



































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































Conclusion

As cellular networks mature, distant sites at high elevation must be
supplemented with more sites closer to customers, in large measure due to the
increase in usage of the network. In addition, certain fourth-generation
technologies use AWS frequencies that require facilities closer to customers than
can be afforded by high-elevation sites. These coverage and capacity demands
have resulted in the Significant Gap in Verizon Wireless service along the
Highway 580-Highway 395A corridor and the communities of Pleasant Valley and
north Washoe Valley. Verizon Wireless must deploy new infrastructure to
provide the in-building service coverage required by customers and to avoid
capacity exhaustion of its network in the area of the identified Significant Gap.

T )
P

Respectfully submi}teﬁ,

. _

harlie Schwartz

RF Design Engineer

Network Engineering Department
Verizon Wireless



Attachment Bll
Aerial photo showing visibility and the viewpoints for the photosimulations.

i

@ Proposed structure is visible
@ Proposed structure NOT visible

@ View is partially obscured Py ® At and beyond 2 miles an object beoomes a blob in the distance,
and is hard to identify without binoculars

Not a public area

Inside a quarter mile radius,
the details of an installation
are visible and distinguishable

Not a public area

Not a public area

Not a public area

Pleasant Valley

205 US Highway 395
Wash alley, NV 89704

verizonwireless




Attachment C

Conditions of Approval

Special Use Permit Case Number SB14-002 (Verizon Wireless)

The project approved under Special Use Permit Case Number SB14-002 for Verizon
Wireless shall be carried out in accordance with the Conditions of Approval granted by the
Board of County Commissioners on March 10, 2015. Conditions of Approval are
requirements placed on a permit or development by each reviewing agency. Conditions of
Approval may require submittal of documents, applications, fees, inspections, amendments to
plans and more. Conditions of Approval do not relieve the applicant from the obligation
to obtain any other approvals and licenses from relevant authorities required under any
other act, nor do these conditions relieve the applicant from abiding by all other
generally applicable code regulations.

Unless otherwise specified, all conditions related to the approval of this special use permit shall
be met or financial assurance must be provided to satisfy the Conditions of Approval prior to
issuance of a grading or building permit. The agency responsible for determining compliance
with a specific condition shall determine whether the condition must be fully completed or
whether the applicant shall be offered the option of providing financial assurance. All
agreements, easements, or other documentation required by these conditions shall have a copy
filed with the Washoe County Engineer and Washoe County Planning and Development.

Compliance with the Conditions of Approval related to this special use permit is the
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and
occupants of the property and their successors in interest. Failure to comply with any of the
conditions imposed in the approval of this special use permit may result in the initiation of
revocation procedures.

Washoe County reserves the right to review and revise the Conditions of Approval related to
this special use permit should it be determined that a subsequent license or permit issued by
Washoe County violates the intent of this approval.

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or
“must” is mandatory.

Conditions of Approval are usually complied with at different stages of the proposed project.
Those stages are typically:

e Prior to permit issuance (i.e., grading permits, building permits, etc.)
e Prior to obtaining a final inspection and/or a certificate of occupancy
e Prior to the issuance of a business license or other permits/licenses

e Some “Conditions of Approval” are referred to as “Operational Conditions.” These
conditions must be continually complied with for the life of the project or business.

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.3600 — Fax: 775.328.6133
www.washoecounty.us/comdev



Washoe County Conditions of Approval

The Washoe County Commission oversees many of the reviewing agencies/departments
with the exception of the following agency.

¢ The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its
own Board. Therefore, any conditions set by the Reno-Tahoe Airport
Authority must be appealed to their Board of Trustees.

THE FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING
AGENCIES. EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING
AGENCY.

Washoe County Planning and Development, Planning and Development Division

1. The following conditions are requirements of Planning and Development, which shall be
responsible for determining compliance with these conditions.

Contact: Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us

a.

The applicant shall demonstrate substantial conformance to the plans approved as part
of this special use permit. Planning and Development shall determine compliance with
this condition.

All related utilities, including telephone and electrical lines connected with the proposed
wireless communications facility and within any and all Verizon utility easements on the
subject site shall be placed underground pursuant to South Valleys Area Plan Policy
SV.12.1.

The total height of the cell tower, including the faux water tank, antennas or any other
apparatus shall not exceed 60 feet from lowest grade.

If the final construction drawings include grading that exceeds Major Grading Permit
Thresholds as listed in Article 438 Grading Standards of the Washoe County
Development Code, the applicant must apply for a special use permit.

The approval of Special Use Permit Case Number SB14-002 does not include
improvements involving grading. Grading for access to the Communication Facility, if it
exceeds the Major Grading Permit Thresholds as stipulated in Washoe County
Development Code Article 438 Grading Standards, shall require a Special Use Permit
for grading.

Prior to the issuance of a building permit, the applicant shall record a statement of
assurance that within three (3) months after the use of the wireless communications
facility has been discontinued for a period of twelve (12) consecutive months, the
wireless communications facility shall be removed and the site restored back to its
original condition before the existence of the wireless communications facility.

The applicant shall submit complete construction plans and building permits shall be
issued within two years from the date of approval by Washoe County. The applicant
shall complete construction within the time specified by the building permits. Compliance
with this condition shall be determined by Planning and Development.

