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STOREY COUNTY PLANNING 

 COMMISSION MEETING 
THURSDAY – January 21, 2016 – 6:00pm 

Mark Twain Community Center 
500 San Clemens Ave., Mark Twain Estates  

Mark Twain, NV 89403 
 

MEETING MINUTES 
 

CHAIRMAN: Larry Prater    VICE-CHAIRMAN:  Jim Hindle 
 

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

 
 

1. Call to Order: The meeting was called to order by the Chair at 6:05 P.M. 
 

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

 
Also Present: Planning Director Austin Osborne, Planner Jason VanHavel, Deputy D.A. Keith Loomis, County 
Commissioner Marshall McBride, and County Commissioner Jack McGuffey.  
 

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

4. Discussion/Possible Action: Approval of Agenda for January 21, 2016. 
 
Motion: Approve Agenda for January 21, 2016 Action: Approve, Moved by Commissioner Bucchianeri, Seconded by 
Commissioner Smith, Vote: Motion carried by unanimous vote (summary: Yes=6).  
 
No public comment. 
 

5. Discussion/Possible Action:  Approval of Minutes for November 19, 2015. 

Motion: Approve Minutes for November 19, 2015 Action: Approve, Moved by Commissioner Prater, Seconded by 
Commissioner Smith, Vote: Motion carried by vote (summary: Yes=5, Abstain: Kris Thompson).  
 

6. Discussion/Possible Action:  Election of Chairperson and Vice-Chairperson for 2016. 

Motion: Vice Chairman Hindle nominated Commissioner Prater for Chairman of the Planning Commission for 

2016. Commissioner Herrington nominated Vice Chairman Hindle for re-appointment as Vice Chairman of the 

Planning Commission for 2016. Vote: Motion carried by unanimous vote (summary: Yes=6). 



 2 

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 what the Master Plan is and why it is being updated.  The 

county’s current master plan has been in place since 1994, and it needs updating.  It is a good master plan with good 

principles, but is outdated. The Master Plan provides a long-range vision for Storey County. It is not code, or 

ordinance, or zoning. It is a narrative document with maps, and pictures that is based on what the public, County 

Commissioners, Planning Commission, and staff put together. It describes what Storey County is, what it was, and 

what it should be. It describes what is appropriate and not appropriate in different areas of the county with regard 

to land use and development.  It is important to draft the Master Plan to defend the county against developments 

such as the Cordevista subdivision that were not compatible with area uses, a development which was not 

supported by the findings in the existing Master Plan. The Board of Commissioners denied that developer, the 

developer took the county to court, and the county prevailed because its decision was based on the Master Plan.  Mr. 

Osborne went over the different areas of the county in the draft master plan, but focused primarily on the Mark 

Twain area (meeting venue): 

 The Mark Twain Area is an estate residential community surrounded by remote undeveloped lands located 

near the southern boundary of the county along the foothills of the Flowery Range. The rural community 

abuts neighboring Lyon County where rapid suburban growth is transforming the general area into a 

bedroom community of Carson City and Reno/Sparks.  

 The Comstock Area is divided into four distinct historic communities of Virginia City, Divide, Gold Hill, 

and American Flat. Considerable measures are employed to maintain the authentic historical character, 

while also promoting business, tourism and living.  

 The Highlands Area is an estate residential community on large parcels surrounded by remote undeveloped 

land. There is no commercial use in this area. 

 The Lagomarsino Area is a largely undeveloped area within the northwest part of the county. It features a 

large tract of land dedicated to high-intensity industrial uses requiring extensive buffering, as well as lands 

reserved for other heavy industrial uses, utility transmission systems, and very low-density uses.  

 The Lockwood-Mustang Area is a mixed-use community built partially along the south banks of the 

Truckee River at the far north end of Storey County. It includes the community of Lockwood, a mixed-use 

community dominated by single-family residences, as well as supporting commercial and public uses. The 

area also includes Mustang, an emerging industrial center. 

 The McCarran Area is a homogenous planned industrial center located toward the north-central part of the 

county. It is home to the Tahoe-Reno Industrial Center and is dedicated solely to manufacturing, utility 

power production, warehousing and distribution, and other heavy- and light-industrial and commercial 

uses. The industrial center has grown to become a major regional hub for distribution, alternative energy 

production, and other highly intensive and experimental industries.  

