LYON COUNTY PLANNING COMMISSION
TUESDAY, FEBRUARY 10, 2026
9:00 AM
LYON COUNTY ADMINISTRATIVE COMPLEX
27 S. MAIN STREET
YERINGTON, NV 89447

Join Zoom Meeting
https://us02web.zoom.us/j/86099991604?pwd=czk2NFhtUXViZ3d3Y Ws4NGANTFJLUT09
Meeting ID: 860 9999 1604
Passcode: 520573
One tap mobile
+17193594580,,810733629594,,,,*471259# US
Dial by your location
+1 408 638 0968 US (San Jose)

Planning Commission meetings are open to the public and members of the public may attend in person and the
meetings are also virtual and the public may attend via Virtual Zoom.

Public Comment: Lyon County allows the following alternatives for public comment. If you are attending the
virtual Zoom meeting, public comment may be provided by raising your hand and requesting to provide public
comment. This can occur in several ways, including by dialing *9 from your phone to raise your hand and request tc
speak for public comment. To unmute yourself, dial *6. You can also provide public comment for this meeting by
sending an email to countyclerks@lyon-county.org, the day prior to the posted meeting date. Be sure to type,
PUBLIC COMMENT, in the subject line.

Written public comments may also be mailed to the Lyon County Community Development Office at 27 S. Main
Street, Yerington, Nevada 89447, but all public comments must be received prior to the date of the meeting if the
comments are to be included in the supplemental materials. Any written public comment received the day of the
meeting will be compiled and added as supplemental materials to the County's website and distributed to the
Planning Commission within 24 hours after the meeting. Members of the Public may attend the meeting in person a
the Greg Hunewill Lyon County Commission Chambers, 27 S. Main Street, Yerington, Nevada.

1. Roll Call
2. Pledge of Allegiance

3. Public Participation (no action will be taken on any item until it is properly agendized) - 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.

4. Review and Adoption of Agenda (for possible action)
5. For Possible Action: Approval of Minutes

5.a For Possible Action: To approve the minutes from the January 13, 2026 meeting.

e January 13, 2026 Minutes
6. Advisory Board Reports
7. Public Hearing Items

7.a  For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from GDA Degree Inc. for a Zoning Map Amendment to amend the Zoning Map split-zoned
designations from the Title 10 districts of Limited Commercial District (C-1) and Fifth Rural Residential
District (20 Acres) (RR-5) to the Title 15 district of Rural Residential, 20 Acre Minimum (RR-20), for
an 18.00-acre parcel located at 20 Hoye Canyon Road in Smith Valley (APN 010-631-32), PLZ-2025-
102.

e Staff Report
e Backup
e PowerPoint Presentation

7.b  For Possible Action: To approve the request from GDA Degree Inc. for a Tentative Parcel Map to merge
and re-subdivide three (3) parcels into three (3) parcels with differing acreages, the smallest being 3.72
acres, located at 20 and 30 Hoye Canyon Road and 2805 Hwy 208 in Smith Valley (APNs 010-631-32,
-33, and -37); PLZ-2025-107.

e Staff Report
e Backup
e Item 7.b and 7.c PowerPoint Presentation

7.c  For Possible Action: To approve the request from GDA Degree Inc. for a Tentative Parcel Map to merge
and re-subdivide four (4) parcels into four (4) parcels with differing acreages, the smallest being 3.96
acres, located at 20, 40, 50, and 80 Hoye Canyon Road in Smith Valley (APNs 010-631-34, -35, -36 and
Parcel 3 from TPM 1); PLZ-2025-103.

e Staff Report
e Backup

7.d For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Microsoft Corporation for a Conditional Use Permit to construct a 345/120-kilovolt
electrical substation, two high voltage power lines, and other associated infrastructure for the Nighthawk
Substation over approximately 32.59 acres of five parcels with Neighborhood Commercial (NC) zoning
located north of US Highway 50 in Silver Springs at 1200 W US Highway 50 (Portion of APN 015-141-
13 and 018-551-03, 018-551-04, 018-552-01, 018-552-02); PLZ-2025-109.

Staff Report

Backup

Public Comment

PowerPoint Presentation


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3866854/January_13__2026_FINAL_Minutes_-_LN_Edits.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888941/2026.02.10_Garmsland_Limited_ZMA_PC_SR_PLZ-2025-102.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892184/Backup_Garmsland_ZMA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3909945/Item_7.a_Garmsland_Limited_ZMA_PLZ-2025-102_PC_2026.02.10.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888950/2026.02.10_Garmland_Limited_LLC_TPM_No.1_PLZ-2025-107_SR_PC_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892188/Backup_Garmsland_TPM_No_1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3909949/Item_7.b_and_7.c__Garmsland_Limited_TPM_PLZ-2025-107_and_-103_PC_2026.02.10.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888959/2026.02.10_Garmland_Limited_LLC_TPM_No.2_PLZ-2025-103_SR_PC_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892191/Backup_Garmsland_TPM_No_2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3885388/PLZ-2025-109_Nighthawk__CUP__1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3885390/Backup_Combined_2.10.26_PC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893348/eoiscanner1_gmail.com_20260203_152000.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3909956/Item_7.d_PLZ-2025-109.pdf

T.e

7f

7.g

7.h

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Microsoft Corporation for a Conditional Use Permit to construct a 120-kilovolt electrical
substation and other associated infrastructure over approximately 18.70 acres of two parcels with
Neighborhood Commercial (NC) zoning located north of US Highway 50 in Silver Springs at 1200 W
US Highway 50 (Portion of APN 015-141-13 and 015-141-04); PLZ-2025-110.

e Staff Report

e Backup

e PowerPoint Presentation

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC for a Zoning Map Amendment to amend the Zoning Map split-zonec
designations from the Title 10 districts of First Rural Residential District (1 Acre) (RR-1), First Estates
Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General Commercial
District (C-2), to the Title 15 district of Planned Unit Development (PUD), generally located north of the
intersection of Nevada Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre
parcel (APN 016-406-07), PLZ-2025-093.

e Staff Report

e Backup

e Letter of Support

e Item 7.f and 7.g PowerPoint Presentation

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC for a Planned Unit Development (PUD) for the Traditions North
Residential Development. The project consists of 415 single-family residential units, open space, a
neighborhood park, and pocket parks and is generally located north of the intersection of Nevada Station
and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel (APN 016-406-07), PLZ-
2025-094.

e Staff Report

e Backup

e Letter of Support

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC for a Tentative Subdivision Map. The request is for 358 detached
single-family residential units, including 116-acres of common area open space, parks, and trails, and is
generally located north of the intersection of Nevada Station and Rock Creek Parkways in Dayton on an
approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-095.
e Staff Report
Project Narrative
Plan Set
Traffic, Drainage, H&H Studies
Geotechnical Report
Preliminary Sewer Report
Landscape, Streets
Trails, Parks
Draft PUD Handbook
Street Name Request Form
Letter of Support
Item 7.h and 7.1 PowerPoint Presentation

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC to Reserve Street Names for the Traditions North Residential
Development for the proposed roadways to be generally located north of the intersection of Nevada
Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel (APN 016-406-


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3883841/PLZ-2025-110_Microsoft__CUP_2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3883842/Backup_Combined_2.10.26_PC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910116/Item_7.e_PLZ-2025-110.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888986/2026.02.10_Traditions_North_ZMA_SR_PC_PLZ-2025-093.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889217/Backup.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893357/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910122/Item_7.f_and_7.g_Traditions_North_ZMA_and_PUD_PLZ-2025-093_and_-094_PC_2026.02.10.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889230/2026.02.10_Traditions_North_PUD_SR_PC_PLZ-2025-094_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889231/Backup.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893360/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892193/2026.02.10_Traditions_North_TSM_SR_PC_PLZ-2025-094.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890052/Att_1_Project_Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890054/Att_2_Plan_Set.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3891217/Att_3_Traffic__Drainage__H_H_Studies.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890059/Att_4_Geotechnical_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890060/Att_5_Preliminary_Sewer_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890064/Att_6_Landscape__Streets.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890065/Att_7_Trails__Parks.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890066/Att_8_Draft_PUD_Handbook.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890067/Att_9_Street_Name_Request_Form.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893361/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910127/Item_7.h_and_7.i_Traditions_North_TSM_and_SNR_PLZ-2025-095_and_-098_PC_2026-02-10.pdf

07), PLZ-2025-098.
e Staff Report
e Backup
e Letter of Support

7.j  For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Lux Solar Center, LLC for a Major Variance application to allow for a reduction in
setbacks for an expansion to the existing Lux Solar Project approved in 2023, to construct and operate a
photovoltaic (PV) solar energy facility, on land subject to Rural Residential, 20 Acre Minimum (RR-20)
zoning located in the northern portion of the parcel at 55 Butte Way in Wabuska, Mason Valley on an
approximately 280-acre portion of a 1,593-acre parcel (APN 014-091-20); PLZ-2025-096.

e Staff Report
e Backup
e Item 7. and 7.k PowerPoint Presentation

7.k For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Lux Solar Center, LLC for a Conditional Use Permit for an expansion to the existing Lux
Solar Project approved in 2023, to construct and operate a photovoltaic (PV) solar energy facility, on
land subject to Rural Residential, 20 Acre Minimum (RR-20) zoning located in the northern portion of
the parcel at 55 Butte Way in Wabuska, Mason Valley on an approximately 280-acre portion of a 1,593-
acre parcel (APN 014-091-20); PLZ-2025-085.

e Staff Report
e Backup

8. Community Development Director
8.a For Discussion Only: Community Development Director comments and updates.
9. Commissioner Comments and Agenda Requests

10. Public Participation (no action will be taken on any item until it is properly agendized) - 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.

11. ADJOURNMENT

Pursuant to NRS 241.020, the agenda has been posted at the following locations: Lyon County
Administrative Complex (27 S. Main Street, Yerington, NV), the Lyon County Website: https://www.lyon-
county.org, and the State Website: https://notice.nv.gov. Supporting documentation for the items on the
agenda is available to members of the public at the County Manager’s Office (27 S. Main Street, Yerington,
NV), by phone (775)463-6531, or by email requests to countyclerks@lyon-county.org.

Lyon County recognizes the needs and civil rights of all persons regardless of age, race, color, religion, sex,
handicap, family status, or national origin. In accordance with Federal civil rights law and U.S. Department
of Agriculture (USDA) civil rights regulations and policies, the USDA, its agencies, offices, and employees,
and institutions participating in or administering USDA programs are prohibited from discriminating based
on race, color, national origin, religion, sex, gender identity (including gender expression), sexual orientation,
disability, age, marital status, family/parental status, income derived from a public assistance program,
political beliefs, or reprisal or retaliation for prior civil rights activity, in any program or activity conducted
or funded by USDA (not all bases apply to all programs). Remedies and complaint filing deadlines vary by


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889240/2026.02.10_Traditions_North_SNR_SR_PC_PLZ-2025-098.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889241/Backup.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893362/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892049/2026.02.10_Lux_Solar_Major_Variance_PC_SR_PLZ-2025-096.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890726/BACKUP_COMBINED_2.10.26_PC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910134/Item_7.j_and_7.k__Lux_Solar_MV___CUP_PC_powerpoint_2026.2.10.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892062/2026.01.13_Lux_Solar_CUP_SR_PC_PLZ-2025-085_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890196/BACKUP_COMBINED_2.10.26_PC.pdf
https://www.lyon-county.org
https://notice.nv.gov
mailto:countyclerks@lyon-county.org

program or incident.

Persons with disabilities who require alternate means of communication for program information (e.g.,
Braille, large print, audiotape, American Sign Language, etc.) should contact the responsible agency or
USDA’s TARGET Center at (202) 720-2600 (voice and T) or contact USDA through the Federal Relay
Service at (800) 877-8339. Additionally, program information may be made available in languages other than
English.

To file a program discrimination complaint, complete the USDA Program Discrimination Complaint Form,
AD-3027, found on-line at http://www.ascr.usda.gov/complaint_filing cust.html and at any USDA office or
write a letter addressed to USDA and provide in the letter all of the information requested in the form. To
request a copy of the complaint form, call (866) 632-9992. Submit your completed form or letter to USDA by:
(1) Mail: U.S. Department of Agriculture, Office of the Assistant Secretary for Civil Rights, 1400
Independence Avenue, SW, Washington, DC 20250-9410; Fax: (202) 690-7442; or Email:
program.intake@usda.gov

T.D.D. services available through 463-2301 or 463-6620 or 911 (emergency services) notice to persons with
disabilities: members of the public who are disabled and require special assistance or accommodations at the
meeting are requested to notify the Commissioners'/Manager's office in writing at 27 S. Main Street,
Yerington, NV 89447, or by calling (775) 463-6531 at least 24 hours in advance.

Lyon County is an equal opportunity provider.

Agenda and Backup Material is
Available at www.lyon-county.org


http://www.ascr.usda.gov/complaint_filing_cust.html
mailto:program.intake@usda.gov
file:///tmp/www.lyon-county.org

Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
S.a

Subject:
For Possible Action: To approve the minutes from the January 13, 2026 meeting.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:
Recommendation:

ATTACHMENTS
* January 13, 2026 Minutes


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3866854/January_13__2026_FINAL_Minutes_-_LN_Edits.pdf

LYON COUNTY PLANNING COMMISSION MEETING MINUTES
January 13, 2026

The January 13, 2026 meeting of the Lyon County Planning Commission was called to order by
Commission Vice Chair Mark Jones, at approximately 9:00 a.m. at the Lyon County Administrative
Complex, 27 S. Main Street, Yerington, NV, 89447,

Attending staff: Community Development Director, Gavin Henderson; Senior Planners, Lisa Nash and
Louis Cariola; and Administrative Assistant, Brandi Lathrop were present.

1. Roll Call: Members present: Commissioners Audrey Allan, Loretta Sell, Mark Jones, Wendy
Loomis, Andrew Merritt, and Katie Baker attended in Chambers. Shannon Ceresola attended via Zoom. A
guorum was noted.

2. Pledge of Allegiance

3. Public Participation - None

4.  Review and Adoption of the Agenda

Commissioner Sell motioned to adopt the agenda as presented.

Commissioner Allan seconded and the motion passed by unanimous vote (7 Ayes, 0 Nay, 0
Abstentions).

Public Comment-There was none.
5. For Possible Action: Election of Officers

5.a. For Possible Action: Elect the Planning Commission Chair with the term expiring January
12, 2027.

Commissioner Allan nominated Shannon Ceresola as Chair.
Commissioner Sell seconded.
Public Comment-There was none.

Vice Chair Mark Jones opened the vote to elect Shannon Ceresola as Chair. The motion passed by
majority vote (6 Ayes, 0 Nay, 1 Abstention-Commissioner Ceresola).

5.b. For Possible Action: Elect the Planning Commission Vice Chair with the term expiring
January 12, 2027.

Commissioner Loomis nominated Mark Jones as Vice Chair.
Commissioner Ceresola seconded.
Public Comment-There was none.

Vice Chair Mark Jones opened the vote to elect Mark Jones as Vice Chair. The motion passed by
majority vote (6 Ayes, 0 Nay, 1 Abstention-Commissioner Jones).

5.c. For Possible Action: Elect the Planning Commission Secretary with the term expiring
January 12, 2027.

Commissioner Loomis nominated Loretta Sell as Secretary.
Commissioner Allan seconded.
Public Comment-There was none.

Vice Chair Mark Jones opened the vote to elect Loretta Sell as Secretary. The motion passed by



majority vote (6 Ayes, 0 Nay, 1 Abstention-Commissioner Sell).
6.  For Possible Action: Approval of Minutes

6.a. For Possible Action: To approve the minutes from the December 9, 2025, meeting.
Commissioner Loomis had some typos to be corrected in the minutes on pages 2, 3, and 4.

Commissioner Allan would like to see the motion bolded in the minutes for easier reading. She requested
clarification be added around Commissioner Merritt’s comments on the setbacks for the Winston Solar
project. She would also like additional clarification added on Wes Allan’s public comment on Pg 4 to
include his statement that there are many more accidents in the area than stated in the applicant’s
presentation.

Public Comment-There was none.

Commissioner Allan motioned to approve the minutes from the December 9, 2025 meeting with the
corrections discussed.

Commissioner Sell seconded and the motion passed by majority vote (7 Ayes, 0 Nay, 0 Abstentions).
7.  Advisory Board Reports

There were none.

Commissioner Jones went to the Smith Valley Advisory Board meeting.

8. Public Hearing Items

8.a. For Possible Action: To approve the request from Richard Phelps for a Tentative Parcel
Map to subdivide an approximately 15.00-acre parcel into two (2) parcels, the smallest being
6.32 acres, located at 10 PPF Way in Mound House (APN 016-422-01); PLZ-2025-097.

Senior Planner Lisa Nash gave a presentation of the item. The Applicant requests a Tentative Parcel Map
(TPM) to subdivide an approximately 15.00-acre parcel into two (2) new parcels. The proposed Parcel A
(8.68 acres on the west end of the parcel) is utilized for an existing industrial use and Parcel B (6.32 acres
on the east side of the property) is vacant. Water service will be provided by Lyon County Utilities. The
project does meet the findings listed in the Staff Report. The applicant will be required to have an
Administrative Design Review approved prior to any new development.

Commissioners and Senior Planner Lisa Nash discussed the surrounding areas being industrial.
Commissioner Allan discussed wanting to know the future use of the land and what the business will be.
Senior Planner Lisa Nash clarified she works with the information the applicant provides. Staff does not
factor in what the existing company is for a subdivision map. The property does not have any existing Code
Enforcement issues and the company does hold a business license.

Public Comment- There was none.

Commissioner Sell motioned to approve the request from Richard Phelps for a Tentative Parcel Map
to subdivide an approximately 15.00-acre parcel into two (2) parcels, the smallest being 6.32 acres,
located at 10 PPF Way in Mound House (APN 016-422-01); PLZ-2025-097 based on the Conditions
of Approval.

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

2. 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
submitting the final parcel map for recordation.

3. The developer shall pay the actual costs for County Engineer plan and map checking fees and County
Inspector site improvement inspection fees, in accordance with the adopted County fee resolution in

2



10.

11.

12.

13.

effect at the time, and provide proof of payment to the Planning Department prior to final parcel map
recordation.

The developer shall pay in full all property taxes through the end of the fiscal year (June 30) prior to
recordation of the final parcel map.

The developer shall pay the required recording fees at time of final parcel map recordation.

Per Lyon County Utilities Department (LCUD), the subject parcel is located within LCUD’s water
service area and LCUD does not require a dedication or relinquishment of water rights during the
Tentative Parcel Map stage. Once the parcel map is created, as part of the final parcel map application
process, the applicant will be required to provide the appropriate water rights.

The developer shall comply with Lyon County’s storm drainage guidelines (dated September 20, 2024).

The project is within the jurisdiction of the Lyon County Roads Dept. and is subject to the following
Conditions.
a. Orange book standards for a commercial driveway will be required.
b. Driveway no less than 24' wide but it is recommended to have it at 32' wide, depending on
what type of business will be located there.
c. County Row ditch lines that border the entire property will need to be redefined by the
owner/contractor. This includes Cygnet, PPF and North Julius.
d. It will be required to install a 15" Culvert at any new entrances. CMP, RCP or HDPE pipe is
acceptable.

The applicant is required to submit for a separate and independent Fire Plan review and will be required
to comply with the 2018 Northern Nevada Code Amendments package including 2018 IFC, 2018 IBC,
2018 IWUIC and all applicable NFPA standards. Central Lyon Fire Protection District is accepting
projects designed to the 2024 Central Lyon Fire Code Amendments package including 2024 IFC, 2024
IBC, 2024 IWUIC and all applicable referenced standards. Applications can be found at
www.centrallyonfire.org under the Construction drop down menu. Contact the CLCFPD Fire
Prevention Division at (775)246 6209 for more information and direction if necessary.

The developer shall provide the parcel map to the Lyon County GIS Coordinator in form and format
compatible with the County geographical information system (GIS). 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.

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

The final parcel map will comply with the current Lyon County standards requiring a 7.5-foot public
utility easement along the front property lines and 5-foot public utility easement along all side property
lines for the proposed parcels prior to recordation.

Approval of the tentative parcel map shall not constitute acceptance of the final parcel map. Failure
to submit a complete final parcel map and pay the required fees within one (1) year from the date
of approval shall render the tentative parcel map approval as expired. No extension may be
granted after receiving approval of the tentative parcel map.

Commissioner Merritt seconded and the motion passed by unanimous vote. (7 Ayes; 0 Nay; 0
Abstentions).

8.b. For Possible Action: To approve the request from Stanton Park Development Inc. for a
Tentative Parcel Map to subdivide an approximately 12.41-acre parcel into two (2) parcels, the
smallest being 5.92 acres, located in the southwest corner of the intersection of Six Mile Canyon
Road and Highway 50 in Dayton (APN 016-025-38); PLZ-2025-092.

3



Senior Planner Lisa Nash gave a presentation of the item. The Applicant requests a Tentative Parcel Map
(TPM) to subdivide an approximately 12.41-acre parcel into two (2) new parcels, the smallest being 5.92
acres. The proposed Parcel B-1 (5.92 acres on the east side of the parcel) is in the process of applying for a
Conditional Use Permit to operate a Chevron Truck Stop/Convenience Store. Parcel B-2 (6.49 acres on the
west side) is vacant and has no current plan for development. The previously approved Chevron CUP
location was based on this Tentative Parcel Map. Water Service will be provided by Lyon County Utilities
and a Floodplain Development application will be required. Other County reviewing agencies comments
have been incorporated into the Conditions listed in the Staff Report. Staff recommends approval.

Public Comment- There was none.

Commissioner Merritt motioned to approve the request from Stanton Park Development Inc. for a
Tentative Parcel Map to subdivide an approximately 12.41-acre parcel into two (2) parcels, the
smallest being 5.92 acres, located in the southwest corner of the intersection of Six Mile Canyon Road
and Highway 50 in Dayton (APN 016-025-38); PLZ-2025-092 based on the Conditions of Approval.

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

2. 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 submitting the final parcel map for recordation.

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

4.  Dedication of water rights may be necessary to serve the newly created parcels. Prior to the
recordation of a Final Map, the applicant shall relinquish any required and appropriate water rights
to the State of Nevada.

5. The developer shall pay in full all property taxes through the end of the fiscal year (June 30) prior to
recordation of the final parcel map.

6.  The developer shall provide the parcel map to the Lyon County GIS Coordinator in form and format
compatible with the County geographical information system (GIS). 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.

7. The developer shall pay the required recording fees at time of final parcel map recordation.

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

9.  The applicant is required to submit for a separate and independent Fire Plan review and will be
required to comply with the 2018 Northern Nevada Code Amendments package including 2018 IFC,
2018 IBC, 2018 IWUIC and all applicable NFPA standards. Central Lyon Fire Protection District is
accepting projects designed to the 2024 Central Lyon Fire Code Amendments package including
2024 1FC, 2024 IBC, 2024 IWUIC and all applicable referenced standards. Applications can be found
at www.centrallyonfire.org under the Construction drop down menu. Contact the CLCFPD Fire
Prevention Division at (775)246 6209 for more information and direction if necessary.

10. The project is within the jurisdiction of the Lyon County Roads Dept. and is subject to the following
Conditions.

a. An Encroachment Permit will be required from the Lyon County Road Dept.

b. Submit a detail, including MUTCD pavement markings and Long Lines of the turn pockets from

4
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11.

12.

13.

14.

15.

Six Mile Canyon Rd into the property for Approval by the Lyon County Road Dept. Long line and
pavement markings on Six Mile Canyon Road from the commercial driveway to HWY 50 will be
required to be freshly painted and conform to MUTCD standards. Existing pavement markings
shall be grinded or milled to completely remove markings/stripping.

¢.Submit a Commercial Driveway Detail for approval by the Lyon County Road Dept. The
Existing/Proposed driveway needs to be widened with an exit right hand turn lane out of the
property onto Six Mile Canyon for truck traffic.

d.County ROW ditch lines and shoulders in front of the property on Six Mile Canyon Road may need
to be redefined by the developer/contractor.

e. The power pole at the existing/proposed driveway may need to be protected per NV Energy.

f. The newly installed LED "No Truck" sign and "Turn Around" sign, coming off HWY 50 onto Six
Mile Canyon and directly across the intersection of this proposed/existing driveway on Six Mile
Canyon, will need to be relocated with a concrete anchor further up 6 Mile by the
developer/contractor. The new location for this sign will be called out for by Lyon County Road
Dept and Storey County Public Works, as the new sign belongs to Storey County.

g.At the intersection of Six Mile Canyon Rd and HWY 50, in the right-hand turn pocket to head west
on HWY 50 there is a street light approximately 2'-4' from the edge of pavement. This light needs
to be relocated further off the shoulder and will require an NDOT permit.

The developer shall comply with Lyon County’s storm drainage guidelines (dated September 20,
2024).

Per Lyon County Utilities Department (LCUD), the subject parcel is located within LCUD’s water
and sewer service area. Once the parcel map is created, as part of the final parcel map application
process, the applicant will be required to provide any required water rights.

In accordance with Lyon County Code Chapter 15.800.08(A), the Applicant shall obtain approval of
a flood plain development permit prior to any development.

The final parcel map will comply with the current Lyon County standards requiring a 7.5-foot public
utility easement along the front property lines and 5-foot public utility easement along all side
property lines for the proposed parcels prior to recordation.

Approval of the tentative parcel map shall not constitute acceptance of the final parcel map. Failure
to submit a complete final parcel map and pay the required fees within one (1) year from the date of
approval shall render the tentative parcel map approval as expired. No extension may be granted
after receiving approval of the tentative parcel map.

Commissioner Sell seconded and the motion passed by unanimous vote. (7 Ayes; 0 Nay; 0
Abstentions).

8.c. For Possible Action: To forward a recommendation to the Board of County Commissioners
for the request from Outpost Land Company LLC for a Zoning Map Amendment to amend
the Zoning designation from C-2 (General Commercial) to SR-1/2 (Suburban Residential, 1/2
acre minimum) on two parcels that total approximately 1.02 acres in Silver Springs at 3845 and
3855 EIm Street (APNs 018-405-49 and 018-405-50); PLZ-2025-090.

Senior Planner Louis Cariola gave a presentation of the item. The Applicant requests a Zoning Map
Amendment to amend the Zoning designation from C-2 (General Commercial) to SR-1/2 (Suburban
Residential, 1/2 acre minimum) on two parcels, each approximately 0.51 acres in size. There is an
uninhabitable manufactured home and out building on the property. Water will be provided by Silver
Springs Mutual Water Company. The proposed zoning designation would be compatible with surrounding
area and the requested zone change would bring the property into compliance with the Master Plan. Staff

5
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recommends approval.
Public Comment-There was none.

Commissioners and Senior Planner Louis Cariola discussed mobile homes not being allowed in some areas
of the County, Senior Planner Louis Cariola clarified the difference between mobile homes and
manufactured homes. Manufactured Homes are permitted in all districts that allow single family residences.

Commissioner Loomis motioned to forward a recommendation of approval to the Board of County
Commissioners for the request from Outpost Land Company LLC for a Zoning Map Amendment to
amend the Zoning designation from C-2 (General Commercial) to SR-1/2 (Suburban Residential, 1/2
acre minimum) on two parcels that total approximately 1.02 acres in Silver Springs at 3845 and 3855
Elm Street (APNs 018-405-49 and 018-405-50); PLZ-2025-090.

Commissioner Sell seconded and the motion passed by unanimous vote. (7 Ayes; 0 Nay; 0
Abstentions).

8.d. For Possible Action: To forward a recommendation to the Board of County Commissioners
for the request from Sierra View Materials for a Conditional Use Permit for an aggregate pit
and an asphalt batch plant on two parcels that total approximately 241 acres subject to Rural
Residential, 20-acre minimum (RR-20) zoning in Moundhouse at 200 and 350 Industrial
Parkway (APNs 016-111-06 and 016-111-07); PLZ-2025-091.

Senior Planner Louis Cariola discussed the applicants request for a continuance to the February 10, 2026
Planning Commission meeting due to changes in the applicants request.

Public Comment-There was none.

Commissioner Loomis discussed wanting more information included about how the applicant plans to
extract the aggregate.

Commissioner Loomis motioned to table until the February 10, 2026 Planning Commission meeting,
the request from Sierra View Materials for a Conditional Use Permit for an aggregate pit and an
asphalt batch plant on two parcels that total approximately 241 acres subject to Rural Residential,
20-acre minimum (RR-20) zoning in Moundhouse at 200 and 350 Industrial Parkway (APNs 016-
111-06 and 016-111-07); PLZ-2025-091.

Commissioner Sell seconded and the motion passed by unanimous vote. (7 Ayes; 0 Nay; 0
Abstentions).

8.e. For Possible Action: To forward a recommendation to the Board of County Commissioners
for the request from Lux Solar Center, LLC for a Major Variance application to allow for a
reduction in setbacks for an expansion to the existing Lux Solar Project approved in 2023, to
construct and operate a photovoltaic (PV) solar energy facility, on land subject to RR-20 (Rural
Residential, 20 Acre Minimum) zoning located in the northern portion of the parcel at 55 Butte
Way in Wabuska, Mason Valley on an approximately 280-acre portion of a 1,593-acre parcel
(APN 014-091-20); PLZ-2025-096.

Senior Planner Lisa Nash discussed the applicant requesting a continuance for up to 60 days so they have
additional time to complete their Traffic Impact Study.

Public Comment- There was none.

Commissioner Loomis motioned to approve a continuance up to 60 days for a Major Variance
application to allow for a reduction in setbacks for an expansion to the existing Lux Solar Project
approved in 2023, to construct and operate a photovoltaic (PV) solar energy facility, on land subject
to RR-20 (Rural Residential, 20 Acre Minimum) zoning located in the northern portion of the parcel
at 55 Butte Way in Wabuska, Mason Valley on an approximately 280-acre portion of a 1,593-acre
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parcel (APN 014-091-20); PLZ-2025-096.

Commissioner Sell seconded and the motion passed by unanimous vote. (7 Ayes; 0 Nay; 0
Abstentions).

8.f. For Possible Action: To forward a recommendation to the Board of County Commissioners
for the request from Lux Solar Center, LLC for a Conditional Use Permit for an expansion to
the existing Lux Solar Project approved in 2023, to construct and operate a photovoltaic (PV)
solar energy facility, on land subject to RR-20 (Rural Residential, 20 Acre Minimum) zoning
located in the northern portion of the parcel at 55 Butte Way in Wabuska, Mason Valley on an
approximately 280-acre portion of a 1,593-acre parcel (APN 014-091-20); PLZ-2025-085.

Senior Planner Lisa Nash discussed the applicant requesting a continuance for up to 60 days so they have
additional time to complete their Traffic Impact Study.

Public Comment-There was none.

Commissioner Sell motioned to approve a continuance up to 60 days for a Conditional Use Permit
for an expansion to the existing Lux Solar Project approved in 2023, to construct and operate a
photovoltaic (PV) solar energy facility, on land subject to RR-20 (Rural Residential, 20 Acre
Minimum) zoning located in the northern portion of the parcel at 55 Butte Way in Wabuska, Mason
Valley on an approximately 280-acre portion of a 1,593-acre parcel (APN 014-091-20); PLZ-2025-
085.

Commissioner Merritt seconded and the motion passed by unanimous vote. (7 Ayes; 0 Nay; 0
Abstentions).

9.  Community Development Director
9.a. For Discussion Only: Community Development Director comments and updates.
Community Development Director Gavin Henderson did not have any major comments or updates.

Commissioner Jones had questions around there being uninhabitable structures on a property discussed and
if there can be a condition to require the applicant to remove these structures.

10. Commissioner Comments and Agenda Requests

Commissioner Loomis discussed the minutes being summarized with facts and leaving out personal
opinions. Community Development Director Gavin Henderson discussed the process of how minutes are
taken.

11. Public Participation — Matthew Winterhawk commented that the Planning Commission is doing a
great job.

12.  Adjournment at 9:56 am
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.a

Subject:

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from GDA Degree Inc. for a Zoning Map Amendment to amend the Zoning Map split-zoned
designations from the Title 10 districts of Limited Commercial District (C-1) and Fifth Rural
Residential District (20 Acres) (RR-5) to the Title 15 district of Rural Residential, 20 Acre Minimum
(RR-20), for an 18.00-acre parcel located at 20 Hoye Canyon Road in Smith Valley (APN 010-631-32),
PLZ-2025-102.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:
Recommendation:

ATTACHMENTS
» Staff Report
» Backup
» PowerPoint Presentation
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LyoN COUNTY
COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

PLANNING COMMISSION

PLZ-2025-102
Proposed Action
Meeting Date
Property Owners
Applicant
Representative
Community
Location

Parcel Number(s)
Parcel Size(s)
Master Plan
Current Zoning
Proposed Zoning

Case Planner

REQUEST

Zoning Map Amendment

February 10, 2026

Garmsland Limited LLC

GDA Degree Inc.

Resource Concepts Inc.

Wellington

20 Hoye Canyon Road

010-631-32
18.00 acres

Rural Residential

Limited Commercial District (C-1) and Fifth Rural Residential District (20 Acres) (RR-5)

Rural Residential, 20 Acre Minimum (RR-20)

Lisa Nash

The Applicant requests a Zoning Map Amendment to amend the Zoning designation from the expired Title 10
districts of Limited Commercial District (C-1) and Fifth Rural Residential District (20 Acres) (RR-5) to the Title 15
district of Rural Residential, 20 Acre Minimum (RR-20) on one parcel approximately 18.00 acres in size.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission forward a recommendation of approval of the Zoning Map
Amendment request based on the Findings as listed in the staff report as the request would be in general
conformance with the 2020 Comprehensive Master Plan designation for the property.

A Zoning Map Amendment request cannot be conditioned.
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RECOMMENDED MOTION

If the Planning Commission determines that they will forward a recommendation of approval of the requested
Zoning Map Amendment application to the Board of Commissioners, then the Planning Commission should make
a motion similar to the following.

The Planning Commission finds that:

A. The proposed amendment is consistent with the policies embodied in the adopted master plan and the
underlying land use designation contained in the land use plan;

B. The proposed amendment will not be inconsistent with the adequate public facilities policies contained in
this title; and

C. The proposed amendment is compatible with the actual or master planned adjacent uses.

Based on the aforementioned Findings, | move that the Planning Commission forward a recommendation of
approval to the Board of County Commissioners for the request from GDA Degree Inc. for a Zoning Map
Amendment to amend the Zoning Map split-zoned designations from the Title 10 districts of Limited Commercial
District (C-1) and Fifth Rural Residential District (20 Acres) (RR-5) to the Title 15 district of Rural Residential, 20
Acre Minimum (RR-20), for an 18.00-acre parcel located at 20 Hoye Canyon Road in Smith Valley (APN 010-631-
32), PLZ-2025-102.

ALTERNATIVES TO APPROVAL

Alternative Motion for Continuance

If the Planning Commissioners determine that there is insufficient information with which to make a decision on
the Zoning Map Amendment application before them and that additional information, discussion and public
comment are necessary to have a more complete and thorough review of the proposed project, then they should
make the appropriate findings and move to continue the Public Hearing for the Zoning Map Amendment application
to a future date with concurrence from the applicant.

If so, then the Planning Commission may wish to consider a motion similar to the following:
The Lyon County Planning Commission finds that:

A. Additional information, discussion, and public review are necessary for a more thorough review of the
proposed Master Plan Amendment application.

Based on the aforementioned finding, and with the applicant’s concurrence, the Planning Commission continues
the request from GDA Degree Inc. for a Zoning Map Amendment to amend the Zoning Map split-zoned
designations from the Title 10 districts of Limited Commercial District (C-1) and Fifth Rural Residential District
(20 Acres) (RR-5) to the Title 15 district of Rural Residential, 20 Acre Minimum (RR-20), for an 18.00-acre parcel
located at 20 Hoye Canyon Road in Smith Valley (APN 010-631-32), PLZ-2025-102 for ___ days.

Alternative Motion for Denial

If after review and public comment the Planning Commission determines that they should recommend denial of
the Zoning Map Amendment application, then the Planning Commission may wish to consider a motion similar to
the following:

The Lyon County Planning Commission has considered:
15.220.05: FINDINGS:

When approving a zoning text or map amendment the Commission and the Board must make the following findings,
supported by a statement of evidence, facts and conclusions.
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A. That the proposed amendment is consistent with the policies embodied in the adopted master plan and
the underlying land use designation contained in the land use plan;

B. Thatthe proposed amendment will not be inconsistent with the adequate public facilities policies contained
in this title;

C. That the proposed amendment is compatible with the actual or master planned adjacent uses.

After consideration of the above-listed Findings, the Lyon County Planning Commission has determined that the
Amendment would not be in conformance with the above-listed considerations and forwards a recommendation
of denial to the Board of County Commissioners for the request from GDA Degree Inc. for a Zoning Map
Amendment to amend the Zoning Map split-zoned designations from the Title 10 districts of Limited Commercial
District (C-1) and Fifth Rural Residential District (20 Acres) (RR-5) to the Title 15 district of Rural Residential, 20
Acre Minimum (RR-20), for an 18.00-acre parcel located at 20 Hoye Canyon Road in Smith Valley (APN 010-631-
32), PLZ-2025-102.

BACKGROUND INFORMATION

Location and Size
The subject parcel is located in Wellington at 20 Hoye Canyon Road and is approximately 18.00 acres in size. The
maps below show the location of the parcel and the aerial view.

Vicinity Map

WELLINGTON

WELUNCTON
5 POST QFFICE
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Concurrent Applications

The applicant has submitted two additional applications concurrently: Tentative Parcel Map, TPM No. 1 (PLZ-2025-
107) and a second Tentative Parcel Map, TPM No. 2 (PLZ-2025-103). These items will be heard by the Planning
Commission on February 10, 2026. The associated ZMA application is scheduled to proceed to the Board of County
Commissioners for consideration on March 5, 2026.

MASTER PLAN AND ZONING

Master Plan
The site is within the Rural Character District per the Smith Valley Character District Map adopted with the 2020
Master Plan. The Master Plan land use is Rural Residential.
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Existing Zoning
The applicable zoning for the subject parcel is Limited Commercial District (C-1) and Fifth Rural Residential District

(20 Acres) (RR-5), district names from the County’s expired Title 10 development code. In 2018 the County adopted
Title 15 with Appendix A, the Zoning Consistency Matrix. The Matrix “converts” expired district names to the
applicable and current Title 15 district. The applicable zoning today is Neighborhood Commercial (NC) and Rural
Residential, 20 Acre Minimum (RR-20) for the subject parcels, resulting in split zoning on the parcel. Under the 2020
Master Plan, the NC zoning is not compatible with the Rural Residential land use designation. The applicants request
would bring the parcel into conformance with the Master Plan designation.

The first image on the following page illustrates the parcel’s existing split-zoning, provided by the applicant. The
second image from the County’s GIS shows the applicable zoning districts for the subject parcel and surrounding
parcels as converted through the Title 15 Matrix. The GIS incorrectly depicts the subject parcel as entirely NC
because the GIS programming does not reflect show split zoning.
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As seen below, the region has a patchwork of zoning districts with most of the existing designations being consistent
with the Master Plan designations.

Current applicable zoning is C-1 and RR-5 as depicted in the map below.
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Proposed Zoning

The proposed zoning of RR-20 would allow the entire parcel to be zoned as residential and would provide for a
compatible district with the Master Plan. Additionally, the proposed rezoning aligns the parcel’s zoning and supports
the proposed Tentative Parcel Maps (TPM) (TPM No. 1: PLZ-2025-107 and TPM No. 2: PLZ-2025-103) that are being

heard concurrently with this application.
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The purpose of the zoning district per Title 15 is as quoted below:

;.

15.311.01: RURAL RESIDENTIAL, 20 ACRE MINIMUM (RR-20):

A. Purpose: This zone is intended to promote the development of single-family detached units at a density and
character compatible with agricultural and other rural and suburban fringe uses with a minimum lot size of
twenty (20) acres. Unless otherwise specified in this title, no more than one primary residence per parcel is

permitted in this zoning district. The RR-20 Zone implements the rural residential land use designation of the

Master Plan in Rural Character Districts.

Per Title 15, the allowed uses in the RR-20 district are as listed below. Uses with a “C” indicate that approval of a
Conditional Use Permit and a “T” indicate that approval of a Temporary Use Permit is required for the use to

commence.
Accessory Dwelling Unit Plant Nursery
Home Based Business Vineyard
Home Occupation Agricultural Tourism - C
Residential Accessory Use or Building Agriculture Related Industry — on farm
Single Family Detached Artisan/Craft Product Manufacturing and Processing
Farm Labor Housing - C Farm Market - C
Group Living Facility, Small (10 or fewer Winery
residents)
Group Living Facility, Large (11 or more Animal Rescue Facility — C
residents) - C
Public Safety Facility Kennel - C
Adult or Child Daycare, in- home, 6 or fewer Event or Conference Center - C
adults or children
Adult or Child Daycare, 7 to 12 adults or Food Trucks/Food Carts — C/T
children - C
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Adult or Child Daycare, more than 12 adults or B&BorInn-C

children - C

Athletic Field and Courts Guest/Dude Ranch - C

Community gardens Aggregate, Sand and Gravel Extraction and
Processing (including asphalt batch plants) - C

Equestrian facilities Geothermal Generating Systems, Commercial - C

Golf Course or Driving Range Power Substations - C

Parks Power Transmission Lines (60 kV or greater) — C/P

Playground Solar Power Generating Facility, Commercial - C

Private Residential Recreation Facility Energy Storage Systems - C

Private Use Airstrip - C Wind Energy Conversion, Commercial - C

Rodeo Transfer Station —C

School, K-12 (public or private) - C Brewery - C

Animal Keeping — livestock, poultry, etc. Craft Distillery - C

Commercial Stable Estate Distillery - C

Field Crops

STAFF REVIEW AND COMMENTS

The proposed zoning map amendments are reviewed by staff and the Planning Commission, which forward
recommendations to the Board of Commissioners for final action.

FINDINGS FOR REVIEWING A ZONING MAP AMENDMENT REQUEST

Chapter 15.220.05 of Lyon County Code states that when considering approval of a zoning map amendment, three
Findings must be considered and supported by a statement of evidence, facts and conclusions. Staff has included
those three Findings in bold type below. Each Finding is listed with the applicant’s response in italics and then staff’s
comments.

Finding A: The proposed amendment is consistent with the policies embodied in the adopted master plan and
the underlying land use designation contained in the land use plan.

Applicant’s Response

Yes, this proposed amendment is consistent with the Master Plan within the Smith Valley community. A.P.N.
010-631-32, the subject parcel is a vacant 18.00 Acre parcel that lies within the Wellington Hills area. Owner
plans to merge and re-subdivide the subject parcel with adjacent parcels under his ownership to create more
suitable/buildable parcels along the hillside for future growth. Subject parcel currently has two zone districts
(RR-5 & C-1). Zone RR-5 portion is approximately 15.53 acres and Zone C-1 is approximately 2.47 acres in the
most east portion of the subject parcel. The owner would like to amend the zoning to omit the C-1 portion.

Staff Comment

The applicant’s response is generally supported by staff as the property is currently split-zoned and the commercial
portion of the existing zoning is not compatible with the Master Plan, while the proposed zoning is compatible. The
proposed zoning amendment to RR-20 supports the following Master Plan Policies:

e Policy LU 1.1: Follow Development Patterns as Established in the Land Use Plan
e Policy LU 2.2: Service Levels to Vary by Character Areas

Staff is able to make this Finding in the affirmative.
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Finding B: The proposed amendment will not be inconsistent with the adequate public facilities policies contained
in this title;

Applicant’s Response

This proposed amendment does not require public facilities at this time. The subject parcel has an existing
dirt/gravel roadway that traverses the land with access from Hoye Canyon Road and State Route 208 using a
30-foot driveway and public utility easement per Document No. 206854.

Staff Comment

As described in the Master Plan, “Smith Valley is a scenic agricultural community and includes the unincorporated
communities of Smith and Wellington. The latter is accessed from Highway 208, which enters the Valley from the
west” and “The vast majority of Smith Valley is designated as Agriculture and Rural Residential in the Master Plan
with outposts of Low Density Residential providing most of the residential development potential in the Valley and
Mixed Use providing land for services. The Smith Valley is a rural place with limited utility infrastructure, making it
unlikely that residents will experience increased growth in the near future.”

Rural Character Areas are typically not served by municipal utilities and may or may not have existing paved
accesses. Emergency services will be provided by the Smith Valley Fire Protection District and the Lyon County
Sheriffs. This Finding is met in the affirmative by staff.

Finding C: That the proposed amendment is compatible with the actual or master planned adjacent uses.

Applicant’s Response
Yes, this proposed amendment is compatible with adjacent uses. Land use is to remain Rural Residential. Land
use to the south is Rural Residential. Land use to the north is mixed use along the State Route 208 corridor.

Staff Comment

As stated by the Applicant above, the subject parcels are located in a region of Lyon County that is appropriate for
the proposed zoning and would bring this parcel into compliance with the Master Plan. The requested zone change
is also the first step, followed by the two Tentative Parcel Maps that will reconfigure a group of properties, bringing
them all in compliance with the Master Plan and zoning designations without any increase in density of uses. This
Finding is met in the affirmative by staff.

Page 8 of 8
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: October 23, 2025
TO: Lyon County Community Development
FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Zoning Map Amendment
SUBJECT: Zoning Map Amendment Project Description for A.P.N. 010-631-32

Project Description

The applicant/owner, Gary Garms, President of Garmsland Limited LLC, is requesting a zone map
amendment to change the current zoning of A.P.N. 010-631-32, being Parcel 5 of the Map to Support a
Boundary Line Adjustment Document No. 343744. The subject parcel currently lies within two (2) zoning
districts, Zone Rural Residential 5-Acre Minimum (RR-5) and Zone Limited Commercial (C-1). The
applicant would like to convert the subject parcel to Zone RR-5 entirely and remove the Zone C-1.

Existing Conditions

A.P.N. 010-631-32 is a vacant 18.00 Acre parcel that lies within an area known as Wellington Hills. The
subject parcel has primary access from Hoye Canyon Road from the west and secondary access from
State Route 208 from the north. There is a 30-foot driveway and public utility easement per Document
No. 206854 that traverses the property. Zone C-1 is bounded by Zone VCMU(to the northeast) and Zone
RR-5 ( to the southwest).

Conclusion

The owner has no plans to use that portion of the subject parcel as limited commercial. The proposed
amendment will comply with Lyon County Code 15.220 and NRS 278.260. With the result of this
amendment, the owner will then proceed to merge and re-subdivide the subject parcel with adjacent
parcels under his ownership to create more suitable/buildable parcels within this mountainous terrain of
Wellington Hills while maintaining compliance with Zone RR-5.

Page 1of1
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: October 23, 2025

TO: Lyon County Community Development

FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Zoning Map Amendment

SUBJECT Zoning Map Amendment Justification / Findings for A.P.N. 010-631-32

Justifications / Findings (Lyon County Code Chapter15.220.05)
A. Consistency with the Master Plan:

Yes, this proposed amendment is consistent with the Master Plan within the Smith
Valley community. A.P.N. 010-631-32, the subject parcel is a vacant 18.00 Acre parcel
that lies within the Wellington Hills area. Owner plans to merge and re-subdivide the
subject parcel with adjacent parcels under his ownership to create more
suitable/buildable parcels along the hillside for future growth. Subject parcel currently
has two zone districts (RR-5 & C-1). Zone RR-5 portion is approximately 15.53 acres and
Zone C-1 is approximately 2.47 acres in the most east portion of the subject parcel. The
owner would like to amend the zoning to omit the C-1 portion.

B. Adequate public facilities:

This proposed amendment does not require public facilities at this time. The subject
parcel has an existing dirt/gravel roadway that traverses the land with access from Hoye
Canyon Road and State Route 208 using a 30-foot driveway and public utility easement
per Document No. 206854.

C. Compatibility with adjacent uses:
Yes, this proposed amendment is compatible with adjacent uses. Land use is to remain

Rural Residential. Land use to the south is Rural Residential. Land use to the north is
mixed use along the State Route 208 corridor.

Page 1of1
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: October 23, 2025

TO: Lyon County Community Development

FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Zoning Map Amendment

SUBJECT Zoning Map Amendment Not-Applicable Letter for A.P.N. 010-631-32

Not-Applicable Letter Items:

6. Reduced Map (11" x 17”)

Due to the type of project, mapping exhibits are legible at 8.5” x 11”.

Page 1of1
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Community Development Department

GDA Degree Inc.

Zoning Map Amendment

PLZ-2025-102
Planning Commission
February 10, 2026

Planning Building Engineering Code Enforcement Economic Development
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Vicinity Map and Project Summary

Community Development Department

Vicinity Map Location:

20 Hoye Canyon Road, Wellington

2 —f—

APNs:
010-631-321

Total Area:
18.00 acres

Topography:
Slopes generally from the south to the north

Planning Building Engineering Code Enforcement Economic Development
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Master Plan

Community Development Department
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Community Development Department

Master Plan Land Use Table

Title 10 Title 15 Density Description/Characteristics Examples of Uses
Zoning Zoning Range/Size
(Consistent
Title 15
Designation)
- RR-5 PL No density & no | Public lands managed by the federal and state | BLM, USFS, BOR, State Park
be] (RR-20) minimum size government. Could also encompass large-scale energy
% production projects.
|
4
o
=
(=
RR-5 1 DU per 20 acres | Typically found in rural districts and on the suburbanizing | Single-family residences, gentleman farms
s PUD * (0.05DU/acre) fringe and ranches, etc.
"s‘ 20 acre or larger lots for single-family residential
development.
E p
63: RR-4 RR-10 1 DU per 5 to <20 | Typically found in rural districts and on the suburbanizing | Single-family residences, “farmettes” and
= (RR-10) RR-5 acres (>0.05-0.2 | fringe. “ranchettes”, etc.
g RR-3 5 DU/acre) Lot size and layout varies.
& (RR-5) PUD ‘ . . .
Typically not served by municipal utilities, depending on
location in suburbanizing district.
* Planned Unit Development (PUD) is a land use designation designed to provide an overall planning and design approach for a single use development or a development incorporating
a mix of uses. PUD allows for deviation from a strict application of dimensional and use limitations of the zoning district or districts in order to provide flexibility for landowners to
creatively plan for the overall development of their land to achieve a more desirable environment than would be possible through strict application of the standard requirements of the
zoning district. Chapter 15.349 of the Land Use and Development Code includes detailed PUD information.

Code Enforcement Economic Development

Planning
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Current and Proposed Zoning

Community Development Department
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Findings - Highlights

Community Development Department

Chapter 15.220.05 lists the Findings for the Planning Commission to consider when reviewing a request to
amend zoning. The Findings must be supported by a statement of evidence, facts and conclusions prior to making
a recommendation of approval or denial.

A. The proposed amendment is consistent with the policies embodied in the adopted master plan and the
underlying land use designation contained in the land use plan; The Zoning Map Amendment to RR-20 is
an allowed zoning district within the Rural Residential Master Plan Land Use and is consistent with the MP
Policies and Goals.

B. The proposed amendment will not be inconsistent with the adequate public facilities policies contained
In this title; The parcel is served by a well and septic as are the surrounding properties.

C. The proposed amendment is compatible with the actual or master planned adjacent uses. The proposed
ZMA is consistent within the MP designation of Rural Residential and the planned residential uses
surrounding the parcel.

Planning Building Engineering Code Enforcement Economic Development
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Staff Recommendation — ZMA Approval

Community Development Department

Staff recommends that the Planning Commission forward a recommendation of
approval of the Zoning Map Amendment based on the Review Criteria listed in the staff
report.

Based on the aforementioned Findings, | move that the Planning Commission
forward a recommendation of approval to the Board of County Commissioners for
the request from GDA Degree Inc. for a Zoning Map Amendment to amend the
Zoning Map split-zoned designations from the Title 10 districts of Limited
Commercial District (C-1) and Fifth Rural Residential District (20 Acres) (RR-5) to
the Title 15 district of Rural Residential, 20 Acre Minimum (RR-20), for an 18.00-
acre parcel located at 20 Hoye Canyon Road in Smith Valley (APN 010-631-32),
PLZ-2025-102.

Planning Building Engineering Code Enforcement Economic Development
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Questions

Community Development Department
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.b

Subject:

For Possible Action: To approve the request from GDA Degree Inc. for a Tentative Parcel Map to
merge and re-subdivide three (3) parcels into three (3) parcels with differing acreages, the smallest
being 3.72 acres, located at 20 and 30 Hoye Canyon Road and 2805 Hwy 208 in Smith Valley (APNs
010-631-32, -33, and -37); PLZ-2025-107.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:
Recommendation:

ATTACHMENTS
» Staff Report
* Backup
 Item 7.b and 7.c PowerPoint Presentation

39


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888950/2026.02.10_Garmland_Limited_LLC_TPM_No.1_PLZ-2025-107_SR_PC_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892188/Backup_Garmsland_TPM_No_1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3909949/Item_7.b_and_7.c__Garmsland_Limited_TPM_PLZ-2025-107_and_-103_PC_2026.02.10.pdf

LyoN COUNTY
COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

PLANNING COMMISSION
PLZ-2025-107

Proposed Action Tentative Parcel Map No. 1 to merge and re-subdivide three (3) parcels into three (3) parcels
with differing acreages

Meeting Date February 10, 2026

Property Owners Garmsland Limited LLC

Applicant GDA Degree Inc.

Representative Resource Concepts Inc.

Community Wellington

Location 20 and 30 Hoye Canyon Road and 2805 Hwy 208

Parcel Number(s) 010-631-32, -33, and -37

Parcel Size(s) 18.00, 21.19, and 12.52 acres

Master Plan Rural Residential and Mixed Use

Current Zoning Limited Commercial District (C-1), Fifth Rural Residential District (20 Acres) (RR-5), and Village
Center Mixed Use District (VCMU)

Flood Zone(s) Zone D per FIRM 32019C0950E and 32019C1075E (effective dates 1/16/2009)

Case Planner Lisa Nash

REQUEST

The Applicant requests a Tentative Parcel Map to approve the request from GDA Degree Inc. for Tentative Parcel Map
No. 1 to merge and re-subdivide three (3) parcels into three (3) parcels with differing acreages, the smallest being 3.72
acres. The proposed Parcel 1 (4.83 acres on the east corner of the parcel) is utilized for commercial purposes, Parcel
2 (3.72 acres in the middle) has an existing private residence, and Parcel 3 (43.16 acres to the south and west) is vacant
and undeveloped.

