Storey County Planning Commission

Meeting Agenda
Thursday, August 4, 2016 6:00 p.m.
Storey County Courthouse, District Courtroom
26 South “B” Street, Virginia City, Nevada

Larry Prater - Chairman Jim Hindle - Vice-Chairman
Virgil Bucchianeri — Planning Commissioner Kris Thompson - Planning Commissioner
Pamela Smith - Planning Commissioner Ron Engelbrecht — Planning Commissioner

John Herrington— Planning Commissioner

All items include discussion and possible action to approve, modify, deny, or continue unless marked otherwise.

Call to Order at 6:00 p.m.

Roll Call

Pledge of Allegiance

Discussion/Possible Action: Approval of Agenda for August 4, 2016.
Discussion/Possible Action: Approval of Minutes for May 19, 2016.

Discussion/Possible Action: Approval of Minutes for June 2, 2016.
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Discussion/Possible Action: 2016-013 Special Use Permit by Mickey Hazelwood of the Nature
Conservancy. The applicant is requesting a special use permit to alter portions of the existing
Truckee River channel and abutting floodplain environment to facilitate flood management, water
quality improvement, biodiversity and habitat enhancement, noxious weed eradication, and
recreation opportunity. Location is 191 Wunotoo Rd, McCarran, Storey County, Nevada (APN: 004-
091-72) 0 PLC#4: PTN NW4 S34 T20N R22E, McCarren, Storey County, Nevada (APN: 004-091-30).

8. Discussion/Possible Action: 2016-018 Parcel Map by Laurie Weatherston of Weatherston
Surveying. The applicant is requesting a parcel map merging and re-subdividing three parcels into
two parcels located at 180 South O Street, 190 South O Street, and 200 South O Street in Virginia City,
Storey County, Nevada (APNs 001-251-10, 001-251-11, 001-251-12).

9. Discussion /Possible Action (Master Plan Amendments): Discussion and possible action on the
adoption of comprehensive text amendments to the existing Storey County Master Plan, including
the following elements: land use; population; housing; economic development; transportation; public
services and facilities; water and natural resources; cultural and historical resources; and other
provisions thereof, and the adoption of comprehensive map amendments to the existing Storey
County Master Plan area and land use designation maps. Public participation is encouraged. Copies of
the master plan draft may be obtained from the Planning Department website at
http://www.storeycounty.org/521/Updates, at 775.847.1144, or from planning@storeycounty.org.

10. Discussion/Possible Action: Determination of next Planning Commission meeting.
11. Discussion/Possible Action: Approval of Claims.
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12. Correspondence (no action)
13. Public Comment (no action)
14. Staff (no action)

15. Board Comments (no action)
16. Adjournment

Notes:

Note: Additional information pertaining to any item on this agenda may be requested from the

Planning Department (775-847-1144).

e Note: There may be a quorum of Storey County Commissioners in attendance, but no action or
discussion will be taken by the Commissioners.

e Note: Public comment will be allowed after each item on the agenda (this comment should be
limited to the item on the agenda). Public comment will also be allowed at the end of each meeting
(this comment should be limited to matters not on the agenda).

Certification of Posting

[, Lyndi Renaud, on behalf of the Storey County Planning Commission, do hereby certify that I posted, or
caused to be posted, a copy of this Agenda at the following locations on or before July 26, 2016: Virginia
City Post Office; Storey County Courthouse; Virginia City Fire Station 71; Virginia City RV Park; Mark
Twain Community Center; Rainbow Bend Clubhouse; Lockwood Community Center; Lockwood Fire
Station; Virginia City Highlands Fire Station; and the Virginia City Highlands mailbox buildings.

By Lyndi Renaud, Secretary




STOREY COUNTY PLANNING
COMMISSION MEETING
Thursday, May 19, 2016 6:00 p.m.
Rainbow Bend Clubhouse
500 Ave de la Bleu de Clair in Lockwood, Nevada

MEETING MINUTES

CHAIRMAN: Larry Prater VICE-CHAIRMAN: Jim Hindle

COMMISSIONERS:
Virgil Bucchianeri, John Herrington, Pamela Smith, Ron Engelbrecht, Kris Thompson

Call to Order: The meeting was called to order by the Chair at 6:11 P.M.

Roll Call: Jim Hindle, Larry Prater, Virgil Bucchianeri, John Herrington, Kris Thompson, Pamela Smith, and Ron
Engelbrecht.

Also Present: Planning Director Austin Osborne, Planner Jason VanHavel, Deputy D.A. Keith Loomis, County

Commissioner Lance Gilman, County Commissioner Marshall McBride, County Commissioner Jack McGuffey, and
Contract Attorney Bob Morris.

Pledge of Allegiance: The Chair led those present in the Pledge of Allegiance.

Discussion/Possible Action: Approval of Agenda for May 19, 2016.

Motion: Approve Agenda with correction of wording of Item 7, Discussion/Possible Action to Discussion Only/No
Possible Action for May 19, 2016 Action: Approve, Moved by Commissioner Hindle, Seconded by Commissioner
Herrington, Vote: Motion carried by vote (summary: Yes=7).

Discussion/Possible Action: Approval of Minutes for March 3, 2016.

Motion: Approve Minutes for March 3, 2016 Action: Approve, Moved by Commissioner Smith, Seconded by
Commissioner Thompson, Vote: Motion carried by vote (summary: Yes=7).

Discussion/Possible Action: Approval of Minutes for April 7, 2016.

Motion: Approve Minutes for April 7, 2016 Action: Approve, Moved by Commissioner Smith, Seconded by
Commissioner Thompson, Vote: Motion carried by vote (summary: Yes=7).

No public comment.




Discussion Only/No Possible Action (Master Plan Amendments): Discussion and comments from the commission,
staff, and public regarding existing and potential future land uses and development patterns in the county and its
communities. Discussion will include a review of draft Master Plan Chapter 4 Land Uses; Chapter 5 Population; Chapter 6
Housing; Chapter 8 Transportation; and other chapters of the draft master plan. Public participation is encouraged.
Copies of the master plan draft may be obtained from the Planning Department website at
http://www.storeycounty.org/521/Updates, at 775.847.1144, or from planning@storeycounty.org.

Planning Director Osborne: Began by explaining that a master plan is a guiding document for land use in the county, as
well as a defendable document in court. The draft narrative version of the master plan is complete and available for
viewing on the county website. Due to the large turnout, Mr. Osborne concentrated on the Lockwood part of the master
plan. He gave a brief overview of the master plan’s narrative for Lockwood and emphasized that tonight’s meeting is just
a workshop - there is no action planned. He further explained that there are no pending planning applications or
proposals for land uses submitted at this time for the Lockwood area.

Rose Austin, Lockwood Resident: Asked when the master plan is scheduled to be adopted? Will there be multi-family
residential use in the Lockwood area?

Planning Director Osborne: After working on the master plan for 7 years, it will be adopted in August. There is no
zoning in the area for multi-family at this time. The master plan suggests that any multi-family residences would have to
be in an integrated mixed-use community under the provisions of the new master plan. An applicant would have to come
before the planning commission in a public hearing, and then the county commission in another public hearing, to
request a zone change.

Rose Austin, Lockwood Resident: The majority of people in Lockwood don’t want multi-family here.

Planning Director Osborne: Assured the audience that all comments will be heard today. He explained that ultimately it
will be the planning commission that will make a recommendation to the county commission on what happens in the
master plan. Mr. Osborne reiterated that there is nothing in the zoning ordinance that would allow someone to come in
right now and start building multi-family residences without further public review.

Chairman Prater: This planning commission historically has involved the community in every decision that may affect it.
There are no plans on changing that policy.

Merilee Miller, Lockwood Resident: Commented that the road structure cannot handle the kind of traffic that
apartments would bring. Lockwood is a quiet community and the residents want to keep it that way. She asked “And
what about water and sewer?”

Jessica Ferguson, Lockwood Resident: People do not obey the speed limits. Does the master plan address the need for
speed bumps? Does the master plan take into consideration townhouses that are owned versus rented? Young families
do not want to move here because of the cell service and internet connection issues we have here.

Planning Director Osborne: Explained that while speed bumps are not mentioned specifically, the master plan does
discuss using calming devices and circular patterns in neighborhoods to slow traffic. If a major residential use were to be
approved in the future, there are standards that would have to be met. It would have to be built in such a way to attract
the right kind of residents described in the master plan. It would have to be built so that it interfaces with the existing
neighborhoods.

Bill Meyer, Lockwood Resident: Expressed his personal feeling that the planning commission is already thinking that
this is probably going to happen and that the commission didn’t exercise its due diligence. For example, the Interstate-80
congestion is directly the result of the USA Parkway extension and the Tahoe-Reno Industrial Center (TRIC). The county
is getting tax money from all this growth without improving the I-80 congestion which is a direct result of the growth.
This area cannot handle apartment complexes and all the traffic it will bring.

Chairman Prater: This planning commission is not involved with what goes on with TRIC. That is between the
developers and the county commission under a development agreement. Those concerns should be taken up with the
county commissioners.

Bill Meyer, Lockwood Resident: The [-80 corridor was not designed to handle this kind of load and you want to add
even more people to an already impossible situation.
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Planning Director Osborne: Explained that the planning department is working with the Nevada Department of
Transportation (NDOT), the Regional Transportation Commission of Washoe County (RTC), the Carson Area
Metropolitan Planning Organization (CAMPO), and others that are involved in the planning of [-80 to address issues and
concerns along the 1-80 corridor.

Planner VanHavel: Explained that he was an NDOT engineer for 10 years before coming to work for Storey County. For
those 10 years, Planning Director Osborne, County Manager Whitten, and Community Development Director Dean
Haymore brought their concerns about [-80 to him. Storey County will continue to work with NDOT before this situation
gets worse.

Unknown, Lockwood Resident: I think that heavy industrial use over there (east of Lockwood and across the river) is a
bad idea for the community. It’s noisy. There is so much land out there, why does it have to be back up right against our
community?

Chairman Prater: Explained the land described across the river is in Washoe County.

Martin Reeves, Lockwood Resident: Voiced his displeasure with the cell phone and internet service in Lockwood. How
can you plan anything without first fixing our cell phone service and getting us up on fiber optics?

Chairman Prater: Our emergency management people have been working on this. Unfortunately, that is all private
enterprise. And if they don’t see a buck in it, they don’t feel it's worth their while. The county is sympathetic to this issue.

Michael Wilson, Lockwood Resident: What you are hearing from these individuals here tonight are individual
problems? Water, sewer, DSL, cell service and traffic - they are all legitimate issues. But what we are really talking about
is the nature and quality of our life here in this community. We heard that there are going to be 400 to 800 apartments
putin to the east of here. This will negatively impact our existence, because this is a true community. None of you live
here - you don’t have skin in the game. Renters are transient by nature and they don’t have skin in the game either.

Chairman Prater: Speaking strictly for myself here, I agree with everything you said except the fact that we do not have
any skin in the game. Every person on this board is giving up their time to be here tonight. We volunteered for these jobs
because we care about and love Storey County. We do have skin in the game - we want Storey County to be the best
county in the state of Nevada. That's why we’'re here and that’s why we are listening to you. We are not your enemy.

Commissioner Thompson: I am relatively new to the board, appointed five months ago. But in the five or six meetings I
have attended, I can tell you that this board is engaged. These people care and they are listening to you. There is no
apartment complex on the agenda tonight. I live in the River District right down the road and I do have skin in this game.
The commission is doing its due diligence by listening to you.

Commissioner Smith: I'm on the planning commission because I love all of Storey County. I have raised children here
and served twelve years on the school board.

Michael Wilson, Lockwood Resident: Apologized if the board was offended. He explained that they aren’t trying to
attack the board, only trying to get their attention.

Tami Funk, Lockwood Resident: Expressed concern about the impact apartments would have on the school and
children in the community.

Larry Elderson, Lockwood Resident: Believes that somebody sent out a “trial balloon” to see if it would float, and now
the maps being shown tonight have the words “multi-family unit” on them.

Chairman Prater: Adjourned the meeting for 15 minutes at 7:10pm. Reconvened at 7:25pm.

