the attainable housing restrictive covenant 
prior to approval of the final map or first in a series of final maps for the project. 

29. Approval of the tentative map shall lapse unless a final map or the first in a 
series of final maps for the project site is presented to the Board of 
Commissioners within four (4) years from the date of such approval. The Board 
of County Commissioners, with the recommendation of the Community Development 
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Department, may grant to the developer a single extension of not more than two (2) 
years to record a final map or first in a series of final maps for the project site. 

30. The developer shall provide the final subdivision map (or each final maps if 
recording a series of final maps) for the project site 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.  

Audrey Allan seconded and the motion passed unanimously (7 ayes; 0 nay; 0 
abstention). 

3. WOODBRIDGE ESTATES / DAYTON 2015, LLC / KUHN, RUSSELL & 
JEANNINE, TRS. – TENTATIVE PLANNED UNIT DEVELOPMENT ZONE 
CHANGE (for possible action) – Request for tentative approval of a Planned Unit 
Development Zone Change from RR-2T (Rural Residential – 2 acre min.) on APN 
16-025-03, E-1 (First Estates Residential-12,000 sq. ft. min.) on APN 16-025-04, and 
C-2 (General Commercial) on APNs19-193-01, 19-193-02 & 19-193-03, to 
Woodbridge Estates PUD, all on approximately 115.87 total acres; located off of 
Highway 50 at South Rainbow Dr., Dayton (APNs 16-025-03; 16-025-04; 19-193-01; 
19-193-02; and 19-193-03) PLZ-16-0039 

Rob Pyzel, Planner, began by clarifying that this request is for tentative approval of a 
Planned Unit Development, which has two stages.  The first stage is to review the 
development for compliance with master plan, zoning and lots sizes, etc.  The second 
stage will present the tentative subdivision map for this project.   

Mr. Pyzel reminded the commission that this PUD had been previously approved 
approximately a year ago, however, the number of lots was too much of a lift for the 
extension of the existing infrastructure to the site causing the development to cease.  
The property owner to the east acquired this parcel, as well as the other parcels 
included in this application.  This provided sufficient property and development potential 
to allow for the type of improvements and infrastructure necessary for this project to 
proceed.  Mr. Pyzel continued to provide additional design details for this mixed-use 
project.  He referred to a design detail provided by the project engineer of which a copy 
was provided to the Planning Commission members this morning.  Mr. Pyzel said that 
the developers have agreed to establish a landscape maintenance type of association 
to provide maintenance, by the homeowners, for the open space and storm drainage 
areas.  He said the property owner is looking to associate with the adjacent Riverpark 
Landscape Maintenance Association.  Mr. Pyzel said that the architectural standards for 
this project are somewhat light which has been addressed in the Errata sheets attached 
to the staff report.  He added that staff does recommend approval for this project, 
subject to the final approval application including the changes recommended in the 
Errata sheets.  A lengthy discussion followed regarding the Landscape Maintenance 
Association and the contents of the design manual.   

Betty Retzer asked if the tentative map approval will include all of the typical approval 
conditions normally included with this type of application.  Mr. Pyzel said yes.   
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Betty Retzer disclosed that Chris Baker of Manhard Consulting did contact members of 
the Planning Commission yesterday.  She stated that we are still bound by the 
requirements found in Title 10 of the Lyon County Codes and asked what the status of 
the adoption of Title 15 is, in relation to how this application is being tied in with the yet-
to-be-adopted codes.  Rob Pyzel said he has talked to Mr. Baker about this very 
situation.  He said that basically, this is a PUD which allows a developer to combine a 
variety of design standards and land uses, using information from other jurisdictions 
which will then become the zoning document for this development.  Dave Snelgrove, 
Community Development Director, added that when a developer designs a PUD they 
are essentially writing their own zoning document and provides a developer a lot of 
flexibility and diversity in land uses and project design.   

Chris Baker, Manhard Consulting, explained that the basis for the request for the PUD 
is to provide some commercial uses along the Highway 50 corridor.  He said this is an 
extension of the already approved Riverpark subdivision.  Mr. Baker said that the 
developer is essentially presenting a trade off by, for example, reducing residential 
densities and building heights in exchange for allowing more commercial uses.  
Discussion followed.   

