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Minutes of the regular meeting of the North Valleys Citizen Advisory Board held on October 13th, 2025, at 6:00 P.M. Reno Stead Airport, 4895 Texas Ave, Reno NV 89506
 

1. CALL TO ORDER/ DETERMINATION OF QUORUM 
PRESENT –  Aaron Jennings, Susan VanNess,  Scott Finley, Rodger Edwards,
ABSENT – Sheila Herring, Krystal Ayers

2. PLEDGE OF ALLEGIANCE 

The pledge of allegiance was recited. 

3. APPROVAL OF MINUTES FOR THE MEETINGS OF September 8 

Scott Finley motioned to approve the minutes of the September 8 North Valleys CAB meeting. Aaron Jennings seconded the motion, and the minutes were approved unanimously. 

4. GENERAL PUBLIC COMMENT 	

Tammy Holt-Still announced her candidacy for Washoe County Commission District 5. She stated that she has lived in Lemmon Valley since 2012 and began her community advocacy work during the 2017 flooding, when she contacted state and federal officials to seek assistance for residents. She described her ongoing efforts to address infrastructure issues, oppose inappropriate development, and study local hydrology and utility systems. Holt-Still noted her work with Congressman Mark Amodei, Lieutenant Governor Stavros Anthony, and others to raise awareness about flooding and environmental contamination in Swan Lake, including her own testing that found bacteria, arsenic, and heavy metals in the water. She said her priorities include family, community health, transparency in government, respect for laws, responsible development, and accountability, and stated that she is running for office because she believes the community deserves leaders who show up, listen, and act collaboratively.	

5. CAB MEMBER/ COMMISSIONER ANNOUNCEMENTS/ COMMENTS	

Susan VanNess wished everyone a happy Columbus Day and stated that it will continue to be recognized as Columbus Day going forward. She clarified that her comment was not meant as a slight to Indigenous peoples, expressing respect for both the holiday and Indigenous communities.

Aaron Jennings announced that he is hosting a National Day of Remembrance event in honor of Charlie Kirk on the following day at the Model Farm Event Center in Palomino Valley. He shared that the event would feature food trucks, live music by the band Spur Crazy, and speeches and sermons from several pastors. The event will take place from 2 to 8 p.m., and he invited the community to attend and celebrate the life of Charley Kirk. 