Chairman Prater: It was suggested that a survey of audience members be taken regarding multi-family units in
Lockwood. He asked how many are against multi-family housing in the Lockwood area. Almost everyone in the audience
raised their hands and voted that yes, they are against it. There were an estimated 105 people in the audience. Chairman
Prater asked anyone who supported the multi-family use to raise their hand. No one raised their hand in support.

Planning Director Osborne: Explained that every area of the county has its issues. Over 250 people in Virginia City
attended planning meetings because of mining in the Comstock. In Mark Twain it was over Sierra Pacific Power’s Emma




substation. In the Highlands it has been about allowing commercial use into that area. [ commend this board for going to
every community in our county and listening to the residents.

Vice-Chairman Hindle: The statement made earlier that this master plan will be approved in August was a general
statement. The map that you see tonight probably will not be the one adopted in August. It will be some variation of it,
and that’s why we’re here - to get your input.

Merilee Miller, Lockwood Resident: Thanked the board and the county commissioners for coming to Lockwood and
listening to the community’s concerns.

Jessica Ferguson, Lockwood Resident: Believes Lockwood is a great community, but some growth is needed to attract
young families.

Peter Toos, Lockwood Resident: East Lockwood was all under water during the flood of 1997.

Planner VanHavel: Explained that he carries a flood plain management certification. County policy does not allow
construction in flood plains, which that area (Peri Ranch) is. The developers would have to modify it first in order to
build there.

Philip Hilton, Lockwood Resident: Asked what kind of industrial uses can the community expect?
Planning Director Osborne: It will be light industrial under its existing zoning.

Jennifer Agnew, Lockwood Resident: Expressed concern about single-family (R1) having as many dwellings as multi-
family. Believes Lockwood can’t support any extra growth.

Planning Director Osborne: Explained single-family R1 zoning. R1 means single family residential and the suffix 5 (R-1-
5 for example) means five thousand square feet lots. Suffix 10 would mean ten thousand square feet lots, etc. The master
plan will say that single family homes should be in this general area only if they are “in scale” with the existing
community, without impacts to traffic, schools, etc. If an applicant wants to put houses in that area, they have to come
before this planning commission, in this community, and then the county commission for a zone change, as well as for a
planned unit development and tentative map if it's a large subdivision.

Jennifer Agnew, Lockwood Resident: Looking at the total number of dwelling units that Lockwood could facilitate,
traffic, schools, water, sewage would all be greatly impacted.

Planning Director Osborne: During a planned unit development process, all of those things have to be analyzed and
they will be brought forth in the public setting.

Philip Hilton, Lockwood Resident: Who is pushing to have this development here in this community?

Chairman Prater: Again, this is a master plan. We are not pushing anything. We are trying to anticipate what may
happen - and make what may happen, compatible with the existing area. Reno and Sparks are growing again, and with
the industrial park growing like it is, there will be pressure on Storey County to accept more development.

Rose Austin, Lockwood Resident: What is that area (referring to east of Rainbow Bend) zoned for now?

Planning Director Osborne: About 20 acres are zoned agricultural and the remaining is light industrial. That is how it is
zoned now.

Michael Wilson, Lockwood Resident: Who is pressuring this community to grow? We were here first - please keep us
in mind.

John Miller, Lockwood Resident: What would the impact be on the fire and sheriff departments?

Planning Director Osborne: There is no pressure locally to do this. But there is pressure regionally from neighboring
school districts, the Washoe Regional Transportation Commission, Carson Area Metropolitan Organization (CAMPO),
commissioners and city supervisors from neighboring jurisdictions. That is where the pressure comes from, and these
groups can lobby the legislature to impose actions on Storey County if we don’t address certain issues in our planning.
That is where the pressure is from; it’s not developers. Our fire district is required to meet ISO (insurance service
organization) rates. A fire district station needs to be five miles from activity and every station has to have a certain
amount of employees and apparatus. Before development can come in, all those things need to be worked out.
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Eva Yaergis, Lockwood Resident: Expressed concern about industrial creating pollution during an inversion.

Planning Director Osborne: Explained that is why light industrial is considered for the Peri Ranch area. Most of the
uses are zero emission.

Marsha Askov, Lockwood Resident: Asked if the extension of USA Parkway to Highway 50 would also bring more
development and traffic.

Chairman Prater: Explained that the industrial park goes all the way to the Lyon County line and there is no provision
for residential zoning in the industrial park.

Planning Director Osborne: Added that the USA Parkway connection to Highway 50 would actually divert truck traffic
from the I-80 corridor toward Highway 50 and south.

Jennifer Agnew, Lockwood Resident: Concerned about the current safety issues of Peri Ranch Road.

Planner VanHavel: This is addressed in the transportation section of the master plan. It states that since Peri Ranch
Road connects Lockwood and Mustang, it should be a priority to keep it maintained.

Edna Cudworth, Lockwood Resident: Asked if Peri Ranch Road is a county road.

Planning Director Osborne: Peri Ranch Road goes through agricultural land to the east and there is a public access
easement on that land for the road. Thatis an access easement that has to be maintained by the property owner.

Chairman Prater: Gave out the email address that correspondence can be sent to: planning@storeycounty.org.

Peter Toos, Lockwood Resident: Is Peri Ranch Road a private road, and what about the Tahoe-Pyramid Bikeway using
Peri Ranch Road?

Planning Director Osborne: That portion of Peri Ranch Road is private property and is a public access easement that is
required to be maintained by the property owner. As far as the Tahoe-Pyramid Bikeway, it is written in the master plan
that Storey County supports the project through most of the county, but stands firmly beside the Lockwood and Rainbow
Bend residents’ desire to not have the path aligned near their community. What the residents want in this area is what
we have been supporting.

Chairman Prater: Asked for board comment.

Vice-Chairman Hindle: Thanked attendees for their participation and input. It is the commission’s job to listen to the
community.

Dennis Smith, Lockwood Resident: After tonight, I have the utmost respect for the integrity of the board and staff.
Discussion/Possible Action: Determination of next Planning Commission meeting.

Motion: Next Planning Commission Meeting to be held on Thursday, June 2, 2016 at 6:00 p.m. at the Storey County
Courthouse in Virginia City, NV Action: Approve, Moved by Commissioner Thompson, Seconded by Commissioner
Smith, Vote: Motion carried by vote (summary: Yes=7).

Discussion/Possible Action: Approval of Claims. None.
Correspondence (no action) - None.

Public Comment (no action)

Unknown, Lockwood Resident: Announced that Lockwood’s 100 year anniversary celebration will be held July 16t
at the park.

Jessica Ferguson, Lockwood Resident: Asked if Peri Ranch Road will be repaired.

Edna Cudworth: Explained that he has been in contact with Dean Haymore. Public Works has been out to look at
the road and they are looking into the drainage problem.

Staff (no action)
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Planning Director Osborne: Informed the community about the Fulcrum Sierra Biofuels recycling separation facility
that is being built to the east. It is a waste separation plant.

13. Board Comments (no action)

Commission Bucchianeri: Historically, we wouldn’t have Rainbow Bend here if Henry Bland, a county
commissioner at the time, had succeeded in making this area a greyhound racing track.

Chairman Prater: Thanked everyone for attending and participating in the meeting.

14. Adjournment (No Action) - The meeting was adjourned at 8:23 P.M.

Respectfully Submitted, By Lyndi Renaud




STOREY COUNTY PLANNING

COMMISSION MEETING
Thursday, June 2, 2016 6:00 p.m.
Storey County Courthouse, District Courtroom
26 South “B” Street, Virginia City, Nevada

MEETING MINUTES

CHAIRMAN: Larry Prater VICE-CHAIRMAN: Jim Hindle

COMMISSIONERS:
Virgil Bucchianeri, John Herrington, Pamela Smith, Ron Engelbrecht, Kris Thompson

Call to Order: The meeting was called to order by the Chair at 6:00 P.M.

Roll Call: Larry Prater, Virgil Bucchianeri, Kris Thompson, Pamela Smith.
Absent: Jim Hindle, John Herrington, and Ron Engelbrecht.

Also Present: Planning Director Austin Osborne, Planner Jason VanHavel, Deputy D.A. Keith Loomis, and County
Commissioner Lance Gilman.

Chairman Larry Prater was present at the meeting via teleconference. The Chairman appointed Commissioner Pamela
Smith to preside as Chairman for the meeting.

Pledge of Allegiance: The Chair led those present in the Pledge of Allegiance.

Discussion/Possible Action: Approval of Agenda for June 2, 2016.

Motion: Approve Agenda for June 2, 2016 Action: Approve, Moved by Commissioner Thompson, Seconded by
Commissioner Bucchianeri, Vote: Motion carried by vote (summary: Yes=4).

No public comment.

Discussion/Possible Action: Special Use Permit 2016-008 by Kevin and Ambre Chevalier. The applicants are
requesting a Special Use Permit to operate a business for classic automobile chassis, mechanical, and body restoration in
a CR(Commercial Residential) zone at 790 South A Street, Virginia City, Storey County,

Nevada, (APN 001-041-12).

Planner VanHavel presented the file to the commission.
e The property is located at 790 South A Street in Virginia City.
o The applicant proposes to operate a high end automobile restoration business from his property, which will
include body, engine, transmission, suspension, electrical, and interior.
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e There are no needed site improvements other than to meet the public safety requirements.

o The onsite work is expected to be performed inside, with all storage inside an existing detached garage and is not
expected to cause any offsite noise, fumes, or vapors.

e This special use permit appears to add to the diversity of Virginia City and the business appears to add to the
local economy.

Planner VanHavel: Pointed out that there are two potential motions for approval. The first motion for approval allows
full restoration including body work. At this point in time the applicant is not expecting to do body work onsite, but this
approval would allow him to do so in the future without coming back in front of the planning commission.

Kevin Chevalier, Applicant: Introduced himself. He and his wife moved to Virginia City three years ago.

Commissioner Thompson: Will the automobiles being serviced be parked inside? Is the staff reccommendation to
approve?

Planner VanHavel: The vehicles will be stored inside. Yes, staff reccommendation is to approve with the paint work.
Commissioner Thompson: I think you are a great fit for this community.

Chairman Smith: If we do not approve the painting, the applicant will have to come back to the Planning Commission?
Planner VanHavel: Yes. If he would like to change his business model in the future, he will need to come back.
Commissioner Thompson: I understand that spray booths are environmentally safe these days.

Kevin Chevalier, Applicant: Spray booths have their own climate contro], filters, and intake and exhaust fans. Nothing
gets outside other than air. We may have multiple vehicles that are being serviced, but storage of the vehicles will be
indoors.

Planner VanHavel: Read the findings into the record:

e 5.1.1 - The Special Use Permit (SUP) complies with all federal, state, and county regulations.

e 5.1.2 - The SUP will not impose substantial adverse impacts or safety hazards on the adjacent properties or the
surrounding area.

e 5.1.3 - The conditions of the SUP adequately address potential fire hazards and require compliance with
applicable fire codes, including fire protection ratings.

e 5.1.4 - Use will not adversely affect the existing South Street, B or A Street, and if the use does impact the road,
the applicant will maintain effected streets to conditions as of SUP approval.

e 5.1.5 - Any paint and/or body work will be mitigated appropriately to maintain public health and safety.

e 5.1.6 - The conditions under the Special Use Permit do not conflict with minimum requirements in SCC Chapter
17.12 General Provisions, Chapter 17.30 CR Commercial Residential Zone and Chapter 17.03.150 Special Use
Permits, or any other federal, state or county regulations, including building and fire codes.

No public comment.

Motion: In accordance with the recommendation by Staff, the Findings under Section 5.1 of the Staff Report and other
Findings deemed appropriate by the Planning Commission, and in compliance with the conditions of approval in Section
6 of this report, I Kris Thompson, hereby recommend conditional approval of Special Use Permit Application Number
2016-008 for the operation of the automobile restoration business, including local body and paint work, located at 790
South A Street, Virginia City, Storey County, Nevada (APN: 001-041-12).

