
LYON COUNTY PLANNING COMMISSION
TUESDAY, NOVEMBER 14, 2017

9:00 AM
 LYON COUNTY ADMINISTRATIVE COMPLEX

27 S. MAIN STREET
YERINGTON, NV 89447

AGENDA

(Action will be taken on all items unless otherwise noted)
(No action will be taken on any item until it is  properly agendized).

To avoid meeting disruptions, please place cell phones and beepers in the silent mode or turn them off
during the meeting.

The Board reserves the right to take items in a different order to accomplish business in the most
efficient manner.  Items may be combined for consideration and items may be pulled or removed from the
agenda at anytime.  

Restrictions on comments by the general public:  Any such restrictions must be reasonable  and may
restrict the time, place and manner of the comments, but may not restrict comments based upon
viewpoint.

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: Approve Draft Minutes October 10, 2017 
Draft Minutes for October 10, 2017

6. Presentation and Reading of Miscellaneous Correspondence

7. Public Hearing Items

7.a. (For Possible Action) THE HIGHLANDS INDUSTRIAL PARK – MASTER PLAN
AMENDMENT TO ADOPT A SPECIFIC PLAN – Request for a Master Plan Amendment to adopt
a Specific Plan for The Highlands Project on approximately 12,127.43 acres; located approximately
3.62 miles west from the Highway 50/USA Parkway intersection and continuing to the Storey
County/Lyon County line (APNs 15-011-02; 15-011-03; 15-011-04; 15-091-11; and 15-091-12)
PLZ-17-0032  
Staff Report

7.b. (For possible action) THE HIGHLANDS INDUSTRIAL PARK – DEVELOPMENT
AGREEMENT – Request for a Development Agreement to guide development requirements for The
Highlands Project on approximately 12,127.43 acres; located approximately 3.62 miles west from the
Highway 50/USA Parkway intersection and continuing to the Storey County/Lyon County line (APNs
15-011-02; 15-011-03; 15-011-04; 15-091-11; and 15-091-12) PLZ-17-0033 
Staff Report

7.c. (For Possible Action) ERGS, INC. / DOWNTOWN SILVER SPRINGS, LLC – TENTATIVE
COMMERCIAL PARCEL MAP – Request for a Tentative Commercial Parcel map to divide a
159.61 total acre parcel into two (2) parcels to create 2 commercial building pad lots; located off the
intersection of Opal Avenue and Ramsey Weeks Cut-Off, Silver Springs, NV (APN 15-211-01)
PLZ-17-0037  
Staff Report

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

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

9. Action Items

10. Board Member Comments

11. Future Agenda Items

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

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/117264/10_OCTOBER_10__2017__PC_MINUTES.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/118199/Highlands_SP_Backup_PC_111417.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/118200/Highlands_Dev_Agmnt_PC_111417.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/118418/Downtown_SS_Backup_PC_111417.pdf


13. Staff Comments and Commissioner Comments

14. 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.

15. ADJOURNMENT

This agenda has been posted in accordance with the open meeting law at the following locations:  Lyon
County Courthouse, Lyon County Administrative Complex, Yerington City Hall, Yerington Post Office ,
Silver Springs Human Services, Dayton Utilities, City of Fernley.

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 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
http://www.lyon-county.org




Lyon County Planning Commission Agenda Summary

Meeting Date: November 14, 2017

Agenda Item Number:
5.a

Subject:
For Possible Action: Approve Draft Minutes October 10, 2017

Summary:

Financial Department Comments:

Approved As To Legal Form:

County Manager Comments:

Recommendation:

ATTACHMENTS
 Draft Minutes for October 10, 2017

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/117264/10_OCTOBER_10__2017__PC_MINUTES.pdf
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LYON COUNTY PLANNING COMMISSION MEETING MINUTES
OCTOBER 10, 2017

The Lyon County Planning Commission met this day with a quorum.  The following 
members were present: Betty Retzer, Mike Hardcastle, Rick Jones, Audrey Allan, Doug 
Bennett, and Harold Ritter. Leonard Lake was absent.  Attending staff were Rob Pyzel, 
Planner and Kerry Page, Planning Technician, and Erin Lopez, Administrative Assistant 
to the County Manager.  

1. Roll call 

A quorum was acknowledged.

