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Storey County Planning Commission 
Meeting Agenda 

Thursday February 13, 2020 at 6:00 p.m. 
Storey County Courthouse, District Courtroom 

26 South B Street, Virginia City, NV  
 

Jim Hindle – Chairman Summer Pellett- Vice Chairman 
                     Jim Collins – Planning Commissioner                   Kris Thompson – Planning Commissioner 

 Larry Prater– Planning Commissioner Adrianne Baugh – Planning Commissioner 
  

 
All items include discussion and possible action to approve, modify, deny, or continue unless marked otherwise. 
 
1. Call to Order at 6:00 p.m. 

2. Roll Call 

3. Pledge of Allegiance 

4.  Discussion/For Possible Action:  Approval of Agenda for February 13, 2020. 

5. Discussion/For Possible Action:  Approval of Minutes for January 16, 2020. 

6. Discussion/For Possible Action: Special Use Permit 2020-005 request by the applicant Brad and Brenda Snell to allow 
for a watchman’s dwelling for a proposed 150 space Recreational Vehicle (RV) Park.  The watchman’s dwelling is a 
requirement of Chapter 8.24 (Mobile Homes and Recreational Vehicles) of the Storey County Code.  The subject 
property is located at 580 East Sydney Drive within the Tahoe Reno Industrial Center, McCarran area of Storey County, 
Nevada and having Assessor’s Parcel Number 005-091-14. 
 
Note for Items  7,8,9,10 additional information including, but not limited to, draft text may be obtained from the 
Planning Department at 775.847.1144 or planning@storeycounty.org, or viewed online at 
http://storeycounty.org/517/Updates. In addition to the provisions of the NRS, any person may complete and return to 
the Board a statement supporting or opposing the proposed amendments to the county code and/or zoning 
ordinance. These items may be heard and discussed together if determined appropriate by the planning commission. 
 

7. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Zoning regulating building 
setback, height, bulk, area, dimension, and density; parking requirements, egress, easements and right-of-ways; 
accessory structures and buildings; fences, hedges, and barriers; and other properly related matters in the following 
regulatory zones: CR Commercial-Residential; R1 Single-Family and R2 Multi-Family Residential; E Estate; F Forestry; A 
Agriculture; I1 Light Industrial and I2 Heavy Industrial; and SPR Special Planning Review zones.  

 
8. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Zoning regulating shipping 

containers and accessory non-dwelling uses in all regulatory zones; watch-persons’ accessory dwellings in the I1 Light 
Industrial, I2 Heavy Industrial, and IC Industrial Commercial zones; accessory dwelling units (“in-law quarters”) in the 
following regulatory zones: CR Commercial-Residential; R1 Single-Family and R2 Multi-Family Residential; E Estate; F 
Forestry; A Agriculture; and SPR Special Planning Review zones. 

 
9. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Zoning modifying, clarifying, 

elaborating upon, and consolidating land use and other terms and definitions in Chapter 17.10 Definitions and as those 
terms and definitions apply to and within all regulatory zones and all other provisions in the zoning ordinance. 

 

mailto:planning@storeycounty.org
http://storeycounty.org/517/Updates
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10. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Administrative Provisions to 
clarify and modify language, and align to NRS noticing requirements in sections 17.03.050, 17.03.060, 17.03.070 and 
17.03.080.  

 
11. Discussion/For Possible Action:  Determination of next Planning Commission meeting. 

12. Discussion/For Possible Action: Approval of Claims. 

13. Correspondence (no action) 

14. Public Comment (no action) 

15. Staff (no action) 

16. Board Comments (no action) 

17. Adjournment 

 

   Notes:   
•  There may be a quorum of Storey County Commissioners in attendance, but no action or discussion will be taken by the Commissioners. 
•  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). 
• Items on the agenda may be taken out of order, the public body may combine two or more agenda items for consideration, and the public body may 

remove an item from the agenda or delay discussion relating to an item on the agenda at any time. 
• Additional information pertaining to any item on this agenda may be requested from Lyndi Renaud, Planning Department (775-847-1144). 
• Supporting material is available to the public and may be obtained at http://www.storeycounty.org/agendacenter or the Storey County 

Courthouse, Planning Department, 26 South B Street, Virginia City, Nevada.  
 