STAFF RECOMMENDATION

Staff recommends approval of the TPM No. 1 based on the Findings listed in the staff report and subject to the
recommended Conditions of Approval listed below.

Page 1 of 11

Planning Commission — February 10, 2026
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Planning-LN
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RECOMMENDED MOTION

If the Lyon County Planning Commission finds, after reviewing the staff report and considering public comment, that
they want to approve the tentative parcel map, then they should consider a motion similar to the following:

The Planning Commission has considered the following review criteria:

1. General improvement considerations for all parcel maps including, but not limited to:

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

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

c¢) Conformity with the zoning ordinances and master plan;

d) General conformity with the Lyon County master plan of streets and highways;

e) Physical characteristics of the land such as floodplain, slope and soil;

f) The recommendations and comments of those entities reviewing the tentative parcel map; and

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

Where an applicant proposes to create parcels of less than one acre, the commission may require additional
improvements which are reasonably necessary and consistent with the use of the land if it is developed as
proposed.

For a second or subsequent parcel map with respect to a single parcel or a contiguous tract of land under the same
ownership, the commission may require any reasonable improvement up to those required for subdivisions.

Based on the aforementioned Review Criteria, | move that the Planning Commission approve the request by GDA
Degree Inc. for a Tentative Parcel Map to merge and re-subdivide three (3) parcels into three (3) parcels with
differing acreages, the smallest being 3.72 acres, located at 20 and 30 Hoye Canyon Road and 2805 Hwy 208 in Smith
Valley (APNs 010-631-32, -33, and -37); PLZ-2025-107, subject to the 15 Conditions of Approval.

CONDITIONS OF APPROVAL

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

2. 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 submitting the final parcel
map for recordation.

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

4. Dedication of water rights may be necessary to serve the newly created parcels. Prior to the recordation of a Final
Map, the applicant shall relinquish any required and appropriate water rights to the State of Nevada.

5. Each residence/development on a separate lot will be required to have an individual system for sewage disposal

and well. Verification of the availability of water and sewage disposal for each of the existing buildings currently
on APN 010-631-37 will need to provided prior to recordation of the Final Parcel Maps.

Page 2 of 11
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6. The developer shall pay in full all property taxes through the end of the fiscal year (June 30) prior to recordation of
the final parcel map.

7. The developer shall provide the parcel map to the Lyon County GIS Coordinator in form and format compatible
with the County geographical information system (GIS). 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.

8. The developer shall pay the required recording fees at time of final parcel map recordation.

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

10. The developer shall comply with Lyon County’s storm drainage guidelines (revised 2024).

11. The applicant must work with WRID to create language for the Saroni Canal easement through these properties
that will satisfy the property owner as well as the District and Canal Company. This language will be shared with
all stakeholders for input. The existing WRID water cards that are associated with these properties, both belonging
to Mr. Garms and Lyon County, will have to be changed to fit within the changed parcels.

12. The final parcel map will comply with the current Lyon County standards requiring a 7.5-foot public utility easement
along the front property lines and 5-foot public utility easement along all side property lines for the proposed
parcels prior to recordation.

13. If the Zoning Map Amendment application (PLZ-2025-102) associated with APN 010-631-32 is not approved by the
Board of County Commissioners, the applicant cannot submit for a Final Parcel Map.

14. The Final Parcel Map for TPM No. 1 shall be recorded simultaneously with the Final Parcel Map for TPM No. 2. They
may not be submitted separately.

15. Approval of the tentative parcel map shall not constitute acceptance of the final parcel map. Failure to submit a
complete final parcel map and pay the required fees within one (1) year from the date of approval shall render
the tentative parcel map approval as expired. No extension may be granted after receiving approval of the
tentative parcel map.

ALTERNATIVES TO RECOMMENDATION OF APPROVAL

Alternative Motion for Continuance

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

If so, then the Planning Commission may wish to consider a motion similar to the following:
The Lyon County Planning Commission finds that:

A. Additional information, discussion, and public review are necessary for a more thorough review of the
proposed Tentative Parcel Map application.

Based on the aforementioned finding, and with the applicant’s concurrence, the Planning Commission continues the
request from GDA Degree Inc. for a Tentative Parcel Map to merge and re-subdivide three (3) parcels into three (3)
parcels with differing acreages, the smallest being 3.72 acres, located at 20 and 30 Hoye Canyon Road and 2805 Hwy
208 in Smith Valley (APNs 010-631-32, -33, and -37); PLZ-2025-107, for __ days.

Page 3 of 11
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Alternative Motion for Denial
If after review and public comment the Planning Commission determines that they should deny the Tentative Parcel
Map application, then the Planning Commission may wish to consider a motion similar to the following:

The Lyon County Planning Commission has considered:
1. General improvement considerations for all parcel maps including, but not limited to:

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

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

c¢) Conformity with the zoning ordinances and master plan;

d) General conformity with the Lyon County master plan of streets and highways;

e) Physical characteristics of the land such as floodplain, slope and soil;

f) The recommendations and comments of those entities reviewing the tentative parcel map; and

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

2. Where an applicant proposes to create parcels of less than one acre, the commission may require additional
improvements which are reasonably necessary and consistent with the use of the land if it is developed as
proposed.

3. Forasecond or subsequent parcel map with respect to a single parcel or a contiguous tract of land under the same
ownership, the commission may require any reasonable improvement up to those required for subdivisions.

Based on the aforementioned Review Criteria, the Lyon County Planning Commission has determined that the
Tentative Parcel Map would not be in conformance with the above-listed considerations and denies the request
from GDA Degree Inc. for a Tentative Parcel Map to merge and re-subdivide three (3) parcels into three (3) parcels
with differing acreages, the smallest being 3.72 acres, located at 20 and 30 Hoye Canyon Road and 2805 Hwy 208 in
Smith Valley (APNs 010-631-32, -33, and -37); PLZ-2025-107.

BACKGROUND INFORMATION

Location, Access, Topography and Existing Development

The subject property is located in the Smith Valley Rural Character District at 20 and 30 Hoye Canyon Road and 2805
Hwy 208 in Smith Valley (APNs 010-631-32, -33, and -37). The existing parcels are approximately 18.00, 21.19, and
12.52 acres in size respectively and slope generally from the south to the north, with the steeper slopes to the rear of
the parcels.

The parcels are generally surrounded by single-family residential uses and the Smith Valley Fire District building. APN
010-631-037 has mixed uses of single family residential and commercial businesses. The maps on the following page
show the location of the properties.

The parcels will be accessed from State Route 208 and Hoye Canyon Road as shown in more detail on the attached
Tentative Parcel Map.

Page 4 of 11
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VICINITY MAP

Flood Zone Designation
The subject parcels are located within Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps

(FIRM) Panel 32019C0950E (effective date 1/16/2009) and Panel 32019C1075E (effective date 1/16/2009). Per the
FEMA FIRM Panel, the parcels are located in the D Flood Zone. Any new construction or land disturbance on the site
will be subject to review via a Floodplain Development Permit for compliance with Lyon County Code (LCC) Chapter

15.800. The FEMA FIRM map is shown below.

/ / 32019C1075E
USDA, USGS The Netional Map: Orthaimagery. Data refreshed June, 2024
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FEMA Map

Public Facilities
The subject properties will be served by individual wells and septic systems. Proposed Parcels A and B have two existing

wells and three existing septic systems between them. Parcel C is vacant with no well or septic system and will require
installation of a well and individual system for sewage disposal and. Existing well and septic locations on Parcels A and
B must be verified to ensure adequate service to structures.
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Concurrent Applications

The applicant has submitted two additional applications concurrently: Zoning Map Amendment (ZMA) (PLZ-2025-102)
and a second Tentative Parcel Map, TPM No. 2 (PLZ-2025-103). These items will be heard by the Planning Commission
on February 10, 2026. The ZMA application will move forward to the Board of County Commissioners for approval on
March 5, 2026.

Master Plan and Zoning

The parcels have Master Plan designations of Rural Residential and Mixed Use within the Smith Valley Rural Character
District. The zoning on the subject parcels are Fifth Rural Residential District (20 Acres) (RR-5) and Village Center Mixed
Use District (VCMU) from the County’s expired Development Code, Title 10. Per the 2018 Zoning Consistency Matrix
adopted with Title 15, these convert to RR-20 (Rural Residential, 20-Acre Minimum) and Commercial Mixed-Use — Rural
(CMU-R) standards.

The image below, from the County’s GIS, shows the Title 15 zoning district for the subject and surrounding parcels as
converted through the Zoning Consistency Matrix. Please note The GIS incorrectly depicts APN 010-631-32 as entirely
NG, as it does not display split zoning between RR-5 and C-1. The following exhibit shows the original split zoning.
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Additionally, APN 010-631-32 is in the process of obtaining a zone change (PLZ-2025-102) to remove the commercial
component and rezone the entire parcel to Rural Residential 20- Acre minimum (RR-20). The TPM applications will be
conditioned upon that zone change being approved, in order to remove all split zoning from these parcels.

This parcel map will temporarily result in split zoning on proposed Parcel 3. This zoning issue will be corrected, and
conditioned as such, in Tentative Parcel Map No. 2 (PLZ-2025-103) which has been submitted concurrently with the
ZMA and TPM No. 1.

e Surrounding zoning districts include RR-20, Commercial
fo e % | Mixed Use — Rural (CMU-R) and NC as shown on the
] e, existing zoning map to the right.
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An images of the Existing Conditions Parcel Map, displaying the proposed land division into three parcels of
approximately 4.83, 3.72, and 43.16 acres and delineating the existing buildings and accesses for the lots, are shown

below.
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The Proposed Tentative Parcel Map is shown below. Staff has added some highlights to outline the existing lots (in
green) and the proposed lots (in red) to show the proposed merger and re-subdivision more clearly.
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STAFF REVIEW

Chapter 15.606.7 (D) of Lyon County Code lists the “Review Criteria” that staff and the Planning Commission have to
consider when reviewing tentative parcel map applications. These criteria are listed below in the staff report in bold
with the applicant’s response in italics and staff’s review of the criteria in normal type.

1. General improvement considerations for all parcel maps including, but not limited to:

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

Applicant’s Response
There are no plans for development with this submittal. A.P.N. 010-631-37 is currently developed with existing
water and sewage disposal.

Staff Comment

In regard to water supply, the subject parcel APN 010-631-37 is currently served by two wells and three septic systems.
The wells and septic systems service one residence and two commercial buildings. The Conditions of Approval require
ensuring that all existing buildings are properly served by water and septic. This criteria can be met.

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

Applicant’s Response
The subject parcels have existing water rights.

Staff Comment
As stated by the applicant, this criteria can be met.

c) Conformity with the zoning ordinances and master plan;

Applicant’s Response
This submittal coincides with a Zoning Map Amendment application, and the resultant parcels will be compliant
with the proposed zoning of the subject parcels.

Staff Comment

Zoning - The applicable zoning of RR-20 allows for 20-acre minimum lot sizes and the parcel map is proposing 43.16
acres for Proposed Parcel 3. Proposed Parcels 1 and 2 are zoned VCMU and are subject to the CMU-R zoning standards.
As such, have a minimum 1-acre lot size for a lot on well and septic. The applicant is proposing 3.72 and 4.83 acre lots,
which exceed the minimum lot size in the CMU-R zoning district.

This application is an intermediate step towards the ultimate land division included in TPM No. 2 (PLZ-2025-103). There
will be a temporary split zoning created on Proposed Parcel 3, with a portion in the north end of the parcel having a
zoning of VCMU. That portion (3.96 acres) will then become a stand alone parcel under the TPM No. 2. This will be
conditioned such that the two TPMs must have their Final Parcel Maps recorded at the same time, so that TPM No. 1
will create Proposed Parcel 3 and then TPM No. 2 will immediately merge and re-subdivide that parcel so that the split
zoning no longer exists. The following Table shows the intermediate 3 lots being proposed.

Proposed Parcel Zoning District (Title 15) Lot Size (acres)
Parcel 1 (TPM No. 1) CMU-R 4.83
Parcel 2 (TPM No. 1) CMU-R 3.72
Parcel 3 (Temporary Lot) RR-20/CMU-R 43.16
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Master Plan - The Master Plan designation of Rural Residential and Mixed Use do accommodate the proposed parcel
sizes, making the proposed land division compatible with the existing development.

This sequence of applications at no time creates any additional lots, nor are any of the intermediate or final lot sizes in
violation of the development code. This criteria can be met.

d) General conformity with the Lyon County master plan of streets and highways;

Applicant’s Response

There are no plans for development of roadways with this submittal. Subject Parcels already have access with
S.R. 208 and Hoye Canyon Road using existing gravel roadways. These roadways lie within existing access
easements.

Staff Comment

The site is already accessed by roadways maintained by the County and some of the private residences and commercial
activities are already in existence. The TPM does not create any additional parcel, therefore the three reconfigured
parcels will have minimal additional impact so there is no recognized impact to the master plan of streets.

e) Physical characteristics of the land such as floodplain, slope and soil;

Applicant’s Response

Subject parcels lie within an area known as “Wellington Hills” and lies within Zone D per the FEMA firm panel
321019C0950E. Zone D is an area of undetermined flood hazard. This land is subject to slopes greater than 15%,
natural drainage from the southerly direction and has ditches/canals that cross through the land from the
southwest direction to the east. These parcels are in a natural state other than A.P.N. 010-631-37 that is
currently developed along the S.R. 208 corridor northerly of the Plymouth Ditch.

Staff Comment

As previously stated in this report, the site topography has slopes running mainly south to north. The site is located in
a Zone D flood area and will require a floodplain development application to be submitted for any future structures
constructed on any of the parcels. With the required condition, this criteria can be met.

f) The recommendations and comments of those entities reviewing the tentative parcel map; and

Applicant’s Response
Owner will consider any recommendations from the reviewing entity.

Staff Comment

The applicant’s submittal was shared with the Lyon County Road Department (LCRD), Smith Valley Fire Protection
District, Walker River Irrigation District (WRID), and other reviewing agencies. The only comment was from WRID
and they have stated that they are working with the applicant to put together language for the Saroni Canal
easement through these properties that will satisfy the property owner as well as the District and Canal Company.
This language will be shared with all stakeholders for input. WRID also has several water cards that are associated
with these properties, both belonging to Mr. Garms and Lyon County. If these TPM applications are approved,
WRID has a plan to change the water cards to fit within the changed parcels. With these items included in the
Conditions of Approval for the TPM, this criteria is met.

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

Applicant’s Response
The Fire Department has existing access to the subject parcels currently and will continue with the proposed
parcel mapping.
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Staff Comment

The applicant’s submittal was shared with the Smith Valley Fire Protection District (SVFPD). SVFPD had no comments
at this stage, but the applicant may need to submit a Plan Review Application to SVFPD directly for any future
development. This criteria is met in the affirmative.

2. Where an applicant proposes to create parcels of less than one acre, the commission may require additional
improvements which are reasonably necessary and consistent with the use of the land if it is developed as
proposed.

Applicant’s Response
N/A. The proposed parcel configurations exceeds one acre in size.

Staff Comment
This Criteria does not apply as the smallest parcel being created is 3.72 acres.

3. For a second or subsequent parcel map with respect to a single parcel or a contiguous tract of land under the
same ownership, the commission may require any reasonable improvement up to those required for
subdivisions.

Applicant’s Response
Acknowledged. This Parcel Map is compliant with NRS and Lyon County Code for a merger and re-subdivision.
Owner would comply with necessary requirements if they decided on a second or subsequent Parcel Map.

Staff Comment
The applicant has acknowledged the criteria.
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: November 17, 2025

TO: Lyon County Community Development

FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Tentative Parcel Map No. 1

SUBJECT: Project Description for Tentative Parcel Map of A.P.N.(s) 010-631-32, 010-631-33 &
010-631-37

Project Description

The applicant/owner, Gary Garms, President of Garmsland Limited LLC, would like to merge and re-
subdivide the subject parcels. This re-configuration would make these parcels more suitable for future
development. This Tentative Parcel Map will be the first of two maps and is necessary because
of the number of lots involved to support NRS requirements for a Parcel Map.

Existing Conditions

A.P.N. 010-631-32 and A.P.N. 010-631-33 are vacant parcels located in the area known as Wellington
Hills. These two (2) parcels have access to an existing gravel driveway that connects to Hoye Canyon
Road and State Route 208 and is zoned RR-5 upon the approval of the Zone Map Amendment for A.P.N.
010-631-32 solely. Parcel A.P.N. 010-631-37 is developed with three (3) buildings that fronts State Route
208 with permitted NDOT access and zoned VCMU.

Conclusion

The proposed Parcel Map will comply with Lyon County Code 15.606 and NRS 278.461 to 278.471. With
this merger and re-subdivision, the owner will have created more suitable/buildable parcels within this
mountainous terrain of Wellington Hills and maintain compliance with its zone classifications. Easements
will be created for existing overhead power lines and access re-aligned over existing driveways.
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: November 17, 2025
TO: Lyon County Community Development
FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Tentative Parcel Map No. 1

SUBJECT Not-Applicable Letter for Tentative Parcel Map No. 1 being a merger and re-subdivision
of A.P.N.(s) 010-631-32, 010-631-33 & 010-631-37

Not-Applicable Letter Items:

4. Reduced Map (11” x 17”)

Due to the type of submittal, mapping is delivered via email in a PDF format.

12. Drainage Report

Subject parcels of the proposed Parcel Map is a merger and re-subdivision of existing parcels that
has drainage structures and crossings in-place for a natural wash, the Plymouth Ditch and the
Saroni Canal as shown on the mapping in this submittal.

13. Traffic Study

The proposed Parcel Map is a merger and re-subdivision of existing parcels that has existing access
points from Hoye Canyon Road and State Route 208 as shown on the mapping in this submittal.
This access are gravel driveways that meets the classification of a local rural roadway. The subject
parcels will still use the existing driveways for access as shown on the mapping.

14. Soils Report

The owner of the subject parcels has no plans for development at this time. This request for a
merger and re-subdivide is to make the subject parcels more suitable for future development.
The existing terrain makes the old lot configurations very challenging for any development. There
is no need for roadways to be built. Existing driveways gives access for each re-configured parcel.

Page 1 of 2
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Not-Applicable Letter for Garmsland Limited LLC Tentative Parcel Map No. 1

19. Will Serve Letter

Lyon County Utilities does not serve the area of the subject parcels.

20. Street Name

An existing gravel driveway will access the proposed new lot configurations. No plans to construct
a new roadway is part of this submittal.

60



CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: December 15, 2025
TO: Lyon County Community Development
FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Tentative Parcel Map No. 1

SUBJECT Findings Letter for Tentative Parcel Map No. 1 being a merger and re-subdivision of
A.P.N.(s) 010-631-32, 010-631-33 & 010-631-37

1. General improvement considerations for all parcel maps including, but not limited to:

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

Applicant’s Response

There are no plans for development with this submittal. A.P.N. 010-631-37 is currently developed with
existing water and sewage disposal.

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

Applicant’s Response
The subject parcels have existing water rights.

c) Conformity with the zoning ordinances and master plan;
Applicant’s Response

This submittal coincides with a Zoning Map Amendment application, and the resultant parcels will be
compliant with the proposed zoning of the subject parcels.

d) General conformity with the Lyon County master plan of streets and highways;
Applicant’s Response

There are no plans for development of roadways with this submittal. Subject Parcels already have access
with S.R. 208 and Hoye Canyon Road using existing gravel roadways. These roadways lie within existing
access easements.

Page 1 of 2
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Findings Letter for Garmsland Limited LLC Tentative Parcel Map No. 1

e) Physical characteristics of the land such as floodplain, slope and soil;
Applicant’s Response

Subject parcels lie within an area known as “Wellington Hills” and lies within Zone D per the FEMA firm
panel 321019C0950E. Zone D is an area of undetermined flood hazard. This land is subject to slopes greater
than 15%, natural drainage from the southerly direction and has ditches/canals that cross through the
land from the southwest direction to the east. These parcels are in a natural state other than A.P.N. 010-
631-37 that is currently developed along the S.R. 208 corridor northerly of the Plymouth Ditch.

f) The recommendations and comments of those entities reviewing the tentative parcel map; and
Applicant’s Response
Owner will consider any recommendations from the reviewing entity.

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

Applicant’s Response

The Fire Department has existing access to the subject parcels currently and will continue with the
proposed parcel mapping.

2. Where an applicant proposes to create parcels of less than one acre, the commission may
require additional improvements which are reasonably necessary and consistent with the use of the
land if it is developed as proposed.

Applicant’s Response
N/A. The proposed parcel configurations exceeds one acre in size.

3. For a second or subsequent parcel map with respect to a single parcel or a contiguous tract of
land under the same ownership, the commission may require any reasonable improvement up to those
required for subdivisions.

Applicant’s Response

Acknowledged. This Parcel Map is compliant with NRS and Lyon County Code for a merger and re-
subdivision. Owner would comply with necessary requirements if they decided on a second or subsequent
Parcel Map.
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Community Development Department

GDA Degree Inc.

Tentative Parcel Maps

PLZ-2025-107 and PLZ-2025-103

Planning Commission
February 10, 2026
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Community Development Department
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Community Development Department
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Tentative Parcel Map No. 1
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Tentative Parcel Map No. 2

Community Development Department
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Review Criteria for Tentative Parcel Maps

Community Development Department

Chapter 15.606.07 (D) of the Lyon County Code list the Review
Criteria for staff and the Planning Commission to consider when
reviewing a Tentative Parcel Map.

Planning Building Engineering Code Enforcement Economic Development
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Review Criteria Highlights — TPM No. 1

Community Development Department

Finding A: APN 010-631-37 is currently served by two wells and three septic systems. They
will be required to ensure each building (two commercial and one residential) will
have service.

Finding B: The parcels have existing water rights and will be served by wells.

Finding C: Conforms with Master Plan (Rural Residential and Mixed Use) and Zoning (RR-20
and CMU-R).

Finding E: The parcels are located within a Zone D and will be required to submit a floodplain
development application.

Finding F:  The comments from WRID are included in the Conditions for this application.

Finding G:  Any new development will require a Plan Review Application with Smith Valley Fire
Protection District.

Planning Building Engineering Code Enforcement Economic Development
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Review Criteria Highlights — TPM No. 2

Community Development Department

Finding A:  Any development will require wells and septic systems.
Finding B: The parcels have existing water rights and will be served by wells.

Finding C: Conforms with Master Plan (Rural Residential and Mixed Use) and Zoning (RR-20
and CMU-R).

Finding D:  The parcels have existing access and with no additional lots being created, there
will be no additional road impacts.

Finding E: The parcels are located within a Zone D and will be required to submit a floodplain
development application.

Finding F:  The comments from WRID are included in the Conditions for this application.

Finding G:  Any new development will require a Plan Review Application with Smith Valley Fire
Protection District.

Planning Building Engineering Code Enforcement Economic Development
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Staff Recommendation — TPM No. 1 Approval

Community Development Department

Staff recommends that the Planning Commission forward a recommendation of
approval of the Tentative Parcel Map based on the Review Criteria listed in the staff

report.

Based on the aforementioned Review Criteria, | move that the Planning
Commission approve the request by GDA Degree Inc. for a Tentative Parcel Map to
merge and re-subdivide three (3) parcels into three (3) parcels with differing
acreages, the smallest being 3.72 acres, located at 20 and 30 Hoye Canyon Road
and 2805 Hwy 208 in Smith Valley (APNs 010-631-32, -33, and -37); PLZ-2025-107,
subject to the 15 Conditions of Approval.

Planning Building Engineering Code Enforcement Economic Development
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Staff Recommendation — TPM No. 2 Approval

Community Development Department

Staff recommends that the Planning Commission forward a recommendation of
approval of the Tentative Parcel Map based on the Review Criteria listed in the staff
report.

Based on the aforementioned Review Criteria, | move that the Planning
Commission approve the request by GDA Degree Inc. for a Tentative Parcel Map to
merge and re-subdivide four (4) parcels into four (4) parcels with differing
acreages, the smallest being 3.96 acres, located at 20, 40, 50, and 80 Hoye Canyon
Road in Smith Valley (APNs 010-631-34, -35, -36 and Parcel 3 from TPM No. 1);
PLZ-2025-103, subject to the 15 Conditions of Approval.

Planning Building Engineering Code Enforcement Economic Development
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Questions?

Community Development Department

010-671.28.

75



Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.c

Subject:

For Possible Action: To approve the request from GDA Degree Inc. for a Tentative Parcel Map to
merge and re-subdivide four (4) parcels into four (4) parcels with differing acreages, the smallest being
3.96 acres, located at 20, 40, 50, and 80 Hoye Canyon Road in Smith Valley (APNs 010-631-34, -35, -
36 and Parcel 3 from TPM 1); PLZ-2025-103.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:
Recommendation:

ATTACHMENTS
» Staff Report
* Backup

76


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888959/2026.02.10_Garmland_Limited_LLC_TPM_No.2_PLZ-2025-103_SR_PC_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892191/Backup_Garmsland_TPM_No_2.pdf

LyoN COUNTY
COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

PLANNING COMMISSION

PLZ-2025-103

Proposed Action

Meeting Date
Property Owners
Applicant
Representative
Community
Location

Parcel Number(s)
Parcel Size(s)
Master Plan
Current Zoning
Flood Zone(s)

Case Planner

REQUEST

Tentative Parcel Map No. 2 to merge and re-subdivide four (4) parcels into four (4) parcels
with differing acreages

February 10, 2026

Garmsland Limited LLC

GDA Degree Inc.

Resource Concepts Inc.

Wellington
20, 40, 50 and 80 Hoye Canyon Road

010-631-34, -35, -36, and Parcel 3 from TPM No. 1 (PLZ-2025-102)

21.44, 22.99, 21.38, and 43.16 acres

Rural Residential and Mixed Use

Fifth Rural Residential District (20 Acres) (RR-5), & Village Center Mixed Use District (VCMU)

Zone A and Zone D per FIRM 32019C0950E and 32019C1075E (effective dates 1/16/2009)

Lisa Nash

The Applicant requests a Tentative Parcel Map (TPM No. 2) to approve the request from GDA Degree Inc. for a
Tentative Parcel Map No. 2 to merge and re-subdivide four (4) parcels into four (4) parcels with differing acreages, the
smallest being 3.96 acres. The proposed Parcel 1A (44.38 acres on the west side of the parcel), Parcel 2A (31.31 acres
in the middle), Parcel 3A (3.96 acres to the north), and Parcel 4A (29.32 acres to the east) are all vacant and

undeveloped.

STAFF RECOMMENDATION

Staff recommends approval of the TPM No. 2 based on the Findings listed in the staff report and subject to the
recommended Conditions of Approval listed below.

Page 1 of 11

Planning Commission — February 10, 2026
PLZ-2025-103 — GDA Degree Inc.
Planning-LN
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RECOMMENDED MOTION

If the Lyon County Planning Commission finds, after reviewing the staff report and considering public comment, that
they want to approve the tentative parcel map, then they should consider a motion similar to the following:

The Planning Commission has considered the following review criteria:

1. General improvement considerations for all parcel maps including, but not limited to:

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

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

c) Conformity with the zoning ordinances and master plan;

d) General conformity with the Lyon County master plan of streets and highways;

e) Physical characteristics of the land such as floodplain, slope and soil;

f) The recommendations and comments of those entities reviewing the tentative parcel map; and

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

Where an applicant proposes to create parcels of less than one acre, the commission may require additional
improvements which are reasonably necessary and consistent with the use of the land if it is developed as
proposed.

For a second or subsequent parcel map with respect to a single parcel or a contiguous tract of land under the same
ownership, the commission may require any reasonable improvement up to those required for subdivisions.

Based on the aforementioned Review Criteria, | move that the Planning Commission approve the request by GDA
Degree Inc. for a Tentative Parcel Map to merge and re-subdivide four (4) parcels into four (4) parcels with differing
acreages, the smallest being 3.96 acres, located at 20, 40, 50, and 80 Hoye Canyon Road in Smith Valley (APNs 010-
631-34, -35, -36 and Parcel 3 from TPM No. 1); PLZ-2025-103, subject to the 15 Conditions of Approval.

CONDITIONS OF APPROVAL

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

2. 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 submitting the final parcel
map for recordation.

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

4. Dedication of water rights may be necessary to serve the newly created parcels. Prior to the recordation of a Final
Map, the applicant shall relinquish any required and appropriate water rights to the State of Nevada.

5. Each parcel will be required to have an individual system for sewage disposal and well with any future
development.

6. The developer shall pay in full all property taxes through the end of the fiscal year (June 30) prior to recordation of

the final parcel map.

Page 2 of 11
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7. The developer shall provide the parcel map to the Lyon County GIS Coordinator in form and format compatible
with the County geographical information system (GIS). 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.

8. The developer shall pay the required recording fees at time of final parcel map recordation.

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

10. The developer shall comply with Lyon County’s storm drainage guidelines (revised 2024).

11. The applicant must work with WRID to create language for the Saroni Canal easement through these properties
that will satisfy the property owner as well as the District and Canal Company. This language will be shared with
all stakeholders for input. The existing WRID water cards that are associated with these properties, both belonging
to Mr. Garms and Lyon County, will have to be changed to fit within the changed parcels.

12. The final parcel map will comply with the current Lyon County standards requiring a 7.5-foot public utility easement
along the front property lines and 5-foot public utility easement along all side property lines for the proposed
parcels prior to recordation.

13. If the Zoning Map Amendment application (PLZ-2025-102) associated with APN 010-631-32 is not approved by the
Board of County Commissioners, the applicant cannot submit for a Final Parcel Map.

14. The Final Parcel Map for TPM No. 2 shall be recorded simultaneously with the Final Parcel Map for TPM No. 1. They
may not be submitted separately.

15. Approval of the tentative parcel map shall not constitute acceptance of the final parcel map. Failure to submit a
complete final parcel map and pay the required fees within one (1) year from the date of approval shall render
the tentative parcel map approval as expired. No extension may be granted after receiving approval of the
tentative parcel map.

ALTERNATIVES TO RECOMMENDATION OF APPROVAL

Alternative Motion for Continuance

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

If so, then the Planning Commission may wish to consider a motion similar to the following:
The Lyon County Planning Commission finds that:

A. Additional information, discussion, and public review are necessary for a more thorough review of the
proposed Tentative Parcel Map application.

Based on the aforementioned finding, and with the applicant’s concurrence, the Planning Commission continues the
request from GDA Degree Inc. for a Tentative Parcel Map to merge and re-subdivide four (4) parcels into four (4)
parcels with differing acreages, the smallest being 3.96 acres, located at 20, 40, 50, and 80 Hoye Canyon Road in
Smith Valley (APNs 010-631-34, -35, -36 and Parcel 3 from TPM No. 1); PLZ-2025-103, for ___ days.

Page 3 of 11
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Alternative Motion for Denial
If after review and public comment the Planning Commission determines that they should deny the Tentative Parcel
Map application, then the Planning Commission may wish to consider a motion similar to the following:

The Lyon County Planning Commission has considered:
1. General improvement considerations for all parcel maps including, but not limited to:

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

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

c) Conformity with the zoning ordinances and master plan;

d) General conformity with the Lyon County master plan of streets and highways;

e) Physical characteristics of the land such as floodplain, slope and soil;

f) The recommendations and comments of those entities reviewing the tentative parcel map; and

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

2. Where an applicant proposes to create parcels of less than one acre, the commission may require additional
improvements which are reasonably necessary and consistent with the use of the land if it is developed as
proposed.

3. Forasecond or subsequent parcel map with respect to a single parcel or a contiguous tract of land under the same
ownership, the commission may require any reasonable improvement up to those required for subdivisions.

Based on the aforementioned Review Criteria, the Lyon County Planning Commission has determined that the
Tentative Parcel Map would not be in conformance with the above-listed considerations and denies the request
from GDA Degree Inc. for a Tentative Parcel Map to merge and re-subdivide four (4) parcels into four (4) parcels with
differing acreages, the smallest being 3.96 acres, located at 20, 40, 50, and 80 Hoye Canyon Road in Smith Valley
(APNs 010-631-34, -35, -36 and Parcel 3 from TPM No. 1); PLZ-2025-103.

BACKGROUND INFORMATION

Location, Access, Topography and Existing Development

The subject property is located in the Smith Valley Rural Character District at 20, 40, 50, and 80 Hoye Canyon Road in
Smith Valley (APNs 010-631-34, -35, -36 and Parcel 3 from TPM No. 1). The existing parcels are approximately 21.44,
22.99, 21.38, and 43.16 acres in size respectively and slope generally from the south to the north, with the steeper
slopes to the rear of the parcels.

The parcels are generally surrounded by single-family residential uses and limited commercial uses to the northeast
with agricultural lands and Forest Service Lands to the south. The maps on the following page show the location of the
properties.
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The parcels will be accessed from State Route 208 and Hoye Canyon Road as shown in more detail on the attached
Tentative Parcel Map.

Flood Zone Designation

The subject parcels are located within Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps
(FIRM) Panel 32019C0950E (effective date 1/16/2009) and Panel 32019C1075E (effective date 1/16/2009). Per the
FEMA FIRM Panel, the western portion of Proposed Parcel 1A is located within the A Flood Zone and the remaining
parcels are located in the D Flood Zone. Any new construction or land disturbance on the site will be subject to review

via a Floodplain Development Permit for compliance with Lyon County Code (LCC) Chapter 15.800. The FEMA FIRM
map is shown below.
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Public Facilities
The subject properties are vacant and have no wells or septic systems. Any future development on each lot will need
to be serviced by wells and septic systems.

Concurrent Applications

The applicant has submitted two additional applications concurrently: Zoning Map Amendment (ZMA) (PLZ-2025-102)
and a second Tentative Parcel Map, TPM No. 1 (PLZ-2025-107). These items will be heard by the Planning Commission
on February 10, 2026 and the ZMA application will move forward to the Board of County Commissioners for approval
on March 5, 2026.

Master Plan and Zoning

The Master Plan designations for the parcels are Rural Residential and Mixed Use within the Smith Valley Rural
Character District. The zoning on the subject parcels are Fifth Rural Residential District (20 Acres) (RR-5) and Village
Center Mixed Use District (VCMU) from the County’s expired Development Code, Title 10, and per the Zoning
Consistency Matrix, approved with the adoption of Title 15 in 2018, “converts” to RR-20 (Rural Residential, 20 Acre
Minimum) and Commercial Mixed-Use — Rural (CMU-R) zoning standards.

The image below is from the County’s GIS and the listed zonings in that image are the applicable districts for the subject
parcel and surrounding parcels from Title 15, all converted through the Matrix. Please note that Parcel 3 from TPM No.
1 shows the zone change to all RR-20 zoning from the zone change (PLZ-2025-102) that is in process to remove the
commercial component of the property and have the entire lot zoned as RR-20.

This parcel map will correct the temporarily split zoning on proposed Parcel 3 as the proposed TPM No.2 changes the
boundary lines to make the CMU-R zoned area a separate parcel (Proposed Parcel 3A).

Surrounding zoning districts include RR-20, Commercial Mixed Use — Rural (CMU-R) and NC.

"’ c|a| Mixed
A _ Rural
ttn' 2

CMU-R
01065135, Lo s
01063136 Use™ Rural

010-631-19

010-631-04

Zoning Map
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PROPOSED TENTATIVE PARCEL MAP

An images of the Existing Conditions Parcel Map, displaying the proposed land division into three parcels of
approximately 4.83, 3.72, and 43.16 acres and delineating the existing buildings and accesses for the lots, is shown

below.
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Existing Conditions

The Proposed Tentative Parcel Map is shown on the following page. Staff has added some highlights to outline the
existing lots (in green) and the proposed lots (in red) to show the proposed merger and re-subdivision more clearly.
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Tentative Parcel Map

STAFF REVIEW

Chapter 15.606.7 (D) of Lyon County Code lists the “Review Criteria” that staff and the Planning Commission have to
consider when reviewing tentative parcel map applications. These criteria are listed below in the staff report in bold
with the applicant’s response in italics and staff’s review of the criteria in normal type.

1. General improvement considerations for all parcel maps including, but not limited to:

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

Applicant’s Response
There are no plans for development with this submittal. Subject parcels are vacant land with existing access to every
parcel with the proposed configurations.

Staff Comment
The Conditions of Approval require ensuring that all properties are properly served by water and septic prior to any

development begins. This criteria can be met.
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b) The availability of water which meets applicable health standards and is sufficient for the reasonably
foreseeable needs of the subdivision;

Applicant’s Response
The subject parcels have existing water rights.

Staff Comment
As stated by the applicant, this criteria can be met.
c) Conformity with the zoning ordinances and master plan;

Applicant’s Response
The resultant parcels are zoned RR-5. These proposed parcels conform to current zoning ordinances.

Staff Comment

Zoning - The applicable zoning of RR-20 allows for 20-acre minimum lot sizes and the parcel map under consideration
is proposing acreages of 44.38 acres (Parcel 1A), 31.31 acres (Parcel 2A), and 29.32 acres (Parcel 4A) for the three
parcels within this zoning district. Proposed Parcel 3A is zoned VCMU, which is subject to the CMU-R zoning standards.
CMU-R zoning has a minimum 1-acre lot size for a lot on well and septic. The applicant is proposing a 3.96-acre parcel,
which exceed the minimum lot size in the CMU-R zoning district.

This application is the final step towards the ultimate land division. The end result of all three applications (ZMA, TPM
No.1 and TPM No.2) is to merge and re-subdivide six parcels and have an end result of six parcels. The final parcels will
all be correctly sized to meet the zoning district requirements and have created no additional lots in the process. The
following table shows the final six lots, their zoning districts and the final acreages proposed in these TPM applications.

Proposed Parcel Zoning District (Title 15) Lot Size (acres)
Parcel 1 (TPM No. 1) CMU-R 4.83
Parcel 2 (TPM No. 1) CMU-R 3.72
Parcel 1A (TPM No. 2) RR-20 44.38
Parcel 2A (TPM No. 2) RR-20 31.31
Parcel 3A (TPM No. 2) CMU-R 3.96
Parcel 4A (TPM No. 2) RR-20 29.32

The temporary split zoning created on Proposed Parcel 3 has been corrected with the final parcel split that creates
Parcel 3A on TPM No. 2. This will be conditioned such that the two TPMs must have their Final Parcel Maps recorded
at the same time, so that TPM No. 1 will create Proposed Parcel 3 and then TPM No. 2 will immediately merge and re-
subdivide that parcel so that the split zoning no longer exists.

Master Plan - The Master Plan designation of Rural Residential and Mixed Use do accommodate the proposed parcel
sizes, making the proposed land division compatible with the existing development.

This sequence of applications at no time creates any additional lots, nor are any of the intermediate or final lot sizes in
violation of the development code. This criteria can be met.

The proposed Parcel 1A (44.38 acres on the west side of the parcel), Parcel 2A (31.31 acres in the middle), Parcel 3A
(3.96 acres to the north), and Parcel 4A (29.32 acres to the east) are all vacant and undeveloped. This criteria is met.
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d) General conformity with the Lyon County master plan of streets and highways;

Applicant’s Response

There are no plans for development of roadways with this submittal. Subject Parcels already have access with
S.R. 208 and Hoye Canyon Road using existing gravel roadways. These roadways lie within existing access
easements. Conformity with current master plan will be met if not already.

Staff Comment

The site is already accessed by roadways maintained by the County and some of the private residences and commercial
activities are already in existence. The TPM does not create any additional parcel, therefore the four reconfigured
parcels will have minimal additional impact so there is no recognized impact to the master plan of streets.

e) Physical characteristics of the land such as floodplain, slope and soil;

Applicant’s Response

Subject parcels lie within an area known as “Wellington Hills” and lies within Zone D and Zone A per the FEMA
firm panel 321019C0950E. Zone D is an area of undetermined flood hazard. The portion of land within the Zone
A designation is an area that exceeds 15% slope and the owner/applicant has determined an area that is less
than 15% slope for future development for this affected parcel. These parcels are subject to slopes greater than
15%, natural drainage from the southerly direction and has ditches/canals that cross through the land from the
southwest direction to the east. These parcels are vacant and in a natural state.

Staff Comment

As previously stated in this report, the site topography has slopes running mainly south to north. The site is located in
Zone A and Zone D flood areas and will require a floodplain development applications to be submitted for any future
structures constructed on any of the parcels. With the required condition, this criteria can be met.

f) The recommendations and comments of those entities reviewing the tentative parcel map; and

Applicant’s Response
Owner will consider any recommendations from the reviewing entity.

Staff Comment

The applicant’s submittal was shared with the Lyon County Road Department (LCRD), Smith Valley Fire Protection
District, Walker River Irrigation District (WRID), and other reviewing agencies. The only comment was from WRID
and they have stated that they are working with the applicant to put together language for the Saroni Canal
easement through these properties that will satisfy the property owner as well as the District and Canal Company.
This language will be shared with all stakeholders for input. WRID also has several water cards that are associated
with these properties, both belonging to Mr. Garms and Lyon County. If these TPM applications are approved,
WRID has a plan to change the water cards to fit within the changed parcels. With these items included in the
Conditions of Approval for the TPM, this criteria is met.

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

Applicant’s Response
The Fire Department has existing access to the subject parcels currently and will continue with the proposed
parcel map configurations.

Staff Comment

The applicant’s submittal was shared with the Smith Valley Fire Protection District (SVFPD). SVFPD had no comments
at this stage, but the applicant may need to submit a Plan Review Application to SVFPD directly for any future
development. This criteria is met in the affirmative.
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2. Where an applicant proposes to create parcels of less than one acre, the commission may require additional
improvements which are reasonably necessary and consistent with the use of the land if it is developed as
proposed.

Applicant’s Response
N/A. The proposed parcel configurations exceeds one acre in size.

Staff Comment
This Criteria does not apply as the smallest parcel being created is 3.96 acres.

3. For a second or subsequent parcel map with respect to a single parcel or a contiguous tract of land under the
same ownership, the commission may require any reasonable improvement up to those required for
subdivisions.

Applicant’s Response
Acknowledged. This Parcel Map is compliant with NRS and Lyon County Code for a merger and re-subdivision.
Owner would comply with necessary requirements if they decided on a second or subsequent Parcel Map.

Staff Comment
The applicant has acknowledged the criteria.
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: November 17, 2025
TO: Lyon County Community Development
FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Tentative Parcel Map No. 2

SUBJECT: Project Description for Tentative Parcel Map of A.P.N.(s) 010-631-34, 010-631-35 &
010-631-36 and the resultant Parcel 3 from Tentative Parcel Map No. 1 (separate
application)

Project Description

The applicant/owner, Gary Garms, President of Garmsland Limited LLC, would like to merge and re-
subdivide the subject parcels. This re-configuration would make these parcels more suitable for future
development. This Tentative Parcel Map will be the second of two maps and is necessary
because of the number of lots involved to support NRS requirements for a Parcel Map.

Existing Conditions

A.P.N. 010-631-34, A.P.N. 010-631-35, A.P.N. 010-631-36 and the proposed Parcel 3 of the preceding
Tentative Parcel Map No. 1 (separate application) are vacant land and located in the area known as
Wellington Hills. These parcels have access to an existing gravel driveway that connects to Hoye Canyon
Road and State Route 208. These parcels are zoned RR-5 upon the approval of the Zone Map
Amendment for A.P.N. 010-631-32 solely (separate application).

Conclusion

This second proposed Parcel Map will comply with Lyon County Code 15.606 and NRS 278.461 to 278.471.
With this merger and re-subdivision, the owner will have created more suitable/buildable parcels within
this mountainous terrain of Wellington Hills and maintain compliance with its zone classification of RR-5.
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: November 17, 2025
TO: Lyon County Community Development
FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Tentative Parcel Map No. 2

SUBJECT Not-Applicable Letter for Tentative Parcel Map No. 2 being a merger and re-subdivision
of A.P.N.(s) 010-631-34, 010-631-35 & 010-631-36 and resultant parcel from TPM No. 1

Not-Applicable Letter Items:

4. Reduced Map (11” x 17”)

Due to the type of submittal, mapping is delivered via email in a PDF format.

12. Drainage Report

Subject parcels of the proposed Parcel Map is a merger and re-subdivision of existing parcels that
has drainage structures and crossings in-place for a natural wash, the Plymouth Ditch and the
Saroni Canal as shown on the mapping in this submittal.

13. Traffic Study

The proposed Parcel Map is a merger and re-subdivision of existing parcels that has existing access
points from Hoye Canyon Road and State Route 208 as shown on the mapping in this submittal.
This access are gravel driveways that meets the classification of a local rural roadway. The subject
parcels will still use the existing driveways for access as shown on the mapping.

14. Soils Report

The owner of the subject parcels has no plans for development at this time. This request for a
merger and re-subdivide is to make the subject parcels more suitable for future development.
The existing terrain makes the old lot configurations very challenging for any development. There
is no need for roadways to be built. Existing driveways gives access for each re-configured parcel.
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Not-Applicable Letter for Garmsland Limited LLC Tentative Parcel Map No. 2

19. Will Serve Letter

Lyon County Utilities does not serve the area of the subject parcels.

20. Street Name

An existing gravel driveway will access the proposed new lot configurations. No plans to construct
a new roadway is part of this submittal.
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph:  (775) 883-1600
Fax: (775) 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWwWWw.rci-nv.com

DATE: December 15, 2025
TO: Lyon County Community Development
FROM: Jerit Shuman, LSIT(NV), PLS(CA)

RCI PROJECT: Garmsland Limited LLC Tentative Parcel Map No. 2

SUBJECT Findings Letter for Project Description for Tentative Parcel Map No. 2 of A.P.N.(s) 010-
631-34, 010-631-35 & 010-631-36 and the resultant Parcel 3 from Tentative Parcel Map
No. 1 (separate application)

1. General improvement considerations for all parcel maps including, but not limited to:

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

Applicant’s Response

There are no plans for development with this submittal. Subject parcels are vacant land with existing
access to every parcel with the proposed configurations.

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

Applicant’s Response
The subject parcels have existing water rights.

c) Conformity with the zoning ordinances and master plan;
Applicant’s Response

The resultant parcels are zoned RR-5. These proposed parcels conform to current zoning ordinances.
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Findings Letter for Garmsland Limited LLC Tentative Parcel Map No. 2

d) General conformity with the Lyon County master plan of streets and highways;
Applicant’s Response

There are no plans for development of roadways with this submittal. Subject Parcels already have access
with S.R. 208 and Hoye Canyon Road using existing gravel roadways. These roadways lie within existing
access easements. Conformity with current master plan will be met if not already.

e) Physical characteristics of the land such as floodplain, slope and soil;
Applicant’s Response

Subject parcels lie within an area known as “Wellington Hills” and lies within Zone D and Zone A per the
FEMA firm panel 321019C0950E. Zone D is an area of undetermined flood hazard. The portion of land
within the Zone A designation is an area that exceeds 15% slope and the owner/applicant has determined
an area that is less than 15% slope for future development for this affected parcel. These parcels are
subject to slopes greater than 15%, natural drainage from the southerly direction and has ditches/canals
that cross through the land from the southwest direction to the east. These parcels are vacant and in a
natural state.

f) The recommendations and comments of those entities reviewing the tentative parcel map; and
Applicant’s Response
Owner will consider any recommendations from the reviewing entity.

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

Applicant’s Response

The Fire Department has existing access to the subject parcels currently and will continue with the
proposed parcel map configurations.

2. Where an applicant proposes to create parcels of less than one acre, the commission may
require additional improvements which are reasonably necessary and consistent with the use of the
land if it is developed as proposed.

Applicant’s Response
N/A. The proposed parcel configurations exceeds one acre in size.

3. For a second or subsequent parcel map with respect to a single parcel or a contiguous tract of
land under the same ownership, the commission may require any reasonable improvement up to those
required for subdivisions.

Applicant’s Response

Acknowledged. This Parcel Map is compliant with NRS and Lyon County Code for a merger and re-
subdivision. Owner would comply with necessary requirements if they decided on a second or subsequent
Parcel Map.
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.d

Subject:

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Microsoft Corporation for a Conditional Use Permit to construct a 345/120-kilovolt
electrical substation, two high voltage power lines, and other associated infrastructure for the
Nighthawk Substation over approximately 32.59 acres of five parcels with Neighborhood Commercial
(NC) zoning located north of US Highway 50 in Silver Springs at 1200 W US Highway 50 (Portion of
APN 015-141-13 and 018-551-03, 018-551-04, 018-552-01, 018-552-02); PLZ-2025-109.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:

Recommendation:

ATTACHMENTS
» Staff Report
» Backup
* Public Comment
» PowerPoint Presentation

99


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3885388/PLZ-2025-109_Nighthawk__CUP__1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3885390/Backup_Combined_2.10.26_PC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893348/eoiscanner1_gmail.com_20260203_152000.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3909956/Item_7.d_PLZ-2025-109.pdf

LYON COUNTY VERINGTON, N2VADA 89447
(775) 463-6591
COMMUNITY DEVELOPMENT DEPARTMENT taves poo o
BUILDING * DEVELOPMENT ENGINEERING * PLANNING E}E;%%%’}E%meg
PLANNING COMMISSION
PLZ-2025-109
Proposed Action Conditional Use Permit for an electrical power substation (“Nighthawk”)
Meeting Date February 10, 2025
Property Owners Microsoft Corporation
Applicant Microsoft Corporation
Representative Wood Rodgers Inc. / Stacie Huggins
Area Location North of US Highway 50, Silver Springs at 1200 W Hwy 50
Parcel Numbers 018-551-03,018-551-04, 018-552-01, 018-552-02 and a portion of 015-141-131
Area Approximately 32.59 acres
Zoning NC (Neighborhood Commercial)
Master Plan Commercial
Case Planner Louis Cariola
REQUEST

Microsoft requests approval for a Conditional Use Permit to construct an electrical power substation to support a
data center campus under separate review.

RECOMMENDED MOTION

If the Planning Commission determines that they will recommend approval of the request to the Board of
Commissioners, then the Planning Commission may want to consider a motion similar to the following.

The Lyon County Planning Commission finds that:

A. The proposed use at the specified location is consistent with the policies embodied in the adopted master plan
and the general purpose and intent of the applicable district regulations;

B. The proposed use is compatible with the character and integrity of adjacent development and neighborhoods
and includes improvements or modifications either on-site or within the public rights-of-way to mitigate
development related adverse impacts, such as traffic, noise, odors, visual nuisances, or other similar adverse
effects to adjacent development and neighborhoods;

C. The proposed use will not generate vehicular traffic which cannot be accommodated by the existing, planned or
conditioned roadway infrastructure;

D. The proposed use incorporates roadway improvements, traffic control devices or mechanisms, or access
restrictions to control traffic flow or divert traffic as needed to mitigate the development impacts;
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E. The proposed use incorporates features to address adverse effects, including visual impacts and noise, of the
proposed conditional use on adjacent properties;

F. The proposed conditional use complies with all additional standards imposed on it by the particular provisions of
this chapter and all other requirements of this title applicable to the proposed conditional use and uses within
the applicable base zoning district, including but not limited to, the adequate public facility policies of this title;
and

G. The proposed conditional use will not be materially detrimental to the public health, safety and welfare, and will
not result in material damage or prejudice to other properties in the vicinity.

Based on the aforementioned Findings, | move that the Planning Commission recommend approval to the Board
of County Commissioners for the request from Microsoft Corporation for a Conditional Use Permit to construct a
345/120-kilovolt electrical substation, two high voltage power lines, and other associated infrastructure for the
Nighthawk Substation over approximately 32.59 acres of five parcels with Neighborhood Commercial (NC) zoning
located north of US Highway 50 in Silver Springs, accessed from Rhyolite Lane (Portion of APN 015-141-13 and
018-551-03, 018-551-04, 018-552-01, 018-552-02); PLZ-2025-109.

CONDITIONS OF APPROVAL

1. The project activities shall be constructed and operated in accordance with the conceptual site plan and
construction drawings as submitted and reviewed as part of this approval. Any further expansion will require
modification of this Conditional Use Permit or an additional Conditional Use Permit and/or other approvals.

2. Any modification, expansion, intensification or material change in use or operation shall require an application
for, and public hearings on, an amendment to the Conditional Use Permit use pursuant to Lyon County Code.

3. The applicant shall comply with all state, federal and local government regulations to the satisfaction of the
appropriate agencies for the proposed uses. The applicant shall comply with all applicable Fire, building, zoning
and improvement code requirements and obtain any necessary public inspections.

4. All construction documents, to include separate applications, must be submitted to Lyon County Utilities,
Central Lyon Fire Protection District and Lyon County Building for review and approval to obtain a Building
Permit.

5. The applicant is required to submit for a separate and independent Fire Plan review and will be required to
comply with the 2024 Northern Nevada Code Amendments package and all applicable NFPA standards.

6. All contractors doing any construction, modifications, or remodel must be licensed in the State of Nevada.
7. The applicant shall maintain a Lyon County business license for the use while occupying the site.

8. The applicant shall receive approval from the Federal Aviation Administration (FAA) of a Form 7460-1 and supply
it to the County prior to the issuance of Building Permits.

9. The applicant shall receive approval from the County Roads Department of an encroachment permit to pave
access roads to the site prior to initiation of construction and grading on-site.

10. In accordance with the project description, the substation building pad shall be secured with a 14 foot tall CMU
(Concrete Masonry Unit) wall.

11. The operations authorized per this Conditional Use Permit shall not exceed 65 dBA (A-weighted decibel) during
daytime hours or 60 dBA during night time hours as averaged from a two-hour monitoring period from the
property boundary. The Community Development Director reserves the right to require a sound study to verify
sound levels of the functioning operations. If a sound study determines that the use permitted per this
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12.

13.

14.

Conditional Use Permit exceeds the limit allowed, the authorization may be rescinded at the discretion of the
Director.

Exterior site and building lighting shall be installed as to eliminate any nuisance to adjoining properties. No
unshaded light sources shall be permitted.

The applicant shall comply with the Lyon County drainage guidelines (2024 updated edition) to the satisfaction
of the County Engineer. The property owner shall be responsible for maintenance of all roads, parking areas
and drainage facilities within the parcel, as well as any storm water detention facilities.

The substantial failure to comply with the conditions imposed on the issuance of this conditional use permit or
the operation of the conditional 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 conditional use may result in the
institution of revocation proceedings. Failure to initiate the conditional use permit within two (2) years from
the date of approval will result in the expiration of the conditional use permit approval.
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Alternative Motions

Alternative Motion for Continuance

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

The Planning Commission finds that:

A. Additional information, discussion and public review are necessary for a more thorough review of the
proposed Conditional Use Permit.