2. Pledge of allegiance

Rick Jones led the Pledge of Allegiance

3. Public participation

None

4. Review and Adoption of Agenda

Mike Hardcastle made a motion to adopt the agenda, as presented.  Rick Jones 
seconded and the motion passed unanimously

5. For Possible Action:  Approval of Minutes

Audrey Allan made a motion to approve the minutes of August 8, 2017, as corrected.  
Doug Bennett seconded and the motion passed by a unanimous vote of those members 
present (6 ayes; 0 nay; 1 absent – Leonard Lake)

Harold Ritter made a motion to approve the minutes of September 12, 2017, as 
presented.  Audrey Allan seconded and the motion passed by a unanimous vote of 
those members present (6 ayes; 0 nay; 1 absent – Leonard Lake)

6. Presentation and Reading of Miscellaneous Correspondence

None

7. Public Hearing Items

7a. (for possible action) RUPPERT, JACK L. – SPECIAL USE PERMIT -
Request to modify an existing Special Use Permit for a watchman’s quarters, 
due to new ownership of the property, on an approximately 1.00 total acre 
parcel; located at 31 Affonso Dr., Mound House NV (APN 16-185-12) PLZ-17-
0033

Rob Pyzel, Planner, presented the staff report and explained the application request.  
He said that the application, Mr. Ruppert, has purchased the property with an existing 
manufactured home that has continuously been used as a watchman’s quarters.  Mr. 
Ruppert wishes to continue the watchman’s quarters for his business which is a 
warehouse to store his personal antique or classic vehicles.  Warehousing is an allowed 
use within the M-1 zoning district.  Mr. Pyzel explained the history of land uses on the 
parcel.
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Harold Ritter asked if one acre is sufficient to have a watchman’s quarters in addition to 
a business and can it be used as a rental.  Mr. Pyzel said there is no minimum lot size 
stated for this purpose and the manufactured home cannot be used solely for residential 
purposes or as a rental.  

Doug Bennett asked if there has been any review of the business and do they have a 
business license.  He expressed concern that these types of uses can be left open to be 
used for solely residential purposes.  Kerry Page explained that this manufactured 
home has been approved for this purpose, on this parcel for many years.  Each 
approval was for the purpose of providing security for the business in place at that time.  
Mr. Ruppert wishes to store his personal antique vehicles in the existing building and 
feels that the vehicles warrant onsite security.  Mr. Ruppert was informed at the time he 
submitted his application that he would have to maintain a business license in order to 
justify the need for an onsite watchman.  She said that similar applications, for similar 
businesses, have been approved a couple of times before.  Ms. Page said that a 
Business License will not be issued by the Clerk-Treasurer’s office until the Special Use 
Permit is approved.

Mr. Ruppert stated that this is his own collection of vehicles and that there will be no 
business activities at this location.  He feels he does not need a business license.  It 
was explained to Mr. Ruppert that he must have a business license in order to be able 
to reside in a manufactured home on property that is zoned M-1 (General Industrial) 
which does not normally allow residential uses.  It was stated that the requirement for a 
business license is listed in the conditions of approval.  

Mr. Ruppert stated he did not receive a copy of the staff report.  A copy was provided to 
him and the Planning Commission made a motion to continue this item until such time 
that Mr. Ruppert has had time to review the conditions in the report.  Audrey Allan made
a motion to postpone discussion on this item until after the next item.  Mike Hardcastle 
seconded and the motion passed by a unanimous vote of those members present (6
ayes; 0 nay; 1 absent – Leonard Lake)

At approximately 10:00 AM Mr. Ruppert returned to the podium and stated that his 
intention is to sell his collection off and donate the proceeds to a non-profit organization.  
He said when he bought the property it was marketed as a warehouse that included the 
trailer for living space.  He also stated that by being required to obtain a business 
license the IRS will consider him a business when he is not actually operating a 
business; he is just warehousing and selling off his private collection.  

The requirement for a business license was again explained to Mr. Ruppert.  A lengthy 
discussion followed regarding his options at this point.  Betty Retzer said he has an 
option to continue this item, with his concurrence, until next month while he decides 
what he wants to do.  Mike Hardcastle said he can also just agree to get the business 
license and be done with it today.  Rob Pyzel explained each of Mr. Ruppert’s options.  
He said the SUP can be recommended for approval today and if the conditions, 
including the requirement to obtain a business license, have not been met within a one 
year period the SUP can be canceled or revoked.  This option will provide time for Mr. 
Ruppert to work out the issues he is having with the business license and the realtor.  
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Betty Retzer explained each of the options offered to Mr. Ruppert and asked him for his 
preference.  Mr. Ruppert said he wants to proceed with an approval.  