Doug Bennett asked if the commercial mixed use is expected to be in support of the 
residential areas.  Chris Baker said that is the way the project is designed and is the 
basis for this entire request.  Mr. Baker said Mrs. Retzer mentioned, during their phone 
call yesterday which was disclosed earlier, the it is desirable to have a area where you 
access the commercial component from the residential lots without having to enter onto 
the highway so that kids could safely ride their bicycles to the store and added that this 
is what they are trying to provide with this development.  He said, throughout all of the 
other developments recently considered, there really hasn’t been an opportunity to 
provide a neighborhood commercial zone to support all of the residential development.  
They are looking to enhance the quality of living for that area with this development.  Mr. 
Bennett mentioned that the commercial portion is the final phase of the development 
and is concerned that because the residences will be already established there will be 
dust and noise complaints stemming from construction of that commercial portion, even 
though it will be to the resident’s benefit.  He asked if the phasing could be rearranged 
so that the commercial could commence earlier or alongside the residential 
construction, or is it that the commercial has to come last because it can’t support itself 
without the residential in place.  Chris Baker said that the phasing plan is required by 
Title 10’s PUD ordinance and it was proposed more from the standpoint of access to 
and the availability of the existing infrastructure.  Mr. Bennett asked if there is plan for a 
perimeter fence or wall.  Mr. Baker said that Title 10 does require a separation between 
uses.  He said what they are trying to avoid is having a residential fence and then a 
commercial use.  The project has been designed to provide a separation which consists 
of a landscaped, 15’ buffer between uses and will sit on the commercial side of the wall 
and will be the responsibility of that end user to maintain.  Mr. Pyzel said there will also 
be a separation wall between the mixed use areas and the residential areas.  Betty 
Retzer asked if there will be separation fencing or a wall between the existing residential 
development on both the east and west property lines.  Mr. Baker said there will be 
some sort of fencing although the fence type has not yet been determined.   
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Discussion followed regarding the purpose of the various open spaces and how they 
could correct much of the drainage issues for this development.  Mr. Baker said that the 
area where the trails and open spaces are indicated is very much recognized right now 
as recreational space and they want to continue that opportunity.   

Betty Retzer asked about the mention of “street trees” on page 24 of the PUD handbook 
wondering if the homeowners should have to be responsible for maintenance of those.  
Chris Baker said that the street tree section only applies to the mixed-use areas.  Ms. 
Retzer asked if an elaborate entryway is still going to be constructed and will it be 
landscaped.  Mr. Baker said the maintenance of the buffer area which runs along the 
property frontage will fall under the responsibility of the commercial users and not with 
the residential home owners.  Discussion followed.  Mr. Baker stated that this master 
developer owns several properties within the area therefore they also own sufficient 
water rights to develop all of their land as proposed.  “Intent to Serve” letters have been 
provided by Lyon Utilities which states their intent to provide municipal water and sewer 
connections and services to the development.   

Betty Retzer asked if the drainage around the NDOT station that is located at the front 
of the project, along the highway, will be diverted.  Chris Baker said that the drainage 
from the NDOT station has been designed so that it will not negatively affect this 
development.   

Rick Young, resident of Dayton, is concerned about the drainage onto his property 
which is close to this development.  He is also concerned about the amount of water 
that will be required for all of the new development moving into the area as well and the 
sanitation plant that, he feels, will have to be redesigned to be able to handle the 
additional wastewater.   

Jon Bircheff, owner of Carson Plains north of Highway 50, is also concerned about 
drainage.  He added that he remembers this particular property being designated as a 
“wild horse area” by the Board of Commissioners, some time back and asked when that 
changed.  He said it was agreed at that time that the entire Riverpark area was to 
remain a wild horse area and he has a map somewhere showing that designation.  Rob 
Pyzel responded that there is no such designation on any county approved map and no 
such designation made by any federal agencies because this is all privately owned 
property.  Mr. Pyzel said he would be interested in seeing the document referred to by 
Mr. Bircheff.  Mr. Bircheff said the property was originally owned by the Borda family 
who gave it to Bureau of Land Management (BLM) “on a tax deal”.  He doesn’t know 
who acquired it from BLM.  Mr. Bircheff said he is concerned that the water will run 
behind all of the properties in this development and cause flooding.  He suggested that 
drainage ditches be constructed behind the homes.  Mr. Pyzel said that it is incumbent 
upon the applicant to address drainage and feels that this applicant has sufficiently 
done that with the addition of channels and storm drainage construction.  Mr. Bircheff is 
also concerned with the additional residential development in the area and especially 
the multi-family development.   