Based on the above findings and with the applicant’s concurrence, | move that the Planning Commission
continues the request from Microsoft Corporation for a Conditional Use Permit to construct a 345/120-kilovolt
electrical substation, two high voltage power lines, and other associated infrastructure for the Nighthawk
Substation over approximately 32.59 acres of five parcels with Neighborhood Commercial (NC) zoning located
north of US Highway 50, accessed from Rhyolite Lane (Portion of APN 015-141-13 and 018-551-03, 018-551-04,
018-552-01, 018-552-02); PLZ-2025-109 ___ days.

Alternative Motion for Denial

If the Planning Commission determines that they should deny the request for a Conditional Use Permit, then
they need to make findings supporting a recommendation of denial. The Commissioners may wish to consider a
motion similar to the following:

The Planning Commission finds that the proposed use:

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

B. Will be detrimental to the public health, safety, convenience and welfare; and
Will result in material damage or prejudice to other property in the vicinity.

Based on the aforementioned findings, | move that the Planning Commission recommend denial to the Board of
Commissioners for the request from Microsoft Corporation for a Conditional Use Permit to construct a 345/120-
kilovolt electrical substation, two high voltage power lines, and other associated infrastructure for the Nighthawk
Substation over approximately 32.59 acres of five parcels with Neighborhood Commercial (NC) zoning located
north of US Highway 50 in Silver Springs, accessed from Rhyolite Lane (Portion of APN 015-141-13 and 018-551-
03, 018-551-04, 018-552-01, 018-552-02); PLZ-2025-109.
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BACKGROUND INFORMATION

Location

The subject parcels are located in Silver Springs,
north of US Highway 50 and the Silver Springs
Airport. The parcels are approximately 0.5 miles
west of the intersection with US Highway 95A and
two miles east of the intersection with USA Parkway.
The subject parcels include APNs 018-551-03
(addressed as 1160 Rhyolite Lane), 018-551-04
(addressed as 1160 Rhyolite Lane), 018-552-01
(addressed as 1225 Rhyolite Lane), 018-552-02
(addressed as 1165 Rhyolite Lane), and a portion of
APN 015-141-13 (unaddressed). The project site is
vacant.

Size

The subject parcels are under review by Lyon County
for recordation of a Final Map which will create a
new single-parcel configuration that will itself
encompass the entire project area. The project area
is/will be approximately 34.59 acres, as depicted in
the image below from the yet-to-be-recorded Final
Map. Microsoft also owns the land to the south and
west. The western parcel surrounds an NDOT
maintenance yard.
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Flood Zone Designation

Per FEMA Flood Insurance Rate Maps (FIRMs) shown below, the subject parcels are located in the X Zone (area of
minimal flood hazard). No Floodplain Development permits will be required. Slopes on the site range between 5
percent and 20 percent towards Hwy 50.

LY ONMCOUNTYY

320029,

/>/2_\
/
32019C0211E
_r,
— eff. 1/16/2009

Access

Access to the parcels is via unmaintained and unpaved Deodar Street to the east, which connects to the Highway
50 frontage road Right of Way (ROW). The images that follow are from attachment 2 of this report: pictures
provided by the applicant.
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Microsoft RNO18

Nighthawk Substation
Conditional Use Permit
Photo Exhibit

Photo Location 3: Rhyolite Lane, near property center

Photo 3.1: Rhyolite lane looking northwest across site

MASTER PLAN AND ZONING

The project area is within a Suburban Character District per the 2020 Master Plan. The project area is designated
as Commercial per the 2020 Master Plan for Silver Springs and is zoned NC (Neighborhood Commercial).

Character District
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Master Plan: Commercial - image cropped from the applicant’s submittal materials

PUBLIC/QUASI-PUBLIC
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MFR : Multi-family Residential

' NC : Neighborhood Commercial
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The use of “power substation” requires a Conditional Use Permit (CUP) in the NC district per Table 15.320-2, subject
to Code section 15.336.11, copied below the Land Use Table excerpt (with underline added).

TABLE 15.320-2
TABLE OF ALLOWED USES - SUBURBAN RESIDENTIAL, MIXED USE AND COMMERCIAL ZONING DISTRICTS

P = Permitted; C = Conditional use permit required; T = Temporary use permit required; - = Not permitted

Usa Typa Swuburban Residential Mixed Use/Commercial Specific Usa
Use Category SR- | SR- | SR- SR- SR- NR | MFR | RMU | NC cG RC TC- | CMU- | HMU- (Code
2 T 1 . 12000 | 9000 5 5 s Referance)
Power substations C c c C Cc Cc c [ ‘ c ' c C Cc c C Section
15.336.11

15.336.11: POWER SUBSTATIONS:

A. Purpose: It is the intent of this section to provide for the delivery of electrical power in an
efficient and effective manner to the utility's customers allowing for a timely review process for
new power substations to be located within the County.

B. Other Permits: Power substations may be located on either private or public lands in order
to tie into other existing or proposed utility infrastructure (e.g., connecting transmission lines).
If the power substation project is located on land administered by any agency of the Federal
government the applicant shall notify the County of its intent to submit an application
concurrent with the Federal review and permit application process, and attend a pre-submittal
conference with County staff to discuss the project and specific application requirements.
Subsequent to the pre-application meeting, the applicant shall submit as the application the
appropriate documents related to the environmental review by State and Federal land
management agencies. If the applicant is required to apply for a permit to construct under the
Utility Environmental Protection Act from the Public Utilities Commission of Nevada, then the
applicant's NEPA application shall constitute the environmental review documents for the
conditional use permit application.

C. Conditional Use Permit: A conditional use permit shall be required for a power substation
project that is located on private land in order to review, identify and develop mitigation
measures that reduce the potential negative impacts to abutting properties. (Ord. 603, 11-1-

2018)
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STAFF REVIEW AND COMMENTS

Project Details
Microsoft corporation has been working closely with the County for over 3 years to successively move through
multiple entitlements and mapping exercises. The end goal is the construction of a data center campus with two
power substations. This CUP application is one of two that are concurrently under review by the County. One
substation will be operate by NV Energy, which is this one named “Nighthawk”. The other substation will be
operated by Microsoft.

Generalized Timeline

e 2022: Initial meeting with Microsoft with County management and staff
2023: First round of zoning map amendments (ZMA) and mapping exercises
2024: Second round of ZMAs and mapping exercises
2025: Third round of ZMAs plus master plan amendment
2026: CUPs and ADR (Administrative Design Review) for data center project

The applicant provided a full project description of the proposed use, included as Attachment 1 of this report. The
excerpt below is followed by an image that depicts the data center and the substations’ locations.

“...a parcel map has been approved (PLZ-2025-035) and is pending recordation which will
combine all of the parcels and reestablish three new parcels ultimately allowing the data center
campus to develop on their own parcels while also establishing two separate parcels for
substation development. Upon recordation of the Parcel Map, the larger project site will include
three parcels referred to hereinafter as follows:

» Parcel 1 (+223.18 acres) — Data Centers
» Parcel 2 (+ 32.59 acres) — Nighthawk Substation (NV Energy)
» Parcel 3 (+ 18.70 acres) — Microsoft Substation

.]';,, B Parcel 3 - Microsoft Substation
i | B Parcel 2 - Nighthawk Substation
~ r" 10 Parcel 1 - Dota Centers
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The following is also an expert from Attachment 1 of this report, with modifications from staff.

Project Details
As part of a broader data center campus, the applicant (Microsoft, Inc) in collaboration with NV Energy, plans

to construct a 345/120-kilovolt (kV) substation on the project site (Parcel 2) in order to support development of
an adjacent data center facility. The Applicant will complete grading, access improvements, and construction of
the perimeter wall, following which NV Energy will construct the substation project. The proposed substation
and two HVD lines will work in concert with an adjacent private 120 kV substation (also being constructed by
the Applicant), both of which will support the broader data center campus. The scope of work for this project
includes construction of the new Nighthawk 345/120 kV Substation, a fold of the proposed 345 kV line between
the Walker River and Comstock Meadows Substations, two 120 kV service lines from Nighthawk to the adjacent
future planned applicant-owned substation, metering and associated communication and protection
equipment. The 60kV 602 line currently bisecting the parcels will be relocated on private property along the east,
west, and northern property boundary lines to allow for future development.

The Nighthawk Substation will be designed to operate at 345/120 kV, providing a critical node in the regional
electrical transmission network. Its primary function is to step down high-voltage electricity from the
transmission system to a lower voltage suitable for distribution. Although initially distribution will be solely to
the data center campus, distribution to homes, businesses, and public facilities may be available in the future.
The facility will include transformers, circuit breakers, control equipment, and a security CMU perimeter wall, all
engineered to meet applicable safety and reliability standards. The Nighthawk Substation, 345 kV Fold, and HVD
lines will be owned, operated and maintained by NV Energy.

The facility will operate 24 hours per day, 365 days per year. Traffic associated with the project will be most
notable during construction, with construction crews typically working six days a week, 7am to 7pm, with some
deliveries for equipment occurring outside normal working hours. Construction activities are anticipated to occur
from November 2026 to March 2029. The substation itself will have no dedicated employees post construction
and it is anticipated it will be visited approximately once a month for general maintenance. The substation will
have no public access or services and no changes to traffic service levels are anticipated as a result of the project.

Noise and light mitigation have been provided for nighttime hours during emergency calls. The substation pad
will be secured with a 14-ft-tall CMU wall installed around the perimeter for security. In terms of lighting, the
substation yard lights are controlled by a manual light switch which is manually activated when personnel are
working at the substation. Only the control enclosure exterior lights are controlled by a photocell to turn them
on at night and off during the day. The lights will also be mounted as low as possible and include shields aimed
down toward the ground and away from adjacent residentially zoned properties to the extent feasible.
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Figure 2: Nighthawk Substation Equipment Layout
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Site Plan with the Nighthawk Substation and Microsoft Substation
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The detail to the right is from NV Energy and
was included in the applications for both
substation projects. It is labeled as being
applicable to the Nighthawk substation, which
is a larger installation (340 kilovolt).

The height of the substation infrastructure is
up to 150 feet. Even though the subject of this
CUP is for a smaller substation, staff has
included a Condition of Approval requiring that
the applicant receive approval from the
Federal Aviation Administration (FAA) of a
Form 7460-1 for each of the CUPs. This
approval from FAA addresses the height of
new structures within the Airport Influence
Area of the Silver Springs Airport.
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FINDINGS

When considering applications for a Conditional Use Permit (CUP), the Commission or Board must evaluate the
impact of the conditional use on, and its compatibility with, surrounding properties and neighborhoods to mitigate
potential impacts of the use at a particular location and make the following findings from Chapter 15.230.06:
FINDINGS. Each Finding is listed with the applicant’s response and staff’s comments.

Finding A: The proposed use at the specified location is consistent with the policies embodied in the adopted
master plan and the general purpose and intent of the applicable district regulations;

Applicant’s Response

Goal LU 1: Orderly Growth Patterns

Policy LU 1.1: Follow Development Patterns as established in the Land Use Plan

Response: The Lyon County Land Use Plan identifies the subject property as having a Commercial land use
designation, which supports its Neighborhood Commercial (NC) zoning. Adjacent parcels to the east and south
also have a Commercial land use designation. The Commercial land use designation on site serves as a transition
between future commercial uses to the east and employment/industrial uses on the adjacent properties to the
west and south (also owned by the Applicant).

The proposed Nighthawk Substation is essential to support the planned Microsoft data center campus to the
west. The site is particularly suitable for this use due to its proximity to compatible planned development,
including the Microsoft Data center campus to the east and Microsoft Substation to the south, both under
separate entitlement applications. Together the Nighthawk Substation and the Microsoft Substation will provide
reliable power to the adjacent data center campus, without imposing undue demand on the existing grid.

Surrounding conditions further enforce compatibility with surrounding land uses. Vacant parcels to the east
share the same Commercial designation as the subject property, and vacant parcels to the north include a
specific plan which contemplated similar land uses to those proposed on site. This location, at the interface of
commercial and industrial land use designations, is ideal for a substation, serving as a transitional use that aligns
with existing zoning and Master Plan goals and policies while complementing adjacent employment and
industrial development.

By providing resilient and sustainable power infrastructure, the Nighthawk Substation supports future growth
consistent with the Land Use Plan and furthers Master Plan Policy LU 1.1 by adhering to established development
patterns therein.

Policy LU 1.4: Locate industrial development as designated on County-wide Land Use Plan or determined by
criteria

Response: Although the subject parcel is master planned Commercial, the proposed development of a
substation, classified as a utility/industrial use, is permitted in the NC zone with a CUP. It is worth noting that
the subject parcel is located in a largely undeveloped area north of Silver Springs Airport, with undeveloped
parcels to the west master planned Employment and zoned Service Industrial. Given that adjacent parcels to the
south and west are slated for development with other employment/industrial uses reliant on Nighthawk’s
construction, locating the substation on site ensures compatible development. Furthermore, the subject site is
surrounded by Commercial designated properties to the south and east, so introducing uses such as the
proposed substation in this area would not impact nearby properties.

Future development of the site will comply with Lyon County Development Code standards; specifically,
adherence to performance standards for noise, dust, and traffic contribute substantially to land use
compatibility.
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Goal LU 3: Diverse Economy

Policy LU 3.1: Diverse Economic Base

Response: Reliable substation capacity is foundational to high-value job sectors (data centers, advanced
manufacturing). The project enables economic diversification and enhances regional competitiveness.

Goal FS 5: Utility Corridors

Policy FS 5.1: Lyon County will create a process for the designation and approval of inter-regional utility
corridors, including multi-modal transmission corridors, above ground electrical transmission corridors, and
underground utility transmission corridors (i.e., inter-regional corridors within which electric transmission
lines with capacities of 200 kV or greater, natural gas pipelines larger than 16 inches in diameter, water
transmission pipelines larger than 16 inches, or similar utility infrastructure will be located) in cooperation
with the Nevada State Office of Energy, all adjacent counties, the Bureau of Land Management, and any
other agency with jurisdiction.

Policy FS 5.2: Lyon County will create a process for the designation and approval of aboveground electrical
utility corridors with capacities of 60 kV to 199 kV in cooperation with the Nevada State Office of Energy, all
adjacent counties, the Bureau of Land Management and NV Energy.

Policy FS 5.3: Aboveground utility corridors must not conflict with any existing or planned infrastructure or
utility projects and must be located to minimize conflicts with residential and commercial development.

Policy FS 5.4: Width of existing and future aboveground utility corridors shall be equivalent to the width of
the easement required by the National Electric Safety Code (NESC) plus any additional easement width
required by the utility provider to ensure access to the infrastructure.

Policy FS 5.3: Aboveground utility corridors must not conflict with any existing or planned infrastructure
or utility projects and must be located to minimize conflicts with residential and commercial
development.

Response: The proposed substation aligns with the 2020 Master Plan which includes a map that depicts the
location of Aboveground Utility Corridors in preparation for high voltage power lines to connect Lyon County
to the NV Energy Greenlink project. The Nighthawk project will be located within an established utility
corridor, advancing the Master Plan’s utility corridor policies by promoting orderly routing for medium- and
high-voltage infrastructure.

Specifically, the proposed Nighthawk Substation is adjacent to complementary uses, including the planned
Microsoft Substation to the south and a future data center campus (owned by the Applicant) to the west.
Microsoft’s Substation will connect with Nighthawk via overhead lines, consistent with corridor planning
standards. Nighthawk’s proximity to the Walker River and Fort Churchill substations, critical nodes in NV
Energy’s Greenlink Transmission project, positions Lyon County as a key regional hub for power distribution.
While the Nighthawk Substation will primarily serve the adjacent Microsoft Substation and data center campus
initially, distribution for homes, businesses and public facilities could be added in the future. In the short term,
Nighthawk will ensure utility infrastructure will meet the evolving regional tech-industry demands without
creating service interruptions for the broader community. The facility will not conflict with rural residential or
agricultural uses and will reinforce planned utility infrastructure across the county. NV Energy will construct,
operate, and maintain the proposed transmission substation to meet or exceed NESC requirements.
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Staff Comment

Staff believes the Goals above from the 2020 Master Plan (Chapter 3) are appropriately quoted by the applicant for
the proposed project. The project area has been the subject of multiple public hearings associated with Master Plan
and Zoning changes in addition to mapping exercises. This CUP is part of a larger data center campus for Microsoft
over approximately 274 acres in Silver Springs. To the north of the project area is an approved Specific Plan for the
Silver Springs Technology Park, another data center project. Both projects have located in the region because of the
NV Energy Greenlink Project, which will use 525-kilovolt (kV) transmission lines to traverse Nevada and connect to
energy-generating facilities (such as solar arrays). Projects with high energy demands such as data centers have
chosen these locations because the 2020 Master Plan delineated “BLM Aboveground Utility Corridors” for
connection.

The images below depict the Corridors in the region and the general project location. Within the Corridors, a CUP
is not necessary for high voltage power lines and can be reviewed at the staff level. The type of development being
proposed in these regions will continue to require infrastructure like electrical power substations and this CUP is
part of the larger development footprint of data center uses in Silver Springs.

Fral N

P :.1 l.l.l )

B
.l.l &
Gereral
Project Area

Staff feels this Finding may be met in the affirmative.

B. The proposed use is compatible with the character and integrity of adjacent development and neighborhoods
and includes improvements or modifications either on-site or within the public rights-of-way to mitigate
development related adverse impacts, such as traffic, noise, odors, visual nuisances, or other similar adverse
effects to adjacent development and neighborhoods;

Applicant’s Response

The proposed power substation is located on a vacant parcel within a designated utility corridor, surrounded
primarily by undeveloped land, most of which is owned by the Applicant. The site is intentionally positioned
adjacent to similar and compatible planned facilities, including a Microsoft Substation and data centers (under
separate applications), which substantially enhances land use compatibility. There are no developed residential

neighborhoods nearby, ensuring the project avoids impacts to existing neighborhoods.
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The substation design incorporates resource-sensitive features, including LID stormwater controls to prevent
runoff and support groundwater recharge. It requires no dedicated water or sewer infrastructure and will not
affect existing utility capacity. The facility will reduce line losses from lengthy transmission, prevent grid
overloading, and enable efficient power distribution to the data center, aligning with energy efficiency and low-
impact policies.

To minimize potential adverse impacts, the Applicant will implement measures addressing traffic, noise, dust,
and visual concerns. The substation is set back at least 156 feet from the eastern property line to limit effects on
adjacent parcels. Construction access will be provided via Deodar Street, which will be improved with temporary
paving to maintain safe movement and reduce soil deposition into the public right-of-way. Water trucks will be
used as needed to control dust during construction. Long-term access will occur through a new private roadway
extending west from Rhyolite Lane to a gated entrance at the substation’s western edge, with a secondary paved
accessway leading southwest from Deodar Street to another gated point at the substation’s southeast corner
(see Figure 3 below). The Nighthawk Substation will draw access exclusively from connections to external
roadways (Deodar/Rhyolite) and will not connect to the internal roadway network serving the adjacent data
center campus.

Operational impacts will be minimal. Traffic will be limited to maintenance personnel, and noise from
transformers and inverters is not expected to exceed ambient levels at property lines. Lighting will be restricted
to maintenance or emergency visits and designed with full cut-off shielding, directed downward and away
from adjacent parcels. An eight (8) ft chain-link security fence will enclose the site at the perimeter.
Additionally, a 14-ft reinforced CMU wall will be constructed within the site surrounding the equipment pad,
serving as an additional visual and security barrier. These measures, combined with the absence of residential
adjacency and compliance with performance standards, demonstrate that the project is compatible with
surrounding land uses and the transitional rural-to- suburban character of the area.

Figure 3: Nighthawk Accessways|

3
z>
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Staff Comment

To the east is vacant land with applicable zoning of MFR (Multi-Family Residential) and the substation structure is
set back over 200 feet from the property boundary, although the fence line is proposed at 173 feet. The location of
the subject parcels as part of the larger data center project makes the project, once completed, only part of a larger
campus so impacts to the west and south are not applicable. To the north the pending Silver Springs Technology
Park will also be a data center campus when constructed.

Staff has included a Condition of Approval related to maximum noise levels permitted for the use, with quotations
from Lyon County Code section 15.337.03.H, which reads as follows:

H. Noise: No use in this district shall exceed the maximum environmental noise level at the property line:

1. When adjacent to a commercial or industrial use or zone: Daytime seventy five (75) dBA and nighttime
seventy (70) dBA.

2. When adjacent to a Residential Zone: Daytime sixty five (65) dBA and nighttime sixty (60) dBA.

The proposed 14’ high CMU wall will also provide a visual barrier to properties to the north and east in addition to
providing a secure perimeter.

As Conditioned, staff feels this Finding may be made in the affirmative.

C. The proposed use will not generate vehicular traffic which cannot be accommodated by the existing, planned
or conditioned roadway infrastructure;

Applicant’s Response

Following construction, vehicular traffic generated by the proposed substation will be limited primarily to
maintenance. The substation will operate 24 hours a day 365 days per year but will have zero (0) employees.
Aside from improvements to existing roadways in the general vicinity, no new public roadways are needed to
accommodate the project. One new private roadway will extend west from Rhyolite Lane to provide access to
the Nighthawk Substation at a gated entrance along the substation’s eastern edge. A second private paved
roadway will extend southwest from Deodar Street and connect to a secondary gated entrance at the substation
pad’s southeast corner (see Figure 3 above). Given that the site will be improved with two new private roadways
serving as access to the site, combined with the fact the site will generate a minimal number of vehicular trips,
it is anticipated no adverse impact to either existing or planned roadway infrastructure will occur as a result of
the project.

Staff Comment

The site is accessed by existing roadways that do not require any additional improvements but will require
maintenance at the applicant’s expense. The County has required the applicant to submit a Traffic Impact Study for
this review, but since the roadways used are primarily, and practically solely, all NDOT roadways, staff feels that the
recommended Conditions of Approval address this Finding.

D. The proposed use incorporates roadway improvements, traffic control devices or mechanisms, or access
restrictions to control traffic flow or divert traffic as needed to mitigate the development impacts;

Applicant’s Response

As noted previously, vehicular traffic generated solely by the substation post construction will be minimal, with
no employees, trips will be limited only to sporadic maintenance activities. Given the limited number of trips
generated by the substation and the proposed access improvements and restrictions, no additional traffic
control devices or mechanisms are warranted for the project. It is worth noting that the project proposes
construction of a chain link fence installed around the project perimeter, as well as a 14-ft-tall CMU wall around
the substation pad, which will restrict access to the substation site. Paved vehicular access points will be gated.
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As previously discussed, the site will gain primary access via a new private roadway that will extend west from
Rhyolite Lane to a gated entrance at the substation’s eastern edge. Secondary access will come from a separate
paved private roadway which will extend southwest from Deodar Street to a gated entrance at the substations
southeast corner (see Figure 3 above). With minimal vehicular traffic anticipated and planned improvements
such as private roadways, CMU wall, and controlled access, the site design incorporates all necessary measures
to mitigate potential impacts, although none are anticipated.

Staff Comment

The site is accessed by existing roadways that do not require any additional improvements but will require
maintenance at the applicant’s expense. The County has required the applicant to submit a Traffic Impact Study for
this review, but since the roadways used are primarily, and practically solely, all NDOT roadways, staff feels that the
recommended Conditions of Approval address this Finding.

E. The proposed use incorporates features to address adverse effects, including visual impacts and noise, of the
proposed conditional use on adjacent properties;

Applicant’s Response

The construction of the Nighthawk Substation will be limited to within the project boundary, limiting any
potential impacts to the surrounding area. As discussed in detail above in the response for Finding B,
adjacent parcels are vacant, undeveloped land; therefore, no adverse effects will be imposed as a result of
this project. While there may be some noise and/or visual impacts during construction, upon completion of
construction, the project has been designed such that it will not generate visual impacts or adverse noise
effects on adjacent properties.

Staff Comment

Staff has included a Condition of Approval related to maximum noise levels permitted for the use, with quotations
from Lyon County Code section 15.337.03.H, which reads as follows:

H. Noise: No use in this district shall exceed the maximum environmental noise level at the property line:

1. When adjacent to a commercial or industrial use or zone: Daytime seventy five (75) dBA and nighttime seventy
(70) dBA.

2. When adjacent to a Residential Zone: Daytime sixty five (65) dBA and nighttime sixty (60) dBA.

The most impactful quality of the project will be visual, but as previously stated, the substation will be part of a
larger complex in a region of the County that will be significantly changed as a result of location of BLM Aboveground
Corridors as approved in the 2020 Master Plan. The proposed 14’ high CMU wall will provide a visual barrier to
properties to the north and east in addition to providing a secure perimeter.

Data centers are large projects and they will all have substations and other accessory uses. The Conditions of
Approval also require submittal to the County of an approved Form 7460-1 from the FAA to ensure the height of
the proposed substation.

As Conditioned, staff feels this Finding may be made in the affirmative.

F. The proposed conditional use complies with all additional standards imposed on it by the particular
provisions of this chapter and all other requirements of this title applicable to the proposed conditional use and
uses within the applicable base zoning district, including but not limited to, the adequate public facility policies
of this title; and

Applicant’s Response
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As noted previously, power substations are permitted in the NC zoning district with approval of a CUP. As
designed the project meets all applicable standards of Title 15, including provisions specific to power
substations under Article 336, and complies with the 2020 Master Plan’s goals and policies for land use and
utility corridors, particularly those supporting Goal FS-5: Utility Corridors, as discussed above in the response
for Finding A. These policies promote orderly infrastructure development, and the project’s location within
a designated utility corridor aligns with that intent.

The project will not create demand on public facilities such as schools, libraries, community centers,
government offices, or emergency services during construction or operation. It also requires no long-term
municipal utilities, including water, wastewater, or solid waste services. Water needed for concrete
production and dust control during construction will be sourced from existing municipal or commercial
suppliers or entities with valid water rights; no new water rights will be required. Wastewater and solid
waste will be managed in compliance with local, state, and federal regulations.

By meeting all applicable zoning standards and avoiding impacts to public facilities and utilities, the
proposed substation satisfies the requirements of Title 15, Article 336, and the public facility policies
contained within, and as such can be found consistent with this finding.

Staff Comment

No sewer or water services are required for the project. The Lyon County Sheriff’s Office will provide law
enforcement services. The use is consistent with the zoning standards of Title 15 and staff feels this Finding may be
met in the affirmative.

G. The proposed conditional use will not be materially detrimental to the public health, safety and welfare, and
will not result in material damage or prejudice to other properties in the vicinity.

Applicant’s Response

The proposed Nighthawk Substation will enhance the reliability and resilience of the regional electrical grid
by supplying power to the Microsoft Substation and supporting the adjacent data center campus, creating
the necessary utility infrastructure to supply power to those adjacent land uses without impacting power
service to the region. By interconnecting with NV Energy’s Greenlink West Transmission Project, Nighthawk
plays a role in grid stability. Although initially Nighthawk will only serve the adjacent Microsoft uses,
distribution for the communities broader residential and commercial needs can be installed in the future.
The improvements associated with this project directly support public health, safety, and welfare by
reducing the risk of outages and strengthening the grid’s capacity to meet growing energy demands driven
by emerging technologies.

The project also contributes to Lyon County’s economic vitality by providing essential utility infrastructure
for a regional technology hub, positioning the County as a center for data storage and advanced industry.
Beyond temporary construction activities, which will comply with dust control and other mitigation
measures under required permits, the substation will not generate adverse environmental impacts beyond
those typical of construction.

The facility will comply with all applicable provisions of the Lyon County Development Code, which has the
explicit purpose to promote public health, safety, convenience, and general welfare (pursuant to WCDC
$15.01.02 [Purpose]). By meeting these standards and incorporating best practices for design and operation,
the Nighthawk Substation will not be materially detrimental to the public or surrounding properties. Instead,
it will provide long-term benefits through improved energy reliability, sustainable infrastructure, and
economic development consistent with the County’s planning objectives.
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Staff Comment

The substation is part of the larger data center project, which itself is also part of an expected regional change to
development type in this portion of the County. The presence of the BLM Aboveground Corridors per the approval
of the 2020 Master Plan makes Silver Springs an attractive location for data center projects and potentially other
high-energy users. As conditioned, staff does not feel the project represents material damages to public health,

safety or welfare to residents or properties in the vicinity.
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/> NV Energy

LOOD ROCERS Nighthawk Substation, 345 kV Fold, and HVD Lines
BUILDING RELATIONSHIPS ONE PROJECT AT A TIME conditional Use Permit Application
Project Description

Executive Summary

Applicant: Microsoft Inc
APN Numbers: 018-551-01, 018-551-02, 018-551-03, 018-551-04, and a portion of 015-141-13?
Location: The project site is located in Silver Springs, north of US Highway 50 and the Silver

Springs Airport and west of the intersection with US Highway 95A.

Project Location

The subject site consists of five (5) parcels located approximately 0.5 miles (mi) west of the intersection of US
Highway 50 (US 50) and US 95A and 1.15 mi east of the intersection of US 50 and USA Parkway. More
specifically, Lyon County currently identifies the subject site as Assessor’s Parcel Numbers (APNs) 018-551-01, -
02, -03, -04, and a portion of APN 015-141-13 consisting of approximately 32.59 acres’ (ac). Deodar Street via
the US 50 Frontage Road south of the site provides access to the project area.

Background

Greenlink Nevada is NV Energy’s flagship transmission initiative designed to strengthen Nevada’s electric grid
and improve statewide reliability. The project consists of two major 525-kilovolt (kV) transmission lines:
Greenlink West, spanning approximately 350 miles from Las Vegas to Yerington, and Greenlink North, covering
about 235 miles from Ely to Yerington. Together, these lines will form a high voltage “energy highway”
connecting northern and southern Nevada, creating a resilient transmission triangle.

Lyon County plays a central role in this effort, as both lines converge near Yerington at the Fort Churchill
Substation, which is undergoing a major expansion, and the new Walker River Substation, a critical component
of the project. The Walker River Substation, located adjacent to Fort Churchill, is NV Energy’s largest substation
project to date and includes a 120-kV yard along with facilities to interconnect the Greenlink West line and
multiple smaller transmission lines serving Storey County and the Reno area. Greenlink Nevada is expected to
deliver up to 8 GW of energy capacity statewide, improve grid flexibility, and support economic growth by
reducing congestion and enhancing reliability for homes, businesses, and future industrial development. As
discussed below in Project Details, the subject application includes a request for use of the site for a power
substation which will connect to and support the Greenlink initiative, further strengthening the utility capacity
for the area.

An Administrative Design Review (ADR) application was submitted and is currently under review for construction
related to a data center and mass grading associated with future development on the site. The ADR scope
included a data center campus with two power substations as well as large scale earthwork, stormwater
management facilities, temporary and permanent erosion control measures, and access improvements across all
associated parcels. The initial improvements proposed under the ADR establish the grading, drainage and access
framework and serve as a precursor to the request herein for one of the planned substations.

1 A parcel map has been approved (PLZ-2025-035) and is pending recordation which will expand and establish a new parcel
with an updated APN number.

122



Nighthawk Substation, 345 kV Fold, and HVD Lines

Project Description

Also in preparation for the campus, a Tentative Parcel Map (PLZ-2025-035) to merge and re-subdivide six parcels
into three parcels was approved by the Planning Commission in November, 2025. The three approved resultant

parcels will be referred to hereinafter as follows:
= Parcel 1(+223.18 acres [ac]) — Data Centers

= Parcel 2 (+32.59 ac) — Nighthawk Substation (NV Energy)
= Parcel 3 (+18.70 ac) — Microsoft Substation

As outlined below, the subject request of this application is isolated to only one of the components of the
broader planned campus across the parent site. Upon recordation of the aforementioned parcel map, the
subject project of this application will be contained on its own parcel (Parcel 2) (refer to Figure 1 and Parcel Map

in Section 3 of this submittal packet).
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Nighthawk Substation, 345 kV Fold, and HVD Lines
Project Description

Project Request

Included with this application is a request for a Conditional Use Permit (CUP) to construct a new 345/120 kV
electric substation, access road, a 345 kV fold, and two HVD lines for NV Energy, referred to herein after as the
Nighthawk Substation, 345kV Fold, and HVD Lines (Nighthawk). Lyon County requires a CUP for substations built
on private land in all zoning districts to ensure potential impacts to adjacent properties are reviewed and
appropriate mitigation measures are identified. The proposed project involves construction of a power
substation on private land owned by Microsoft within Silver Springs. The grading and civil improvements,
including a 14-foot (ft) Concrete Masonry Unit (CMU) wall around the substation pad and access road to the
substation, will be constructed by Microsoft. The Nighthawk 345/120kV Substation, 345 kV Fold, HVD lines and
relocation of 602 line will be completed by NV Energy. Following completion of the grading and Civil
Improvements by Microsoft, ownership of the Nighthawk parcel (Parcel 2) will be transferred to NV Energy prior
to any construction by NV Energy.

Master Plan and Zoning

The project area has a Lyon County 2020 Master Plan (Master Plan) designation of Commercial with a zoning
designation of Neighborhood Commercial (NC) (refer to Master Plan and Zoning maps in Section 3 of this
submittal packet). The subject site is within the Suburban Character District per the 2020 Master Plan.
Surrounding zoning includes Community Commercial and Multi-Family Residential to the east, Neighborhood
Commercial to the south (Microsoft Substation parcel), Service Industrial to the west (Microsoft data center
parcel), and Service Industrial to the north.

Site Characteristics

The subject site is bordered in all direction by vacant land, with it noted the parcels to the south and west are
slated for development with other components of the data center campus which will be served by the proposed
Nighthawk Substation. Site slopes range between 5 percent and 20 percent towards US 50. Surface drainage
consists of sheet flow as well as several natural drainages that flow north to south across the subject area.
Vegetation is moderate, consisting of brush, weeds, and grasses with several dirt roads crossing the property.

Project Details

As part of a broader data center campus, the applicant (Microsoft, Inc), in collaboration with NV Energy, plans to
construct a 345/120-kilovolt (kV) substation on the project site (Parcel 2) in order to support development of an
adjacent data center facility. The Applicant will complete grading, access improvements, and construction of the
perimeter wall, following which NV Energy will construct the substation project. The proposed substation and
two HVD lines will work in concert with an adjacent private 120 kV substation (also being constructed by the
Applicant), both of which will support the broader data center campus. The scope of work for this project
includes construction of the new Nighthawk 345/120 kV Substation, a fold of the proposed 345 kV line between
the Walker River and Comstock Meadows Substations, two 120 kV service lines from Nighthawk to the adjacent
future planned applicant-owned substation, metering and associated communication and protection
equipment. The 60kV 602 line currently bisecting the parcels will be relocated on private property along the
east, west, and northern property boundary lines to allow for future development.

The Nighthawk Substation will be designed to operate at 345/120 kV, providing a critical node in the regional
electrical transmission network. Its primary function is to step down high-voltage electricity from the
transmission system to a lower voltage suitable for distribution. Although initially distribution will be solely to
the data center campus, distribution to homes, businesses, and public facilities may be available in the future.
The facility will include transformers, circuit breakers, control equipment, and a security CMU perimeter wall, all
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Nighthawk Substation, 345 kV Fold, and HVD Lines
Project Description

engineered to meet applicable safety and reliability standards. The Nighthawk Substation, 345 kV Fold, and HVD
lines will be owned, operated and maintained by NV Energy.

The equipment needed for this project includes two 345/120kV 280 MVA transformers, circuit breakers,
substation bus, telecommunications, metering equipment, equipment enclosure, switches and
associated/ancillary facilities that are typically included at this type of facility. It is worth noting 120/25 kV
transformers, distribution bus/feeders, and capacitor banks are included as part of the full site build out but will
not be installed initially. Further, the substation as designed can accommodate the retermination of the existing
60 kV lines currently at the Silver Springs Substation to 120 kV lines to provide additional capacity to the Silver
Springs area.

Figure 2: Nighthawk Substation Equipment Layout
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Nighthawk Substation, 345 kV Fold, and HVD Lines
Project Description

The facility will operate 24 hours per day, 365 days per year. Traffic associated with the project will be most
notable during construction, with construction crews typically working six days a week, 7am to 7pm, with some
deliveries for equipment occurring outside normal working hours. Construction activities are anticipated to
occur from November 2026 to March 2029. The substation itself will have no dedicated employees post
construction and it is anticipated it will be visited approximately once a month for general maintenance. The
substation will have no public access or services and no changes to traffic service levels are anticipated as a
result of the project.

Noise and light mitigation have been provided for nighttime hours during emergency calls. The substation pad
will be secured with a 14-ft-tall CMU wall installed around the perimeter for security. In terms of lighting, the
substation yard lights are controlled by a manual light switch which is manually activated when personnel are
working at the substation. Only the control enclosure exterior lights are controlled by a photocell to turn them
on at night and off during the day. The lights will also be mounted as low as possible and include shields aimed
down toward the ground and away from adjacent residentially zoned properties to the extent feasible.

Aside from temporary traffic for construction, the project will not result in nuisances such as dust, glare,
pollution, odor, or vibrations above regulated levels. Other noise from transformers associated with the

substation is not expected to exceed ambient noise at adjacent property lines.

Access and Circulation

Access roads are essential for construction, operation, and maintenance of the project. It is anticipated that
large foundation auger equipment, heavily loaded trucks, cranes and specialized construction equipment will be
needed for construction, maintenance and emergency activities Note that grading for the access roads is being
reviewed as part of the previously submitted (and currently under review) Administrative Design Review (ADR).
Access to the NV Energy Nighthawk Substation for construction, operation and long-term maintenance will be
off of Deodar Street.

All Project access roads will meet NV Energy’s construction road standards, which include the use of a minimum
travel surface width of 25 feet depending on the radii of curves to facilitate safe movement of equipment and
vehicles. Initially access roadways will be surfaced with asphalt, with gravel used in later phases in accordance
with NV Energy standards.
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Legend

B Project Area
Data Center Campus

Photo Locations

Microsoft, Vantor

Photo Locations

Microsoft RNOI8 - Nighthawk Substation

December 2025
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/> Microsoft RNO18

WOOD RODDCERS Nighthawk Substation
BUILDING RELATIONSHIPS ONE PROJECT AT A TIME conditional Use Permit
Photo Exhibit

Photo Locations

Photo Location 1:
Photo Location 2:
Photo Location 3:
Photo Location 4:
Photo Location 5:

Photo Index
Photo Location 1
Photo 1.1:
Photo 1.2:
Photo Location 2
Photo 2.1:
Photo 2.2:
Photo 2.3:
Photo Location 3
Photo 3.1:
Photo Location 4
Photo 4.1:
Photo Location 5
Photo 5.1:

Northern property boundary - west

Northern property boundary - east

Rhyolite Lane, near property center

Rhyolite Lane, near eastern property boundary
West of southwest corner

Looking east along northern property boundary
Looking south to parcel center

Looking east along northern property boundary
Looking south towards US 50

Looking west along northern property boundary
Rhyolite Lane looking northwest across site

Looking east along Rhyolite Lane toward eastern property boundary

Looking east along southern property boundary
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Microsoft RNO18

Nighthawk Substation

Conditional Use Permit
Photo Exhibit

Photo Location 1: Northern Property Boundary - west

Photo 1.1: Looking east along northern property boundary

Photo 1.2: Looking south to parcel center
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Microsoft RNO18

Nighthawk Substation

Conditional Use Permit
Photo Exhibit

Photo Location 2: Northern Property Boundary - east

Photo 2.1: Looking east along northern property boundary
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Microsoft RNO18

Nighthawk Substation

Conditional Use Permit
Photo Exhibit

Photo 2.3: Looking west along northern property boundary
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Microsoft RNO18

Nighthawk Substation

Conditional Use Permit
Photo Exhibit

Photo Location 3: Rhyolite Lane, near property center

Photo 3.1: Rhyolite lane looking northwest across site
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Microsoft RNO18

Nighthawk Substation

Conditional Use Permit
Photo Exhibit

Photo Location 4: Rhyolite Lane, near eastern property boundary

Photo 4.1: Looking east along Rhyolite Lane toward eastern property boundary
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Microsoft RNO18

Nighthawk Substation

Conditional Use Permit
Photo Exhibit

Photo Location 5: West of Southwest Corner

Photo 5.1: Looking east along southern property boundary
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Fort Apache Homes Inc.

5560 S. Fort Apache Road, Ste. 100, Las Vegas, NV 89148
Tel: (702) 202-1600; Fax: (702) 202-1601

Lyon County Community Development Department
countyclerks@lyon-county.org

Re: PLZ-2025-109

Dear Commissioners:

This is written to oppose the issuance of a Conditional Use Permit for the Microsoft
substation located to the west of Deodar Street and north of Hwy 50 in Silver
Springs. The proposed location of the substation is adjacent to our properties, APN

018-553-01 and -02.

A substation is a nuisance which will blight the value of our properties. Some uses
like residential or retail will no longer be viable due to the proximity to the
substation. Already existing residential nearby will likewise be adversely affected.

The proposed substation should be located farther away from Hwy 50 and
developable land. It should be re-sited to the north. In our view the Conditional Use
Permit should be denied.

Thank you for your attention to this matter.

ol

Very TrulyYours,

S

KENT WHEELER, VP
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“Community Development Department
Microsoft Corporation — [tem 7.d

Conditional Use Permit - Nighthawk

PLZ-2025-109

Planning Commission
February 10, 2026

Planning Building Engineering Code Enforcement Economic Development
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Silver Springs, north of HVW 50 (Rhyolite Lane and Deodar Street)

Community Development Department

5258 ft

_ 5075 fi

Planning
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Code Enforcement
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4199 ft

Silver 3%

Economic Development
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Community Development Department
I Yaffe St
4404 ft | —
}

» Subject parcels (6) are under review by Lyon
County for recordation of a Final Map which
will create a new single-parcel configuration | P\ |
that will itself encompass the entire project Subject : { < E
area. (TPM approved on 11/10/2025). Pardeld

Sil b
‘| \rer

» The project area is/will be approximately
34.59 acres.

i 4199 ft

Microsoft also owns the land to the south and
west. The western parcel surrounds an NDOT 2
o

maintenance yard.

Code Enforcement Economic Development

Engineering

Planning Building
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Silver Springs, north of Hwy 50 (Rhyolite Lane and Deodar Street)

Community Development Department

» Subject parcels are under review by Lyon
County for recordation of a Final Map L A |
which will create a new single-parcel R 2m )
configuration that will itself encompass [ i EEE

1
:

Microsoft oao N 1
e H 1 Nighhawk

3459 -~

acres 1 |/

the entire project area.

-
-
o PARCEL

[ p——— - . . A
*  Microsoft

» The project area is/will be .
approximately 34.59 acres.

» Microsoft also owns the land to the
south and west. The western parcel ; _ |~
surrounds an NDOT maintenance yard. I L ) .

Planning Building Engineering Code Enforcement Economic Development
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Silver Springs, north of Hwy 50 (Rhyolite Lane and Deodar Street)

Community Development Department

» Subject parcels are under review by Lyon Microsoft )
; : icrosoft oU e e _— AL
County for recordation of a Final Map. 8 TN N Nighhawk
 Once recorded, one parcel will R 2m | N\ | 3459 -7,
encompass the entire project area. e | R | kW
| I
: I o~ ! —_— "
» The project area is/will be e e ST e -*‘
approximately 34.59 acres. s p—e— croso )
: ~ NDOT :
 Microsoft also owns the land to the : |z
south and west. The western parcel | =
surrounds an NDOT maintenance yard.

Planning Building Engineering Code Enforcement Economic Development
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Silver Springs, north of Hwy 50 (Rhyolite Lane and Deodar Street)

Community Development Department

* The project area is/will be
approximately 34.59 acres.

DATA CENTERS
PARCEL |
222318 acres

» Microsoft is developing this
site for NV Energy (“Nighthawk
substation”) and also a
substation for their data center
project.

» The data center isin the
Administrative Design Review
process.
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Existing Conditions

Community Development Department

« Vacant with power lines ~ Microsoft RNO18
and unpaved “roadways” Nighthawk Substation
! Conditional Use Permit
including Rhyolite Lane Photo Exhibit
crossing the site (although Photo Location 3: Rhyolite Lane, near property center
portions have been Photo 3.1: Rhyolite lane looking northwest across ‘site .
formally abandoned for A ———— i

the larger project site).

» Access on the east will
provide future access to
the NDOT Frontage Road.

Planning Building
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Master Plan and Character District

Community Development Department

« Commercial MP Designation
» Suburban Character

Per Chapter 3 of the MP, Land Use, typical uses are

“Light manufacturing...range of other industrial and
commercial services and operations.”

PUBLIC/QUASI-PUBLIC

Legend
WProject Area
Land Use

B Commercial
B Employment

F—‘;’

[T1Low Density Residential
M Rural Residential
B Public/Quasi Public

[ SUBURBAN CHARACTER DISTRICT 23

Planning Building Engineering Code Enforcement Economic Development
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Community Development Department

NC (Neighborhood Commercial)

from the County’s development code, Title 15

NC

NOTE: APN 015-141-131 (large parcel) is split
currently with SI (Service Industrial), but once
the Final Map is recorded, the entire project will

. o= / be zoned NC.

018-551-03,
|| 018-551-04,

Sl

e
S
/ Y
Py

DO N

Legend
Bl Project Area RR-2 :Rural Residential (2 acre minimum)

CC :Community Commercial RR-20 : Rural Residential (20 arce minimum)

HI-S : Heavy Industrial - Suburban RR-5 :Rural Residential (5 acre minimum) O 18'552'0 1 y

MFR : Multi-family Residential Sl - Service Industrial .

NC : Neighborhood Commercial O 18_552_02 an d a po rtl O n Of

015-141-131

Planning Building Engineering Code Enforcement Economic Development
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Community Development Department

Use, Zoning, and Entitlement

TABLE 15.320-2
TABLE OF ALLOWED USES - SUBURBAN RESIDENTIAL, MIXED USE AND COMMERCIAL ZONING DISTRICTS

P = Permitted; C = Conditional use permit required; T = Temporary use permit required; - = Not permitted

Use Type Suburban Residential Mixed Use/Commercial Specific Use
Regulations
Use Category SR- | SR- | SR- | SR- SR- | NR | MFR | RMU)| NC | CC | RC | TC- | CMU- | HMU- (Code
2 1 1!,) 12000 | 9000 S S s Reference)
Power substations Cc C Cc C v Cc Cc Cc ‘ O Cc C Cc Cc c Section
15.336.11

Power Substations
are permitted with a Conditional Use Permit per
Table 15.320-2 and compliance with 150.336.11

Planning

Building

Engineering

Code Enforcement

Economic Development
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Timeline

Community Development Department

Microsoft corporation has been working closely with the County for over 3 years to successively move through
multiple entitlements and mapping exercises. The end goal is the construction of a data center campus with two
power substations. This CUP application is one of two that are concurrently under review by the County.

Generalized Timeline
2022: Initial meeting with Microsoft with County management and staff
2023: First round of zoning map amendments (ZMA) and mapping exercises
2024: Second round of ZMAs and mapping exercises
2025: Third round of ZMAs plus master plan amendment
2026: CUPs and ADR (Administrative Design Review) for data center project

Applicant can/will provide
more detalls

Planning Building Engineering Code Enforcement Economic Development
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NIGHTHAWK: 345kV STRUCTURES

Project Details ' I

Community Development Department \/ / / /
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Findings for Conditional Use Permits

Community Development Department

Chapter 15.230.06 of the Lyon County Code list the Findings for
staff, the Planning Commission, and the Board of Commissioners
to consider when reviewing a Conditional Use Permit.

Planning Building Engineering Code Enforcement Economic Development
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Highlight of MP Map for Utility Corridors

Community Development Department

» This CUP is part of a larger data center campus for Microsoft over approximately 274 acres in
Silver Springs.

» To the north of the project area is an approved Specific Plan for the Silver Springs Technology
Park, another data center project.

» Both projects have located in the region because of the NV Energy Greenlink Project, which
will use 525-kilovolt (kV) transmission lines to traverse Nevada and connect to energy-
generating facilities (such as solar arrays) on public and private lands.

Projects with high energy demands such as data centers have chosen these locations because
the 2020 Master Plan delineated “BLM Aboveground Utility Corridors” for connection.

Planning Building Engineering Code Enforcement Economic Development
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Gereral
Project Area

Planning Building Engineering Code Enforcement Economic Development
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Findings Highlights — summaries from Staff Report

Community Development Department

 The uses are Consistent with the Master Plan’s contemplated uses for land with the designation of
Commercial with connection to the BLM Aboveground Utility Corridors.

» The applicant will be responsible for attaining State and Federal approvals as applicable.
» The County requires Building Permits and independent submittals to the Fire District are also required.

» Conditions of Approval seek to mitigate potential issues related to limiting noise and a 14’ masonry wall is
required. Setback of the wall is ~173 to the eastern property line.

» Additional roadway improvements are not required as the construction will use NDOT roadways
(predominately) and then there will be no employees. No public utility connections are required.

» This project is part of a larger change to the region and consistent with the MS applications to date.

Planning Building Engineering Code Enforcement Economic Development
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Recommendation and Motion

Community Development Department

Subject to the recommended Conditions of Approval,
Staff is able to recommend

Approval of the Conditional Use Permit.

Based on the aforementioned Findings, | move that the Planning Commission
recommend approval to the Board of County Commissioners for the request from
Microsoft Corporation for a Conditional Use Permit to construct a 345/120-kilovolt
electrical substation, two high voltage power lines, and other associated
infrastructure for the Nighthawk Substation over approximately 32.59 acres of five
parcels with Neighborhnood Commercial (NC) zoning located north of US Highway
50 in Silver Springs, accessed from Rhyolite Lane (Portion of APN 015-141-13 and
018-551-03, 018-551-04, 018-552-01, 018-552-02); PLZ-2025-109.

Planning Building Engineering Code Enforcement Economic Development
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Deodar Street labeling inconsistencies

Community Development Department
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.e

Subject:

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Microsoft Corporation for a Conditional Use Permit to construct a 120-kilovolt electrical
substation and other associated infrastructure over approximately 18.70 acres of two parcels with
Neighborhood Commercial (NC) zoning located north of US Highway 50 in Silver Springs at 1200 W
US Highway 50 (Portion of APN 015-141-13 and 015-141-04); PLZ-2025-110.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:

Recommendation:

ATTACHMENTS
« Staff Report
» Backup
» PowerPoint Presentation
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3883841/PLZ-2025-110_Microsoft__CUP_2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3883842/Backup_Combined_2.10.26_PC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910116/Item_7.e_PLZ-2025-110.pdf

27 S. MAIN STREET
LYoN COUNTY YERINGTON, N2VADA 89447

(775) 463-6591

FAX: (775) 463-5305

COMMUNITY DEVELOPMENT DEPARTMENT 34 LAKES BOULEVARD

DAYTON, NEVADA 89403
(775) 246-6135

BUILDING ¢ DEVELOPMENT ENGINEERING * PLANNING Eax: (175) 246-6147

PLANNING COMMISSION
PLZ-2025-110

Proposed Action Conditional Use Permit for an electrical power substation
Meeting Date February 10, 2025

Property Owners Microsoft Corporation

Applicant Microsoft Corporation

Representative Wood Rodgers Inc. / Stacie Huggins

Area Location North of US Highway 50, Silver Springs at 1200 W Hwy 50
Parcel Numbers 015-141-04 and a portion of 015-141-13

Area Approximately 18.70 acres

Zoning NC (Neighborhood Commercial)

Master Plan Commercial

Case Planner Louis Cariola

REQUEST

Microsoft requests approval for a Conditional Use Permit to construct an electrical power substation to support a
data center campus under separate review.

RECOMMENDED MOTION

If the Planning Commission determines that they will recommend approval of the request to the Board of
Commissioners, then the Planning Commission may want to consider a motion similar to the following.

The Lyon County Planning Commission finds that:

A. The proposed use at the specified location is consistent with the policies embodied in the adopted master plan
and the general purpose and intent of the applicable district regulations;

B. The proposed use is compatible with the character and integrity of adjacent development and neighborhoods
and includes improvements or modifications either on-site or within the public rights-of-way to mitigate
development related adverse impacts, such as traffic, noise, odors, visual nuisances, or other similar adverse
effects to adjacent development and neighborhoods;

C. The proposed use will not generate vehicular traffic which cannot be accommodated by the existing, planned or
conditioned roadway infrastructure;

D. The proposed use incorporates roadway improvements, traffic control devices or mechanisms, or access
restrictions to control traffic flow or divert traffic as needed to mitigate the development impacts;
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E. The proposed use incorporates features to address adverse effects, including visual impacts and noise, of the
proposed conditional use on adjacent properties;

F. The proposed conditional use complies with all additional standards imposed on it by the particular provisions of
this chapter and all other requirements of this title applicable to the proposed conditional use and uses within
the applicable base zoning district, including but not limited to, the adequate public facility policies of this title;
and

G. The proposed conditional use will not be materially detrimental to the public health, safety and welfare, and will
not result in material damage or prejudice to other properties in the vicinity.

Based on the aforementioned Findings, | move that the Planning Commission recommend approval to the Board
of County Commissioners for the request from Microsoft Corporation for a Conditional Use Permit to construct a
120-kilovolt electrical substation over approximately 18.70 acres of two parcels with Neighborhood Commercial
(NC) zoning located north of US Highway 50 in Silver Springs (Portion of APN 015-141-13 and 015-141-04); PLZ-
2025-110.

CONDITIONS OF APPROVAL

1. The project activities shall be constructed and operated in accordance with the conceptual site plan and
construction drawings as submitted and reviewed as part of this approval. Any further expansion will require
modification of this Conditional Use Permit or an additional Conditional Use Permit and/or other approvals.

2. Any modification, expansion, intensification or material change in use or operation shall require an application
for, and public hearings on, an amendment to the Conditional Use Permit use pursuant to Lyon County Code.

3. The applicant shall comply with all state, federal and local government regulations to the satisfaction of the
appropriate agencies for the proposed uses. The applicant shall comply with all applicable Fire, building, zoning
and improvement code requirements and obtain any necessary public inspections.

4. All construction documents, to include separate applications, must be submitted to Lyon County Utilities,
Central Lyon Fire Protection District and Lyon County Building for review and approval to obtain a Building
Permit.

5. The applicant is required to submit for a separate and independent Fire Plan review and will be required to
comply with the 2024 Northern Nevada Code Amendments package and all applicable NFPA standards.

6. All contractors doing any construction, modifications, or remodel must be licensed in the State of Nevada.
7. The applicant shall maintain a Lyon County business license for the use while occupying the site.