Certification of Posting 
I, 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 February 4, 2020:  Virginia City Post Office; Storey County Courthouse;  Storey County Community Development; Virginia City 
Fire Station 71; Virginia City RV Park; Mark Twain Community Center; Rainbow Bend Clubhouse; Lockwood Community/Senior Center; Lockwood Fire 
Station;  and the Virginia City Highlands Online Message Board.    By Lyndi Renaud, Secretary 

http://www.storeycounty.org/agendacenter


 1 

 

STOREY COUNTY PLANNING COMMISSION 
Meeting and Public Workshop  

Thursday January 16, 2020 6:00 p.m.  
                                26 South B Street, District Courtroom,  

                         Virginia City, Nevada 
 

MEETING MINUTES 
 

CHAIRMAN: Jim Hindle    VICE-CHAIRMAN:   
 

COMMISSIONERS: 
Larry Prater, Kris Thompson, Jim Collins, Adrianne Baugh, Summer Pellett 

 
 

 
 

1. Call to Order: The meeting was called to order by the Chairman at 6:02 P.M. 
 

2. Roll Call: Jim Hindle, and via teleconference due to bad travel weather, Summer Pellett, Larry Prater, Kris Thompson and  
Adrianne Baugh.  Absent: Jim Collins. 
 
Also Present: Senior Planner Kathy Canfield, Planning Assistant Lyndi Renaud, County Manager Austin Osborne and 
District Attorney Anne Langer. 
 

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

4. Discussion/Possible Action: Approval of Agenda for January 16, 2020. 
 

Motion: Amend to combine items 8 through 11 to be heard as one agenda item, Action: Approve, Moved by Commissioner 
Baugh, Seconded by Commissioner Prater, Vote: Motion carried by unanimous vote (summary: Yes=5).  
 
Motion: Approve agenda as amended for January 16, 2020, Action: Approve, Moved by Commissioner Prater, Seconded 
by Commissioner Pellett, Vote: Motion carried by unanimous vote (summary: Yes=5).  
 
No Public Comment. 
 

5. Discussion/Possible Action: Election of Chairman and Vice-Chairman for 2020.  

Chairman Hindle said if there is anyone that would like to take over as Chairman, he would be happy to do that. 

Commissioner Thompson nominated Jim Hindle for Chairman and Commissioner Prater nominated Summer Pellett 
for Chairman. Commissioner Pellett stated that she would prefer sitting as Vice-Chairman before a Chairman position 
and removed her name from the nomination for Chairman. 

Motion: Approve Jim Hindle as Chairman of the Planning Commission for 2020, Action: Approve, Moved by Commissioner 
Thompson, Seconded by Commissioner Pellett, Vote: Motion carried by unanimous vote (summary: Yes=5).  
 
No Public Comment. 
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Commissioner Prater then nominated Summer Pellett for Vice-Chairman and proposed a motion. No other nominations 
for Vice-Chairman were provided. 
 
Motion: Approve Summer Pellett as Vice-Chairman of the Planning Commission for 2020, Action: Approve, Moved by 
Commissioner Prater, Seconded by Commissioner Baugh, Vote: Motion carried by unanimous vote (summary: Yes=5).  
 
No Public Comment. 
 

6. Discussion/Possible Action: Approval of Minutes for November 7, 2019. 

Motion: Approval of Minutes for November 7, 2019, Action: Approve, Moved by Commissioner Prater, Seconded by 
Commissioner Thompson, Vote: Motion carried by unanimous vote (summary: Yes=5).  
 
No Public Comment. 
 

7. Discussion/Possible Action:  Special Use Permit 2020-001 request by the applicant Eco Compliance Corporation to 
construct and operate a medical waste thermal destruction plant and potential commercial power generation from 
waste.  This request is a re-issuance of Special Use Permit 2017-044, due to expiration, which was originally approved on 
December 5, 2017.  No changes from the previous approval are proposed.  The subject property is located at 475 
Pittsburgh Avenue, Tahoe-Reno Industrial Center, McCarran, Storey County, Nevada, Assessor’s Parcel Number (APN) 
005-051-54. 

 
Commissioner Thompson: Recused himself from voting on this item after disclosing that he works for TRI, and is the 
president of the TRI General Improvement District and provides services for Lance Gilman Commercial Real Estate. 
Thompson said he has interacted with the applicant in all those capacities during sales meetings, and contract 
negotiations for land sales and during the escrow.  
 
