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FROM: Kelly Mullin, AICP, Senior Planner, Planning and Building Division,
Community Services Department, 328-3608, kmullin@washoecounty.us

THROUGH: Mojra Hauenstein, Arch., AICP, Division Director, Planning and Building
Community Services Department, 328-3619, mhauenstein@washoecounty.us

SUBJECT: Hearing and discussion to affirm, modify or reverse the Board of
Adjustment’s partial approval of Special Use Permit Case Number
WSUP17-0014 (Gail Willey). This request is for the business operation
of Gail Willey Landscaping and Colorock, which the applicant has
described as a wholesale nursery facility with incidental retail sales. Staff
has classified the proposed operation under the following uses:
Wholesaling, Storage and Distribution — Heavy; Construction Sales and
Services; and Wholesale Nursery. If approved as submitted by the
applicant, the permit would generally include (1) the sale, storage, and
disposal of trees, flowers, plants, and associated landscaping materials,
(2) the sale, storage, and disposal of various types of rock, (3) the use of
a variety of storage and office facilities on site, (4) parking for customers
and employees, and (5) the use of a variety of trucks and other vehicles,
machinery, and equipment associated with the operation. A separate
special use permit (not yet submitted) would be necessary to facilitate
proposed access to the operation, which would include construction of a
vehicle bridge across Steamboat Creek, a Significant Hydrologic Resource.

The Board of Adjustment’s partial approval allows for the uses staff
believes qualify under the wholesale nursery portion of the request,
including sale of plants, trees and flowers. The partial approval does not,
however, allow the uses staff believes qualify as the Construction Sales
and Services use type — a commercial use not allowed in the General
Rural (GR) regulatory zone — nor the Colorock operations (Wholesaling,
Storage and Distribution — Heavy use type) — an industrial use not
allowed in the GR regulatory zone. In this appeal, the applicant asserts
that all proposed uses qualify as a wholesale nursery with incidental retail
sales and should therefore be allowed on the subject property in the GR
regulatory zone with an appropriate special use permit.

The site is located at 134 Andrew Lane, approximately 500 feet south of
its intersection with Highway 395 and within Section 5, T17N, R20E,
MDM, Washoe County, NV. The parcel (APN: 017-430-01) is £35.9-
acres in size and within the boundaries of the South Valleys Area Plan.
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The Master Plan category is Rural, and the regulatory zone is General
Rural. The property owner is Willey Land, LLC, and the appellant is Gail
Willey Landscaping. (Commission District 2.)

SUMMARY

The appellant is seeking to overturn the Board of Adjustment’s partial approval of
Special Use Permit Case Number WSUP17-0014 (Gail Willey) and have the Washoe
County Board of Commissioners (Board) approve the special use permit with the full
range of operations initially requested by the applicant.

The Board may choose to affirm, modify or reverse the Board of Adjustment’s action to
partially approve the request.

Washoe County Strategic Objective supported by this item: Stewardship of our community.

PREVIOUS ACTIONS

On September 14, 2017, the South Truckee Meadows/Washoe Valley Citizen Advisory
Board (CAB) heard details of the proposed project. Concerns were largely related to the
following topics: floodway, floodplain, and potential wetlands on the property; Colorock
material being swept into Steamboat Creek during flood events; traffic, dust and noise;
proximity to Andrew Lane; heavy industrial use in a rural residential area; not meeting
the policies of the South Valleys Area Plan or character statement; public consternation
that this is the third attempt at bringing this use to this property; hours of operation; size
of bridge needed to support the operation; and visual impacts from the highway,
dramatically changing the character of the area. The CAB voted unanimously to
recommend denial of the project, stating that GR is not an appropriate regulatory zone for
this type of business, and 134 Andrew Lane is not an appropriate location.

On October 5, 2017, the Board of Adjustment held a public hearing and took public
testimony on the proposed project. Public comments were largely focused on topics
similar to those discussed at the September 14™ CAB meeting. Draft minutes of the
meeting are included with this staff report as Attachment C. The Board of Adjustment
voted 4-1 to partially approve the proposed project with conditions of approval as
recommended by staff.

BACKGROUND

The applicant is seeking to relocate two businesses (Gail Willey Landscaping and
Colorock) from their current location in Reno to 134 Andrew Lane — a property with a
regulatory zone of General Rural (GR) located in Pleasant Valley.

The applicant asserts there is only a single proposed use onsite, and that use is a
wholesale nursery with incidental retail sales. However, staff and the Board of
Adjustment have determined that only a portion of the proposed business operations fall
under the wholesale nursery commercial use type, which is described in Washoe County
Code (WCC) Section 110.304.25(x) as follows:

Nursery Sales. Nursery sales use type refers to the sales of plants, flowers and
related nursery items. The following are nursery sales use types:
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(1) Retail. Retail refers to retail sale of plants and flowers and related nursery
items. Typical uses include retail nurseries and home garden stores.