Robert Johns, adjacent property owner to the east, also expressed his concern about 
the drainage across this property. He feels that what is being proposed will not be 
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sufficient to mitigate the potential for flooding in the area.  He suggested that a hydraulic 
report be provided so that the existing flooding situation can be addressed. 

Jim Dunlap, Mason Valley resident, expressed his displeasure that staff is using codes 
from Title 15.  He feels that decisions should be based solely on Title 10.  Dave 
Snelgrove responded that the developer is following the requirements of the PUD 
ordinance within Title 10, which allows a developer to utilize some concepts and ideas 
from other sources as they are basically writing their own zoning ordinance.  Mr. Dunlap 
is also concerned with the apparent lack of water available for all of the new 
development in Lyon County.   

A lengthy discussion followed regarding drainage and how it is a county wide problem 
that will need to be addressed by the Board of Commissioners as part of a larger 
project.  It was stated that individual developers can only mitigate the potential problems 
on their own properties without causing drainage onto adjacent parcels.  Chris Baker 
stated that this developer has taken extra steps with this development to mitigate the 
drainage issues.   

Rick Jones asked if anything has been brought before the commission regarding 
drainage or stormwater run-off that would cause this commission to consider a 
continuance so that these issues can be looked at further.  Rob Pyzel said he has not 
seen nor heard anything today that would change his recommendation as stated in the 
staff report.  He said he still recommends approval subject to the errata sheet being 
included as part of the final approval of the PUD.  Chris Baker feels that the question 
brought up by Mr. Jones would be best addressed at the tentative map stage.  Dave 
Snelgrove clarified that the request today is primarily to define a zoning change 
ordinance for this PUD.   

Based on the recommended findings, Mike Hardcastle made a motion recommending 
approval of the request for the tentative approval of the Woodbridge PUD Zone 
Change request for Dayton 2015 LLC/Russell & Jeannine Kuhn, Trustees of the Kuhn 
Trust, from E-1T (First Estates Residential – 12,000 square foot minimum with MH 
Overlay), RR-2T (Rural Residential - 2 acre minimum with MH Overlay) and C-2 
(General Commercial) to PUD (Woodbridge Estates Planned Unit Development) on 
115.9 gross acres generally located on the south side of Highway 50 between La Fond 
Ave. and Mark Twain Ave., Dayton (APNs: 016-025-03/-04 and 019-193-001/-002/-003) 
as set forth in the PUD zone change application and supporting documents, received by 
the Community Development Department subject to incorporation, within the final 
approval application, of the corrections as listed in the errata sheets included as a part 
of the staff report (PLZ-16-0039). 

Harold Ritter seconded and the motion passed unanimously (7 ayes; 0 nay; 0 
abstention). 

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

4. Public participation 

Jim Dunlap, Mason Valley resident, provided a pamphlet of information regarding six 
counties that are suing the BLM for not following the law which requires their 
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coordination with county governments.  He said the lawsuit states that counties are only 
provided the same rights as citizens when it comes to comment periods and Mr. Dunlap 
wants to see Lyon County join in on that lawsuit so that the rights of our farmers, 
ranchers and miners can be protected.   

Betty Retzer thanked Mr. Dunlap for initiating this discussion.  She said this board has 
put in a lot of effort in developing this policy and was going to ask if Lyon County has 
ever had to put our policy into practice.  Mr. Dunlap said that Lyon County has had a 
Public Lands Management Advisory Board since 1983 though he has not seen them 
accomplish anything. 

Tom Cartwright, Mason Valley resident, feels that this board should be made up of 
citizens who are actually affected by the rules that are imposed upon them by the 
federal agencies, such as miners, ranchers and farmers.  Betty Retzer said in her 
opinion, the issues faced by this advisory board blend well with Planning Commission 
issues.  Discussion followed.  Rob Pyzel stated that the previous board was disbanded 
by the commissioners due to issues of discord among the members.  Mr. Pyzel feels 
that the Planning Commission is appropriately dealt responsibility for public lands 
issues due it typically deals with land use such as access, etc.  He does not see the 
need to develop another, separate advisory board.   

5. Discussion and possible action regarding the annual review of the Lyon County 
Public Lands Policy with comments and recommendations to be forwarded to the 
Board of Commissioners (for possible action) 

Dave Snelgrove, Community Development Director, recommended that each member 
of this board should forward written comments and/or revisions to staff for consideration 
at our next meeting. 