 The Painted Rock Area is a sparsely populated community dominated by agriculture and wild lands located 

along the south banks of the Truckee River. The area is remote and largely undeveloped, but has the 

potential to become a planned residential and mixed-use community serving the housing needs of the 

nearby Tahoe-Reno Industrial Center at McCarran.  

mailto:planning@storeycounty.org
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 The Northeast Area is a remote undeveloped area within the northeast part of the county south of Painted 

Rock and eastward to the Storey-Lyon County boundary. This area includes no residential or commercial 

development and its remoteness makes it challenging to provide municipal services.  

Mark Twain has a water problem - the wells are drying up. A goal of the Master Plan is that the county should 

conduct a comprehensive water study of the Mark Twain Estates, from which the county and residents may develop 

appropriate mitigation.  

Tia Temple, Mark Twain Resident: How will the water study be handled? 

Planning Director Osborne: Gave an example of how a water study might be conducted in Mark Twain. The 

Carson Water Subconservancy District (CWSD), a non-regulatory board that manages water resource management 

for the entire Carson River Watershed, provides support for studies conducted by the USGS (U.S. Geological 

Survey). CWSD would apply for a grant from the USGS. The USGS would then come in and do ground sampling 

and provide us the data. This data would then be turned over to Farr West Engineering, Storey County’s engineer of 

record, which would help us use the data to build a plan.  It appears that the growth in Dayton may be affecting the 

Mark Twain Community; however, Mark Twain may also be sitting on its own alluvial aquafer that is unaffected by 

growth in Dayton. The USGS would be able to help us determine the relationship between water resources in Mark 

Twain and area growth. We could then work with Lyon County and possibly tie into their system to share water if 

the plan supported it, and Lyon County and Mark Twain Residents wanted to participate in such a system.  

Tia Temple, Mark Twain Resident: I know some residents wouldn’t be opposed to hooking into Lyon County’s 

water as long as they could opt-out themselves.  People are worried about paying for water. They have gardens and 

livestock to water. The financial impact is of great concern.   

Planning Director Osborne: Explained that it will be a public process and workshops would take place in this 

community about the study’s findings. The community would be involved in any planning and developments. 

Planning Director Osborne: Storey County ultimately has three commissioners that understand the mission and 

values of the people of this county. This is a county of very independent people that want to live independently. The 

Master Plan draft does talk about the type of community Mark Twain is, a rural residential, equestrian-type of 

environment. 

Commissioner McGuffey: Asked if any septic tanks overflowed during the last flooding in Mark Twain. He 

recalled the flooding in Sun Valley in the 70s while he lived there. The septic tanks overflowed due to the flooding. 

The EPA (Environmental Protection Agency) stepped in and made residents hook up to the sewer system and their 

water rates tripled. I lived in a newer neighborhood, but as soon as the water hikes hit, everyone stopped watering 

their lawns and plants and it turned back into a desert.  

Tia Temple, Mark Twain Resident: Said that had she had not heard of any septic tanks overflowing during the 

recent flooding. 

Commissioner Smith: That is a really good point, especially if we’re talking about hooking into Lyon County’s 

system.  

Planning Director Osborne: We are not considering hooking into Lyon County right now. The Master Plan states 

there’s a problem and it supports the county looking into different solutions.  

Planner VanHavel: The largest piece of Chapter 10, Water and Natural Resources, focuses on the water situation in 

the county with an emphasis on preserving the water resources that we have. Historically there has been agriculture 

along the River District, but a lot of those water rights have been stripped off. The Master Plan is putting an 

emphasis on trying to retain those water rights.  

Planning Director Osborne: There are places where water rights have been stripped and transferred to Washoe 

County - nothing we can do about that. The Master Plan asks “what do we do with the riparian areas that have 

succumbed to invasive [weed] species?” We can’t turn it into agriculture – there’s no demand and no water. The 
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county needs to try to facilitate and support river restoration projects with our neighbors to build that area back into 

a natural riparian area. This creates flood mitigation and habitat for wildlife.  

Tia Temple, Mark Twain Resident: Found an unidentifiable plant in her yard this summer. The state could not 

identify it.  

Planning Director Osborne:  In 2011, Farr West Engineering conducted a study to determine what might be 

appropriate mitigation for flooding in Mark Twain. The report recommends specific improvements to ditches and 

culverts to reduce flooding damage as well as major regional storm water detention basins, along the north slope of 

the community, that may lessen flooding impacts and reduce the level of downstream infrastructure needed to 

manage flows. The Master Plan supports taking this study a step farther.  