(2) Wholesale. Wholesale refers to wholesaling of plants and flowers, with
incidental retail sales. Typical uses include wholesale nurseries.

Staff and the Board of Adjustment concluded that there are three separate use types
proposed for the operations on the property: (1) Construction Sales and Services — a
commercial use type not allowed in the GR regulatory zone; (2) Wholesaling, Storage
and Distribution — Heavy — an industrial use type not allowed in the GR regulatory zone;
and (3) Nursery Sales — Wholesale — a commercial use type that may be permitted in the
GR regulatory zone with the approval of a special use permit.

Full details about the existing and proposed business operations are included with the
staff report to the Board of Adjustment, which is provided as Attachment B.

Although it is staff’s and the Board of Adjustment’s position that two of the three
proposed use types are simply not allowed on GR property, the staff analysis provided in
Attachment B includes discussion on why the prohibited use types are also not
appropriate on the subject site. In large part, this is due to: the proposed operations’
impact on surrounding properties and the character of the area; relevant area plan policies
and guidance regarding commercial activities in Pleasant Valley; and characteristics of
the subject site. This riparian, rural property is severely constrained by a number of
natural features. This includes Steamboat Creek and its associated Critical and Sensitive
Stream Zone buffer areas, which traverse the property’s northern edge along Highway
395. The property also contains FEMA floodway, 100-year floodplain, areas identified as
containing potential wetlands, and the Big Ditch irrigation canal. The southern half of the
parcel is comprised of a steep hillside with slopes over 30%.

Staff and the Board of Adjustment concluded that although Wholesale Nursery sales of
plants, flowers and trees may be permitted and appropriate on the property, the other
proposed operations would neither be appropriate nor permitted, as identified in WCC
Tables 110.302.05.3 and 110.302.05.4 (Tables of Uses — Commercial and Industrial Use
Types). The Board of Adjustment voted to partially approve the project, with conditions.
This partial approval allows for the wholesale nursery portion of the request (growing
and wholesaling of trees, plants and flowers), but does NOT allow the Construction Sales
and Services use type, nor the Colorock operations (Wholesaling, Storage and
Distribution — Heavy use type).

Basis of Appeal
The basis for the applicant’s appeal is described in Attachment A as follows:

“... the Board of Adjustment erred in concluding that the sale of ground cover and
related nursery items constitutes either Wholesaling, Storage or Distribution — Heavy
or Construction Sales and Services. Washoe County Development Code Sections
110.304.30(1)(2); 110.304.25(j). Neither of these other use categories are applicable
to [Gail Willey Landscaping and Colorock]’s proposed wholesale nursery. The sale of
ground cover in the form of decorative rock and other inert materials constitutes the
sale of ‘related nursery items’ within the definition of a ‘Nursery-Wholesale
commercial use. Washoe County Development Code Section 110.304.25(x).”
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Staff Comment: Please see the staff report in Attachment B for a full description of the
existing business operations and how each major portion of the proposed operations are
classified. The sale of plants, flowers and related nursery items are included within the
Wholesale Nursery use type. However, the other operations of Colorock and Gail Willey
Landscaping fall well outside the scope of the Wholesale Nursery use type, and are
captured adequately by the Construction Sales & Services use type, and the Wholesaling,
Storage & Distribution — Heavy use type. These other operations include the sale, storage
and distribution of rock, boulders, gravel, base, sand, block, brick and other hardscape
material from open storage bins on the property; the dumping of landscape and
construction debris; various services provided through the company’s truck and
equipment fleet; and, landscape and hardscape construction services related to the Gail
Willey Landscaping company.

It is critical that each use type within the proposed business operations be
accurately identified in order to ensure that its appropriateness and potential
impacts are adequately assessed.

The applicant is appealing the Board of Adjustment’s partial approval, and is seeking
“approval of the special use permit for all of [Gail Willey Landscaping and Colorock]’s
proposed operations.” Should the Board grant the appeal, revised recommended
conditions of approval have been included with Attachment D (gray-highlighted text
signifies changes or additions to the Board of Adjustment’s original conditions of approval).

FISCAL IMPACT
No fiscal impact.

RECOMMENDATION

It is recommended the Board of County Commissioners affirm the Board of Adjustment’s
partial approval with conditions of Special Use Permit Case WSUP17-0014 (Gail Willey).

POSSIBLE MOTIONS

Three possible motion options are provided, depending on whether the Board chooses to
affirm, modify or reverse the Board of Adjustment’s partial approval of Special Use
Permit Case WSUP17-0014 (Gail Willey).