Special Use Permit Case Number SB14-002
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Washoe County Conditions of Approval

h. Security fencing shall be erected around the entire 50 foot x 50 foot wireless
communications facility compound. The installation of security fencing shall assure the
facility is protected from climbing by unauthorized persons.

i. Al equipment, fencing, ground cabinet, monopole, and aesthetic design shall be painted
a neutral color that will blend with the rural character of the area.

j- There shall be no requirement to abide by the regulations in Washoe County
Development Code, Section 110.410.25 Design of Parking Standards and Article 412,
Landscaping due to being in an arid high desert area.

k. The applicant shall attach a copy of the action order granting approval of this project to
all administrative permit applications (including building permits) applied for as part of
this special use permit.

. There shall be no construction related activity in the critical and sensitive stream buffer
zones of Steamboat Creek, which is a designated Significant Hydrologic Resource. The
sensitive stream buffer zone is 150 feet from the centerline of stream and the critical
stream buifer zone is 30 feet from the centerline of t stream.

m. A note shall be placed on all construction drawings and grading plans stating:
NOTE

Should any prehistoric or historic remains/artifacts be discovered
during site development, work shall temporarily be halted at the
specific site and the State Historic Preservation Office of the
Department of Museums, Library and Arts shall be notified to record
and photograph the site. The period of temporary delay shall be
limited to a maximum of two working days from the date of
notification.

n. The following Operational Conditions shall be required for the life of the project:

1. This special use permit shall remain in effect until or unless it is
revoked or is inactive for one year.

2. The applicant and any successors shall be responsible for
maintenance/repairs of everything within the 50 ft x 50 ft
wireless communications compound and shall be responsible for
all maintenance/repairs of the entire wireless communications
facility and for maintenance of the fence enclosing the 50 ft x 50
ft wireless communications site compound. The applicant shall
take action not more than 30 days after receiving a report from
Washoe County of any damage to the wireless communications
facility or the fence.

3. The wireless communications facility shall be maintained by the
applicant and any successors in substantially the same condition
as the wireless communications facility was proposed and
approved by this Special Use Permit.

Special Use Permit Case Number SB14-002
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Washoe County Conditions of Approval

4. Failure to comply with the Conditions of Approval shall render
this approval null and void. Compliance with this condition shall
be determined by Washoe County Planning and Development.

5. The applicant and any successors shall direct any potential
purchaser/operator of the site and/or the special use permit to
meet with Washoe County Planning and Development to review
conditions of approval prior to the final sale of the site and/or the
special use permit. Any subsequent purchaser/operator of the
site and/or the special use permit shall notify the Washoe
County Planning and Development of the name, address,
telephone number, and contact person of the new
purchaser/operator within 30 days of the final sale.

6. This special use permit shall remain in effect as long as the
subject wireless communications facility is in operation.

Washoe County Engineering and Capital Projects Division

2. The following conditions are requirements of the Engineering and Capital Projects Division,

which shall be responsible for determining compliance with these conditions.
Contact: Leo Vesely, 775.325.8032, lvesely@washoecounty.us

a. A complete set of construction improvement drawings, including an on-site grading
plan, shall be submitted when applying for a building/grading permit. Grading shall
comply with best management practices (BMP’s) and shall include detailed plans
for grading, site drainage, erosion control (including BMP locations and instaliation
details), slope stabilization, and mosquito abatement. Placement or removal of any
excavated materials shall be indicated on the grading plan. Silts shall be controlled
on-site.

b. The applicant shall provide permanent easements for the lease area, access and
utilities. A copy of the easements shall be submitted to the Engineering Division
prior to issuance of a building permit.

c. All existing and proposed easements shall be shown on the site and/or grading
plan. The County Engineer shall determine compliance with this condition.

Washoe County Regional Parks & Open Space, Planning and Development Division

3.

The following conditions are requirements of Parks & Open Space, which shall be
responsible for determining compliance with these conditions.

Contact: Jennifer Budge, 775.328-2181, jbudge@washoecounty.us

a. The applicant will construct the project using Best Management Practices (BMPs)
to reduce the introduction of noxious weeds to the project area, as it is watershed
that leads to a tributary of the Truckee River (Steamboat Creek). The applicant
shall require all contractors and subcontractors to use BMPs on the project site at
all times as outline in the attached BMPs.

Special Use Permit Case Number SB14-002
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Washoe County Conditions of Approval

b. Disturbed land as part of the project will be revegetated with an approved seed mix
and application method consistent with the surrounding environment. Placement
of stockpile materials will be in a pre-approved location and protected to ensure no
contamination of Steamboat Creek during construction of the project.

c. The applicant will make every effort reasonably possible to collaborate with local
residents to ensure that the project blends into the natural environment as much as
possible, as this is a significant scenic corridor.

Reno-Tahoe Airport Authority

4. The following conditions are requirements of the Reno-Tahoe Airport Authority, which shall
be responsible for determining compliance with these conditions.

Contact: Lissa K. Butterfield, 775.328.6476, |butterfield@renoairport.com

a. The applicant shall be responsible for determining and notifying the Federal Aviation
Administration (FAA) if the height and location of the proposed wireless
communications facility exceeds FAA thresholds.

b. Should the antenna location or height be changed from the submitted plans to
exceed FAA thresholds, the Reno-Tahoe Airport Authority would require the
submittal of an FAA Form 7460-1, Notice of Proposed Construction or Alteration to
‘the Chief, Air Traffic Division, FAA Western-Pacific Regional Office, for obstruction
analysis by the FAA.

c. Prior to utilizing a crane for the antenna installation that exceeds the 100:1 surface
threshold the applicant shall submit notification requirements as stipulated in
Condition b listed above.
Truckee Meadows Fire Protection District

5. The following conditions are requirements of the Truckee Meadows Fire Protection District,
which shall be responsible for determining compliance with these conditions.