He read an excerpt from the Mark Twain Area Plan: 

Although Mark Twain is not suitable for suburban residential development, very low density rural estate residential uses (e.g., 

40 acres or larger parcels) may be appropriate if valid evidence suggests that local water resources will support the use. Certain 

renewable energy and light-industrial planned developments may also be appropriate if made to complement and not conflict 

with the existing neighborhood. 

Is residential development supported in Mark Twain? Perhaps, if it’s 40 acres or larger and if there’s water. In 2009, 

voters approved ballot Questions 1 and 2, stating if a housing developer wants to sub-divide, they have to prove 

that not only do they have the paper water rights but that they actually have real water too. These must be proven at 

the time that the developer submits an application for a subdivision or planned unit development. 

Commercial and industrial development east of the Mark Twain Estates and south of the quarry mine may complement the 

residential community existing along the Highway 50 corridor in Lyon County. Commercial uses may also provide employment 

opportunities for residents in both counties. However, proper placement and design should be considered on a case-by-case basis 

to ensure that uses are complimentary, not in conflict with, the existing built environment. 

Any industrial development would be required to go through the same process as a residential development.  

Proposed industrial developments for the area should go through the planned unit development process, and include property 

management, structural design and placement, outdoor lighting restrictions, and other elements managed through local 

property owners’ associations. This is especially important for light industrial uses proposed near the Mark Twain Estates. 

Approved developments should also employ significant measure to mitigate local and greater area flooding conditions, and 

manage local municipal water and sewer through a general improvement district or other such means.  

An example of that would be someone wanting to put in 15 or 20 light industrial types of uses. They might mitigate 

and provide a benefit to the community by doing their own on-site retention of their flood water, or maybe share 

their water rights with rate payers. 

Commissioner Thompson: What is the process of adopting the Master Plan and what remains to be done? 

Planning Director Osborne: We’ve been working on the Master Plan for 6 or 7 years and we have about 3 months 

left of the process. We are going to road show it for the entire county, which will be subject to discussion, comments, 

and possible changes. It will remain on the website and there will be newspaper postings before this board considers 

action.   

Laura Kekule, former Storey County Planning Commissioner and Mark Twain Resident: Asked if natural gas is 

being considered for use in Mark Twain as an alternative of propane.  

Planning Director Osborne:  I just finished the Public Utilities Chapter of the Master Plan and it does not have 

much discussion about natural gas. Text can be added to the draft that Mark Twain should be connected to natural 

gas, as well as Virginia City and other communities.  

Tia Temple, Mark Twain Resident: Explained that she takes care of her mother-in-law and wanted to discuss 

mother-in-law housing.  
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Planner VanHavel: We are the oldest county in Nevada. The average age is 54 ½ years versus 36 years for the state. 

The next oldest county is Mineral at 50 years old. According to the state demographer, the population of Storey 

County will go from its current 4,000 to 4,800 in 2032, which is not astronomical.   

Planning Director Osborne: Explained the process of getting a SUP (special use permit) for an accessory dwelling. 

An application for a SUP can be obtained through the Planning Department. The Planning Commission will 

consider the application and gives a recommendation to the County Commissioners for approval or denial. An 

affidavit needs to be signed proving it’s a relative, and that the building isn’t being rented out to the public.  

Planner VanHavel: There has been a strong emphasis at the county level from residents of Mark Twain and the 

Highlands that they do not want to see apartments infiltrate their community.   

Commissioner Smith: Explained that once the relative moves from the mother-in-law unit, the accessory dwelling 

cannot continue to house someone. The shower needs to be removed.  

General discussion between staff and commission about accessory dwellings.  

Planning Director Osborne: Another problematic situation is that the population of residents age 65 and above is 

rising but residents 18 years and younger are decreasing. The school district is very concerned about this. We are 

trying to diversify our communities by moving younger people into the county by providing hi-tech jobs, providing 

zoning and land uses allowances that attract younger and more diverse populations. 

Planning Director Osborne:  We realize we are going to grow. We are looking at the potential for 3,000 homes in 

Painted Rock over a 20 year phased period. Some people are going to want to move to Mark Twain, and that might 

be okay, but not like the patterns that you see to the south (Dayton). 

Planner VanHavel: The perception of Storey County in northwestern Nevada is that it is pro-industry and anti-

housing. That is not true. Storey County has more empty residential land than built. We have the capacity just with 

our existing residential land to support a population of almost 9,000 people. As long as it is done right, the character 

of our communities will remain the same.  