Mike Hardcastle made a motion recommending approval of the Special Use Permit for 
Jack L. Ruppert, allowing the continued use of an existing manufactured home for
watchman’s quarters, located at 31 Affonso Drive, Mound House, NV (APN 016-185-12) 
PLZ-17-0033, based on the findings stated in the staff report and subject to the 
following 11 Conditions of Approval:

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

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

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

4. If outdoor lighting is provided, it shall comply with the outdoor lighting requirements 
of Section 10.20 of the Lyon county Code and so arranged to reflect away from 
residential areas, any public street or highway.

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

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

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

8. The use is subject to the continuous maintenance of an M-1 use that demonstrates 
the need for the watchman's quarters. The watchman's quarters use shall be 
discontinued and the manufactured home removed within thirty (30) calendar days 
if an M-1 use requiring the watchman's quarters is discontinued.

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

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

11. The special use permit is subject to annual review by Lyon County.
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Audrey Allan seconded.  Before the vote Ms. Retzer asked if staff will explain all of this 
discussion to the Board of Commissioners so they understand what transpired today.  
Mr. Pyzel said yes and explained the process to Mr. Ruppert. Doug Bennett expressed 
concern that all we are doing is approving a residential use in an industrial zoning 
district. The motion passed by a majority vote (5 ayes; 1 nay – Doug Bennett; 1 absent 
– Leonard Lake)

7b. (for possible action) ART WILSON COMPANY – VARIANCE – Request to vary 
the 2 acre minimum lot size requirement set forth in the RR-2 Zoning District, 
Chapter 10.03.03(A)(1) of the Title 10 of the Lyon County Code.  The applicant’s 
request is to allow for a 50% reduction of the required minimum lot size 
requirement from 2 acres to 1 acre; located at 134 Linehan Rd., Mound House, NV 
(APN 19-011-01) PLZ-17-0036

7c. (for possible action) ART WILSON COMPANY – PARCEL MAP – Request for a 
Parcel Map to divide a 2.5 total acre parcel into two (2) parcels, the smallest being 1.00 
acre, for the purpose of creating a separate parcel for future sale and development; 
located at 134 Linehan Rd., Mound House, NV (APN 19-011-01) PLZ-17-0035

Harold Ritter made a motion to hear items 7b and 7c together and vote on each 
separately.  Audrey Allan seconded and the motion passed by a unanimous vote of 
those members present (6 ayes; 0 nay; 1 absent – Leonard Lake)

Rob Pyzel, Planner, presented the staff report and justified the consideration of a 
variance rather than a zone change in this case.  Mr. Pyzel said this method is preferred 
in this case due to the parcels to the east also being zoned RR-2T and in varying parcel 
sizes with most being under the two acre required area.  These parcels, including the 
subject parcel, were created prior to adoption of any subdivision standards and zoning 
requirements being adopted and are essentially non-conforming due to no fault of their 
own.  Mr. Pyzel felt it was more appropriate to require a variance to the lot area to allow 
the property owner to create smaller lot sizes.  He added that the request is justified due 
to the existence of these special circumstances that are unique to this area and do not 
relate to every parcel in Lyon County.  Mr. Pyzel clarified each of the findings that 
support this request.  

Rob Pyzel said that there was concern expressed by the Mound House Advisory Board 
that this parcel is in an area where septic systems are overly concentrated.  He said that 
Lyon Utilities refuted that comment.  The parcel is in compliance with State Health 
Department regulations for septic systems which states that a parcel must be a 
minimum of one acre in order to have a septic system and a well together on a parcel 
and each of these proposed parcels will be a minimum of one acre or more.

Mr. Pyzel said that the parcel map is a straight-forward request.  Both parcels are 
proposed to have single family dwellings with very little impact created by one extra 
parcel.  He said there was concern from the Mound House Advisory Board with the 
intersection of Calcite Road and Linehan Road which was dispelled by the Road 
Manager.  Mr. Homan sent an email recommending minimal improvements without the 
need for an encroachment permit.  
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Rick Jones asked for the width of Calcite Rd. and said that it should appear on the 
proposed Parcel Map and that the proper right of way width should be offered for 
dedication.

Doug Bennett asked if the requested variance would then apply again to the two smaller 
parcels created after this map records or does it only this one time.  Mr. Pyzel said no, it 
only applies to this property and will only allow for this one subdivision.  Mr. Bennett 
asked if a variance was requested that allowed all of the smaller parcels in the area.  
Mr. Pyzel said the other parcels were created at their current sizes prior to the adoption 
of any zoning codes that would have set forth minimum lot sizes.  Discussion followed.