D. A. Langer:  For the record, one of the applicants here tonight is shaking his head in agreement, to what Commissioner 
Thompson has stated. 
 

          Planner Canfield: Summarized the request by the applicant Eco Compliance.  This SUP is for a Medical Waste Thermal 
Destruction Plant. The application was heard and approved by the Planning Commission and the BOCC in December of 
2017. The SUP expired while the applicant has been working with NDEP for the required permits from the State. During 
that time period the two year window for the SUP closed. The applicant resubmitted the same application as before and 
no changes are proposed. All conditions of the SUP that were approved in 2017 will remain with re-issuance of this SUP. 
Notices were sent to surrounding property owners and staff received no comments. Staff is recommending approval. The 
applicant is here to answer any questions. She added that last week the applicant received their State NDEP permit. 
 
No Board Comment. 
 
Motion: In accordance with the recommendation by staff, the Findings of Fact under Section 3.A of this report, and other 
findings deemed appropriate by the Planning Commission, and in compliance with the conditions of approval, I Larry 
Prater, recommend approval of Special Use Permit 2020-001, a request by the applicant Eco Compliance Corporation to 
construct and operate a medical waste thermal destruction plant and potential commercial power generation from 
waste.  The subject property is located at 475 Pittsburgh Avenue, Tahoe-Reno Industrial Center, McCarran, Storey 
County, Nevada, Assessor’s Parcel Number (APN) 005-051-54.  Action: Approve, Moved by Commissioner Prater, 
Seconded by Commissioner Baugh,  
 
Planner Canfield read the findings into the record:  
 

(1) This approval is for Special Use Permit 2020-001, a request by the applicant Eco Compliance 
Corporation to construct and operate a medical waste thermal destruction plant and potential 
commercial power generation from waste.  The subject property is located at 475 Pittsburgh Avenue, 
Tahoe-Reno Industrial Center, McCarran, Storey County, Nevada, Assessor’s Parcel Number (APN) 
005-051-54. 

     
(2) The Special Use Permit conforms to the 2016 Storey County Master Plan for the McCarran planning 

area in which the subject property is located.  A discussion supporting this finding for the Special Use 
Permit is provided in Section 2.E of this staff report and the contents thereof are cited in an approval 
of this Special Use Permit. 
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(3) The subject property is located within an existing industrial neighborhood in the McCarran area of 

Storey County.  The zoning is based on the 1999 Storey County Zoning Ordinance which identifies 
this property as I-2 Heavy Industrial.  The proposed medical waste thermal destruction plant is 
defined as a “recycling facilities and operations involving use, recovery or residue of hazardous 
materials and/or wastes” and requires a Special Use Permit.   
 

(4) Granting of the Special Use Permit, with the conditions of approval listed in Section 4 of this report, 
will not under the circumstances of the particular case adversely affect to a material degree the 
health or safety of persons/property in the neighborhood of the subject property.  The project is 
expected to meet the safety and health requirements for the subject area.  The use will also be subject 
to building and fire plan review in order to ensure compliance with federal, state and other codes.   

 
(5) The Special Use Permit will not impose substantial adverse impacts or safety hazards on the abutting 

properties or the surrounding area, and it will comply with all federal, state and county regulations.   
 

(6) The conditions under the Special Use Permit do not conflict with the minimum requirements in the 
1999 Storey County Zoning Ordinance Sections 17.37 I-2 Heavy Industrial and 17.62 Special Uses.   

 
(7) Granting of the Special Use Permit will not, under the circumstances of the particular case, adversely 

affect to a material degree the health or safety of persons working in the neighborhood or area of the 
subject property and will not be materially detrimental to the public welfare or materially injurious 
to property improvements in the neighborhood or area of the subject property. 

          
          Prior to the vote, a representative for the applicant asked County Manager Osborne to clarify condition L. Setbacks. 
 
          County Manager Osborne said that in 2017 the applicant received approval for a variance to the setback. In tonight’s 

SUP approval, the reduced setback will be allowed by issuing a “waiver” for a reduced setback. The Development 
Agreement  allows this.  The “waiver” for a reduced setback will be approved and issued through the Building 
Department. 

 
          No Public Comment. 
 

Vote: Motion carried by unanimous vote (summary: Yes=4).  
 
Commissioner Thompson asked to be dismissed from the meeting due to a pending “will serve” agreement the GID is 
trying to complete this evening for the owner of an RV project in TRI. 
 