Affirm Partial Approval

Should the Board agree with the Board of Adjustment’s action, a possible motion would be:

“Move to deny the appeal and affirm the decision of the Board of Adjustment to
partially approve with conditions Special Use Permit Case Number WSUP17-
0014 (Gail Willey). This includes allowing for the wholesale nursery portion of
the request for the sale of plants flowers, and trees, but NOT allowing the
Construction Sales and Services use type, nor the Colorock operations
(Wholesaling, Storage and Distribution — Heavy use type).”

Modify and Approve with Conditions

Should the Board wish to modify the Board of Adjustment’s action by granting the appellant’s
request and authorizing the full range of proposed uses, a possible motion would be:



Washoe County Commission Meeting of November 28, 2017
Page 5 of 5

“Move to grant the appeal and modify the decision of the Board of Adjustment by
approving, with the amended conditions included as Attachment D to this matter,
Special Use Permit Case Number WSUP17-0014 (Gail Willey), as originally
requested by the applicant and as described in Attachment B.

Reverse and Deny

Should the Board disagree with the Board of Adjustment’s action and wish to reverse the
partial approval by denying Special Use Permit Case Number WSUP17-0014 (Gail
Willey), a possible motion would be:

“Move to reverse the decision of the Board of Adjustment and deny Special Use
Permit Case Number WSUP17-0014 (Gail Willey). This denial is based on the
Board’s review of the written materials provided for this item, as well as the oral
testimony at the public hearing. The following finding(s) cannot be made by this
Board:

[Select one or more of the following required findings which the Board cannot
make, and provide explanation as to why the finding(s) cannot be made.]

1)

2)

3)

4)

5)

6)

7)

Consistency. That the proposed use is consistent with the action programs,
policies, standards and maps of the Master Plan and the South Valleys Area Plan;

Improvements. That 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;

Site Suitability. That the site is physically suitable for Nursery Sales -
Wholesale, and for the intensity of such a development;

Issuance Not Detrimental. That 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;

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.

Character Statement. The community character as described in the South
Valleys Area Plan Character Statement can be adequately conserved through
mitigation of any identified potential negative impacts.

Air Quality. No significant degradation of air quality will occur as a result of
the permit.”

Attachments:
A. Appeal application
B. Staff report and addendums for Special Use Permit Case WSUP17-0014
C. Draft minutes of Oct. 5, 2017 Board of Adjustment meeting
D. Recommended Conditions of Approval if appellant request is approved

xc: Applicant:  Willey Land, LLC, Attn: Gail Willey, PO Box 18789, Reno, NV 89511
Consultant: Garrett Gordon, Esg., 50 W. Liberty St. #410, Reno, NV 89501
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ROTHGERBER CHRISTIE
joma———— ]
Garrett D. Gordon
Lewis Roca Rothgerber Christie LLP ¢$mittidej:2l\(l)e(\j/'adat
50 West Liberty Street 775.823.2900 main 775-331 pated: irec
Suite 410 775.823.2929 fax 5-2 s ax
Reno, NV 89501 Irrc.com ggordon@lrrc.com
October 6, 2017 Our File Number: 302638-00001
)

VIA HAND DELIVERY

Washoe County Community Services
Department, Planning and Development Division
1001 E. 9th Street

Reno, NV 89512

Re: Appeal from Decision Denying a Portion of Special Use Permit Application No.
WSUP17-0014

To Whom it May Concern:

This firm represents Gail Willey Landscaping and Colorock (“GWL") who is seeking a
special use permit to move an existing wholesale nursery from Reno to a new location in
Pleasant Valley located at 134 Andrew Lane, APN: 017-430-01. The proposed location is in the
South Valleys Area Plan and is zoned General Rural.

On October 5, 2017, the Washoe County Board of Adjustment ("Board") heard GWL's
application for a special use permit. GWL was present at the meeting, made a presentation,
addressed concerns, and provided supporting documentation to the Board. The Board granted
in part and denied in part GWL's special use permit application. Specifically, the Board of
Adjustment erred in concluding that the sale of ground cover and related nursery items
constitutes either Wholesaling, Storage or Distribution — Heavy or Construction Sales and
Services. Washoe County Development Code §§ 110.304.30(1)(2); 110.304.25(j). Neither of
these other use categories are applicable to GWL's proposed wholesale nursery.

The sale of ground cover in the form of decorative rock and other inert materials
constitutes the sale of "related nursery items" within the definition of a "Nursery-Wholesale"
commercial use. Washoe County Development Code § 110.304.25(x). Based on GWL's
application, presentation, and supporting materials, GWL appeals the Board's decision and
seeks approval of the special use permit for all of GWL's proposed operations pursuant to
Washoe County Development Code Section 110.912.20(b)(6).