Art Wilson, applicant, explained that there are only 3 or 4 parcels in this area that 
comply with the zoning code as it is today.  He said the only access to the parcel is off 
of Linehan Road and feels that Calcite Rd should not be an issue with this map.  He 
continued that a 1 acre parcel is much easier to maintain than is a 2.5 acre parcel.

Because Mr. Wilson had not had an opportunity to read the staff reports a motion was 
made by Mike Hardcastle to postpone consideration on these two items and return for 
further discussion.  Rick Jones seconded and the motion passed by a unanimous vote 
of those members present (6 ayes; 0 nay; 1 absent – Leonard Lake)

At approximately 10:30 AM Maria Wilson, applicant, came back to the podium and 
stated that they had read the staff report and are in agreement with them.  The Planning 
Commission called upon Elizabeth Hiles with RO Anderson, Surveyor for the applicant, 
where various technical review items were discussed.

Harold Ritter made a motion to approve the Variance to allow for a reduction of the RR-
2 (Second Rural Residential) zoning district’s required minimum lot size from 2 acres to 
1.25 acre for Maria C. Wilson at 134 Linehan Road (APN 019-011-001) (PLZ-17-0036) 
based on the following findings:

A. That there are special circumstances or conditions applying to the property under 
consideration which makes compliance with the provisions of this Title difficult and a 
cause of hardship to and abridgment of a property right of the owner of said 
property;

B. That such circumstances or conditions do not apply generally to other properties in 
the same land use district;

C. That the granting of the variance is necessary to substantiate justice to the applicant 
or owner of the property; and

D. That the granting of the variance will not result in material damage or prejudice to 
other properties in the vicinity nor be detrimental to public health, safety and general 
welfare.

Mike Hardcastle seconded and the motion passed by a unanimous vote of those 
members present (6 ayes; 0 nay; 1 absent – Leonard Lake)

Mike Hardcastle made a motion to approve the parcel map consisting of two (2) 
parcels, each being 1.25 acres, within the 2.50 total acre subject site for Maria C. 
Wilson, APN 019-011-001 (PLZ 17-0035), based on the findings listed in the staff report
and subject to the following 17 conditions:
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1. The applicant shall comply with all Federal, State, County and special purpose 
district regulations.

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

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

4. The applicant shall comply with Lyon County’s 1996 drainage guidelines (updated 
2006), as revised.

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

a. The final parcel map shall include the required public utility easements on the 
proposed Parcels A and B (7.5 feet along the street frontages and 5 feet long 
the side and rear property lines).

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

7. The applicant shall comply with all applicable fire code requirements to the 
satisfaction of the Central Lyon County Fire Protection District.

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

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

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

11. The applicant shall apply for and receive approval for an encroachment permit for 
the proposed Parcel B to have access onto Linehan Road prior to the issuance of 
any grading/building permits on the subject parcel. 

12. The following items are required of all development:

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

b. Building permits shall be issued in compliance with Titles 10 and 11 of the Lyon 
County Code.
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c. Site development work will require a grading permit(s) in accordance with Title 
11.07.14 (F).

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

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

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

g. Prior to any combustible materials being brought on site street name signage 
shall be installed, if applicable.

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

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

15. Any further division may be subject to the imposition of subdivision improvement 
standards as may be legally imposed at the time. The applicant shall place a note to 
this effect on the final parcel map prior to recordation.

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

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

Audrey Allan seconded and the motion passed by a unanimous vote of those members 
present (6 ayes; 0 nay; 1 absent – Leonard Lake)

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

8. Public participation

None

9. Action Items

None

10. Board Member Comments
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Audrey Allan expressed appreciation of the publications and information regarding 
Public Lands being sent out by Jeff Page.  

11. Future agenda items

None

13. Public participation

None

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION

14. STAFF COMMENTS AND COMMISSIONER COMMENTS 

Jeff page, County Manager, announced that interviews were conducted for a new 
Planner.  One candidate stood out as a primary candidate and an alternate was also 
selected.  Mr. Page discussed his priorities for future staffing including Code 
Enforcement.  He added that the BOCC is concerned for our level of staffing especially 
in light of the upcoming development potential.  A lengthy discussion followed.  

Betty Retzer asked Mr. Page for his comments on the Highlands project. Mr. Page 
explained that the original Highlands project no longer exists.  The current project is 
more scaled down and is entirely an industrial development.  He said this is a project 
done in conjunction with the City of Fernley.  Mr. Page added that the development is a 
reputable family that has successful projects in southern Nevada and feels that they will 
produce a quality project when and if it does commence.  Rob Pyzel provided additional 
details regarding the proposed project.  Mr. Page said the majority of the project will be 
situated outside of public view.