Contact: Amy Ray, 775.328.6005, aray@tmfpd.us

a. The applicant shail comply with Washoe County Code Chapter 60. All requirements of
Chapter 60 that apply to this facility shall be met, which includes a 20 foot wide access
to the facility which shall not exceed a ten percent slope.

b. Details as to the equipment being housed within the ground shelter shall be provided
upon submittal for a permit(s).

*»** End of Conditions ***

Special Use Permit Case Number SB14-002
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Attachment C

Conditions of Approval
Special Use Permit Case Number SB14-002 (Verizon Wireless)

The project approved under Special Use Permit Case Number SB14-002 for Verizon
Wireless shall be carried out in accordance with the Conditions of Approval granted by the
Board of County Commissioners on March 10, 2015. Conditions of Approval are
requirements placed on a permit or development by each reviewing agency. Conditions of
Approval may require submittal of documents, applications, fees, inspections, amendments to
plans and more. Conditions of Approval do not relieve the applicant from the obligation
to obtain any other approvals and licenses from relevant authorities required under any
other act, nor do these conditions relieve the applicant from abiding by all other
generally applicable code regulations.

Unless otherwise specified, all conditions related to the approval of this special use permit shall
be met or financial assurance must be provided to satisfy the Conditions of Approval prior to
issuance of a grading or building permit. The agency responsible for determining compliance
with a specific condition shall determine whether the condition must be fully completed or
whether the applicant shall be offered the option of providing financial assurance. All
agreements, easements, or other documentation required by these conditions shall have a copy
filed with the Washoe County Engineer and Washoe County Planning and Development.

Compliance with the Conditions of Approval related to this special use permit is the
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and
occupants of the property and their successors in interest. Failure to comply with any of the
conditions imposed in the approval of this special use permit may result in the initiation of
revocation procedures.

Washoe County reserves the right to review and revise the Conditions of Approval related to
this special use permit should it be determined that a subsequent license or permit issued by
Washoe County violates the intent of this approval.

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or
“must” is mandatory.

Conditions of Approval are usually complied with at different stages of the proposed project.
Those stages are typically:

e Prior to permit issuance (i.e., grading permits, building permits, etc.)
e Prior to obtaining a final inspection and/or a certificate of occupancy
e Prior to the issuance of a business license or other permits/licenses

e Some “Conditions of Approval” are referred to as “Operational Conditions.” These
conditions must be continually complied with for the life of the project or business.

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.3600 — Fax: 775.328.6133
www.washoecounty.us/comdev



Washoe County Conditions of Approval

The Washoe County Commission oversees many of the reviewing agencies/departments
with the exception of the following agency.

¢ The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its
own Board. Therefore, any conditions set by the Reno-Tahoe Airport
Authority must be appealed to their Board of Trustees.

THE FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING
AGENCIES. EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING
AGENCY.

Washoe County Planning and Development, Planning and Development Division

1. The following conditions are requirements of Planning and Development, which shall be
responsible for determining compliance with these conditions.

Contact: Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us

a.

The applicant shall demonstrate substantial conformance to the plans approved as part
of this special use permit. Planning and Development shall determine compliance with
this condition.

All related utilities, including telephone and electrical lines connected with the proposed
wireless communications facility and within any and all Verizon utility easements on the
subject site shall be placed underground pursuant to South Valleys Area Plan Policy
SV.12.1.

The total height of the cell tower, including the faux water tank, antennas or any other
apparatus shall not exceed 60 feet from lowest grade.

If the final construction drawings include grading that exceeds Major Grading Permit
Thresholds as listed in Article 438 Grading Standards of the Washoe County
Development Code, the applicant must apply for a special use permit.

The approval of Special Use Permit Case Number SB14-002 does not include
improvements involving grading. Grading for access to the Communication Facility, if it
exceeds the Major Grading Permit Thresholds as stipulated in Washoe County
Development Code Article 438 Grading Standards, shall require a Special Use Permit
for grading.

Prior to the issuance of a building permit, the applicant shall record a statement of
assurance that within three (3) months after the use of the wireless communications
facility has been discontinued for a period of twelve (12) consecutive months, the
wireless communications facility shall be removed and the site restored back to its
original condition before the existence of the wireless communications facility.

The applicant shall submit complete construction plans and building permits shall be
issued within two years from the date of approval by Washoe County. The applicant
shall complete construction within the time specified by the building permits. Compliance
with this condition shall be determined by Planning and Development.

Special Use Permit Case Number SB14-002
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Washoe County Conditions of Approval

h. Security fencing shall be erected around the entire 50 foot x 50 foot wireless
communications facility compound. The installation of security fencing shall assure the
facility is protected from climbing by unauthorized persons.

i. All equipment, fencing, ground cabinet, monopole, and aesthetic design shall be painted
a neutral color that will blend with the rural character of the area.

j. There shall be no requirement to abide by the regulations in Washoe County
Development Code, Section 110.410.25 Design of Parking Standards and Article 412,
Landscaping due to being in an arid high desert area.

k. The applicant shall attach a copy of the action order granting approval of this project to
all administrative permit applications (including building permits) applied for as part of
this special use permit.