8. The applicant shall receive approval from the Federal Aviation Administration (FAA) of a Form 7460-1 and supply
it to the County prior to the issuance of Building Permits.

9. The applicant shall receive approval from the County Roads Department of an encroachment permit to pave
access roads to the site prior to initiation of construction and grading on-site.

10. The project area shall be fenced with at least six feet of chain link for security purposes.

11. The operations authorized per this Conditional Use Permit shall not exceed 65 dBA (A-weighted decibel) during
daytime hours or 60 dBA during night time hours as averaged from a two-hour monitoring period. The
Community Development Director reserves the right to require a sound study to verify sound levels of the
functioning operations. If a sound study determines that the use permitted per this Conditional Use Permit
exceeds the limit allowed, the authorization may be rescinded at the discretion of the Director.

Page 2 of 19

Planning Commission — February 10, 2026
Microsoft CUP

Planning-LC

161



12. Exterior site and building lighting shall be installed as to eliminate any nuisance to adjoining properties. No
unshaded light sources shall be permitted.

13. The applicant shall comply with the Lyon County drainage guidelines (2024 updated edition) to the satisfaction
of the County Engineer. The property owner shall be responsible for maintenance of all roads, parking areas
and drainage facilities within the parcel, as well as any storm water detention facilities.

14. The substantial failure to comply with the conditions imposed on the issuance of this conditional use permit or
the operation of the conditional 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 conditional use may result in the
institution of revocation proceedings. Failure to initiate the conditional use permit within two (2) years from
the date of approval will result in the expiration of the conditional use permit approval.
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Alternative Motions

Alternative Motion for Continuance

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

The Planning Commission finds that:

A. Additional information, discussion and public review are necessary for a more thorough review of the
proposed Conditional Use Permit.

Based on the above findings and with the applicant’s concurrence, | move that the Planning Commission
continues the request from Microsoft Corporation for a Conditional Use Permit to construct a 120-kilovolt
electrical substation over approximately 18.70 acres of two parcels with Neighborhood Commercial (NC) zoning
located north of US Highway 50 in Silver Springs (Portion of APN 015-141-13 and 015-141-04); PLZ-2025-110 for
__days.

Alternative Motion for Denial

If the Planning Commission determines that they should deny the request for a Conditional Use Permit, then
they need to make findings supporting a recommendation of denial. The Commissioners may wish to consider a
motion similar to the following:

The Planning Commission finds that the proposed use:

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

B. Will be detrimental to the public health, safety, convenience and welfare; and
Will result in material damage or prejudice to other property in the vicinity.

Based on the aforementioned findings, | move that the Planning Commission recommend denial to the Board of
Commissioners for the request from Microsoft Corporation for a Conditional Use Permit to construct a 120-
kilovolt electrical substation over approximately 18.70 acres of two parcels with Neighborhood Commercial (NC)
zoning located north of US Highway 50 in Silver Springs (Portion of APN 015-141-13 and 015-141-04); PLZ-2025-
110.
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BACKGROUND INFORMATION

Location

The subject parcels are located in Silver Springs,
north of US Highway 50 and the Silver Springs
Airport. The parcels are approximately 0.5 miles
west of the intersection with US Highway 95A and
two miles east of the intersection with USA
Parkway. The subject parcels include APN 015-141-
04 (addressed as 1200 W Hwy 50) and a portion of
APN 015-141-13 (unaddressed). The site is vacant.

Size

The subject parcels are approximately 10.57 acres
and 243.59 acres per the County Assessor.
However, the subject parcels are under review by
Lyon County for recordation of a Final Map which
will create a new single-parcel configuration that
will itself encompass the entire project area. The
project area is/will be approximately 18.70 acres,
as depicted in the image below from the yet-to-be-
recorded Final Map. Microsoft also owns the land
to the north and west. The western parcel
surrounds an NDOT maintenance yard.
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Flood Zone Designation

Per FEMA Flood Insurance Rate Maps (FIRMs) shown below, the subject parcels are located in the X Zone (area of
minimal flood hazard). No Floodplain Development permits will be required. Slopes on the site range between 5
percent and 20 percent towards Hwy 50.

Access
Access to the parcels is via unmaintained and unpaved Deodar Street to the east, which connects to the Highway
50 frontage road Right of Way (ROW). The images that follow are from attachment 2 of this report: pictures
provided by the applicant.
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Microsoft RNO18

Microsoft Substation

Conditional Use Permit
Photo Exhibit

Photo Location 3: Southeast Corner; Deodar Street/US Highway 50

Photo 3.1: Looking north from the US 50 frontage street

MASTER PLAN AND ZONING

The project area is within a Suburban Character District per the 2020 Master Plan. The project area is designated
as Commercial per the 2020 Master Plan for Silver Springs with Neighborhood Commercial zoning.

Character District

 SUBURBAN CHARACTER DISTRICT
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Master Plan: Commercial - image cropped from the applicant’s submittal materials
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The use of “power substation” requires a Conditional Use Permit (CUP) in the NC district per Table 15.320-2, subject
to Code section 15.336.11, copied below the Land Use Table excerpt (with underline added).

TABLE 15.320-2
TABLE OF ALLOWED USES - SUBURBAN RESIDENTIAL, MIXED USE AND COMMERCIAL ZONING DISTRICTS

P = Permitted; C = Conditional use permit required; T = Temporary use permit required; - = Not permitted

Usa Type Swuburban Residential Mixed Use/Commercial Specific Usa
Use Category SR- | SR- | SR- SR- SR- NR | MFR | RMU | NC cG RC TC- | CMU- | HMU- (Code
2 T 1 f 12000 | 9000 5 5 s Reference)
Power substations C c c C Cc Cc c [ ‘ c ' c C Cc c C Section
15.336.11

15.336.11: POWER SUBSTATIONS:

A. Purpose: It is the intent of this section to provide for the delivery of electrical power in an
efficient and effective manner to the utility's customers allowing for a timely review process for
new power substations to be located within the County.

B. Other Permits: Power substations may be located on either private or public lands in order
to tie into other existing or proposed utility infrastructure (e.g., connecting transmission lines).
If the power substation project is located on land administered by any agency of the Federal
government the applicant shall notify the County of its intent to submit an application
concurrent with the Federal review and permit application process, and attend a pre-submittal
conference with County staff to discuss the project and specific application requirements.
Subsequent to the pre-application meeting, the applicant shall submit as the application the
appropriate documents related to the environmental review by State and Federal land
management agencies. If the applicant is required to apply for a permit to construct under the
Utility Environmental Protection Act from the Public Utilities Commission of Nevada, then the
applicant's NEPA application shall constitute the environmental review documents for the
conditional use permit application.

C. Conditional Use Permit: A conditional use permit shall be required for a power substation
project that is located on private land in order to review, identify and develop mitigation
measures that reduce the potential negative impacts to abutting properties. (Ord. 603, 11-1-

2018)
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STAFF REVIEW AND COMMENTS

Project Details

Microsoft corporation has been working closely with the County for over 3 years to successively move through
multiple entitlements and mapping exercises. The end goal is the construction of a data center campus with two
power substations. This CUP application is for one of two that are concurrently under review by the County. One
substation will be operated by Microsoft (this one) the other by NV Energy (which is named “Nighthawk”).

Generalized Timeline

2022: Initial meeting with Microsoft with County management and staff

2023: First round of zoning map amendments (ZMA) and mapping exercises

2024: Second round of ZMAs and mapping exercises

2025: Third round of ZMAs plus master plan amendment

2026: CUPs for substations and ADR (Administrative Design Review) for data center project

The applicant provided a full project description of the proposed use, included as Attachment 1 of this report. The
excerpt below is followed by an image that depicts the data center and the substations’ locations.

“...a parcel map has been approved (PLZ-2025-035) and is pending recordation which will
combine all of the parcels and reestablish three new parcels ultimately allowing the data center
campus to develop on their own parcels while also establishing two separate parcels for
substation development. Upon recordation of the Parcel Map, the larger project site will include
three parcels referred to hereinafter as follows:

» Parcel 1 (+223.18 acres) — Data Centers
» Parcel 2 (+ 32.59 acres) — Nighthawk Substation (NV Energy)
» Parcel 3 (+ 18.70 acres) — Microsoft Substation
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The following is also an expert from Attachment 1 of this report.

Project Details
As part of a broader data center campus, the applicant (Microsoft, Inc) is seeking to construct a 120-kilovolt

electric power substation on the project site (Parcel 3) in order to support development of the adjacent data
center facility. The proposed substation will be supported by the adjacent Nighthawk Substation (*submitted
concurrently under separate application) and will work in concert to serve the adjacent data campus which will
include six (6) one -story data center buildings, two substations, paved parking, and paved roadways.

The current request is specific only to the Conditional Use Permit (CUP) for the Microsoft Substation, which will
draw power from the adjacent planned Nighthawk Substation and will distribute it primarily to the data center

buildings

Figure 2: Microsoft Substation Equipment Layout
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Specifically, the facility will connect to a planned 345-kV Nighthawk Substation (NV Energy) and step down the
voltage to 120 kV for distribution via two (2) 120 kV service lines from the Nighthawk Substation. The Microsoft
Substation is designed with an initial capacity of approximately 461 MVA, which is sufficient to meet anticipated
load requirements. Upon construction the substation will be owned, operated, and maintained by Microsoft.

The equipment needed for this substation project includes 6 energized + 1 de-energized reserve + 1 spare
transformer, circuit breakers, 2000-amp distributors, equipment enclosure, switches, and associated /ancillary
that are typical to a facility of this type (see Figure 2 above).

The substation will operate 24 hours per day, 365 days per year. The substation itself will have no dedicated
employees post construction, and it is anticipated it will be visited approximately once a month for general
maintenance. The substation will have no public access or services and no changes to traffic service levels are
anticipated as a result of the project.

Noise and light mitigation have been provided for nighttime hours during emergency calls. The substation pad
will be secured with a 6-foot-tall chain link fence installed around the perimeter for security. In terms of lighting,
the substation will include motion censored lighting that comes on when automatically triggered by movement
and have a timer for when the movement has stopped so the lights are not on all night. The lights will also be
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mounted as low as possible and include shields aimed down toward the ground and away from adjacent

residentially zoned properties to the extent feasible.

Site Plan with the Microsoft Substation and the Nighthawk Substation
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The detail to the right is from NV Energy and
was included in the application. It is labeled as
being applicable to the Nighthawk substation,
which is a larger installation (340 kilovolt), but
is representative of this substation’s maximum
heights.

The height of the substation infrastructure is
up to 150 feet. Even though the subject of this
CUP is for a smaller substation, staff has
included a Condition of Approval requiring that
the applicant receive approval from the
Federal Aviation Administration (FAA) of a
Form 7460-1 for each of the CUPs. This
approval from FAA addresses the height of
new structures within the Airport Influence
Area of the Silver Springs Airport.
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FINDINGS

When considering applications for a Conditional Use Permit (CUP), the Commission or Board must evaluate the
impact of the conditional use on, and its compatibility with, surrounding properties and neighborhoods to mitigate
potential impacts of the use at a particular location and make the following findings from Chapter 15.230.06:
FINDINGS. Each Finding is listed with the applicant’s response and staff’s comments.

Finding A: The proposed use at the specified location is consistent with the policies embodied in the adopted
master plan and the general purpose and intent of the applicable district regulations;

Applicant’s Response

Goal LU 1: Orderly Growth Patterns

Policy LU 1.1: Follow Development Patterns as established in the Land Use Plan

Response: The Lyon County Land Use Plan identifies the subject property, and the properties surrounding it to
the north and east as having a Commercial land use designation which supports its Neighborhood Commercial
(NC) zoning. The Commercial land use designation serves as a transition between future commercial uses to the
east and employment/industrial uses on the adjacent property to the west (also owned by the Applicant) and
south.

While NC zoning permits substations with a Conditional Use Permit (CUP), it does not allow warehouses or data
centers like the adjacent parcel to the west, making the site well-suited for a power substation designed
exclusively to serve the adjacent data center campus. This relationship reinforces the suitability of locating the
substation on this parcel to support the future data center campus. Additionally, the substation is positioned
adjacent to employment-designated lands and within the County’s planned utility infrastructure framework. By
situating essential utility infrastructure near major nonresidential uses, the project furthers Policy LU 1.1 by
supporting established development patterns and promoting efficient land use.

Policy LU 1.4: Locate industrial development as designated on County-wide Land Use Plan or determined by
criteria

Response: Although the subject parcel is master planned Commercial, the proposed development of a
substation, classified as a utility/industrial use, is permitted in the NC zone with a CUP. It is worth noting that
the subject parcel is located in a largely undeveloped area north of Silver Springs Airport, with undeveloped
parcels to the west master planned Employment and zoned Service Industrial. Given that all of these parcels are
owned by the Applicant, locating the proposed substation on this site will ensure compatible development.
Furthermore, the subject site is surrounded by Commercial designated properties to the north and east, so
introducing uses such as the proposed substation in this area would not impact nearby properties.

Future development of the site will comply with Lyon County Development Code standards; specifically,
adherence to performance standards for noise, dust, and traffic contribute substantially to land use
compatibility.

Goal LU 3: Diverse Economy

Policy LU 3.1: Diverse Economic Base

Response: Reliable substation capacity is foundational to high-value job sectors (data centers, advanced
manufacturing). The project enables economic diversification and enhances regional competitiveness.

Goal FS 5: Utility Corridors

Policy FS 5.3: Aboveground utility corridors must not conflict with any existing or planned _infrastructure or
utility projects and must be located to minimize conflicts with residential and commercial development.
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Response: The proposed substation aligns with the 2020 Master Plan which includes a map that depicts
the location of Aboveground Utility Corridors in preparation for high voltage power lines to connect Lyon
County to the NV Energy Greenlink project. The NV Energy project will be located within an established
utility corridor advancing the Master Plan’s utility corridor policies by promoting orderly routing for
medium- and high-voltage infrastructure.

Specifically, the proposed Microsoft substation is adjacent to complementary uses, including the planned
NV Energy “Nighthawk” Substation to the north and a future data center campus (owned by the Applicant)
to the west. Microsoft’s substation will connect with Nighthawk via overhead lines, consistent with corridor
planning standards. Nighthawk’s proximity to the Walker River and Fort Churchill substations, critical
nodes in NV Energy’s Greenlink Transmission project, positions Lyon County as a key regional hub for
power distribution. Although the Microsoft Substation will only serve the adjacent data center campus,
construction of the dedicated substation will ensure no undue draw on the power grid in service to the
campus. Although the adjacent planned Nighthawk substation will initially serve the Microsoft Substation
solely, installations for service to residential, commercial, or public facilities could be added in the future.
While the Microsoft substation primarily serves the adjacent data center, it strengthens Nighthawk’s
capacity to support future community needs and regional transmission objectives. The facility will not
conflict with rural residential or agricultural uses and will reinforce planned utility infrastructure across the
county.

Staff Comment

Staff believes the Goals above from the 2020 Master Plan (Chapter 3) are appropriately quoted by the applicant for
the proposed project. The project area has been the subject of multiple public hearings associated with Master Plan
and Zoning changes in addition to mapping exercises. This CUP is part of a larger data center campus for Microsoft
over approximately 274 acres in Silver Springs. To the north of the project area is an approved Specific Plan for the
Silver Springs Technology Park, another data center project. Both projects have located in the region because of the
NV Energy Greenlink Project, which will use 525-kilovolt (kV) transmission lines to traverse Nevada and connect to
energy-generating facilities (such as solar arrays).

Projects with high energy demands such as data centers have chosen these locations because the 2020 Master Plan
delineated “BLM Aboveground Utility Corridors” for connection. The images that follow depict the Corridors in the
region and the general project location. Within the Corridors, a CUP is not necessary for high voltage power lines
and can be reviewed at the staff level. The type of development being proposed in these regions will continue to
require infrastructure like electrical power substations and this CUP is part of the larger development footprint of
data center uses in Silver Springs.
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Staff feels this Finding may be met in the affirmative.

B. The proposed use is compatible with the character and integrity of adjacent development and neighborhoods
and includes improvements or modifications either on-site or within the public rights-of-way to mitigate
development related adverse impacts, such as traffic, noise, odors, visual nuisances, or other similar adverse
effects to adjacent development and neighborhoods;

Applicant’s Response

The proposed power substation is located on a vacant parcel surrounded by primarily undeveloped land, most
of which is owned by the Applicant. There are no developed residential neighborhoods adjacent to the project
site, as such the project will avoid impacting existing neighborhoods. Furthermore, the substation has been
designed intentionally adjacent to similar and compatible facilities (planned NV Energy Substation and data
centers [under separate applications]), contributing substantially to the compatibility of land use.

The Applicant will minimize project-related adverse impacts, such as traffic, noise, odors and visual
nuisances. Specifically, the proposed substation is setback from the eastern property line by a minimum of
156 feet, which will ensure minimum impact the adjacent parcels. In terms of access, the substation will be

accessed via the adjacent data center campus. It is worth noting that while there may be some traffic at the
substation, access will generally be limited to maintenance personnel only.

The dedicated substation reduces line losses due to lengthy transmission, helps avoid overloading the power
grid, and enables efficient power distribution to the data center, aligning with energy efficiency and low -
impact policies. The design incorporates LID stormwater design and stormwater control features to prevent
runoff and support groundwater recharge.

The site requires no dedicated utility infrastructure like water or sewer and will not result in an impact to
existing water or sewer capacity for the area. Lighting for the substation will be limited to only that required
for maintenance or emergency service visits. Any lighting needed will be designed to be shielded or recessed
with full cut-off screening and directed downward and away from adjacent parcels. Additionally, six (6) ft
tall chain security fencing will surround the substation. These improvements, combined with the absence of
residential adjacency and compliance with performance standards for noise, dust, and traffic, demonstrate
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that the project is compatible with surrounding land use and the transitional rural-to-suburban character of
this area.

Staff Comment

To the east is vacant land with applicable zoning of CC (Community Commercial) and the substation structure is set
back over 200 feet from the property boundary, although the fence line is proposed at 153 feet. The location of the
subject parcels as part of the larger data center project makes the project, once completed, only part of a larger
campus so impacts to the north, west, and south are not applicable.

Staff has included a Condition of Approval related to maximum noise levels permitted for the use, with quotations
from Lyon County Code section 15.337.03.H, which reads as follows:

H. Noise: No use in this district shall exceed the maximum environmental noise level at the property line:

1. When adjacent to a commercial or industrial use or zone: Daytime seventy five (75) dBA and nighttime
seventy (70) dBA.

As Conditioned, staff feels this Finding may be made in the affirmative.

C. The proposed use will not generate vehicular traffic which cannot be accommodated by the existing, planned
or conditioned roadway infrastructure;

Applicant’s Response

Following construction, vehicular traffic generated by the proposed substation will be limited primarily to
maintenance. The substation will operate 24 hours a day 365 days per year but will have zero (0) employees.
Aside from improvements to existing roadways in the general vicinity, no new public roadways are needed to
accommodate the project. It is worth noting that the data center campus site plan includes a paved internal
roadway network serving all portions of the campus, with the northwest corner of the substation site connecting
to this internal roadway network.

Staff Comment

As stated by the applicant, the substation will not generate vehicular traffic other than maintenance checks and
responses since there will be no employees. The Roads Department will issue an encroachment permit to pave the
access road along Deodar Street. This Finding may be met in the affirmative.

D. The proposed use incorporates roadway improvements, traffic control devices or mechanisms, or access
restrictions to control traffic flow or divert traffic as needed to mitigate the development impacts;

Applicant’s Response

As noted previously, vehicular traffic generated solely by the substation post construction will be minimal, with
no employees, trips will be limited only to sporadic maintenance activities. Given the limited number of trips
generated by the substation and the proposed access restrictions, no additional traffic control devices or
mechanisms are warranted for the project. It is worth noting that the project proposes construction of a chain
link fence installed around the project perimeter which will restrict access to the substation site. As previously
discussed, the site will be accessed via the internal roadway network that will serve the adjacent data center
campus. The private roadway network will provide access to the substation at the northwest corner of the
substation parcel.

Staff Comment

The site is accessed by existing roadways that do not require any additional improvements but will require
maintenance at the applicant’s expense. The recommended Conditions of Approval address this Finding, which is
made in the affirmative.
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E. The proposed use incorporates features to address adverse effects, including visual impacts and noise, of the
proposed conditional use on adjacent properties;

Applicant’s Response

The construction of the Microsoft Substation will be limited to within the project boundary to mitigate for
potential impacts to the surrounding area. As discussed in detail above in the response for Finding B,
adjacent parcels are vacant, undeveloped land; therefore, no adverse effects will be imposed as a result of
this project. While there may be some noise and/or visual impacts during construction, upon completion
of construction, the project has been designed such that it will not generate visual impacts or adverse noise
effects on adjacent properties.

Staff Comment

Staff has included a Condition of Approval related to maximum noise levels permitted for the use, with quotations
from Lyon County Code section 15.337.03.H, which reads as follows:

H. Noise: No use in this district shall exceed the maximum environmental noise level at the property line:

1. When adjacent to a commercial or industrial use or zone: Daytime seventy five (75) dBA and nighttime
seventy (70) dBA.

The most impactful quality of the project will be visual, but as previously stated, the substation will be part of a
larger complexin aregion of the County that will be significantly changed as a result of location of BLM Aboveground
Corridors as approved in the 2020 Master Plan. Data centers are large projects and they will all have substations
and other accessory uses. The Conditions of Approval also require submittal to the County of an approved Form
7460-1 from the FAA to ensure the height of the proposed substation.

As Conditioned, staff feels this Finding may be made in the affirmative.

F. The proposed conditional use complies with all additional standards imposed on it by the particular
provisions of this chapter and all other requirements of this title applicable to the proposed conditional use and
uses within the applicable base zoning district, including but not limited to, the adequate public facility policies
of this title; and

Applicant’s Response

As noted previously, power substations are permitted in the NC zoning district with approval of a CUP. As
designed the project meets all applicable standards of Title 15, including provisions specific to power
substations under Article 336, and complies with the 2020 Master Plan’s goals and policies for land use and
utility corridors, particularly those supporting Goal FS-5: Utility Corridors, as discussed above in the response
for Finding A. These policies promote orderly infrastructure development, and the project’s location within
a designated utility corridor aligns with that intent.

The project will not create demand on public facilities such as schools, libraries, community centers,
government offices, or emergency services during construction or operation. It also requires no long-term
municipal utilities, including water, wastewater, or solid waste services. Water needed for concrete
production and dust control during construction will be sourced from existing municipal or commercial
suppliers or entities with valid water rights;, no new water rights will be required. Wastewater and solid
waste will be managed in compliance with local, state, and federal regulations.

By meeting all applicable zoning standards and avoiding impacts to public facilities and utilities, the
proposed substation satisfies the requirements of Title 15, Article 336, and the public facility policies
contained within, and as such can be found consistent with this finding.
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Staff Comment

No sewer or water services are required for the project. The Lyon County Sheriff’s Office will provide law
enforcement services. The use is consistent with the zoning standards of Title 15 and staff feels this Finding may be
met in the affirmative.

G. The proposed conditional use will not be materially detrimental to the public health, safety and welfare, and
will not result in material damage or prejudice to other properties in the vicinity.

Applicant’s Response

The proposed Microsoft Substation will enhance the reliability and resilience of the regional electrical grid
by supplying power to the adjacent data center campus, creating the necessary utility infrastructure to
supply power to those adjacent land uses without impacting power service to the region. By interconnecting
with NV Energy’s Greenlink West Transmission Project via the adjacent planned Nighthawk substation, the
project plays a role in grid stability. Although initially Nighthawk will only serve the adjacent Microsoft uses,
distribution for the communities broader residential and commercial needs can be installed in the future.
The improvements associated with this project directly support public health, safety, and welfare by
reducing the risk of outages and strengthening the grid’s capacity to meet growing energy demands driven
by emerging technologies.

The requested CUP also represents a strategic land use response to the region’s escalating demand for data
storage and connectivity. Beyond temporary construction activities, which will follow standard dust control
measures under a required permit, the project will not generate adverse environmental impacts beyond
those typical of construction. No residential development exists adjacent to the site (nor are the parcels
master planned or zoned for residential), eliminating potential conflicts with sensitive uses. These factors
demonstrate that the proposed substation will not be materially detrimental to public health, safety, or
welfare, nor will it result in damage or prejudice to surrounding properties.

Staff Comment

The substation is part of the larger data center project, which itself is also part of an expected regional change to
development type in this portion of the County. The presence of the BLM Aboveground Corridors per the approval
of the 2020 Master Plan makes Silver Springs an attractive location for data center projects and potentially other
high-energy users. As conditioned, staff does not feel the project represents material damages to public health,
safety or welfare to residents or properties in the vicinity.
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/> Microsoft RNO18

WOOD RODCEERS Microsoft Substation
BUILDING RELATIONSHIPS ONE PROJECT AT A TIME conditional Use Permit Application
Project Description

Executive Summary

Applicant: Microsoft Inc
APN Numbers: 015-141-04* and a portion of APN 015-141-13
Location: The project site is located in Silver Springs, north of US Highway 50 and the Silver

Springs Airport and west of the intersection with US Highway 95A.

Project Location

The subject site consists of one (1) parcel located approximately 0.5 miles west of the intersection of US
Highway 50 (US 50) and US 95A and 1.15 miles east of the intersection of US50 and USA Parkway. More
specifically, Lyon County currently identifies the subject site as Assessor’s Parcel Number (APN) 015-141-04
consisting of approximately 10.57 acres®. The Frontage Road along the south side of the project site provides
multiple access to the project area.

Background
An Administrative Design Review (ADR) application was submitted and is currently under review for mass

grading and associated improvements for future development of a data center campus across the site. The ADR
scope included large scale earthwork, stormwater management facilities, temporary and permanent erosion
control measures, and access improvements to support construction. The initial improvement will establish the
grading, drainage and access framework which serve as the precursor to the request herein for one of the
planned substations within the project area.

Also in preparation for the campus, a parcel map has been approved (PLZ-2025-035) and is pending recordation
which will combine all of the parcels and reestablish three new parcels ultimately allowing the data center
campus to develop on their own parcels while also establishing two separate parcels for substation
development. Upon recordation of the Parcel Map, the larger project site will include three parcels referred to
hereinafter as follows:

= Parcel 1 (+223.18 acres [ac]) — Data Centers
= Parcel 2 (£32.59 ac) — Nighthawk Substation (NV Energy)
= Parcel 3 (+18.70 ac) — Microsoft Substation

As outlined below, the subject request of this application is isolated to only one of the components of the
broader planned campus across the parent site. Upon recordation of the aforementioned parcel map, the
subject project of this application will be contained on its own parcel (Parcel 3) (refer to Figure 1 and Parcel Map
found in Section 3 of this submittal packet).

1 A parcel map has been approved (PLZ-2025-035) and is pending recordation which will expand and establish a new parcel
with an updated APN number.
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Figure 1: Portion of Pending Parcel Map
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Project Request

Included with this application is a request for a Conditional Use Permit (CUP) to construct a power substation.
Lyon County requires a CUP for substations built on private land in all zoning districts to ensure potential
impacts to adjacent properties are reviewed and appropriate mitigation measures are identified. The proposed

project involves construction of a power substation on private land owned by Microsoft within Lyon County.

Master Plan and Zoning

The project area has a master plan designation of Commercial with a zoning designation of Neighborhood
Commercial (NC) (refer to maps in Section 3 of this submittal packet). The subject site is within the Suburban
Character District per the 2020 Master Plan. Surrounding zoning includes Community Commercial to the east,

Heavy Industrial to the south, Service Industrial to the west, and Service Industrial to the north.

Site Characteristics

The subject site is bordered by US 50 to the south and undeveloped land to the north, east, and west, with the
exception of the BLM site centrally located in the middle and currently being used by NDOT. Site slopes range
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Conditional Use Permit Application
Project Description

between 5 percent and 20 percent towards US 50. Surface drainage consists of sheet flow as well as several
natural drainages that flow north to south across the subject area. Vegetation is moderate, consisting of brush,
weeds, and grasses with several dirt roads crossing the property.

Project Details
As part of a broader data center campus, the applicant (Microsoft, Inc) is seeking to construct a 120-kilovolt

electric power substation on the project site (Parcel 3) in order to support development of the adjacent data
center facility. The proposed substation will be supported by the adjacent Nighthawk Substation (*submitted
concurrently under separate application) and will work in concert to serve the adjacent data campus which will
include six (6) one -story data center buildings, two substations, paved parking, and paved roadways.

The current request is specific only to the Conditional Use Permit (CUP) for the Microsoft Substation, which will
draw power from the adjacent planned Nighthawk Substation and will distribute it primarily to the data center
buildings.

Figure 2: Microsoft Substation Equipment Layout
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Specifically, the facility will connect to a planned 345-kV Nighthawk Substation (NV Energy) and step down the
voltage to 120 kV for distribution via two (2) 120 kV service lines from the Nighthawk Substation. The Microsoft
Substation is designed with an initial capacity of approximately 461 MVA, which is sufficient to meet anticipated
load requirements. Upon construction the substation will be owned, operated, and maintained by Microsoft.

The equipment needed for this substation project includes 6 energized + 1 de-energized reserve + 1 spare
transformer, circuit breakers, 2000-amp distributors, equipment enclosure, switches, and associated /ancillary
that are typical to a facility of this type (see Figure 2 above).
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The substation will operate 24 hours per day, 365 days per year. The substation itself will have no dedicated
employees post construction, and it is anticipated it will be visited approximately once a month for general
maintenance. The substation will have no public access or services and no changes to traffic service levels are
anticipated as a result of the project.

Noise and light mitigation have been provided for nighttime hours during emergency calls. The substation pad
will be secured with a 6-foot-tall chain link fence installed around the perimeter for security. In terms of lighting,
the substation will include motion censored lighting that comes on when automatically triggered by movement
and have a timer for when the movement has stopped so the lights are not on all night. The lights will also be
mounted as low as possible and include shields aimed down toward the ground and away from adjacent
residentially zoned properties to the extent feasible.

Aside from temporary traffic for construction, the project will not result in nuisances such as dust, glare,
pollution, odor, or vibrations above regulated levels. Other noise from transformers and inverters associated
with the substation is not expected to exceed ambient noise at adjacent property lines.

Access and Circulation

The subject site can be accessed from several roads that cross the properties connecting to US 50 (refer to the
Aerial Map in Section 3 of this submittal packet and Assessor’s Map in Section 1 of this submittal packet). NDOT
also has a frontage road that extends along the north side of US 50, which the Applicant is proposing to utilize
for the project. The applicant understands that this road is owned and maintained by the Nevada Department of
Transportation and is coordinating separate review and encroachment permitting through NDOT.

Access roads are essential for construction, operation and maintenance of the Project. Large foundation auger
equipment, heavily loaded trucks, cranes and specialized construction equipment will be required for
construction, maintenance and emergency activities. To the extent possible, existing roads will be used in their
present conditions without improvements. In areas where improvements are necessary, the roads will be
graded to provide a smooth all weather travel surface. There will be a keyed access gate where the new roads
through the data center campus connect to the substation. Note that grading for the access roads is being
reviewed as part of the previously submitted (and under currently under review) Administrative Design Review
(ADR).

Improvements that are to be utilized for long-term construction access will be temporarily paved to improve
construction movement and reduce long-term soil deposition into the public right-of-way. This 30" wide paving
is intended to be maintained in place throughout the entire construction lifecycle of the project.

Traffic

The site plan for the data center campus includes paved parking and paved roadways which will provide access
to the power substation via the frontage road adjacent to US 50 or Deodar Street. Internal roadways within the
campus will connect to the Microsoft Substation at its northwest corner.

As discussed above it is anticipated there will be minimal trip generation for the substation. Combined with
security improvements and the adjacent planned roadway network for the data center campus, the substation
will be adequately served and no impact on levels of service for any nearby intersection or roadway will occur.
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Utilities
Given the project type, water/sewer services are not used for power substations. Water needs for dust control
are small and will be adequately addressed. With on-going growth in the area, infrastructure is available or can

be extended in the future.
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WOOD RODCERS Microsoft Substation
BUILDING RELATIONSHIPS ONE PROJECT AT A TIME conditional Use Permit
Photo Exhibit

Photo Locations

Photo Location 1: West of northwest corner
Photo Location 2: Southern property boundary
Photo Location 3: Southeast corner; Deodar Street/US Highway 50
Photo Index
Photo Location 1
Photo 1.1: Looking east along northern property boundary

Photo Location 2
Photo 2.1: Looking north to parcel center from southern property boundary
Photo 2.2: Looking west along southern property boundary

Photo Location 3

Photo 3.1: Looking north from the US 50 frontage street along eastern property boundary
Photo 3.2: Looking north from w/in Deodar Street
1
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Photo Exhibit

Photo Location 1: West of Northwest Corner

Photo 1.1: Looking east along northern property boundary
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Photo Location 2: Southern Property Boundary

Photo 2.1: Looking north to parcel center from southern property boundary
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Conditional Use Permit
Photo Exhibit
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Photo Exhibit

Photo Location 3: Southeast Corner; Deodar Street/US Highway 50

Photo 3.1: Looking north from the US 50 frontage street
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Stlver Springs, north of Hwy 50 (peodar street)
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Community Development Department

» Subject parcels (2) are under review by Lyon ' , Moqntg!
County for recordation of a Final Map which '
will create a new single-parcel configuration & Gt
that will itself encompass the entire project
area. (TPM approved on 11/10/2025).

Subject
Parcels

¢
[ 50

» The project area is/will be approximately
18.70 acres.

» Microsoft also owns the land to the south and
west. The western parcel surrounds an NDOT
maintenance yard.
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Community Development Department

Stlver Springs, north of Hwy 50 (peodar Street)

» Subject parcels are under review by Lyon
County for recordation of a Final Map
which will create a new single-parcel
configuration that will itself encompass
the entire project area.

» The project area is/will be
approximately 18.70 acres.

» Microsoft also owns the land to the
north and west. The western parcel
surrounds an NDOT maintenance yard.
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Community Development Department

Stlver Springs, north of Hwy 50 (peodar sStreet)

» Subject parcels are under review by Lyon
County for recordation of a Final Map.

» Once recorded, one parcel will
encompass the entire project area.

» The project area is/will be
approximately 18.70 acres.

» Microsoft also owns the land to the
south and west. The western parcel
surrounds an NDOT maintenance yard.

Planning Building Engineering

Y

PARCEL 1
22318 ACRESE

-2 o
\ 7 P )
\_FOURD 1/4  DRANAGE CASEMENT—sgie
coRmER ANTED WEREON |

-‘Mic

Oy
-~ o~
-

Code Enforcement

Economic Development

193



Stlver Springs, north of Hwy 50 (peodar street)

Community Development Department

* The project area is/will be
approximately 18.70 acres.

DATA CENTERS

PARCEL |
222318 acres.

» Microsoft is developing this
site for their data center
project (and entitling the
Nighthawk station for NV
Energy).

» The data center isin the
Administrative Design Review
process.
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Existing Conditions

Community Development Department

Microsoft RNO18

Microsoft Substation
Conditional Use Permit
Photo Exhibit

Photo Location 3: Southeast Corner; Deodar Street/US Highway 50

» Vacant with power lines
and unpaved “roadways”.

Photo 3.1: Looking north from the US 50 frontage street

» Deodar Street will provide
future access to the NDOT
Frontage Road.
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Master Plan and Character District

] . « Commercial MP Designation
e Suburban Character

Community Development Department

Per Chapter 3 of the MP, Land Use, typical uses are
“Light manufacturing...range of other industrial and
- commercial services and operations.”

PUBLIC/QUASI-PUBLIC

Legend

B Project Area

Land Use

= Commercial

B Employment

[“ILow Density Residential
M Rural Residential
EPublic/Quasi Public
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Community Development Department

_L@% NC (Neighborhood Commercial)

from the County’s development code, Title 15

NOTE: APN 015-141-131 (large parcel) is split
currently with SI (Service Industrial), but once
the Final Map is recorded, the entire project will
be zoned NC.

RR-20
F lnud_,)

Subject Parcels
015-141-04 and a portion of

\ 4
Legend 015'141'131
anjectArca RR-2 : Rural Residential (2 acre minimumy)
CC : Communi ity Commercia | RR-20 : Rural Residential (20 arce minimu m)
HI-S : Heavy Industrial - Suburban RR-5 : Rural Residential (5 acre minimum)
l/ MFR : Multi-family Residential Sl :Service Industrial I
NC : Neighborhood Commercial
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Community Development Department

Use, Zoning, and Entitlement

TABLE 15.320-2
TABLE OF ALLOWED USES - SUBURBAN RESIDENTIAL, MIXED USE AND COMMERCIAL ZONING DISTRICTS

P = Permitted; C = Conditional use permit required; T = Temporary use permit required; - = Not permitted

Use Type Suburban Residential Mixed Use/Commercial Specific Use
Regulations
Use Category SR- | SR- | SR- | SR- SR- | NR | MFR | RMU)| NC | CC | RC | TC- | CMU- | HMU- (Code
2 1 1!,) 12000 | 9000 S S s Reference)
Power substations Cc C Cc C v Cc Cc Cc ‘ O Cc C Cc Cc c Section
15.336.11

Power Substations
are permitted with a Conditional Use Permit per
Table 15.320-2 and compliance with 150.336.11

Planning
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Engineering

Code Enforcement

Economic Development
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Timeline

Community Development Department

Microsoft corporation has been working closely with the County for over 3 years to successively move through
multiple entitlements and mapping exercises. The end goal is the construction of a data center campus with two
power substations. This CUP application is one of two that are concurrently under review by the County.

Generalized Timeline
2022: Initial meeting with Microsoft with County management and staff
2023: First round of zoning map amendments (ZMA) and mapping exercises
2024: Second round of ZMAs and mapping exercises
2025: Third round of ZMAs plus master plan amendment
2026: CUPs and ADR (Administrative Design Review) for data center project

Applicant can/will provide
more detalls

Planning Building Engineering Code Enforcement Economic Development
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Project Summary and
Description

Community Development Department

120-kilovolt (kV) substation (24
hours without employees)
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Project Summary and ——
Community Development Department Description (W/adj acent) i-_\'—' - Vl
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Maintenance Access— paved by applicant

Community Development Department
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NIGHTHAWK: 345kV STRUCTURES

Project Details ' I

Community Development Department \/ / / /
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Findings for Conditional Use Permits

Community Development Department

Chapter 15.230.06 of the Lyon County Code list the Findings for
staff, the Planning Commission, and the Board of Commissioners
to consider when reviewing a Conditional Use Permit.

Planning Building Engineering Code Enforcement Economic Development
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Highlight of MP Map for Utility Corridors

Community Development Department

» This CUP is part of a larger data center campus for Microsoft over approximately 274 acres in
Silver Springs.

» To the north of the project area is an approved Specific Plan for the Silver Springs Technology
Park, another data center project.

» Both projects have located in the region because of the NV Energy Greenlink Project, which
will use 525-kilovolt (kV) transmission lines to traverse Nevada and connect to energy-
generating facilities (such as solar arrays) on public and private lands.

Projects with high energy demands such as data centers have chosen these locations because
the 2020 Master Plan delineated “BLM Aboveground Utility Corridors” for connection.

Planning Building Engineering Code Enforcement Economic Development
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Findings Highlights — summaries from Staff Report

Community Development Department

 The uses are Consistent with the Master Plan’s contemplated uses for land with the designation of
Commercial with connection to the BLM Aboveground Utility Corridors.

» The applicant will be responsible for attaining State and Federal approvals as applicable.
» The County requires Building Permits and independent submittals to the Fire District are also required.

» Conditions of Approval seek to mitigate potential issues related to limiting noise and a 6’ chain link fence
is required. Setback of station is over 173’ to the eastern property line.

» Additional roadway improvements are not required as the construction will use NDOT roadways
(predominately) and then there will be no employees. No public utility connections are required.

» This project is part of a larger change to the region and consistent with the MS applications to date.

Planning Building Engineering Code Enforcement Economic Development
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Recommendation and Motion

Community Development Department

Subject to the recommended Conditions of Approval,
Staff is able to recommend

Approval of the Conditional Use Permit.

Based on the aforementioned Findings, | move that the Planning Commission
recommend approval to the Board of County Commissioners for the request from
Microsoft Corporation for a Conditional Use Permit to construct a 120-kilovolt
electrical substation over approximately 18.70 acres of two parcels with
Neighborhood Commercial (NC) zoning located north of US Highway 50 in Silver
Springs (Portion of APN 015-141-13 and 015-141-04); PLZ-2025-110.

Planning Building Engineering Code Enforcement Economic Development
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Deodar Street labeling inconsistencies

Community Development Department
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.f

Subject:

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC for a Zoning Map Amendment to amend the Zoning Map split-
zoned designations from the Title 10 districts of First Rural Residential District (1 Acre) (RR-1), First
Estates Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General
Commercial District (C-2), to the Title 15 district of Planned Unit Development (PUD), generally
located north of the intersection of Nevada Station and Rock Creek Parkways in Dayton on an
approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-093.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:

Recommendation:

ATTACHMENTS
« Staff Report
» Backup
* Letter of Support
» [tem 7.f and 7.g PowerPoint Presentation
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3888986/2026.02.10_Traditions_North_ZMA_SR_PC_PLZ-2025-093.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889217/Backup.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893357/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910122/Item_7.f_and_7.g_Traditions_North_ZMA_and_PUD_PLZ-2025-093_and_-094_PC_2026.02.10.pdf

LyoN COUNTY
COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

PLANNING COMMISSION

PLZ-2025-093

Proposed Action

Meeting Date
Property Owners
Applicant
Representative
Community
Location

Parcel Number
Parcel Size
Master Plan
Current Zoning
Proposed Zoning

Flood Zone(s)

Case Planner

REQUEST

Zoning Map Amendment from First Rural Residential District (1 Acre) (RR-1), First Estates
Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General
Commercial District (C-2), to the Title 15 district of Planned Unit Development (PUD)

February 10, 2026

Sutro Residential Group LLC

Traditions North LLC

Manhard Consulting LLC

Dayton

North of the intersection of Nevada Station and Rock Creek Parkways

016-406-07

230.76-acre parcel

Low Density Residential, Suburban Residential, Commercial, Parks, and Open Space

RR-1, E-1, NR-1, and C-2

Planned Unit Development (PUD)

Zone X Shaded and Unshaded per FIRMs 32019C0290E (effective 1/16/2009) and
32019C0289F (effective 10/20/2016)

Lisa Nash

The Applicant requests a Zoning Map Amendment (ZMA) to change the designation from the Title 10 districts of
First Rural Residential District (1 Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural
Residential District (NR-1), and General Commercial District (C-2), to the Title 15 district of Planned Unit
Development (PUD) on a parcel totaling approximately 230.76 acres in the proposed Traditions North Residential

Subdivision in Dayton.

Page 1 of 10
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STAFF RECOMMENDATION

Staff recommends that the Planning Commission forward a recommendation of approval of the Zoning Map
Amendment request based on the Findings as listed in the staff report, as the request would be in general
conformance with the 2020 Comprehensive Master Plan designation for the property.

A Zoning Map Amendment request cannot be conditioned.

RECOMMENDED MOTION

If the Planning Commission determines that they will forward a recommendation of approval of the requested
Zoning Map Amendment application to the Board of County Commissioners, then the Planning Commission should
make a motion similar to the following.

The Planning Commission finds that:

A. The proposed amendment is consistent with the policies embodied in the adopted master plan and the
underlying land use designation contained in the land use plan;

B. The proposed amendment will not be inconsistent with the adequate public facilities policies contained in
this title; and

C. The proposed amendment is compatible with the actual or master planned adjacent uses.

Based on the aforementioned Findings, | move that the Planning Commission forward a recommendation of
approval to the Board of County Commissioners of the request from Traditions North LLC for a Zoning Map
Amendment to amend the Zoning Map designation from the Title 10 districts of First Rural Residential District (1
Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General
Commercial District (C-2), to the Title 15 district of Planned Unit Development (PUD), generally located north of
the intersection of Nevada Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel
(APN 016-406-07), PLZ-2025-093.

ALTERNATIVES TO RECOMMENDATION OF APPROVAL

Alternative Motion for Continuance

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

If so, then the Planning Commission may wish to consider a motion similar to the following:
The Lyon County Planning Commission finds that:

A. Additional information, discussion, and public review are necessary for a more thorough review of the
proposed Zoning Map Amendment application.

Based on the aforementioned finding, and with the applicant’s concurrence, the Planning Commission continues
the Zoning Map Amendment request from Traditions North LLC for a Zoning Map Amendment to amend the
Zoning Map designation from the Title 10 districts of First Rural Residential District (1 Acre) (RR-1), First Estates
Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General Commercial District (C-
2), to the Title 15 district of Planned Unit Development (PUD), generally located north of the intersection of
Nevada Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel (APN 016-406-07),
PLZ-2025-093 for ___days.

Page 2 of 10
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Alternative Motion for Denial

If after review and public comment the Planning Commission determines that they should recommend denial of
the Zoning Map Amendment application, then the Planning Commission may wish to consider a motion similar to
the following:

The Lyon County Planning Commission has considered:
15.220.05: FINDINGS:

When approving a zoning text or map amendment the commission and the Board must make the following findings,
supported by a statement of evidence, facts and conclusions.

A. That the proposed amendment is consistent with the policies embodied in the adopted master plan and
the underlying land use designation contained in the land use plan;

B. Thatthe proposed amendment will not be inconsistent with the adequate public facilities policies contained
in this title;

C. That the proposed amendment is compatible with the actual or master planned adjacent uses.

After consideration of the above-listed Findings, the Lyon County Planning Commission has determined that the
Amendment would not be in conformance with the above-listed considerations and forwards a recommendation
of denial to the Board of County Commissioners for the request from Traditions North LLC for a Zoning Map
Amendment to amend the Zoning Map designation from the Title 10 districts of First Rural Residential District (1
Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General
Commercial District (C-2), to the Title 15 district of Planned Unit Development (PUD), generally located north of
the intersection of Nevada Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel
(APN 016-406-07), PLZ-2025-093.

BACKGROUND INFORMATION

Location, Access, and Existing Development

The subject property is located in the Dayton Suburban Character District north of the existing Traditions Residential
Development, generally located north of the intersection of Nevada Station and Rock Creek Parkways (APN 016-
406-07). The property has a total acreage of 230.76-acres. The maps below and on the following page show the
location of the parcel.

Subject Parcel

E!JD_\[SLN .
sy ]
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Assessor’s Map (provided by applicant)

The surrounding zoning from the County’s expired Development Code, Title 10 is comprised of First Rural
Residential District (1 Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural Residential District
(NR-1), General Commercial District (C-2), and Fifth Rural Residential District (20 Acres) (RR-5) zoned properties.
The parcel is bordered to the south by undeveloped land within the Traditions Residential and Commercial
Subdivisions. Land to the north and west is owned by the U.S. Bureau of Land Management near the Storey—Lyon
County border, and the Sutro Tunnel historic site lies to the southwest. Properties within the Traditions Commercial
Subdivision are zoned General Commercial (C-2).

The parcel itself is currently undeveloped and will be primarily accessed via Fortune Drive and Traditions Parkway
from U.S. Highway 50.

Public Facilities

The project is located within the Lyon County Utilities Department (LCUD) service area and there are existing water
and sewer services located within adjacent properties. Any future development must obtain LCUD permit approvals
before construction. Although LCUD has issued an intent-to-serve letter, this does not guarantee service. Before
receiving any building permits, LCUD reserves the right to deny or limit connections to the sewer system to ensure
the system resources remain permit compliant and do not exceed the available resource capabilities.

Project History

From the applicant’s submittal: “The site was originally part of the Traditions Community Master Plan. On May 6,
2004, a PUD was approved through a special use permit to establish the current Title 10 zoning designations: RR-1,
E-1, C-2, and NR-1. A Tentative Subdivision Map was recorded in 2007 and extended in 2008 following the Nevada
Legislature’s adoption of AB74, with an additional extension granted in 2010. Although the PUD has since been
dissolved, the property was hard zoned to match the approved subdivision configuration.”

Based on the prior approvals and entitlements for the site, the applicant is correct about the current zoning
designations and that there are no current entitlements for the property.

Page 4 of 10
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MASTER PLAN AND ZONING
Master Plan

The current Master Plan designation for the site is Low Density Residential, Suburban Residential, Commercial,
Parks, and Open Space within the Dayton Suburban Character District. Suburban Character areas are typically
within or adjacent to public water and sewer facilities and have existing paved accesses. The site is served by the
Lyon County Utility District for water service and sewer service.

Note: The Master Plan and Zoning images that follow are from the applicant’s submittal with staff mark ups.
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Master Plan Designation (provided by applicant)

Zoning

The existing and proposed zoning of the subject parcel and the surrounding parcels are displayed in the Current
Zoning and the Proposed Zoning images shown on the following page. The subject parcels current zoning is from
the County’s expired Development Code, Title 10. The zoning is comprised of First Rural Residential District (1 Acre)
(RR-1), First Estates Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General
Commercial District (C-2).

The proposed zoning request is to rezone the entire property to the Title 15 district of Planned Unit Development
(PUD). The zoning amendment to PUD would be consistent with the Master Plan designations of Suburban
Residential, Low Density Residential, and Commercial. The Parks and Open Space designations will be
accommodated within the PUD with open space and parks to be included throughout the development.
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Current Zoning Designation

Traditions North - Existing Zoning (Title 10)

TITLE 10
ZONING

TITLE 15
CONVERSION
GC
SR-1
NR
SR-12000

Ccarson
Plains

Traditions North - Proposed Zoning (Title 15)
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Per Title 15, “Planned Unit Development (PUD) is a land use designation designed to provide an overall planning and
design approach for a single use development or a development incorporating a mix of uses. PUD allows for
deviation from a strict application of dimensional and use limitations of the zoning district or districts in order to
provide flexibility for landowners to creatively plan for the overall development of their land to achieve a more
desirable environment than would be possible through strict application of the standard requirements of the zoning
district. Chapter 15.349 of the Land Use and Development Code includes detailed PUD information.”

PUDs are an allowed zoning district within the Low Density Residential, Suburban Residential, Commercial, Parks,
and Open Space Master Plan Designations within the Dayton Suburban Character District. The PUD handbook will
be presented in a concurrent application (PLZ-2025-094) and allows the following uses, assuming the ZMA and
following PUD is approved. The proposed PUD uses are as listed below.

Single Family Detached Community gardens

Single Family Attached Equestrian facilities

Duplexes (Multi-family, 2 units) Passive and action recreation
Cottage Housing Trails

In regard to the Open Space (OS) uses above, the applicant states in the PUD Handbook “The OS planning area is
to remain largely undisturbed but acceptable uses and development include trails, passive and active recreation,
equestrian facilities, community gardens, hydraulic features, roadways, and other improvements in support of
such uses.”

The applicant is also coming forth with a Planned Unit Development (PUD) application (PLZ-2025-094) and
Tentative Subdivision Map (TSM) application (PLZ-2025-095). The proposed land use plan and phasing are shown
below.

TRADITIONS NORTH LAND USE PLAN TﬁADITIONS NORTH PHASING PLAN

»

{ PHASE 4

PHASE 3

LEGEND

- Open Space (0Sy - Single-Family - 6,000 sf (SR-6)

Single-Family - 12,000 sf (SR-12) Single-Family - 9,000 sf (SR-9)
I single-Family - 4,500 sf (SR-4.5)

0 0.5 W#E

—  E— [T s
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STAFF REVIEW AND COMMENTS

Proposed Zoning Map Amendments are first reviewed by staff and the Planning Commission, who then make
recommendations to the Board of County Commissioners. The Board makes the final vote on whether or not to
approve the request.

FINDINGS

Chapter 15.220.05 of Lyon County Code states that when considering approval of a Zoning Map Amendment, three
Findings must be considered and supported by a statement of evidence, facts and conclusions. Staff has included
those three Findings in bold type below. Each Finding is listed with the applicant’s response in jtalics and then staff’s
comments.

Finding A: The proposed amendment is consistent with the policies embodied in the adopted master plan and
the underlying land use designation contained in the land use plan.

Applicant’s Response

The underlying Master Plan land use designations are a mix of residential, open space, and commercial
designations. The residential share of the master plan is about 61% of the property while open space is about
33%. The commercial area occupies about 1% with the remainder of the property having no designation.

The proposed land plan within the PUD designation serves to promote and protect open space and recreation
opportunities by prioritizing the Open Space land designation in the upper half of the project. Although the Low-
Density Residential Master Plan land use designation contemplates larger one-acre lots, providing smaller lot
sizes grants the opportunity to increase the share of protected open space land to 40-50% of the total project
area.

This project further supports policies that promote complementary neighborhoods in Suburban Character
Districts by incorporating a variety of lot sizes (Policy C 1.5). The plan also provides multiple focal points for the
neighborhood that will serve the broader community including the proposed large park and trailhead.

Staff Comment

The proposed Zoning Map Amendment would facilitate the development of the subject property in a manner
consistent with the Master Plan and proposed future development in the area as per Policy FS 1.1, “New
development will occur in an area that is served by, or are adjacent to, areas with existing utility systems to avoid
distant and costly extensions.” The proposed project is within the Lyon County Utilities District service area and
existing utility systems exist south and east of the project area.

The requested amendment also meets Policy LU 1.1: “Follow Development Patterns as Established in the Land Use
Plan — Future development of Lyon County will be consistent with the Land Use Plan. The Land Use Plan will guide
future growth and development by defining appropriate land use types, densities, and character in different
locations including cities and towns, suburbanizing areas, rural areas, farm and ranch land, hillsides, and public
lands. The county’s future urban and suburban growth will develop largely around existing communities.” The
property is located directly adjacent to an existing and developing residential subdivision and follows the land use
plans indicated within the Dayton Suburban Character District.