Harold Ritter asked staff to provide an update on the impact of BLM’s new rules 
regarding coordination with counties and how the ruling will affect our Public Lands 
Policy.  He is concerned that the new ruling will negate our policy.  Mr. Ritter suggested 
the addition of a landscape maintenance element to our policy because we are talking 
about maintenance of open spaces within subdivisions which essentially become public 
lands.   

Audrey Allan said that the purpose of our policy and its powers should be reinforced in 
the document.   

6. Board member comments 

Harold Ritter stated that he has talked with the County Manager regarding inviting a 
representative from NACO to provide a presentation on BLM’s RS2477 access roads in 
a joint workshop between the Commissioners and the Planning Commission.   

Betty Retzer said she has not had time to read the entire document provided by Mr. 
Dunlap but expressed her concern for its content.  She suggested that each member 
read through the text and provide comments to staff for consideration.  Rob Pyzel 
reminded the board that the lawsuit is brought by 7 counties in Utah and that there were 
several counties that opted not to participate.  He said that he has always had a good 
working relationship with the BLM and has found them to be responsive to his 
concerns.  Dave Snelgrove agreed with Mr. Pyzel.  Discussion followed.   
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Mr. Snelgrove mentioned he is trying to organize a presentation on the Fallon NAS land 
withdrawal, which will be a joint workshop with the Board of Commissioners and 
possibly at our next meeting. 

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

Betty Retzer reiterated to the board that comments regarding the handout provided by 
Mr. Dunlap or revisions to our Public Lands Policy should be emailed or forwarded to 
staff by next Monday.   

Dave Snelgrove said staff will incorporate the comments into one document for review 
at next month’s meeting. 

Doug Bennett asked if there is consideration to be taken in rewording the policy so that 
it has “teeth” enough to protect Lyon County’s interests and receive confirmation from 
the commissioners and the District Attorney that they are willing to fight that fight.   He 
is concerned that those powers will not support our efforts.  Audrey Allan and Betty 
Retzer said we have been charged with this duty and should proceed as directed.  
Harold Ritter said that is why he wants staff to investigate how much strength this policy 
does provide because he is of the understanding that our policy provides the county 
standing to be a the table during discussions on rulings that would affect the county 
rather than enforcement power.  Betty Retzer said that the document provides the 
County Commissioners a pathway to follow and an opportunity to be heard by the 
federal agencies which we never had before.  Discussion followed.   

8. Public participation 

Jim Dunlap said that the county has already been provided “teeth”.  He quoted Article 1-
Section 8-#17 of the US Constitution and NRS 328.075.   

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION 

9. STAFF COMMENTS AND COMMISSIONER COMMENTS 

Rob Pyzel stated that the Board of Commissioners approved each of the Planning items 
presented to them at their last meeting. 

Rick Jones recognized that the federal agencies are public lands managers and not 
public lands owners.  He feels it is incumbant upon this board to challenge the 
Secretary of the Interior’s orders and any Executive orders that go against the concept 
of these lands being owned by the public rather than the federal agencies.  He 
expressed support for expanding this board’s efforts regarding concepts that will 
challenge land grabs by politicians.  Discussion followed.   

Dave Snelgrove discussed the mapping effort by staff which is attempting to identify 
sensitive land uses in association with the new recreational marijuana legislative 
initiative.  Staff made presentations to the various advisory boards requesting input from 
the public about the location of those sensitive land uses such as churches, schools and 
daycare facilities, so that we can prepare for the upcoming ordinances that will need to 
be developed.  Rob Pyzel also provided comments relating to this issue.  He said the 
latest initiative allows growth of marijuana in private residences providing they are 
outside a 25 mile radius of an approved retail facility.  The Sheriff’s concerns lie with the 
attempt to enhance growth of the plants in a private residence, by the possible misuse 



16 

 

of butane or other dangerous materials.  Mr. Pyzel said we need direction from the 
commissioners on how the new ordinances should be addressed.   

PUBLIC PARTICIPATION 

Tom Cartwright expressed his appreciation for the work done by the Planning 
Commission. 

ADJOURNMENT 

At approximately 12:40 P.M. it was unanimously motioned that the meeting be 
adjourned. 

  
Betty Retzer, Chairperson 

ATTEST: 

  
Kerry Page, Planning Assistant 
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STAFF REPORT 

Lyon County Planning Commission 

PLZ 17-0001 Special Use Permit to re-establish an aggregate excavation (sand and gravel) 
facility including the use of heavy construction equipment, rock crushing, and 
stockpiling of sand and gravel on-site in the M-1 zoning district on a portion of 
an approximately 130.90 total acre parcel; located at 3750 E. Highway 50, Mark 
Twain area of Dayton, NV (APN 016-401-075) PLZ-17-0001.  