Action: Approve, Moved by Commissioner Thompson, Seconded by Commissioner Bucchianeri, Vote: Motion carried by
vote (summary: Yes=4).

Discussion Only/ No Possible Action (Master Plan Amendments): Discussion and comments from the commission,
staff, and public regarding existing and potential future land uses and development patterns in the county and its
communities. Discussion will include a review of draft Master Plan Chapter 4 Land Uses; Chapter 5 Population; Chapter 6
Housing; Chapter 8 Transportation; and other chapters of the draft master plan. Public participation is encouraged.
Copies of the master plan draft may be obtained from the Planning Department website at
http://www.storeycounty.org/521/Updates, at 775.847.1144, or from planning@storeycounty.org
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8.

9.

Planning Director Osborne: Began by explaining that a master plan is a guiding document for land use in the county, as
well as a defendable document in court. The draft narrative version of the master plan is complete and available for
viewing on the county website. He continued with the transportation chapter which discusses how current and future
needs will be met. Parking, congestion and visibility on “C” Street in Virginia City are addressed. Also the possibility of a
roundabout at the intersection of “B” Street, SR-341 and SR 342 in the future is discussed. A traffic signal would not be
appropriate at the location because of the Fourth Ward School.

Chairman Smith: When it comes to roundabouts, the biggest factor is engineering. We need to make sure it’s what’s best
for those living here while accommodating those who don’t.

Planner VanHavel: I believe NDOT has developed a proficiency of designing really good roundabouts. Roundabouts can
be tricky; NDOT should take the lead on the design if we decide to go that route in the future.

Planning Director Osborne: The master plan does not say it must be a roundabout - it’s just a suggestion as there may
be other traffic signal alternatives. This could be twenty years in the future or not be needed at all; however, we should
plan for this now. Some of the key challenges of roads throughout the Comstock include dead-ends, clouded title,
intersections, and lighting. Gold Hill is discussed as a haphazard parcel ownership and parcel creation since the 1860’s.
The parcels don’t follow roads and this needs to be addressed.

Commissioner Thompson: The master plan is a magnificent document. You all have gone above and beyond the call of
duty by going into the local communities and getting feedback. What is the timeline for getting this master plan stamped
and done?

Planning Director Osborne: August 31, 2016 it has to be done. We have a housing moratorium that cannot be extended
anymore. The next planning meeting will be in Lockwood and that will be our last workshop. On June 19t - July 7t Fred
Steinmann will edit the master plan. Fred Steinmann is an Economic Development Specialist at the College of Business
Administration, University of Nevada Reno. This service is provided by the Governor’s Office of Economic Development,
so there is no charge to the county. I pledged to our communities years ago that this was to be a homegrown master plan
from the ground up; it definitely has become that.

Chairman Smith: Commended the staff and planning commission for their efforts to reach out to all communities.

Commissioner Thompson: This has been a totally transparent process. You've gone out of your way to get public
comment.

Planner VanHavel: Shared an experience from when he worked at NDOT illustrating how important public input is to
the process and success of the project.

Planning Director Osborne: Once the master plan is adopted we will immediately begin working on zoning that
conforms to the master plan. I think everyone in this room will agree that we are probably going to be looking at
substantial subdivisions, including housing and industrial in the future. I am proud that we have this kind of plan in place
to guide us into the future. It wasn’t written by the XYZ Corporation, it's written by us.

Chairman Smith: It's our document. I think that’s really important.

Discussion/Possible Action: Determination of next planning commission meeting.

Motion: Next planning commission meeting to be held on Thursday June 16, 2016 at the Rainbow Bend Clubhouse in
Lockwood, NV at 6:00 p.m. Action: Approve, Moved by Commissioner Thompson, Seconded by Commissioner
Bucchianeri, Vote: Motion carried by vote (summary: Yes=4).

Commissioner Thompson stated that he will not be attending the June 16%* meeting due to another obligation.

Discussion/Possible Action: Approval of claims - None

Correspondence (No Action) - None

10. Public Comment (No Action) - None

11. Staff (No Action):




12.

13.

Planning Director Osborne:
e Thanked special counsel Bob Morris for his legal counsel throughout the master plan process. He’s been helping
to make sure the master plan is legally compliant.
e  Will be looking into creating design standards in the county code as talked about in the master plan.
e The District Court made a mandate to the county to plan on moving the Justice Court into some other facility
other than the current room. We are looking into an annex that compliments the courthouse and other
alternatives.

Chairman Prater: Who owns the courthouse?
Planning Director Osborne: Storey County owns the courthouse.

Chairman Prater: Then why are we at the beck and call of the district court? He said that this has been an ongoing issue
and he is frustrated about it.

Planning Director Osborne: The ownership of the building is Storey County, but the district court judges are the master
of the court facilities portion of the building. The district court can direct the county what to do in this regard. We are
using the room at the pleasure of the judges.

Keith Loomis, Deputy District Attorney: I did talk to Judge Russell and he informed me that they were doing a favor
for the Justice of the Peace by allowing them to use the courtroom. They are not inclined to continue that forever. I don’t
know if they have specific authority to control that, but it’s not in our best interest to challenge the District Court.

Chairman Prater: If the county was in a financial bind and decided to sell the courthouse it sounds like they have the
authority to block something like that.

Discussion between board members about the courtroom.

Planning Director Osborne:

e  Public Works Director Mike Nevin is moving forward with the sewer retrofit in Virginia City and Gold Hill.

e Working on easements for the completion of seven miles of water line from Marlette Lake.

e  Working with the BLM office and Department of the Interior to get the language straightened out for the lands
bill, which will transfer BLM land back to Virginia City and Gold Hill.

e  Switch at the Tahoe-Reno Industrial Center (TRI) is moving forward.

e There are some exciting potential commercial uses coming to TRI to serve employees of the area.

e There will be a ribbon cutting for the expansion of USA Parkway on June 7t. The target date for completion is
August 2017.

Board Comments (No Action) - None

Adjournment (No Action) - The meeting was adjourned at 6:50 P.M.

Respectfully Submitted,

By Lyndi Renaud
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1. Background & Analysis

1.1  Site location and characteristics

The properties are located at 191 Wunotoo Rd, McCarren, Storey County, Nevada (APN: 004-091-72)
and 0 PLC#4: PTN NW4 S34 T20N R22E, McCarren, Storey County, Nevada (APN: 004-091-30).
The parcels are approximately 54.6 and 9.0 acres respectively. APN 004-091-72 is zoned I-2 and
contains some electric transmission improvements on the west end of the property. APN 004-091-30 is
zoned Natural Resources, contains no improvements and generally has the Truckee River running
through it, as the river has been moving a bit in this area (Figure 1 & 2, Maps).

Access to 004-091-72 is from Wunotoo Road from Washoe County to the north via the 1-80 frontage
road. There does not appear to be any direct access to 004-091-30. While Sierra Pacific Power
Company owns the identified property, Nature Conservancy have provided easements on the subject
land. The easements from Sierra Pacific Power to Nature Conservancy allow Nature Conservancy to
build and maintain this project.

03/26/2015 - 0312712015

Figure 2: Area Map 004-091-72 on the left, 004-091-30 or the right
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Figure 3: Proposed project area

1.2 Proposed Use

The following is the short description from the Applicant regarding the project.

Nature of Activity
The project proposes to lower the existing (abandoned) floodplain in order to reconnect it with
the Truckee River. Swales and scour channels will be excavated into the designed floodplain
surface to provide topographic and hydrologic complexity and to increase flood water storage
potential. A grade control structure will be constructed of 1 ton boulders on the downstream
end of the project to prevent the river from outflanking the existing riffle located there. A series
of rock groins, keyed into the banks of the river, will be constructed in two strategic locations,
one on the northern (river left) bank and one on the southern (river right) bank of the river to
reduce shear stress and prevent river migration into undesirable areas during high flows. The
areas between the groins will be armored with cobble rock material and staked with willows to
further reinforce the banks. Along the inside of the two slight bends in this reach, cobble/gravel
material will be placed instream to establish pointbars. The elevation of the earthen berm
separating the floodplain and the gravel pit will be lowered slightly, and the face of the berm
will be protected as necessary with rip rap/rock slope protection. All excavated earth material
will be place in the southwestern portion of the gravel pit pond to create additional floodplain-
elevation acreage, rather than open water. A temporary river crossing will have to be built in
order to move excavated material from the south side of the river to the gravel pit pond on the
north side of the river. All disturbed surfaces will be revegetated with native plant species.
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Primary elements of this project include:
¢ Lowering the floodplain

¢ Construction of point bars, rock groin migration barriers, and a grade control structure in and
adjacent to the active channel

¢ Lowering the elevation of an earthen berm structure

» Sequestering spoils in an old gravel pit pond to create additional floodplain-elevation acreage

1.3 Special Use Permit Required

This special use permit was submitted as required by SCC Sections 17.12.100(G) which reads, “A
special use permit is required for all natural resources river and waterway restoration, wetland creation,
and water restoration and recycling.”

SCC 17.35.30 (Uses Subject to Special Use Permit) in the “I-2 Heavy Industrial Zone” paragraph T
reads, “Natural resources river restoration regulated under section 17.12.100.” SCC 17.76.30 (Uses
Subject to Special Use Permit) in the “NR Natural Resources Zone” paragraph I reads, “Natural
resources river restoration regulated under section 17.12.100.”

1.4 Surrounding Uses

The property to the north in Washoe county is vacant and Master Planned as Resources. Land to the
west is used for power generation and owned by Sierra Pacific Power. The land to the south is the
Union Pacific Rail line and further south is the Barrick solar power generation facility. To the east there
is vacant Washoe County resource land and vacant Sierra Pacific Power land.

1.5  Existing Conditions

Under the authority of the Flood Control Act of 1954, the U.S. Army Corps of Engineers altered the
natural flow of the Truckee River between the Truckee Meadows and Pyramid Lake to reduce flooding
in the Cities of Reno and Sparks. The river channel was straightened and widened in many sections. The
straightening led to channel down-cutting and deepened the groundwater table. These man-made
changes to the river environment disconnected the river from the riparian habitat and surrounding
floodplains. Without access to groundwater, regeneration of native riparian vegetation had been
impaired for decades.

1.6  Arealmpacts

The SUP Application includes a detailed description (pp. 2-6) of Best Management Practices (BMPs) that will
“minimize surface water contact with exposed cuts and fills, and reduce or prevent associated impacts.” BMPs
include measures that are taken to protect air, water, and land quality at and surrounding the project site. A
summary of the BMPs to be implemented in the project are as follows:

A. Pre-Construction.

o Staging will be in the northwest part of the project in an old Sierra Pacific employee parking lot and
southern access staging will be off Waltham Way on Sierra Pacific land high ground well away from
the river.

e Equipment and materials will be washed before use and runoff will be controlled on site.

Protection of the river turbidity curtains will be used.

o No off project site disturbances are planned.

B. Construction.
e Air and water quality monitoring.
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e Protection of the river while conducting floodplain grading, including activities inside the river
floodway and reusing identified materials.

¢ Installation of appropriate swales and scour channels to slow and manage weather and flood events.
Installation of point bars, groins, and grade control structures to prevent channel movement.

e Erosion control during construction, including straw wattles, silt fencing, etc.

C. Post-Construction.
e Primary haul roads along both north and south sides of the river will be graveled with three-quarter
inch road base rock
e Re-vegetation/Air Quality/Erosion Treatments
Temporary construction roads of native surface will be ripped or disked to reduce compaction in
preparation for re-vegetation efforts

Past well intended efforts to straighten and control the river have adversely impacted the water table,
riparian areas and floodplains. This project helps to restore those elements. “The primary purpose of
the project is to contribute to the ecological restoration of the lower Truckee River. Overall, the project
is intended to help restore basic physical and biological functions to a more natural condition so that the
ecological systems and native organisms can depend on those functions” (P 8).

The schedule for the project is to start construction in September 2016. It is hoped that the project will
be completed in early 2017.

Other agencies that are required to provide permits or approvals for this project include: NDEP,
NDWR, Washoe County Health district, Air quality Management, Nevada State Lands, Washoe and
Storey Counties, and other federal agencies through state agencies.