 
Note for Items 8, 9, 10 and 11, additional information including, but not limited to, draft text may be obtained from the 
Planning Department at 775.847.1144 or planning@storeycounty.org, or viewed online at 
http://storeycounty.org/517/Updates. In addition to the provisions of the NRS, any person may complete and return to 
the Board a statement supporting or opposing the proposed amendments to the county code and/or zoning 
ordinance. These items may be heard and discussed together if determined appropriate by the planning commission. 
 

8. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Zoning regulating building 
setback, height, bulk, area, dimension, and density; parking requirements, egress, easements and right-of-ways; 
accessory structures and buildings; fences, hedges, and barriers; and other properly related matters in the following 
regulatory zones: CR Commercial-Residential; R1 Single-Family and R2 Multi-Family Residential; E Estate; F Forestry; A 
Agriculture; I1 Light Industrial and I2 Heavy Industrial; and SPR Special Planning Review zones.  

 
9. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Zoning regulating shipping 

containers and accessory non-dwelling uses in all regulatory zones; watch-persons’ accessory dwellings in the I1 Light 
Industrial, I2 Heavy Industrial, and IC Industrial Commercial zones; accessory dwelling units (“in-law quarters”) in the 
following regulatory zones: CR Commercial-Residential; R1 Single-Family and R2 Multi-Family Residential; E Estate; F 
Forestry; A Agriculture; and SPR Special Planning Review zones. 

 
10. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Zoning modifying, clarifying, 

elaborating upon, and consolidating land use and other terms and definitions in Chapter 17.10 Definitions and as those 
terms and definitions apply to and within all regulatory zones and all other provisions in the zoning ordinance. 

mailto:planning@storeycounty.org
http://storeycounty.org/517/Updates
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No Public Comment. 

 
11. Discussion Only/No Possible Action: Text amendments to Storey County Code Title 17 Administrative Provisions to 

clarify and modify language, and align to NRS noticing requirements in sections 17.03.050, 17.03.060, 17.03.070 and 
17.03.080.  

 
Staff is working on finishing the update and putting together final drafts of the revisions. Staff would like to move this 
forward in February as an “action” item. Based on comments we are making a few changes. At this time staff has decided 
not to propose changing the labels of certain zones such as R1 and R2 to SFR and MFR. Also on hold is the Neighborhood 
Industrial chapter. Changing labels of zones created a “domino” effect in relation to other parts of the code and conflicted 
with the Master Plan designations.  Staff will consider the proposal later.  The Master Plan is scheduled to be updated in 
2021. This may be discussed then. 
 
No Public Comment. 

 
12. Discussion Only:  Special Use Permit use category listing and related fees. 

 
Planner Canfield: No action is required by the commission on this item and no fees are changing. This is to categorize 
land uses that require a special use permit and match them with the fee associated with the use. This item will be heard 
by the Board. 
 
No Public Comment. 

 
13. Discussion Only/No Possible Action. Map amendments to the Official Storey County Zoning Map, changing zone 

districts R1 Single-Family Residential to SFR Single-Family Residential, R2 Multi-Family Residential to MFR Multi-Family 
Residential, I1 Light Industrial to IL Light Industrial, I2 Heavy Industrial to IH Heavy Industrial, and adding IN 
Neighborhood Industrial to the list of classified zones, affecting all listed zones in Storey County except those located 
within the annexed portions of the Tahoe-Reno Industrial Center, and other properly related matters.  

 
Planner Canfield: Staff has decided not to propose any map amendments at this time. The amendments may be 
considered during the update of the Master Plan in 2021. This item will not be on the next agenda. 
 

14. Discussion/Possible Action: Determination of next planning commission meeting.  
 
          Motion: Next planning commission meeting to be held on February 13, 2020 at 6:00 P.M. at the Storey County 

Courthouse, Virginia City, Nevada, Action: Approve, Moved by Commissioner Prater , Seconded by Commissioner 
Pellett, Vote: Motion carried by unanimous vote (summary: Yes=4).  

 
          No Public Comment 
 

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

16. Correspondence (No Action) – None 
 

17. Public Comment (No Action) – None 
 

18. Staff (No Action) –  
 

County Manager Austin Osborne:  Said that the county has posted a Planner position. Kathy and Lyndi are doing a great 
job, and a new planner will give them some help. 