Meeting Date: February 14, 2017 

Owners: Chase Property Group, LLC 

Applicant: Q & D Construction 

Area Location: Dayton 

Parcel Number: (APN) 016-401-075 

Master Plan: Open Space, Low Density Residential and Suburban Residential 

Zoning: M-1 (General Industrial) and RR-5 (Fifth Rural Residential District – 20 acre 
minimum lot size) 

Case Planner: Rob Pyzel 

Community Development Director Approval:  

    

REQUEST: 

The applicant has submitted a special use permit application in order to re-establish the use of 
this property as a sand and gravel pit with the previously approved accessory uses typically 
associated with the extraction and processing of aggregate materials for use in development 
including excavation equipment, water trucks, crushing and screening equipment and 
transportation equipment associated with delivering the aggregate materials to job sites.  

In order to re-establish the aggregate pit operation and its accessory uses, approval of a new 
special use permit is required. The applicant and current property owner wish to begin operation 
of the aggregate pit as the local building economy is seeking aggregate for new construction 
projects. 

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.  
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RECOMMENDED MOTION:  

I move that the Lyon County Planning Commission recommend approval of the special 
use permit for Q & D Construction/Chase Property Group, LLC to re-establish the 
operation of an existing aggregate pit and its accessory uses including the use of heavy 
construction equipment, rock crushing, and stockpiling of sand and gravel on-site in the 
M-1 zoning district on a portion of an approximately 130.90 total acre parcel; located at 
3750 E. Highway 50, Mark Twain area of Dayton, NV (APN 016-401-075) PLZ-17-0001, based 
on the findings and subject to the recommended conditions of approval contained in the 
staff report. 

Findings: 

A. The proposed continuation of the use at this specific location is consistent with the general 
purpose and intent of the applicable zoning district regulations. 

B. The proposed continuation of the use will not be detrimental to the use, peaceful 
enjoyment, economic value, or development of the surrounding properties or the general 
neighborhood and is compatible with and preserves the character and integrity of adjacent 
development and neighborhoods or included improvements or modifications either on-site 
or within the public rights-of-way to mitigate development related to adverse impacts such 
as noise, vibrations, fumes, dust and glare. 

C. The proposed continuation of the use will not be detrimental to the public health, safety 
convenience and welfare. 

D. The proposed continuation of the use will not result in material damage or prejudice to 
other properties in the vicinity. 

Recommended Conditions of Approval: 

1. The applicant shall comply with all Lyon County, state and federal rules and regulations 
as they apply to this special use permit. 

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

3. The applicant shall acquire all Lyon County, state and federal permits necessary for the 
operation of the aggregate pit and its accessory uses as well as obtain all of the necessary 
public inspections. 

4. Prior to any development activity as defined in Section 12.01.05 of Title 12 occurring on 
the property that is located within an AO zone, the applicant shall secure approval of a 
flood plain development permit through the County Engineer.  

5. The applicant shall meet all traffic control requirements placed on the business enterprise 
by the Nevada Department of Transportation, the County Engineer, the Lyon County Road 
Manager, special purpose districts and any other jurisdictions with approval authority. 

6. The applicant shall comply with Central Lyon County Fire Protection District requirements. 
The site’s access and circulation in and around any structures, storage areas and parking 
areas shall comply with the County and Central Lyon County Fire Protection District 
access and turning radius standards. 
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7. The applicant shall provide evidence of the approval of the Nevada Department of 
Environmental Protection for an air quality permit.  

8. The applicant shall maintain a Lyon County business license for the use while occupying 
the site. 

9. No other business except that covered under this special use permit will be allowed on the 
property. 

10. The hours of operation shall be limited to 7:00 a.m. to dusk. 

11. If extra hours of operation are necessary for a specific construction job or to deal with a 
natural or man-made disaster, then the operator submit a request for extended hours of 
operation (including the reason why the extended hours are necessary as well as the 
anticipated duration of the extended hours of operation) to the Community Development 
Director to approve. The operator shall notify the surrounding property owners in Lyon 
County within a ¾ mile distance of the property’s boundary of all extended hours of 
operation requests. These extended hour of operation notifications shall include the 
potential impacts (noise, site lighting, dust, etc.) due to the requested extended hours of 
operation as well as including the reason for the extended hours and the anticipated 
duration of the extended hours. 