It appears that the proposed Nature Conservancy SUP will impose no adverse impacts on the
surrounding lands when the above items are addressed.

2. General Compliance with Storey County’s Guiding Documents

2.1  Summary Table

The table below shows land uses, master plan designations and zoning for the land surrounding the
proposed residence. There are no evident conflicts between the proposal and the County Master Plan.
The proposed use is consistent with the surrounding land that allows for commercial/residential uses.

Figure 4: Land Use Compatibility
Land Land Use Master Plan Zoning

Applicant's Land parcel 1 Vacant Resources NR
Applicant's Land parcel 2 Power transmission Industrial 1-2
|Land to the south Railroad and Solar Power Industrial I-2
ILand to the west Power Generation Industrial -2
ILand to the north (Washoe) Vacant Resources GR*
ILand to the East (Washoe) Vacant Resources GR*

* GR=General Rural

2.2  Compliance with Storey County Master Plan

The proposed special use permit conforms to the goals and objectives of the Storey County Master Plan including:
protecting the quality of present and future water resources (Chapter 5, Goal 2); regulating use of watershed areas
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to minimize fire danger and prevent degradation (Chapter 5, Goal 4); assisting property owners and interested
groups in controlling public use of critical watershed and riparian areas (Chapter 5, Objective 4.1); cooperating
with property owners and interested groups in the county in maintaining wild horses and other grazing animals
(Chapter 5, Objective 4.2); providing adequate park and recreation facilities for all residents of the county
(Chapter 6, Goal 2); maintaining a healthy environment for all residents of the county (Chapter 9, Goal 1); and
ensuring land use plans are compatible with the zoning map, master plan, and previous planning decisions
(Chapter 9, Objective 1.1).

3. Compliance with the Storey County Code

3.1  Uses Subject to Special Use Permit
SCC 17.35.30

I-2 Heavy Industrial Zone paragraph T reads, “Natural resources river restoration regulated under
section 17.12.100.”

SCC 17.76.30
NR Natural Resources Zone paragraph I reads, “Natural resources river restoration regulated under

section 17.12.100.”
3.2  Stated when to allow a special use permit
SCC 17.12.018

“Uses listed as requiring a special use permit are considered as special exceptions within each zone.
Any special permitted use must meet with the regulations for special use permits and any conditions
imposed by the board. In addition to the special use permit, all necessary federal, state, and county

permits and licenses are required.”

The applicant is in compliance with this section of the code. This passage of the SCC illustrates when
to allow a special use permit and this situation is in compliance.

3.3 No Other Non-compliance Problems

All other aspects of the project are expected to be within the county code.

4. Public Comment

4.1 Public Comment
As of July 26, 2016 (date of posting) Staff has not received any comments from the public.

5. Findings

5.1 Motion for Approval
The following findings of fact are evident with regard to the requested Special Use Permit when the
recommended conditions of approval in Section 6 Recommended Conditions of Approval are applied:

5.1.1 SCC Sections 17.35.040(T) and 17.76.020(1) (Uses Subject to a Special Use Permit) require a
special use permit for nature resource projects including river and waterway restoration, wetland
creation, and recycling in the 1-2 Heavy Industrial and NR Natural Resources Zones.

5.1.2 The subject land is located in McCarran, Nevada, but is not located within the boundaries of the
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Tahoe-Reno Industrial Center; therefore, the proposed use is not subject to the restrictions or
entitlements of the Development Agreement between Storey County and the Tahoe-Reno Industrial
Center.

5.1.3 The conditions of SUP No. 2016-013 will not conflict with the purpose, intent, and other specific
requirements of the 1-2 Heavy Industrial Zone and the NR Natural Resources Zone, in which the project
is located.

5.1.4 The Special Use Permit complies with all federal, state, and county regulations.

5.1.5 The Special Use Permit will not impose substantial adverse impacts or safety hazards on the
adjacent properties or the surrounding area. The proposed project and the final product will not conflict
with or adversely impact surrounding existing land uses, future land uses, or land use entitlements

5.1.6 The conditions of approval under SUP No. 2016-013 impose sufficient regulations on the
proposed project to reasonably mitigate associated impacts on the surrounding environment and closest
land uses.

5.1.7 The conditions under this The Special Use Permit do not conflict with the minimum requirements
in SCC Chapter 17.12 General Provisions, Chapter 17.35 I-2 Heavy Industrial Zone, 17.76 NR Natural
Resources Zone and Chapter 17.03.150 Special Use Permits, or any other federal, state, or county
regulations, including public safety and health codes.

5.2 Motion for Denial

Should a motion be made to deny the Special Use Permit request, the following findings with
explanation of why should be included in that motion.

5.2.1 The proposed river restoration project or the final product thereof conflicts with one or more of the
stated goals and objectives of the county master plan.

5.2.2 The proposed river restoration project or the final product thereof, even with reasonable conditions
and mitigation, will conflict with the purpose, intent, and other specific requirements set forth in the 1-2
Heavy Industrial Zone or the NR Natural Resources Zone in which it will be located.

5.2.3 The proposed river restoration project or the final product thereof, even with reasonable conditions
and mitigation, will cause adverse impacts to surrounding existing land uses, future land uses, or land
use entitlements therein under the 1-2 Heavy Industrial Zone and/or the Development Agreement
between Storey County and the Tahoe-Reno Industrial Center.

5.2.4 The proposed river restoration project or the final product thereof, even with reasonable conditions
and mitigation, will cause adverse impacts public health and safety.

6. Recommended Conditions of Approval
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All conditions must be met to the satisfaction of each applicable County Department, unless otherwise
stated.

1. Special uses. Special Use Permit (SUP) No. 2016-013 is for the purpose of restoring and enhancing the
water quality and riverine habitats of the Truckee River to a more natural condition by moving and widening
the exiting river channel; creating meanders, oxbows, and other water bodies associated with the river
environment; and removing existing vegetation and replacing it with native plant species. The SUP will be
used pursuant to the advisory motion made by the planning commission and approved by the Board of
Storey County Commissioners (“Board”) on property located approximately at 191 Wunotoo Rd, McCarren,
Storey County, Nevada (APN: 004-091-72) O PLC#4: PTN NW4 S34 T20N R22E, McCarren, Storey
County, Nevada (APN: 004-091-30). The operation will comply with all of the requirements under this SUP
and federal, state, and county regulations. Issuance of this SUP does not convey property rights of any sort or
any exclusive privilege; nor does it authorize any injury to persons or property, any invasion of other private
rights, or any infringement of state or local laws or regulations.

2. Permits and expiration. The Permit Holder must apply for all applicable building and grading permits
within 24 months from the date of Board approval. This SUP will remain valid as long as the Permit Holder
and facility complies with the terms of this SUP and federal, state, and county regulations. No construction
or permitting for construction may commence prior to issuance of this SUP and granting of required grading
permits.

3. Transfer of rights. This SUP will inure to the record owner of the Subject Property (NV Energy) and to the
Permit Holder (The Nature Conservancy) and will run with the land. Any and all transfers of this SUP to
other persons, agencies, or entities must be advised in writing by Certified Mail to the Planning Department
at least 90 days prior to assignee taking over the project. The new owners/managers must sign and accept all
conditions and requirements of this SUP.

4. Indemnification and insurance. The Permit Holder warrants that the future use of land will conform to
federal, state, and county requirements; further, the Permit Holder warrants that continued and future use of
the land shall so conform. The Permit Holder and property owner(s) agree to hold Storey County, its officers,
and representatives harmless from the costs and responsibilities associated with any damage or liability, and
any/all other claims now existing or which may occur as a result of this SUP. The Permit Holder must
maintain satisfactory liability insurance for all aspects of this operation under this SUP for a minimum
amount of $1,000,000.00 (one million dollars) and provide proof thereof to Storey County prior securing
rights to this SUP.

5. Site supervision. A staff manager must be present on the premises at all times during operations. That
person must have knowledge of and immediate access to restrooms, fire suppression devices, First-Aid Kits,
and all locked gates. While on the premises, the on-site manager must possess a cellular telephone with
adequate signal to send and receive signals to and from Emergency 9-1-1 and Storey County Emergency
Services direct-connect 775-847-0950. All staff using cellular phones must be directed by the Permit Holder
or his designed to dial Storey County Emergency Services Direct-Connect (775) 847-0950 (in lieu of 9-1-
1) in case of emergency. Emergency 9-1-1 still is appropriate from land-line telephones.

6. Fire suppression. The Permit Holder must maintain fire extinguishers throughout the premises to the
satisfaction of the Storey County Fire Protection District (“SCFPD”). Each device must be identified by
large and brightly colored (i.e., red and white) identification which includes the words “FIRE
EXTINGUISHER”. Additionally, the Permit Holder will be held responsible for assuring that all vehicles
and heavy equipment (e.g., tractors and other mobile equipment) are equipped with a 5 pound minimum
ABC rated fire extinguisher.

7. Egress and circulation. The Permit Holder must coordinate an emergency access plan with the SCFPD

prior to project commencement. All access and circulation routes must meet the requirements for hard-
surfacing sufficient to support the weight of a fire engine as approved by the SCFPD.
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8. Roadway approaches. Egress points abutting Waltham Way or other paved county right-of-ways must
include an approach sufficient in design to prevent mud and debris tracking from the site onto the public
roadway. Any mud or debris tracked onto the roadway must be removed by the contractor immediately as
allowable by the Nevada Division of Environmental Protection (“NDEP”) and the National Environmental
Policy Act (NEPA) regulations. Mud, sand, and debris must not be allowed to adversely impact existing
drainage systems.

9. Signage. A legible sign must be placed at entry of the premises during project phases stating the name of
company/organization responsible for construction, street address and number of the project site, and contact
phone number(s). This sign must be at least 2 feet by 3 feet in size. Appropriate signage must be installed on
and around the premises stating rules for entry and circulation (e.g., no trespassing, travel permitted only on
designated pathways, etc.). The Storey County Public Works Director may require that temporary signs (e.g.,
sandwich-boards) indicating crossing truck traffic (i.e., “Truck Crossing”) be installed along the east and
west bound lanes of Waltham Way near egress.

10. Restrooms. The Permit Holder must provide properly maintained restroom facilities (porta-potties) and
wash stations adequate to meet the sanitation needs of persons on the premises during project construction
phases. The number of restroom facilities provided during this period is pursuant the projected number
persons on the premises at any given time, as recommended by the Portable Sanitation Association
International (PSAI). Each restroom must include a properly maintained alcohol-based gel hand sanitizer
dispenser.

11. Cultural resources plan. A comprehensive archeological, historic, and cultural resources study must be
performed on the premises as required and directed by the Nevada State Department of Cultural Affairs at
the expense of the Permit Holder in order to determine the presence of any paleontological resources
(historic or prehistoric site or artifacts) that may be located on the premises. Should any prehistoric or
historic remains/artifacts be discovered during development or excavation, work must temporarily be halted
at the specific site and the Storey County Community Development Department must be notified in order to
evaluate the site and, if deemed necessary, to record and photograph the site in question. The period of
temporary delay will be limited to a minimum of two working days from the date of notification, unless it is
a significant find and it is deemed necessary to provide more time to evaluate and protect historical remains
or artifacts.

12. No-rise. The project and the conditions it creates must comply with the Federal Insurance Rate Map
(FIRM) Base Flood Elevation (BFE) requirements (e.g., “No Rise Certification”) of the Federal Emergency
Management Agency (FEMA).

13. Release of species. No species listed as “threatened” or “endangered” pursuant to the U.S. Endangered
Species Act may be brought to or released on or near the subject property. Species include, but are not
limited to, Sage Grouse.

14. Environmental controls. The Permit Holder must obtain an NDEP Dust Control Permit and furnish
Storey County copies of the permit. All non-vegetated surfaces must be appropriately and consistently
treated to mitigate fugitive dust and sand. Best Management Practices (BMPs) must be employed throughout
the entire project premises and egress points. At no time may secondary effluent be applied to surfaces
within the premises, including for dust control, vehicle and equipment washing, and other activities. BMPs
and other environmental controls in and around the Truckee River and the project site must comply with the
detailed plans contained in SUP Application No. 2016-013, unless required otherwise by a federal or state
agency. Trees, shrubs, and other vegetation and ground surfaces must be preserved to the extent feasible.