I.  There shall be no construction related activity in the critical and sensitive stream buffer
zones of Steamboat Creek, which is a designated Significant Hydrologic Resource. The
sensitive stream buffer zone is 150 feet from the centerline of stream and the critical
stream buffer zone is 30 feet from the centerline of t stream.

m. A note shall be placed on all construction drawings and grading plans stating:
NOTE

Should any prehistoric or historic' remains/artifacts be discovered
during site development, work shall temporarily be halted at the
specific site and the State Historic Preservation Office of the
Department of Museums, Library and Arts shall be notified to record
and photograph the site. The period of temporary delay shall be
limited to a maximum of two working days from the date of
notification.

n. The following Operational Conditions shall be required for the life of the project:

1. This special use permit shall remain in effect until or unless it is
revoked or is inactive for one year.

2. The applicant and any successors shall be responsible for
maintenance/repairs of everything within the 50 ft x 50 ft
wireless communications compound and shall be responsible for
all maintenance/repairs of the entire wireless communications
facility and for maintenance of the fence enclosing the 50 ft x 50
ft wireless communications site compound. The applicant shall
take action not more than 30 days after receiving a report from
Washoe County of any damage to the wireless communications
facility or the fence.

3. The wireless communications facility shall be maintained by the
applicant and any successors in substantially the same condition
as the wireless communications facility was proposed and
approved by this Special Use Permit.

Special Use Permit Case Number SB14-002
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Washoe County Conditions of Approvai

4. Failure to comply with the Conditions of Approval shall render
this approval nuli and void. Compliance with this condition shall
be determined by Washoe County Planning and Development.

5. The applicant and any successors shall direct any potential
purchaser/operator of the site and/or the special use permit to
meet with Washoe County Planning and Development to review
conditions of approval prior to the final sale of the site and/or the
special use permit. Any subsequent purchaser/operator of the
site and/or the special use permit shall notify the Washoe
County Planning and Development of the name, address,
telephone number, and contact person of the new
purchaser/operator within 30 days of the final sale.

6. This special use permit shall remain in effect as long as the
subject wireless communications facility is in operation.

Washoe County Engineering and Capital Projects Division

2. The following conditions are requirements of the Engineering and Capital Projects Division,
which shall be responsible for determining compliance with these conditions.

Contact: Leo Vesely, 775.325.8032, lvesely@washoecounty.us

a. A complete set of construction improvement drawings, including an on-site grading
plan, shall be submitted when applying for a building/grading permit. Grading shall
comply with best management practices (BMP’s) and shall include detailed plans
for grading, site drainage, erosion control (including BMP locations and installation
details), slope stabilization, and mosquito abatement. Placement or removal of any
excavated materials shall be indicated on the grading plan. Silts shall be controlied
on-site.

b. The applicant shall provide permanent easements for the lease area, access and
utilities. A copy of the easements shall be submitted to the Engineering Division
prior to issuance of a building permit.

c. All existing and proposed easements shall be shown on the site and/or grading
plan. The County Engineer shall determine compliance with this condition.

Washoe County Regional Parks & Open Space, Planning and Development Division

3. The following conditions are requirements of Parks & Open Space, which shall be
responsible for determining compliance with these conditions.

Contact: Jennifer Budge, 775.328-2181, jbudge@washoecounty.us

a. The applicant will construct the project using Best Management Practices (BMPs)
to reduce the introduction of noxious weeds to the project area, as it is watershed
that leads to a tributary of the Truckee River (Steamboat Creek). The applicant
shall require all contractors and subcontractors to use BMPs on the project site at
all times as outline in the attached BMPs.

Special Use Permit Case Number SB14-002
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Washoe County Conditions of Approval

b. Disturbed land as part of the project will be revegetated with an approved seed mix
and application method consistent with the surrounding environment. Placement
of stockpile materials will be in a pre-approved location and protected to ensure no
contamination of Steamboat Creek during construction of the project.

c. The applicant will make every effort reasonably possible to collaborate with local
residents to ensure that the project blends into the natural environment as much as
possible, as this is a significant scenic corridor.

Reno-Tahoe Airport Authority

4. The following conditions are requirements of the Reno-Tahoe Airport Authority, which shall
be responsible for determining compliance with these conditions.

Contact: Lissa K. Butterfield, 775.328.6476, |butterfield@renoairport.com

a. The applicant shall be responsible for determining and notifying the Federal Aviation
Administration (FAA) if the height and location of the proposed wireless
communications facility exceeds FAA thresholds.

b. Should the antenna location or height be changed from the submitted plans to
exceed FAA thresholds, the Reno-Tahoe Airport Authority would require the
submittal of an FAA Form 7460-1, Notice of Proposed Construction or Alteration to
the Chief, Air Traffic Division, FAA Western-Pacific Regional Office, for obstruction
analysis by the FAA.

¢. Prior to utilizing a crane for the antenna installation that exceeds the 100:1 surface
threshold the applicant shall submit notification requirements as stipulated in
Condition b listed above.
Truckee Meadows Fire Protection District

5. The following conditions are requirements of the Truckee Meadows Fire Protection District,
which shall be responsible for determining compliance with these conditions.

Contact: Amy Ray, 775.328.6005, aray@tmfpd.us

a. The applicant shall comply with Washoe County Code Chapter 60. All requirements of
Chapter 60 that apply to this facility shall be met, which includes a 20 foot wide access
to the facility which shall not exceed a ten percent slope.

b. Details as to the equipment being housed within the ground shelter shall be provided
upon submittal for a permit(s).

*** End of Conditions ***

Special Use Permit Case Number SB14-002
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WASHOE VALLEY
February 25, 2015 ALLIANCE

Washoe Valley Alliance
P.O. Box 18043
Reno, NV 89511-8043

To: Washoe County Board of County Commissioners
Subject: Verizon Wireless Development Application Appeal AX14-003

Dear Board of County Commission Members:

The Washoe Valley Alliance has evaluated Development Application SB14-002 and Appeal
AX14-003 submitted by Verizon Wireless. These documents propose a large wireless
communications facility in the North end of Washoe Valley. The attached Verizon Wireless Cell
Tower Denial Summary document provides information and specific references which you may
find helpful in considering the Verizon Wireless Appeal.