Respectfully,

Garrett D. Gordon
Casey J. Stiteler
Lewis Roca Rothgerber Christie LLP

102523836_1
Albuquerque / Colorado Springs / Denver / Irvine / Las Vegas / Los Angeles / Phoenix / Reno / Silicon Valley / Tucson




Community Services Department
Planning and Development

APPEAL TO BOARD OF COUNTY
COMMISSIONERS (BCC)
APPLICATION

Community Services Department
Planning and Development

1001 E. Ninth St., Bldg. A

Reno, NV 89520

Telephone: 775.328.3600




Washoe County Appeal of Decision to Board of County Commissioners

Your entire application is a public record. If you have a concern about releasing personal
information please contact Planning and Development staff at 775.328.3600.

Appeal of Decision by (Check one)
Note: Appeals to the Washoe County Board of County Commissioners are governed by WCC Section 110.912.20.

O Planning Commission Board of Adjustment

[] Hearing Examiner [ Other Deciding Body (specify)

Appeal Date Information

[Note: This appeal must be delivered in writing to the offices of the Planning & Development Division (address is
on the cover sheet) within 10 calendar days from the date that the decision being appealed is filed with the
Commission or Board Secretary (or Director) and mailed to the original applicant.

[Note: The appeal must be accompanied by the appropriate appeal fee (see attached Master Fee Schedule).

Date of this appeal:  October 6, 2017

Date of action by County: October 5, 2017

Date Decision filed with Secretary: TBD

Appellant Information

Name: Gail Willey Landscaping (Applicant) Phone: (775) 321-3420
Address: Lewis Roca Rothgerber Christie, LLP Fax:

50 West Liberty Street, Ste. 410 Email: ggordon@lrrc.com
City: Reno State: NV Zip: 89501 Cell:

Describe your basis as a person aggrieved by the decision:

Applicant for the special use permit to operate a wholesale nursery in a General Rurlal zone.

Appealed Decision Information
Application Number: Special Use Permit Case No. WSUP17-0014 (Gail Willey)
Project Name: Special Use Permit Application (Nursery - Wholesale)

State the specific action(s) and related finding(s) you are appealing:
See attached letter.




Appealed Decision Information (continued)

Describe why the decision should or should not have been made:

See attached letter.

Cite the specific outcome you are requesting with this appeal:

Reversal of the Board of Adjustment's denial of the special use permit as it applies to the sale of

related nursery items and approval of the special use permit pursuant to Washoe County
Development Code Section 110.912.20(b)(6).

Yes
Did you speak at the public hearing when this item was considered? H No
) L . . ) . Yes
Did you submit written comments prior to the action on the item being appealed? D No

Appellant Signature

Printed Name:

Garrett D. Gordon, Esq., Attorney—ln Fact

o o ke

Date: V Oct&sér 6, 2017




Attachment B

Board of Adjustment Staff Report

Meeting Date: October 5, 2017

Subject: Special Use Permit Case Number WSUP17-0014
Applicant: Gail Willey

Agenda Iltem Number: 9F

Project Summary: Request to relocate the business operations of Gail Willey

Landscaping and Colorock to 134 Andrew Lane

Recommendation: Partial Approval with Conditions
(Allowing for the Wholesale Nursery use type; denying the
other two use types: Construction Sales and Services, and
Wholesaling, Storage and Distribution - Heavy)

Prepared by: Kelly Mullin, AICP, Planner
Washoe County Community Services Department
Planning and Building Division

Phone: 775.328.3608
E-Mail: kmullin@washoecounty.us
Description

Special Use Permit Case Number WSUP17-0014 (Gail Willey) — For possible action, hearing
and discussion to approve, partially approve or deny a special use permit for the business
operation of Gail Willey Landscaping and Colorock, which the applicant has described as a
wholesale nursery facility with incidental retail sales. Staff has classified the proposed operation
under the following uses: Wholesaling, Storage and Distribution — Heavy; Construction Sales
and Services; and Wholesale Nursery. If approved as submitted by the applicant, the permit
would generally include (1) the sale, storage, and disposal of trees, flowers, plants, and
associated landscaping materials, (2) the sale, storage, and disposal of various types of rock,
(3) the use of a variety of storage and office facilities on site, (4) parking for customers and
employees, and (5) the use of a variety of trucks and other vehicles, machinery, and equipment
associated with the operation. A separate special use permit (not yet submitted) would be
necessary to facilitate proposed access to the operation, which would include construction of a
vehicle bridge across Steamboat Creek, a Significant Hydrologic Resource.