Doug Bennett asked if Title 15 is going before the BOCC on the 19th of this month, in its 
entirety or just pieces of it.  Mr. Page said the entire document except for the same 
items that were previously excluded such as Mining, CAFOs, signage and TDRs.  It will 
be proposed on October 19th and will be voted on for approval on November 16th.  

Mr. Bennett asked for the results of Jennifer Melius’ zone change before the BOCC.  
Mr. Page said it was denied.  Mr. Bennett then asked who should be talked to regarding 
signage and noise mitigation along USA Parkway.  Mr. Page said NDOT should be 
contacted for that information.

Mr. Bennett asked if it is appropriate for Planning Commission members to receive and 
discuss information on upcoming projects that have not yet been presented to the 
Planning Commission at their regularly scheduled meetings.  Mr. Page discussed 
exparte discussions and the problems those can bring.  Mr. Page recommends that if a 
developer wants to have such a discussion which could be considered exparte that a 
staff member be present just so that there is no opportunity for misunderstandings as to 
what was said or considered.  He said that ultimately these types of discussions are not 
recommended and should be done in a public forum.  Discussion followed.  

Betty Retzer thanked Mr. Page for providing the opportunity to the Planning 
Commission to attend the APA Planning Conference.
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Rob Pyzel said that, in conjunction with Carson Water Subconservancy District and 
Storey County, an RFQ for the Dayton Valley Drainage Master Plan will be commenced 
and requests are due back on Friday, November 3rd.

Jeff Page added that a budget item next year will be to develop a county wide 
Transportation Plan; to commence the Community Plan process to coincide with the 
Master Plan; and update of the Master Plan for which we will recommend using a 
consultant.  A lengthy discussion followed regarding transportation throughout the 
county.  

Audrey Allan asked Mr. Page for information on meetings held with Douglas County 
regarding how they fund Drainage and Floodplain issues.  Mr. Page explained how that 
county formulated those assessments.  He added that those fees were approved by a 
vote of the people.  He said that Lyon County does not have a history of voting in 
additional fees.  He said that Lyon County’s demographics are much different from other 
counties which provides a different set of challenges.  A lengthy discussion followed.

Audrey Allan expressed her appreciation for the opportunity to attend the APA Planning 
Conference.

13. PUBLIC PARTICIPATION

None

14. ADJOURNMENT

At approximately 11:30 A.M. it was unanimously motioned that the meeting be
adjourned.

Betty Retzer, Chairperson

Kerry Page, Planning Technician
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(For Possible Action) THE HIGHLANDS INDUSTRIAL PARK – MASTER PLAN AMENDMENT TO ADOPT
A SPECIFIC PLAN – Request for a Master Plan Amendment to adopt a Specific Plan for The Highlands Project on
approximately 12,127.43 acres; located approximately 3.62 miles west from the Highway 50/USA Parkway
intersection and continuing to the Storey County/Lyon County line (APNs 15-011-02; 15-011-03; 15-011-04;
15-091-11; and 15-091-12) PLZ-17-0032 
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/118199/Highlands_SP_Backup_PC_111417.pdf
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Lyon County Planning Commission 

PLZ-17-0032 Request To Adopt a Specific Plan for The Highlands project 

Meeting Date: November 14, 2017 

Owners: Cottonwood Springs, LLC; Ramsey, LLC; and North Lyon, LLC 

Applicant: Nevada – Reno Industrial, LLC 

Representative: GSD Nevada, LLC / REC Engineering 

Area Location: Stagecoach/Silver Springs 

Parcel Number(s): (APNs) 15-011-02, 15-011-03, 15-011-04, 15-091-11 & 15-091-12  

Master Plan Designation: Specific Plan  

Existing Zoning: RR-5 Fifth Rural Residential District (20 acre minimum)  

Request: 

The applicant is requesting adoption of The Highlands Specific Plan. Lyon County Code 
10.12.10.A.1 states: 

“A specific plan may be submitted as part of a master plan amendment. A specific plan allows 
for more precise implementation of the master plan by requiring or permitting review of large 
scale planning issues in order to protect the natural environment, ensure compatible uses, 
conserve energy, achieve coherent and diverse development patterns, and ensure that roads 
and other infrastructure are or will be adequate to serve new development.” 