Commissioner Smith: One of the things to remember about the Master Plan is it is a generalization of what the 

community envisions for its future. It’s not specific.  

Planning Director Osborne: The Storey County School Board, district, and superintendent have supported the idea 

of having a regional education hub in Storey County. There would be a wide-range of education opportunities 

including pre-kindergarten, K-12, vocational, STEM (science, technology, engineering, mathematics) and possibly 

post-secondary education. These regional schools would have a direct connection to the Tahoe-Reno Industrial 

Center. The Planning Department has tried to work with the school district to make an education center like that 

successful. One way of doing that is to make sure that the school fits into the community. There has been discussion 

of this type of school in Mark Twain that would complement both Storey and Lyon Counties.  

Tia Temple, Mark Twain Resident: She is very happy with the schooling in Storey County. Her nephew has 

benefitted greatly.  

Planning Director Osborne: Handed out a flyer on a potential regional school concepts. He explained that this type 

of school would be more than a school – it would be a community in itself. The school would be integrated into a 

combined complex with other public services such as fire and emergency services, law enforcement, library, social 

services and general local government. It becomes the focal point of the community when placed near the center of 

the community.  

Tia Temple, Mark Twain Resident: Brought up discussion of aggressive wild horses in Mark Twain as well as bear 

and mountain lion sightings.  

Sandy Delaski, Storey County Library Director: Added that the wild horses are now going into people’s yards in 

Mark Twain and eating the food meant for domesticated horses. The horses also block the roads in the 

neighborhoods.   
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General discussion about wildlife causing problems in the Mark Twain area and how Nevada is a “fence out” state.  

Planner VanHavel: Discussed the Economic Diversity Chapter and explained that Storey County has a long history 

of embracing economic development.  

Laura Kekule, former Storey County Planning Commissioner and Mark Twain Resident: Expressed her concern 

about the how the roads in Mark Twain have deteriorated due to flooding and excessive water on roads. She 

believes the roads should be addressed in the Master Plan.  

Planning Director Osborne: Explained that capital improvements aren’t in the Master Plan, but the types of roads 

in each community are described. And with the exception of parts of Mark Twain and Painted Rock and the Tahoe-

Reno Industrial Center (TRIC), most are rural estate types of roads. I do know Mike Nevin (Public Works), Pat 

Whitten (County Manager), and our team are very aware of what’s going with roads in Mark Twain.  

Sandy Delaski, Storey County Library Director: Expressed concerns over vacant buildings at TRIC.  

Planning Director Osborne:  Storey County faired fairly well during the recession compared to neighboring 

counties because of the way that park is designed and the leadership we have in this county. Stressed the 

importance of Mark Twain residents completing the USDA income survey that was sent out in September in order 

to qualify for federal grants for improvements in the area.  

General discussion on the importance of residents filling out the USDA surveys.  

Commissioner Thompson: Explained there are 170 businesses operating in TRIC and only 3 are not in use, but they 

have active owners and are being marketed.  

Planning Director Osborne: The Master Plan talks about providing services to other areas of the county outside of 

Virginia City now and in the future. It’s important to look at schools, fire and emergency services, Assessor and 

Recorder services, Planning services, and other types of government services so that someone living in Painted Rock 

or Lockwood, or working at the Tahoe-Reno Industrial Center does not need to travel to Virginia City for a 

document or government service. This issue will grow as the area expands in population and workforce. We need to 

look at providing needed services in the north end of the county.  

Sandy Delaski, Storey County Library Director: Expressed that communication is the most important thing. Need 

to make sure IT (information technology) is included in the Painted Rock development. 

Planning Director Osborne: Agreed. Court services are another important service to provide across the county, 

especially at the Tahoe-Reno Industrial Center. We are looking at providing satellite court services to provide 

service to that area.  

Sandy Delaski, Storey County Library Director: Asked if there will be a wellness hub like the one that just came to 

Virginia City.  

Planning Director Osborne: Explained that there is now both an urgent-care and a dentist located at the Tahoe-

Reno Industrial Center.  

Planner VanHavel: Would like to have an “alpha” version of the Master Plan by late January or early February.  

Planning Director Osborne: There is a draft version of the master plan currently available on the county website. 

Asked the Planning Commission if they were comfortable with the direction the Master Plan process is going.  