 
Senior Planner Canfield: Staff has received three letters of interest for the At Large Planning Commissioner seat that is 
vacant due to John Herrington’s resignation, and will be conducting interviews next Friday. 
 

19. Board Comments (No Action) – 
 
Chairman Hindle: Asked if John Herrington will be recognized in some way for his 10 years of service to the Planning 
Commission (resigned from the commission effective 12-31-19). 
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Planning Assistant Lyndi Renaud:  Said staff has a framed Certificate of Recognition for John, but would like to present 
it at the next meeting when the weather may be better, and when there are more commissioners in attendance for the 
presentation. 
 
Commissioner Prater: Said that is nice to have District Attorney Langer in attendance since Keith is out of town.  
 
Commissioner Baugh: Said thank you for allowing commissioners to call in to the meeting due to poor weather and travel 
conditions. 
 
Adjournment (No Action) - The meeting was adjourned at 6:35 pm.  
 
Respectfully Submitted, By Lyndi Renaud 
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Storey County  
Planning Department 

Storey County Courthouse 
26 South B Street, PO Box 190, Virginia City, Nevada 89440 

Phone 775-847-1144 – Fax 775-847-0949 
planning@storeycounty.org 

 
To:   Storey County Planning Commission 
 
From:   Storey County Planning Department 
 
Meeting Date:  February 13, 2020 
 
Meeting Location: Storey County Courthouse, 26 South “B” Street, Virginia City, Nevada 
 
Staff Contact:  Kathy Canfield 
 
File:   Special Use Permit File 2020-005 
 
Applicant:  Bradley and Brenda Shell  
 
Property Owner: Cedar Sage LLC  
 
Property Location: 580 East Sydney Drive, Tahoe Reno Industrial Center, McCarran, Storey County, 

Nevada, APN 005-091-14. 
 
Request: Special Use Permit 2020-005 is a request to allow a watchman’s dwelling for a 

proposed 150 space Recreational Vehicle (RV) Park.  The watchman’s dwelling is 
a requirement of Chapter 8.24 (Mobile Homes and Recreational Vehicles) of the 
Storey County Code.  The subject property is located at 580 East Sydney Drive 
within the Tahoe Reno Industrial Center, McCarran, Storey County, Nevada and 
having Assessor’s Parcel Number 005-091-14. 

 
1. Background & Analysis 
 

A. Site Location.  The property is located at 580 East Sydney Drive.  The parcel is currently 
vacant and is located at the eastern terminus of East Sydney Drive, which then becomes 
a private driveway that functions as a secondary access to Tesla owned property.  The 
parcel is approximately 7.5 acres in size.  Surrounding land uses include industrial 
warehouse development to the north, industrial to the west, and vacant land zoned 
heavy industrial to the east and south.   
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Vicinity Map 

 
Location Map 
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Approximate location 

 

 
Assessor’s Parcel Map 
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B.  Proposed Project.   The applicant is proposing to develop a 150 space recreational 
vehicle park on a 7.5 acre parcel within the Tahoe Reno Industrial Area.  The parcel has 
received a commercial designation within the industrial park, and the recreational 
vehicle park is a commercial use that does not require a special use permit. 

Chapter 8.24 of the Storey County Code regulates mobile homes and recreational 
vehicles.  Section 8.24.030.C states “management offices and one single family 
residence, used exclusively for management, shall be provided.”  Staff has interpreted 
this to mean that a “watchman’s dwelling” is required for the recreational vehicle park.  
A watchman’s dwelling is listed as a special use in the 1999 Zoning Ordinance which is 
applicable to this property.   

This special use permit addresses the watchman’s dwelling associated with the 
proposed development.  Although information on the overall proposed recreational 
vehicle park is referenced in this staff report, the special use permit addresses the 
watchman’s dwelling only.  However, it should be noted, that if the watchman’s 
dwelling is not approved, the recreational vehicle park can not be permitted because an 
onsite management unit shall be provided per Chapter 8.24 of the Storey County Code. 

The proposed watchman’s dwelling will be accessory to the recreational vehicle park 
which is a commercial use.  The unit will be associated with the park and, as 
conditioned, will not be permitted to exist separately from the park and the park 
operation.  Only personnel associated with management of the park shall be eligible to 
occupy the watchman’s dwelling, consistent with Section 8.24.030.C.   