e Applicant/Property Owner: Willey Land, LLC, Attn: Gail Willey

e Location: 134 Andrew Lane, approximately 500 feet south of its
intersection with Highway 395

e Assessor’s Parcel Number: 017-430-01

e Parcel Size: +35.9-acres

¢ Master Plan Category: Rural (R)

e Regulatory Zone: General Rural (GR)

e Area Plan: South Valleys

e Citizen Advisory Board: South Truckee Meadows/Washoe Valley

e Development Code: Authorized in Article 810, Special Use Permits

e Commission District: 2 — Commissioner Lucey

e Section/Township/Range: Section 5, T17N, R20E, MDM,

Washoe County, NV

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133

www.washoecounty.us/comdev WSUP17-0014
GAIL WILLEY
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Special Use Permit

The purpose of a Special Use Permit is to allow a method of review to identify any potential
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted
by further restricting or conditioning them so as to mitigate or eliminate possible adverse
impacts. If the Board of Adjustment (Board) grants an approval of the Special Use Permit, that
approval is subject to Conditions of Approval. Conditions of Approval are requirements that
need to be completed during different stages of the proposed project. Those stages are
typically:

Prior to permit issuance (i.e. a grading permit, a building permit, etc.)
¢ Prior to obtaining a final inspection and/or a certificate of occupancy on a structure
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 business or project.

The Conditions of Approval for Special Use Permit Case Number WSUP17-0014 are attached
to this staff report and will be included with the Action Order, if the request is approved.

The subject property has a regulatory zone of General Rural (GR). The business operations of
Gail Willey Landscaping and Colorock have been identified as a wholesale nursery by the
applicant; however, staff has classified the proposed uses under the following commercial and
industrial use types: Wholesaling, Storage and Distribution — Heavy (not allowed in GR);
Construction Sales and Services (not allowed in GR); and Nursery Sales — Wholesale
(permitted in GR with a special use permit per Washoe County Code (WCC) Section

110.302.05.3). The applicant is seeking approval of the entire special use permit from the
Board.

Special Use Permit Case Number WSUP17-0014

GAIL WILLEY
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Washoe County Board of Adjustment
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Special Use Permit Case Number WSUP17-0014
Page 4 of 28
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Washoe County Board of Adjustment
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Aerial Photo of Proposed Location
(Property outlined in blue)
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Aerial Photo of Existing Business Location for Colorock and Gail Willey Landscapin
(9825 S. Virginia; just north of South Meadows Pkwy; across from Wal-Mart shopping plaza)

Special Use Permit Case Number WSUP17-0014
Page 6 of 28 WSUP17-0014
GAIL WILLEY
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Photos of Existing Business Operations

. ¥ = :
Existing business location
Rear of Gail Willey Landscaping office; material and cargo containers

Existing business location
Gail Willey Landscaping office (rear), material and equipment

Special Use Permit Case Number WSUP17-0014
Page 7 of 28 WSUP17-0014
GAIL WILLEY
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Existing business location
Various Colorock equipment

e e T .
Existing business location
Boulders and equipment for Gail Willey Landscaping operations; Colorock material bins in
background

Existing business location
Palletized material for Gail Willey Landscaping operations

Special Use Permit Case Number WSUP17-0014
Page 8 of 28 WSUP17-0014
GAIL WILLEY
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Existing business location
Material and equipment for Gail Willey Landscaping operations

Existing business location
Nursery area (tree/plant containers); to be expanded at proposed location

Special Use Permit Case Number WSUP17-0014
Page 9 of 28 WSUP17-0014
GAIL WILLEY
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isting business location
Colorock bins and material

Colorock bins, material and equipment

Special Use Permit Case Number WSUP17-0014
Page 10 of 28 WSUP17-0014
GAIL WILLEY
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Photos of Proposed Site

Propose site
From eastern end of property, looking southwest

- Proposed location
From eastern end of property, looking east towards Andrew Lane

Special Use Permit Case Number WSUP17-0014
Page 11 of 28 WSUP17-0014
GAIL WILLEY



Washoe County Board of Adjustment Staff Report Date: September 18, 2017

Proposed location
From center of property, looking northeast towards Andrew Lane. Hillside (shown) makes up the
southern half of the property.

Proposed location
Steamboat Creek runs across the entire northern length of the property

Special Use Permit Case Number WSUP17-0014
Page 12 of 28 WSUP17-0014
GAIL WILLEY
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Proposed location
From northern edge of property, looking northeast towards Reno; proposed entrance is on the
right.

Proposed location
Highway 395 in Pleasant Valley offers scenic vistas in all directions. Subject site is on the left.