12. No signage is approved as a part of this Special Use Permit. 

13. If outdoor lighting is to be provided, the lighting shall comply with the outdoor lighting 
requirements in Section 10.20 of the Lyon county Code. 

14. The applicant shall comply with the Lyon County 1996 drainage guidelines as amended. 

15. The applicant shall maintain Americans with Disabilities Act (“ADA”) compliant restroom 
facilities at all times during the operation of the aggregate pit and provide evidence to the 
satisfaction of the Community Development Director of the provision of such facilities prior 
to the issuance of the Special Use Permit. 

16. The aggregate pit shall be allowed a maximum of length of three (3) years gap in operation 
before the aggregate pit is considered to be abandoned at this site. This extended time 
frame is subject to annual statements by the applicant that the operation is still desired 
and will restart once demand surges. However at the end of the three-year time frame, if 
the aggregate pit is not in full operation mode (versus minimal operation or maintenance 
modes), the use shall be considered abandoned and this special use permit approval 
expired. 

17. No change in the terms and conditions of the special use permit, as approved shall be 
undertaken without first submitting the changes to Lyon County and having them modified 
in conformance with Lyon County Code. 

18. The substantial failure to comply with any conditions imposed on the issuance of the 
special use permit or the operation of a special use permit 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. 
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PROPERTY INFORMATION: 

Location:  

The subject site is located at 3750 E. Highway 50, Dayton, NV. 

Size:  

The subject site is approximately 130.9 acres in size. 

BACKGROUND:  

The subject property is generally located in Dayton on the north side of Highway 50 between Enterprise 
Way and Riverboat Road, southwest of the Canyon Estates and Mark Twain Estates subdivisions. 

 

The original aggregate pit was originally established with the approval of a special use permit application 
heard in conjunction with a rezoning request in January 1983. The property ownership changed hands in 
1990 which was reviewed through the Special Use Permit review process. However, the pit has been 
inactive since the Special Use Permit was revoked due to a lack of activity on the site in 2014.  

The applicant (Q & D Construction) and the property owner (Chase Property Group, LLC) now wish to re-
establish and operate the aggregate pit again. The regional construction economy starting to grow and 
the applicant is seeking sources of aggregate for new construction projects as well as to repair recent 
flooding damage.  

The applicant has submitted a special use permit application in order to re-establish the use of this 
property as an aggregate pit with the excavation and processing of aggregate materials occurring on-site.  
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The existing top-of-slope of the abandoned aggregate pit is shown in green and the proposed area of 
excavation top-of-slope is shown in red: 

 

Operations: The facility will include the use of excavation equipment (loaders, excavators and bulldozers), 
crushing and screening equipment, washing equipment, water trucks, a loader scale and transportation 
equipment (semi-trucks and dump trailers). Aggregates including sand, gravel, rocks and boulders will be 
extracted from within the project boundaries. The processing will include (as required by the product type) 
crushing, washing, screening and stockpiling of the materials. The different material types will also be 
stockpiled into segregated locations within the property to be loaded into the semi-trucks’ dump trailers 
for transportation to the individual construction sites. The applicant has stated that they are not proposing 
to include either an asphalt hot mix plant or a concrete batch plant as a part of the aggregate operation at 
this site (the original 1983 approval of the aggregate pit included an asphalt hot mix plant as well as a 
concrete batch plant on-site). 

The aggregate pit would only operate on an as-needed basis when the materials are necessary for a 
specific job. The proposed hours of operation are from 7:00 a.m. to dusk. The applicant is not proposing 
to utilize site lighting as operations will cease when the sun sets.  

If extra hours of operation are necessary for a specific construction job or to deal with a natural or man-
made disaster, then staff recommends that the operator submit a request for extended hours of operation 
(including the reason why the extended hours are necessary as well as the anticipated duration of the 
extended hours of operation) to the Community Development Director to approve. Even though the 
nearest residence is located approximately 1,260 feet north of the property in the Mark Twain Estates 
Phase 3 subdivision, staff believes that the operator should notify the surrounding property owners in Lyon 
County of all extended hours of operation requests. This extended hours of operation request should 
include the potential impacts (noise, site lighting, dust, etc.) due to the requested extended hours of 
operation as well as including the reason for the extended hours and the anticipated duration of the 
extended hours. The notification should be sent to property owners within a ¾ mile distance of the 
property’s boundary. County staff can assist in creating the notification list from the County GIS mapping 
tools. For reference, a ¾ mile radius from the boundaries of the property looks like this: 