 General discussion between staff and board approving the direction the Master Plan process is taking. The planning 

commissioners were satisfied that the master plan and the public process are heading in the right direction. 

Vice-Chairman Hindle: Asked about the size of the McCarren Area Plan as compared to the Northeast Area Plan in 

the draft plan. It seems to be getting larger and the Northeast area smaller.  
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Planning Director Osborne: Explained that the McCarran area is very different geographically. Any property that is 

owned by the Tahoe-Reno Industrial Center is included in the McCarran Planning Area. The Northeast area is too 

remote for services and should not be developed, except for mining, aggregate uses, or agriculture uses.  

Chairman Prater: Presented a map showing a possible connector road through Storey County. The proposed route 

would connect Virginia City, Tahoe-Reno Industrial Center, and Lockwood. The route uses existing roads or trails 

within Storey County.   

Commissioner Thompson: Pointed out the high cost of county personnel having to make the drive around the 

county instead of through it.  

County Commission Chairman McBride: Asked Commissioner Thompson how much it cost to put in the USA 

Parkway without the interchange. 

Commissioner Thompson: A general rule of thumb for road improvements is $2,000,000 a mile for a two-lane road 

with utilities. Without utilities it is about $500,000 a mile.  

Chairman Prater: Explained that he didn’t envision the connector road being any different than Six Mile Canyon or 

Lousetown Rd. It would be just a simple two-lane road.   

County Commission Chairman McBride: Pointed out that it is currently only a 40-minute drive from Virginia City 

to Lockwood and doesn’t believe the cost of a connector road is worth the time saved. If the road is built, it would 

open the area up to development and residents of both Lockwood and the Highlands are opposed to the idea of 

development.  

Chairman Prater: Explained he doesn’t see it happening anytime soon, or if it’s even worth pursuing, but he 

believes it’s important for it to be addressed in the Master Plan.  

General discussion on benefits and disadvantages of a connector road. A faster route connecting the county versus 

high maintenance and construction costs.  

Chairman Prater: Introduced newest planning commissioner Kris Thompson.  

Commissioner Thompson: Introduced himself and explained that he has worked for TRIC for 15 years (five of those 

in Storey County). He enjoys the people living here, and loves the open ruralness of Storey County. He is also very 

excited about the future opportunities in Storey County.   

7. Discussion Only/No Possible Action:  Discussion on potential updates to the sign ordinance. 

Planner VanHavel: He has been working with the Comstock Historic District on redoing the sign/billboard 

ordinance. He will be meeting with them again next week to go over changes he has made.  

8. Discussion/Possible Action Determination of next planning commission meeting. 
 
Motion: Next planning commission meeting to be held on February 4, 2016 at the Rainbow Bend Clubhouse or Lockwood 
Community/Senior Center in  Lockwood, NV at 6:00 p.m., Action: Approve, Moved by Vice Chairman Hindle, Seconded 
by Commissioner Smith, Vote: Motion carried by unanimous vote (summary: Yes=6). 
 

9. Discussion/Possible Action: Approval of claims – None 
 

10. Correspondence (No Action) – None 
 

11. Public Comment (No Action) – None  
 

12. Staff (No Action): 
 
Planning Director Osborne:   

 Upcoming meeting with Carson City BLM to discuss the Storey County Lands Bill land transfer in Virginia City 
and Gold Hill. 
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 Upcoming meeting with Dayton Valley Conservation District to discuss adjusting their boundary line to include 
the Carson River Watershed side of Storey County for the purposes of noxious weed abatement and other 
conservation.  

 Jet.com is coming to Storey County and will start with 80 employees. 
 Planner VanHavel is now the county’s floodplain manager.  
 Re-bid on the Black & Howell (Pocket Park) site in Virginia City. 

 

13. Board Comments (No Action) –  
 
Commissioner Bucchianeri: Asked if the county was hiring a building inspector. 
 
Planning Director Osborne: Yes.  
 
Chairman Prater: Asked if there would be recognition of former Planning Commission Chairman Bret Tyler and his 15 
years of service.  
 
Planning Director Osborne: Will look into doing that. Bret’s service on this planning commission was very appreciated.  
 

14. Adjournment (No Action) - The meeting was adjourned at 8:05 p.m. 
 
 
Respectfully Submitted, 
 
 
By _____________________ 

Lyndi Renaud 
 
 
 
 
 
 
 
 
 
 