Project Evaluation

The project site is located at 134 Andrew Lane, immediately south of Highway 395 in Pleasant
Valley. The property is just under 36-acres and has a regulatory zone of General Rural (GR).
As the minimum lot size for GR is 40 acres, this is a nonconforming property. It is situated
within the Pleasant Valley Rural Character Management Area, part of the South Valleys Area
Plan. Steamboat Creek, an identified and regulated perennial stream, runs through the length
of the property near its northern border. Federal open space abuts the property to the south,
with residential development to the east and north.

The applicant is seeking to relocate two businesses (Gail Willey Landscaping and Colorock)
from their current location at 9825 S. Virginia Street in Reno to the subject site in Pleasant
Valley. The applicant has confirmed that the existing business operations on S. Virginia Street
are an accurate representation of how the businesses would operate at the new location, with
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the addition of more plant and tree storage onsite after the move. Pages 7-10 of this staff report
offer photos of the current business facilities.

Description of Proposed Uses, and Uses Not Allowed by Code

Although many properties in Washoe County contain only one principal established use (such
as with single-family homes), it is also common for parcels to have several principal uses. This
is especially prevalent with commercial and industrial properties. In these cases, each principal
use is classified separately, per WCC Section 110.304.05(d).

The submitted application asserts that there is only a single proposed use onsite, and that it is a
wholesale nursery. However, staff has concluded that only a portion of the proposed uses fall
under the wholesale nursery use type as described in the Development Code. Staff's review
concludes that there are up to three use types proposed:

(1) Construction Sales and Services: a commercial use type not allowed in the General
Rural regulatory zone;

(2) Wholesaling, Storage and Distribution — Heavy: an industrial use type not allowed in the
General Rural regulatory zone; and

(3) Nursery Sales — Wholesale: a commercial use type that may be permitted in General
Rural with a special use permit.

Further description of the proposed business operations and use types are below.

Gail Willey Landscaping

On its website (www.gailwilley.com), the Gail Willey Landscaping Company describes itself as a
“design/build construction firm” and “landscaping company” that designs and builds “all types of
landscapes and hardscapes for both residential and commercial businesses.” The website
describes the services offered as: “xeriscaping; landscape design/installation; hardscape
design/installation; pavers; patios; trees; shade structures; retaining walls; rock beds; gardens;
rock gardens; rock walls; and water features.”

This type of landscaping business / commercial use is classified under “Construction Sales and
Services” which is defined within WCC Section 110.304.25()) as:

Construction Sales and_Services. Construction sales and services use type
refers to establishments or places of business primarily engaged in construction
activities and incidental storage, as well as the retail or wholesale sale from the
premises, of materials used in the construction of buildings or other structures.
This use type does not include retail sales of paint, fixtures and hardware, or
those uses classified as one of the automotive and equipment use types. This
use type does not refer to actual construction sites. Typical uses include tool and
equipment rental, or sales and building material stores.

Per WCC Table 110.302.05.3, this use type is not allowed in the General Rural regulatory
zone. It is only allowed in the Industrial regulatory zone, and may potentially be allowed in the
General Commercial regulatory zone with a special use permit.

Colorock

Colorock wholesales, stores and distributes boulders, rock, gravel, sand, base, and mulch by
cubic yard and/or weight. As shown in the photos on pages 7-10 of this report, these materials
are stored in several dozen open-storage bins. The Colorock website (www.colorock.com)
indicates the company offers the following additional services: boulder pickup; snow removal
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with loaders and skid-steers; transporting of equipment up to 45,000 pounds; using a grapple
truck to place boulders; and trucking services to deliver “everything from palletized material,
boulders and construction materials.” Colorock’s truck fleet includes flatbed, end-dump,
transfer, triple-transfer and grapple trucks.

Colorock also allows for dumping of landscape and construction debris at their business location.

The Development Code classifies this type of wholesaling, storage and distribution operation
under the Industrial use type of Wholesaling, Storage and Distribution — Heavy. Pursuant to
WCC Table 110.302.05.4, this industrial use type is not allowed in the General Rural
regulatory zone. This use type is only allowed in Industrial regulatory zones with the issuance
of an Administrative Permit. WCC Section 110.304.30(]) defines the Wholesaling, Storage and
Distribution use types as follows:

Wholesaling, Storage and Distribution. Wholesaling, storage and distribution use
type refers to establishments or places of business primarily engaged in
wholesaling, storage and bulk sale distribution including, but not limited to, open
air handling of material and equipment other than live animals and plants. The
following are wholesaling, storage and distribution use types:

(1) Light. Light refers to wholesaling, storage and warehousing services within
enclosed structures. Typical uses include wholesale distributors, storage
warehouses, or moving and storage firms.