6. PUBLIC SAFETY UPDATES 	

Truckee Meadows Fire Protection District	
Division Chief Joe Schum provided the September activity report for Truckee Meadows Fire & Rescue in the North Valleys, which includes Red Rock, Cold Springs, and Lemmon Valley. He reported 193 calls for service in September, down from an average of 219 last year, noting that call volume was slower than anticipated. The calls included two fires, 96 medical incidents, nine motor vehicle accidents, one hazardous materials call, eight public assists, and 77 false or good intent calls. Chief Schum reminded residents of the upcoming green waste collection at the Silver Lake Fire Station on Red Rock Road, available only this Saturday and Sunday, and at the Red Rock Volunteer Station in Rancho Haven on Saturday. He emphasized the importance of bringing only true green waste, such as limbs and branches after a recent incident where metal damaged the chipper and nearly caused injury. He also urged residents to have chimneys cleaned before winter to prevent chimney fires, check decks and handrails for safety, and prepare for a potentially wet and icy season to reduce slips and falls. Schum concluded by noting that Fire Chief Richard Edwards, who joined the department on July 1, is nearing completion of his 180-day plan, with progress continuing on key goals and initiatives as staff looks forward to the department’s ongoing success.
Roger Edwards asked whether the recent increase in multi-family housing developments in areas such as Lemmon Valley and Stead has affected Truckee Meadows Fire & Rescue’s call numbers, noting that if the population has grown significantly while calls remain steady, it could indicate a relative drop in incidents. Division Chief Joe Schum responded that population growth does generally lead to more calls, particularly for motor vehicle accidents due to heavier traffic. He said that the department’s call volume averages about 200 per month and has historically increased by 3–5% each year. Schum added that while some of this rise is tied to population growth, other factors such as overall roadway activity contribute as well, and the department continues to monitor trends and adjust staffing and resources to stay proactive and maintain availability.
Caitlin Finley asked whether Truckee Meadows Fire & Rescue would once again offer wood chips for pickup after the green waste collection, as had been done in previous years. Division Chief Joe Schum responded that he was not certain but explained that the department typically makes the chips available for pickup. He said he would need to confirm with the business office and wildland fuels team and invited her to call the office for updated information.
A resident asked whether Truckee Meadows Fire & Rescue tracks the locations of traffic accidents, such as at specific intersections. Division Chief Joe Schum replied that the department does not routinely maintain statistics by intersection, though such data could be compiled if needed. He shared that a recent review for the RTC in Sun Valley showed about 40% of accidents occurred on Sun Valley Boulevard, with the remainder spread across surrounding streets. The resident expressed concern about a new traffic light on Lemmon Drive just past Military Road, predicting it could become a problem area during winter. Schum said the department would keep an eye on that location and noted that the intersection lies within the City of Reno’s jurisdiction, meaning accident responses are shared between Reno Fire and Truckee Meadows Fire & Rescue under mutual aid agreements.
Earl Stemple asked whether older tree limbs qualify as acceptable material for the green waste collection. Division Chief Joe Schum responded that any organic material, such as sagebrush, juniper, or aspen branches about the size of a thumb or larger, can be chipped. He clarified that pieces over roughly eight inches in diameter cannot be chipped and would instead be considered suitable for firewood if used at home.
Susan VanNess asked about the status of burn permits, noting that the website still displayed information from the previous year and asking when pile burning would be allowed. Division Chief Joe Schum explained that burn permits issued in calendar year 2025 remain valid and that pile burning is typically restricted to a few months, generally beginning in December once sufficient moisture has accumulated. He said the department will update the website about a month before open burning resumes, likely around Thanksgiving, depending on weather conditions. Schum added that while recent rain has helped, more moisture is needed before declaring fire season over, as warm October weather can quickly dry fuels again.
7. SPECIAL USE PERMITS

Trevor Lloyd explained that he would discuss the overall development application process, not just special use permits. He clarified that his remarks focused on discretionary applications, those that require a higher level of review or a public hearing, rather than simple building permits. Lloyd outlined the various types of discretionary applications the Planning Division processes, including special use permits, variances, tentative maps, regulatory zone amendments, and master plan amendments, noting that staff reviews roughly fifteen such applications each month. He explained that while some projects are simple, others can be highly complex, with one recent application totaling 1,500 pages. Each application must include specific information such as project descriptions, parcel details, owner authorization, and proof of property tax payment. Lloyd described how the County requires supporting documents like site plans, traffic studies when warranted, landscaping and lighting plans, and building elevations. Scott Finley asked a question about what happens if a property owner who signed an affidavit does not attend a hearing. Lloyd responded that the application would still move forward since the signed affidavit confirms the owner’s consent, and he noted that situations where owners later object are extremely rare. Lloyd then explained the neighborhood meeting process, which replaced the former Citizen Advisory Board (CAB) review process about five years ago. He said neighborhood meetings now occur before an application is submitted, allowing developers to hear concerns early and make adjustments or mitigation measures before formal review. These meetings can influence project design or even lead developers to withdraw applications. Roger Edwards expressed concern that many residents do not hear about these meetings and questioned whether the public is being adequately notified. Lloyd replied that each neighborhood meeting requires mailed notice to at least 30 nearby property owners within 500 to 750 feet of a project, and the County also sends email notifications to residents who subscribe for updates. He said attendance varies by project but that meetings are generally well-attended, and upcoming meetings are always listed on CAB agendas. Lloyd encouraged residents to visit the County’s development webpage, where they can view project details, listen to meeting audio recordings, and submit feedback online. He went on to describe the timeline and review process for discretionary applications, noting that state law requires public hearings to be held within 60 days of receiving an application. During that period, the Planning Division circulates applications to various local, state, and federal agencies for input, including Truckee Meadows Fire & Rescue, the Nevada Department of Environmental Protection, NDOT, RTC, and Washoe County’s traffic engineers. Lloyd explained that neighborhood meetings, while not required by state law, are an integral part of the County’s internal process and must use the same mailing lists as formal public hearings. He concluded by outlining the appeal and approval timelines. Once the Planning Commission or Board of Adjustment takes action, there is a 10-day appeal period during which applicants or affected neighbors may request review by the County Commission. Approved projects typically have two years to meet all conditions and obtain building permits. Lloyd closed by noting that the County processes about 30 special use permit applications per year, ranging from small-scale projects to large, complex developments.