15. Vehicle and equipment storage. Inactive vehicles and equipment must be stored within a protected
staging areas located a minimum of 100 feet from natural water bodies. To minimize the potential for
discharge of fuel spills and other pollutants into the river, the staging area must be located and graded such
as to contain and prevent potential contaminates from entering natural water bodies.
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16. Sales tax reporting. All material and equipment purchased for the project must as possible be received in
Storey County and the value reported as “County-0f-Delivery” on the Nevada Department of Taxation Form
TPI1-02.01 “Combined Sales and Use Tax Return”. The Permit Holder must also report the value for all
materials and equipment (personal and rented) “used” on this project as “Use Tax” on TPI-02.01 or TPI-
02.02.

17. Spillage. Any hydrocarbon or environmental spill incidents involving 25 gallons or more of any
petroleum product (e.g., gasoline, diesel, and hydraulic fluid) or 3 or more cyds of contaminated material, or
any presence of such material on or in ground/surface water must be reported immediately to Storey County
Emergency Services (775) 847-0950 (in lieu of 9-1-1). Additionally, under Nevada State Law, the incident
must be immediately reported to the Local Emergency Planning Committee (Emergency Management
Director), Storey County Community Development Department, and the NDEP. The applicant must comply
with the NDEP’s clean-up requirements and provide said County departments a copy of NDEP’s completion
of remediation. All hazardous materials incident clean-up and response costs are borne by the Permit Holder
as part of this SUP.

7. Power of the Board & Planning Commission

At the conclusion of the hearing, the Planning Commission must take such action thereon as it deems
warranted under the circumstances and announce and record its action by formal resolution, and such
resolution must recite the findings of the Planning Commission upon which it bases its decision. The
decision of the Planning Commission in the matter of granting the Special Use Permit is advisory only
to the Board of County Commissioners and that governing body must consider the report and
recommendation and must make such a decision thereon as it deems warranted.

8  Proposed Motions

This Section contains two motions from which to choose. The motion for approval is recommended by
Staff in accordance with the findings under Section 5.1 of this report. Those findings should be made
part of that motion. The motion for denial may be made and that motion should cite one or more of the
findings shown in Section 5.2. Other findings of fact determined appropriate by the Planning
Commission should be made part of either motion.

8.1 Recommended Motion (Motion for approval)

In accordance with the recommendation by Staff, the Findings under Section 5.1 of the Staff Report and
other Findings deemed appropriate by the Planning Commission, and in compliance with the conditions
of approval in Section 6 of this report, | [Planning Commissioner] hereby recommend conditional
approval of Special Use Permit Application Number 2016-013 to amend portions of the Truckee River
channel and abutting floodplain areas for the purpose stated forth in the SUP Application, located at 191
Wunotoo Rd, McCarren, Storey County, Nevada (APN: 004-091-72) & 0 PLC#4: PTN NW4 S34 T20N
R22E, McCarren, Storey County, Nevada (APN: 004-091-30).

Summary: Approval of special use permit with conditions

8.2 Alternative Motion (motion for denial)

In accordance with the Findings under Section 5.2 of the Staff Report and other Findings deemed
appropriate by the Planning Commission, I [Planning Commissioner] hereby recommend denial of
Special Use Permit Application Number 2016-013 to amend portions of the Truckee River channel and
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abutting floodplain areas for the purpose stated forth in the SUP Application, located at 191 Wunotoo
Rd, McCarren, Storey County, Nevada (APN: 004-091-72) & 0 PLC#4: PTN NW4 S34 T20N R22E,
McCarren, Storey County, Nevada (APN: 004-091-30).

Summary: Denial of special use permit

Prepared by: Jason VanHavel
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APPENDIX 1

Applicant Cover Letter

Staff Report - 2016-013
13



TNz MatUunh COdELRYasc~ 1 HCvads

Il.lh"' "T"-I Farhzn Maeaga e Sl Feegidn o
e at'l_[ e Bl D0 it § e $T0UTLFEL Taal [lave o Joon. St LEHA
\\ [z, MY BRI IETER LTI A L )

Conservancy =

Frodersirp raby -3, Prazerirg ife)

g
hyrair

Juoe 15, 201 ¢

Jazed Yanl lavel, Plaoacr

Eroney County Flanning Depamnsis
Sty Conmly Clourlhoe

Pl lhax " 7h

Wirninia Clily, Mevinhs K<

Smbfeat; Troeny Phoce T Resrorarion Prafect Spaeial Uee Pessiit Amolicoion

Liesr Mr, vanllavel,

Tarelipss] i Tl Walurs: Comsveennes"s appdica lion T o Special Use Permit £20 the Ttacy
Fliasie [T Tenloratior Progecl. The prechiom ol s projoet That Tes o Siomes Coanly i3 13
[ corstrocted v land owned by Sierra Paciiic Poser Cocvaany $9PPCE wljacenl o the
Tracy Poowsr Mant, Dhe Teockes Biver Flecal danaeemend Aucthorily CIRUBAS hilés a
Hesleralior Sysemenr (BaEcment ) over A pormion of the S Pavce] £A1 A0 1721,
Treluoded will this ypplicaien is a copy of (b Esscment graomsd by STTHC {0 TIERMA to
citeer Lhe prigeels TS and TR A have parimens] o impplemesd willin the Tasemarr
arers T'he Faserent in ke enab’ing dicurisn Tor the proposad project graming TRTHTA
and itz Cloorraetors, eluding TRC, the cight woenpepe in resteention aetiviliss on the
voverer lands, By way of this Eascment. LI has sizncd the Ovmer™s Allidavil.

W wrmeciale o e nd comsideraim m revicwing these applicelion maeals
Please let us hnovw (0 thete i oy tler inlosmalion meyuised.
Himoen

- . o~

T '-'-'. =5 - e Tk ! '-:.-."' - 4 __:
R ey L e

. L
wlickey Hazelwood
TFrackar River Priguel Thrgetor
The Mulure Cormerenncy in el
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TRUCKEE RIVER FLOOD MANAGEMENT AUTHORITY

June & 2016

ey Coomly Flinning Depurimwnl
24 Bouth T8 Slreel

(G ET

wirginia City, MY Hod41

Lz spccial Llae Pormil Application Gor Grading

This letler 15 wrallen wy sopperl ol the Properly Onwener AMdavl that s g part of the
Lrevelepment Applicativn Dsr the 'Iroey eowysiem Restoralion Plese 17 sulondibed by
ez Watore Consc v aney.

Lam e & eneral Counsel of the Trockes River Flood Wanggement Authorine
CTREM A which 15 @ jeint powers witbumile created by an nlerhial Canperafive
Apmecroctt betwoen the Connty oF Washoe, the City of Reno and the Oy o Sporks.
The Bxeeutive Diteetor of LEEFRLA, Jay A dean, has autherier owse the manapsrcient ol
resl properly o i lerests in el property eaned by the Anthecity, TIRERA Resooution
Mo 24E -3, Bection 508, Tle therelore gy sigre the Property Omvner A0T0uvil s Uhe
crmes of the relevonT easements.,

The Reslotation Easement ot iseuc was eanted ro TEER A by Sicrra Pacific Moo
Cavnpeany. d.h. MW Toergy by u Cieaml il Pieemant G Rostoration on November 5.
2IH2 {Storey ooty Reconder Document 00 TTT3RY woud weas amorded on Blyy 13,
21 & (Storcy Counry Bocander Docarre ot dBP2003% Fhe {canl ol By sement Gor
Foostora ion comvevod w0 THEAA a popetual and nonexclusive eazemens tar the
cilaalishment. use, apsralion and maintensnes of an ceogystem restosation projact. The
Darunt ) Losemueol allises Tor e wark T, 1y e subgeo, o e Developosent
Applicativn, nsluding bul ol Ticed o e excavating anl deposiling ol euril Loy
Testoration. rzooming the lrockes Eiver channal, the coasiaction al Termes, &1,

Mo peed wdditional docymentation cr intorcation please do nat hesitste to contact
e,

Michael L. Wols
: ., i
Croneral Counscl

/
Truckes Rivir ]-"qu‘f(bﬁ;]anagc_mum Authorerr

[zuskss TwER FLOC D MAMACIMERT ALTHGS Y s OGS GATEAY IR 5. TR A 0 T07ad v Mind 1w A iammn S90DD m =an S fhn L ELinS
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Storey County Special Use Permit Application
Truckee River Restoration Program
Tracy Phase |l Froject

| e |3-.-v1:1u; !
e} c{luu:"ﬂ-ﬂ"" — e

L

. b
Flgure 3. Project Lacation Map

Mature of Activity

Ihe nerjert propnsas e mesr the weistioe [aoand oned ) flaoelain in ordes to reno anmet TLwilk e Tack o
Zivwr, Bwalos ol sennr channels will w8 excavatad inie iha dos prod flasdplair sorase tooprmwide
topomrapais cod Fedrolegic compleaily and 1o irerease tand watar storsge polenlizl, A prads ool
sLocclare will he construczac ot 1 ton sculde = en Lhe downs rean ead 0% the asnjzet to precent the river
fraam anlanking L existing viffle located trae. & sacas ot re s groins. koyed i e banks of Lhe rvee,
wl 2e ranstuctad in two skralseic localions, one or the na-herr iriver lEft Eank awi o on she seolicr
driver rig v bank of the riege te radoce sqesr stress and pravenl e migralian inla undesiralkle a-eas
curirg hizh Hows. The croas sclween Lhe greins will be armared with cotabls rock nraredal acd zlaked wilh
v llews T furtler reiqiaoce the hanks. & moe Lhe nside of Lhe Leo slghb L boemds e UHis reach, coblle/pravel
mater ezl will be placed insloeamm .0 establ sk acinthars, 1he plevatnn ofthe earl en beem scoasuting th2
Noodplain a-d tha sradel pit will be lawersd slighl sy, amd the B o Lhe bemn il e aretacred 2z
nacessary with rip rapfrock slupe protection. Al eosvatee rarth eaterial will oo plooe in Lhe southwostem
potticn of 148 pravsl git pord mmored e addilivog] Qoovplie clavation scrmege, rether thavomen weter A

Staff Report - 2016-013

18



temporary dver Sressing will agwe toaa builkin arder tnomove excavated matarial fram the =outh ='d= ot
the river bo bhe grivel pit pond an e noelh side of Lie e, 8l dizlurbed surfoces wlll ke revegeated
with native plant spacies.

Primary elements of this project include:

*  Lowering Lhe llecdplain

= Constraction of painl bers, rock groin migralion barriers, and o grode conlral sbooclore in and adjacon.
tn the artive chamnel

= Loawering Lhe elevalicn of snooarlhen berm sliuclue

*  Brguestering spails i- an ple grave pit pand 1o create additicnal loodplain-elzvation acreage

A, Pre-construction Activities and Best Management Practices {EMFs)

Phased constructionr wili comb na varions arthvities z-d BRPS tn minirize surare water contact with
cxpisec culs and fills, and reduce or orovenl assocletod Impacts. Tae fallowlng Poc censtructicn,
construction and Post-onstruckior BRAPs will be implzrentad.

1. Constictdon Acoess

Primany acoess 1o the site js along the Clark strtion frontage road, the ythraogh the old MY Fregy prrking
loLan Lhe lell belore tha paweer canpaoy’'s bridae across the Lol ceee, The staping amea will be lazated In
the nathwestern corne- at the project sike, well away “rom the river. The south side of the rver may be
accessed Lhrcugh MY Lhergy™s Tracy Pawer Planl delvewsay 2TFWaltham Way, [he scuth slde staglag avea
will be locetad an high eround fewdy troere the river, noed by BN Eaergy weho is @ project parlier.
Alditional spenndzry access mads will e graded as needad an £ oncplaiag and will have a native surface
which can pe watered and re-praded as ~ecessary durng cunstruclicn.