(2) Heavy. Heavy refers to distribution and handling of materials and equipment.
Typical uses include monument sales, stone yards or open storage yards.

The applicant has described the above two businesses (Gail Willey Landscaping and Colorock)
as falling under the wholesale nursery use type. However, WCC Section 110.304.25(x) defines
wholesale nursery sales as follows:

Nursery Sales. Nursery sales use type refers to the sales of plants, flowers and
related nursery items. The following are nursery sales use types:

(1) Retail. Retail refers to retail sale of plants and flowers and related nursery
items. Typical uses include retail nurseries and home garden stores.

(2) Wholesale. Wholesale refers to wholesaling of plants and flowers, with
incidental retail sales. Typical uses include wholesale nurseries.

As part of the relocation project, the applicant proposes to add a nursery stock area with trees
and plants along the northeastern section of the property. This portion of the business does
qualify under the Nursery Sales — Wholesale use type, which is allowed in the General Rural
regulatory zone with the issuance of a special use permit. However, the remainder of the
businesses would not be allowed on General Rural property.

The applicant contends that the materials used in the Colorock operation are “related nursery
items.” However, it is clear from the current business operations at both Colorock and Gail
Willey Landscaping that they are separate use types distinct from a true wholesale nursery as
defined by WCC Section 110.304.25(x).

Although it is staff’s position that two of the three proposed principal uses are simply not allowed
on General Rural property, this staff report will provide an analysis of all three use types. Where
appropriate, the analysis will include discussion on why the prohibited use types are also not
appropriate on the subject site.
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Background and Recent History

Previous Special Use Permit

A similar proposal was put forward for this property by the applicant in 1998. It sought to
relocate the same businesses and allow for sales of rock, mulch, soil, trees, etc. As with the
current application, it also sought to classify such operations under the wholesale nursery use
type. The final decision by the Board of County Commissioners in 1998 was to allow a
wholesale nursery, but not allow for the sale of rock on the property. The final project was never
completed, and the special use permit has since expired.

Recent Development Code Amendment

In April 2017, the Planning Commission heard a request by the applicant, Gail Willey, to amend
the Development Code such that the industrial use type of Wholesaling, Storage and
Distribution — Heavy would be allowed on General Rural properties with the issuance of a
special use permit. The Planning Commission ultimately denied the request, being unable to
make the relevant findings for approval.

As before, this means that the Colorock operation of wholesaling, storage and distribution of
rock material remains a use that is not allowed on General Rural properties, including the parcel
subject to this special use permit request — 134 Andrew Lane.

Project Specifics

As proposed, the applicant seeks to establish three main structures on-site: a 3,600 square foot
office for Gail Willey Landscaping; a 1,200 square foot office for Colorock; and a 3,200 square
foot shared maintenance shop. There would also be a shared maintenance yard, an area for
material on pallets, a nursery stock area, and an area in the summer for storing tree containers,
as depicted on the site plan on page 5 of this report. Three separate parking lots with 60
parking spaces would service the onsite facilities. This would include parking for an anticipated
20-25 employee vehicles. During peak season (April through October), the applicant estimates
having as many as 80-90 employees, although the majority of them would be based out of job
sites — not at the Pleasant Valley property.

The applicant has indicated that four cargo containers would also be placed on site to support
the landscaping business. Over 50 open-storage bays (10'W x 25'L) would be used to store
rock, stone, sand, soil, mulch and other inert materials as part of the Colorock operation. The
owner has estimated the businesses as having approximately a dozen large trucks (such as
those seen in the photos on pages 7-10 of the staff report) to transport material to and from the
site. This would be in addition to the wholesale and incidental retail customers who transport
material themselves.

The applicant has stated that the businesses service approximately 75-100 wholesale
customers in the region.

Traffic, Access and Crossing Steamboat Creek

The applicant’s traffic engineer provided a letter with the application (Exhibit E) stating that the
proposed wholesale nursery use type would generate 19 A.M. peak hour trips and 41 P.M. peak
hour trips, with a total of 312 weekday trips. This volume is below the amount requiring a full
traffic study to be completed. However, the estimates are based on a wholesale nursery and
not the businesses’ current operations. Nevada Department of Transportation (NDOT) has
included a condition of approval requiring a traffic study be completed in order to determine
appropriate improvements to Highway 395 adjacent to the project site. Seventy percent of the
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generated trips are anticipated to be to/from the Reno/Sparks area to the north, while the
remaining thirty percent are expected to be to/from the south (Carson City, Gardnerville, etc.)

