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LYON COUNTY PLANNING COMMISSION MEETING MINUTES

August 11, 2020

The August 11, 2020 meeting of the Lyon County Planning Commission was called to order by 
Chairwoman Betty Retzer at 9:01 a.m.

1. Roll Call –  

Members Present; Commissioners Hardcastle, Hendrix and Lake were in attendance in 
Yerington at 27 South Main St. Commissioners Allan, Retzer, Cassinelli and Ritter were present 
via zoom meeting.

Attending staff present: Planners; Rob Pyzel and Tammy Kinsley attended via zoom. Shannon 
Juntunen, Administrative Assistant and Kerry Page, Planning Technician, were in Yerington at 
27 South Main St. 

2. Pledge of Allegiance – Led by Commissioner Allan

3. Public Participation- None

4. Review and Adoption of Agenda-

Commissioner Allan motioned to adopt the agenda as presented. Commissioner Lake seconded, 
motion carries unanimously (7 ayes; 0 nay; 0 abstentions).

5. Approval of minutes-

Commissioner Allan made a motion to approve the minutes of the July 7, 2020 meeting as 
amended. Commissioner Cassinelli seconded, motion carries unanimously (7 aye; 0 nay; 0 
abstentions)

6. Presentation and Reading of Miscellaneous Correspondence- Mason Valley Advisory 
Board, to be reviewed with corresponding agenda items.

7. Advisory Board Reports- None

8. Public Hearing Items-

8.a    For Possible Action: Verizon Wireless - CONDITIONAL USE PERMIT FOR A 
WIRELESS COMMUNICATIONS FACILITY - Request for an 95’ monopole, 
communications tower within a 30-foot by 20-foot lease area (600 square feet) (APN) 012-
401-02) PLZ-20-0015  

Planner, Tammy Kinsley, presented the staff report. The proposed wireless communications 
facility location is on the North- East portion of a 399 acre parcel located 1275 Hwy 208 
Yerington, NV. The proposed tower meets all setback requirements associated with a wireless 
communications facility and is an allowable use under Title 15 with a Conditional Use permit. It 
is in the Mason Valley Fire District and will not utilize sewer or water. Mrs. Kinsley noted the 
applicant requested a modification to the proposed monopole for better camouflage. Changing 
the leased square footage from 600 sq. ft. to 900 sq. ft. and height to 115 ‘to accommodate the
proposed modified design of a windmill or water tower.
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Commissioner Retzer asked Staff if a drainage study should be one of the conditions of approval. 
Mrs. Kinsley replied it is. Commissioner Retzer went on to ask if the applicant will still be able 
to meet the required setbacks with the additional height and sq. ft. of the alternate design. Mrs. 
Kinsley responded, they will. 

Commissioner Allan asked where in the process the applicant was. Has the applicant started the 
other paperwork and processes required to move forward on this project or do they have to wait 
for the approval of the Conditional Use permit? 

Melissa (did not state last name), Applicants representative, stated Commissioner Allan was 
correct. There are other entities such as local fire, NV Energy, NDOT, Building Department, that 
require permits and have their own processes. The applicant has been in contact with these 
entities and will move forward with those other processes if the Conditional Use Permit is 
approved. She went on to say the applicant proposed the alternate design to help camouflage the 
tower with the surrounding area better,  increasing the tower height and the leased square 
footage. 

Commissioner Retzer asked the applicants’ representative if they agree with and are able to meet 
all conditions of approval. 

Melissa, Applicants’ representative, said the applicant requested to modify approval condition # 
3 due to changing the design of the tower. As well as, condition #13 to be more specific in 
verbiage. They also had questions regarding approval condition # 2 and # 12 they seem 
redundant. Planner, Tammy Hendrix, explained Condition #@ is prior to submitting a building 
permit and condition #12 is when submitting an application for a building permit. 

Commissioner Allan commended the applicant on their efforts to camouflage the tower to better 
blend in with the surrounding area. Commissioner Allan also stated she felt the surrounding 
property owners should have a say in what type of alternative design should be used, windmill 
versus water tower. 

Commissioner Hendrix agreed. 

Commissioner Ritter said he liked the look of the windmill and asked if it would actually create 
power? 

Mrs. Kinsley stated it would not. 

Commissioner Retzer asked the applicants’ representative how often the backup generator would 
be tested. There was a discrepancy. 

The applicants’ representative stated she thinks it will kick on twice a month for a short amount 
of time but would need to verify that. Beyond that the generator will only kick on if power is 
lost.