As a commercial use, the overall property will be subject to Chapter 3.60, Transient 
Lodging Tax, and the limitations on stay for each individual spot.  As stated in Chapter 
3.60, “Transient lodging consists of the occupancy of a specific room, suite or space for a 
period less than thirty days. It does not include any occupation of premises which is subject 
to the Nevada Residential Landlord and Tenant Act (NRS Chapter 118A) as such use is 
considered a residential rather than transient lodging and is not allowed in property zoned 
for commercial use.”  The watchman’s dwelling will be an accessory use to the overall park, 
will be required to be occupied by management personnel of the park, will not be 
rented/leased separately, and as accessory, will not be subject to the lodging time frame. 

C.  Special Use Permit.  This parcel is located within the Tahoe Reno Industrial Center, 
which according to the Development Agreement for the center, is subject to the 1999 
Storey County Zoning Code.  Chapter 17.37.040 of the 1999 Zoning Code identifies a 
watchman’s dwelling as requiring a special use permit.   The associated recreational 
vehicle park is listed as a commercial use which is permissible for the parcel without the 
requirement for a special use permit.  

D. Accessory Use.  The watchman’s dwelling is considered an accessory use to the 
proposed recreational vehicle park.  This provides a living space for management 
personnel to oversee the operations of the 150 unit park on a 24 hour, 7 days a week 
basis.  The unit shall be used exclusively by park management as required by Chapter 
8.24 of the Storey County Code.  As conditioned, this unit shall only be occupied when 
the park is in operation.   
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2. Compatibility and Compliance 
 

A.  Compatibility with surrounding uses and zones.   

The following table documents land uses, zoning classifications, and master plan 
designations for the land at and surrounding the proposed project.   

 
B. Compliance with Zoning.   The proposed land use is the recreational vehicle park which 

is an allowed commercial use for the parcel.  The parcel is zoned I2 Heavy Industrial and 
has been given a commercial designation to allow for commercial uses on the property.  
The proposed watchman’s dwelling is an accessory use to the recreational vehicle park, 
however, the 1999 Zoning Code identifies watchman’s dwelling as requiring a special 
use permit.  The land use, and accessory use, are consistent with the 1999 Zoning Code 
along with Chapter 8.24 of the Storey County Code        

C. General use allowances and restrictions.  The 1999 Storey County Code Section 17.62, 
Special Uses (which refers to Section 17.60) identifies the administration for the Board 
and Planning Commission for allowing special use permits.   Approval of a Special Use 
Permit “may only be granted without substantial detriment to the public good and 
without substantially impairing the intent and purpose of any ordinance or resolution 
and under such conditions as the board may deem necessary to assure that the general 
purpose and intent of this ordinance will be observed, public safety and welfare secured 
and substantial justice done.”  The approval, approval with conditions, or denial of the 
Special Use Permit must be based on findings of fact that the proposed use is 
appropriate or inappropriate in the location.  The findings listed in Section 3.A below are 
the minimum to be cited in an approval. 

 
 In addition to conformance with the 1999 Storey County Code, the proposed project 

shall comply with all regulations stated forth by the TRI-Storey Development 
Agreement; the Tahoe-Reno Industrial Park Architectural Review Committee; and all 
applicable Covenants, Conditions, and Restrictions (CC&Rs).  

 
D. 2016 Storey County Master Plan.   This project is located within the Tahoe-Reno 

Industrial Center which the Master Plan states “provides for light industrial, heavy 
industrial, commercial, and industrial commercial uses and zones pursuant to the 
Development Agreement between Storey County and the Tahoe-Reno Industrial Center, 
LLC.”   The property and the Tahoe-Reno Industrial Center are located in the McCarran 
Area Plan which the Master Plan states “depicts a homogenous planned industrial 
center located toward the north-central part of Storey County nine miles east of 
Lockwood. It is home to the Tahoe-Reno Industrial Center and is dedicated solely to 
manufacturing, utility power production, warehousing and distribution, and other 
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heavy- and light-industrial, and commercial uses. The industrial center has grown to 
become a major regional hub for distribution, alternative energy production, digital data 
management, and highly intensive and experimental industries.”  The proposed use is a 
commercial use, similar to other transient lodging provided within the industrial park, 
and will follow all regulations associated with commercial transient lodging.   