The applicant is requesting approval of a specific plan that would allow for the subject site to 
be developed into an industrial/commercial business park similar to the Tahoe-Reno Industrial 
Park (“TRIC”) located across the county line in Storey County.  

The applicants are concurrently processing a development agreement (PLZ-17-0033). 

Staff Recommendation: 

Staff believes that the Planning Commission will be able to determine that the Specific Plan 
application is compliant with at least one of the findings listed below.  Staff recommends 
approval of The Highlands Specific Plan based on the Findings as listed in the staff report. 

Staff believes that the concerns regarding the private on-site General Improvement District 
versus utilization of existing public infrastructure providers can be addressed in the upcoming 
development agreement and Planned Unit Development tentative approval applications.   
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RECOMMENDED MOTION: 

I move that the Lyon County Planning Commission recommend adoption of The 
Highlands Specific Plan for Nevada-Reno Industrial, LLC/GSD Nevada, LLC that would 
allow for the subject site to be developed into an industrial/commercial business park 
on approximately 12,127.43 acres; generally located along the Lyon County/Storey 
County boundary, north of Stagecoach and northwesterly of Silver Springs 
approximately 3.6 miles west of the USA Parkway/Highway 50 roundabout/intersection, 
Stagecoach, NV (APNs 015-011-002/-003/-004 and 015-091-011/-012), PLZ-17-0032, based 
on the findings contained in the staff report. 

Findings: 

A. That the proposed location of the development and the proposed conditions under 
which it will be operated or maintained is consistent with the goals, objectives and 
actions embodied in the master plan; 

B. That the proposed development is in accordance with the purposes and objectives of 
this title and, in particular, will further the purposes stated for each zoning district; and 

C. That the development will not be detrimental to the public health, safety or welfare of 
persons residing or working in or adjacent to such a development; and will not be 
detrimental to the properties or improvements in the vicinity or to the general welfare of 
the county. 

ALTERNATIVES TO THE STAFF RECOMMENDED FINDINGS AND MOTION: 

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

ALTERNATIVE FOR CONTINUANCE  

If the Commission determines that additional information, discussion and public review are 
necessary for a more thorough review of the proposed specific Plan, then the Commission 
should make appropriate finding listed below and move to continue the Public Hearing with a 
specific time period for the applicant to provide additional specific information necessary to 
complete a thorough analysis of the request, then the Commission may wish to consider a 
motion similar to the following: 

I move that the Lyon County Planning Commission continues the specific plan adoption 
request for Nevada-Reno Industrial, LLC/GSD Nevada, LLC that would allow for the 
subject site to be developed into an industrial/commercial business park on 
approximately 12,127.43 acres; generally located along the Lyon County/Storey County 
boundary, north of Stagecoach and northwesterly of Silver Springs approximately 3.6 
miles west of the USA Parkway/Highway 50 roundabout/intersection, Stagecoach, NV 
(APNs 015-011-002/-003/-004 and 015-091-011/-012), PLZ-17-0032 for ___ days based on 
the following finding and with the applicant’s concurrence: 

Finding:  

A. Additional information, discussion and public review are necessary for a more thorough 
review of the proposed master plan map amendment application. 
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ALTERNATIVE FOR DENIAL: 

If the Planning Commission determines that they should recommend denial of The 
Highlands Specific Plan for Nevada-Reno Industrial, LLC/GSD Nevada, LLC that would 
allow for the subject site to be developed into an industrial/commercial business park 
on approximately 12,127.43 acres; generally located along the Lyon County/Storey 
County boundary, north of Stagecoach and northwesterly of Silver Springs 
approximately 3.6 miles west of the USA Parkway/Highway 50 roundabout/intersection, 
the Planning Commission may take the following action: 

I move that the Lyon County Planning Commission recommends denial of the 
master plan amendment for Sutro Tunnel Company//GSD Nevada, LLC that 
would allow for the subject site to be developed into an industrial/commercial 
business park on approximately 12,127.43 acres; generally located along the 
Lyon County/Storey County boundary, north of Stagecoach and northwesterly of 
Silver Springs approximately 3.6 miles west of the USA Parkway/Highway 50 
roundabout/intersection, Stagecoach, NV (APNs 015-011-002/-003/-004 and 015-
091-011/-012), PLZ-17-0032 based on the following findings: 

Findings: 

A. That the proposed location of the development and the proposed conditions 
under which it will be operated or maintained is not consistent with the goals, 
objectives and actions embodied in the master plan; 

B. That the proposed development is not in accordance with the purposes and 
objectives of this title and, in particular, will further the purposes stated for each 
zoning district; and 