Commissioner Retzer also asked the applicants’ representative where the power will come from. 
If the 6’ fence around the site includes the barbed wire at the top and who will maintain the site. 
The applicants’ representative responded it will be underground utilities with NV Energy and the 
6’ fence height did include the barbed wire at the top. The maintenance should be fairly simple, 
basic weed control and there are technicians that come out to monitor the site. 

Mr. Scatina, property owner, said he prefers the windmill design. He also mentioned the tower 
will be situated next to a hay barn and in the future there will be another on the other side of it. 
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Commissioner Cassinelli made a motion to recommend approval of the request for a 
communications tower modifying the proposed leased sq. ft., to a 30-foot by 30-foot (900 square 
feet) and 115’ in height to accommodate the applicants’ proposed alternate design. 
Commissioner Allan seconded, the motion carries unanimously (7 ayes; 0 nay; 0 abstentions)

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

9. Public Participation-None

10. Action Items- None

11. Board Member Comments- None

12. Future Agenda Items- None 

13. Public Participation-None

ADJOURN TO RECONVENE AS THE LYON COUNTY PLANNING COMMISSION

14. Staff Comments and Commissioner Comments-

14.a. Staff update on recent County Commissioners actions

Mr. Pyzel updated the Planning Commission on the Planning item heard by the Board of County 
Commissioners at the August 6, 2020 meeting. The Board did approve the Conditional Use 
Permit for Lyon County School District to utilize a commercial coach for office space. 

Mr. Pyzel went on to say the South Dayton Valley Drainage Master Plan Community workshop 
was held July 29, 2020 via Zoom and went well. The presentation is available on the website and 
will be presented to the Board of Commissioners at the August 20, 2020 meeting. Mr. Pyzel 
ended his update informing the Planning Commission the Major Variance Application that was 
denied due to a tie vote resulting in a technical denial, has submitted an appeal that will be heard 
by the Board of County Commissioners at their September 3, 2020 meeting. 

15. Public Participation

None

16. Adjournment 

At approximately 9:58 a.m. it was unanimously motioned that the meeting be adjourned. 

Betty Retzer, Chairwoman

Shannon Juntunen, Administrative Assistant
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Planning Commission Public Hearing – September 8, 2020 

Lane ZC 
Planning-rp 

C. The proposed Zoning Map Amendment is compatible with the actual or master planned 
adjacent uses. 

Based on the aforementioned Findings, I move that the Lyon County Planning Commission 
forward a recommendation of approval to the Lyon County Board of Commissioners for the 
zoning map amendment request for Robert B. & Barbara G. Lane to change the zoning district 
from C-2 (General Commercial) to the RR-1 (Rural Residential 1-Acre Minimum) zoning district 
for the parcel located at 7101 E. US 50, Dayton, NV (APN: 019-211-18) PLZ-20-0016, based on the 
findings contained in the staff report. 

 

Property Information: 

Location:  

The subject site is generally located on the south side of US 50 between South Rainbow Drive and 
Chaves Road in Dayton. 

The parcel (highlighted in yellow below) was created as Lot 116 of the Pinenut View Unit #3 final 
subdivision map recorded in October 10, 1972 (Doc. No. 12086). 
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 Size: 

The subject site is approximately 1.51 acres in size. 

Access: 

Access to the subject site (outlined in orange below) is from a frontage road that runs parallel to US 50.  
South Rainbow Drive and Chaves Road provide access onto US 50.  

 
Current Use: 

The subject site is currently occupied with a manufactured home on well and septic system.. 

Flood Zone: 

The subject site is located within the X Unshaded Flood Zone per FIRM 32019C0305E (effective date 
01/16/2009). This flood zone designation indicates that the subject site (highlighted in yellow below) is 
in an area of minimal flood hazard. 
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Topography: 

The subject site is relatively flat with no significant features that would limit development on the site. 

 

Water and Sewer: 

There are no existing Lyon County Utilities Department municipal water or sewer lines in the area 
where the subject site (outlined in orange below) is located. 
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STAFF REVIEW AND COMMENTS: 

The subject site is currently zoned C-2 (General Commercial) which is a remnant zoning district under 
Title 10. The Exhibit A – Zoning Consistency Matrix included as part of the adoption of Title 15 shows 
the C-2 zoning district translates to the CC (Community Commercial) zoning district under Title 15.  