Chapter 3 of the Master Plan, Land Use, Economy and Growth, Table 2: Land Use Table describes some of the
intended uses under the Suburban Residential, Low Density Residential, Parks, and Open Space designations and
the zoning districts that are compatible with that Master Plan designation. This proposed Zoning Map Amendment
to PUD is an allowed zoning district within the Master Plan Land Use Tables as shown on the following page. With
these items, Staff feels this Finding is met.
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Title 10 Title 15 Density Description/Characteristics Examples of Uses
Zoning Zoning Range/Size
(Consistemt
Tithe 15
Designation)
= RR-2 RR-2 1 DU per 1to <5 | Typically found in rural districts and on the suburbanizing ISingle—family residences. I
'.E (RR-2 5R-2) SR-2 acres  (>0.2-1.0 | fringe.
=1} RR-1 DUfacre) Lot size and layout varies.
= (RR-1, SR-1) RR-1 ¢ i o
o Typically not served by urban or municipal utilities,
e SR-1 depending on locaticon in suburbanizing district.
&
=
=¥
st
=
s
Title 10 Title 15 Density Description/Characteristics Examples of Uses
Zoning Zoning Range/Size
(Consistent
Title 75
Designation)
E-2 SR-1/2 1 DU per 12,000 | Medium-density residential neighborhoods  should | Single-family residences and duplexes an
(SAR-1/50 SR-12000 sfto <1 acre (»1- | contain a mix of housing types in a neighbarhoad setting. | attached housing.
E-1 <4 DU/acre) Each neighborhood should have a recognizable center.
(sa-12000) | SR-12000-H Centers will vary in size and composition, but may include
a combination of higher-density residential uses, parks
= and/or recreation facilities, or civic uses.
'E Meighborhoods should centain connective open spaces
% that unify the development and provide transitions
a between other areas and uses.
?:: NR-3 5 to 18 Dwelling | High density residential is typically found in ’rp':r::n:;is_ duplexes, m
E (SR-2000) Units per acre suburbanizing districts. High Density Residential should )| condominiums and townhomes. Single
5 NR-1 be located near major transportation facilities, nearl| Family Residential detached units at 5 to
o ial uses, or civic centers and near parks. 0 dwelling units per acre.
e R commercia , p \J‘____‘B p e
o4 NR-2
(MER)
MHP
Consistent
District}
Title 10 Title 15 Density Description/Characteristics Examples of Uses
Zoning Zoning Range/Size
(Consistemt
Title 15
Designation)
N/A Vanies, ranging [FIntended to provide for the active and passive |Par‘ks, pathways, and recreational faciljties.l
] from as small as &gegreational needs of the community.
E 1-3 acres to 40+ | Generally provicled by the County.
== acres for regional
facilities.
RR-5 0s ‘Up..e-n_:pace provides recreational linkages ‘betweemn Frimary Uses: Publicly owned/managed
(RR-20) different areas of the County; floodplain, drainage orview | and accessible lands preserved by the
ction; and/or wildlife habitat. County, other government agencies, ar
w Mﬁmﬁm quasi-public  {land  trusts, non-profit
= bicycle facilities. However, in other areas lands may be left | organizations, etc) for conservation,
=1 intact as visual buffers alang an important scenic area or | resource protection, or recreational use.
‘2 community boundary. Open space may be granted to or | Not lands that are part of a private
@ purchased outright by the County for public use, donated | development  {e.g. planned  unit
S‘ to private land trusts, or protected using ancther method, | development)
such as conservation easements, signage restrictions, and | May also be preserved without public
design controls. access to protect sensitive natural areas.
Secondary Uses: Uilities (e.g. municipal
wells or other utility structures),

# Planned Unit Development [PUD) is a land use designation designed to provide an overall planning and design approacdh for a single use development or o development incorparating
a mix of uses. PUD allows for deviatien from a strict cpplication of dimensicnal and use limitatiens of the zening district or districts in order to provide flexibility for landowners to
creatively plan for the overall development of their land to adhieve a more desirable environment than would be possible through stricr application of the srandard requirements of the
zoning district. Chapter 15.34% of the Land Use and Development Code includes detailed PUD infermation
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Finding B: The proposed amendment will not be inconsistent with the adequate public facilities policies contained
in this title.

Applicant’s Response

The proposed amendment would support the establishment of a residential neighborhood that is a logical
extension of the existing Traditions development. This supports Master Plan Policy LU 1.2 which seeks orderly
growth patterns with neighborhood units as the primary building blocks of the County’s residential areas. The
subject property has utilities immediately adjacent to the site and should not require significant extensions to
serve the proposed project (Policy LU 2.1 & FS 1.1). School facilities that serve the area are adequate to support
the project for the based on discussions with the Lyon County School District.

Staff Comment
As described in the Public Facilities section on page 4, the project is located within the Lyon County Utilities
Department service area. It would not be inconsistent with the adequate public facilities policies nor would it
introduce a new need for public services that are not already provided to surrounding parcels in the area. This
Finding is met.

Finding C: That the proposed amendment is compatible with the actual or master planned adjacent uses.

Applicant’s Response

To the north and west are Federal public lands that are anticipated to remain as open space. The proposed land
use plan establishes an Open Space designation and provides trail access points to promote this resource. The
trails and open space proposed within PUD should also support the operations of the Historic Sutro Tunnel and
Site located immediately to the southwest. The proposed residential development is a logical extension of the
existing and master planned residential development to the south and east. The site is not directly adjacent to
Employment master planned properties that exist to the east and Lyon County Code is adequate to address
possible general environmental conflicts such as noise, glare, and odor as those properties are developed.

Staff Comment

The proposed Zoning Map Amendment to rezone the parcels PUD would be consistent with the Master Plan
designations of Suburban Residential, Low Density Residential, Parks, and Open Space. The subject parcels would
not introduce an unplanned or incompatible use to the area and include extensive parks, trails and open space
areas. These parcels are directly adjacent to the Traditions Residential Subdivision and, as stated by the applicant
above, are a logical extension of the residential development in the area. This Finding can be met.
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LYON COUNTY

TRADITIONS NORTH ZONING MAP AMENDMENT

PLZ-2025-093

COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

Backup information is included in the Planning Commission Agenda, under Item 7.h.
Traditions North Tentative Subdivision Map.

The attachments are as follows:

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Attachment 8:
Attachment 9:

Project Narrative

Plan Set

Traffic, Drainage, and Hydrology & Hydraulics Studies
Geotechnical Report

Preliminary Sewer Report

Typical Lot Landscape Plans and Street Cross-Sections

Neighborhood and Pocket Parks and North Drainage Trail Section

Draft PUD Handbook

Street Name Request Form
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February 3, 2026

Mr. Gavin Henderson, Director

Lyon County Community Development Department
27 S. Main St.

Yerington, NV 89447

RE: Letter of Support for Traditions North Development and Sutro Tunnel Land Donation
Dear Mr. Henderson:

On behalf of the Board of Directors of the Friends of Sutro Tunnel Charity, we are writing to
express our strong support for the Traditions North development and the associated land
donation benefiting the historic Sutro Tunnel in Dayton, Nevada.

The Traditions North project reflects a thoughtful and balanced approach to growth—one that
addresses housing needs while making an extraordinary commitment to open space
preservation, historic stewardship, and long-term community benefit. Of the approximately 230
acres comprising the project site, more than 80 acres are proposed to be permanently
preserved as open space, including a 10-acre land donation to our organization.

This generous donation builds upon the Friends of Sutro Tunnel’s existing 27.94 acres,
expanding the Sutro Tunnel Portal Park to 38 acres. This expansion significantly strengthens our
ability to preserve one of Nevada’s most important engineering and cultural landmarks while
enhancing opportunities for public access, education, and regional tourism.

Importantly, this land donation comes on the heels of substantial recent investment in the Sutro
Tunnel site, including a $493,000 Travel Nevada grant and more than $700,000 in additional
private and community donations. Together, these contributions are helping move the Sutro
Tunnel closer to being safely opened to the public, transforming it into a meaningful tourism
destination and a historic park for residents and visitors of Dayton, Lyon County, and the
surrounding region to enjoy. These efforts are expected to generate positive economic impacts
through increased visitation, heritage tourism, and local business activity.

The donated acreage includes some of the most visually prominent areas associated with the
Sutro Tunnel and its historic portal. Preserving these lands in perpetuity will help maintain the
tunnel’s strong visual and cultural presence throughout Dayton and ensure that future

generations can appreciate the site’s historic significance. The expanded footprint also allows

Friends of Sutro Tunnel Charity | 508 N. Curry St., Unit B
Carson City, NV 89703 | (775) 900-0507 | www.thesutrotunnel.org
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Letter of Support Traditions North | Sutro Tunnel
Page Two

for long-term planning that supports historic interpretation, restoration efforts, and responsible
public use.

In addition to the Sutro Tunnel land donation, we commend Traditions North for designating an
additional 74 acres as permanent open space and for thoughtfully clustering development to
protect scenic views, historic resources, and community character. This approach aligns well
with Lyon County’s long-term planning goals and demonstrates how responsible development
and historic preservation can move forward together.

The Friends of Sutro Tunnel Charity sincerely appreciates the partnership and generosity
demonstrated through this project. We believe Traditions North represents a positive and
lasting investment in Dayton’s future and respectfully encourage Lyon County to view this
project favorably as it proceeds through the review process.

Thank you for your time, consideration, and continued commitment to thoughtful planning and
preservation within Lyon County.

Sincerely,

Board of Directors | Friends of Sutro Tunnel Charity
Phil Cowee

Bill Miles

Mark Turner

Sam Landis

Rob McFadden

Friends of Sutro Tunnel Charity | 508 N. Curry St., Unit B
Carson City, NV 89703 | (775) 900-0507 | www.thesutrotunnel.org
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Community Development Department

Traditions North LLC

Zoning Map Amendment and Planned Unit Development

PLZ-2025-093 and PLZ-2025-094
Planning Commission
February 10, 2026

Planning Building Engineering Code Enforcement Economic Development
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Vicinity Map and Project Summary

Subject Parcel

Planning

Building

Engineering

Location:

North of the intersection of Nevada Station and Rock

Creek Parkways in Dayton

APNs:
016-406-07

Total Area:
230.76 acres

Current Site Use:

The site is vacant and undeveloped.

Code Enforcement

Economic Development

227



Master Plan

SCQUNTYR
Community Development Department

¢ The project site is within the Dayton Land
Use district.

¢ The project site is located within the
Suburban Character District in Dayton.

+* The Master Plan designations for the site are
Low Density Residential, Suburban
Residential, Commercial, Parks, and Open
Space.

Carson
Plains

Legend Master Plan

— £ wmcorucs, I coemesn [] uwonay s [ movcoumionic
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CONSULTING Feet

Planning Building Engineering Code Enforcement Economic Development

228



Master Plan Land Use Table

Community Development Department

Low Density Residential

Description/Characteristics Examples of Uses

Title 10 Title 15 Density
Zoning Zoning Range/Size
(Consistamt

Tithe 15
Designation)

RR-2 RR-2 1 DU per 1 to <5 | Typically found in rural districts and on the suburbanizing ISingIe—famiI}r residences, I
(RA-2 5A-2] SR-2 acres  (>0.2-1.0 | fringe.

RR-1 DU/acre) Lot size and layout varies.
(RA-1. SA-T) RR-1 ; o e

Typically not served by urban or municipal utilities,
SR-1 depending on location in suburbanizing district.

Low Density Residential

*Planned Unit Development (PUD) is aland use designation designed to provide an overall plonning and design approach for a single use development or a development incorporating
a mix of uses. PUD allows for deviation from a strict application of dimensional and use limitations of the zoning district or districts in order to provide flexibility for londowners to
creatively plon for the overall development of their lond to achieve @ more desirable environment than would be possible through strict application of the standard requirements of the

zoning distrct, Chapter 15,349 of the Lond Use and Development Code includes detailed PUD information.
Code Enforcement Economic Development

Planning Building Engineering
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Master Plan Land Use Table

Community Development Department

Suburban Residential

Title 10 Title 15 Density Description/Characteristics Examples of Uses
Zoning Zoning Range/Size
(Consistent
Title 75
Lesigration)
E-2 SR-1/2 1 DU per 12,000 [ Medium-density residential neighborhoods should §ingie—fami[y residences and duplexes and
(5R-12) sfto <1 acre (= 1- | contain a mix of housing types in a neighborhood setting. | attached housing.
SR-12000
E-1 <4 DU/facre) Each neighborhood should have a recognizable center. — el
(SR 120000 SR-12000-H Centers will vary in size and composition, but may include
@ a combination of higher-density residential uses, parks
= and/or recreation facilities, or civic uses,
€ Meighborhoods should contain connective open spaces
-g that unify the development and provide transitions
g between other areas and uses.
ce
] NR-3 SR-9000 5 to 18 Dwelling | High density residential is typically feund in mu, duplexes, ?.:r;l-e.x},
E (SR-20a0) SR H Units per acre suburbanizing districts. High Density Residential should ) condominiums and townhomes. Single
=1 NR-1 be located near majer transportation facilities, near§] Family Residential detached units at 5 to
-0 NR commercial uses, er civic centers and near parks. 0 dwelling units per acre.
(R} . P g P
=1
NR-2 NR-H
b MFR
MHP
s
Lonsistent
District]

Planning Building Engineering Code Enforcement Economic Development
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Community Development Department

Master Plan Land Use Table

Parks and Open Space

Description/Characteristics

Examples of Uses

ntended to provide for the active and passive

|Parlcs, pathways, and recreational facilities.i

eational needs of the community.

Title 10 Title 15 Density
Zoning Zoning Range/Size
(Consisrant
Tithe 15
Designation)
M/A Varies, ranging
b from as small as
E 1-3 acres to 40+ | Generally provi
o. acres for regional
facilities.
RR-5 o0s
(RR-20)
4]
%]
1]
j= 5
(5]
=
@
o
@]

pen space provides recreational linkages betweer®

different areas of the County: floadplain, drainage or view

ction; and/or wildlife habitat.
Public access may bBe esignated trails or

bicycle facilities. However, in other areas lands may be left
intact as visual buffers along an important scenic area or
community boundary. Open space may be granted to or
purchased outright by the County for public use, donated
to private land trusts, or protected using another method,
such as conservation easements, signage restrictions, and
design controls.

Primary Uses: Publicly owned/managed
and accessible lands preserved by the
County, other government agencies, or
quasi-public  (land trusts, non-profit
organizations, etc) for conservation,
resource protection, or recreational use.
Not lands that are part of a private
development  (e.g. planned  wnit
development)

May also be preserved without public
access to protect sensitive natural areas.
Secondary Uses: Utilities (e.g. municipal

wells or other utility structures).

Code Enforcement

Planning

Building

Engineering

Economic Development
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o, Current and Proposed Zoning

SCQUNTYR
Community Development Department

Traditions North - Proposed Zoning (Title 15)

(Title 10)

Traditions North - Existing Zoning

SR-12000-H

SRE12000-H

TITLE 10 TITLE 15
ZONING CONVERSION

Carson
Plains

carson
Plains
Dayton Dayton
Butte'Rd ===
i ; QA T 5 e O S S | N I N B e | »
Legend Title 10 Zoning Title 15 Zoning
. O : Comnty Commescisl 0 4820 : Rurs Restereisl
.v [ tyon County parcels c2 [l wR1 .v = prosect Boundary B 105 Yoy bkt - S il L+ &b el
rofect 2 g 3 e ]
2 Prosect soundary e I RR1 [ tyen i e ‘
Manhard © = = 1w Manhard © = =
e — CONSULTING o —

Engineering Code Enforcement Economic Development
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Land Uses Allowed with Zone Change

Community Development Department

¢ The PUD handbook will be presented in a concurrent application (PLZ-2025-094) and only allows the uses shown
below.

7/

+ Inregard to the Open Space (OS) uses below, the applicant states in the PUD Handbook “The OS planning area is to
remain largely undisturbed but acceptable uses and development include trails, passive and active recreation,
equestrian facilities, community gardens, hydraulic features, roadways, and other improvements in support of such

uses.”
Single Family Detached Community gardens
Single Family Attached Equestrian facilities
Duplexes (Multi-family, 2 units) Passive and action recreation
Cottage Housing Trails

Planning Building Engineering Code Enforcement Economic Development
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Planned Unit
Deve|0pment (PUD) TRADITIONS NORTH LAND USE PLAN

Community Development Department

¢ Through the Tentative PUD, the applicant proposes a mix
of single-family residential lots, common areas, trails,
parks, and open space.

¢ The subject parcels are governed by the County’s expired
Development Code (Title 10) and carry underlying zoning
designations of First Rural Residential (RR-1, 1-acre), First
Estates Residential (E-1), Single-Family Nonrural
Residential (NR-1), and General Commercial (C-2).

LEGEND
*+ The proposed zoning districts from the PUD Handbook o e a0 o G
include Open Space, SR-12, SR-9, SR-6 and SR-4.5. — Single-Family - 12,000 sf (SR-12) — Single-Family - 9,000 sf (SR-9)
< The Handbook governs the zoning standards for each I single-Family - 4,500 57 (SR-4.5)
zone type, includes the allowed uses and details on trails, .
neighborhood and pocket parks, landscaping, signage 0 05 W+E
etc. T o SE— s S

Planning Building Engineering Code Enforcement Economic Development
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PUD Densities

Community Development Department

Table 3: Density Analysis

Jnits

Land Use Acreage

Density Analysis
137

Existing RR-1 (1 unit per acre)
Existing EE-1 (3.63 units per acre) t+ 66.91 242

Existing NR-1 (9.68 units per acre) 23.57 228
Existing Maximum Units

I+

Proposed Maximum Units

¢ The existing zoning allows the overall density of 607 units based on the land acreage and allowed units per acre.

¢ The applicant is proposing a cap of 415 maximum units for the development.

¢ The applicant also proposes to increase the Open Space acreage above the 20% required for a PUD, to include a
minimum of 100 acres.

Planning Building Engineering Code Enforcement Economic Development
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PUD Land Use Table

Community Development Department

Table 1: Land Use Table
PLANNING AREA LAND AREA ALLOWED UNITS
Single-Family Residential 4,500 SF 6.9 acres 52
Single-Family Residential 6,000 SF +26.1 acres 147
Single-Family Residential 9,000 SF +34.5 acres 147
Single-Family Residential 12,000 SF +20.5 acres 69
Trails and Open Space 100 acres minimum -
Backbone Roads/ROW Varies with final design -
TOTAL +230.76 415

+ Table 1: Land Use shows the planning areas from the PUD handbook and allowed residential units per area.

Planning Building Engineering Code Enforcement Economic Development
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ZMA Findings

Community Development Department

Chapter 15.220.05 lists the Findings for the Planning Commission to consider when reviewing a request to
amend zoning. The Findings must be supported by a statement of evidence, facts and conclusions prior to making
a recommendation of approval or denial.

A. The proposed amendment is consistent with the policies embodied in the adopted master plan and the
underlying land use designation contained in the land use plan; The Zoning Map Amendment to PUD is
an allowed zoning district within the Master Plan Land Uses for the site and is consistent with the MP
Policies and Goals, particularly Policy LU 1.1: Follow Development Patterns as Established in the Land Use
Plan and Policy FS 1.1, “New development will occur in an area that is served by, or are adjacent to, areas
with existing utility systems to avoid distant and costly extensions.”

B. The proposed amendment will not be inconsistent with the adequate public facilities policies contained
in this title; The parcel is served by LCUD water and sewer services as are the surrounding properties.

C. The proposed amendment is compatible with the actual or master planned adjacent uses. The proposed
ZMA is consistent within the MP designations of Suburban Residential, Low Density Residential, Parks,
and Open Space and the planned residential uses surrounding the parcel.

Planning Building Engineering Code Enforcement Economic Development
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PUD Findings - Highlights

Community Development Department

Chapter 15.349.10 lists the Findings for the Planning Commission to consider when reviewing a request for a Planned
Unit Development. The Findings must be supported by a statement of evidence, facts and conclusions prior to making a
recommendation of approval or denial.

¢ The proposed PUD Handbook allows for the developer to plan an integrated community that is a logical extension of
the community to the south and improves the environment through the addition of trails, access interconnectivity,
and maintaining open space beyond the strict requirements of the Lyon County Code (LCC).

+ The PUD Handbook does depart from the traditional zoning district lot sizes, and also reduces the overall allowed
residential density from 607 units to a maximum of 415 units. This allows for additional trails, open space and
connectivity to public lands for the development, providing a positive benefit to the public. The PUD Handbook also
increases the minimum open space area above the required 20% in LCC.

*» The proposed Handbook design addresses the traffic, parking, improvements to infrastructure, recreation and visual
enjoyment with the design and layout provided by the applicant.

¢ The proposed timeline for the PUD requires the infrastructure, road backbones, etc. to be constructed in the initial
phase of development, thus providing sufficient protection to the existing neighborhoods and the future residents of
the PUD. The applicant will be required to submit Final Subdivision Maps within statutory deadlines for
development.

Planning Building Engineering Code Enforcement Economic Development
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PUD Findings - Highlights

Community Development Department

C. The purpose, location and amount of the open space in the planned unit development, the reliability of the
proposals for maintenance and conservation of the open space and the adequacy or inadequacy of the amount and
purpose of the open space as related to the proposed density and type of residential development; As stated
previously, the applicant is proposing to increase the required open space.

D. A physical design of the plan and in the manner in which such design does or does not make adequate provision for
public services, provide adequate control over vehicular traffic, parking requirements, and further the amenities of
light and air, recreation and visual enjoyment; The proposed Handbook design addresses the finding concerns. Traffic,
parking, improvements to infrastructure, recreation and visual enjoyment have been addressed with the design and
layout provided by the applicant.

E. The relationship, beneficial or adverse, of the proposed planned unit development to the neighborhood in which it is
proposed; The proposed Handbook provides benefit with the addition of trail connections and retaining access to
public lands which will be of beneficial use to the surrounding neighborhoods.

F. In the case of a plan which proposes a development over a period of years, the sufficiency of the terms and
conditions intended to protect the interest of the public and the residents of the planned unit development in the
integrity of the plan. The proposed timeline for the PUD requires the infrastructure, road backbones, etc. to be
constructed in the initial phase of development, thus providing sufficient protection to the existing neighborhoods and
the future residents of the PUD. The applicant will be required to submit Final Subdivision Maps within statutory

Planning Buiiding Engineering Code Entorcement Economic Development
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Staff Recommendation — ZMA Approval

Community Development Department

Staff recommends that the Planning Commission forward a recommendation of
approval of the Zone Map Amendment based on the Findings listed in the staff report.

Based on the aforementioned Findings, | move that the Planning Commission
forward a recommendation of approval to the Board of County Commissioners of
the request from Traditions North LLC for a Zoning Map Amendment to amend the
Zoning Map designation from the Title 10 districts of First Rural Residential District
(1 Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural
Residential District (NR-1), and General Commercial District (C-2), to the Title 15
district of Planned Unit Development (PUD), generally located north of the
Intersection of Nevada Station and Rock Creek Parkways in Dayton on an
approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-093.

Planning Building Engineering Code Enforcement Economic Development
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Staff Recommendation — PUD Approval

Community Development Department

Staff recommends that the Planning Commission forward a recommendation of
approval of the Planned Unit Development based on the Findings listed in the staff
report.

Based on the aforementioned Findings, | move that the Planning Commission
forward a recommendation of approval to the Board of County Commissioners of
the request from Traditions North LLC for a Tentative Planned Unit Development
generally located north of the intersection of Nevada Station and Rock Creek
Parkways in Dayton on an approximately 230.76-acre parcel (APN 016-406-07),
PLZ-2025-094.

Planning Building Engineering Code Enforcement Economic Development
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oy Questions

Community Development Department
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.g

Subject:

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC for a Planned Unit Development (PUD) for the Traditions North
Residential Development. The project consists of 415 single-family residential units, open space, a
neighborhood park, and pocket parks and is generally located north of the intersection of Nevada
Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel (APN 016-406-
07), PLZ-2025-094.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:
Recommendation:

ATTACHMENTS
» Staff Report
» Backup
* Letter of Support
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889230/2026.02.10_Traditions_North_PUD_SR_PC_PLZ-2025-094_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3889231/Backup.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893360/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf

LyoN COUNTY
COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

PLANNING COMMISSION
PLZ-2025-094

Proposed Action Tentative Planned Unit Development (PUD) for the Traditions North Residential
Development

Meeting Date February 10, 2026

Property Owners Sutro Residential Group LLC

Applicant Traditions North LLC

Representative Manhard Consulting LLC

Community Dayton

Location North of the intersection of Nevada Station and Rock Creek Parkways

Parcel Number 016-406-07

Parcel Size 230.76-acre parcel

Master Plan Low Density Residential, Suburban Residential, Commercial, Parks, and Open Space

Current Zoning RR-1, E-1, NR-1, and C-2

Proposed Zoning Planned Unit Development (PUD)

Flood Zone(s) Zone X Shaded and Unshaded per FIRMs 32019C0290E (effective 1/16/2009) and
32019C0289F (effective 10/20/2016)

Case Planner Lisa Nash

REQUEST

The Applicant is seeking approval of a Tentative Planned Unit Development (PUD). The PUD consists of 415 single-
family residential units and associated common areas, parks, trails and open areas on an approximate 230.76-acre
parcel in Dayton.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission forward a recommendation of approval of the Tentative Planned
Unit Development request based on the Findings as listed in the staff report, as the request would be in general
conformance with the 2020 Comprehensive Master Plan designation for the property.

Page 1 of 11
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RECOMMENDED MOTION

If the Planning Commission determines that they will forward a recommendation of approval of the requested PUD
application to the Board of County Commissioners, then the Planning Commission should make a motion similar to
the following.

The Planning Commission has considered:
15.349.10: FINDINGS:

When making an approval, modification or denial of a Tentative PUD, the commission shall, at a minimum, consider
each of the following and base approval on the combined weight of the findings. Each finding shall be supported by
a statement of evidence, facts and conclusions.

A. In what respects the plan is or is not consistent with the statement of objectives of this chapter;

B. The extent to which the plan departs from zoning and planned unit development regulations otherwise
applicable to the property, including but not limited to density, size and use, and the reasons such
departures are or are not deemed to be in the public interest;

C. The purpose, location and amount of the open space in the planned unit development, the reliability of the
proposals for maintenance and conservation of the open space and the adequacy or inadequacy of the
amount and purpose of the open space as related to the proposed density and type of residential
development;

D. A physical design of the plan and in the manner in which such design does or does not make adequate
provision for public services, provide adequate control over vehicular traffic, parking requirements, and
further the amenities of light and air, recreation and visual enjoyment;

E. The relationship, beneficial or adverse, of the proposed planned unit development to the neighborhood in
which it is proposed;

F. Inthe case of a plan which proposes a development over a period of years, the sufficiency of the terms and
conditions intended to protect the interest of the public and the residents of the planned unit development
in the integrity of the plan.

Based on the aforementioned Findings, | move that the Planning Commission forward a recommendation of
approval to the Board of County Commissioners of the request from Traditions North LLC for a Tentative Planned
Unit Development generally located north of the intersection of Nevada Station and Rock Creek Parkways in
Dayton on an approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-094.

ALTERNATIVES TO RECOMMENDATION OF APPROVAL

Alternative Motion for Continuance

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

If so, then the Planning Commission may wish to consider a motion similar to the following:
The Lyon County Planning Commission finds that:

A. Additional information, discussion, and public review are necessary for a more thorough review of the
proposed Tentative PUD application.

Page 2 of 11
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Based on the aforementioned finding, and with the applicant’s concurrence, the Planning Commission continues
the request from Traditions North LLC for a Tentative Planned Unit Development generally located north of the
intersection of Nevada Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel (APN
016-406-07), PLZ-2025-094 for ____ days.

Alternative Motion for Denial

If after review and public comment the Planning Commission determines that they should recommend denial of
the Tentative PUD application, then the Planning Commission may wish to consider a motion similar to the
following:

The Planning Commission has considered:

A.
B.

In what respects the plan is or is not consistent with the statement of objectives of this chapter;

The extent to which the plan departs from zoning and planned unit development regulations otherwise
applicable to the property, including but not limited to density, size and use, and the reasons such
departures are or are not deemed to be in the public interest;

The purpose, location and amount of the open space in the planned unit development, the reliability of the
proposals for maintenance and conservation of the open space and the adequacy or inadequacy of the
amount and purpose of the open space as related to the proposed density and type of residential
development;

A physical design of the plan and in the manner in which such design does or does not make adequate
provision for public services, provide adequate control over vehicular traffic, parking requirements, and
further the amenities of light and air, recreation and visual enjoyment;

The relationship, beneficial or adverse, of the proposed planned unit development to the neighborhood in
which it is proposed;

In the case of a plan which proposes a development over a period of years, the sufficiency of the terms and
conditions intended to protect the interest of the public and the residents of the planned unit development
in the integrity of the plan.

Based on the aforementioned considerations, | move that the Planning Commission recommend denial to the
Board of County Commissioners of the request from Traditions North LLC for a Tentative Planned Unit
Development generally located north of the intersection of Nevada Station and Rock Creek Parkways in Dayton
on an approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-094.
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BACKGROUND INFORMATION

Location, Access, and Existing Development

The subject property is located in the Dayton Suburban Character District north of the existing Traditions Residential
Development, generally located north of the intersection of Nevada Station and Rock Creek Parkways (APN 016-
406-07). The property has a total acreage of 230.76-acres. The maps below show the location of the parcel.

——

/.é( ‘#?E;'»" ’ | 1
v oA ,

Subject Parcel

PG

[ — [

| tyon Conmty Parceis

" ey

Assessor’s Map (provided by applicant)
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The surrounding zoning from the County’s expired Development Code, Title 10 is comprised of First Rural
Residential District (1 Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural Residential District
(NR-1), General Commercial District (C-2), and Fifth Rural Residential District (20 Acres) (RR-5) zoned properties.
The parcel is bordered to the south by undeveloped land within the Traditions Residential and Commercial
Subdivisions. Land to the north and west is owned by the U.S. Bureau of Land Management near the Storey—Lyon
County border, and the Sutro Tunnel historic site lies to the southwest. Properties within the Traditions Commercial
Subdivision are zoned General Commercial (C-2).

The parcel itself is currently undeveloped and will be primarily accessed via Fortune Drive and Traditions Parkway
from U.S. Highway 50.

Public Facilities

The project is located within the Lyon County Utilities Department (LCUD) service area and there are existing water
and sewer services located within adjacent properties. Any future development must obtain LCUD permit approvals
before construction. Although LCUD has issued an intent-to-serve letter, this does not guarantee service. Before
receiving any building permits, LCUD reserves the right to deny or limit connections to the sewer system to ensure
the system resources remain permit compliant and do not exceed the available resource capabilities.

Project History
From the applicant’s submittal: “The site was originally part of the Traditions Community Master Plan. On May 6,

2004, a PUD was approved through a special use permit to establish the current Title 10 zoning designations: RR-1,
E-1, C-2, and NR-1. A Tentative Subdivision Map was recorded in 2007 and extended in 2008 following the Nevada
Legislature’s adoption of AB74, with an additional extension granted in 2010. Although the PUD has since been
dissolved, the property was hard zoned to match the approved subdivision configuration.”

Based on the prior approvals and entitlements for the site, the applicant is correct about the current zoning
designations and that there are no current entitlements for the property.

PROJECT DESCRIPTION
As provided by the Applicant:

“This application submittal includes a request for a zoning map amendment to establish a Planned Unit
Development (PUD). Included for consideration is the tentative planned unit development plan and development
handbook. The completed project includes a maximum of 415 dwelling units and it is proposed to be constructed
in four phases. The PUD provides necessary flexibility to implement the project, while maintaining consistent
standards across a mix of residential intensities.

The land use plan includes planning areas that are generally consistent with existing Lyon County residential
zones, with the addition of a 6,000 sq. ft. minimum lot size type.

The Traditions North PUD Development Standards Handbook provides a framework to ensure the quality of the
development that occurs with the PUD and that each project meets the intent of the approved project. The
proposed project meets the development standards set forth in the Handbook, including land use, density,
setbacks, open space, and other development standards.”

LAND USE CHANGES
PUD Handbook Land Uses and Zoning

Through the Tentative PUD, the applicant proposes a mix of single-family residential lots, common areas, trails,
parks, and open space. The subject parcels are governed by the County’s expired Development Code (Title 10) and
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carry underlying zoning designations of First Rural Residential (RR-1, 1-acre), First Estates Residential (E-1), Single-
Family Nonrural Residential (NR-1), and General Commercial (C-2).

Per the Zoning Consistency Matrix, adopted in 2018 with Title 15, the corresponding districts in Title 15 are
Suburban Residential, 1 Acre Minimum (SR-1), SR-12000, Suburban Residential, 12000 sq.ft. Minimum (SR-12000),
Neighborhood Residential, 4500 sq.ft. Minimum (NR) and Community Commercial (CC). The parcels are subject to
SR-1, SR-12000, NR, and CC zoning development standards and allowed uses or as defined in the current PUD.

The plan below (provided by the applicant) shows the current zoning for the property.

Traditions North - Existing Zoning (Title 10)

TITLE 10 TITLE 15
ZONING CONVERSION
GG
SR-1
NR
SR-12000

Carson
Plains

- e
Legend Title 10 Zoning

w l:l Lyon County Parcels !.__ J' -2 - NR-1
. =3 rroject Boundary N =: I R
Manhard © = =
CONSULTING e — o

Existing Title 10 Zoning
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Proposed Handbook Zoning
The Tentative PUD handbook proposes four residential lot sizes ranging from 4,500 to 12,000 square feet, at least
100 acres of trails and open space, active and passive recreation areas, and access to the Sutro Trail.

The proposed zoning request, which is a part of a separate application before this board (PLZ-2025-093), seeks to
rezone the parcels from the Title 10 zoning districts of First Rural Residential District (1 Acre) (RR-1), First Estates
Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General Commercial District (C-2)
to the Title 15 district of PUD (Planned Unit Development).

The proposed zoning districts from the PUD handbook are shown below in the Proposed Land Use Plan.

TRADITIONS NORTH LAND USE PLAN

LEGEND

- Open Space (0S) - Single-Family - 6,000 sf (SR-6)

Single-Family - 12,000 sf (SR-12) Single-Family - 9,000 sf (SR-9)
I sinoe-Family - 4500 st (SR-4.5)

0 0.5 W+ E

T o S— s s

Proposed Land Use Plan

Proposed Handbook Land Uses

The proposed zoning changes shown on the plan above will allow for additional land uses beyond those permitted
under the underlying zoning. Each phase will have defined permitted uses and their own development standards
and requirements. The PUD handbook includes the land use, density, setbacks, open space, and other development
standards.

The PUD Handbook sets the maximum number of residential units at 415 single-family residential units. The
underlying Title 10 zoning would allow for a maximum density of 607 residential units as shown in Table 3 below.
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Table 3: Density Analysis

Density Analysis Land Use Acreage Units
Existing RR-1 (1 unit per acre) 137
Existing EE-1 (3.63 units per acre) t 66.91 242
Existing NR-1 (9.68 units per acre) + 23,57 228
Existing Maximum Units 607

Proposed Maximum Units

The applicant has also elected to include 100 acres of common area/open space (43.3%) which is in excess of the
20% open space requirement and greater than the existing Master Plan land use area designated as Open Space
(38%). The following Table 1: Land Use shows the planning areas from the PUD handbook and allowed residential
units per area.

Table 1: Land Use Table
PLANNING AREA LAND AREA ALLOWED UNITS
Single-Family Residential 4,500 SF 6.9 acres 52
Single-Family Residential 6,000 SF 1+26.1 acres 147
Single-Family Residential 9,000 SF +34.5 acres 147
Single-Family Residential 12,000 SF +20.5 acres 69
Trails and Open Space 100 acres minimum -
Backbone Roads/ROW Varies with final design -
TOTAL +230.76 415

The following table shows the PUD approved uses. These are the allowed uses within the PUD area as defined within
the PUD Handbook.

Single Family Detached Community gardens

Single Family Attached Equestrian facilities

Duplexes (Multi-family, 2 units) Passive and action recreation
Cottage Housing Trails

In regard to the Open Space (OS) uses above, the applicant states in the PUD Handbook “The OS planning area is
to remain largely undisturbed but acceptable uses and development include trails, passive and active recreation,
equestrian facilities, community gardens, hydraulic features, roadways, and other improvements in support of
such uses.”

The applicant has elected to forego any commercial development for this development and opted to expand the
open space over the commercial area in the southwest corner of the parcel. Therefore, there will not be any
commercial uses allowed within the Traditions North Residential Subdivision.
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The uses listed above will be allowed subject to development standards described in the PUD Handbook and Lyon
County Development Code.

Future Development Requirements

The applicant has submitted a Tentative Subdivision Map (TSM) (PLZ-2025-095) and Zone Map Amendment (ZMA)
(PLZ-2025-093), both of which are being reviewed concurrently with this application. The TSM includes conceptual
drainage studies and plans, traffic impact analysis, soils reports, grading plans, hydrology and hydraulic studies, etc.
These applications (ZMA, PUD and TSM) will be heard before the Planning Commission and subsequently by the
Board of County Commissioners.

If the ZMA, PUD and TSM are approved by the Board of County Commissioners, the Applicant will be required to
submit a Final PUD and Final Subdivision Map(s) for administrative approvals before they can proceed to grading,
site improvement and building permits.

STAFF REVIEW AND COMMENTS

Proposed Tentative PUDs are first reviewed by staff and the Planning Commission, who then make
recommendations to the Board of County Commissioners. The Board makes the final vote on whether or not to
approve the request.

FINDINGS

Chapter 15.349.10 of LCC, “APPROVAL OR DENIAL OF APPLICATION”, states that the “..approval or denial of a
tentative planned unit development plan shall be by minute action and shall set forth the reasons for the approval
or for the denial..”. It further states that the: “...minutes shall also set forth with particularity in what respects the
plan would or would not be in the public interest, including but not limited to, the following findings:”.

There are 6 Findings for PUDs, which are listed below in bold type with the applicant’s response in italics and a staff
comment.
Finding A: In what respects the plan is or is not consistent with the statement of objectives of this chapter;

Applicant’s Response
The objectives of this PUD include:

» Improving and enhancing the County’s trail and park system by providing trails and open space that provide
continuity and access to Federal public lands adjacent to the project.

» Encouraging innovations in residential development by introducing a greater variety of lot sizes to encourage
variation in building typology.

Staff Comment

Per Lyon County Development Code (LCC) 15.349.01: “Planned unit development (PUD) is a land use designation
designed to provide an overall planning and design approach for a single use development or a development
incorporating a mix of uses. PUD allows for deviation from a strict application of dimensional and use limitations of
the zoning district or districts in order to provide flexibility for landowners to creatively plan for the overall
development of their land to achieve a more desirable environment than would be possible through strict application
of the standard requirements of the zoning district.”

The proposed PUD Handbook is consistent with the purpose and objective of this chapter, as it does allow for the

developer to plan an integrated community that is a logical extension of the community to the south and improves

the environment through the addition of trails, access interconnectivity, and maintaining open space beyond the
strict requirements of the LCC. This Item is met.

Page 9 of 11

Planning Commission — February 10, 2026

PLZ-2025-094 — Traditions North PUD
Planning-LN

252



Finding B: The extent to which the plan departs from zoning and planned unit development regulations otherwise
applicable to the property, including but not limited to density, size and use, and the reasons such departures
are or are not deemed to be in the public interest;

Applicant’s Response

The proposed development plan remains closely aligned with the density, lot size, and uses allowed under the
existing zoning, but provides greater flexibility in the implementation of the plan to accommodate market-based
considerations through the development process. Greater flexibility does not come at the cost of the
preservation of open space, access to Federal public lands, and the opportunity for a mix of lot sizes and
densities.

The plan proposes a deviation from standard LCC setbacks to promote a mix of intensities with a consistent
street image program. The setbacks consistently promote a house forward design while maintaining minimum
driveway lengths.

Staff Comment

The proposed PUD Handbook does depart from the traditional zoning district lot sizes, and also reduces the overall
allowed residential density from 607 units to a maximum of 415 units. This allows for additional trails, open space
and connectivity to public lands for the development, providing a positive benefit to the public.

Finding C: The purpose, location and amount of the open space in the planned unit development, the reliability
of the proposals for maintenance and conservation of the open space and the adequacy or inadequacy of the
amount and purpose of the open space as related to the proposed density and type of residential development;

Applicant’s Response

The purpose, location, and amount of open space is indicated within the handbook and is provided at a greater
degree than what is contemplated in the Master Plan. The handbook promotes access through an integrated
trail system.

Staff Comment

The proposed Open Space allotment for the PUD is in excess of the required 20% from LCC as described on Page 8
of this document. The inclusion of trails and connectivity to existing off-site trails further supports the intent of
maintaining and conserving open space.

Finding D: A physical design of the plan and in the manner in which such design does or does not make adequate
provision for public services, provide adequate control over vehicular traffic, parking requirements, and further
the amenities of light and air, recreation and visual enjoyment;

Applicant’s Response

The development is a logical extension of utility infrastructure and is developed in accordance with the provided
traffic impact assessment. Additional street connections are proposed to improve broader circulation through
the site. Parking requirements are consistent with Lyon County Code and parking demand has been
contemplated with respect to larger recreation and park amenities. The development provides a variety of
recreation opportunities that are well integrated into the design of the project including a trailhead for the Sutro
Trail, interface with the Historic Sutro Trail and Site, access to public lands, a large park, and multiple pocket
parks.

Staff Comment

The proposed PUD Handbook design addresses the finding concerns as described by the applicant’s response.
Traffic, parking, improvements to infrastructure, recreation and visual enjoyment have been addressed with the
design and layout provided by the applicant.
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Finding E: The relationship, beneficial or adverse, of the proposed planned unit development to the
neighborhood in which it is proposed;

Applicant’s Response

The proposed project extends the existing Traditions neighborhood and provides new park and recreation
amenities that reinforce the relationship between the existing neighborhood and the public lands and open
space to the north and west.

Staff Comment

As the applicant states above, the proposed PUD Handbook does not appear to negatively impact the existing
neighborhood. The addition of trail connections and retaining access to public lands will be of beneficial use to the
surrounding neighborhoods.

Finding F: In the case of a plan which proposes a development over a period of years, the sufficiency of the
terms and conditions intended to protect the interest of the public and the residents of the planned unit
development in the integrity of the plan.

Applicant’s Response

The project is proposed to be developed in four phases with the backbone roadway and stormwater
infrastructure frontloaded to ensure adequate access is provided for responsible growth. Neighborhood and
pocket parks intended to serve the development and nearby neighborhoods are in different phases and are
required to be constructed before occupancy of a certain number of units indicated in the PUD Handbook. All
construction will be coordinated with the Nevada Department of Transportation with the future improvements
to US Highway 50. The tentative map application submitted with this application considers three of the four
phases contemplated within the PUD. A subsequent tentative map application will be submitted in the future
for the final phase.

Staff Comment

The proposed timeline for the PUD requires the infrastructure, road backbones, etc. to be constructed in the initial
phase of development, thus providing sufficient protection to the existing neighborhoods and the future residents
of the PUD. The applicant will be required to submit Final Subdivision Maps within statutory deadlines for
development. With those requirements, this finding can be met.
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LYON COUNTY

TRADITIONS NORTH PLANNED UNIT DEVELOPMENT

PLZ-2025-094

COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX: 775-463-5305
WEBSITE: www.lyon-couny.org

Backup information is included in the Planning Commission Agenda, under Item 7.h.
Traditions North Tentative Subdivision Map.

The attachments are as follows:

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Attachment 8:
Attachment 9:

Project Narrative

Plan Set

Traffic, Drainage, and Hydrology & Hydraulics Studies
Geotechnical Report

Preliminary Sewer Report

Typical Lot Landscape Plans and Street Cross-Sections

Neighborhood and Pocket Parks and North Drainage Trail Section

Draft PUD Handbook

Street Name Request Form
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February 3, 2026

Mr. Gavin Henderson, Director

Lyon County Community Development Department
27 S. Main St.

Yerington, NV 89447

RE: Letter of Support for Traditions North Development and Sutro Tunnel Land Donation
Dear Mr. Henderson:

On behalf of the Board of Directors of the Friends of Sutro Tunnel Charity, we are writing to
express our strong support for the Traditions North development and the associated land
donation benefiting the historic Sutro Tunnel in Dayton, Nevada.

The Traditions North project reflects a thoughtful and balanced approach to growth—one that
addresses housing needs while making an extraordinary commitment to open space
preservation, historic stewardship, and long-term community benefit. Of the approximately 230
acres comprising the project site, more than 80 acres are proposed to be permanently
preserved as open space, including a 10-acre land donation to our organization.

This generous donation builds upon the Friends of Sutro Tunnel’s existing 27.94 acres,
expanding the Sutro Tunnel Portal Park to 38 acres. This expansion significantly strengthens our
ability to preserve one of Nevada’s most important engineering and cultural landmarks while
enhancing opportunities for public access, education, and regional tourism.

Importantly, this land donation comes on the heels of substantial recent investment in the Sutro
Tunnel site, including a $493,000 Travel Nevada grant and more than $700,000 in additional
private and community donations. Together, these contributions are helping move the Sutro
Tunnel closer to being safely opened to the public, transforming it into a meaningful tourism
destination and a historic park for residents and visitors of Dayton, Lyon County, and the
surrounding region to enjoy. These efforts are expected to generate positive economic impacts
through increased visitation, heritage tourism, and local business activity.

The donated acreage includes some of the most visually prominent areas associated with the
Sutro Tunnel and its historic portal. Preserving these lands in perpetuity will help maintain the
tunnel’s strong visual and cultural presence throughout Dayton and ensure that future

generations can appreciate the site’s historic significance. The expanded footprint also allows

Friends of Sutro Tunnel Charity | 508 N. Curry St., Unit B
Carson City, NV 89703 | (775) 900-0507 | www.thesutrotunnel.org
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Letter of Support Traditions North | Sutro Tunnel
Page Two

for long-term planning that supports historic interpretation, restoration efforts, and responsible
public use.

In addition to the Sutro Tunnel land donation, we commend Traditions North for designating an
additional 74 acres as permanent open space and for thoughtfully clustering development to
protect scenic views, historic resources, and community character. This approach aligns well
with Lyon County’s long-term planning goals and demonstrates how responsible development
and historic preservation can move forward together.

The Friends of Sutro Tunnel Charity sincerely appreciates the partnership and generosity
demonstrated through this project. We believe Traditions North represents a positive and
lasting investment in Dayton’s future and respectfully encourage Lyon County to view this
project favorably as it proceeds through the review process.

Thank you for your time, consideration, and continued commitment to thoughtful planning and
preservation within Lyon County.

Sincerely,

Board of Directors | Friends of Sutro Tunnel Charity
Phil Cowee

Bill Miles

Mark Turner

Sam Landis

Rob McFadden

Friends of Sutro Tunnel Charity | 508 N. Curry St., Unit B
Carson City, NV 89703 | (775) 900-0507 | www.thesutrotunnel.org
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Lyon County Planning Commission Agenda Summary

Meeting Date: February 10, 2026

Agenda Item Number:
7.h

Subject:

For Possible Action: To forward a recommendation to the Board of County Commissioners for the
request from Traditions North LLC for a Tentative Subdivision Map. The request is for 358 detached
single-family residential units, including 116-acres of common area open space, parks, and trails, and is

generally located north of the intersection of Nevada Station and Rock Creek Parkways in Dayton on an
approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-095.

Summary:

Financial Department Comments:
Approved As To Legal Form:
County Manager Comments:

Recommendation:

ATTACHMENTS
« Staff Report
* Project Narrative
* Plan Set
* Traffic, Drainage, H&H Studies
* Geotechnical Report
* Preliminary Sewer Report
» Landscape, Streets
e Trails, Parks
 Draft PUD Handbook
» Street Name Request Form
* Letter of Support
 [tem 7.h and 7.1 PowerPoint Presentation
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3892193/2026.02.10_Traditions_North_TSM_SR_PC_PLZ-2025-094.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890052/Att_1_Project_Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890054/Att_2_Plan_Set.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3891217/Att_3_Traffic__Drainage__H_H_Studies.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890059/Att_4_Geotechnical_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890060/Att_5_Preliminary_Sewer_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890064/Att_6_Landscape__Streets.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890065/Att_7_Trails__Parks.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890066/Att_8_Draft_PUD_Handbook.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3890067/Att_9_Street_Name_Request_Form.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3893361/_Letter_of_Support_Traditions_North___Sutro_Tunnel_CORRECTED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3910127/Item_7.h_and_7.i_Traditions_North_TSM_and_SNR_PLZ-2025-095_and_-098_PC_2026-02-10.pdf

LYoN COUNTY
COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING * DEVELOPMENT ENGINEERING * PLANNING
CODE ENFORCEMENT * ECONOMIC DEVELOPMENT

27 SOUTH MAIN STREET, YERINGTON, NV 89447

PHONE: 775-463-6592 FAX:775-463-5305
WEBSITE: www.lyon-couny.org

PLANNING COMMISSION

PLZ-2025-095

Proposed Action

Meeting Date
Property Owners
Applicant
Representative
Community
Location

Parcel Number
Parcel Size
Master Plan
Current Zoning
Proposed Zoning

Flood Zone(s)

Case Planner

REQUEST

Tentative Subdivision Map (TSM) to create a 358-lot single-family residential
development

February 10, 2026

Sutro Residential Group LLC

Traditions North LLC

Manhard Consulting LLC

Dayton

North of the intersection of Nevada Station and Rock Creek Parkways

016-406-07

230.76-acre parcel

Low Density Residential, Suburban Residential, Commercial, Parks, and Open Space

RR-1, E-1, NR-1, and C-2

Planned Unit Development (PUD)

Zone X Shaded and Unshaded per FIRMs 32019C0290E (effective 1/16/2009) and
32019C0289F (effective 10/20/2016)

Lisa Nash

The Applicant is seeking approval of a Tentative Subdivision Map (TSM) for Traditions North LLC. The TSM consists
of a 358 single-family residential subdivision with associated common areas, parks, trails and open areas on an
approximate 230.76-acre parcel in Dayton.

RECOMMENDED MOTION

If the Planning Commission determines that they will forward a recommendation of approval of the requested TSM
application to the Board of County Commissioners, then the Planning Commission should make a motion similar to

the following.
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The Planning Commission has considered:
15.349.10: FINDINGS:

If the Planning Commission, basing its decision on the requirements of Nevada Revised Statutes and making
affirmative findings on the following factors, and taking into account the recommendations of reviewing agencies,
wishes to make a recommendation of approval of the Tentative Subdivision Map to the Board, then the Planning
Commission should make a motion similar to the following.

The Planning Commission finds that:

1. The property to be subdivided is zoned for the intended uses and the density and design of the subdivision
conforms to the requirements of the zoning regulations contained in this title;

2. If located within a planned unit development, the tentative subdivision map conforms to the density
requirements, lot dimension standards and other design standards regulations approved for the planned
unit development;

3. The tentative subdivision map conforms to public facilities and improvement standards contained in this
title;

4. The tentative subdivision map conforms to the improvement and design standards contained in this title
and adopted design criteria and improvement standards;

5. If applicable, that a phasing plan has been submitted and is deemed acceptable;

6. There are no delinquent taxes or assessments on the land to be subdivided, as certified by the County
Treasurer;

7. The project complies with all environmental and health laws and regulations concerning water and air
pollution, the disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal;

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

9. There is adequate access and availability to public services such as schools, police protection,
transportation, recreation and parks;

10. The project is in general conformity with the Lyon County Comprehensive Master Plan, the local community
plan, if adopted, and the master plan of streets and highways;

11. The project will have no adverse impacts, or provides adequate mitigation of adverse impacts, to existing
public streets;

12. The physical characteristics of the land such as floodplain, slope and soil have been considered and
provisions to adequately mitigate adverse impacts of development on the environment have been
incorporated;

13. The project demonstrates availability and accessibility of fire protection services, including, but not limited
to, the availability and accessibility of water and services for the prevention and containment of fires,
including fires in wild lands.

Based on the aforementioned Findings, | move that the Planning Commission forward a recommendation of
approval to the Board of County Commissioners of the request from Traditions North LLC for a Tentative
Subdivision Map for 358 single-family residential units, including 116-acres of common area open space, parks,
and trails, and is generally located north of the intersection of Nevada Station and Rock Creek Parkways in Dayton
on an approximately 230.76-acre parcel (APN 016-406-07) PLZ-2025-095, subject to the35 Conditions of Approval.
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RECOMMENDED CONDITIONS OF APPROVAL

1.

10.

11.
12.
13.

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

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

The developer shall provide the proposed Covenants, Conditions and Restrictions (“CC&Rs”),
landscape maintenance association/homeowners association 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 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 recordation of a final map or first in a series of final
maps for the project.

Prior to issuance of any Final Map, the applicant shall submit for the County’s approval a
landscape/treatment development plan for all common areas on the site, for that phase.

The applicant shall provide the approved street-naming application (PLZ-2025-098) with all submittals
of an application for a final map or first in a series of final maps.

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

Before requesting a Will-Serve Letter for the final subdivision map, the developer must submit an
LCUD application for water and sewer service and meet the requirements outlined in County Code,
Title 9. The applicant shall provide written evidence (i.e. ‘will-serve’ letters) demonstrating that the
proposed parcels are able to be served by municipal water and sewer systems prior to recordation of
a final subdivision map or first in a series of final maps for this project.

The proposed project will consist of a gravity sewer collection system and lift station. The developer is
required to meet the requirements of NAC445A.285 and WTS-21. Odor control mitigation for a lift
station is required when there are any homes within 1000' of a lift station.

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

The applicant shall comply with the final subdivision map requirements as prescribed by NRS 278 and
Title 15 of the Lyon County Code.

Required recording fees to be paid at time of recording map.
No lot shall be offered for sale or sold until the final subdivision map has been approved and recorded.

No building permits shall be accepted for processing until a final subdivision map has been approved
and recorded.
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14.

15.

16.

17.

18.

19.

20.

21.

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

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

The applicant shall provide the final subdivision map to the Lyon County GIS Coordinator in form and
format compatible with the County geographical information system (GIS) pursuant to 15.607.08(B)
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.

The applicant shall comply with County requirements, in accordance with Chapter 15.234 of the Lyon
County Code, mandating that a site improvement permit(s) be obtained for any disturbance occurring
on the subject site. The site improvement permit applications shall also include documentation of
approval of a Stormwater Pollution Prevention Plan (“SWPPP”) permit and a Surface Area Disturbance
(“SAD"”) permit with the Nevada Department of Environmental Protection (NDEP).

Prior to issuance of any site improvement permit, the applicant shall pay all applicable inspection and
plan-check fees and execute a site improvement agreement establishing the responsibilities for
construction, inspection, and completion of all required improvements.

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

All retaining walls within the subdivision, whether located on individual lots or within common areas,
shall be designed by a Nevada-licensed civil or structural engineer and constructed in accordance with
the approved plans. Retaining walls exceeding four (4) feet in height, measured from the lowest
finished grade, shall require a building permit and engineered design. Retaining walls shall be located
entirely outside of public rights-of-way and public utility easements unless otherwise approved by the
County. Responsibility for long-term maintenance of retaining walls shall be clearly identified on the
final map, in the subdivision’s recorded covenants, conditions, and restrictions (CC&Rs), or HOA
Stormwater Facilities Operation and Maintenance (O&M) Provisions, as applicable.

a. All building permits related to retaining walls shall be accompanied by a special inspection
agreement.

