 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 quorum 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.
[bookmark: _Hlk208327423]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 effect at the time, and provide proof of payment to the Planning Department prior to final parcel map recordation. 
4. 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. 
5. The developer shall pay the required recording fees at time of final parcel map recordation.
6. 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.
7. The developer shall comply with Lyon County’s storm drainage guidelines (dated September 20, 2024).
8. 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.
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 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.
10. 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.
11. [bookmark: _Hlk217646380]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. 
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. 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.
[bookmark: _Hlk218674325]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.
[bookmark: _Hlk218674584][bookmark: _Hlk218674378]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.
[bookmark: _GoBack]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 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.
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 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. 
	c.	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. 
11.	The developer shall comply with Lyon County’s storm drainage guidelines (dated September 20, 2024).
12.	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. 
13.	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.
14.	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.
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.
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 Elm Street (APNs 018-405-49 and 018-405-50); PLZ-2025-090.
[bookmark: _Hlk218674489]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 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.
[bookmark: _Hlk218674524]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.
[bookmark: _Hlk218674691]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.
[bookmark: _Hlk218674656]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.
[bookmark: _Hlk218675121]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 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
[bookmark: _Hlk207724055]	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
6