Roger Edwards asked whether small home projects, such as additions or single-family construction, require a special use permit or follow a simpler process. Trevor Lloyd explained that smaller residential projects, like home additions, sheds, or garages, go through the standard building permit process rather than a public hearing or special use permit. He said developers or property owners typically begin with a pre-application meeting so staff can determine whether a proposal requires additional review, but most small-scale projects do not involve neighbor notification or public hearings. Edwards then asked about the regulations for adding a “grandma’s quarters” or accessory dwelling unit (ADU) on residential lots, specifically whether it must remain half the size of the main home. Lloyd confirmed that current code limits ADUs to 50% of the size of the primary residence, whether attached or detached, though that section of the code is under review. When Edwards asked if there was still a minimum square footage requirement, Lloyd clarified that the County previously required a minimum of 725 square feet but has since removed that rule, allowing flexibility in ADU size as long as the 50% maximum is met.

A resident asked Trevor Lloyd how much he knew about the proposed lithium battery plant that had been planned near the Stead Airport. Lloyd replied that he did not have detailed information because the project was within the City of Reno’s jurisdiction, not Washoe County’s. He acknowledged that the proposal had drawn significant public attention and prompted broader discussions about where industrial projects like that should be located, particularly in relation to residential areas. The resident remarked that he was glad the project failed and claimed the developer told him the city had prevented open discussion about it. Lloyd responded that he could not speak for the City of Reno or its internal processes.	

Roger Edwards asked whether the Stead area was being developed specifically for industrial projects like the proposed lithium battery plant. Trevor Lloyd responded that while he was aware of ongoing industrial development near the Stead Airport, he could not speak in detail about projects within the City of Reno’s jurisdiction. He acknowledged that additional industrial growth in that area has been planned for some time but reiterated that it falls under city, not county, oversight.

Ramsey Stemple expressed concern about large, unregulated gatherings occurring in the Lemmon Valley area, including parties and events that attract hundreds of people on Ramsey Way and near Lemmon Drive. He said such events have grown in size over the past several years and questioned why neither Washoe County nor the City of Reno has established rules or oversight to ensure these activities are properly permitted or managed. Stemple emphasized that many of his neighbors are respectful residents but that a few recurring events have created noise and traffic impacts, adding that community members often receive little to no notice before such activities occur. He also mentioned feeling frustrated by limited public communication about other local matters, such as septic system notices and development projects near the Stead Airport. In response, Trevor Lloyd explained that the County does regulate large-scale commercial events and requires an event permit for any gathering exceeding 100 people. He said the level of oversight depends on whether an event is private or commercial, as private parties generally fall outside County permitting requirements. Lloyd encouraged residents to report large gatherings to the County for review, noting that events meeting the permit threshold must comply with established procedures for public safety and community notification.	

Scott Finley asked when and why Washoe County began requiring neighborhood meetings as the first step in the development application process, noting that Trevor Lloyd had mentioned the meetings were not legally required. Lloyd responded that the neighborhood meeting program began about five years ago, with discussions starting roughly a year earlier. He explained that the County Commission decided to remove development project reviews from Citizen Advisory Board meetings, and neighborhood meetings were introduced as a replacement to ensure community input continued. The intent, he said, was to hold meetings close to proposed project sites to gather feedback directly from residents most likely to be affected by new development.	