The applicant shall comply with Lyon County requirements as set forth in Title 15 of the Lyon County
Code including, but not limited to:

a. Thedeveloper 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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22.

The developer shall design the street alignments in compliance with AASHTO standards to the
approval of the director of the Roads Department;

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

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

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;

A Traffic Impact Study (TIS) is required for the project and has been submitted as part of the tentative
subdivision map application. Written approval of the TIS by the Nevada Department of Transportation
(NDOT) shall be obtained prior recordation of the first final subdivision map, or the first map in a series,
whichever occurs first. Site improvement and/or building permit applications shall include
documentation demonstrating compliance with all applicable NDOT requirements for off-site traffic
improvements, if any are warranted or required. The applicant shall be responsible for the
construction and funding of all off-site traffic improvements identified in the approved TIS and/or as
directed by the Lyon County Road Department. Such improvement shall be reviewed and approved by
NDOT. The applicant is subject to the following Comments and Conditions from the NDOT Study
Acceptance letter dated January 30, 2026.

a.

NDOT acceptance of a traffic study is typically valid for one year following the date on the
acceptance letter, provided the nature of the development does not significantly change. Permit
applications made after one (1) year may require an amendment or a new traffic study. Permit
applications made after five (5) years will require a new traffic impact study.

The following improvements are recommended as mitigations based on the traffic impact study:

1) Prior to reaching LOS E, construct an additional right-turn lane for the southbound Fortune Drive
to US 50 movement to mitigate the cumulative developmental impacts of Traditions North and
other projects north of US 50.

Given the multiple developments responsible for the mitigation of the cumulative impact, Lyon
County may require the construction of transportation improvements it deems necessary to
mitigate project-specific or cumulative impacts within NDOT right-of-way. Where such
improvements are required and are not constructed by the County, Lyon County may participate
in the review, approval, and administration of a reimbursement agreement among affected
developers to allocate the cost of the required improvements on a pro rata basis. All required
improvements shall be reviewed and permitted through NDOT and constructed in accordance with
applicable NDOT standards and requirements.

Permit for Lyon County-maintained infrastructure, such as traffic signals, street lighting, County
road approaches, etc., shall be on an encroachment permit application with the County as the
main applicant.

All design features will be required to comply with NDOT Standards. Any deviation will require
approval by the District Engineer. The Permit Office will provide details required for the deviation
requests if needed during the permit application review.
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f.

This acceptance letter and the accepted traffic impact study will need to be included as part of the
NDOT encroachment permit submittal. To obtain additional details about the NDOT encroachment
permitting process, the NDOT District || Permits Office can be contacted at (775) 834-8330 or
D2Permits@dot.nv.gov.

23. The applicant shall provide a final drainage design and modeling compliant with the North Dayton
Valley Area Drainage Master Plan and Lyon County Drainage Guidelines (dated September 20, 2024)
to the satisfaction of the County Engineer and Community Development Director prior to the issuance
of a site improvement permit. Major drainage facilities for off-site and post development flows shall
be constructed with the first phase of development, and subsequent phases shall include
improvements that connect to and function independently of future facilities.

a.

Prior to recordation of the final subdivision map, or the first map in a series, the applicant shall
demonstrate that all easements necessary for the conveyance, detention, retention, attenuation,
and discharge of stormwater have been identified and incorporated into the final map. Such
easements shall be sufficient to ensure that stormwater is managed and conveyed to appropriate
locations in accordance with the approved drainage plans and applicable County standards.

Prior to issuance of a site improvement permit for residential home construction within Traditions
North, the applicant shall pay their proportionate share for the regional stormwater facilities per
condition 20.g of the Traditions Village 2 tentative subdivision map.

24.The applicant shall demonstrate, to the satisfaction of the County Engineer and Community
Development Director, that all off-site stormwater flows entering or traversing the site are adequately
managed and conveyed through the property to the Carson River, ensuring that no downstream
flooding, erosion, or adverse impacts occur to adjacent or downstream properties. The applicant shall
implement either of the following options, or a combination thereof, to achieve these objectives:

a.

Option A — Northwest Off-Site Flows: Off-site stormwater flows entering the site from the
northwest corner shall be conveyed to the existing drainage infrastructure located between Sutro
Heights Subdivision and Traditions Village 1, ultimately discharging to the Carson River. The
applicant shall provide engineered hydrologic and hydraulic analyses, including flow modeling, to
guantify downstream impacts and verify that the existing channel has sufficient capacity to convey
the additional flows without causing flooding, erosion, or adverse effects to downstream
properties. Any required mitigation measures, channel modifications, or capacity enhancements
necessary to safely convey the off-site flows shall be designed, engineered, constructed, and fully
funded by the applicant, and shall be subject to the review and approval of the County Engineer
and the Community Development Director.

Option B — Northeast Outflow: Per the submitted drainage study, off-site stormwater flows
attenuated through the channel located at the base of the mountain gradient along the north
boundary of the residential development discharging into the northeast basin shall be conveyed
via a constructed open channel and/or closed conduit system to the existing drainage ditch located
between Traditions Commercial and Enterprise Way. The drainage improvements shall be
extended to channelize flows to the historically approved discharge location at the Carson River
per the North Dayton Valley Area Drainage Master Plan.

The applicant shall submit a final engineered drainage design, supported by hydrologic and
hydraulic analyses, demonstrating that all off-site drainage infrastructure required to convey
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25.

26.

27.

28.

stormwater flows to the approved terminus at the Carson River is adequately sized, properly
channelized, and compliant with the North Dayton Valley Area Drainage Master Plan, including the
construction of Siphons 5 through 7. The analyses shall confirm that the proposed improvements
will not result in flooding, erosion, or other adverse impacts to downstream properties.

The developer may request to enter into a reimbursement agreement pursuant to Lyon County
Code Section 15.120 for eligible off-site drainage infrastructure improvements. Any such request
shall include identification of the eligible improvements, documented construction costs, a
proposed reimbursement plan, a description of the benefit area and parcels included therein, and
a methodology for allocating proportionate costs to benefited parcels upon future development.
The proposed reimbursement agreement, including the benefit area and reimbursement
methodology, shall be subject to review by the Community Development Department and other
applicable County departments and approval by the Lyon County Board of County Commissioners.

c. The engineer of record shall provide an updated drainage study reflecting all changes in design of
the off-site flow conveyance infrastructure.

d. Off-site conveyance infrastructure located with a FEMA designated floodway shall be required to
submit a CLOMR and subsequent LOMR for review and approval by FEMA.

For lots where, rear yard slopes are designed at 3:1 slope or greater, the applicant shall submit a rear
lot drainage channel and/or swale detail with the site improvement plans, subject to review and
approval by the County Engineer. The approved drainage design shall be reflected on individual lot
plot plans submitted with each single-family residential building permit. The drainage facilities shall
be designed to intercept, convey, and attenuate stormwater runoff prior to discharge to the public
right-of-way or approved drainage facilities, prevent slope erosion, and ensure that stormwater runoff
does not adversely affect adjacent or downstream lots.

Prior to issuance of site improvement permit, all graded slopes constructed at 2:1 or steeper shall be
designed to be stabilized with Class 250 riprap, or an engineered equivalent approved by the County
Engineer, to protect against erosion, slope failure, and sediment transport. Installation shall be in
accordance with the approved grading and drainage plans and applicable County standards.

Prior to the issuance of a Certificate of Occupancy for any single-family residence, or for any phase of
the project if constructed in phases, all required public and private improvements, infrastructure, and
facilities serving a subdivision phase shall be fully constructed, installed, tested as applicable, and
accepted to the satisfaction of the Community Development Director, County Engineer, County Road
Superintendent, Utilities Director, Building Official, Central Lyon County Fire Protection District, and
any other applicable County department or agency, or their authorized designees.

All residential driveways shall be designed and constructed to ensure safe vehicular access under all
weather conditions. The maximum driveway slope shall not exceed 12 percent for driveways primarily
oriented to the south or west, and shall not exceed 8 percent for driveways primarily oriented to the
north or east, as determined by the County Engineer. The maximum slope within the first twenty (20)
feet measured from the edge of the public roadway pavement shall not exceed 8 percent, regardless
of orientation, to minimize icing hazards and ensure safe ingress and egress. Driveways shall include
appropriate vertical transitions to prevent vehicle bottoming and shall be subject to review and
approval by the County Engineer prior to issuance of site improvement permits.
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29.

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

30. The applicant is required to submit for a separate and independent Fire Plan review and will be

31.

32.

33.

34.

35.

required to comply with the 2024 Northern Nevada Code Amendments package and all applicable
NFPA standards. Contact the CLCFPD Fire Prevention Division at (775) 246-6209 for more information
and direction.

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.

c. Prior to any combustible materials being brought on site, all required fire hydrants are to be
installed and fully operating.

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

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

The applicant shall post and maintain a rules and regulations sign at the entryways to the property
until it is fully developed. The signs shall be intended for the subcontractors performing work and shall
include:

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.

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.

ALTERNATIVES TO RECOMMENDATION OF APPROVAL

Alternative Motion for Continuance

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

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

The Lyon County Planning Commission finds that:
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A. Additional information, discussion, and public review are necessary for a more thorough review of the
proposed Tentative Subdivision Map application.

Based on the aforementioned finding, and with the applicant’s concurrence, the Planning Commission continues
the request from Traditions North LLC for a Tentative Subdivision Map for 358 single-family residential units,
including 116-acres of common area open space, parks, and trails, and is generally located north of the
intersection of Nevada Station and Rock Creek Parkways in Dayton on an approximately 230.76-acre parcel (APN
016-406-07), PLZ-2025-095 ____ days.

Alternative Motion for Denial

If the Planning Commission, basing its decision on the requirements of Nevada Revised Statutes, cannot making
affirmative findings on the following factors, and taking into account the recommendations of reviewing agencies,
wishes to make a recommendation of denial of the Tentative Subdivision Map to the Board, then the Planning
Commission should make a motion similar to the following.

The Planning Commission finds that:

1. The property to be subdivided is zoned for the intended uses and the density and design of the subdivision
conforms to the requirements of the zoning regulations contained in this title;

2. If located within a planned unit development, the tentative subdivision map conforms to the density
requirements, lot dimension standards and other design standards regulations approved for the planned
unit development;

3. The tentative subdivision map conforms to public facilities and improvement standards contained in this
title;

4. The tentative subdivision map conforms to the improvement and design standards contained in this title
and adopted design criteria and improvement standards;

5. If applicable, that a phasing plan has been submitted and is deemed acceptable;

6. There are no delinquent taxes or assessments on the land to be subdivided, as certified by the County
Treasurer;

7. The project complies with all environmental and health laws and regulations concerning water and air
pollution, the disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal;

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

9. There is adequate access and availability to public services such as schools, police protection,
transportation, recreation and parks;

10. The project is in general conformity with the Lyon County Comprehensive Master Plan, the local community
plan, if adopted, and the master plan of streets and highways;

11. The project will have no adverse impacts, or provides adequate mitigation of adverse impacts, to existing
public streets;

12. The physical characteristics of the land such as floodplain, slope and soil have been considered and
provisions to adequately mitigate adverse impacts of development on the environment have been
incorporated;

13. The project demonstrates availability and accessibility of fire protection services, including, but not limited
to, the availability and accessibility of water and services for the prevention and containment of fires,

including fires in wild lands.
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Based on the aforementioned considerations, | move that the Planning Commission recommend denial to the
Board of County Commissioners of the request from Traditions North LLC for a Tentative Planned Unit
Development generally located north of the intersection of Nevada Station and Rock Creek Parkways in Dayton
on an approximately 230.76-acre parcel (APN 016-406-07), PLZ-2025-095.

BACKGROUND INFORMATION

Location, Access, and Topography

The subject property is located in the Dayton Suburban Character District north of the existing Traditions Residential
Development, generally located north of the intersection of Nevada Station and Rock Creek Parkways (APN 016-
406-07). The property has a total acreage of 230.76-acres. The maps below show the location of the parcels.

Vicinity Map

Subject Parcel

In regard to topography, the parcel has a fairly large canyon along the northwest boundary that feeds into the site.

The slopes range from approximately 5 to 8 percent on the steeper portions of the parcel and relatively flat towards

the southeast. The applicant is proposing to leave the drainage channel on the western half of the parcel largely

undisturbed except for a future roadway for Phase 4. The steeper portions of the site are generally intended to
remain as open space, to the extent possible. The images on the following pages were provided by the applicant.
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Figure 1: Site Photo Facing Southeast

View of the
southeast corner of
the project site.
Pictured in the

image is the
residential
development to the
south undergoing
mass grading.
Enterprise Way is off

in the distance.

Figure 2: Site Photo Facing Northwest

_’:“rr - T View of the canyon
] : to the Northwest of

the site. The
drainage channel

pictured here will
remain largely
undisturbed except
for a future roadway

crossing for Phase 4.

Figure 3: Site Photo Facing Southwest

View of the
southwest corner of
the site. Pictured is
the Historic Sutro
Tunnel site and mass
grading for the
residential
development to the

south.
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Figure 4: Site Photo Facing Northeast

View of the
northeast corner of
the site. The Waste
Management
Transfer Station is

in the distance.

Public Facilities

e Water and Sewer Service - The project is located within the Lyon County Utilities Department (LCUD) service
area and there are existing water and sewer services on adjacent properties. Future development will
require LCUD permits and approvals prior to construction. LCUD has provided an intent to serve letter
however, that is not a guarantee that service will be provided. Before receiving any building permits, LCUD
reserves the right to deny or limit connections to the sewer system to ensure the system resources remain
permit compliant and do not exceed the available resource capabilities.

e lLaw Enforcement — The Lyon County Sheriff Department provides police protection services to the area.
The closest police station is the Dayton Substation and is approximately 2.5 miles away, northeast along US
Highway 50.

e Fire Protection - The Central Lyon County Fire Protection District (CLCFPD) provides paramedic, advanced
life support, and fire prevention and suppression services to the Dayton Area and will serve this project
area. The nearest fire station is approximately 0.75 miles away.

Concurrent Applications

The applicant has submitted concurrent applications for a Zone Change (PLZ-2025-093), Planned Unit Development
(PLZ-2025-094), and Street Name Reservations (PLZ-2025-098). These items will be heard by the Planning
Commission on February 10, 2026 and move forward to the Board of County Commissioners for approval on March
5, 2026.

Existing and Surrounding Development

The surrounding zoning from the County’s expired Title 10 Development Code includes First Rural Residential
District (1 Acre) (RR-1), First Estates Residential District (E-1), Single-Family Nonrural Residential District (NR-1),
General Commercial District (C-2), and Fifth Rural Residential District (20 Acres) (RR-5) zoned properties. The parcel
is bordered to the south by undeveloped land within the Traditions Residential and Commercial Subdivisions. Land
to the north and west is owned by the U.S. Bureau of Land Management near the Storey—Lyon County border, with
the Sutro Tunnel historic site located to the southwest. Properties within the Traditions Commercial Subdivision are
zoned General Commercial (C-2).

The parcel itself is currently undeveloped and will be primarily accessed via Fortune Drive and Traditions Parkway
from U.S. Highway 50.
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Flood Zone Designation
The subject site is not located in a Special Flood Hazard Area. It is an area designated as X-Unshaded by the current
FEMA FIRM 32019C0950E (eff. 1/16/2009). The X-Unshaded flood zone areas are areas of minimal flood hazard.

Project History
From the applicant’s submittal: “The site was originally part of the Traditions Community Master Plan. On May 6,

2004, a PUD was approved through a special use permit to establish the current Title 10 zoning designations: RR-1,
E-1, C-2, and NR-1. A Tentative Subdivision Map was recorded in 2007 and extended in 2008 following the Nevada
Legislature’s adoption of AB74, with an additional extension granted in 2010. Although the PUD has since been
dissolved, the property was hard zoned to match the approved subdivision configuration.”

Based on the prior approvals and entitlements for the site, the applicant is correct about the current zoning
designations and that there are no current entitlements for the property.

Master Plan
The Master Plan designations for the site are Low Density Residential, Suburban Residential, Commercial, Parks,
and Open Space. The Master Plan Land Use Map is shown below.
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Zoning

The underlying zoning designations include Title 10 districts of First Rural Residential District (1 Acre) (RR-1), First
Estates Residential District (E-1), Single-Family Nonrural Residential District (NR-1), and General Commercial District
(C-2). The proposed zoning for the site is Planned Unit Development (PUD). The current and proposed zoning are

shown on the following page.

Traditions North - Existing Zoning (Title 10)
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Project History

From the applicant’s submittal: “The site was originally part of the Traditions Community Master Plan. On May 6,
2004, a PUD was approved through a special use permit to establish the current Title 10 zoning designations: RR-1,
E-1, C-2, and NR-1. A Tentative Subdivision Map was recorded in 2007 and extended in 2008 following the Nevada
Legislature’s adoption of AB74, with an additional extension granted in 2010. Although the PUD has since been
dissolved, the property was hard zoned to match the approved subdivision configuration.”

Based on the prior approvals and entitlements for the site, the applicant is correct about the current zoning
designations and that there are no current entitlements for the property.
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PROJECT DESCRIPTION
As provided by the Applicant:

“This application also includes the first tentative map to implement the PUD which includes Phases 1, 2 & 3. The
tentative map proposal includes 358 single-family residential units along with necessary backbone
infrastructure, stormwater infrastructure, utilities, improved open space, pedestrian improvements, and trail
connections.”

PROPOSED TENTATIVE SUBDIVISION MAP

The proposed Tentative Subdivision Map would allow for 358 single-family residential units. There are 415 lots that
are being proposed with a Tentative Planned Unit Development (PLZ-2025-094). The proposed lots would range in
size from 4,500 sq. ft. to 12,000 sq. ft., with a proposed project density of 1.80 units per acre. The following Table
shows the designated planning areas, acreages, allowed residential units and density.

Table 1: Land Use Units

Planning Area Land Area Allowed Units | Effective Density

per PUD
Single-Family Residential 4,500 SF 6.9 acres 52 7.53 units/acre
Single-Family Residential 6,000 SF 126.1 acres 147 5.63 units/acre
Single-Family Residential 9,000 SF 134.5 acres 147 4.26 units/acre
Single-Family Residential 12,000 SF +20.5 acres 69 3.37 units/acre
Trails and Open Space 100 acres minimum
Backbone Roads/ROW Varies with final design
TOTAL 1+230.76 415 1.80 units/acre (average)

The proposed Tentative Subdivision Map (TSM), shown below, depicts the proposed lot count and the street layout.
Conceptual drainage studies and plans, traffic impact analysis, soils reports, grading plans, hydrology and hydraulic
studies were included with the TSM application.

The proposed Tentative Subdivision Map, shown on the following page, is shaded to show the proposed lots and
the lot size, based on the planning areas from the PUD.

Page 15 of 24

Planning Commission — February 10, 2026
PLZ-2025-095 — Traditions North TSM
Planning-LN

273



nmvavsw_gess
== = s - NBTTES W 137389 /

GO

55
GASS
el

ClEs 2o
SN :::\,::;,:fl'-lg HT\\\ | A
AY VAN ANRENE) ) 3

&Ly %s;a 0TI 5\

Tentative Subdivision Map

GEAVEIC ECATK

)
Imbmriz

&

L
um
it

e

-r-.v-: Moo = et

T — 22 T

Tentative Subdivision Map by Lot Size

Page 16 of 24

Planning Commission — February 10, 2026
PLZ-2025-095 — Traditions North TSM
Planning-LN

274



Phasing
The project would be constructed in phases. This TSM application includes Phases 1, 2 and 3, totaling 358 single-
family residential units, as shown on the map on the following page.

Per the applicant “Residential development is anticipated to begin with the SR-4.5, SR-6, and SR-9 Planning Areas
(+131 lots) as soon as Spring of 2027. Each phase will be developed with the required common area improvements;
drainage, utility and local road infrastructure; utility connections from previous phases; and utility stubs for future
buildout of development. Associated parks, open space, and trails facilities will be constructed with each phase as
required to meet PUD requirements.”

Common areas are proposed to be maintained by a Homeowners Association or a similar entity. Additional project
details are provided in the Applicant’s Project Description.
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Landscape Plan
The proposed Tentative Subdivision Map includes an Overall Landscape Plan that meets the PUD landscaping
requirements as shown on the following page. Typical lot landscaping plans are an attachment to this report.
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Typical Lot Configurations

Conceptual Landscape Plan

The Tentative Subdivision Map submitted includes typical lot building footprint configurations that meet or
exceed the setbacks for the SR-4,500, SR-9,000, and SR-12,000 zoning standards as defined in the PUD. The
diagram below depicts the typical setbacks for the various lot sizes.
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Typical Street Layouts
Street layouts in the Tentative Subdivision Map meet County standards as depicted below.
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Future Development Requirements

If the Zoning Map Amendment, Planned Unit Development (PUD) and the Tentative Subdivision Maps are approved
by the Board of County Commissioner, the Applicant will be required to submit a Final PUD and Final Subdivision
Map(s) for administrative approvals before they can proceed to grading, site improvement and building permits.

STAFF REVIEW AND COMMENTS

Proposed Tentative Subdivision Maps (TSM) are first reviewed by staff and the Planning Commission, who then
make recommendations to the Board of County Commissioners. The Board makes the final vote on whether or not
to approve the request.

FINDINGS

Chapter 15.607.03 lists the Findings that the Planning Commission, in making its recommendation, and the Board,
in rendering a decision, have to consider when reviewing tentative subdivision map applications. These Findings are
listed below in the staff report in bold type below. Each Finding is listed with the Applicant’s response in italics and
then staff’s review of the Findings in normal type.
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Finding 1: The property to be subdivided is zoned for the intended uses and the density and design of the
subdivision conforms to the requirements of the zoning regulations contained in this title;

Applicant’s Response
The tentative map is consistent with the land use plan proposed by the PUD that provides for a mix of
densities.

Staff Comment

The proposed zoning for the property is currently being processed (PLZ-2025-094) to change from the Title 10
zoning districts of First Rural Residential District (1 Acre) (RR-1), First Estates Residential District (E-1), Single-Family
Nonrural Residential District (NR-1), and General Commercial District (C-2) to the Title 15 district of PUD (Planned
Unit Development). As stated by the applicant above, the TSM is consistent with the PUD zoning proposed for the
site. This finding is met.

Finding 2: If located within a planned unit development, the tentative subdivision map conforms to the density
requirements, lot dimension standards and other design standards regulations approved for the planned unit
development;

Applicant’s Response

The tentative map conforms with the lot dimension standards and other design standards to be established with
the adoption of the PUD.

Staff Comment

The proposed PUD Handbook zoning designations include Suburban Residential (SR) 4,500 sf minimum, SR 6,000 sf
minimum, SR 9,000 sf minimum, and SR 12,000 sf minimum. The TSM conforms to the setbacks and design
standards included within the PUD. The density requirements are met as shown in Table 2 below.

Table 2: Land Use Densities

Planning Area Land Area Gross Density Effective Density per PUD
Single-Family Residential 4,500 SF +6.9 acres 9.68 units/acre 7.53 units/acre
Single-Family Residential 6,000 SF +26.1 acres 7.26 units/acre 5.63 units/acre
Single-Family Residential 9,000 SF +34.5 acres 4.84 units/acre 4.26 units/acre
Single-Family Residential 12,000 SF +20.5 acres 3.63 units/acre 3.37 units/acre
TOTAL +230.76 2.63 units/acre (ave.) 1.80 units/acre (ave.)

Finding 3: The tentative subdivision map conforms to public facilities and improvement standards contained in
this title;

Applicant’s Response
Facilities to be offered for public dedication will comply with all requirements pursuant to LCC, Lyon County
Utilities, Lyon County Public Works, and other applicable entities.

Staff Comment

The subject parcel’s location adjacent to existing residential and future commercial developments and location
within Lyon County Utilities District service boundaries ensures compliance with the County’s adequate public
facilities provisions. Will-serve letters from the Lyon County Utilities Department were also submitted. This Finding
is made in the affirmative.
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Finding 4: The tentative subdivision map conforms to the improvement and design standards contained in this
title and adopted design criteria and improvement standards;

Applicant’s Response
Roadway improvements have been designed in accordance with LCC, Lyon County standard road section details,
and the submitted PUD handbook for Traditions North.

Staff Comment

The tentative map configuration is consistent with Title 15, County Development Standards, and the proposed PUD
Handbook. The PUD Handbook application has been submitted and applies some stricter standards for allowed land
use and development, and all items not addressed in the PUD Handbook will be required to be consistent with Lyon
County Development Code. Based on the Conditions of Approval, Staff believes this Finding is met.

Finding 5: If applicable, that a phasing plan has been submitted and is deemed acceptable;

Applicant’s Response

The tentative map application is proposed to be implemented in three phases. The first phase is located to the
south and east of the property and includes access from Enterprise way and the connections to the subdivisions
to the south. The next phase is located to the southwest and will include stormwater management infrastructure
that will support the remainder of the development. The final phase for this map fills in between the initial
phases.

Staff Comment

The proposed phasing plan is acceptable per Nevada Revised Statutes and Lyon County Code. This Finding is made
in the affirmative.

Finding 6: There are no delinquent taxes or assessments on the land to be subdivided, as certified by the County
Treasurer;

Applicant’s Response
Proof of tax payments has been provided with the application materials.

Staff Comment
The applicant is correct. The Finding is made in the affirmative.

Finding 7: The project complies with all environmental and health laws and regulations concerning water and
air pollution, the disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal;

Applicant’s Response
The project will be served by Waste Management through their standard residential garbage collection services.

Staff Comment

Future development on the site will require approvals from State entities, including the Division of Environmental
Protection (NDEP) for grading and the Division of Water Resources for water rights. As conditioned, the applicant
will be required to submit Final Subdivision Maps within statutory deadlines for development. With those
requirements, and as outlined in the Staff Comment to Finding 8, this finding can be met.

Finding 8: The availability of water which meets applicable health standards and is sufficient in quantity for the
reasonably foreseeable needs of the subdivision;

Applicant’s Response
Water service is provided by the Lyon County Utilities Department. Conveyance systems will be designed in
accordance with Lyon County Utilities requirements.
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Staff Comment

The Intent-to-Serve letter from Lyon County’s Utilities Department (LCUD) notes that sufficient water rights will
need to be attained to record final maps, with connection to the LCUD water system required. LCUD reserves the
right to deny or limit the water or sewer connections provided to ensure that growth within the service area does
not exceed the available resource capabilities. As conditioned and processed through the pending Final Map
process, staff feels this Finding may be made in the affirmative.

Finding 9: There is adequate access and availability to public services such as schools, police protection,
transportation, recreation and parks;

Applicant’s Response

Based on discussions with Lyon County School District, schools that serve this property are adequate. Police
services are provided by the Lyon County Sheriff's Department. The Dayton Substation is located within 2.5 miles
of the project. The project proposes a large park and trailhead that will supplement the project and the broader
community. Transportation facilities are adequate according to the provided traffic impact statement.

Staff Comment
The availability of public services is described in the BACKGROUND INFORMATION — Public Facilities section of this
report. The Finding is made in the affirmative.

Finding 10: The project is in general conformity with the Lyon County Comprehensive Master Plan, the local
community plan, if adopted, and the master plan of streets and highways;

Applicant’s Response
The project supports the following Master Plan policies:

* Policy LU 1.1: Follow Development Patterns as Established in the Land Use Plan
* Policy LU 1.2 Residential Development Patterns in Neighborhoods

* Policy LU 2.1 Residential Development in Areas with Services

* Policy LU 3.1: Diverse Economic Base

= Policy FS 1.1: Location of New Development

*» Policy C 1.2: Pedestrian Friendly Communities

*» Policy C 1.3: Design Tailored to Communities

* Policy C 1.5: Design Complementary Neighborhoods in Suburban Districts

Staff Comment

The applicant’s statement above is correct. The PROPOSED TENTATIVE SUBDIVISION MAP — Typical Street Layouts
section of this report includes cross sections of the proposed roadways, demonstrating compliance with the
County’s Development Standards and Master Plan. This Finding is made in the affirmative.

Finding 11: The project will have no adverse impacts, or provides adequate mitigation of adverse impacts, to
existing public streets;

Applicant’s Response
Negligible impacts are anticipated to the existing public street system and coordination will occur between the
development of this project and the proposed improvements to US Highway 50.

Staff Comment

The Traffic Impact Study for this map compliments others submitted that address the US 50 and Traditions Parkway
intersection. The project is anticipated to generate approximately 3,433 new Daily trips, 255 new AM peak hour
trips, and 342 new PM peak hour trips to the external roadway network. The following sections are excerpts from
the Traffic Impact Study, Conclusions & Recommendations section, dated November 12, 2025.
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“Conclusions & Recommendations

e The project will access US 50 via Fortune Drive and Traditions Parkway. The project originally contemplated
a connection to Enterprise Way as well, however due to circumstances separate from the traffic study, a
vehicle connection to Enterprise Way is no longer being considered and was not included in this traffic
analysis and report. If the project wishes to puruse a vehicle connection to Enterprise Way in the future, a
separate traffic analysis will need to be conducted at that time.

e Under Opening Year and Opening Year Plus Project conditions, the study intersections are expected to
operate within policy level of service thresholds.

e Under Future Year conditions, the US 50/Fortune Drive intersection is anticipated to operate at level of
service E during the AM peak hour. The poor level of service is primarily due to the high southbound right-
turn volume on Fortune Drive. The southbound Fortune Drive approach currently contains a hatched-out
lane which can be converted to a second right-turn lane. With dual southbound right-turn lanes and
protected plus overlap phasing, the overall US 50/Fortune Drive intersection is anticipated to operate within
policy level of service thresholds. Capacity improvements for the Future Year condition should be undertaken
by NDOT as regional improvements since the poor future operating conditions will occur unrelated to this
project.

e Under Future Year Plus Project conditions, the analysis includes the needed regional capacity improvements
(dual southbound right-turn lanes) at the US 50/Fortune Drive intersection. The study intersections are
expected to operate at overall LOS D or better (within policy level of service thresholds).

The applicant has provided a more detailed circulation plan as shown below.
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The report also makes the following comments/recommendations.

“The project is not expected to result in levels of service below policy thresholds and therefore no project related
mitigations are recommended. The following regional improvements by NDOT are included in the US 50 Corridor
Study or as part of the corridor safety improvements that are currently at the 90% design stage, and were included
in the Future Year analysis as a background condition:

= [ower the speed limit on US 50 from 60 mph to 55 mph from east of Fortune Drive to James Avenue to
provide a more gradual transition in speed limits through the expanding urbanized area
= Widen US 50 to six lanes for the Future Year per the US 50 Corridor Study. With the widening project:
e Construct/restripe a second southbound right-turn lane on Fortune Drive at US 50
e Construct a westbound right-turn lane on US 50 at Fortune Drive (not shown in the US 50 Corridor
Study) as exists today
e (Construct a westbound right-turn lane on US 50 at Traditions Parkway (not shown in the US 50
Corridor Study) as exists today
e |mprove the south leg of the US 50/Traditions Parkway/Segale Road intersection”

The County recognizes that NDOT has jurisdiction over access and improvements impacting US 50 and supports
their determinations. NDOT has accepted the traffic study for this project, subject to conditions that have been
added to Condition 22. As conditioned, this Finding is made in the affirmative.

Finding 12: The physical characteristics of the land such as floodplain, slope and soil have been considered and
provisions to adequately mitigate adverse impacts of development on the environment have been incorporated;

Applicant’s Response
Physical characteristics such as slope, drainageways, [others] have been considered in the design of the project
and adequate mitigation is proposed to protect the public health, safety, and welfare.

Staff Comment

The common areas of the proposed Tentative Subdivision Map will include drainage swales, curb and gutter,
underground storm drain pipes, open space drainage corridors, four (4) regional flow detention basins and three
project outfall locations. Prior to recording of a Final Map, the technical studies will be reviewed for compliance
with Storm Drainage Guidelines for Lyon County, dated September 20, 2024 and the Dayton Valley Drainage Master
Plan, per Recommended Conditions 23 and 24 of this report. As conditioned and processed, this Finding is affirmed.

Finding 13: The project demonstrates availability and accessibility of fire protection services, including, but not
limited to, the availability and accessibility of water and services for the prevention and containment of fires,
including fires in wild lands.

Applicant’s Response

The project is to be served by Central Lyon Fire. The nearest fire station is located three-quarters of a mile from
the site, or an estimated response time of five minutes. This property is located within the Wildland Urban
Interface zone for Central Lyon County. All residential building permits are required to have fire and life safety
code plan reviews and be reviewed in accordance with the IWUIC code adopted at the time of permit submittal.

Staff Comment

Per Recommended Conditions 21, 22, 23, and 24 of this report, the applicant must demonstrate compliance with
all Central Lyon County Fire Protection District standards. As conditioned and processed, this Finding is made in the
affirmative.
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EXECUTIVE SUMMARY

The application proposes a planned unit development (PUD) consisting of 415 single-family residential
units, which is well below the maximum density of 607 units permitted under the existing zoning. The
PUD includes a mix of lot sizes to create a variety of housing options in conformance with the Lyon
County Master Plan. A comprehensive PUD Handbook is included with this application drafted in
accordance with Title 15 and is substantially consistent with the goals and policies of the Lyon County
Master Plan.

Open space is planned to be integrated throughout the site and is designed to be sensitive to adjacent
public land, topography, and recreation opportunities. The provided open space exceeds the 20%
minimum open space requirement and will provide active and passive recreational amenities that will
promote physical activity and interaction among residents. Additionally, a trailhead is located to the
west of the site which integrates the project’s trail system with existing historic resources and regional
trails, enhancing connectivity and access to outdoor recreation opportunities.

A Tentative Subdivision Map for 358 units is submitted concurrently with the PUD to define lot
configuration, infrastructure improvements, and preliminary site design for the first phases of
development.

Table 1: Project Summary

Total Area +230.76 acres

Maximum Number of Units 415

Tentative Map Units 358

Maximum Density 1.80 dwelling units per acre
Parking Required 728 (2 per dwelling unit)
Parking Provided 738 (10 for Sutro Trailhead)

Minimum Common Area/Open Space 100 acres (43.3%)

PROJECT LOCATION

The subject property is a £230.76-acre site located north of the intersection of Nevada Station and Rock
Creek Parkways. To the north and west of the site is land owned by the United States Bureau of Land
Management and is located near the Storey County and Lyon County border. The site is primarily
accessed via Fortune Drive and Traditions Parkway from U.S. Highway 50.
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Figure 1: Project Location
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EXISTING CONDITIONS

The project site is currently undeveloped and is a continuation of the Traditions residential development
directly to the south. Otherwise, the property is generally surrounded by undeveloped land. To the

southwest of the site is the Sutro Tunnel historical site which is actively undergoing historic conservation
work.
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Table 2: Surrounding Property Designations

Current Zoning (Title10) Master Plan CurrentLandiUse

e RR-5: Fifth Rural Residential e Undeveloped (BLM)
North District (20 Acres) * Open Space
e E-1: First Estates
Residential District
e M-1: General Industrial Open Space
District e Reclamation Ponds
Low-Density
East e NR-1: Single-family Residential e Solid Waste Transfer
Nonrural Residential Station
District Public/Quasi-Public
e (C-2: General Commercial
District
e (C-2: General Commercial
District
e E-1: First Estates Suburban Residential
Residential District ::_{OV\{;jDeI:'SITy e Future Traditions
South e NR-1: Single-family esidentia Village 4
Nonrural Residential Commercial
District
istric Parks
e RR-1: Fifth Rural Residential
District (20 Acres)
e RR-5: Fifth Rural Residential e Undeveloped (BLM)
West District (20 Acres) Open Space
L
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Figure 2: Site Photo Facing Southeast

Figure 3: Site Photo Facing Northwest

View of the
southeast corner of
the project site.
Pictured in the
image is the
residential
development to the
south undergoing
mass grading.
Enterprise Way is off
in the distance.

View of the canyon
to the Northwest of
the site. The
drainage channel
pictured here will
remain largely
undisturbed except
for a future roadway
crossing for Phase 4.
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Figure 4: Site Photo Facing Southwest

Figure 5: Site Photo Facing Northeast

View of the
southwest corner of
the site. Pictured is
the Historic Sutro
Tunnel site and mass
grading for the
residential
development to the
south.

View of the
northeast corner of
the site. The Waste
Management
Transfer Station is
in the distance.
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MASTER PLAN AND ZONING DESIGNATIONS

The property is located within the Suburban Character District and has the Master Plan designations of
Suburban Residential, Low-Density Residential, Commercial, Open Space, and Parks (Figure 6). The
existing Master Plan land use mix has 38% of the site as Open Space. The proposed development plan
exceeds that by maintaining the site as 43% open space.

Figure 6: Lyon County Master Plan Designation
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The property is subject to the existing Title 10 zoning including Rural Residential —First Rural Residential,
1 acre (RR-1), First Estates Residential (E-1), General Commercial (C-2), and Single-family Nonrural

Residential (NR-1) (Figure 7). This request proposes replacing the existing zoning with the Planned Unit
Development (PUD) zoning designation (Figure 8).

Figure 7: Existing Lyon County Zoning Designation
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Figure 8: Proposed Lyon County Zoning Designation
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PRIOR PROJECT APPROVALS

The site was originally part of the Traditions Community Master Plan. On May 6, 2004, a PUD was
approved through a special use permit to establish the current Title 10 zoning designations: RR-1, E-1, C-
2, and NR-1. A Tentative Subdivision Map was recorded in 2007 and extended in 2008 following the
Nevada Legislature’s adoption of AB74, with an additional extension granted in 2010. Although the PUD
has since been dissolved, the property was hard zoned to match the approved subdivision configuration.

APPLICATION REQUEST

The enclosed application is a request for:

1) A Zoning Map Amendment for one parcel from £137 acres of RR-1, +67 acres of E-1, +24 acres
of NR-1, and %3 acres of C-2, a total of £230.76 acres to Planned Unit Development (PUD).

2) A Tentative Planned Unit Development, including the review and approval of the development
standards handbook.

3) A Tentative Map to create a subdivision consisting of 358 detached single-family residential
units on a +230.76-acre project site, including 116 acres of common area open space, parks, and
trails.

ZONING MAP AMENDMENT AND PUD DESCRIPTION

This application submittal includes a request for a zoning map amendment to establish a Planned Unit
Development (PUD). Included for consideration is the tentative planned unit development plan and
development handbook. The completed project includes a maximum of 415 dwelling units and it is
proposed to be constructed in four phases. The PUD provides necessary flexibility to implement the
project, while maintaining consistent standards across a mix of residential intensities.

The land use plan includes planning areas that are generally consistent with existing Lyon County
residential zones, with the addition of a 6,000 sq. ft. minimum lot size type.

The Traditions North PUD Development Standards Handbook provides a framework to ensure the
quality of the development that occurs with the PUD and that each project meets the intent of the
approved project. The proposed project meets the development standards set forth in the Handbook,
including land use, density, setbacks, open space, and other development standards.

"4
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Figure 9: Traditions North Land Use Plan

TRADITIONS NORTH LAND USE PLAN

LEGEND
- Open Space (0S) - Single-Family - 6,000 sf (SR-6)

 single-Family - 12,000 sf (SR-12) Single-Family - 9,000 sf (SR-9)
B single-Family - 4,500 sf (SR-4.5)

0 05 wfe

O Wi S

Title 15 Zoning Traditions North Planning Area
Neighborhood Residential, 4,500 sf min. (NR) SR-4.5
Neighborhood Residential, 4,500 sf min. (NR) SR-6
Suburban Residential, 9,000 sf min. (SR-9,000) SR-9
Suburban Residential, 12,000 sf min. (SR-12,000) SR-12

Traditions North m

Zoning Map Amendment, PUD, and Tentative Map
13 295



TENTATIVE MAP DESCRIPTION

This application also includes the first tentative map to implement the PUD which includes Phases 1, 2 &
3. The tentative map proposal includes 358 single-family residential units along with necessary
backbone infrastructure, stormwater infrastructure, utilities, improved open space, pedestrian

improvements, and trail connections.

PROJECT PHASING

The project phasing for the PUD is indicated in Figure 10 below. The tentative map application included
with this submittal considers the development of Phases 1, 2, and 3. The tentative map for Phase 4 will

be submitted for consideration in the future.

Figure 10: Phasing Plan
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DENSITY

The density for the parcel based on the existing Title 10 zoning would allow for a maximum of 607 units.
The proposed standards for the PUD establish a maximum residential unit count of 415 units for a gross
density of 1.80 units per acre.

Table 3: Density Analysis

Density Analysis Land Use Acreage Units
Existing RR-1 (1 unit per acre) 137
Existing EE-1 (3.63 units per acre) + 66.91 242
Existing NR-1 (9.68 units per acre) + 23.57 228
Existing Maximum Units 607

Proposed Maximum Units

DEVELOPMENT STANDARDS

The proposed development is consistent with the development standards of LCC with minimal
amendments to property setbacks to promote consistency among different land use classifications
proposed within the PUD. The following setbacks are proposed.

Table 4: Traditions North Setbacks

- Front & Side-street 10 ft.
- Side 5 ft.
- Rear 10 ft.
- Front & Side-street 10 ft.
- Side 5 ft.
- Rear 10 ft.
- Front & Side-street 10 ft.
- Side 5 ft.
- Rear 20 ft.

e R4
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SR-12 Setback

- Front & Side-street 15 ft.

- Side 10 ft.

- Rear 20 ft.
PARKING

Off-street parking is provided in accordance with the LCC standard requirement of two per unit.
Additional public parking will be provided to support the Sutro trailhead at the southwest corner of the
project.

Table 5: Parking Calculations

. Spaces Required Ire lotal'Spaces
o, of Units per Unit Spaces Provided|
Single-Family 364 2 728 728
Sutro Trailhead | = = - 10
TOTAL 728 738

ARCHITECTURAL STANDARDS

Architectural requirements for the PUD are proposed to comply with the standard design and street
image standards required for residential development and single-family detached residential
development in Suburban Character districts pursuant to LCC Chapter 340 and LCC Chapter 341, as
amended. Drawings will be provided demonstrating compliance at the time of building permits for
individual homes.

FENCING

Walls and fencing will be provided in accordance with LCC. Fencing is anticipated to be six feet tall of a
solid material, where appropriate. The land use plan has been designed with open space buffers where
commercial zoned property is near residential land uses within the project boundary. As the adjacent
property is undeveloped, it would be incumbent upon the future land development to determine
appropriate mitigation of noise, light, and visual impacts of service areas.

Split rail fence treatment will be incorporated into parks and the trailhead to promote a sense of
Nevada’s frontier heritage. Incorporating natural materials and native plantings strengthens the
relationship between the Traditions North subdivision and its interface with public land recreational
opportunities.
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PROJECT SIGNAGE

Although signage is not currently proposed with the first tentative map, the PUD establishes standards
to ensure that signage and entry monuments for Traditions North are compatible with the residential

character of the project.

Figure 11: Conceptual Entry Monument

LANDSCAPING

The PUD requires that front yards of each home site be entirely landscaped with a minimum of one tree
per 50 feet of linear frontage. In addition to front yard landscaping, the primary collector includes tree-
lined parkways to enhance the entry corridor.
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Figure 12: Preliminary Landscape Plan

Figure 13: Typical Corner Lot Landscaping
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PARKS, TRAILS AND OPEN SPACE

The proposed development plan reserves at least 100 acres of open space. Open space will be preserved
using acceptable legal instruments pursuant to LCC as amended, including conservation easements or
dedication to a 501(c)(3) organization. Open space areas will be maintained by a homeowner’s
association, landscape maintenance association, or similar entity. Additional open space above and
beyond the requirement is anticipated and will be considered at each tentative map.

The project includes trails and pedestrian connections that provide residents with access to at least five
pocket parks including a large five-acre neighborhood park (Figure 15: Master Park and Trails Plan).
These trails also provide access to the existing trail network on public lands located to the north and
west of the site.

Figure 14: Typical Trail Cross Section
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Figure 15: Master Park and Trails Plan
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ACCESS AND CIRCULATION

VEHICULAR ACCESS

Vehicular access to the site is provided through the existing Traditions subdivisions to the south which
take access from US Highway 50. There are two access points to the south and two access points
proposed for connections to property to the east. One of the eastern access points may connect to the
existing Enterprise Way contingent upon securing easements from adjacent property owners.

Figure 16: Circulation Plan
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Roadways proposed within the project boundary are to be dedicated to Lyon County. Streets will be
constructed pursuant to the Traditions North PUD Handbook and Lyon County standard details (Figure
17 & Figure 18).

Figure 17: Collector Street Cross Section
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PEDESTRIAN ACCESS

Pedestrian access will be provided throughout the project site through sidewalks and trails. Sidewalks
are proposed to be a minimum width of four feet and are located on both sides of the street throughout
the development. The collector road includes enhanced pedestrian facilities with landscape areas on
each side of the street.

TRAFFIC

A traffic study has been submitted with this application that analyzes the impacts of primary access
through Fortune Drive and Traditions Parkway for Phases 1-3. The project will access US 50 via Fortune
Drive and Traditions Parkway. The project originally contemplated a connection to Enterprise Way;
however, due to circumstances separate from the traffic study, a vehicle connection to Enterprise Way
is no longer being considered and is not included in this traffic analysis and report. If individual project
developers wish to pursue a vehicle connection to Enterprise Way in the future, a separate traffic
analysis will need to be conducted at that time.

Updated trip generation has been provided with this application and is summarized in the table below
(Table 6: Trip Generation for Proposed ):

Table 6: Trip Generation for Proposed Residential

AMPeakiHour PMiPeakHour
Single-Family 364
Detached 3,433 trips 255 trips 342 trips
. (358 proposed)
Housing

The project is not expected to result in levels of service below policy thresholds and therefore no
project related mitigations are recommended.

UTILITIES AND PUBLIC SERVICES

WATER

The project is served by the Lyon County Utilities Department (LCUD) for water by an existing 8-inch
water main stubbed at the property line to the south. Future water infrastructure necessary to support
this development will be constructed in accordance with Lyon County Utilities Department standard
details and design requirements.

SEWER

A preliminary sewer report is included with the application materials. Sewer conveyance will be
provided by the Lyon County Utilities Department (LCUD) by an existing 8-inch sewer main stubbed at

) =l Rl
Traditions North [

Zoning Map Amendment, PUD, and Tentative Map
23 305



the property line the south. Future sanitary sewer infrastructure to support the development will be
constructed in accordance with Lyon County Utilities Department standard details and design
requirements.

POLICE AND FIRE

The property is currently served by Central Lyon Fire and the Lyon County Sheriff's Department. The
closest sheriff substation is located 2.5 miles northeast along US Highway 50. The nearest fire station is
located three-quarters of a mile away with an estimated five-minute response time to the boundary of
the project.

SCHOOLS

Compulsory education services are provided by Lyon County School District. The project is currently
zoned for Sutro Elementary School, Dayton Intermediate School, and Dayton High School. There are
existing bus routes serving the neighborhood to the south that would be reasonably extended to serve
this development.

HYDROLOGY

The existing terrain of this property is characterized by alluvial fan slopes that include shallow,
unconfined, and moderately confined drainage flows. These flow ultimately tributary to the Carson River
watershed. The proposed drainage system is designed to manage existing and proposed stormwater
generation and is analyzed based on a 100-year flood event.

The tentative map and conceptual drainage report includes a mix of solutions to manage stormwater
flows through drainage swales, underground pipes, open space drainage corridors, four regional
detention basins, and three project outfalls. The proposed drainage design complies with Lyon County
Drainage Guidelines and post-development stormwater discharge from the property remain below the
pre-development peak. No adverse impacts from a hydrological perspective are anticipated.

ZONING MAP AMENDMENT FINDINGS

A. That the proposed amendment is consistent with the policies embodied in the adopted
Master Plan and the underlying land use designation contained in the land use plan;

The underlying Master Plan land use designations are a mix of residential, open space, and
commercial designations. The residential share of the master plan is about 61% of the property
while open space is about 33%. The commercial area occupies about 1% with the remainder of
the property having no designation.

The proposed land plan within the PUD designation serves to promote and protect open space
and recreation opportunities by prioritizing the Open Space land designation in the upper half of
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the project. Although the Low-Density Residential Master Plan land use designation
contemplates larger one-acre lots, providing smaller lot sizes grants the opportunity to increase
the share of protected open space land to 40-50% of the total project area.

This project further supports policies that promote complementary neighborhoods in Suburban
Character Districts by incorporating a variety of lot sizes (Policy C 1.5). The plan also provides
multiple focal points for the neighborhood that will serve the broader community including the
proposed large park and trailhead.

That the proposed amendment will not be inconsistent with the adequate public facilities
policies contained in this title;

The proposed amendment would support the establishment of a residential neighborhood that
is a logical extension of the existing Traditions development. This supports Master Plan Policy LU
1.2 which seeks orderly growth patterns with neighborhood units as the primary building blocks
of the County’s residential areas. The subject property has utilities immediately adjacent to the
site and should not require significant extensions to serve the proposed project (Policy LU 2.1 &
FS 1.1). School facilities that serve the area are adequate to support the project for the based on
discussions with the Lyon County School District.

B. That the proposed amendment is compatible with the actual or master planned adjacent uses.

To the north and west are Federal public lands that are anticipated to remain as open space. The
proposed land use plan establishes an Open Space designation and provides trail access points
to promote this resource. The trails and open space proposed within PUD should also support
the operations of the Historic Sutro Tunnel and Site located immediately to the southwest. The
proposed residential development is a logical extension of the existing and master planned
residential development to the south and east. The site is not directly adjacent to Employment
master planned properties that exist to the east and Lyon County Code is adequate to address
possible general environmental conflicts such as noise, glare, and odor as those properties are
developed.

PLANNED UNIT DEVELOPMENT FINDINGS

A. In what respects the plan is or is not consistent with the statement of objectives of this
chapter;

The objectives of this PUD include:

= Improving and enhancing the County’s trail and park system by providing trails and open
space that provide continuity and access to Federal public lands adjacent to the project.

= Encouraging innovations in residential development by introducing a greater variety of
lot sizes to encourage variation in building typology.

e Rl
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B. The extent to which the plan departs from zoning and planned unit development regulations
otherwise applicable to the property, including but not limited to density, size and use, and
the reasons such departures are or are not deemed to be in the public interest;

The proposed development plan remains closely aligned with the density, lot size, and uses
allowed under the existing zoning, but provides greater flexibility in the implementation of the
plan to accommodate market-based considerations through the development process. Greater
flexibility does not come at the cost of the preservation of open space, access to Federal public
lands, and the opportunity for a mix of lot sizes and densities.

The plan proposes a deviation from standard LCC setbacks to promote a mix of intensities with a
consistent street image program. The setbacks consistently promote a house forward design
while maintaining minimum driveway lengths.

C. The purpose, location and amount of the open space in the planned unit development, the
reliability of the proposals for maintenance and conservation of the open space and the
adequacy or inadequacy of the amount and purpose of the open space as related to the
proposed density and type of residential development;

The purpose, location, and amount of open space is indicated within the handbook and is
provided at a greater degree than what is contemplated in the Master Plan. The handbook
promotes access through an integrated trail system.

D. A physical design of the plan and in the manner in which such design does or does not make
adequate provision for public services, provide adequate control over vehicular traffic, parking
requirements, and further the amenities of light and air, recreation and visual enjoyment;

The development is a logical extension of utility infrastructure and is developed in accordance
with the provided traffic impact assessment. Additional street connections are proposed to
improve broader circulation through the site. Parking requirements are consistent with Lyon
County Code and parking demand has been contemplated with respect to larger recreation and
park amenities. The development provides a variety of recreation opportunities that are well
integrated into the design of the project including a trailhead for the Sutro Trail, interface with
the Historic Sutro Trail and Site, access to public lands, a large park, and multiple pocket parks.

E. The relationship, beneficial or adverse, of the proposed planned unit development to the
neighborhood in which it is proposed;

The proposed project extends the existing Traditions neighborhood and provides new park and
recreation amenities that reinforce the relationship between the existing neighborhood and the
public lands and open space to the north and west.

F. Inthe case of a plan which proposes a development over a period of years, the sufficiency of
the terms and conditions intended to protect the interest of the public and the residents of
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the planned unit development in the integrity of the plan.

The project is proposed to be developed in four phases with the backbone roadway and
stormwater infrastructure frontloaded to ensure adequate access is provided for responsible
growth. Neighborhood and pocket parks intended to serve the development and nearby
neighborhoods are in different phases and are required to be constructed before occupancy of a
certain number of units indicated in the PUD Handbook. All construction will be coordinated
with the Nevada Department of Transportation with the future improvements to US Highway
50. The tentative map application submitted with this application considers three of the four
phases contemplated within the PUD. A subsequent tentative map application will be submitted
in the future for the final phase.

TENTATIVE MAP FINDINGS**

A.

The property to be subdivided is zoned for the intended uses and the density and design of
the subdivision conforms to the requirements of the zoning regulations contained in this title;

The tentative map is consistent with the land use plan proposed by the PUD that provides for a
mix of densities.

If located within a planned unit development, the tentative subdivision map conforms to the
density requirements, lot dimension standards and other design standards regulations
approved for the planned unit development;

The tentative map conforms with the lot dimension standards and other design standards to be
established with the adoption of the PUD.

The tentative subdivision map conforms to public facilities and improvement standards
contained in this title;

Facilities to be offered for public dedication will comply with all requirements pursuant to LCC,
Lyon County Utilities, Lyon County Public Works, and other applicable entities.

The tentative subdivision map conforms to the improvement and design standards contained
in this title and adopted design criteria and improvement standards;

Roadway improvements have been designed in accordance with LCC, Lyon County standard
road section details, and the submitted PUD handbook for Traditions North.

If applicable, that a phasing plan has been submitted and is deemed acceptable;

The tentative map application is proposed to be implemented in three phases. The first phase is
located to the south and east of the property and includes access from Enterprise way and the

Traditions North

Zoning Map Amendment, PUD, and Tentative Map

27

L
&

309



connections to the subdivisions to the south. The next phase is located to the southwest and will
include stormwater management infrastructure that will support the remainder of the
development. The final phase for this map fills in between the initial phases.

There are no delinquent taxes or assessments on the land to be subdivided, as certified by the
County Treasurer;

Proof of tax payments has been provided with the application materials.