Based upon this evaluation, it can be seen that the proposed application cannot make the
findings required for approval of the requested Special Use Permit.

Specifically, the application lacks Consistency with the policies and standards of the Washoe

County Development Code and the Washoe County Master Plan, South Valleys Area Plan.
Also, the Finding of Issuance Not Detrimental to the surrounding area cannot be made.

With regards to lack of Consistency with the Washoe County Development Code the following
items have been identified:

1. The application proposes a lattice tower structure which is not allowed in the proposed
project area. (See Item 1 for analysis and references)

2. The proposed placement of the facility places it within 1,000 feet of a proposed park and
public trail. (See Item 3 for analysis and references) /4 3 X // ) // <

el #17



Verizon Cell Tower Denial Summary (02/25/15)

1. Verizon Wireless is proposing a lattice tower structure that
is NOT allowed in the proposed area.

A. The Washoe County Development Code Prohibits Lattice Tower
Antennas in the Proposed Area

Washoe County Development Code Section 110.324.50 Wireless
Communication/Cellular Facilities Placement Standards., paragraph (f) states the
following:

(f) Lattice Towers. Lattice towers may only be located at an established
communication site as of January 1, 2004. These sites are commonly known as
“McClellan Peak,” “Chimney Peak,” “Fox Mountain,” “Marble Bluff,” “Mt. Rose
Knob,” “Pah Rah Peak,” “Peavine Peaks,” “Poito Mountain,” “Red Peak,” “Slide
Mountain” and “Virginia Peak.”

B. The proposed tower is Lattice by definition. The following definitions
apply from the Washoe County Development Code:

Section 110.324.40 (a) (4) Lattice Tower Mounted Antenna. A lattice tower mounted antenna
means a communications receiving and/or transmitting device that is attached to a ground
mounted, free- standing or guyed lattice structure that is erected for the purpose of supporting
one (1) or more antennas.

Section 110.324.40 (a) (5) Monopole Mounted Antenna. A monopole mounted antenna means
a communications receiving and/or transmitting device that is attached to a ground mounted,
free-standing pole that is erected for the purposes of supporting one (1) or more antennas.

Section 110.324.40 (a) (8) Specialty Pole Mounted Antenna. A specialty pole mounted antenna
means a communications receiving and/or transmitting device that is attached to a ground
mounted, free-standing pole that is erected for another purpose, such as a flag pole, lamp
post, or ball field backstop support.



Note: The specialty pole mounted antenna definition does not apply to the
proposed tower structure. There are no structures of any type in the proposed
location. This definition is provided because Planning and Development Staff had
once considered using it to approve the project.

Section 110.324.40 (d) Stealth Design. Stealth design means a wireless communications
facility’s support structure, antennas or accessory equipment structure that is designed to blend
in with existing physical environment, and reduce visual impacts to the extent possible by virtue
of being camouflaged as another structure, for example, a clock tower, silo, church steeple or
tree.

Stealth Design Does Not Change Antenna Type — Nothing in the definition of
Stealth Design above indicates that the tower type would change from lattice
tower to monopole because it is of stealth design. Stealth design adapts a tower
type to the environment and is independent of the tower type. This is also true
when the stealth design changes from a windmill to a water tank.

C. Verizon Wireless and County Staff input confirm the Lattice design.

(1) In the Washoe County Development Application SB14-002, Page 3, first
sentence of the first paragraph, the applicant states:

“Although this facility involves a lattice design, it is technically considered to be a
monopole antenna, per the Washoe County Zoning ordinance since the facility is
a stealth designed faux windmill.” (It is not a monopole as defined above.)

(2) At the Citizen’s Advisory Board on 05/08/14 the Verizon representative, David
Downs, stated that the proposed antenna was not a monopole design antenna.

(3)The Washoe County Planning and Development Department Staff Report
prepared on 03/03/14 for Development Application SB14-002 also finds that the
proposed tower submitted with the original application is a lattice tower.

Under the Project Evaluation section, Paragraph 4, the report states:

“Subsequent to much analysis, and contrary to the project description as provided
at the front of the report and in the public notice, Washoe County Planning and



Development has determined that Verizon’s proposal consists of an 88 foot high
lattice tower mounting six wireless antennas, with windmill blades sitting atop
the lattice tower, which creates a 100 foot high tower. It is understood that the
applicant’s intent was to create a Monopole Mounted Antenna with a Stealth
Design. However, staff has determined that the proposal is not a monopole, but
rather a lattice tower, despite the applicant’s effort to justify the lattice tower
as part of the stealth design, which was made to resemble an old fashioned
windmill tower.”

Note: Tower design was subsequently changed to a false water tank mounted on
a lattice tower. The appeal lowered the height of the lattice tower structure from

100ft. to 60ft.

2. There is NO Significant Gap issue with this application

The definition of Significant Gap Coverage in the Washoe County Development
Code is as follows:

Section 110.324.55 Significant Gap Coverage. A significant gap for purposes of

this article shall include a “white area” where no cellular service from any carrier is

available.

A. The Verizon Wireless Development Application states that this is not a
Significant Gap issue.

Washoe County Development Application SB14-002 submitted by Verizon
Wireless, Page 3, second paragraph titled Section 110.324.55 Significant Gap
Coverage, first line states:

“The proposed site is needed for capacity, not coverage”

B. Verizon Wireless Representatives have stated at public meetings that
there is no Significant Gap Issue.



The South Truckee Meadows/Washoe Valley Citizens Advisory Board Meeting
approved minutes for March 13, 2014 show that Mr. Rich Johnson, Verizon
Wireless Planning Manager, stated that they have cellular coverage but need
additional capacity.