2. Locatlon of Rock and Gravel Stockplles

Grovel and calble n beend domped ard Taaded inoocas wilth good oo and oceess aleng e oorLh
aqn sauth zinas af the <iver. Hiprap marerizls will e starad aear the plecrmeant sites. Al mate<ials tn be
placead in Lhe rives will be cleaned prior 3 placement,

3. All Const ructlen Yolumes and Rreas

CUFILL FROJELCT BTOREY '“T“\iﬁ'n_of -
| | TOTALICY) | CINTY (°Y) | COUNTY 1Y)
[T ETTRE] | NLERE | « 137 it
FiLL. 2HIARKY 1 L RLL | AT
NET ! | Y [1C 1} 1 1H.000

Table L. Estimated CutfFill Volumes

T2
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— — — . _ — —
B o e FROMFCT | PROJECT | WASIOE | WASNCE | STOREY | STOREY
':T::::- [ huli::rr'“' TOTAL TOTAL COE™NTY COLMTY | NIy | CODNTY
1 LS TON) (LR EI UL L S S 1 LT

ETOMBOUS | 0t | 5 kil 4.0l 10 21K | il A0
'] ASR T HEX W EENNE] LTIMe 1,'HI ERNT] Flal |4
S03TLAM SP P—— |
3 YIS, M >0 . [ L] | | L
BULLHER l | |
IR LIS | e Rial ke LRI} |3 e 2440 SAme | 8T 13, 71Hr
CONTROL | | |
193 Todm Hﬁxh'.| =l = 24 ‘ 11 | Gk A4
WL Il st |
GROMS 1 cRavel: i 15 | 75 T rih Lt |
| COblLE |
CHARMEL R
1(?}:3:1?; | CGRAVELS & M |23 (BT TR B T 44 s |
‘CRBLE
™AL F:HI-N'I'! SR .

t B5P FaRRE UW[S 4RE SOLWRE YARDS
MUTE: YOLUMES AABCHTS ASEUME 30X wOID RATi] FOR ROCK AMD 20X VOID
HATI) FOR GHAGELAGMBLE  WEAGHTS ASEUME 46D LBS/SCF

Table 2. Estimated Construc lion Malerials Yoldmes for Tracy Phase |1 Restoration Praject

4. Staging Areas and Equiprnent Wash Sites

Towe slugivg areas w | deulile as eguipmant wash sites. Pa~ng surfaras will ba graded to zontais sarioft
and will he crverad wizh gravel. Sl wal des [Thor malls) will be staked along permeters 2o “arther
lae litzle caqrzinmiens,

5. Establlshiment of Toerbidity Curtains

Tormirinize lereb dily impacts dudng flocdplain g-adnz, lepe | weawy duty tiehidisg cortaies |Figorez] il
b ivstallad parallel -n che Truckes River strearm banl. 1ol lood pions are graded simaltaneavsly, the
Type L berbidity curtalas will be staked alang bath hanks. Trese turhidicy cortaing will 2lzu be vzed 1o
isrlate the freas woere aoint bar cobblefgrave, " being ploced crd reck proins are beirp constructed fram
aczlee flaves, & floating vae 11 heavy cety Furaidity cuctan will b iraldllag a0 os: he cwnnel cownslicanr
ot the project sile.

b, Sensitive Arcas

Mo diszurbanse will pake place oulside the projesl scuncusivs, B parian saee 2reasw Lhin the project
faalpr et vl e fenced, flaggend 2rd avaides as daelineated iatinal p ans.

[
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Figure 2. Detail of Type | heavy duty turbidity curtain, courtesy Sranlte Enviranme ntal

BE. Construction and BMPs

1. Water and Afr Juallty Moniboring

Buckeround Lunbid Ly samplas will be mllected twice perday upst-egm of all plannce acthvltles, aloe
the upat-=em grazle control stroctune Downstoears somples wili oe cel'acled at a lecation ceten-ined
by MULH Bcloes Lhe doewnelrearn gradine boundary of the projert. Zzmples will ae co'loctod at the
dowinstream site hefore, during and after costrustlon aclivilies cach day al @ sampling frequency of
aparozlmately onees pen howr.

Air gquality wll be qualtatively menilared By Lhe cenbigelor during all prownd disturkanze astiviries.
Walce Liecks wll bu deployed as necessany ta keep tha production of air e particulsles Lo oo

min .

2, Floodplaln Grading

T slarting loceticn and prograssian of Anodplain gaading will ke chaser by Lhe conlraclor, Excavators
nr scrapa s will Tkehy 20 voaed Lo laveer hi: Moodpla ns to the das'grogradz, Wean gravel o cobl e lerses
ore encou e -ed, theze materials should be aeees e andd separsteo Tor polenl ol vee in colble blankets.
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3. Excavatlon of swoles and 3cour Thannels

Afterthe tlioodplain iy ceered Lo Lhe cosigned grade, now foature s @il ae cnt irtn th= land scane as
delailee in the (final) plan angd uneder supareision trom THE staff. The primary elaments of such features
are to provicle szasanal hydrelogic cenneslvily 2o wealer o the rain rdver channsl: swalas vl be wet
during springe runcff anc scaur chanarls will Anw dusing Hood svanls, sereig lo siowly relarm swale
trom Noodplaing back 2o the main channel,

4, Placement of Spoils

Cucavated roateri § will be spoiled in Lhe old grovel pil pend aad 3lorg Lhe £22 and face of the gravel
pit pand aenm

5, Construction af Point Bars, Graoins, and Grade Contral Structure

Al marialy will e caned prior W placerent i the channel. Paint Barwill be caoastructed By gently
placing 2'-12" pravel/moable alore Lowe bark al Lhe fiver and cxtending outInte the actie channel The
wiatk will o corducted behind a k-rail surbidicg curtain 3WP chat will isolaie the dreg Com aclive Tows,
ard o chirnel eeeawlivn will ko recuised, Coblles cnid pravel ran be d=livered ta the fffla locations
Ly driving rucks alarg the rnewbs escavatad Aaodplain [soil condilions permilling), Spreading and
zrodlng can be cecompzlished from either bak with an excavatar.

Thi prolns will ko corstructed of % ton o that will be kevad into the river banks and edae al the river
hed, and work wil 2o separoded (rem oclive Towes by kera s, oucbld Ty curtains, or ather dersion
sTrUcTUre s, This wiak wi | alsn ke acmomplished from eizher banl wich g excavalor,

The grade cantra sliocture is [v7enced to preyve a2 the river fom ewtflankirg the existing ritha at the
dawrstream rad of the projact sike which could cause unmelessary crasior in the vielity ar the mes-
Lo abardon iLs thoneland reestakl shin anather low-lying area. frade contrel rmaterials (1t
bauliers] will be stockpiles near the exist ng charnel localiay, The erds of The grade cantral structure
will also ke keved inte the river banks and edzr at the river bed, and wa- will be sepaaled Nom
active tlowe by k-rails, lorkidily corleing, oF clher dive rsian structure s, Ynids most be backt Hed with
grave! and eoblHe price tnalarement of the nest ayer of 2-2 torn boeolders (0 mere Usonens coorse |s
required. Again, the seerk will be accormplshed from ether bank with an =xscavator.

&. Pozt Grading Treatment

1M 855 ares respanzibility for post gradi (g seil treatents to rode o shorl leen crosion, Sucs
Lrgabimenls oy reuse: pole planCogs, conlaineii 2ed seaclirgs, water jetted fLttings, and seading.
nulcl cav he adided ta faclite<r wezter retenton, raduce erusion and inkib Leolnlzatien 29 undeslred
sprecion. Ehven the crlroemeby woindy canditions which oiten prourin the regiag, a tackitier may be added
A naaded.

7. Erosion Prevention Treatmerds during Constructlon

All large disturaance arezs will he tenced with wire backed sil. lercing, wich proviles oxies sbrenathia
wrivdy e, Spaving of slegl posls will nat cucted & fees, Wire tancing will be installed an the downhill
sicle of the tikar tabric, betwea=n the fab iz ard <hz poste and ke fube s will be anehered [ra 12-inch

deep dinez (MNevada BRIP Gulde, Jue 20068], some areds ie.g. leng slaoes alnng terdpiain broodaries
and spoils sequestraticn areas) inay be proteclac wille roves of sorost wallles Cibar rallsy, staked ip olacs
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alakg lovel conteurs, Bolls shau d Be keved 1 to the ground surface 2-4 inches and strked at lrazt every
4 tagt with the space betwean raws not to excead 20teet | Nevady 2RP Guids, one 21E).

C. Post-construction

1, Rood surfaces Trentments

Prirary haol roads akong el nor hand soolk sides o Lhe iver ] be grade:d ard swatered regulasky,
anid track-out areas will ha pravelpd with 3 inch road base rock as needed. Termporary constructicn
rusds al malive surlace will be ripped or cisked Lo reduce campaction in preparatian far TRC
revezptatial aHnrs.

2. RevegetationfAir Quality/Erosion Treatments

Lilt Fancing ane tibar rells located in men-*land prone aoess will remeinan site until vegetation beeorses
walablis hed, L s localed alons the rleer's edee and on the lewest flaodplain surfaces will be e maved
trellowin:z construcLion. Jrndar THNC direction @ spray nloylackilier misloerz may be applicd Lo eaposee
sgils to reduce wind-hlown soi 5 WWard frea straw mutch may also he apaliad.

3. Riparian, Wetland, Upland VYegetation Restaration

In riparia and wetland aneas revegotaglon will occur a5 a comblnatlan of razural recrultmeant and 1N
planting ettorts. Floodplain and upland pla-zings will eed to be watared lor Lha lirsl Sew years [elluwing,
constraction asin cther |MS restoration projects aleng the Truckes River. Nerrnval of invasive species
will be o campenent of TRC's Vepelalion Resloralien Plan.

D. Type of equipment to be used and how it will be operated

I hix cxcavatien of the finodplain, rock placement, Ane otk ar activities at the site will Fequire cont@Asting
an excavation zrew. The eqaipment Fsied below, ar s equivalent, is expecled Lok asced Lhircoghaowt
the site,

Cat A3 Furavatnr
Cul 373 Loader

Cat D480

Cal 0 Doger

Catl L5 Grader
AA07 ga' watar truck
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Proposed Project Purpose
Bachprnund

ot Lhe past conlony, Ve lower Trudles River downs lrearm Fam Wisla hes sulTereg (ram many human
cadsed changes, which have oreatly altered tha ernlngical integrity and functan’ ng ot the dver. Truckee
liver floves are regulated by 2 number ol agreemenls, decrees, ane rives aperaling regquirem=nls,

el inle v but Tailed elforl gt Naad contralin Che garly 1960 led to exacerbated channel coen
rutting alang tha Inwer Truckes Niver and A5 a resoit, depressior of the gronndwater tahle. Lhe lowersd
groundwaler deplhand Jueply incised channal bas disconneclted the river S zhe dperian habitaland
surraunding Hoogplains. Withnut acress th ernuncwater, regraerat on of native riparian Yegetatia 1 has
Irzen impaired fa- decades, and imva slve species have begun Lo dum erale Lhe eipanior coeminilizs
along Lhe rewr's edze.