3. Findings of Fact 

A. 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 
4, Recommended Conditions of Approval, are applied. 
 
(1) Special Use Permit 2020-005 is a request to allow for a watchman’s dwelling for 

a proposed 150 space Recreational Vehicle (RV) Park.  The watchman’s dwelling 
is a requirement of Chapter 8.24 (Mobile Homes and Recreational Vehicles) of 
the Storey County Code.  The subject property is located at 580 East Sydney 
Drive within the Tahoe Reno Industrial Center, McCarran, Storey County, 
Nevada and having Assessor’s Parcel Number 005-091-14.  
 

(2) The Special Use Permit conforms to the 2016 Storey County Master Plan for the 
McCarran planning area in which the subject property is located.  A discussion 
supporting this finding for the Special Use Permit is provided in Section 2.D of 
this staff report and the contents thereof are cited in an approval of this Special 
Use Permit.  The Special Use Permit complies with the general purpose, goals, 
objectives, and standards of the county master plan, the zoning ordinance and 
any other plan, program, map or ordinance adopted, or under consideration 
pursuant to the official notice by the county. 

 
(3) The proposal location, size, height, operations, and other significant features 

will be compatible with and will not cause substantial negative impact on 
adjacent land uses, or will perform a function or provide a service that is 
essential to the surrounding land uses, community, and neighborhood. 

 
(4) The Special Use Permit will result in no substantial or undue adverse effect on 

adjacent property, the character of the neighborhood, traffic conditions, 
parking, public improvements, public sites or right-of-way, or other matters 
affecting the public health, safety, and general welfare, either as they now exist 
or as they may in the future be developed as a result of the implementation of 
the provisions and policies of the county master plan, this title, and any other 
plans, program, map or ordinance adopted or under consideration pursuant to 
an official notice, by the county, or other governmental agency having 
jurisdiction to guide growth and development. 

 
(5) The proposed use in the proposed area will be adequately served by and will 

impose no undue burden on any of the improvements, facilities, utilities, or 
services provided by the county or other governmental agency having 
jurisdiction in the county. 
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(6) The Special Use Permit, with the recommended conditions of approval, 
complies with the minimum requirements in the 1999 Storey County Zoning 
Ordinance Sections 17.37 I-2 Heavy Industrial and 17.62 Special Uses. 

 
B. Motion for denial.  Should a motion be made to deny the Special Use Permit request, 

the following findings with explanation why should be included in that motion.   
 
(1) This denial is for Special Use Permit 2020-005, a request to allow for a 

watchman’s dwelling for a proposed 150 space Recreational Vehicle (RV) Park.  
The watchman’s dwelling is a requirement of Chapter 8.24 (Mobile Homes and 
Recreational Vehicles) of the Storey County Code.  The subject property is 
located at 580 East Sydney Drive within the Tahoe Reno Industrial Center, 
McCarran area of Storey County, Nevada and having Assessor’s Parcel Number 
005-091-14. 
 

(2) The conditions under the Special Use Permit conflict with the minimum 
requirements in the 1999 Storey County Zoning Ordinance Sections 17.37 I-2 
Heavy Industrial, 17.62 Special Uses.   

 
(3) The conditions under the Special Use Permit do not adequately mitigate 

potential adverse impacts on surrounding uses or protect against potential 
safety hazards for surrounding use.   

 
4. Recommended Conditions of Approval 

 
A. Special Use Permit.   This approval is for Special Use Permit 2020-005, a request to 

allow a watchman’s dwelling for a proposed 150 space Recreational Vehicle (RV) Park.  
The watchman’s dwelling is a requirement of Chapter 8.24 (Mobile Homes and 
Recreational Vehicles) of the Storey County Code.  The subject property is located at 580 
East Sydney Drive within the Tahoe Reno Industrial Center, McCarran, Storey County, 
Nevada and having Assessor’s Parcel Number 005-091-14.  
 

B. Requirements.  The Permit Holder/Licensee shall apply for any/all required permits and 
licenses, including building and fire permits, for the project within 24 months from the 
date of final approval of this Special Use Permit, and continuously maintain the validity 
of those permits/licenses, or this approval shall be null and void.  This permit shall 
remain valid as long as the Permit Holder remains in compliance with the terms of this 
permit and Storey County, Nevada State, and federal regulations.   

 
C. Permit Contents.  This permit incorporates by reference the standards, objectives, 

conditions, terms and requirements of all plans and submitted separately from this 
permit.  The requirements of all submitted plan, along with support material submitted 
with the application, become part of this Special Use Permit.   