In the description of the Revised Project: provided by Verizon Wireless in its
appeal it is stated:

“Verizon provides two separate networks in this area, which seems like one
network to the customer. Voice (850 MHz CDMA) Data (700 MHz and AWS LTE)”

“Customer devices currently show a signal from either of those networks.”

“700 MHZ (Data) currently covers this area, but is trending towards capacity in
2015.”

“The objective is to improve the Data network.”

“Advanced Wireless Service (AWS) is being added to this area to resolve the
current Data network capacity issues.”

“By definition, there is an existing significant gap in AWS coverage in this area.”

“For Verizon customers to remain satisfied with their service, it is critical that
this significant gap in AWS Service be resolved.”

Verizon states that AWS service exists in the area, that they are addressing a
capacity problem, and customers are currently satisfied with their service.

According to the Washoe County Development Code definition provided above,
there is no significant gap in coverage in this area.



3. The proposed Verizon Wireless facility does not comply
with placement standards relating to public trails.

Washoe County Parks is planning a public county park through Washoe/Allen’s
Canyon. The County has purchased two parcels to be developed as trailheads for
this park. The Stone Parcel (APN 046-080-01) is located at the Southwest end of
the proposed park and is within 1,000 ft. of the proposed Verizon Wireless
Facility. The O’Brien Parcel (045-310-67) is located in Pleasant Valley at the
Northeast end of the park. Washoe County Parks has acquired an easement from
developer Sierra Reflections which goes through the canyon and connects the two
trail heads. Washoe County Parks has provided a map showing the key park
features. It is clear that the trailhead and a portion of the trail are within 1,000
ft of the proposed facility.

Note: The Development Code Standard provided here specifically relates to
monopole antennas. It is provided in case a proposed redesign of the tower is
determined to be a monopole. Monopole antennas have specific restrictions since
they are allowed. A lattice tower is not allowed based upon other restrictions

given previously.
A. Development Code Standards

Washoe County Development Code, Article 324, Communication Facilities,
Section 110.324.50 (e)(10) and (10)(i) state the following:

(10) Monopole mounted antennas are restricted from being located in the
following locations unless a “significant gap” (see Section 110.324.55) can be
demonstrated with a technical review:

(i) Public trails as exist or are proposed on the adopted Regional Open
Space Plan and as exist or are proposed on an adopted Washoe County Park
District Master Plan and within one thousand (1,000) feet of a public trail as
described in this section.



4. The proposed Verizon Wireless communications facility
negatively impacts the view shed of the local community and
Washoe Lake State Park.

A. Development Code Standards

Washoe County Development Code, Article 324 COMMUNICATION FACILITIES,
Section 110.324.50 Wireless Communication/Cellular Facilities Placement
Standards., paragraph (e) (5) states:

(e) Monopole Antenna. The placement of a monopole antenna shall comply with
the following criteria:

(5) To the extent possible, monopole mounted antennas shall be placed in a
manner that either natural features, built features or a combination of both
provide a complete background to the antenna as seen from the nearest
roadway or occupied structure.

B. South Valleys Area Plan Goals and Policies Issues

The Washoe County Master Plan, South Valleys Area Plan also provides guidance
in this area. Paragraphs SV.6.11 and SV.12.5 apply.

Sv.6.11 The view shed from Eastlake Boulevard and Washoe Lake State
Park should be preserved to the greatest degree possible. Structures should be
located such that the hillsides adjacent to Eastlake Boulevard are preserved and
the associated ridge tops are left essentially undisturbed. Landscapes, safety, and
small recreational enhancements (trails, scenic overlooks, etc.) to this view shed
are permitted. Infrastructure that impacts this area should be designed such that
negative impacts to the view shed are mitigated.

Note: The proposed structure is completely out in the open and is very visible
from Washoe Lake State Park and Eastlake Boulevard.



Sv.12.5 View sheds and ridgelines shall be protected from significant
degradation. Development near ridgelines should blend with the natural contours
of the land and shall be sited in such a way so as not to create a silhouette
against the skyline. Ridgeline areas that skyline are those viewed from any
scenic corridor at a distance of 2.5 miles or less. Corridors for Washoe Valley
include U.S. Highway 395, Eastlake Boulevard and Franktown Road. While full
mitigation of development impacts may not be reasonable, negative impacts to
the views throughout Washoe Valley should be minimized.

Note: The photo simulations provided by Verizon Wireless clearly show that the
proposed structure produces a silhouette against the skyline when viewed from
U.S. Hwy 395.

5. Placement of the Verizon Wireless facility at the proposed
location will have a negative impact on the Washoe Valley
Scenic Byway.

The Washoe County Master Plan, South Valleys Area Plan supports this position as
follows:

Goal Thirteen: Maintain and enhance the scenic value of the U.S. 395 corridor
through Washoe Valley and other transportation corridors through the planning
area.

Policy SV.13.2 reads as follows:

Sv.13.2 Washoe County supports the pursuit of “Scenic Roadway” status for
certain roads in the planning area. These roads include U.S. 395, Eastlake
Boulevard, Old U.S. 395, and Franktown road. The inclusion of other roads may
be considered for support by the Washoe County Board of Commissioners.

Note: The Washoe Valley Scenic Byway has been established through this area.