Under the comparative zoning district of CC (Community Commercial) a residence is not an allowed 
use. Therefore the property owner is requesting a zone change to RR-1 (Rural Residential – 1 acre 
minimum) in order to allow for the residential use to continue occur on the subject site without clouding 
the title or reducing the ability to sell the lot as a residential parcel.  

Chapter 15.311.05 (A) describes the purpose of the RR-1 zoning district as follows: 

 “A. Purpose: This zone is intended for the development of single- family detached units in 
suburban fringe and rural settings with a minimum lot size of one net acre. Unless 
otherwise specified in this title, no more than one primary residence per parcel is permitted 
in this zoning district. The RR-1 Zone implements the low density residential land use 
designation of the Master Plan in Rural Character Districts. “ 

The RR-1 development standards include the following: 

  B.   Building Placement Requirements: 
  
Setbacks: 
Front 30 feet 
Side street 30 feet 
Rear 20 feet 
Side 10 feet 
  
   C.   Building Form Requirements: 
  
Building height (see 
subsection 15.330.03E of this title) 

35 feet 

Floor area ratio n/a 
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   D.   Parking Requirements: See chapter 401, "Off-Street Parking And Loading", of this title. 
   E.   Minimum Lot Requirements: 
  
Lot size 1 net acre 
Lot street frontage width 60 feet (30 feet if located 

on a cul-de-sac bulb) 
  
   F.   Miscellaneous Requirements: 

      1.   Accessory dwelling units of no more than one unit per one gross acre are permitted 
subject to the following limitations: 
a. Accessory dwelling units shall not exceed one thousand one hundred (1,100) 

square feet or fifty percent (50%) of the primary residence’s livable space, 
whichever is less. 

b.  Each dwelling unit shall be served by an individual well and septic system. 
c. Each dwelling unit shall be separated by no less than fifty feet (50'). 
d. Accessory dwelling units shall not be entitled to additional accessory dwelling 

units. 
e. Accessory dwelling units shall comply with the performance based standards 

contained in section 335.03 (A) (1) of this title. 
 

Findings For Reviewing A Zoning Map Amendment Request: 

NRS 278.250 grants authority to the County to establish zoning districts, and to regulate the use of 
land within those zoning districts provided the districts and uses are adopted in accordance with 
the Master Plan and are designed to achieve specific goals.  

Within Title 15 under Chapter 15.220.05, the 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) with the staff’s response in normal type underneath the Findings. When making a 
motion for approval or modification of a zoning map amendment, the Planning Commission and the 
Board of Commissioners should, at a minimum, be able to make at least one of the following 
Findings. 

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 subject site is currently zoned C-2 (General Commercial). The Zoning Consistancy Matrix refers 
the land use and development regulations for C-2 zoned properties to the CC (Community Commercial) 
zoning district under Title 15. 

The subject site is located within an area of Dayton Valley that the 2010 Comprehensive Master Plan 
designates as Suburban Character (shown outlined in blue below):  
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The Character District that a parcel is located within dictates which section of the Exhibit A - Zoning 
Consistency Matrix should be used for consistency between Title 10 zoning districts and Title 15 zoning 
districts.   

The current master plan land use designation on the subject site (outlined in red below) is Low Density 
Residential per the Dayton land use map adopted as a part of the 2010 Comprehensive Master Plan. 
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As the area that the subject site is located in is designated as Suburban Character per the 2010 
Comprehensive Master Plan, the zoning districts available to convert to/rezone to would have to be 
within the Suburban Character District section of the Exhibit. As such, the correct minimum 1-acre 
minimum residential zoning district that the applicant can change the existing zoning to is the SR-1 
(Suburban Residential – 2 acre minimum) zoning district.  However, the applicant wants to move 
forward with converting the zonign on the subject site immediately.  As such, staff will through the 
County-initiated rezoning in this area convert eh site along with the surrounding parcels currently zoned 
Rural Residential over to the Suburban Residential one-acre minimum (SR-1) in the future.  

As such, the zone change request from C-2 (General Commercial) to RR-1 (Rural Residential – 1 acre 
minimum) would bring the subject site closer towards compliance with the curernt 2010 Conprehensive 
Master Plan land use designation for the area where the subject site is located.   

In addition, the zone change from C-2 (General Commercial) to RR-2 (Rural Residential – 1 acre 
minimum) would further implement the following master plan goals, policies and strategies: 

Goal LU 1: Orderly Growth Patterns - Direct and manage development in the county so that it is orderly 
and fiscally responsible. 

Policy LU 1.1: Follow Development Patterns as Established on Countywide Land Use Plan or a 
More Specific Community Plan. 

