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August 15, 2016 

 

 

 

Bill Whitney, Planning & Development Division Director 

Washoe County Community Services 

1001 E. 9th Street, Bldg. A 

Reno, NV 89520 

 

RE: MPR 4-2-90 – MUSTANG AGGREGATE 5-YEAR REVIEW 

 

Dear Bill,  

 
This is a formal request for the MPR 4-2-90 (Mustang Aggregate) 5-year review.  The Mustang Aggregate 

Pit is located west of the Mustang Exit on Interstate 80 in the east Truckee Canyon.  The site area 

encompasses approximately 675 acres of land zoned General Rural (GR) and master planned Rural (R).  

The two parcels (APN 084-060-11 & 084-060-12) are part of the Truckee Canyon Area Plan. The facility is 

approximately 5 miles east of the City of Sparks, 1-mile north of Interstate 80, and is surrounded by vacant 

land.   

 

The Washoe County Development Code, Section 110.332.40, requires the Planning Commission to review 

aggregate plants without a stated interval of review in their conditions of approval at least every 5 years.  On 

January 7, 2013, the Washoe County Planning Commission reviewed the Mustang Aggregate Pit conditions 

of approval and extended the 5-year review until 2018.  This application is a request to complete the 5-year 

review of the conditions of approval to ensure they adequately provide for compatibility between aggregate 

operations and surrounding land uses.   

 

The Mustang Aggregate facility produces road base, drain rock, rip-rap, decomposed granite, chips and other 

rock and sand products for construction uses in Washoe County.  The facility is serviced by a private haul 

road, connecting the mining operations with the Interstate 80 westbound access road at the Mustang Exit.  

MPR 4-2-90 authorized aggregate mining and processing, and the manufacturing of concrete and asphalt 

within section 8, 9, 16 T19N, R21E.  The Bureau of Land Management (BLM) has a reclamation bond for the 

plant in the amount of $66,000.00.  In addition, there is a bond with Washoe County for $10,000.00, to ensure 

the property will be reclaimed after mining.   

 

The BLM completed an Environmental Assessment for the Mustang plant in 1995, and found the mining 

operations to be in conformance with the environmental and regulatory requirements.  The BLM also 
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conducts periodic inspections of the mining operations.  Other regulatory agencies reviewing the mining 

operations include the water appropriation permits from the Nevada State Engineer, air quality permits from 

the Washoe County District Health Department, Air Quality Management, mine reclamation plan and bonding 

from the BLM, the Hazardous Materials Business Plan and a safety plan from the Mine Safety and Health 

Administration.  In addition, the mining operations have been found consistently in conformance with existing 

land uses, zoning, area plans and other applicable land use controls, including the Truckee Canyon Area 

Plan goals and policies as described below: 

 

Industrial Uses 

Additional industrial uses in the Truckee Canyon planning area are aggregate pits.  Some more visible 

aggregate pits adjacent to Interstate 80 are now being reclaimed or phased out.  Future expansion of existing 

aggregate pits or development of new sites will be reviewed and recommended to be located in areas not 

visible from the Interstate 80 corridor. 

 

Land Use 

TC.3.2 – Allow use and development of natural resources under the following conditions: 

TC.3.2.1 – Development of such resources shall not be detrimental to surrounding properties, land 

uses and the environment in general.   

TC.3.2.2 – Review of special use permits required for aggregate pits shall consider access, 

surrounding land use, visual aspects and site rehabilitation.  Site rehabilitation shall include, as a 

minimum, provisions to return all affected areas to their original condition. 

FIGURE 1 – VICINITY MAP  



Page 3 of 5 

 

 

 

FIGURE 2 – ZONING MAP  
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SPECIAL USE PERMIT FINDINGS 

Prior to approving an application for a special use permit, the Planning Commission, Board of Adjustment 

or a hearing examiner shall find that all of the following are true:   

 

a. Consistency – The proposed use is consistent with the action programs, policies, standards and 

maps of the Master Plan and the applicable area plan;  

The proposed amendment is consistent with the action programs, policies, standards and maps of the 

Washoe County Master Plan and the East Truckee Canyon Area Plan as specified below: 

 

Land Use 

TC.3.2 – Allow use and development of natural resources under the following conditions: 

 

TC.3.2.1 – Development of such resources shall not be detrimental to surrounding properties, land uses 

and the environment in general.   

 

TC.3.2.2 – Review of special use permits required for aggregate pits shall consider access, surrounding 

land use, visual aspects and site rehabilitation.  Site rehabilitation shall include, as a minimum, provisions 

to return all affected areas to their original condition. 

   

b.  Improvements – Adequate utilities, roadway improvements, sanitation, water supply, drainage, 

and other necessary facilities have been provided, the proposed improvements are properly 

related to existing and proposed roadways, and an adequate public facilities determination has 

been made in accordance with Division Seven. 

No changes have been requested in relation to utilities.  The site provides for adequate utilities, 

roadways, sanitation, water supply, drainage and other necessary facilities have been provided in 

accordance with Division Seven. 

  

c. Site Suitability – The site is physically suitable for the type of development and for the intensity 

of development;  

The Mustang Aggregate operations are located approximately 1-mile north of Interstate 80 and 5 miles 

east of the City of Sparks.  The operation is surrounded by vacant land and blocked from views by 

mountainous terrain.  The facility has been in operation since the early 1990s and continues to provide a 

valuable resource to the community.   

 

d. Issuance Not Detrimental – Issuance of the permit will not be significantly detrimental to the 

public health, safety or welfare; injurious to the property or improvements of adjacent 

properties; or detrimental to the character of the surrounding area;  
The operation is isolated from other developments and is serviced by a haul road exclusive to the mining 

operations, located approximately 1-mile north of Interstate 80.   
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e. Effect on a Military Installation – Issuance of the permit will not have a detrimental effect on the 

location, purpose or mission of the military installation. 

The project has no effect on military installations.   

 

Special Review Considerations 

No changes are proposed with this application that would impact the review elements of Section 

110.332.20 (a)-(j).  The project is in compliance with the following considerations: 

(a) Conservation of topsoil 

(b) Protection of surface and subsurface water 

(c) Conservation of natural vegetation, wildlife habitats and fisheries 

(d) Control of erosion 

(e) Control of drainage and sedimentation 

(f) Provision of visual and noise buffering 

(g) Accommodation of heavy traffic on roadways 

(h) Provision of restoration and/or reuse of the site 

(i) Provision of a bonding program commensurate with the total costs of requirements imposed 

(j) Preservation of the recreation opportunities, air quality, archeological resources, character of the 

area and other conditions as necessary 

 

 

Please consider this a formal request to move forward with the 5-year review of the Mustang Aggregate Pit 

operation.   

 

Sincerely, 

 

 

Angela Fuss, AICP 

Director of Planning  

 

Attachments 
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