6. The proposed Verizon Wireless facility is a hazard to wildlife
in the Pacific Flyway.

Washoe Valley is a part of the Pacific Flyway. Little Washoe Lake and the federaily
owned Scripps Wildlife Management Area are located at the North end of
Washoe Valley and are in close proximity to the proposed Verizon tower. Due to
its height and massive size it presents a significant hazard to both local and
migrating wildlife.

The Washoe County Master Plan, South Valleys Area Plan supports the value of
wildlife as follows:

Goal Twenty: Public and private development will respect the value of wildlife
and wildlife habitat to the community.

Policy SV20.0 states the following:

S$V.20.0 Any development that has the potential to negatively impact an
established wildlife migration route or critical habitat, including but not limited
to traditional mule deer migration routes and the Pacific Flyway for migratory
birds and their associated habitat must demonstrate how that project will
protect the integrity of the migration route or habitat.

Washoe County has clearly stated its commitment to protect wildlife and wildlife
habitat. The construction of a large lattice tower in an international flyway next to
a wildlife management area is not consistent with Washoe County’s goals and
policies and is detrimental to the environment.

7. Verizon Wireless has failed to demonstrate due diligence in
finding an acceptable solution to the stated capacity problem.

On page two of the Development Application, Box 5. The applicant states

“This location lies in the middle of the small search area provided for locating this
site. This site is intended to provide capacity support to the existing Slide



Mountain and McClellan Peak facilities. Especially McClellan Peak which currently
suffers from lack of capacity.”

A. The applicant fails to address why increases in capacity cannot be
made at McClellan Peak and/or Slide Mountain. In fact, at the 02/12/15 Citizens

Advisory Board meeting, the Verizon representative, David Downs, stated that

Verizon would probably shut down the Slide Mountain facility if this tower were
approved.

B. The applicant fails to address the reason that they selected such a small

search area. At the 02/12/15 CAB meeting the Verizon representative stated
that if the modified appeal were approved, a second cell tower would be
needed in Pleasant Valley and that they would immediately put in an
application for it.

C. The applicant failed to adequately evaluate all antenna placement
options as listed in the Development Code in Section 110.324.45. The applicant
selected a lattice tower which is the worst option and is not even allowed in the
valley.

Note: At all public meetings other possible options were presented to Verizon.
One option suggested by a TMWA employee involved mounting antennas on
existing water tanks. This has been successfully done on the Mt. Rose highway.
Another option involved collocation on existing antennas which had not been
considered by Verizon or constructing a small stealth monopole antenna on a site
already owned by Verizon in Pleasant Valley.

In Conclusion, Verizon Wireless should perform a complete and thorough
analysis to determine the best option for increasing capacity in the area. An
upgrade or expansion of existing facilities on McClellan Peak and Slide
Mountain would seem to be the most satisfactory remedy. Collocation or use of
several smaller stealth monopole antennas might be another acceptable option.



8. Washoe County meets all the Requirements Specified in
Section 704 of the Telecommunications Act of 1996 regarding
the preservation of local zoning authority.

A. Washoe County does not discriminate among providers of functionally
equivalent services.

B. Washoe County does not prohibit or have the effect of prohibiting the
provision of personal wireless services.

C. Washoe County acts upon requests to place, construct or modify
personal wireless services in a reasonable amount of time

D. Washoe County supports any decision to deny a request to place,
construct or modify personal wireless facilities in writing and supported by
substantial evidence in the written record.

Washoe County has a comprehensive Development Code and many Regional Area
Plans which establish specific criteria used in decisions regarding the placement of
wireless and cellular communications facilities. These documents are applied
uniformly to approve or deny requests. In the denial of the original application
the Board of Adjustment produced an extremely detailed and comprehensive
written document which stated the reasons for denial.

E. Washoe County does not regulate the placement, construction or
modification of personal wireless service facilities on the basis of environmental
effects of radio frequency emissions to the extent that such facilities comply
with the Federal Communications Commission’s regulations concerning such

emissions.



PO Box 18043
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WASHOE VALLEY
A recreation, open space and wildlife haven

"Perhaps no place in the world combines a greater
number of good qualities than Washoe Valley. Some
may be more beautiful, others more fertile, others with a
more genial climate, and others with a better market, but
Jor the whole combined it may challenge the world"
Thompson & West, History of Nevada 1881

Washoe Valley is the last rural vista between the rapidly
growing Truckee Meadows to the north and
Carson/Douglas to the south. Its green pastures, lakes
and surrounding mountains provide pleasure to the
thousands of commuters, tourists, and residents who use
Highway 395, not to mention those who live and

‘| - recreate there.

To the east lies the sage and pinion pine covered
Virginia Range. To the west is the Carson Range of the
Sierra Nevada with Slide Mountain (elev. 9,694) the
highest point, only slightly upstaged by neighboring Mt.
Rose, elevation 11,776. The Carson Range is primarily
a Jeffrey pine forest with riparian corridors in the
canyons.

Washoe Lake in “normal” years covers about six square
miles, laps against Highway 395 in wet years, but many
are the drought years when there seems to be more shore
than lake. A shallow stretch of water in the center of
the valley, Washoe Lake collects water from a series of
creeks draining the Carson Range, including Davis,
Ophir, Winters, and Franktown Creeks. Sometimes
contiguous, the Scripps Wildlife Area and Little Washoe
Lake to the north together with the large lake constitute a
vital migratory waterfowl layover stop. In fact, the
entire valley is listed as an Important Bird Area by The
Audubon Society. The valley’s position as a transition
zone between ecoregions adds to the species diversity
there, both flora and fauna.

Washoe Valley is still rural and unincorporated with
about 4,000 residents. In 1870 there were 20,000.