Roger Edwards raised concerns about homes in his area where the groundwater level sits higher than septic systems, asking what would happen when those systems begin to fail and how such conditions could be managed in future development. Trevor Lloyd replied that septic and groundwater management falls under the jurisdiction of the health department rather than planning. He said that where feasible, sewer line extensions are preferred to reduce reliance on septic systems, though this is not always possible in every location. Lloyd explained that in areas where sewer access is unavailable, property owners would likely need engineered septic systems approved by the health department. When Edwards pointed out that some new developments, such as those in Washoe Valley, are being built in high water table areas, Lloyd noted that those projects are typically connected to sewer and that new construction in similar conditions would require engineered septic solutions to meet health and safety standards.	

A resident asked how long a developer has to begin construction after receiving project approval. Trevor Lloyd explained that the timeframe depends on the type of application. For most special use permits, County Code allows two years to begin development, though extensions can be granted by the Board of Adjustment or Planning Commission if justified. Large projects, such as solar installations, often receive up to five years due to the complexity of securing financing, permits, and utility coordination. For housing developments, Lloyd said state law allows four years to start construction after tentative map approval. Once the first map is recorded, developers automatically receive an additional two years and may request one more two-year extension from the Planning Commission. He noted that some older projects still on record date back as far as 25 to 30 years, showing how long some tentative maps can remain valid under certain conditions.


8. NEIGHBORHOOD DEVELOPMENT HUB & OTHER ENGAGEMENT OPPORTUNITIES 	     

Sally Johnston demonstrated how residents can use the Washoe County Neighborhood Development Hub to stay informed about planning and development projects. She explained that the page can be accessed through the Washoe County website by navigating to the Board of County Commissioners section, where links to Citizen Advisory Boards and community engagement pages are listed. Johnston showed how users can view active and past development applications by selecting their district, such as District 5 and then clicking on individual projects to see meeting details, outcomes, and documentation. She noted that the database includes records dating back to 2014. Johnston also explained how residents can sign up to receive automatic email updates instead of manually checking the site. By entering an email address on the County Commission page, users can subscribe to specific topics, including neighborhood development meetings, sustainability news, public health updates, library announcements, and other district-related information. Once subscribed, updates are sent directly to their inboxes, ensuring residents are promptly informed about local projects and community news.
9. CAB MEMBER/ COMMISSIONER ANNOUNCEMENTS/REQUESTS/COMMENTS	

Scott Finley reminded attendees that Waste Management will give a presentation in November on waste services and encouraged community members to attend, noting it should be an informative session. He also mentioned that Sally Johnston is awaiting confirmation from Sam regarding a future presentation on development projects in the area.	

10.  GENERAL PUBLIC COMMENT	

Tammy Holt-Still reported that she attended a Washoe County Health Department meeting on sewer and septic regulations, which she learned about through a mailed notice. She noted that the notices seemed inconsistently distributed, as some residents received them and others did not. Holt-Still said the meeting focused on updating county regulations to align with changes to state law (NRS) made in 2021, which generally require five-acre parcels for septic and well systems, with some exceptions depending on property type and date of development. She explained that under the updated rules, if a homeowner’s septic system fails and a sewer line is located within 400 feet, the property must connect to the sewer. However, if no sewer connection is available, the existing septic system may remain in use. Holt-Still said the updates were primarily to clarify and modernize regulatory language rather than to force conversions to sewer systems. She added that she attended the meeting out of concern that the county might require rural residents to abandon septic systems but ultimately learned that the revisions were more procedural. At the end of the meeting, she shared with the head of environmental health the results of her own testing that found heavy metals and medical waste in local water samples.

ADJOURNMENT The meeting was adjourned at   7:02 P.M. 
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