 
D. Separate Permits Required. This Special Use Permit shall not be construed to be a 

permit for design or construction.  A separate Storey County plan review, fire safety 
review, and building permit may be required. 
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E. Legal Responsibility.  Issuance of this permit 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. 

F. Indemnity Defense and Hold Harmless.   The Permit Holder/Licensee agrees to defend, 
indemnify and hold harmless Storey County, its Officers, Employees and Representatives 
from any claims, causes of action, damages, fees, including attorney fees or suits arising 
out of the construction and operation of a recreational vehicle park attributable to the 
negligence or acts of the Permit Holder except for liability arising out of the sole 
negligence of Storey County, its officer, employees or representatives 

 
G. Transfer of Rights.  This Special Use Permit shall inure to the Permit Holder and shall run 

with the land defined herein. Any and all transfers of Special Use Permit 2020-005 shall 
be advised in writing to the Storey County Planning Department at least 90 days prior to 
assignee taking over the operation of the facility.  Any new Permit Holder/Licensee of 
the facility must sign and accept all conditions and requirements of SUP 2020-005 prior 
to any modifications or operations at the facility.    

H. Liability Insurance. The Permit Holder, as well as its assigns, heirs or successors, shall 
provide proof of insurance to Storey County and maintain a satisfactory liability 
insurance for all aspects of this operation under Special Use Permit 2020-005 for a 
minimum amount of $1,000,000.00 (one million dollars). 

I. Transient Lodging Tax.  The recreational vehicle park, along with the accessory 
watchman’s dwelling, is considered an allowed commercial use within the I2 zoning 
district and is subject to the requirements of Chapter 3.60 of the Storey County Code. 

J. Watchman’s Dwelling.  The proposed watchman’s dwelling is considered an accessory 
use to the recreational vehicle park.  As an accessory use, the watchman’s dwelling shall 
not be operated independently from the recreational vehicle park.  The accessory use 
shall be operated concurrently with the recreational vehicle park and shall not be 
considered an independent use.  The watchman’s dwelling shall be utilized exclusively 
for management of the recreational vehicle park.  Only personnel associated with 
management of the park shall be eligible to occupy the watchman’s dwelling, consistent 
with Section 8.24.030.C.   

5. Public Comment 
 
As of February 4, 2020, Staff has not received any comments from the public.   
 

6. 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. 
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7. Proposed Motions 
 
This section contains two motions from which to choose.  The motion for approval is 
recommended by staff in accordance with the Findings of Fact under Section 3.A of this report.  
Those findings should be made part of the approval motion.  A motion for denial may be made 
and that motion should cite one or more of the findings shown in Section 3.B.  Other findings of 
fact determined appropriate by the Planning Commission should be made part of either motion. 
 
A. Recommended motion for approval 

 
In accordance with the recommendation by staff, the Findings of Fact under Section 3.A 
of this report, and other findings deemed appropriate by the Planning Commission, and 
in compliance with the conditions of approval, I (planning commissioner), recommend 
approval of Special Use Permit 2020-005, a request to allow a watchman’s dwelling for a 
proposed 150 space Recreational Vehicle (RV) Park.  The watchman’s dwelling is a 
requirement of Chapter 8.24 (Mobile Homes and Recreational Vehicles) of the Storey 
County Code.  The subject property is located at 580 East Sydney Drive within the Tahoe 
Reno Industrial Center, McCarran, Storey County, Nevada and having Assessor’s Parcel 
Number 005-091-14.  
 

B. Alternative motion for denial 
 

Against the recommendation by staff, but in accordance with the Findings of Fact under 
Section 3.B of this report, and other findings deemed appropriate by the Planning 
Commission, I (planning commissioner), recommend denial of Special Use Permit 2020-
005, a request to allow a watchman’s dwelling for a proposed 150 space Recreational 
Vehicle (RV) Park.  The watchman’s dwelling is a requirement of Chapter 8.24 (Mobile 
Homes and Recreational Vehicles) of the Storey County Code.  The subject property is 
located at 580 East Sydney Drive within the Tahoe Reno Industrial Center, McCarran, 
Storey County, Nevada and having Assessor’s Parcel Number 005-091-14.  
 
 
 
 

Appendix A 
Chapter 3.60 – Transient Lodging Tax 

Storey County Code 
 
 

Appendix B 
Chapter 8.24 – Mobile Homes and Recreational Vehicles 

Storey County Code 
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