Land usk practices along the “ruckre River havs altered the tlow regimes, also rausing the concitinn nf
riparlon vegztothen o decllte and e sulling in o slenificanl redoclion ol impar cel habilol Tur birds,
rmam nals, reptiles, and amphibir s, Urban growtl- and develop nent in the cities af Beno ard Sparks
have increased the amount of Imgpervlaus sursacas, affacting wwater quality and tha extent and tiimng of
[aoding,

S'nee 2003, THC and its partner ageneias have demanstrated river restoration technigues en tha lowes
Truckie Biver Lhrough bavo pro’ecls ob THCs 305 acre MoCarran Ranch, the Lockwood site, the lower
Fdustang Ranch stre, the 102 Ranch sive, and the Tragy site. The site propossd fas restoration is within
Che same Foaco 0 the lowicr Trueliee Blwer 08 the semploled rasloralion silos, The reslors: Lion gelivilipe
at McCarran Ranch iqcluded the creation ot a new river meaader; approximataly nne mile of new
channel and riffee consiruction; revegeatior of appraximately 120 acres; crealion ol wellands and
pands, iqcloding vsbow welands: and g variely ol wildlile nesting, wovear, amid sl inprovernerts,
Tae cansteacted riffles raised the water surface level ancl prorcked more freguent avarbank flaading
willkln Lhe prajezl areas, The iewalizod evebark Moeding of these uninhabited flocdp a@in a-eas
irnaraved anil tertilry nd ecnlogizal prodostivieg, while attanoating downstream flonding,

vaese rlver and cdparian restoralion casares wie conecling Lhis urdesiruble oTeels o channcFzalian
Al river entrenchmeant, orh’le retainng the benz=tizs ot flnnd Snw atrenuztior. Restrrsticn at the
PcCarrgr Rangh sioes is rosulting inthe recovery of the greundwater al:he in Che projecl srea, ircroasad
paodzlicns and survivership of sative plants, and increased fis< and nasive bird populatinns. Tha
dzrreased chann=l wickh promotes improved hycraulic connectian Between the river Channel and ILs
flaadplale to pette suppart welland habriat.

Purpase of and Meed for the Proposed Ackion

The primary o rpose af he prijeetis to contdbute tatae cox'agical resta-allan ol tFe lewser Trockew
River., Owerall, the project iz intcnded to help restare basic physical and biolngical fanrtinns tn & mare
natural canditicn 5o taat the ecclogical systams and native erganisms coq depend on thass funstlons.
Dol e resloration projecl will invalve L creaBion of e areas ot aguatic and errestrial
hah%at, incldding rver cnannel madificat™nng, scous chaencls and swales, and arcas of native
wegelalion, for Lhe purposcs ef restoring the degraded ecosystem to a niere natural conditian.

&
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Mrnitaring reanles suppart the pffestiveness of TN restoralion projecls since 2002 and tha neec (or
cenl nued, wull designed restorallen projects at h'gh priaiite sites on the Inwar Truckes River.

The Trany 5te was selacted hy THNC and cooaaraticg azencics inarder to restore Lhe siver chanme,
Tloudplein, sud riparian Toreal ongd B onde the darmaes of the huran-caused chanzes. The proposed
channel-and-F nadplain rastoration wark to be implemenled @l Lhe site mauld creale avarlely of
kerafits in terms of log-tarm floodwater Hlow: attenuatian, water qualizg improvement, irmpraved
hebitits Tor mative: plars and animals including socecil alolus species, malopsaal praductivity and
divaraity, nnxious wead reduztinn and confrel, and restoration ot native species. The proposcd project
wolld cantire THC's program of restarathor an kay reaches ofthe low2r Trucke2 Rlver ard provioe
I'nkage and continuity with the previously restored tites.,

The decisicn to propasa this zite, 25 well a5 praviaus projects fior -astarat'nn, was hasa:d in part on its
reclat wely high scoresin o report propared by Ois Gay Cowlogical Consulanis (Ol Bay Leoloeizal
Corsultants FO07) fior tha LS. Ary Carps cf Frginepes. The repnrt includes & ranking ot the soelog ozl
restaratan palentiel of 20 <10 aleng the kawer Truckee 4 wer based an £ eid aad agrial pliservatinns,
The criteria incl.aded Haw regime, averacs floodplain width and patential fa- flocd plain ezpansion,
riparian forest ansd potential “ar recovery, existing anuatic habitat diversity and petential to irease
Fydraulic habital diversivy, cncreachmenls inle e clieooeland Teodplein, ssisling cnlrencamen,
flerdplain rercnnnertion potential, and connertion o natosal features.

Tracy Phaze I

The Tracw Phakr |l restoration site includes three ditferent prepsities; a cnnservation 2azenent donated
by MW Energy und boing he'd by the Fload Manogemor L adlherity, @ 12 Jore parcel sLhe Bairmer [ass
Fryuipmiant n-operby) srquired by N in 204, aac t-e upstreqar portion of the 102 Ranch property
cwhed Jy GLN who THE has a coopa-athe managecent agrecmoent wth The Truckee Hiver at Tracy has
a deeplyincised and relatively straighl chanel, @ Sisvoanected oodplie, god o larges gerlhen b and
gravel it pond that sre r2ics of a famner gravel miring aparation. The site alsn contains existieg

oo nents sech as functicnal historic swalesfabandoned river channel and rermnanl ke seral
cattanwears, shich would acrelerate the resta-ation process.

The Tracy Paase | sita i just dowanszrea nont 1 e —acy Phasze | projent and abwuts the 102 Rarch
roslurs lion projocl o il apsiream ene, Lalansive resloralion work was core ab Trady Phase Lin 2013
ard at IR Renrh in 2008 to Iower tw flondplzing realign the chennsl, and resto-e native fipEridan
vopalalien, The puroosse and nocd for eestarat cn proposzd at Tracy Phoss 1is to peonde rees and
eelogical resteralion, aad to provide physical and Eiological conlinuily wilh prevcushy restored siles
upstream and downmstream af the Tracy Phase | reach.

Timcframe of the propased project
January-August 2006 | inalize cesign and serure penmits.

August-Lecember 20006 Site prepa-atinn: rack stackpiling: plant salvage; flandplain axcavatior and
arawu| pil [l prade cenlral, groin, aod painl bar censtdelich,
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Other Permits and Apprevals Required

| he eonstrucllan work wssaclalod wilk resuring this sibe reguires g series of fedaral, stale, and lacal
perTits, as well az lztrers ot permissinn and ez senerts, b af April 201, the permit application process
15 'n Lhe Ihiliol slopes, and all permils ore expecked to be in-hond by leee AcpussiSeptember 2010, The
R il and erzements nesdpd are a5 fiollowes:

1. temporany Warking i Waterawaws CRallng, S lecky Permil — Ksuod by NOEP.
2. 401 Water Guality Certifzation — issued by NDE=.
3. Sto:mwater Genecal Permt — issured hy WP,

4, Lellersa” A haricalion fron Slaoe ol Movada — Balbe the Slale Enginewr §DHvision al Walwer
Resourtes] and Department of Wildlffe niust approve the projert.

5. Grading #emaits — issaed by Washoo and Sterey Countles,

G spuesial dwe Permils Tssuced by Sterey 2nd Washoe Counties.

7. Cwst Control & Vector Contral Peronfts — Washoe County Districk Health tepartmenl, Air
Luallty Management Dhelsien.

8. Right ot Entry and Canstre ction Auchorization — Division of State Lancs.
THE will be -espansible for preparing and submitting all nacessay materials to secure these pe - mits

ard gavaments. TMC will be nemead an each permit “ar the groject das will contractars as
Appeapriatiz)

110
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26 South B Street, PO Box 176, Virginia City, NV 89440 Phone (775)

STOREY COUNTY
PLANNING DEPARTMENT

Storey County Courthouse

847-1144 - Fax (775) 847-0949
planning@storeycounty.org

To:

From:

Meeting Date:
Meeting Location:
Case Number:
Applicant:

Property Owners:

Staff Contact:

Figures:

Appendix:

Guiding Documents:

Property Location:

Request:
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Storey County Planning Commission

Storey County Planning Department

August 4, 2016

Virginia City Courthouse, 26 South B Street, Virginia City, NV 89440
2016-018

Laurie Weatherston

Richard and Doreen Bacus and Kerschner Living Trust (Willeta H.
Kerschner, Trustee)

Jason VanHavel, Storey County Planner

Figure 1: Area Map; Figure 2: Existing and Proposed New Parcel
Map; Figures 3: Land Use Compatibility

Appendix 1: Nevada Revised Statues 278.475 - 278.477; Appendix 2:
Statement in Application on Purpose for Parcel Map

Storey County Code Section 17.40 Estate Zone; Storey County Master
Plan and Nevada Revised Statues 278.475 through 278.477

180 S O St, Virginia City, Storey County, APN: 001-251-10
190 S O St, Virginia City, Storey County, APN: 001-251-11
200 S O St, Virginia City, Storey County, APN: 001-251-12

The Applicant requests merging three approximately 50” X 100’
Virginia City lots into two approximately 75 X 100’ lots located at
180 S O St, Virginia City, Storey County, APN: 001-251-10, 190 S O
St, Virginia City, Storey County, APN: 001-251-11 and 200 S O St,
Virginia City, Storey County, APN: 001-251-12.
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1. Background & Analysis

1.1  Site location and Characteristics

The subject properties are located at 180 S O St, Virginia City, Storey County, APN: 001-251-10,
190 S O St, Virginia City, Storey County, APN: 001-251-11 and 200 S O St, Virginia City, Storey
County, APN: 001-251-12 and are all about 50 feet by 100 feet. This location in Virginia City is on
the west side of O Street and south of Washington Street. The subject and adjacent properties in the
area are also zoned R1. (Figure 1 - Area Map). With the R1 zoning, the subject properties are
buildable with single family housing.

The properties abut each other and have access from O Street. All of the subject properties can be
serviced with public water and sewer.

05/03/2013 s :
r - rs o K . ¥ * s
Figure 1: Area Map with parcels. The dark blue rectangle contains three existing parcels.

1.2 Proposed Parcel Map

The existing parcels (shown below on left) are adjacent on the West side of O Street. The proposed
parcel map (shown below right). The new map will result in two 75’ by 100 lots. These two new
lots are larger than the currently existing three lots. The new lots are well within the zoning
requirements for the R1 zone.
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Figure 2: Existing parcels on left, proposed new parcel map on right.

1.3 Application for a Parcel Map

Nevada Revised Statues (NRS) 278.475 through 278.477 defines requirements for a parcel map
boundary lines adjustment. Storey County Code (SCC) does not specifically require an application
for a Parcel Map. A proposed Parcel Map must comply with NRS 278.475 through 278.477. The
referenced NRS details required map elements, some details on procedural requirements, and

recording.

Most of the NRS that refers to parcel maps in the context of NRS 278.320 “Subdivision” of land. In
the referenced NRS, subdivision of land means dividing into five or more parcels. Because this
application will not divide land into five or more parcels, most of NRS 278 that refers to “parcel
maps” will not apply to the application. In this report, the term “parcel map” does not mean
subdividing land into five or more parcels.

The three existing lots have two owners. One owner, Kerschner Living Trust (Willeta H. Kerschner,
Trustee), currently owns two lots, APN 001-251-11 and 001-251-12. The other owner, Richard and
Doreen Bacus own just APN 001-251-10. Richard and Doreen Bacus have agreed to purchase half
of lot 001-251-11 from the trust and this map is part of that transaction. Richard and Doreen Bacus
plan to build a house on their new lot with enough parking to accommodate an RV. Both owners
have signed consenting to this parcel map.

1.4 Adjacent Properties Existing Land Uses

The abutting properties are a mix of single-family residential and vacant. (Figure 3: Land Uses
Compatibility).

1.5  Abutting Properties Zoning
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The abutting properties are zoned R1. (Figure 3: Land Uses Compatibility).

2. General Compliance with Storey County’s Guiding Documents
2.4  Table 1: Land Use Compatibility

While there are no zoning changes, the following table shows land uses, Storey County Master Plan
(Master Plan) designations and zoning for the land surrounding the proposed parcel map. There
appears to be no evident conflicts between the proposed map and SCC Title 17 Zoning or the Master
Plan. The proposed map is also consistent with the surrounding existing uses.

[Figure 3: Land Use Compatibility

Land Land Use Master Plan Zoning
Applicant's Land Vacant Single-family residential R1
|Land to the east Existing single-family residence Single-family residential R1
ILand to the southeast Existing single-family residence Single-family residential R1
ILand to the south Vacant Single-family residential R1
ILand to the southwest Existing single-family residence Single-family residential R1
ILand to the West Existing single-family residence Single-family residential R1
ILand to the Northwest Existing single-family residence Single-family residential R1
ILand to the North Existing single-family residence Single-family residential R1
ILand to the Northeast Existing single-family residence Single-family residential R1

3. Compliance with the Storey County Code - Section 17.16 R1 Zone

3.1  Storey County Code 17.16 R1 Residential Zone
The proposed parcel map is compliant with zoning is SCC 17.16 R1 Residential Zone.