The project complies with all environmental and health laws and regulations concerning water
and air pollution, the disposal of solid waste, facilities to supply water, community or public
sewage disposal and, where applicable, individual systems for sewage disposal;

The project will be served by Waste Management through their standard residential garbage
collection services.

. The availability of water which meets applicable health standards and is sufficient in quantity

for the reasonably foreseeable needs of the subdivision;

Water service is provided by the Lyon County Utilities Department. Conveyance systems will be
designed in accordance with Lyon County Utilities requirements.

There is adequate access and availability to public services such as schools, police protection,
transportation, recreation and parks;

Based on discussions with Lyon County School District, schools that serve this property are
adequate. Police services are provided by the Lyon County Sheriff's Department. The Dayton
Substation is located within 2.5 miles of the project. The project proposes a large park and
trailhead that will supplement the project and the broader community. Transportation facilities
are adequate according to the provided traffic impact statement.

The project is in general conformity with the Lyon County Comprehensive Master Plan, the
local community plan, if adopted, and the master plan of streets and highways;

The project supports the following Master Plan policies:
= Policy LU 1.1: Follow Development Patterns as Established in the Land Use Plan
=  Policy LU 1.2 Residential Development Patterns in Neighborhoods
= Policy LU 2.1 Residential Development in Areas with Services
= Policy LU 3.1: Diverse Economic Base

= Policy FS 1.1: Location of New Development
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K.

= Policy C 1.2: Pedestrian Friendly Communities
=  Policy C 1.3: Design Tailored to Communities
= Policy C 1.5: Design Complementary Neighborhoods in Suburban Districts

The project will have no adverse impacts, or provides adequate mitigation of adverse impacts,
to existing public streets;

Negligible impacts are anticipated to the existing public street system and coordination will
occur between the development of this project and the proposed improvements to US Highway
50.

The physical characteristics of the land such as floodplain, slope and soil have been considered
and provisions to adequately mitigate adverse impacts of development on the environment
have been incorporated;

Physical characteristics such as slope, drainageways, [others] have been considered in the
design of the project and adequate mitigation is proposed to protect the public health, safety,
and welfare.

. The project demonstrates availability and accessibility of fire protection services, including,

but not limited to, the availability and accessibility of water and services for the prevention
and containment of fires, including fires in wild lands.

The project is to be served by Central Lyon Fire. The nearest fire station is located three-quarters
of a mile from the site, or an estimated response time of five minutes. This property is located
within the Wildland Urban Interface zone for Central Lyon County. All residential building
permits are required to have fire and life safety code plan reviews and be reviewed in
accordance with the IWUIC code adopted at the time of permit submittal.
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LYON COUNTY UTILITIES DEPARTMENT
34 Lakes Blvd. Suite 103
P.O. Box 1699
Dayton NV 89403
Phone (775) 246-6220 Fax: (775) 246-6223
www.lyon-county.org

Sent via email to: cdwilliams@manhard.com
December 15, 2025

Manhard Consulting

c/o Carter Williams

241 Ridge Street, Ste 400
Reno, NV 89501

RE: Intent to Serve letter — Water and Sewer
Project: Traditions North — 364 Single Family Residential Lots APN #016-106-07

Dear Mr. Williams:

The project is located within LCUD’s service area. This letter shall not be construed as a
guarantee that the service will be provided. A will-serve commitment must be obtained as a
result of an application for service prior to approval of a Final Map.

LCUD reserves the right to deny or limit the water or sewer connections provided to ensure that
growth within the service area does not exceed the available resource capabilities. This letter is
not complete unless signed by the Utilities Director and the Owner, with the Owner
Acknowledgement statement signed and dated.

Requirements for approval of an application for service shall include, but are not limited to, the
following:

1. Dedication of water rights that have met the requirements of the State Engineer and
LCUD.

2. Construction and dedication of infrastructure and site improvements necessary to serve

the Project. This includes costs for any system improvements, off-site improvements,

and engineering reviews necessary to serve the Project. The Developer may apply for

developer or reimbursement agreements if the required improvements may serve other

projects. Any developer agreements or reimbursement agreements shall be approved by

the Planning Commission and BOCC, as applicable.

Recorded Final Map.

4. Satisfaction of all conditions of development set forth in the Lyon County Code, and
identified in the Planning Commission and BOCC approval conditions for the Project.

(O8]

The terms and conditions associated with this letter are valid for one year from the date of
issuance, and it is incumbent upon the developer to request a renewal before expiration. Ifa
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will-serve letter is not issued or a renewal is not approved within a period of one year, this Intent
to Serve notification is to be considered null and void.

If you have additional questions, please don’t hesitate to contact me at (775) 246-6220.

Sincerely,
P A

Sean Sinclair
Interim Utilities Director

o

cc: Melissa Strobel and — Lyon County

OWNER ACKNOWLEDGEMENT

Owner acknowledges receipt of this letter. Owner acknowledges that it has read and
completely understands that County may be unable to provide sewer service to any new
construction or fixtures in the Dayton Utilities Service Area due to limitations on effluent
disposal capacity. Owner, therefore, assumes all risk of undertaking any improvements,
with full knowledge and understanding that the County may be unable to issue any
certificate of occupancy until such time as sewer service can be safely provided. Owner
further understands that Lyon County may not be able to provide sewer service to this property at
this time, and the Owner and County do not know when or if the County will be able to provide
sewer service. Owner accepts and assumes all risks of moving forward with the project.

Dated: 12/18/2025

Jarred Corbell
By:

Developer:

— Digitally-signed by Jarred Corbell
DN: C=US,

E=jarred.corbell@gmail.com,

J a rre d CO rbe | | 0="JC Development Consulting,
LLC", CN=Jarred Corbell
Date: 2025.12.18 12:37:45-07'00'
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Docusign Envelope ID: C4EF0803-82E5-4D0E-B6D2-D917A73AF661

STATE OF NEVADA
DEPARTMENT OF TRANSPORTATION
310 Galletti Way
Sparks, Nevada 89431

Joe Lombardo Tracy Larkin-Thomason, P.E., Director
Governor

January 30, 2026

GCW Engineering

5482 Longley Lane, Suite B
Reno, NV, 89511

Attention: Marissa Harned, PE

SENT VIA ELECTRONIC MAIL

RE: Traditions North — Traffic Impact Study (11/12/2025)
Ms. Harned,

The Nevada Department of Transportation (NDOT) has reviewed the updated traffic analysis
prepared by GCW Engineering, dated November 12", 2025, for the above-referenced project.
Based on the above information, this traffic study is accepted for this project, and it can move
forward with the NDOT occupancy permit process. Please be aware of the following comments
as the project progresses through the permit process.

1. NDOT acceptance of a traffic study is typically valid for one year following the date on
the acceptance letter, provided the nature of the development does not significantly
change. Permit applications made after one (1) year may require an amendment or a new
traffic study. Permit applications made after five (5) years will require a new traffic
impact study.

2. The following improvements are recommended as mitigations based on the traffic impact
study:
a) Prior to reaching LOS E, construct an additional right-turn lane for the
southbound Fortune Drive to US 50 movement to mitigate the cumulative
developmental impacts of Traditions North and other projects north of US 50.

3. Given the multiple developments responsible for the mitigation of the cumulative impact,
Lyon County may require the construction of transportation improvements it deems
necessary to mitigate project-specific or cumulative impacts within NDOT right-of-way.
Where such improvements are required and are not constructed by the County, Lyon
County may participate in the review, approval, and administration of a reimbursement
agreement among affected developers to allocate the cost of the required improvements
on a pro rata basis. All required improvements shall be reviewed and permitted through
NDOT and constructed in accordance with applicable NDOT standards and requirements.
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Docusign Envelope ID: C4EF0803-82E5-4D0E-B6D2-D917A73AF661

Permit for Lyon County-maintained infrastructure, such as traffic signals, street lighting,
County road approaches, etc., shall be on an encroachment permit application with the
County as the main applicant.

. All design features will be required to comply with NDOT Standards. Any deviation will

require approval by the District Engineer. The Permit Office will provide details required
for the deviation requests if needed during the permit application review.

. This acceptance letter and the accepted traffic impact study will need to be included as

part of the NDOT encroachment permit submittal. To obtain additional details about the
NDOT encroachment permitting process, the NDOT District 11 Permits Office can be
contacted at (775) 834-8330 or D2Permits@dot.nv.gov.

We look forward to working with your design team and helping you to achieve the successful
completion of your project.
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YOUR QUESTIONS ANSWERED QUICKLY

Why did you perform this study?

This Traffic Impact Study evaluates the potential traffic impacts associated with the proposed Traditions
North project in Dayton, Nevada. This study of potential transportation impacts was undertaken for
planning purposes and to assist in determining what traffic controls or mitigations may be needed to
reduce potential impacts, if any are found.

What does the project consist of?

The project consists of approximately 364 single family residential housing units located north of US
Highway 50 (US 50), Nevada Station Parkway, and the Traditions Village 1 and Village 2 developments.

The project will access US 50 via Fortune Drive and Traditions Parkway. The project originally
contemplated a connection to Enterprise Way as well, however due to circumstances separate from the
traffic study, a vehicle connection to Enterprise Way is no longer being considered and was not included
in this traffic analysis and report. If the project wishes to pursue a vehicle connection to Enterprise Way
in the future, a separate traffic analysis will need to be conducted at that time.

How much traffic will the project generate?

The project is anticipated to generate approximately 3,433 Daily, 255 AM peak hour, and 342 PM peak
hour trips to the external roadway network.

How will project traffic affect the roadway network?

Under Opening Year Plus Project conditions, the study intersections are expected to operate within policy
level of service thresholds.

Under Future Year conditions, the US 50/Fortune Drive intersection is anticipated to operate at level of
service E during the AM peak hour. The poor level of service is primarily due to the high southbound right-
turn volume on Fortune Drive. The southbound Fortune Drive approach currently contains a hatched-out
lane which can be converted to a second right-turn lane. With dual southbound right-turn lanes and
protected plus overlap phasing, the overall US 50/Fortune Drive intersection is anticipated to operate
within policy level of service thresholds. Capacity improvements for the Future Year condition should be
undertaken by NDOT as regional improvements since the poor future operating conditions will occur
unrelated to this project

Under Future Year Plus Project conditions, the analysis includes the needed regional capacity
improvements (dual southbound right-turn lanes) at the US 50/Fortune Drive intersection. The study
intersections are expected to operate at overall LOS D or better (within policy level of service thresholds).

Page i of ii
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What are the recommended improvements?

The project is not expected to result in levels of service below policy thresholds and therefore no project
related mitigations are recommended. The following regional improvements by NDOT are included in the
US 50 Corridor Study or as part of the corridor safety improvements that are currently at the 90% design
stage, and were included in the Future Year analysis as a background condition:

e Lower the speed limit on US 50 from 60 mph to 55 mph from east of Fortune Drive to James
Avenue to provide a more gradual transition in speed limits through the expanding urbanized
area

e Widen US 50 to six lanes for the Future Year per the US 50 Corridor Study. With the widening
project:

o Construct/restripe a second southbound right-turn lane on Fortune Drive at US 50

o Construct a westbound right-turn lane on US 50 at Fortune Drive (not shown in the
US 50 Corridor Study) as exists today

o Construct a westbound right-turn lane on US 50 at Traditions Parkway (not shown in
the US 50 Corridor Study) as exists today

o Improve the south leg of the US 50/Traditions Parkway/Segale Road intersection

Page ii of ii
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This report presents the findings of a Traffic Impact Study completed to assess the potential trafficimpacts
on local intersections associated with the Traditions North project in Dayton, Nevada. This traffic impact
study has been prepared to document existing traffic conditions, quantify traffic volumes generated by
the proposed project, identify potential impacts, document findings, and make recommendations to
mitigate impacts, if any are found. The location of the project is shown on Figure 1 and Figure 2, and the
project site plan is shown on Figure 3.

Study Area and Evaluated Scenarios

The project consists of approximately 364 single family residential housing units. The project is located
north of US Highway 50 (US 50), Nevada Station Parkway, and the Traditions Village 1 and Village 2
developments. The study intersections were identified as those most likely to be impacted by project
traffic and are shown on Figure 2. The following intersections are included in this study:

1. Fortune Drive/Sugarloaf Drive
2. US50/Fortune Drive
3. US50/Traditions Parkway

This study includes analysis of both the weekday AM and PM peak hours as these are the periods of time
in which peak traffic is anticipated to occur. The evaluated development scenarios are:

e  Existing Conditions

e Opening Year Conditions — this scenario analyzes a 4-year horizon (Year 2029)

e Opening Year Plus Project Conditions

e Future Year Conditions (20-year horizon) — this scenario analyzes the 20-year horizon beyond
the Opening Year (Year 2049)

e  Future Year Plus Project Conditions

Page 1 of 27
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Level of service (LOS) is a term commonly used by transportation practitioners to measure and describe
the operational characteristics of intersections, roadway segments, and other facilities. This term equates
seconds of delay per vehicle at intersections to letter grades “A” through “F” with “A” representing
optimum conditions and “F” representing breakdown or over capacity flows.

Intersections

The complete methodology for intersection level of service analysis is established in the Highway Capacity
Manual (HCM), 7% Edition published by the Transportation Research Board (TRB). Table 1 presents the
delay thresholds for each level of service grade at signalized and unsignalized intersections.

Table 1: Level of Service Definition for Intersections

Average Delay
Level of . .. (seconds per vehicle)
Service Brief Description Signalized Unsignalized
Intersections Intersections

A Free flow conditions. <10 <10

B Stable conditions with some affect from other vehicles. 10to 20 10to 15

C Stable conditions with significant affect from other vehicles. 20 to 35 15to 25

D High density traffic conditions still with stable flow. 35to0 55 25to 35

E At or near capacity flows. 55 to 80 35to 50

F Over capacity conditions. >80 >50

Source: Highway Capacity Manual, 7th Edition

Level of service calculations were performed for the study intersections using the Synchro 12 software
package with analysis and results reported in accordance with HCM methodology.

Level of Service Policy

Lyon County

Chapter 4 — Transportation of the 2020 Lyon County Master Plan (adopted December 16, 2021) includes
the following level of service policies:

Signalized Intersections

Level of Service at signalized intersections should be calculated using the Highway Capacity Manual,
2016 methodology. Delay at signalized intersections will be calculated on a peak hour basis and
reported for the intersection overall. The overall intersections should operate at LOS D or better for
the peak hour condition.

. _______________________________________________________________________________________________________________________________________|
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Unsignalized Intersections

Level of Service at unsignalized intersections should be calculated using the Highway Capacity Manual,
2016 methodology. Delay at unsignalized intersections will be calculated on a peak hour basis and
reported for both the approach with the highest delay and the intersection overall. The intersection
approaches should operate at LOS D or better for the peak hour condition.

Nevada Department of Transportation

The Nevada Department of Transportation (NDOT) Traffic Impact Study Requirements publication states:

Level of service “C” will be the design objective for capacity and under no circumstances will less than
level of service “D” be accepted for site and non-site traffic

Hence, LOS “D” was used as the threshold criteria for this analysis.

Roadway Facilities
A brief description of the key roadways in the study area is provided below.

US Highway 50 is a highway with four-lane (two lanes in each direction and left-turn pockets at
intersections) and five-lane (two lanes in each direction and two-way left-turn lane) sections within the
study area. The roadway runs in a northeast-southwest direction and is considered an east-west roadway
in this analysis. US 50 is classified as a Principal Arterial per NDOT roadway classification. The posted speed
limit on US 50 at Fortune Drive is 45 mph and transitions to 60 mph just east of Fortune Drive.

Fortune Drive is a four-lane roadway with two lanes in each direction and turn pockets at intersections
between US 50 and Dayton Village Parkway/Corral Drive. North of Dayton Village Parkway/Corral Drive,
Fortune Drive is a two-lane residential roadway. The posted speed limit on Fortune Drive is 25 mph.

Traditions Parkway is a four-lane roadway north of US 50 that intersects Nevada Station Parkway at a
roundabout intersection. The south leg of the US 50/Traditions Parkway intersection is a two-lane
roadway called Segale Road that serves rural residential properties. The posted speed limit on Traditions
Parkway north of US 50 is 35 mph.

Sugarloaf Drive is a two-lane residential roadway. The posted speed limit on Sugarloaf Drive is 25 mph.
Alternative Modes of Travel

Bicycle and pedestrian facilities do not exist on US 50 in the project area. Sidewalk exists on both sides of
Fortune Drive and Sugarloaf Drive for the entire length of each roadway. Sidewalk also exists on both sides
of Traditions Parkway from approximately 450 feet north of US 50 to Nevada Station Parkway. The US
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50/Fortune Drive intersection has a marked crosswalk on the north leg of the intersection. Bicycle lanes
do not exist on the study roadways.

Lyon County does not provide fixed route bus service.
Crash History

Vehicle crash data was obtained from NDOT and includes information from the 2019 to 2023 five-year
period (the most current data available). The data shows the following:

e Fortune Drive/Sugarloaf Drive — Zero crashes were reported at the intersection during the five
year period
e US 50/Fortune Drive — Fourteen (14) crashes were reported at or within approximately 300
feet of the intersection during the five year period, including:
o One (1) fatal crash — single vehicle run-off-the-road type crash involving alcohol
o Six (6) injury crashes — 5 rear-end type crashes and 1 head-on type crash
o Seven (7) property damage only (PDO) crashes — 5 single vehicle run-off-the-road type
crashes and 2 rear-end type crashes
e US 50/Traditions Parkway — Four (4) crashes were reported at or within approximately 300
feet of the intersection during the five year period, including:
o Two (2) injury crashes — 2 angle type crashes
o Two (2) PDO crashes — 1 single vehicle run-off-the-road type crash and 1 rear-end
type crash

There do not appear to be any trends or recurring crash types that require mitigations. The crash data
sheets are provided in Appendix A.

Traffic Volumes

AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 6:00 PM) peak hour traffic volumes were collected at the
study intersections on Tuesday, June 3, 2025. A review of NDOT’s Annual Traffic Reports including the
2024 Seasonal Growth Factors report (the most recent available) shows that traffic volumes in June are
typically higher than the annual average, therefore, a seasonal factor was not applied to the existing traffic
count data. The traffic count data sheets are provided in Appendix B. Figure 4 shows the existing traffic
volumes at the study intersections.

Page 7 of 27
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Intersection Level of Service Analysis

Existing weekday AM and PM peak hour intersection level of service analysis was performed for the study
intersections using Synchro 12 and HCS 2025 analysis software programs. The existing intersection lane

configurations and controls are shown on Figure 4. Table 2 shows the existing conditions level of service
results and the technical calculations are provided in Appendix C.

Table 2: Existing Intersection Level of Service

Int. Intersection Control Delay! i Delay* &
D Density? LOS Density? LOS
Fortune Dr/Sugarloaf Dr
Overall 7 A 6 A
1 EB Approach (Sugarloaf Dr)| Side Street 9 A 9 A
WB Approach (Sugarloaf Dr) Stop 11 B 10 A
NB Left (Fortune Dr) 7 A 7 A
SB Left (Fortune Dr) 7 A 7 A
US 50/Fortune Dr
Overall 23 C 18 B
5 EB Left (US 50)| Signalized 45 D 24 C
WB Approach (US 50)| High-T 18 B 15 B
SB Approach (Fortune Dr) 36 D 23 C
EB Merge (Fortune Dr to US 50)3 6 A 13 B
US 50/Traditions Pkwy
Overall 1 A 1 A
3 NB Approach (Segale Rd)| Side Street 39 E 47 E
SB Approach (Traditions Pkwy) Stop 36 E 30 D
EB Left (US 50) 12 B 10 A
WB Left (US 50) 9 A 13 B

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for signalized intersections and for the worst
approach/movement for side street stop controlled intersections.

2. Average Density is reported for the EB Merge from the Fortune Dr SB left-turn to US 50 EB through movement.

3. Merge analysis was performed using HCS 2025 software.

Source: GCW, 2025

As shown in the table, the northbound and southbound approaches of the US 50/Traditions Parkway
intersection are expected to operate at LOS E with minor street stop control. While the overall intersection
is expected to operate at LOS A during the AM and PM peak hours, Lyon County standards state that
unsignalized intersection “approaches should operate at LOS D or better for the peak hour condition.” A
traffic signal at the US 50/Traditions Parkway intersection is currently under construction. The other study
intersections are expected to operate within policy level of service thresholds.

. _______________________________________________________________________________________________________________________________________|
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The Opening Year of the project is anticipated to be 2029.
Traffic Volumes

Opening Year traffic volumes were developed by applying a regional growth rate to the existing traffic
volumes at the study intersections for 4 years. An annual growth rate of 0.5 percent per year was used,
since trip generation estimates from other significant planned/approved projects in the area were also
added. The 0.5 percent annual growth rate is consistent with the methodology used on other projects
approved by NDOT and accounts for regional background growth that is not included in the trip generation
of other projects. Trips generated by the following planned/approved, but not yet built, projects in the
area were added to the study intersections:

e Traditions Town Center Phases 1-3
e Dayton Six

The resulting annual growth for the Opening Year volumes is generally higher than the traffic volume
growth outlined in the US 50 Corridor Study (approximately 8-9 percent vs. 4-5 percent) due to the
planned/approved project trips. The Opening Year (2029) AM and PM peak hour intersection turning
movement volumes are shown on Figure 5. The growth rate and traffic volume development calculations
are provided in Appendix D.

Intersection Level of Service Analysis

Opening Year weekday AM and PM peak hour intersection level of service analysis was performed for the
study intersections based on the Opening Year traffic volumes, the existing peak hour factors from the
counts, and the lane configurations and controls shown on Figure 5. A traffic signal at the US 50/Traditions
Parkway intersection is currently under construction and will be completed prior to the Opening Year
(2029) of the project. The Opening Year analysis was conducted with a traffic signal at the intersection.
Table 3 shows the Opening Year level of service results and the technical calculations are provided in
Appendix E.

Page 10 of 27
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Int. Intersection Control Delay! i Delay* s
D Density? LOS Density? LOS
Fortune Dr/Sugarloaf Dr
Overall 7 A 6 A
1 EB Approach (Sugarloaf Dr)| Side Street 9 A 9 A
WB Approach (Sugarloaf Dr) Stop 11 B 10 A
NB Left (Fortune Dr) 7 A 7 A
SB Left (Fortune Dr) 7 A 7 A
US 50/Fortune Dr
Overall 25 C 20 B
’ EB Left (US 50)| Signalized 49 D 34 C
WB Approach (US 50)| High-T 21 C 16 B
SB Approach (Fortune Dr) 39 D 36 D
EB Merge (Fortune Dr to US 50)3 12 B 17 B
US 50/Traditions Pkwy
Overall 20 B 20 C
3 EB Approach (US 50) signal 14 B 17 B
WB Approach (US 50) 21 C 21 C
NB Approach (Segale Rd) 42 D 49 D
SB Approach (Traditions Pkwy) 36 D 33 C

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for signalized intersections and for the worst

approach/movement for side street stop controlled intersections.

2. Average Density is reported for the EB Merge from the Fortune Dr SB left-turn to US 50 EB through movement.
3. Merge analysis was performed using HCS 2025 software.
Source: GCW, 2025

As shown in the table, the study intersections are expected to operate within policy level of service

thresholds during the AM and PM peak hours under Opening Year conditions.
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The Future Year analysis estimates operating conditions for the 20-year horizon after Opening Year (Year
2049).

Planned Roadway Improvements

The US 50 Corridor Study - Pine Cone Road to Neigh Road Traffic Report (CA Group, Inc.) documents
planned roadway improvements in the study area. The corridor study includes three build alternatives
with improvements for the overall corridor — the Arterial Alternative, Parkway Alternative, and Controlled
Access Alternative. Based on input from NDOT staff, the Arterial Alternative is understood to be the NDOT
preferred alternative and was used as the basis for this study. Improvements at the US 50 intersections
with Fortune Drive and Traditions Parkway are included in the Arterial Alternative. The Arterial Alternative
improvements for the study intersections include:

e Six through lanes (three lanes in each direction) on US 50

e US 50/Fortune Drive — signalized High-T intersection with dual eastbound left-turn lanes

e US50/Traditions Parkway — signalized intersection with full access (all movement allowed) for all
approaches of the intersection

It is important to note that the improvements identified in the corridor study do not include westbound
right-turn deceleration lanes at the US 50/Fortune Drive and US 50/Traditions Parkway intersections,
however these lanes exist today. NDOT’s access management standards include warrants for right-turn
lanes, which are clearly met based on Future Year (no project) traffic volumes. It is anticipated, and the
analysis assumes, that these existing right-turn lanes will continue to be provided for the Future Year
condition (without the project) by NDOT as part of the US 50 widening project.

The Future Year lane configurations and controls used in the analysis are shown on Figure 6.
Planned/Anticipated Developments & Traffic Volume Forecasts

The US 50 Corridor Study Traffic Report includes analysis of multiple intersections on US 50 including the
US 50/Fortune Drive and the US 50/Traditions Parkway intersections. The corridor study analyzes Future
Year (2040) traffic volume forecasts that were developed using a regional growth rate and trip generation
estimates from planned projects in the area. “Appendix 3 — 2040 Traffic Forecasting and Assumptions” of
the US 50 Corridor Study Traffic Report (provided in Appendix D) includes a detailed description of how
the forecasts were developed. The Future Year (2040) traffic volumes from the US 50 Corridor Study Traffic
Report and from the Traffic Impact Study for Traditions Town Center Phases 1-3 (Headway Transportation,
September 27, 2023) were used as a starting point to develop Future Year (2049) forecasts for this
analysis. The following steps were taken to develop Future Year (2049) traffic volumes at the study
intersections:

Page 13 of 27
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1.

Since the traffic volume forecasts in the US 50 Corridor Study represent the year 2040,
background regional growth for an additional 9 years was calculated and added to the 2040
forecasts. An annual growth rate of 0.5 percent per year was used, since trip generation
estimates from other planned/approved projects that were not included in the US 50 Corridor
Study were also added and the 2040 volumes already account for known developments. The
0.5 percent annual growth rate is consistent with the methodology used on other projects
approved by NDOT and accounts for regional background growth that is not included in the
trip generation of other projects.

The US 50 Corridor Study traffic volume forecasts (2040) appear to already include a portion
of the trips generated by the proposed Traditions project located north of US 50 between
Fortune Drive and Traditions Parkway, but not the entire project. Trip generation estimates
from the proposed Traditions Village 2 and Estates at Sutro (included in the Future Year
forecasts for Traditions Town Center shown in Appendix D), Traditions Town Center Phases
1-3, and Dayton Six projects were added to the Future Year forecasts.

The Future Year (2049) traffic volumes are shown on Figure 6 and represent the known long-term

development in the study area.

The overall Future Year forecasts presented in the US 50 Corridor Study result in an average annual growth

rate of approximately 4-5 percent when compared to the existing volumes presented in that study.
Consistent with the US 50 Corridor Study, the Future Year (2049) volumes used in this analysis also result
in an average annual growth rate of approximately 4-5 percent when compared to the existing (2025)

traffic volumes shown on Figure 4. The growth rate and traffic volume development calculations are

provided in Appendix D.
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Intersection Level of Service
AM and PM peak hour intersection level of service analysis was performed for the study intersections

based on the Future Year traffic volumes, lane configurations, and controls shown on Figure 6. Table 4
shows the Future Year conditions level of service results and the technical calculations are provided in

Appendix F.
Table 4: Future Year Intersection Level of Service
Int. Intersection Control Delay! i Delay* &
D Density? LOS Density? LOS
Fortune Dr/Sugarloaf Dr
Overall 8 A 6 A
1 EB Approach (Sugarloaf Dr)| Side Street 9 A 9 A
WB Approach (Sugarloaf Dr) Stop 11 B 11 B
NB Left (Fortune Dr) 7 A 7 A
SB Left (Fortune Dr) 7 A 7 A
US 50/Fortune Dr
Overall 74 E 41 D
5 EB Left (US 50)| Signalized 83 F 67 E
WB Approach (US 50)| High-T 53 D 33 C
SB Approach (Fortune Dr) >120 F 57 E
EB Merge (Fortune Dr to US 50)3 18 B 35 D
US 50/Traditions Pkwy
Overall 36 D 38 D
3 EB Approach (US 50) signal 21 C 31 C
WB Approach (US 50) 38 D 43 D
NB Approach (Segale Rd) 101 F 75 E
SB Approach (Traditions Pkwy) 93 F 79 E

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for signalized intersections and for the worst
approach/movement for side street stop controlled intersections.

2. Average Density is reported for the EB Merge from the Fortune Dr SB left-turn to US 50 EB through movement.

3. Merge analysis was performed using HCS 2025 software.

Source: GCW, 2025

As shown in Table 4, the overall US 50/Fortune Drive intersection and some movements are anticipated
to operate at level of service E/F during the AM peak hour. The poor level of service is primarily due to
the high southbound right-turn volume on Fortune Drive. The southbound Fortune Drive approach
currently contains a hatched-out lane which can be converted to a second right-turn lane. With dual
southbound right-turn lanes and protected plus overlap phasing, the overall US 50/Fortune Drive
intersection is anticipated to operate within policy level of service thresholds. Capacity improvements for
the Future Year condition should be undertaken by NDOT as regional improvements since the poor future
operating conditions will occur unrelated to this project.

. _______________________________________________________________________________________________________________________________________|
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The project consists of up to 364 single family residential units.
Trip Generation

Trip generation rates from Trip Generation Manual, 11th Edition published by the Institute of
Transportation Engineers (ITE) were used to develop trip generation estimates for the proposed project
based on the Single Family Detached Housing rates. Table 5 shows the Daily, AM peak hour, and PM peak
hour trip generation estimates.

Table 5: Trip Generation Estimates

Land Use Sizel | Trips®
(ITE Code) | Daly | AM [ AMIn/Oout| PM | PMIn/Out
Single Family Detached ‘ 364 du ‘ 3,433 ‘ 255 ‘ 64 /191 ‘ 342 ‘ 216/ 127

Housing (210)
Notes: 1. du = dwelling units
2. Trips were calculated based on the following rates per du: Daily —9.43; AM —0.70 (25% in / 75% out); PM —0.94 (63% in /
37% out)
Source: GCW, 2025

As shown in the table, the project is expected to generate 3,433 Daily, 255 AM peak hour, and 342 PM
peak hour trips.

Trip Distribution

Project trips were distributed to the adjacent roadway network based on existing traffic volumes, the
locations of complimentary land uses, and anticipated travel patterns. Under Future Year Plus Project
conditions, it was assumed that some traffic would travel between the proposed project and the planned
Traditions Town Center and Dayton Six projects without accessing US 50. Project trips were distributed
based on the following:

Opening Year

e 70% to/from the west via US 50
e 30% to/from the east via US 50

Future Year

e 10% to/from Dayton Six

e 8% to from Traditions Town Center

e 82% to/from US 50
o 70% to/from the west via US 50
o 30% to/from the east via US 50
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Figure 7 shows the project trip distribution and assignment for the Opening Year scenario. Figure 8 shows
the project trip distribution and assignment for the Future Year scenario.

Project Access

The project is located north of the Traditions Village 1 and Village 2 projects and will connect to US 50 via
Fortune Drive and Traditions Parkway.
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25-046

Traffic Impact Study
Traditions North
November 12, 2025

Traffic Volumes

Project trips (Figure 7) were added to the Opening Year traffic volumes (Figure 5) to develop the Opening

Year Plus Project conditions traffic volumes, shown on Figure 9.

Intersection Level of Service

AM and PM peak hour intersection level of service analysis was performed for the study intersections

based on the Opening Year Plus Project traffic volumes, the existing peak hour factors from the counts,

and the lane configurations and controls shown on Figure 9. Table 6 shows the level of service results and

the technical calculations are provided in Appendix G.

Table 6: Opening Year Plus Project Intersection Level of Service

Opening Year

Opening Year Plus Project

Int. . AM PM AM PM
D Intersection Control T el el el
elay elay elay elay
Density? e Density? e Density? e Density? e
Fortune Dr/Sugarloaf Dr
Overall si 7 A 6 A 8 A 7 A
1 EB Approach (Sugarloaf Dr) St:'eZt 9 A 9 A 9 A 9 A
WB Approach (Sugarloaf Dr) Stop 11 B 10 A 11 B 11 B
NB Left (Fortune Dr) 7 A 7 A 7 A 7 A
SB Left (Fortune Dr) 7 A 7 A 7 A 7 A
US 50/Fortune Dr
Overall 25 C 20 B 32 C 25 C
EB Left (US 50) Signalized 49 D 34 C 52 D 40 D
2 WB Approach (US 50) f“ T 21 C 16 B 29 C 20 B
SB Approach (Fortune Dr) & 39 D 36 D 44 D 39 D
EB Merge (Fortune Dr to US
50)° 12 B 17 B 12 B 18 B
US 50/Traditions Pkwy
Overall 20 B 20 C 26 C 28 C
3 EB Approach (US 50) Sienal 14 B 17 B 18 B 23 C
WB Approach (US 50)| '® 21 C 21 C 25 C 34 C
NB Approach (Segale Rd) 42 D 49 D 44 D 54 D
SB App. (Traditions Pkwy) 36 D 33 C 48 D 35 C

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for signalized intersections and for the worst
approach/movement for side street stop controlled intersections.
2. Average Density is reported for the EB Merge from the Fortune Dr SB left-turn to US 50 EB through movement.
3. Merge analysis was performed using HCS 2025 software.
Source: GCW, 2025

As shown in the table, the study intersections are expected to operate at LOS C or better with project
traffic.
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25-046

Traffic Impact Study
Traditions North
November 12, 2025

Traffic Volumes

Project trips (Figure 8) were added to the Future Year traffic volumes (Figure 6) to develop the Future
Year Plus Project conditions traffic volumes, shown on Figure 10.

Intersection Level of Service

AM and PM peak hour intersection level of service analysis was performed for the study intersections
based on the Future Year Plus Project traffic volumes and the lane configurations and controls shown on
Figure 10. The analysis includes the planned roadway improvements from the US 50 Corridor Study,
including six lanes on US 50 (see the “Future Year Conditions” section of this report for more detail).
Additionally, as discussed in the “Future Year Conditions” section of this report, a second southbound
right-turn lane is needed at the US 50/Fortune Drive intersection to provide operations within policy
thresholds and should be undertaken by NDOT as a regional improvement since the poor future operating
conditions will occur unrelated to this project. The Future Year Plus Project conditions analysis assumes
this capacity improvement is in place. Table 7 shows the level of service results and the technical
calculations are provided in Appendix H.
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Table 7: Future Year Plus Project Intersection Level of Service

Future Year

Future Year Plus Project

Int. . AM PM AM PM
D Intersection Control S S e e
elay elay elay elay
Density? LOS Density? LOS Density? LOS Density? LOS
Fortune Dr/Sugarloaf Dr
Overall sid 8 A 6 A 8 A 7 A
1 EB Approach (Sugarloaf Dr) StlreZt 9 A 9 A 9 A 9 A
WB Approach (Sugarloaf Dr) Stop 11 B 11 B 11 B 11 B
NB Left (Fortune Dr) 7 A 7 A 7 A 7 A
SB Left (Fortune Dr) 7 A 7 A 7 A 7 A
US 50/Fortune Dr Signalized
Overall 'gHr.‘ah'Zf 49 D 37 D 55 D 40 D
EB Left (US 50) witfdual 94 F 58 E 91 F 61 E
2 WB Approach (US 50)| ¢ right. |35 C 30 C 43 D 34 C
SB Approach (Fortune Dr) turn 93 F 45 D 94 F 45 D
EB Merge (Fortune Dr to US lanes® 18 B 35 b 18 B 36 b
50)3
US 50/Traditions Pkwy
Overall 36 D 38 D 44 D 50 D
3 EB Approach (US 50) Sienal 21 C 31 C 25 C 35 C
WB Approach (US 50)| '® 38 D 43 D 49 D 67 E
NB Approach (Segale Rd) 101 F 75 E 112 F 87 F
SB App. (Traditions Pkwy) 93 F 79 E 95 F 94 F

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for signalized intersections and for the worst
approach/movement for side street stop controlled intersections.
2. Average Density is reported for the EB Merge from the Fortune Dr SB left-turn to US 50 EB through movement.
3. Merge analysis was performed using HCS 2025 software.
4. The analysis assumes capacity improvements including dual southbound right-turn lanes are in place at this intersection.
Source: GCW, 2025

As shown in the table, the study intersections are expected to operate at overall LOS D or better (within

policy thresholds) under Future Year Plus Project conditions.
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The following is a list of our key findings and recommendations:

e The proposed project consists of approximately 364 single family housing units and is anticipated
to generate approximately 3,433 Daily, 255 AM peak hour, and 342 PM peak hour trips to the
external roadway network.

e The project is located north of US 50, Nevada Station Parkway, and the Traditions Village 1 and
Village 2 projects.

e The project will access US 50 via Fortune Drive and Traditions Parkway. The project originally
contemplated a connection to Enterprise Way as well, however due to circumstances separate
from the traffic study, a vehicle connection to Enterprise Way is no longer being considered and
was not included in this traffic analysis and report. If the project wishes to puruse a vehicle
connection to Enterprise Way in the future, a separate traffic analysis will need to be conducted
at that time.

e Under Existing conditions, the northbound and southbound approaches of the US 50/Traditions
Parkway intersection are expected to operate at LOS E with minor street stop control. While the
overall intersection is expected to operate at LOS A during the AM and PM peak hours, Lyon
County standards state that unsignalized intersection “approaches should operate at LOS D or
better for the peak hour condition.” A traffic signal at the US 50/Traditions Parkway intersection
is currently under construction and will be completed prior to the Opening Year (2029) of the
project. The other study intersections are expected to operate within policy level of service
thresholds.

e Under Opening Year and Opening Year Plus Project conditions, the study intersections are
expected to operate within policy level of service thresholds.

e Under Future Year conditions, the US 50/Fortune Drive intersection is anticipated to operate at
level of service E during the AM peak hour. The poor level of service is primarily due to the high
southbound right-turn volume on Fortune Drive. The southbound Fortune Drive approach
currently contains a hatched-out lane which can be converted to a second right-turn lane. With
dual southbound right-turn lanes and protected plus overlap phasing, the overall US 50/Fortune
Drive intersection is anticipated to operate within policy level of service thresholds. Capacity
improvements for the Future Year condition should be undertaken by NDOT as regional
improvements since the poor future operating conditions will occur unrelated to this project

e Under Future Year Plus Project conditions, the analysis includes the needed regional capacity
improvements (dual southbound right-turn lanes) at the US 50/Fortune Drive intersection. The
study intersections are expected to operate at overall LOS D or better (within policy level of
service thresholds).

e The project is not expected to result in levels of service below policy thresholds and therefore no
project related mitigations are recommended. The following regional improvements by NDOT are
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November 12, 2025
. ____________________________________________________________________________________________________________________________________________________________________________|

included in the US 50 Corridor Study or as part of the corridor safety improvements that are
currently at the 90% design stage, and were included in the Future Year analysis as a background
condition:
o Lower the speed limit on US 50 from 60 mph to 55 mph from east of Fortune Drive to
James Avenue to provide a more gradual transition in speed limits through the
expanding urbanized area
o Widen US 50 to six lanes for the Future Year per the US 50 Corridor Study. With the
widening project:
= Construct/restripe a second southbound right-turn lane on Fortune Drive at
Us 50
=  Construct a westbound right-turn lane on US 50 at Fortune Drive (not shown
in the US 50 Corridor Study) as exists today
= Construct a westbound right-turn lane on US 50 at Traditions Parkway (not
shown in the US 50 Corridor Study) as exists today
= Improve the south leg of the US 50/Traditions Parkway/Segale Road
intersection

. _______________________________________________________________________________________________________________________________________|
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PINON

DESIGN GROUP

To: Lyon County Community Development
From: Pifion Design Group
Date: 11/12/2025

Subject: Hydrology and Hydraulic Study per Lyon County Code Section 15.800.07

This memo is prepared in accordance with Lyon County Code Section 15.800.07(E) Hydrology and
Hydraulic Study Requirements. A Conceptual Drainage Study for the Traditions North project
(Tentative Map) has been prepared in accordance with Lyon County requirements and
demonstrates that the project is not located within a Special Flood Hazard area. According to the
FEMA FIRM Community-Panel Number 32019C0290E. The site is in Zone X which is defined by
FEMA as areas of minimal flood hazard. Reference Appendix A for the FEMA FIRMette flood zone
maps on the proposed site and adjacent properties to the site. Neither a Conditional Letter of Map
Revision (CLOMR) or Letter of Map Revision (LOMR) is required for this project.

The offsite hydrology and hydraulic output data referenced in the Conceptual Drainage Study was
analyzed as part of the North Dayton Valley Area Drainage Master Plan and provided by JE Fuller to
Pifion Design Group under the direction of Lyon County Community Development. Please reference
the Conceptual Drainage Study for more information.

Sincerely,

Pifion Design Group

N

Dan Birchfield, PE
President
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INTRODUCTION

This Conceptual Drainage Study has been prepared for the Traditions North
subdivision in Dayton, Nevada. The report evaluates existing drainage conditions,
proposed improvements, hydrologic calculations, detention design requirements, and
compliance with Lyon County Drainage Guidelines (Revised September 2024).

A. Site Location
1) Street Location & APN
The proposed Traditions North subdivision is located in Dayton, Nevada,
northeast of Highway 50 and north of existing Traditions development areas.
The property is identified as APN 016-406-07 and comprises 230.76 acres.

2) Section, Township, Range & Coordinates
Approximate location:
¢ S1,T16N, R21E
e Latitude: 39.2836°, Longitude: -119.5778°

3) Adjacent Developments
e North: Undeveloped land (BLM)
e South: Traditions Subdivisions (existing/planned)
e East: Undeveloped land and drainage corridors (BLM)
» West: Mixed undeveloped private property and Lyon County land
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Figure 1A: Project Location

B. Site Description

1)

2)

Topography, Ground Cover, Soils

The 230.76-acre site consists of gently sloping alluvial fan terrain, generally
draining from northeast to southwest toward the Carson River watershed.
Elevations vary by approximately 170 feet across area of proposed
development. Ground cover consists primarily of native desert vegetation
and disturbed soils. On-site NRCS soils consist of Hydrologic Soil Groups A
and C typical of Dayton area alluvium.

Existing Drainage Facilities & Conditions

The project area currently conveys stormwater as shallow overland sheet
flow across the site toward existing drainage paths trending southwest. No
manmade drainage systems currently exist onsite. Off-site drainage entering
the parcel comes from minor upstream watershed areas north and east of
the property.
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3) FEMA Zone
The site is located within FEMA Zone X. No areas of special flood hazard
(Zone A, AE, or AO) exist within the project boundary.

C. Proposed Project Description
1)  Traditions North proposes a residential subdivision across the 230.76-
acre parcel, including new internal streets, drainage conveyance
improvements, and potential open space/trail corridors. Phasing is
anticipated to include multi-phase development (approximately 4
subdivisions), generally progressing from south to north.
D. Previous Studies
1)  North Dayton Valley Area Drainage Master Plan (ADMP) dated August 1,
2019.

lll.  HISTORIC DRAINAGE SYSTEM

A. AreaDrainage Master Plan (ADMP) Applicability
1)  Historic drainage conditions are based on the North Dayton Valley Area
Drainage Master Plan (NDVADMP) dated August 1, 2019. The ADMP
identifies major flow paths and regional inflow cross sections relevant to
this project.

B. Basins
1) Relationship to Major Drainage Facilities
The site drains toward regional off-site flow paths ultimately tributary to the
Carson River watershed.

2)  Basin Characteristics
e Terrain: alluvial fan slopes
* Runoff behavior: shallow, unconfined and moderately confined flows
 Vegetation: sparse desert vegetation with moderate infiltration
 Erosion potential: moderate due to sandy soils and slope gradients

3) Existing Drainage Patterns
Runoff flows in shallow concentrated flow patterns toward the east and

south, exiting the site along the southern and eastern boundaries.

4)  Historic Data
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NDVADMP 100YR-24HR 100YR-6H 25YR-24HR

Cross Section  (cfs) (cfs) (cfs)
12 18.7 38.5 11.1
162 4.0 11.0 2.8
165.8 313.1 8.41 106.0

5) Effects on Adjacent Properties
Historically, runoff disperses widely across the alluvial surface.
Concentrated discharge is not present under existing conditions.
Development must avoid increasing flow concentration onto undeveloped
neighboring properties.

IV. PROPOSED DRAINAGE SYSTEM

The project proposes a residential subdivision using engineered conveyance, storm drain
infrastructure, open space corridors, and four regional detention basins (NE-BASIN,
NW-BASIN, SE-BASIN, SW-BASIN).

A. Design Storm Criteria

1) Design Storm
The 100-year - 6-hour design storm was analyzed because this event was
nearly double the peak runoff of the 100-year -24-hour event, according to
the NDVADMP.

2)  Hydrologic Method
Hydrologic modeling was completed using Autodesk Storm and Sanitary
Analysis (SSA) with the HEC-1 Unit Hydrograph method and the SCS Curve
Number (CN) loss method.

3) Rainfall Information Used (NOAA Atlas 14, Lyon County)
¢ 5-yr, 24-hr: ~ 1.36 inches
e 25-yr, 24-hr: ~ 1.89 inches
¢ 100-yr, 24-hr: ~ 2.77 inches
¢ 100-yr, 6-hr: ~ 1.66 inches

B. Runoff
1)  Historic (Pre-Development) Flow Rates and Paths
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2)

For this study, the baseline (pre-development) peak flows at these cross
sections are taken from the ADMP and incorporated into the post-
development model as upstream boundary inflows. Conceptually, this
ensures that existing watershed inflows are preserved and only the
incremental contribution from the project is modified by development.

Developed (Post-Development) Flow Rates and Paths

For post-development conditions, the project watershed has been divided
into seven local subbasins (Sub-01 through Sub-07) representing the
Traditions North site, plus imported ADMP inflows represented as X-SEC-
12, X-SEC-162, and X-SEC-170 within the SSA model.

Total modeled area of local subbasins is approximately 93.26 acres, which
reflects the portion of the 230.76-acre site included in the hydrologic model
at this conceptual stage (remaining area to remain undeveloped or be
incorporated in future refinement or represented via additional subbasins
as design advances).

Regional inflows from the ADMP are carried into the model as X-SEC-12, X-
SEC-162, and X-SEC-170. These are summarized above and represent the
external pre-development inflows to which project runoff is added.

All local and regional flows are routed through the proposed conveyance
and detention system to the NE-OUTFALL node, which represents the
primary discharge point from the Traditions North site to the downstream
system. The SE-OUTFALL and SW-OUTFALL were modeled to have zero
discharge in the design storm event; however, the final design report may
indicate flow. In any case, the basins will have constructed outlets/spillways
in the event of storm in excess of the design storm.
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C. Proposed Improvements
1)  Flows will be conveyed using a combination of:

e Drainage swales
e Curb and gutter
e Underground storm drain pipes
e Open space drainage corridors
e Four regional flow storage basins (Detention/Water Quality)
e Three project outfalls

2)  Adetailed pipe by pipe analysis of the proposed storm drain systems is not
appropriate for this conceptual drainage study but will be analyzed at final
design to ensure they meet Lyon County Drainage Guidelines. The storm
drain systems were analyzed as conceptual system with water catchment
subbasin areas delineated for each system. The design storm was applied to
each of these systems to properly route the proposed drainage distribution
and ensure the overall system and storage basins are adequately sized.

Local Project Subbasins (From SSA): Table 1:

Subbasin Area (ac) Peak Flow (cfs)
Sub-01 10.14 8.57

Sub-02 7.01 5.93

Sub-03 10.01 8.41

Sub-04 14.83 12.51

Sub-05 4.21 3.56

Sub-06 39.87 33.59

Sub-07 7.18 6.04
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D. Detention Basins
Four flow storage basins are planned for Traditions North:

1)

2)

3)

4)

NW Basin - Acts primarily as a water quality basin to settle out sediment
from offsite flows prior to conveying them through the site. This basin also
act to divert a portion of the flow to the SW Basin while the majority of the
flow will continue within the cutoff channel to the east.

SW Basin - Existing Retention Basin and material borrow pit that was
constructed as part of the original Traditions Master Plan mass grading in
the early 2000s. This basin will be graded to suit the development and
installation of a neighborhood park. It will be retrofitted with an outlet pipe
to discharge to the Traditions Village 2 cutoff channel. The existing basin
bottom lies several feet below the downstream discharge and will also
provide sediment transport mitigation.

SE Basin - Located at the lowest point of the site, this basin will collect flow
from the on-site southeastern areas. The discharge will need to be a wide
weir to distribute outflow back to sheet flow condition. This basin will also
serve as a neighborhood park.

NE Basin - This basin collects a majority of the offsite runoff and sends it
eastward along the predevelopment drainage pattern. The outlet structure
will need detailed analysis and design at the final design stage.

Detention basin performance (From SSA): Table 2:

Basin Invert (ft) Rim (ft) Peak Inflow Max HGL (ft)
(cfs)

NE-BASIN 4364.0 4372.0 253.66 4368.75

NW-BASIN  4446.1 4452.0 291.49 4452.49

SE-BASIN 4347.8 4453.5 39.15 4351.48

SW-BASIN 4415.8 4426.0 78.84 4420.19
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V. FLOOD HAZARD COMPLIANCE

The site is located within FEMA Zone X. No areas of special flood hazard (Zone A, AE, or AO)
exist within the project boundary.

National Flood Hazard Layer FIRMette Legend

119°34'54"W 39°17'16"N SEE FIS REPORT FOR DETAILED LEGEND AND INDEX MAP FOR FIRM PANEL LAYOUT

Without Base Flood Elevation (BFE)
Zono 4.V, 499

SPECIAL FLOOD. 'With BFE or Depth zone A€, A0, AH, VE, AR

HAZARD AREAS Regulatory Floodway

0.2% Annual Chance Flood Hazard, Areas
of 1% annual chance flood with average
depth less than one foot or with drainage
areas of less than one square mile Zone x
Future Conditions 1% Annual
Chance Flood Hazard Zone X

| Area with Reduced Flood Risk due to

OTHER AREAS OF Levee. See Notes. Zone X

FLOOD HAZARD | <"’ Area with Flood Risk due to Leveezone b

NOSCREEN Area of Minimal Flood Hazard  Zone x
[ Effective LOMRs.
OTHER AREAS Area of Undetermined Flood Hazard zore 0

GENERAL | ===~ Channel, Culvert, or Storm Sewer

'AREA'OF MINIMALYF'OOD HAZARD STRUCTURES |1111111  Levee, Dike, or Floodwall

Cross Sections with 1% Annual Chance
AZS  Water Surface Elevation

s~ — — Coastal Transect

~wen g~ Base Flood Elevation Line (BFE)

=== Limit of Study

Jurisdiction Boundary

T16N R21E S1

eff. 1/16/2009

- Coastal Transect Baseline
OTHER |~ —— Profile Baseline

FEATURES |___ Hydrographic Feature

Digital Data Available

No Digital Data Available
MAP PANELS Unmapped

? The pin displayed on the map is an approximate
point selected by the user and does not represent
an authoritative property location.

This map complies with FEMA's standards for the use of
digital flood maps if it is not void as described below.
The basemap shown complies with FEMA's basemap
accuracy standards

The flood hazard information is derived directly from the
authoritative NFHL web services provided by FEMA. This map
was exported on 11/15/2025 at 8:49 PM and does not
reflect changes or amendments subsequent to this date and
time. The NFHL and effective information may change or
become superseded by new data over time.

T16N R21E S1 This map image is void if the one or more of the following map
elements do not appear: basemap imagery, flood zone labels,
32019C0289F legend, scale bar, map creation date, community identifiers,

— — — FIRM panel number, and FIRM effective date. Map images for

[ — TR 1:6,000 L19°3F16'W 3°164N unmapped and unmodernized areas cannot be used for
0 250 500 1,000 1,500 2,000 ’ regulatory purposes.

Basemap Imagery Source: USGS National Map 2023
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VII. CONCLUSIONS

A.

Benefits

The proposed drainage design complies with Lyon County Drainage Guidelines.
Post-development discharges at the NE-OUTFALL (215.62 cfs) remain below the
ADMP pre-development peak at Cross Section 170 (313.14 cfs), satisfying the
County's no-adverse-impact requirement. Organized drainage system replaces the
uncontrolled sheet flow. Water quality basins will improve sediment transport.

Adverse Effects & Mitigation

No adverse impacts are anticipated. All flows will be detained and released at or
below pre-development peak rates. Overland flow paths and open space drainage
corridors further reduce downstream impacts.

Compliance Statement

The conceptual drainage design for Traditions North complies with Lyon County
Drainage Guidelines (2024) and satisfies stormwater conveyance, flood
protection, and downstream impact requirements for Tentative Map review.

377



12

VIIl. APPENDICES
Appendix A - Runoff Area Exhibit

Appendix B - SSA Subbasin Output
Appendix C - Detention Basin Stage-Storage

Appendix D - Background Data
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LOOD RODGERS

August 28, 2025
Project No. 4627001

Jarred Corbell

GF DEVELOPMENT, LLC.

3527 S. Federal Way, Suite 103 #1020
Boise, ID 83705

Re: Traditions North — Amendment # 01
Alternative Pavement Section
Dayton, Lyon County, Nevada

Ref: 2024 International Residential Code Preliminary Geotechnical Design Report
and 2024 Northern Nevada Amendments Traditions North
Dayton, Lyon County, Nevada
Wood Rodgers’ Project No. 4627001
Submitted: July, 2025

Dear Jarred:

Per our discussions, this letter provides updated recommendations to the pavement sections for the
referenced project. Unless specifically modified herein, the recommendations presented in the
referenced report are considered valid as written.

STRUCTURAL PAVEMENT SECTIONS

Materials and workmanship shall be consistent with the requirements of the agency having jurisdiction
and the Standard Specifications for Public Works Construction. These sections have been developed
with the expectation that the separation requirements presented in Section 5.2.4 of the referenced
report have been met. Table 5 provides updates to the structural pavement sections for the project.

Table 5 (Amendment #01) - Structural Pavement Sections!

Pavement
. Type |l Class B Base
Road Type Thickness Pavement Type . 5
Course Thickness (In.)
(In.)
Local Residential 3 Type 3 6
Collector Residential 4 Type 2 8

1 Per Drawing No. L-1, Roadway Sections, Lyon County.
2 Base Course thickness is in addition to structural fill separation requirements presented in Section 5.2.4.