C. That the development would be detrimental to the public health, safety or welfare 
of persons residing or working in or adjacent to such a development; and would 
be detrimental to the properties or improvements in the vicinity or to the general 
welfare of the county. 
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Background: 

The 2008 Highlands: 

On August 7, 2008, the Board of Commissioners approved: 

 A master plan text amendment to include and define a “specific plan” land use designation and to 
insert language regarding “specific plan” and to insert language regarding “The Highlands” as a 
community in the 1990 Lyon County Master Plan (PLZ-07-0177); 

 A zoning text amendment to add provisions requiring the approval of a specific plan to implement 
development within a “Specific Plan” land use designation (PLZ-07-0226); and  

 A master plan amendment to change the land use designation for the approximately 20,250-acre 
subject site from Public Lands/Open Space to Specific Plan (PLZ-07-0178). 

The area under consideration in 2008 is shown below outlined in blue: 

 

The applicants in 2008 did submit a Specific Plan application (“The Highlands Community Plan”) in 
conjunction with the three applications listed above. However they chose to withdraw the The 
Highlands Community Plan Specific Plan application submittal prior to the July 8, 2008 Planning 
Commission meeting. The applicant’s original 2008 The Highlands Community Plan submittal for a 
specific plan included a request for approximately 9,921 acres for residential development, 620 acres 
for employment uses, 310 acres for retail uses and 315 acres set aside for public facilities (including 
elementary/middle/high school sites and a community college site).  
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Current and Proposed Master Plan Designations: 

The current area under consideration is the lower portion of the 2008 subject site as shown 
below outlined in red (the northern portion of the 2008 applications is outlined in blue): 

 

 



Page 6 of 16 
Planning Commission Public Hearing - November 14, 2017 

Planning-RP 

The 2010 Comprehensive Master Plan current master plan land use designation for the 
subject site is Specific Plan: 

 

 

The area under consideration is approximately 12,127.43 acres (versus approximately 20,250 
acres under consideration in the 2008 master plan amendment and The Highlands Community 
Plan). 

The 2010 Comprehensive Master Plan County-wide Land Use Plan has four areas of Lyon 
County designated as Specific Plan Areas, including The Highlands area. In discussing the 
Specific Plan Areas, the 2010 Comprehensive Master Plan states the following: 

“Specific Plan Areas  

The County-wide Land Use Plan designates four Specific Plan Areas.  A Specific Plan 
designation requires development proposals within the area to be reviewed in a 
comprehensive manner, based on a set of adopted policies and criteria.  Policies address 
planning issues specific to the area, typically addressing issues such as: land use, character 
and design, circulation and access, parks and open space, and facilities and services.” 

In regards to The Highlands area, the 2010 Comprehensive Master Plan identifies The 
Highlands area as follows: 

“The Highlands Specific Planning Area is designated for the 20,250 acres of land in the 
northwestern quadrant of Lyon County located between the Tahoe-Reno Industrial Complex 
and US Highway 50 in the Silver Springs/Stagecoach area.  The intent of this designation is to 
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promote well planned development based on a specific set of goals and policies that 
complement and focus the general goals of the Lyon County Master Plan and to promote a mix 
of complementary and compatible residential, public facilities, commercial and industrial uses 
while addressing adequate infrastructure, open spaces, the natural environment and existing 
land uses and development patterns.” 

The specific area plan application under consideration proposes to allow for the development 
of an industrial/commercial business park. No residential uses are included as a part of this 
specific plan application.   

Currently Chapter 10.12.10(A)(2) of the Lyon County Code requires that a specific plan “be 
submitted for any master plan land use map amendment for projects in excess of one hundred 
sixty (160) acres in area, unless such amendment results in a specific plan land use 
designation.” The applicants’ request is for a specific plan land use designation on 
approximately 12,127.43 acres. 

Property Information: 

Location: 

The parcels are located along the Lyon County/Storey County boundary, north of Stagecoach 
and northwesterly of Silver Springs. The USA Parkway bisects the property. The eastern 
boundary of the subject site is approximately 3.6 miles west of the USA Parkway/Highway 50 
roundabout/intersection.   