3.2 Minimum Lot Size

The minimum lot area in the R1 zone is 5,000 square feet. The Applicant’s properties do conform
andexceed the minimum lot size requirements with lot sizes going from about 5,000 to 7,500 square
feet.

3.3 Lot Dimension Requirements

The minimum width of a 7,500 square foot lot in the R1 zone is 60 feet (SCC 17.16.50). The new
lots have a width of 75 feet. The new lots conform.

4. Public Comment

4.1 Public Comment
As of July 26, 2015 (date of posting) Staff has not received any comments from the public.
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5. Findings

The Storey County Planning Commission (Planning Commission) shall cite Findings in a motion for
approval, approval with conditions, or denial. The approval, approval with conditions or denial of
the requested parcel map must be based on Findings. The Findings listed in the following
subsections are the minimum to be cited. The Planning Commission may include additional Findings
in their decision.

5.1 Motion for Approval

The Findings listed in this subsection are the minimum to be cited in an approval or approval with
conditions. The following Findings are evident with regard to the requested parcel map when the
recommended conditions in Section 6 are applied. At a minimum, an approval or conditional
approval must be based on the following Findings:

5.1.1 The parcel map complies with NRS 278.475 through 278.477 relating to the change in location
of boundary lines; and

5.1.2 The parcel map complies with all Federal, State, and County regulations pertaining to parcel
maps and allowed land uses; and

5.1.3 The parcel map will not impose substantial adverse impacts or safety hazards on the abutting
properties or the surrounding vicinity; and

5.1.4 The conditions of approval for the requested parcel map do not conflict with the minimum
requirements in Storey County Code Chapters 17.16 R1 Residential Zone or any other Federal,
State, or County regulations.

5.2 Motion for Denial
Should a motion be made to deny the parcel map request, the following Findings with explanation of
why should be included in that motion.

5.2.1 Substantial evidence shows that the parcel map conflicts with the purpose, intent, and other
specific requirement of Storey County Code Chapter 17.16 R1 Residential Zone or any other
Federal, State, or County regulations, including NRS 278.475 through 278.477; or

5.2.2 The Recommended Conditions of Approval for the parcel map do not adequately mitigate
potential adverse impacts on surrounding uses or protect against potential safety hazards for
surrounding uses.

6. Recommended Conditions of Approval
All conditions must be met to the satisfaction of each applicable County Department, unless

otherwise stated.

1. General requirements. The Parcel Map must comply with Nevada Revised Statues (NRS)
278.475 through 278.477 relating to the change in location of boundary line(s). The parcel map must
comply with Federal, State, and County regulations pertaining to parcel map and allowed land uses.
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2. Final Map. The Applicant shall submit to the Storey County Planning Department (Planning
Department) the Final Map. The Final Map must show all parcel boundaries, easements, right-of-
ways and be approved by staff.

3. Access and Easements. All existing streets, easements, and utility easements, whether public or
private, must remain in effect and be delineated clearly on the Final Map. No existing easements will
be affected by the approval of this parcel map.

4. Taxes Paid. Prior to the recording of the proposed parcel map, the Applicant shall submit to the
Planning Department evidence that property taxes on the land have been paid up to date.

5. Duties of the Parcel Map Preparer. The preparer of the proposed parcel map shall meet all
requirements pursuant to NRS 278.475 through 278.477.

6. Final Map. The final parcel map must meet the form and contents pursuant to NRS 278.477.

7. Null and Void. The final parcel map must be recorded with the Storey County Recorder within 12
months of the Board’s approval. If the Final Map is not recorded by that time, this approval will
become null and void.

8. Indemnification. The Applicant warrants that the future use of land will conform torequirements
of Storey County, State of Nevada, and applicable federal regulatory and legal requirements; further,
the Applicant warrants that continued and future use of the land shall so conform. The Applicantand
property owner(s) agree to hold Storey County, its officers, and representatives harmless from the
costs and responsibilities associated with any damage or liability, and any/all other claims now
existing or which may occur as a result of this Approval.

7.  Power of the Board & Planning Commission

At the conclusion of the hearing, the Planning Commission must take such action thereon as it
deems warranted under the circumstances and announce and record its action by formal resolution,
and such resolution must recite the findings of the Planning Commission upon which it bases its
decision. The decision of the Planning Commission in the matter of granting the Approval is
advisory only to the Board of County Commissioners and that governing body must consider the
report and recommendation and must make such a decision thereon as it deems warranted.

8. Proposed Motions

This Section contains two motions from which to choose. The motion for approval is recommended
by Staff in accordance with the findings under Section 5.1 of this report. Those findings shouldbe
made part of that motion. A motion for denial may be made and that motion should cite one or more
of the findings shown in Section 5.2. Other findings of fact determined appropriate by the Planning
Commission should be made part of either motion.

8.1 Recommended Motion (Motion for approval)

In accordance with the recommendation by Staff, the Findings under section 5.1 of the Staff Report,
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and in compliance with all Conditions of Approval, | [Planning Commissioner] hereby recommend
approval with conditions for the parcel map application number 2016-018 that merges three Virginia
City lots into two lots located at 180 S O St, Virginia City, Storey County (APN: 001-251-10), 190 S
O St, Virginia City, Storey County (APN: 001-251-11) and 200 S O St, Virginia City, Storey County
(APN: 001-251-12).

Summary: Approval of parcel map with conditions

8.2 Alternative Motion (motion for denial)

In accordance with the Findings under section 5.2 of this report and other Findings, and against the
recommendation for approval with conditions by Staff, I [Planning Commissioner] hereby
recommend denial for the parcel map application number 2016-018 that merges three Virginia City
lots into two lots located at 180 S O St, Virginia City, Storey County (APN: 001-251-10), 190 S O
St, Virginia City, Storey County (APN: 001-251-11) and 200 S O St, Virginia City, Storey County
(APN: 001-251-12).

Summary: Denial of parcel map

Prepared by: Jason VanHavel
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APPENDIX 1

NRS 278.475 through 278.477

Staff Report - 2016-018



NRS 278.475 Amended plat, survey or map to correct or amend recorded plat, survey or map if correction
or amendment changes location of survey monument, property line or boundary line: Request; preparation and
recordation.

1. To correct an error or omission in or to amend any recorded subdivision plat, record of survey, parcel map, map
of division into large parcels or reversionary map, if the correction or amendment changes or purports to change the
physical location of any survey monument, property line or boundary line, an amended plat, survey or map must be
requested and recorded pursuant to this section.

2. Anamended plat, survey or map may be requested by:

(a) The county surveyor to make a correction or amendment which affects land located within the boundaries of an
unincorporated area or Carson City;

(b) The city surveyor or a professional land surveyor appointed by the governing body of the city to make a
correction or amendment which affects land located within an incorporated city;

(c) The planning commission if authorized by local ordinance; or

(d) A professional land surveyor registered pursuant to chapter 625 of NRS.

3. Except as otherwise provided in this subsection, a surveyor who:

(a) Performed the survey; or

(b) Is responsible for an error or omission which is to be corrected,
= shall prepare and record the amended plat, survey or map within 90 days after the surveyor receives notification of the
request made pursuant to subsection 2. The time within which the surveyor must prepare and record the amended plat,
survey or map may be extended by the county surveyor, the city surveyor or a professional land surveyor appointed by
the governing body of the city or the planning commission. If the surveyor who performed the survey or is responsible
for the error or omission is no longer professionally active, the county surveyor, city surveyor or a professional land
surveyor appointed by the governing body shall prepare and file the amended plat, survey or map.

(Added to NRS by 1977, 1505; A 1979, 1501; 1991, 1152; 1993, 2578; 1997, 2434)

NRS 278.477 Amendment of recorded plat, map or survey which changes location of survey monument,
property line or boundary line: Procedures and requirements.

1. In addition to the requirements of subsection 2, an amendment of a recorded subdivision plat, parcel map, map of
division into large parcels or record of survey which changes or purports to change the physical location of any survey
monument, property line or boundary line is subject to the following requirements:

(a) If the proposed amendment is to a parcel map, map of division into large parcels or record of survey, the same
procedures and requirements as in the original filing.

(b) If the proposed amendment is to a subdivision plat, only those procedures for the approval and filing of a final
map.
2. Any amended subdivision plat, parcel map, map of division into large parcels or record of survey required
pursuant to subsection 1 must:

(a) Be identical in size and scale to the document being amended, drawn in the manner and on the material provided
by law;

(b) Have the words “Amended Plat of” prominently displayed on each sheet above the title of the document
amended,;

(c) Have a legal description that describes only the property which is to be included in the amendment;

(d) Have a blank margin for the county recorder’s index information;

(e) Have a 3-inch square adjacent to and on the left side of the existing square for the county recorder’s information
and stamp; and

(f) Contain a certificate of the professional land surveyor licensed pursuant to chapter 625 of NRS who prepared the
amendment stating that it complies with all pertinent sections of NRS 278.010t0278.630, inclusive,
and 625.340 to 625.380, inclusive, and with any applicable local ordinance.

3. Any amended subdivision plat, parcel map, map of division into large parcels or record of survey that is recorded
in support of an adjusted boundary must:

(@) Contain or be accompanied by the report of a title company and the certificate required by NRS 278.374 or an
order of the district court of the county in which the land is located that the amendment may be approved without all the
necessary signatures if the order is based upon a finding that:

(1) A bona fide effort was made to notify the necessary persons;
(2) All persons who responded to the notice have consented to the amendment; and
(3) The amendment does not adversely affect the persons who did not respond; and

Staff Report - 2016-018
10



(b) Contain a certificate executed by the appropriate county surveyor, county engineer, city surveyor or city
engineer, if he or she is registered as a professional land surveyor or civil engineer pursuant tochapter 625 of NRS,
stating that he or she has examined the document and that it is technically correct.

4. Upon recording the amended document, the county recorder shall cause a proper notation to be entered upon all
recorded sheets of the document being amended, if the county recorder does not maintain a cumulative index for such
maps and amendments. If such an index is maintained, the county recorder shall direct an appropriate entry for the
amendment.

5. A county recorder who records a plat, map or record of survey pursuant to this section shall, within 7 working
days after he or she records the plat, map or record of survey, provide to the county assessor at no charge:

(a) A duplicate copy of the plat, map or record of survey and any supporting documents; or

(b) Access to the digital plat, map or record of survey and any digital supporting documents. The plat, map or record
of survey and the supporting documents must be in a form that is acceptable to the county recorder and the county
assessor.

(Added to NRS by1977, 1505; A 1979, 1501;1987, 380;1989, 796;1991, 1890;1993, 2579; 1997,
1065, 2434; 2001, 1563; 2003, 2789)
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APPENDIX 2

Statement in application on purpose for parcel map
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Detail Descriptionflustification of Project {Bacus/ Karschner Parcel Mop)

Thls prea ool proposes La maree Uhrew spproxloatoly S0 RE Virginia Oy los zened 31 and resahelovide
ithe tatsl mergec 2rea i tweo rpprosirately 791000 parcets. Tho subjedt bels aee Lol 2, warned by
Richard aac Doreen acus, and 1ats 3 and 4, mwned by Kerschnes Living Trust dated Dctobes 1, 2009
Willets Hoffstetler Kerschner, Trustee] in Black 10%, Aange "N

The: pramery surpese of tls projoct is to sccammadate the Lacus’ plan ta monstroct a residenee ane
hewve enauph sreato alse heve 3 parking ares anana side of tha vazidence ror a laree vehizle, 25 an [y,
ks 2oudd Be 2ccompkshad by zpdittlng Lot 3 and rerp ng the north half with Lot 2 a5d the south Ralf
wikh Loz 4. Wille*a Kerschner has agreed to sell the north hakf of Lot 3 ko Richerd and Joreen Sacus in
nrcles o i this,

2y merg ng the fotal avea and raseldividing ®inka ko parcels, no nome cempeiant pargel wiil b
crealed. Sewer, water and power utiletias are availzhle ta the subject parcel:.
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