Corporate Office: 3301 C Street, Bldg. 100-B - Sacramento, CA 95816 - 916.341.7760 - Fax: 916.341.7767
Reno Office: 1361 Corporate Boulevard, Reno, NV 89502 - 775.823.4068 - Fax: 775.823.4066

www.woodrodgers.com 380




Jarred Corbell

GF DEVELOPMENT, LLC.
August 28, 2025
Page 2 of 2

Oil for all mixes should consist of PG-64-28NV. If fine-grained soils greater than one foot in thickness are
encountered at roadbed grade, over-excavation in accordance with Section 5.2.4 of the referenced
report is required. If granular soils, or fine grained soils less than one foot in thickness, are encountered
at roadbed grade meeting the requirements of Table 2 of the referenced report, the need for over-
excavation and replacement with 12” of import structural fill should be assessed.

Please let us know if you have any questions or need further clarification regarding these updates.

Sincerely,
Wo0D RODGERS, INC.

é@{_‘.‘:} ;‘/’ ":’%g‘g/ :f:_/-——
Andrew Mayse, E.I. / Mischelle J. Smith, PZ
Geotechnical Professional Principal Engineer

RE Number: 6972
Expires: 06/30/2026

Enclosures:
July 2025 Wood Rodgers Preliminary Geotechnical Design Report

381



Preliminary Geotechnical Investigation
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EXECUTIVE SUMMARY

This report presents preliminary grading and design recommendations for the project. Given the project
area, anticipated cuts, and depths of proposed fills, it is our opinion the final grading plan should be
reviewed and the need for additional exploration and analysis be considered and appropriately proposed.

The project consists of constructing approximately 364 one-to-two-story single family residences with
associated public streets. The residences are anticipated to be wood framed and supported by standard
spread foundations with slab-on-grade flooring. Foundation loads are anticipated to be light. Street
improvements, underground services, and project access will be designed to Lyon County standards and
in accordance with the Standard Specifications for Public Works Construction (SSPWC). Based on
preliminary grading plans (Pifion Design Group, 2025), cuts and fills are anticipated to approach + 10-feet
and * 30-feet, respectively.

The project is in Dayton, Lyon County, Nevada and encompasses an area of approximately 231-acres and
is located at a central latitude and longitude of 39.2846°N and -119.5772°E, respectively. The site is
bordered by the Traditions Village 2 project to the south and undeveloped land to the north, east, and
west. Vegetation across the site is moderate consisting of small and large brush, weeds, and grasses. The
site is predominantly undeveloped with the exceptions of excavation and stockpiling operations near the
south boundary of the site, a constructed berm on the western boundary of the site and dirt trails that
transect the property. Per Google Earth imagery, the area near the south boundary of the site has been
subject to excavation and stockpiling operations since at least June 2003.

Based on the Geologic Map of the Flowery Peak Quadrangle, Storey and Lyon counties, Nevada, the site
is mapped in an area of Holocene Piedmont alluvial deposits consisting of alluvium of varying age (Qay),
Miocene biotite-hornblende andesite flows (Tvba), and extensively disturbed areas (Qx) observed as the
excavation and stockpiling operations on the southern boundary of the project site.

The soils encountered in our explorations typically consisted of complex interbedded sands, silts, and
clays, as well as poorly graded sandy gravels with varying degrees of fines. Additionally, cobbles and
boulders are present in the subsurface profile, typically at depths below 3 feet. Undocumented fill soils
were observed from excavation and stockpiling operations near the southern boundary of the site were
observed during our investigation. Stockpiles must be processed and qualified before receiving structural
improvements.

Groundwater was not encountered in our exploration locations and is anticipated to be at a depth that
will not affect the proposed improvements. Depth to groundwater may vary based on seasonal changes
in precipitation and near-surface seepage.

Standard spread foundations with slab-on-grade flooring have been recommended for the support of
structures.
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Sands present at the site may allow excavations and utility trenches to slough or cave and must be

adequately considered and planned for by the contractor. Oversize material to 18-inches in diameter may
be encountered at depths greater than 3-feet below the ground surface during trenching and excavations.
Therefore, excavatability will probably be more difficult in utility trenches where removal of larger sized
particles can be difficult within the confines of a trench, and which will likely result in irregular trench
profiles where cobbles and boulders must be removed.

Structural pavement sections have been presented for local and collector roads. These sections have been
developed based on understanding that materials and workmanship shall be consistent with the
provisions of the Standard Specifications of Public Works Construction (SSPWC).
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1. INTRODUCTION

Presented herein are the results of Wood Rodgers’ geotechnical exploration, laboratory testing, and
associated geotechnical design recommendations for the proposed Traditions North development in
Dayton, Lyon County, Nevada. The assessments and recommendations presented in this geotechnical
report have been determined, in part, around the surface and subsurface conditions identified by our
exploration program which was developed to be consistent with locally accepted industry practices
regarding exploratory means and methods for geotechnical investigations of similar projects. The
proposed structural elements, topography, grading design, soils, and geology are all unique; therefore,
the engineering judgment employed by those in responsible charge of geotechnical design is in general
conformance with the accepted standards of care for engineering analyses as defined by the Nevada State
Board of Engineers and Land Surveyors.

This report has been prepared in consideration of the applicable provisions of the International Residential
Code (IRC, 2024), ASCE 7, and the amendments and modifications adopted by Lyon County. These
documents establish the minimum requirements to safeguard the public health, safety and general
welfare of the occupants as well as the minimum level of structural integrity, life safety, and fire safety
for inhabitants of new and existing structures. Geotechnical considerations for public improvements have
been formulated around the requirements of Lyon County and the Standard Specifications for Public
Works Construction. Performance standards around which our primary recommendations have been
framed are based upon the requirements of the referenced documents. Any expectations of performance
inconsistent with, outside the purview of, or exceeding the requirements of the referenced documents
are subjective and, therefore, a function of materials, design, workmanship, and ownership. Unless these
expectations of performance are specifically stipulated or quantified herein, they are considered in excess
to the scope and design standards of this report.

The objectives of this study were to:

1. Explore, test, and assess general soil, geology, and ground water conditions pertaining to design
and construction for the proposed development as required by the IRC and the Homebuilders’
Guide to Earthquake Resistant Design and Construction (FEMA 232, 2024).

2. Provide recommendations associated with the design and construction of the project, as related
to the identified geotechnical conditions and the stipulated design levels and performance
standards established herein, and the requirements of the IRC and guidelines presented in FEMA
232.

Because of the preliminary status of site layout and project development and design, this geotechnical
design report is preliminary.
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2. SCOPE OF SERVICES

As indicated in our proposal, upon completion of our field and office studies, a geotechnical investigation
report consistent with the requirements of the 2024 International Residential Code (IRC) will be
completed for the project and will present the following:

e Description of the project site with the approximate locations of our explorations, shown on a Site
Plan.

e Descriptive logs of the explorations performed for this study.

® General summary of the site soils and geology.

e Summary of noted surface drainage features and ground water conditions encountered.

e Seismic design considerations consistent with FEMA 232.

e Site preparation and grading recommendations developed for standard spread foundations.

e Types of suitable foundations including appropriate footing depths and widths, and anticipated
settlement.

e Concrete and concrete slab-on-grade support options.

e Drainage considerations that may affect foundation and concrete slab-on-grade performance.
e Structural pavement sections for local and collector streets.

e Recommendations for additional exploration as appropriate.

Our study included field exploration, laboratory testing, and engineering analyses to identify the physical
and mechanical properties of the various on-site materials. Results of our field exploration and testing
programs are included in this report; in consideration of the stated design levels and performance
standards, these results form the basis for our conclusions and recommendations.
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3. PROJECT CHARACTERIZATION

3.1. Project Description

The project is located in Dayton, Lyon County, Nevada (Figure 1 — Vicinity Map, Appendix A) and consists
of constructing approximately 364 one-to-two-story single family residences with associated public
streets. The residences are anticipated to be wood framed and supported by standard spread foundations
with slab-on-grade flooring. Foundation loads are anticipated to be light.

Street improvements, underground services, and project access for the residential development are to be
dedicated and consistent with Lyon County’s design standards and in accordance with the materials and
workmanship requirements of the Standard Specifications for Public Works Construction (SSPWC). The
overall project layout is presented on Figure 2 — Improvement Plan & Approximate Exploration Locations
(Appendix A).

3.2. Site Conditions

The overall site encompasses an area of approximately 231-acres and is located at a central latitude and
longitude of 39.2846°N and -119.5772°E, respectively. The site is bordered by the Traditions Village 2
project to the south and undeveloped land to the north, east, and west. Vegetation across the site is
moderate consisting of small and large brush, weeds, and grasses. Cuts and fills are anticipated to
approach + 10-feet and + 30-feet, respectively. The site is predominantly undeveloped with the exception
of excavation and stockpiling operations near the south boundary of the site, a constructed berm on the
western boundary of the site, and dirt trails that transect the property. Per Google Earth imagery, the area
near the south boundary of the site has been subject to excavation and stockpiling operations since at
least June 2003.

3.3. Exploration

3.3.1. Excavating and Sampling

The project was explored in June 2025 by advancing a series of eleven test pits with a track mounted
excavator, utilizing a 48-inch bucket. Approximate exploration locations are presented on Figure 2 -
Improvement Plan & Approximate Exploration Locations and Figure 3 - Site Map & Approximate
Exploration Locations in Appendix A of this report. Maximum depths of exploration advance extended to
15 feet. Refusal was not encountered. Wood Rodgers’ personnel examined and classified soils in the field
in general accordance with ASTM D2488 (Description and Identification of Soils). Representative bulk
samples were sampled from select layers in the soil profile and placed in sealed plastic bags or buckets
and returned to our Reno, Nevada laboratory for testing.

3.3.2. Geophysical Methods
Seismic refraction methods (ReMi ™) were performed to measure shear wave velocity and to establish Vs
100. Shear wave velocity measurements have been relied upon to aid in the determination of an
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appropriate Site Class (ASCE 7). Figure B-3 (Appendix B) presents the measured shear wave geophysical

profile.

3.4. Sampling, Classification and Reporting

Wood Rodgers’ personnel examined and classified soils in the field in general accordance with ASTM
D2488 (Description and Identification of Soils). During exploration, representative bulk samples were
placed in sealed plastic bags and returned to our Reno, Nevada laboratory for testing. Additional soil
classifications, as well as verification of the field classifications, were performed in accordance with ASTM
D2487 (Unified Soil Classification System [USCS]) upon completion of laboratory testing as described in
the Laboratory Testing section. Logs of the explorations are presented as B-1a through B-1k in Appendix
B. The USCS explanatory chart of soil unit symbols and related descriptions has been included as B-2 -
Unified Soil Classification and Key to Soil Descriptions.

3.5. Laboratory Testing

Soil testing performed in the Wood Rodgers’ laboratory was conducted in general accordance with the
standards and methods described in Volume 4.08 (Soil and Rock; Dimension Stone; Geosynthetics) of the
ASTM Standards. Samples of significant soil types were analyzed to determine in-situ moisture contents
(ASTM D2216), grain size distributions (ASTM D6913), plasticity indices (ASTM D4318), and resistance
value (R-Value) (ASTM D2844). Test results were used to classify the soils according to the USCS (ASTM
D2487) and to verify the field logs which were then updated.

Test results are presented in Appendix C on C-1a through C-1c. Table 1 also presents a summary of the
test data.

Table 1 - Summary of Test Data

Test Depth | Moisture | %Gravel % Sand %Fines | Liquid | Plastic R-Value USCS
Hole (Ft.) (%) (+ #4)* (#4-#200) | (-#200) Limit Index

ASTM Standard D2216 D6913 D4318 D2844 D2487
TP-2 2-5 7.4 49.0 41.1 9.9 30 11 --- GP-GC
TP-5 0-2 4.4 20.7 32 SM2
TP-6 2-3 4.3 25.9 63.5 10.6 NP NP --- SP-SM
TP-9 4-6 4.6 22.6 70.9 6.5 NP NP - SW-SM
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Table 1 - Summary of Test Data

Test Depth | Moisture | %Gravel | % Sand %Fines | Liquid | Plastic R-Value USCS
Hole (Ft.) (%) (+#4)* | (#4-#200) | (-#200) Limit Index

ASTM Standard D2216 D6913 D4318 D2844 D2487
TP-11 1-4 15.5 14 36.2 62.4 30 14 - CL

1 Since ASTM D2487 is limited by a maximum particle size of 3", the gradation test data presented is based on a maximum particle size of 3". Larger

particles (i.e., 8 to 12" in diameter) if observed in our test holes would be documented on the logs and should be anticipated as part of grading.
2 Visually classified in accordance with ASTM D2488.

As a courtesy, resistivity, pH, chlorides, oxidation-reduction potential, sulfides and moisture were also
tested to aid others in the assessment of potential corrosivity to ductile iron pipe and/or steel
reinforcement; refer to Appendix C, C-2 for test methods and results.

Wood Rodgers, Inc. is not a corrosion engineering firm. Therefore, a corrosion engineer or structural
engineer knowledgeable in the project steel specifications should be consulted for final assessments of
corrosion potential at the site.

3.6. Geologic and General Soil and Groundwater Conditions

Based on the National Geologic Map Database (NGMDB, 2013), shown in Figure 4, the site is mapped in
an area by Castor et. al. as Holocene Piedmont alluvial deposits consisting of alluvium of varying age (Qay),
Miocene biotite-hornblende andesite flows (Tvba), and extensively disturbed areas (Qx) observed as the
excavation and stockpiling operations on the southern boundary of the project site.

The soils encountered in our explorations typically consisted of complex interbedded sands, silts, and
clays, as well as poorly graded sandy gravels with varying degrees of fines. Additionally, cobbles and
boulders are present in the subsurface profile, typically at depths below 3 feet. Undocumented fill soils
were observed from excavation and stockpiling operations near the southern boundary of the site were
observed during our investigation. Stockpiles must be processed and qualified before receiving structural
improvements.

Groundwater was not encountered in our exploration locations and is anticipated to exist at a depth not
expected to affect the proposed improvements. Depth to groundwater may vary based on seasonal
changes in precipitation and near-surface seepage.
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4. SEISMIC HAZARDS

The International Building Code (IBC) requires that structures assigned to Seismic Design Category D, E, or
F be evaluated for the following potential geologic and seismic hazards: surface rupture or displacement
due to faulting, slope instability, liquefaction including the potential for seismically induced spreading or
lateral flow, and slope instability. The following sections present our discussion and assessments of the
stipulated hazards. Discussions regarding total and differential settlement are incorporated with the
foundation design considerations.

4.1. Surface Rupture

4.1.1. Evaluation Guidelines

In 1998, the Nevada Earthquake Safety Council formulated guidelines for evaluating potential surface
rupture due to faulting. The intent of the guidelines is to provide a standardized minimum level of
investigation for fault rupture in Nevada; these guidelines have been adopted with the 2018 Northern
Nevada Amendments of the IBC. Specifically, the guidelines state that investigation of sites for potential
surface rupture or hazards shall be included in all geotechnical investigations. Further, if any Quaternary
age surface rupture is mapped or otherwise interpreted to be present on the site, the feature is to be
investigated further.

In addition to establishing the minimum level of investigation for fault rupture, the guidelines also offer
recommendations for dealing with or mitigating identified hazards, including:

® Holocene active faults (evidence of movement within the past 10,000 years) shall be set-back a
minimum distance of 50-feet for occupied structures.

e Late Quaternary (evidence of movement within the past 130,000 years) faults shall not be
spanned by any critical facilities (hospitals, schools, fire stations, etc.). The facility under
investigation does not meet the requisite requirements to be considered critical.

These guidelines allow for set-back distances to be adjusted by the competent professional. No additional
constraints regarding fault-structure location are presented in the guidelines.

4.1.2. Investigation
MyHazards NV interactive fault map was accessed to determine the presence of any mapped features
transecting the property. A trace of the Carson Lineament fault is mapped intersecting the northeastern
corner and extending approximately 0.4 mi into the property. The fault is described to be of Quaternary
age (< 1.8 million years regarding recency of movement) and is not considered to be Holocene nor Late
Quaternary active. Therefore, this structure is sufficiently distant and of an age that offsets or additional
considerations are not recommended nor presented by the Guidelines for the planned improvements;
surface rupture due to the identified structure is considered unlikely. Should the final development plan
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place a critical facility, such as a fire station, within this portion of the development, deeper examination
of the structure may be required.

4.2. Soil Profile Type Amplification Factors

Seismic design values were determined based on a representative latitude and longitude of 39.2846°N
and -119.5772°E, respectively. In accordance with ASCE 7-22 (Table 20.2-1) and the Northern Nevada
Amendments of the 2024 IRC, Site Class CD and Seismic Design Category D; have been assigned to the
project. Per ASCE 7-22, the site’s modified Peak Ground Acceleration (PGAwm) to be used for engineering
analyses is equal to 0.61g.

4.3. Liquefaction

Liquefaction is a loss of soil shear strength that can occur during a seismic event as excessive pore water
pressure between the soil grains is induced by cyclic shear stresses. This phenomenon is limited to poorly
consolidated (Standard Penetration Test less than 30, overburden stress corrected shear wave velocity
less than 700 fps) clean to silty sand/sandy silt lying below the ground water table (typically less than 50
feet deep). In addition, we are using AASHTO’s recommendation of Bray and Sancio (2006) criteria for
assessing liquefaction susceptibility in clays and silts which suggests that a soil with a plasticity index less
than 12 and a water content to liquid limit ratio greater than 0.85 will be susceptible to liquefaction.
Neither of which are evidenced in our site data. Therefore, due to the stiffness of the underlying soil
profile and anticipated depth to groundwater, a potential for liquefaction (and therefore lateral spread)
does not exist at the project site.

4.4. Seismic Compression

Seismic compression is an accrual of volumetric strains during seismic events in unsaturated soil and is
typically confined to poorly compacted engineered fills and Holocene soils. Significant deposits of
Holocene soils are not indicated on the geologic map and deep, loose engineered fills are not anticipated,
therefore, the settlement potential due to seismic compression is considered negligible.
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5. DISCUSSION AND RECOMMENDATIONS

5.1. General Information

e Conformance with the Geotechnical Report: The recommendations provided herein, particularly
under Earthwork, Structures, Concrete, and Public Improvements are intended to reduce risks of
structural distress related to consolidation or expansion of native soils and/or structural fills.
These recommendations, along with proper design and construction of the planned structure(s)
and associated improvements, work together as a system to improve overall performance. If any
aspect of this system is ignored or poorly implemented, the performance of the project will suffer.

e  (larification of Structural Areas: Structural areas referred to in this report include all areas of
buildings, concrete slabs, asphalt pavements, as well as pads for any minor structures or retaining
walls. Areas which extend behind or under rockery or other retaining structures are considered
structural zones. In addition, the structural zone shall be considered to extend at a 1:1 (H:V) slope
out from the edge of the structural footprint. All compaction requirements presented in this
report are relative to ASTM D 1557 (ASTM D Volume 4, 2022).

®  Hazardous Materials: Any evaluation of the site for the presence of surface or subsurface
hazardous substances is beyond the scope of this study. When suspected hazardous substances
are encountered during routine geotechnical investigations, they are noted in the exploration logs
and reported to the client. No such substances were identified during our exploration.

®  Backfill of Exploration Locations: Explorations were advanced at the approximate locations shown
on the Site Map and Approximate Exploration Locations (Figure 3). Each exploration was backfilled
upon completion of the field portion of our study, and the backfill was compacted to the extent
possible with the equipment on hand. However, the backfill was not compacted to the
requirements presented herein under Grading and Filling. If structures, concrete flatwork,
pavement, utilities or other improvements are to be located in the vicinity of any of the test pits,
the backfill should be removed and re-compacted in accordance with the requirements contained
in the soils report. Failure to properly compact backfill could result in excessive settlement of
improvements located over test pits.

e SWPPP Requirements: The site-specific Stormwater Pollution Prevention Plan (SWPPP), as
required by the State of Nevada, will be the responsibility of the general contractor and/or owner.
Recommendations presented herein regarding moisture conditioning are for the benefit of
creating a targeted fill behavior. Moisture conditioning recommendations are not intended to
direct the contractor in their means and methods for dust and SWPPP control.

®  Public Improvements: Recommendations for paved improvements in right-of-way areas will be
consistent with Standard Specifications for Public Works Construction (SSPWC) and the agency
having jurisdiction (AHJ) standards. Driveway recommendations are in general conformance with
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AASHTO’s Low Volume Road design protocols, the Portland Cement Association (PCA) and
American Concrete Institute (ACI) recommendations. Underground utilities will be provided by a
variety of public and private companies; trenching and backfill recommendations presented
herein are generally consistent with OSHA and the AHJ requirements, respectively.

5.2. Earthwork

5.2.1. Clarification of Geomaterials
Based on materials encountered in our investigation, the following definitions characterize terms utilized

in this report:

Rock fill possesses more than 30-percent retained on the 3/4-inch sieve and may present particles
up to 12-inches.

Fine grained soil possesses more than 40 percent passing the number 200 sieve and exhibits a
plasticity index greater than 15.

Granular soil possesses less than 40 percent passing the number 200 sieve, exhibits a plasticity
index less than or equal to 15, and has a maximum particle size less than 6-inches.

It should be noted these definitions have been formulated around anticipated soil behavior and may

not coincide with classifications provided by the Unified Soil Classification System.

5.2.2. Clearing and Grubbing

All vegetation and topsoil are to be cleared and grubbed from structural areas. A minimum
stripping depth of 0.3 to 0.5 feet is anticipated.

Localized deeper areas of clearing may be required in areas of large brush and trees or where
large root balls are encountered.

Vegetation and organic debris should be disposed of offsite or placed in designated non-structural
areas.

If on-site disposal is approved, vegetation could be blended with soil (at a maximum ratio of 1:10
vegetation to soil, by mass) prior to placement in nonstructural fill or landscape areas.

Organic material should be broken up using a large sheep’s foot roller or chipper prior to blending
with soil and moisture conditioning.

5.2.3. Undocumented Fill

Excavation and stockpiling operations near the southern boundary of the site were observed
during our investigation. Existing stockpiles must be processed and qualified as granular soil or
rock fill before being placed as structural fills.
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Refer to Section 5.2.4 for subgrade preparation requirements for structures to be located in the
footprint of the existing excavation and stockpiling operations.

5.2.4. Subgrade Preparation

To allow for the preparation of subgrade soils, any undocumented fill encountered within the
development area should be removed or stockpiled for qualification and later use.

Any fine-grained soils encountered at structural grade (bottom of footing, roadbed grade, slab
subgrade) shall be verified to be greater than 1-foot in thickness prior to removal and replacement
with structural fill. If the fine-grained layer is less than 1-foot in thickness, no additional action is
required.

A maximum fill differential of 8-feet below foundation grade shall be observed. To meet this
requirement, cut depths may need to be extended within a structure footprint to increase the net
fill differential. Based on existing topography, this requirement is anticipated to be localized if
present.

Grade preparation for any fill to be placed adjacent to a slope steeper than 4:1 (H:V) shall include
a keyway and excavation of horizontal benches as fill is placed.

=  The keyway should be at least 6-feet wide and extend at least 2-feet in depth below
lowest adjacent grade.

= Benches shall maintain a minimum bench width of 4-feet.

= Vertical height of bench cuts shall be consistent with what is necessary for the benches
to step uniformly up the slope.

=  Benches should be scarified, moisture conditioned and capped with a thin fill lift prior to
compaction to facilitate the development of a uniform meld between the in-situ soils and
fills.

Where oversized material (i.e. > 6 in) is present, subgrade shall be moisture conditioned and
proof-rolled with a fully loaded water truck prior to placing fill or constructing improvements.

In-situ granular or fine-grained soils should be scarified for a minimum depth of 12-inches,
moisture conditioned to within 3-percent of optimum and compacted to not less than 90-percent
of the soil's maximum dry density (ASTM D1557) prior to placing fill or constructing
improvements.

Any resulting void created by removal of oversize during subgrade preparation may be filled with
structural fill placed and compacted to 90 percent of the soil’'s maximum dry density in accordance
with ASTM D1557 or lean concrete.

In all cases, the final subgrade shall be smooth, firm, and relatively unyielding as determined by
the testing agencies’ qualified representative.
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5.2.5. Subgrade Stabilization

The fine-grained soils encountered within the project limits may tend to pump and or destabilize
when moisture content exceeds optimum.

Care should be taken during grading to ensure precipitation, or construction activities do not lead
to an increase in or ponding of water on exposed grade.

Pumping soils may be scarified and allowed to dry or removed and replaced with a layer of clean,
angular, 12-inch minus rock fill or stabilized with a geogrid.

Subgrade stabilization is a trial-and-error process, and it is recommended that a test section of
suitable depth and length be conducted.

The contractor should propose a stabilization protocol that is consistent with their readily
available means and methods, and this proposal presented for review, by the owner, the general
contractor, and grading inspector.

Subgrade stabilization is considered adequate if the subgrade is firm and relatively unyielding (as
approved by the engineer) when proof-rolled with a fully loaded water truck.

Subgrade stabilization may not be required for walkways or private improvements subject solely
to foot traffic providing the required compaction levels are achieved.

5.2.6. Mass Grading

Verification testing of onsite soils to be qualified as structural fill shall be in accordance with ASTM
D75, ASTM D6913, and ASTM D4318 and shall meet the requirements of Table 2.

Based on our explorations, undocumented fill may be used as structural fill tested and verified to
meet the granular soil definition.

Undocumented fill has not been verified for degree of compaction and shall therefore be
reworked in accordance with this section.

Existing fill and native soils generated from cut and meeting the definition of granular soil (Section
5.2.1) may be placed as structural fill within the 1-foot separation zone.

The site is anticipated to be designed for a cut-fill balance. However, should import be required it
should meet the requirements of Table 2.

Prior to importing material to the site, a submittal verifying import quality shall be received and
approved by Wood Rodgers.
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Table 2 - Guideline Specification for Import Structural Fill

Sieve Size (ASTM D6913) Percent by Weight Passing Sieve
6 Inch? 100
4 Inch 90-100
% Inch? 50 - 100
No. 200 5-40
Maximum Liquid Limit (ASTM D4318)3 50
Maximum Plasticity Index (ASTM D4318)? 15
Soluble Sulfate Level (ACI 318, Table 4.3.1) Negligible
R-Value (ASTM D2844)* 30 Min.

1 Pending approval of the means and methods of the contractor, maximum particle size may be increased to 12-

inches.

2 Material presenting more than 30-percent material retained on the %” sieve shall be referred to as rockfill.

(Section 5.2.1)
3 Dry Method
4 Within right-of-way only.

e With the approval of the geotechnical engineer, maximum particle size for the materials

presented in Table 2 may be increased to 12-inches. Refer to Section 5.2.7 for rockfill placement
requirements.

An increased maximum particle size to 12-inches will impact the uniformity of trench profiles and
trench spoils may need to be screened prior to reuse as trench backfill.

A nominal maximum particle size of 6-inches is recommended for the final 24-inches of pad fills,
to facilitate fine grading and advancing utility and footing trenches.

Generation of oversized rock, i.e., greater than 6-inches, should be anticipated during mass
grading of cut zones and trenching.

For granular fill generated on-site, material should be excavated, dozed and processed into a
uniform stockpile prior to being sampled and tested for material quality prior to acceptance.

If the site is mass graded cut to fill, without the benefit of selective grading and processing, it is
likely some of the soils placed as fill may present clay pockets or zones and regrading could be
required.
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e Granular or fine-grained soil placed as fill shall be moisture conditioned to within 3-percent of

optimum, placed in 12-inch maximum loose lifts, and compacted to not less than 90-percent of

the soil’s maximum dry density.

e  Minimum compaction requirements shall be increased to 95-percent in areas where total fill

thickness exceeds 10-feet.

5.2.7. Rockfill Placement and Verification
Soils that are classified as rockfill should be placed and verified in conformance with the following

placement procedures.

e Qversize (i.e., rock > 6-inches in least dimension) must be blended and placed in such a manner

that: nesting of the rock does not occur, rock is uniformly distributed throughout the fill lift, and

voids are uniformly filled with the soil matrix.

e A maximum lift thickness of 12-inches should be observed for 6-inch minus rock fill. A maximum

lift thickness of 18-inches should be observed for 12-inch minus rock fill.

5.2.7.a. Rockfill Verification Protocols

Determine a moisture-density relationship (ASTM D1557 Method C) on the portion of the
sample passing the %-inch sieve.

Rockfill shall be placed and compacted with the %-inch minus fraction moisture
conditioned to at least optimum as determined in accordance with ASTM D1557, Method
C.

Where standard density testing cannot be performed due to oversize material,
performance criteria for acceptance of the compacted fill shall be established; otherwise
rockfill shall be compacted to not less than 90-percent of the soil’'s maximum dry density.

For acceptance based on performance criteria, an initial rolling pattering consisting of at
least five single passes with a minimum 20-ton roller (815 Caterpillar “Sheepsfoot”
compactor, or equivalent) for mass grading, or five complete passes with hand
compactors or pneumatic trench roller in footing trenches is recommended.

Increase the number of passes as necessary until no notable increase in density can be
measured (ASTM D6938, Standard Test Methods for In-Place Density and Water Content
of Soil and Soil-Aggregate by Nuclear Methods) or notable deflection is reduced to
negligible.

Modifications to the rolling pattern will be required with change in percentage of + %-
inch rock and/or changes in moisture content of the %-inch minus portion of the rockfill.

The established rolling patterns, and estimated percentage of + %-inch material, shall be
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recorded.

5.2.8. Trenching and Excavations

e OSHA - Regulations amended in Part 1926, Volume 54, Number 209 of the Federal Register (Table
B-1, October 31, 1989) require that the temporary sidewall slopes be limited to maintain trench
stability. Minimum sidewall slopes and acceptable trench configurations are also presented in the
referenced register.

® |n some areas of the parcel, oversize material (> 6-inches) will be encountered during trenching
and excavations. Excavatability will probably be more difficult in utility trenches where removal
of larger sized particles can be difficult within the confines of a trench, and which will likely result
in irregular trench widths where boulders or fractured bedrock must be removed.

e Qversize material which may be generated during excavating and trenching may require off-
hauling or placement in non-structural areas.

e QOpen excavations should be protected from flooding.

e Based on the results of our exploration program, it is our opinion that the bulk of the native site
soils appear to be predominately Type C, although variations exist.

e Allfills should conservatively be considered Type C unless directed otherwise by the contractor’s
competent individual trained in trench safety.

* Some of the sands present at the site may allow excavations and utility trenches to slough or cave
and therefore, must be adequately considered and planned for by the contractor.

e All trenching should be performed and stabilized in accordance with local, state, and OSHA
standards. Bank stability is the responsibility of the contractor or contractor’s qualified
representative who is present at the site, able to observe changes in ground conditions, and has
control over personnel and equipment.

® Pipe bedding, initial backfill, and trench backfill shall be consistent with the approved civil and/or
utility plans.

5.2.9. Earthwork Testing and Observation
e Verification of subgrade and fills should be performed by a firm that is AMRL accredited in ASTM
E329.

e Special inspection of fill soils is required during mass grading of the development; the Special
Inspector should be ICC certified in soils or NAQTC certified in Sampling and Density disciplines.

* The special inspector shall verify and document that placement of fill and rockfill are consistent
with the Mass Grading (5.2.6) and Rockfill Placement and Verification Requirements (5.2.7).
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Density testing of fills should be in accordance with ASTM D6938 (Standard Test Methods for In-
Place Density and Water Content of Soil and Soil-Aggregate by Nuclear Methods) or ASTM D1556
(Standard Test Method for Density and Unit Weight of Soil in Place by Sand-Cone Method).

Subgrade should be density tested approximately every 500 square yards.

Fill should be density tested once for every 1,000 square yards per lift of material placed during
mass grading and one test per 300 feet of footing trenches or over-excavation of footings.

One density test should be performed for each 500 square yards or per each lift for smaller,
localized fill zones.

Full time construction observation is required for mass graded fills and for any rock fill placement.

The testing frequency should be increased if the contractor is having difficulty achieving and
maintaining the required moisture levels.

Utility bedding and trench backfill should be density tested per the requirements of the governing
agency. Typically, agencies prescribe density testing per foot of bedding/backfill thickness, at a
frequency of one test between manholes or valves, or one test every 500 lineal feet, including
laterals.

Nonstructural fills should be density tested for every 2,000 yards or for every 2-feet of fill for
smaller, localized fill zones.

5.2.10. Embankments

5.3.

The surface of any embankment should be compacted to the same percentage compaction as the
body of the fill. This may be accomplished by compacting the surface of the embankment as it is
constructed or by overbuilding the fill and cutting back to its compacted core.

The exterior face of embankments should be constructed with an inclination no steeper than
2H:1V.

Minor variations in slope gradient due to sculpting or landscaping of the slope face should not be
considered inconsistent with the recommendations of this report or adverse to the ultimate
performance of the global stability of the overall slope.

Refer to Section 5.6.1 Slopes and Drainage for erosion protection considerations.

Structures

The following sections have been developed based on the understanding and expectation that the

requirements specified in Section 5.2 Earthwork of this report have been met.
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5.3.1. Standard Spread Foundations
The following table and supporting statements present design values and considerations for use in
the development of standard spread foundation design.

Table 3 - Allowable Foundation Bearing Pressures for Standard Spread Foundations

Maximum Net Allowable

Loading Condition
: Bearing Pressure (PSF)?

Dead Load Plus Full Time Live Load 2,500

Dead Load Plus Live Loads, Plus Transient Wind or Seismic Loads 3,300

1 Net allowable bearing pressure is that pressure at the base of the footing is in addition to the adjacent overburden pressure.

® For frost protection, footings should be founded at least 1 } feet below adjacent outside or
unheated interior finish grades.

® |Interior footings not located within frost prone areas should be founded at least 12 inches below
surrounding ground or 16 inches below slab level for confinement.

e Regardless of loading, individual pad foundations and continuous spread foundations should be
at least 18 and 12 inches wide, respectively, or as required by code.

e The minimum footing sizes recommended are based on the ability to develop bearing capacity.
Footing dimensions should be determined by the engineer responsible for structural design.

e |ateral loads, such as wind or seismic, may be resisted by passive soil pressure and friction on the
bottom of the footing. A coefficient of base friction of 0.45 is typical to the structural fills.

e Design values for active and passive equivalent fluid pressures of 35 and 350 pounds per square
foot per foot of depth, respectively, can be utilized.

e When designing for passive pressure, the upper one foot of the soil profile should not be included
unless confined by a concrete slab, or pavement.

¢ The integrity of the foundation support soils shall be maintained until concrete is placed.

e Total post-construction settlement for the structures is anticipated to be on the order of }4-inch,
or less.

e Differential settlement between foundations with similar loads and sizes is anticipated to be half
of the total settlement across 40-feet.
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5.3.2. Retaining Structures
e Recommended lateral earth pressures for consideration in the design of retaining walls and

landscaping walls are presented in Table 4.

Table 4 - Lateral Earth Pressures?

Active (psf/f) Passive (psf/f)
Condition ) Pseudo- ) Pseudo- At Rest
Static . Static .
Static Static
Level 35 65 350 250 55

1 Walls retaining sloping backfill or are greater than six feet in exposed height, require specific analyses and design
values should be evaluated and presented by the geotechnical engineer.

e Changesin earth pressures due to seismic influences were assessed via the AASHTO LRFD protocol
that considers some component of cohesion will be maintained within the backfill.

® |n addition, it has been assumed that some displacement is allowable during the design event,
and our recommended values have therefore been based on 50% of the USGS’ predicted PGA.

e The values presented in Table 4 do not consider hydrostatic pressures or surcharge loading.

e Excessive wall pressures can be developed due to heavy compaction equipment proximate to the
wall during backfill placement. Therefore, due care during placement and compaction of backfill
is required.

e Backfill behind retaining structures should be granular and compacted to not less than 90 percent
of the soils” maximum dry density.

® French drains, a drainage gravel backfill layer wrapped in geotextile such as Mirafi 140 N, or a
prefabricated drainage composite should be utilized if buildup of hydrostatic pressure is possible.

®  Moisture proofing must be considered for retaining walls facing interior living spaces or where
the development of efflorescence is undesirable.

e Site preparation and foundations for retaining structures shall be consistent with Section 5.2
Earthwork and Section 5.3.1 Standard Spread Foundations.

e Walls retaining sloping backfill or are greater than six feet in exposed height, require specific
analyses and design values should be evaluated and presented by the Geotechnical Engineer.

5.3.3. Site Drainage

e Adequate surface drainage must be constructed and maintained away from the structures. The
permanent finish slopes away from the structure should be constructed to allow water to drain
away quickly from and prevent any ponding of water adjacent to the structure per code
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requirements. Runoff should be collected within permanent drainage paths that can convey water
off the property or to designated collection facilities.

® Foundation and stem wall backfill should be densified to at least 90 percent relative compaction
in accordance with the requirements given in the Mass Grading section (5.2.6). Compacting the
backfill material decreases permeability and reduces the amount of irrigation and storm water
available to enter under floor areas.

5.4. Concrete

The American Concrete Institute (ACI) considers three different exposure classes to address the degree of
severity for environmental conditions: freezing and thawing (Exposure Category F), concrete in contact
with soil that contains water soluble sulfate ions (Exposure Category S), and Exposure Class W for concrete
in contact with water. Exposure categories F and S, and potential mitigation, are discussed in Section 5.4.1.

5.4.1. Materials

The concrete material recommendations vary between Exposure Class F and Exposure Class S.
Therefore, those specifying concrete subject to both freezing and thawing and water-soluble sulfate
ions should consider the potential exposure conditions for Class F and Class S and select the most
appropriate.

5.4.1.a. Exposure Class F (Exterior Slabs-on-Grade)
® The potential exists for some portions of concrete to absorb sufficient water to be

saturated prior to freezing (Exposure Class F2).

e Where deicing chemicals are anticipated to be used (civil improvements), exposure Class
F3 would be assigned.

e Therefore, as presented in the Standard Specifications for Public Works Construction
concrete requirements for Portland cement concrete exposed to freeze-thaw cycles,
should include air entrainment (4 — 7%), maximum water: binder ratio of 0.45, and a
minimum 28-day compressive strength of 4,000 psi.

5.4.1.b. Exposure Class S
The summary below presents excerpts from ACI and SSPWC. Refer to the referenced

standards in their entirety when specifying sulfate resistance exceeding the presented
geotechnical or civil considerations.

e Sulfate test results on the native soils yielded results in the SO negligible range (ACI 318,
< 0.10 percent SO4% by mass).

e Perthe SSPWC, no special concrete provisions are required to address sulfate resistance.
Type Il cement is recommended for use.
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54.1.c Chlorides
e Chemical test results on the native soils presented non-detected chloride ion
concentrations (mg/kg).

5.4.2. Construction

Slabs-on-grade should be supported on a 6-inch, minimum, layer of Type 2, Class B aggregate base
layer compacted to not less than 95-percent of the soil’'s maximum dry density unless subject
solely to foot traffic. Concrete slabs-on-grade subject solely to foot traffic should be supported on
a 4-inch, minimum, layer of Type 2, Class B aggregate based compacted to not less than 95-
percent of the soil’s maximum dry density.

A moisture vapor retarder (Stego Wrap 15 mil) should be considered for slab areas covered by
moisture sensitive floor coverings or equipment. Moisture vapor layers should be placed in
accordance with the manufacturer’s instructions and below the base layer on a properly prepared
subgrade.

All concrete placement and curing should be performed in accordance with procedures outlined
by the American Concrete Institute. Special considerations should be given to concrete placed
and cured during hot or cold weather conditions.

The occurrence of concrete shrinkage cracking may be reduced and/or controlled by limiting the
amount of water within the mix (water cement ratio of 0.45 or less), the incorporation of crack
control joints and proper concrete placing and curing practices including ACI 318 provisions for
areas subject to freeze thaw conditions.

Proper curing, finishing, control joints and reinforcing should be provided to minimize any
damage resulting from shrinkage including cracks and slab curling. Joint spacing, locally, is
typically on 10-to-12-foot centers for large slabs and no more than five feet for sidewalks.

Western Nevada is a region with absorptive aggregates and exceptionally low relative humidity.
Therefore, concrete flatwork will shrink and curl in a manner which is not typical of many other
US regions.

Proper site preparation and placement of reinforcement are imperative to the performance of
slab-on-grade improvements.

Cracking that occurs within the slab-on-grade floors will often reflect through overlying
improvements even if adequate substrate preparation has occurred.

Control of the rate of moisture loss in concrete slab-on-grade improvements by using curing
compounds, fogging, or other suitable means is imperative to protecting the slab from excessive
curling.
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Slabs-on-grade will still exhibit some cracking and curling. The occurrence of concrete shrinkage
cracks is independent of the soil supporting characteristics.

5.5. Public Improvements

Unless noted otherwise, dedicated improvements shall be designed and constructed in accordance with
the approved civil plans, the Standard Specifications for Public Works Construction, and the jurisdiction’s
standard details.

5.5.1. Slopes and Drainage

Surface drainage shall be per the approved project Civil design drawings.

Stability of cut and filled surfaces involves two separate aspects. The first concerns slope stability
related to mass wasting, landslides, or the surficial downward movement (or slumping) of soil or
rock.

Cut and fill slopes, with gradients of 2H:1V (horizontal to vertical) or flatter, are suitable for the
project soils.

The specified slope is based on an overall slope average. Localized sculpting of the slope face,
resulting in limited minor increases to slope gradient at isolated locations, is considered consistent
with the global stability considerations of this report.

The second aspect of slope stability involves erosion potential which is dependent on numerous
factors involving grain size distribution, cohesion, moisture content, slope angle and the velocity
of the water or wind across the ground surface.

Erosion protection should be as indicated on the approved Civil drawings and/or per the
jurisdiction’s design standards.

Typically, 2:1 (H:V) slopes require armoring. Slopes steeper than 3:1 (H:V) are typically addressed
with a combination of revegetation and localize armoring or landscape retaining walls.

Temporary (during construction) and permanent (after construction) erosion control will be
required for all disturbed areas.

Brow ditches are recommended above any slopes greater than 10-feet in height and should be
incorporated into the overall drainage considerations presented on the civil drawings.

Provisions for drainage from behind common retaining walls should be considered and presented
in the approved civil plans.

In compliance with all applicable city, county, state and federal regulations the contractor shall
prevent dust from being generated during construction, and the contractor shall submit an
acceptable dust control plan prior to starting site preparation or earthwork.
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5.5.2. Structural Pavement Sections

Materials and workmanship shall be consistent with the requirements of the jurisdiction and the
Standard Specifications for Public Works Construction.

Table 5 presents the recommended minimum structural pavement sections for the
development based on planned use. Minimum sections required by the jurisdictions shall
govern if more than specified in Table 6.

These sections have been developed with the expectation that the requirements of Section
5.2.4 — Subgrade Preparation have been satisfied.

Depending on final site grading, structural pavement sections may be re-evaluated by the
Geotechnical Engineer in consideration of the subgrade R-Value (ASTM D2844 — Standard Test
Method for Resistance R-Value and Expansion Pressure of Compacted Soils).

Table 5 - Structural Pavement Sections?

Pavement
. Type Il Class B Base
Road Type Thickness Pavement Type? .
Course Thickness (In.)3
(In.)
Local 4 2” Type 3 + Lime / 2” Type 2 6
Collector 5 Type 2 + Lime 8

! Per the Standard Specifications for Public Works Construction
2 Base Course thickness is in addition to structural fill separation requirements presented in Table 2.

The Contractor should submit a pavement mix design to the Owner or Engineer, for approval, at
least five working days prior to paving. When pavement is placed directly adjacent to concrete
flatwork, the finish compacted grade of the pavement should be at least % of an inch higher than
the edge of adjacent concrete surface to allow adequate compaction of the pavement without
damaging the concrete.

5.5.3. Pavement Design Life

Maintenance is mandatory to ensure long-term pavement performance and to meet or exceed
the assumed 20-year design life.

Maintenance refers to any activity performed on the pavement that is intended to preserve its
original service life or load-carrying capacity. Examples of maintenance activities include patching,
crack or joint sealing, and seal coats. If these maintenance activities are ignored or deferred,
premature failure of the pavement will occur.
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e Premature failure of asphaltic concrete frequently occurs adjacent to poorly graded ponding areas
and/or landscape areas. Failures may occur due to excessive precipitation, irrigation and
landscaping water infiltrating into the subgrade soils causing subgrade failure.

e In areas where saturation of the subgrade soils beneath asphaltic pavement may occur, it is
strongly recommended the owner/project manager include provisions by design for a subdrain
system to eliminate the potential for saturation of subgrade soils. The subdrain system should
discharge into a permanent drainage area that will not impede drainage flow to cause the system
to back-up and/or clog. Appropriate maintenance procedures should be implemented to ensure
the subdrain system does not plug and allow for proper drainage of surface and subsurface water
beneath paved areas. Subdrain location and configuration should be evaluated once final grading
and landscaping plans have been prepared.

e Ifthe ultimate traffic exceeds the anticipated levels, it may be necessary to reevaluate and overlay the
pavement at some time in the future.

e The cost associated with proper maintenance is generally much less than the cost for
reconstruction due to the premature failure of the pavement. Therefore, it is strongly
recommended the owner/project manager implement a pavement management program.
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6. SUPPLEMENTARY SERVICES

e Adesign level geotechnical report should be prepared once final design grades have been established
and reviewed.

e Verification of existing fills may be required.

e Additional exploration (test pits with material testing and/or geophysical surveys) may be warranted
where final grade extends beyond the depth of the exploratory test pits.

* An additional investigation of the mapped fault structure may be required if any critical facilities are
planned along the lineament.
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7. CONSTRUCTION OBSERVATION AND TESTING SERVICES

e The recommendations presented in this report assume that the contractors perform their work as
required by the project documents and that owner/project manager provides for sufficient field-
testing and construction review during each phase of construction.

e Prior to construction, the owner/project manager should schedule a pre-construction conference
including, but not limited to representatives of the owner, architect, civil engineer, the general
contractor, earthwork and materials subcontractors, building official, and geotechnical engineer.

® |t is the owner's/project manager responsibility to set-up this meeting and contact all responsible
parties. The conference will allow parties to review the project plans, specifications, scheduling and
recommendations presented in this report, and discuss applicable material quality and mix design
requirements.

e Quality control reports should be submitted to the owner/project manager for review and distributed
to the appropriate parties. It is essential that any changes or revisions to project plans be provided to
Wood Rodgers in a timely fashion to ensure contractor compliance and avoid construction delays or
the need to remove completed work.

e During construction, Wood Rodgers Incorporated should have the opportunity to provide sufficient
on-site observation of site preparation and grading, over-excavation, fill placement, foundation
installation, and paving.

These observations would allow us to document the geotechnical conditions are as anticipated and that
the contractor's work meets with the criteria in the approved plans and specifications. Verification of
horizontal and vertical control must be provided by whoever was responsible for establishing those
boundaries and constructing associated improvements.
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8. EXPECTATION OF PERFORMANCE

* The planned residences will incorporate either a standard slab-on-grade foundation with perimeter
footings extending to a minimum depth of 18 inches below finished exterior grade.

® In lieu of solely off-hauling and importing, the developer/owner has selected to grade the site using
cut to fill practices and selective grading.

e Therefore, the potential exists that soils within various building pads may fall outside the specified
limits of Structural Fill.

® This deviation should not be considered a failure to adhere to recommendations presented within
this report but should be considered a limitation to mass-grading when a natural, virgin material is
used for a fill source.

* These inherent variations should not be considered to comprise a non-conformity with the project
specifications unless the Weighted Plasticity (% of material passing the #200 sieve x Plasticity Index)
of the weighted structural fill separation layer exceeds 7.5.

* Single family residential construction results in a complex composite of steel, concrete, lumber, and
earth. Each element responds differently to loading and consequently cracking and distortion occur.

®  Occurrence of cracking or distortion is not in and of itself evidence of the structure failing to meet a
reasonable standard or level of performance.

e Repair of unsightly, non-structural, cracks should be considered part of the homeowner maintenance
program.

e Cracks that continue to reappear or widen or propagate may be indicative of extenuating issues that
require redress.

e Qur design protocols and recommended construction testing procedures rely upon ASTM Standards
and Guidelines; therefore, any subsequent studies to evaluate completed product or construction
practices shall be in accordance with ASTM E 141 AND shall employ the same testing means and
methods available at the time of construction.

e Where access or testing limits do not allow continuity in testing methods, a correlation program must
be performed that establishes that the testing and evaluation methods employed by the reviewing
agency present results consistent with and comparable to the test methods prescribed by this report
and employed during construction.

® Failure to follow these prescribed protocols would result in test data being compromised when
compared to ASTM standards and requirements.
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® In addition, failure to follow the referenced statistical and sampling ASTM assessment protocols
would result in a forensic assessment program rife with inconsistencies and variations which would
result in the forensic investigation failing to meet the level of precision necessary to accurately
evaluate the site conditions.
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9. STANDARD LIMITATION CLAUSE

e This report has been prepared in accordance with generally accepted local geotechnical practices.

e The analyses and recommendations submitted are based upon field exploration performed at the
specific locations identified and the conditions encountered, as discussed in our report.

e No guarantee or warranty as to the continuity of soil conditions between exploration points is implied
or intended.

e Therefore, this report does not reflect soil or water variations that may become evident during the
construction period, at which time re-evaluation of the recommendations may be necessary.

e Final plans and specifications should be reviewed by the design engineer responsible for this
geotechnical report to determine if they have been prepared in accordance with the
recommendations contained in this report prior to submitting to the building department for review.

e |t is the owner's/project manager responsibility to provide the plans and specifications to the
engineer.

® This report is issued with the understanding that it is the responsibility of the owner or their
representative to ensure that the information and recommendations contained herein are brought to
the attention of the design team for the project and incorporated into the plans and specifications,
and that the necessary steps are taken to see that the contractor and subcontractors carry out such
recommendations in the field.

e We recommend our firm be retained to perform construction observation in all phases of the project
related to geotechnical factors to document compliance with our recommendations.

* The owner/project manager is responsible for distribution of this geotechnical report to all designers
and contractors whose work is related to geotechnical factors.

e |t is the contractor’s responsibility for the grading and construction of the designed improvements.
This responsibility includes the means, methods, techniques, sequence, and procedures of
construction and safety of construction at the site.

e All construction shall conform to the requirements of the most recently adopted version of the
Standard Specifications for Public Works Construction and the requirements of the agency having
jurisdiction (AH)J).

® Failure to inspect the work shall not relieve the contractor from their obligation to perform sound and
reliable work as described herein and as described in the Standard Specifications for Public Works
Construction.
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* In the event of changes in the design, location, or ownership of the project after presentation of this
report, our recommendations should be reviewed and possibly modified by the Geotechnical
Engineer.

e |fthe Geotechnical Engineer is not afforded the privilege of making this recommended review, we can
assume no responsibility for misinterpretation or misapplication of our recommendations or their
validity in the event changes have been made in the original design concept without our prior review.
The engineer makes no other warranties, either expressed or implied, as to the professional advice
provided under the terms of this agreement and included in this report.

® This report was prepared by Wood Rodgers, Inc. for the benefit of GF Development, LLC and their duly
assigned agents or other responsible parties.

e The material in this report reflects Wood Rodgers’ best judgment considering the information
available to it at the time of preparation. Any use which a third party makes of this report, or any
reliance on or decisions to be made based on it, are the responsibility of such third parties.

e Wood Rodgers accepts no responsibility for damages, if any, suffered by any third party because of
decisions made by third parties or actions based on this report without consultation with Wood
Rodgers and written approval for such actions.
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PROJECT LOCATION AND DESCRIPTION

Traditions North is located adjacent to the current Traditions Project on Traditions
Parkway and Highway 50 in Dayton, Lyon County, Nevada (Figure 1A - Project
Location). The property is located north of Highway 50, west of Enterprise Way, and
east of the Sutro Tunnel. The site APN is: 016-406-07 and consists of 368 single-
family lots. This site is situated in Section 01, Township 16 North, and Range 21
East of the Mount Diablo Meridian.

Figure 1A: Project Location
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EXISTING WASTEWATER SYSTEM

The existing area contains public gravity sanitary sewer mains owned and
maintained by Lyon County Utilities Department (LCUD). There are 8” gravity sewer
connections in Rock Creek Parkway and Nevada Station Parkway that convey
wastewater to the Industrial Lift Station (LCUD). There is also an existing 8” gravity
main connection in Enterprise way that conveys wastewater to the Industrial Lift
Station (LCUD). The lift station pumps the wastewater to the Rolling A Waste Water
Treatment Plant.

A utility discovery application was submitted in July, 2025 and is still pending
issuance of the final assessment document as of writing of this report. More
information on the existing system will be available once the discovery report is
completed.

PROPOSED WASTEWATER SYSTEM

The proposed system will consist of a gravity sewer collection system (Reference
Figure 2: Sewer-shed Exhibit). The westernmost 37 dwelling units (Figure 2: orange
hatch) are planned to connect to the existing 8” connection in Nevada Station
Parkway along the southwest project boundary. Then, the middle portion of the site
(Figure 2: green hatch), with 130 dwelling units, will connect to the existing 8”
connection in Rock Creek Parkway along the southeast project boundary. Finally, the
eastern portion of the site (Figure 2: cyan hatch), with 191 dwelling units, connect
into the existing 8” stub in Enterprise Way. Design details, flow/pressure modeling,
and telemetry will be determined at final design stage.

The proposed wastewater collection system and lift station will be designed to LCUD
standards and dedicated to LCUD.

ESTIMATED PEAK SEWAGE FLOWS

For this analysis, the flow factors used in the calculations are the Lyon County
standard of average daily flow of 175 gpd/DU for a single-family residential and multi-
family. The average daily flow is utilized for approximating the contribution to the
Wastewater Treatment Plant. A conservative peaking factor of 3.8 is then applied to
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the average daily flow to compute the peak flow used in the design of the sanitary
sewer mains. The following table summarizes the results of the calculations of the
average and peak daily flows for the proposed residential subdivisions:

Subdivision Dwelling | Flow per DU | Avg Daily Peaking | Peak Flow
Units (DU) (gpd/DU) Flow (gpd) Factor (gpd)
Traditions North 358 175 62,650 3.8 238,070

PROPOSED SEWER MAINS

The proposed waster collection system consists of individual laterals to each dwelling
unit and public gravity sewer mains. The project will be constructed in phases and
each phase will provide a detailed analysis demonstrating it<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>