History

The Washoe Tribe gathered pinion pine
nuts from the Virginia Range in the fall,
hunted waterfowl in Washoe Lake,
gathered herbs and food plants and fished
during the summer at Lake Tahoe. The
abundant tulles at Washoe Lake were
used for dwellings, boats, baskets, and
shoes.

Mormons were among the first white people to settle in
the valley. For the Comstock mining boom (1859-
1890), Washoe Valley supplied water, timber, meat,
milk, cheese, and fruit. Wooden flumes, allegedly
invented in Washoe Valley, carried pine trees logged in
the Sierra Nevada down into the valley. At one time
nine mills operated in the valley. A trestle across
Washoe Lake was used by wagons to transport the
timber up Ophir Grade and for ore on the return trip. In
Virginia City, the lumber contributed to building a city
for 30,000 people above ground and served as trusses to
build the mines underground. Eilley Orrum and husband
Sandy Bowers built Bowers Mansion in Washoe Valley
when he struck it rich in 1860.

Theodore “Thee” Winters, was an early successful
resident who eventually owned 4,000 acres, built a
mansion next to what is now Highway 395, grew fruit,
owned a dairy and raised famous race horses at his
“Rancho Del Sierra.” Mark Twain called the mansion a
“handsome dwelling” and described the unique features
of the Winters new home for the Territorial Enterprise in
1864.

To move people and goods from Virginia City to Carson
to Reno and to Douglas County the Virginia and
Truckee (V&T) Railroad was completed in 1872 and
operated until 1950. In places the raised bed of sand and
rock still exist as a potential recreation trail.

Will James, writer and illustrator of books, like
“Smokey,” and “Lone Cowboy” owned Washoe Pines
Ranch in the 1920°s. Walter Van Tilburg Clark, author
of books as “City of Trembling Leaves”, and “Track of
the Cat” lived in the old Heidenreich home (1947-49) on
Franktown Road. Lord Wellesley (1933) built a 18"
Century style English estate at the edge of the valley on
a ranch later purchased by Governor Bob List’s father.

A more recent well known resident was Robert Laxalt,
author of “Sweet Promised Land”, “Basque Hotel” and
other books.




Today
Remarkably, @ Washoe Valley retains many

characteristics of its early pioneer days.

Much of the land in and around the valley now belongs
to the people and is managed by various agencies.
Preservation efforts were initiated in 1946 when the
Board of Washoe County Commissioners contributed
$50,000 towards the purchase of Bowers Mansion and
agreed to maintain the property as a public resort. In
1977 The Scripps Howard Corporation gave the
Department of Wildlife property at South Washoe Lake.
The Scripps Wildlife Management Area covering 2,000
acres provide critical wetlands. Davis Creek Park, part
of the Winter’s Ranch, opened as a state park in 1968.
Washoe Lake State Park at the south end of Washoe
Lake was established in 1977.

In 1998 Washoe Valley residents, conservation
organizations, federal, state, and local agencies began to
look for ways to purchase parts of the Winter’s Ranch.
The Bureau of Land Management is now the manager.
Federal, state, and county funds have been used to
acquire various properties throughout the valley.

The Forest Service manages most of the land along the
Sierra Nevada Mountains and the Bureau of Land
Management the Virginia Range to the east. In 2001 the
BLM consolidated its property in the Virginia Range
through a land exchange. No wonder Washoe Valley is
now a recreation, open space and wildlife haven!

Facilities and Recreation

Picnic facilities are available at Davis Creek, Bowers
Mansion and Washoe Lake State Park. Davis Creek and
Washoe Lake State Park provide overnight camping.
Bower’s Mansion provides swimming, children’s
playground and group picnic facilities. Davis Creek has
a small pond, camping and nature trails including an
access trail to the Sierra. Washoe Lake State Park is a
launching site for windsailing and boating. Washoe
Lake is a popular waterfowl hunting location.
Birdwatchers are frequent visitors to the lake and the
parks. Equestrians and many types of recreational
vehicles traverse the Virginia Range’s many roads left
from mineral exploration during the Comstock boom.

Bicycling is popular along old Highway 395 and
Franktown Road. The 25 mile trip around Washoe Lake
is another favorite route and is part of several race
routes. In 2013 the scenic nature of the valley is being
recognized by the designation of its roads as an official
Scenic Byway.

Washoe Valley’s Future

Through strategic acquisitions, coordinated
management, and public support, Washoe Valley can
continue to be a recreation paradise and retain its
historical, cultural, visual relief, and natural resources.
Wildlife resources dependent on the lake, open space
and riparian areas can find refuge now disappearing
elsewhere.

WASHOE VALLEY

Protecting Washoe Valley’s Unique Qualities
through Education and Stewardship

Established in 2013 by local citizens, WVA is a member
supported organization working with other organizations
and individuals to educate and preserve the unique
qualities of Washoe Valley. Join us in keeping Washoe
Valley a haven in an urbanized northern Nevada!

For information on how you can participate, email us at
washoevalleyalliance@gmail.com. —Memberships are
only $20 annually. Announcements will be posted at
www.washoevalleyalliance.org and washoevalley.org.

Our activities will include but not be limited to:

e Volunteer participation in Washoe State Park
events;

o Creating and participating in educational events
such as the Audubon spring birding program for
students at Washoe Lake;

¢ Monitoring zoning, area plan, subdividing and
other proposals affecting the way of life in the
Valley;

e Coordinating activities with other like-minded
organizations.

Current updates and announcements can be found on
washoevalley.org, thanks to supporter Rick Cooper.

Please join us - together we can ensure the
future of Washoe Valley.