Primary access is proposed directly off of Highway 395, approximately 850 feet south of its
intersection with Andrew Lane. Access from the property to Andrew Lane would be restricted to
gated, emergency access only. Primary access via Highway 395 would require a bridge to be
constructed across Steamboat Creek, which is an identified and regulated perennial stream.
Constructing a bridge across this waterway would require a special use permit that addresses a
number of special review considerations focused on protecting the creek. This review would be
governed by Washoe County Code Chapter 110, Article 418, Significant Hydrologic Resources.
The applicant elected not to provide details regarding the stream crossing with this special use
permit application, citing a concern for engineering costs. Therefore, should any part of this
special use permit be approved, it would be contingent upon the applicant successfully
obtaining a separate special use permit to bridge Steamboat Creek. A condition of approval to
this effect has been included with Exhibit A.

Water, Water Rights and Wastewater

The applicant is proposing to use an onsite well and septic system to service the operations.
The Washoe County Health District has provided conditions of approval requiring that a
Commercial Onsite Sewage Disposal System be constructed, which would be regulated through
the Nevada Division of Environmental Protection (NDEP). Additionally, it is anticipated that the
applicant would need to construct a permitted public water system and submit a Water Project
to the Health District for review and approval.

The applicant would work with the State Engineer and Washoe County to determine the
projected groundwater demand to support the onsite operations. Adequate water rights would
then need to be transferred to a well on the property. If available, surface water rights that the
applicant holds may be used to supplement groundwater rights for specific hon-potable uses
such as dust control and watering nursery stock.

Grading

The project area is largely located within the flatter areas of the property that slope gently down
from west to east. No specific grading details have been provided with the application. However, a
number of grading, drainage and stormwater conditions of approval have been included with Exhibit
A and will be addressed during the permitting process, if any portion of this project is approved.

Noise, Dust and Lighting

The applicant has proposed the following hours of operation: 7 a.m. to 5 p.m., Monday through
Friday; 8 a.m. to 2 p.m. on Saturday; closed Sunday. The wholesale nursery portion of the
operation would not be expected to generate significant noise or dust. However, the industrial
nature of the Colorock operations could reasonably be anticipated to generate a substantial
amount of noise impact due to the large equipment and trucks coming, going, and operating on-
site. This includes the moving of rocks and boulders and the “back-up beeping” generated by
large trucks and equipment when operated in reverse. The applicant has stated that the
location of the Colorock operation on-site, coupled with the nursery stock area to the northeast
will serve as a sufficient buffer for the residential properties to the east.

Dust from the operation is proposed to be controlled by speed limits and two on-site water
trucks. The current business location operates with dirt maneuvering areas, with some portions
having sparse gravel coverage. Any development on the proposed site would be required to
meet the standards of Article 410, Parking and Loading, which require all parking, loading and
maneuvering areas to be paved and permanently maintained.
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Security lighting is proposed for each of the three structures. Any lighting on site would be
required to meet the standards of Article 414, Noise and Lighting Standards.

Development Constraints

As shown on the map below, this riparian, General Rural property is severely constrained by a
number of natural features. Steamboat Creek, and its associated Critical and Sensitive Stream
Zone buffer areas, traverse the property’s northern edge, parallel to Highway 395. The property
also contains FEMA floodway and a 100-year floodplain roughly parallel to the creek. Within
this area, the property is also identified as containing potential wetlands, as designated by the
South Valleys Development Suitability map. This is in addition to the Big Ditch irrigation canal
traversing the property. The southern half of the parcel also contains a hillside with slopes over
30%.

=

This image shows physical constraints on the property. The parcel is outlined in dark pink.
Yellow lines are 2-foot contours. The closer together the yellow lines are placed, the steeper
the area. The pink shaded section reflects the Sensitive Stream Zone buffer area that
surrounds Steamboat Creek in its center. The shaded blue area is FEMA 100-year flood zone.

Steamboat Creek is identified by the Development Code as a Significant Hydrologic Resource
(SHR), which is governed by Article 418 of the Code. As an SHR, the creek has buffer zones
that prohibit or constrain development in these areas. The critical stream zone buffer area is
30-feet on either side of the centerline of the creek. The sensitive stream zone buffer area
covers the additional area that extends out 150-feet on either side of the centerline of the creek.
These buffer areas are established to ensure water quality of perennial streams are not
jeopardized through development activity. Per WCC Section 110.418.20, the use type of
Wholesaling, Storage and Distribution — Heavy is prohibited in the critical stream zone buffer
area. Also prohibited in this area are parking and ornamental landscaping. The use type of
Wholesaling, Storage and Distribution — Heavy is also prohibited in sensitive stream zone buffer
area due to its potential to negatively impact the perennial stream. Colorock is classified as this
use type. As shown on the site plan below, the Colorock offices are proposed to be located
partially within the sensitive stream zone buffer area. The open air material storage bins are
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