Size: 

The subject property is comprised of APNs 015-011-02/-03/-04 and 015-091-11/-12: 

 

APNs Approx. Acreage 

015-011-02 7,723.92 

015-011-03 1304.8 

015-011-04 614.28 

015-091-11 1858.5 

015-091-12 625.93 

Totals 12,127.43 
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Staff Review and Comments: 

Lyon County Code 10.12.10 states the following: 

“A specific plan may be submitted as part of a master plan amendment. A specific plan allows for 
more precise implementation of the master plan by requiring or permitting review of large scale 
planning issues in order to protect the natural environment, ensure compatible uses, conserve 
energy, achieve coherent and diverse development patterns, and ensure that roads and other 
infrastructure are or will be adequate to serve new development.“ 

Staff have met with the applicants and their consultants over the past year regarding their proposed 
project.  The applicant stated a desire to move forward with a Specific Plan application and concurrently 
a development agreement to be followed up by a tentative approval of a Planned Unit Development 
rezoning from the existing RR-5 zoning district that each parcel in question is currently zoned.     

The applicants determined that they would like to propose their ideas regarding their development 
concepts as a way of establishing a flexible framework for future industrial and commercial 
development of their project in a manner that would reflect the industrial and commercial development 
occurring across the county line within the Tahoe-Reno Industrial Center (“TRIC”). As such, there is no 
residential component of the proposed project; this is a stand-alone industrial/commercial development.   

Synopsis of the Specific Plan Request: 

If approved, the Master Plan amendment would be to adopt and designate the project area with “The 
Highlands Specific Plan” land use designation. 

Chapter 10.12.09(F) of the Lyon County Code requires that: 

“1. The specific plan designation shall not be used as the basis for development proposals unless 
and until a specific plan for the area is approved and adopted by the board. 

2. All discretionary permit applications submitted must be consistent with applicable provisions of 
a specific plan. 

a. Should a property owner in the specific plan designation desire to develop, prior to adoption 
of a specific plan, an amendment to change the land use designation from specific plan to 
another land use will be required before the development proposal is approved by Lyon 
County. 

b. Should an area not be designated on the master plan land use map as a specific plan, it 
may be requested for specific plan designation accompanying a master plan amendment 
application. In such case the specific plan designation will be determined by the commission 
with recommendation by the administrator. 

3. All other code standards as required by this title and title 11 of this code are 
applicable to the specific plan process.” 

Because of the Specific Plan land use designation that the subject site currently has, this specific plan 
would have to be approved for any development to occur on the subject site other than those land uses 
allowed with the existing RR-5 (Fifth Rural Residential - 20 acre minimum) zoning (i.e., one single 
family dwelling on a minimum 20-acre parcel, barnyard animals as well as buildings/structures 
associated with the raising of barnyard animals as well as the display/sales of products raised on 
premises, commercial farms, etc.). 

Approval of “The Highlands Specific Plan” land use designation would grant the applicant an initial 
entitlement to continue with more specific planning through the planned unit development approval 
process and subdivision approval processes.  
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If approved, the requested Specific Plan would establish the basic guidelines, standards, design, and 
approximate densities/intensities of the land uses for the future development of The Highlands project. 
Approval of The Highlands Specific Plan would grant the applicant an entitlement to continue with more 
specific development plans for each “planning unit” of the project using the approved Specific Plan as 
the guidance for the preparation of more detailed development plans that would be put forth as a part of 
the tentative approval application for The Highlands Planned Unit Development. 

Project Description and Request 

The Applicant, Dayton Land Developers, LLC, has filed Master Plan Amendment requesting adoption of 
The Highlands Specific Plan. The project site consists of approximately 12,127.43 acres of 
undeveloped land north of Stagecoach and northwesterly of Silver Springs approximately 3.63 miles 
from the roundabout intersection of USA Parkway and Highway 50 west of Silver Springs. The 
Applicant is seeking to develop an industrial/commercial development on approximately 6,350 acres in 
total with the remaining area remaining undeveloped open space due primarily to the topography.  

Physical and Topographic Attributes: 

The topographic characteristics limit the development suitability of the project site.  Development would 
require significant planning and engineering to limit adverse impacts and design appropriate drainage 
and infrastructure improvements. The property ranges for extremely hilly, steep slopes in the 
northeasterly portion through to the southwesterly portion and more gently sloped valleys in the 
southeast portion (see topographic map below). 

 

The topographic limitations of the subject property as well as the surrounding area place would place 
severe restrictions on the amount of residential development. In addition, the developer sees an 
opportunity with the relatively recent developments occurring across the county line at TRIC to expand 
onto their subject site. As such, the applicant is seeking to reflect the TRIC land use development 
located across the Storey/Lyon county line and provide for additional industrial/commercial 
development sites to allow the economic engine to continue to grow while remaining in close proximity 
to the facilities existing and/or being constructed at TRIC. 