Strategies: 

• Use the Countywide Land Use Plan and adopted Community Plans as a guide for decision-
making on development approvals. 

Policy LU 1.2: Residential Development Patterns in Neighborhoods. 

Strategies: 

• Require development in suburbanizing areas to provide mix of housing options. 
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Goal LU 2: Services Coordinated with Growth - Future residential development will be coordinated with 
development of schools, parks, libraries, and other public services so as to maintain or 
improve per resident service levels. 

Policy LU 2.1: Residential Development in Areas with Services. 

Strategies: 

• Adopt a policy of not approving rezoning of land for urban/suburban-level uses in rural areas 
(i.e., Rural Districts and General County). 

• Ensure that plans are in place for required services to occur concurrently with all proposed 
development. 

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

As noted above in the staff report, there are no existing Lyon County Utilities Department domestic 
water or sewer lines located adjacent to the subject site.  The subject site is more than 1 acre in size. 
As such, the utilization of an individual domestic well and an individual sewage disposal system (septic) 
for sewage disposal is sufficient given the current circumstances.  

As such, staff is of the opinion that the proposed zoning map amendment is not inconsistent with the 
adequate public facilities policies contained within Title 15.   

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

The current 2010 Comprehensive Master Plan land use designation, current zoning and current uses of 
the subject site and the surrounding area are listed in the table below: 

Staff has included an aerial photograph of the subject site and the area surrounding the site with the 
current zoning districts called out and showing the current uses on the subject site and the surrounding 
area. 

Property location to Project 
Parcel Current Use Master Plan 

Zoning District  

Title 10/Title 15 

North 

Single Family 
Residence, 

Vacant/Undeveloped 
Commercial 

Low Density Residential, 
Commercial RR-2T, C-2/SR-2, CC 

South Single Family 
Residences Low Density Residential RR-2/RR-2 

East Single Family 
Residences Low Density Residential 

 

RR-2T, RR-5/RR-2,  

RR-20 

West Single Family 
Residences Low Density Residential RR-2T/SR-2 

17



Page 10 of 11 
Planning Commission Public Hearing – September 8, 2020 

Lane ZC 
Planning-rp 

 
Staff is of the opinion that the proposed zone change would be compatible with the existing and 
planned surrounding land uses. 

 

ALTERNATIVE TO THE STAFF RECOMMENDED FINDINGS AND MOTION: 

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

 

ALTERNATIVE FOR CONTINUANCE: 

If the Planning Commission determines that additional information, discussion and public review are 
necessary for a more thorough review of the proposed Zoning Map Amendment, then the 
Commissioners 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 Planning 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 Zoning Map Amendment. 

Based on the aforementioned Finding and with the applicant’s concurrence, the Planning 
Commission continues the proposed Zoning Map Amendment request for Robert B. & Barbara 
G. Lane to change the zoning district from C-2 (General Commercial) to the RR-1 (Rural 
Residential 1-Acre Minimum) zoning district for the parcel located at 7101 E. US 50, Dayton, NV 
(APN: 019-211-18) PLZ-20-0016 for __ days. 
 
 
ALTERNATIVE FOR DENIAL: 
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If the Planning Commission determines that they should forward a recommendation of denial of the 
proposed Zoning Map Amendment, the Commission may take the following action: 

The Planning Commission finds that: 

A. The Zoning Map Amendment is not in substantial compliance with the Master Plan goals, 
objectives and actions. 

B. The proposed use will be detrimental to the public health, safety, convenience and welfare; and 

C. The proposed use will result in material damage or prejudice to other property in the vicinity. 

Based on the aforementioned findings, the Lyon County Planning Commission recommends 
denial of the proposed Zoning Map Amendment request for Robert B. & Barbara G. Lane to 
change the zoning district from C-2 (General Commercial) to the RR-1 (Rural Residential 1-Acre 
Minimum) zoning district for the parcel located at 7101 E. US 50, Dayton, NV (APN: 019-211-18) 
PLZ-20-0016. 
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 Project Information and Justification Narrative

APN    # 01921108 / 7101  US HWY 50 E / Mark Twain 

 Robert & Barbara Lane – 775-241-2357  / Property Owners 

Please see the following Explanation as Requested: 

1. Zone change from commercial to residential.

2. Currently non-conforming use as residential since 1980. No business license in use for
over 20 years. Consecutive and consistent use has been residential for over 20 years.

3. All surrounding properties are residential.

Thank you, 

Robert & Barbara Lane 
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