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Description 

Special Use Permit Case No. SB14-002 for Verizon Wireless – To allow for the construction 
of a Wireless Communications Facility consisting of a 17 foot high faux water tank concealing 
six antennas situated on top of an 83 foot high tower (total height 100 feet) and an equipment 
shelter containing telecommunication ground equipment, all of which shall be enclosed within a 
50 foot x 50 foot fenced area on a ±35.73 acre parcel. Three easements to be located on the 
subject parcel are also included in the proposal; two of which will be 6 foot wide Verizon 
Wireless utility easements for overhead utility poles; and one will be for a 15 foot wide Verizon 
Wireless access and utility easement. 
 
 Applicant: Sacramento Valley LP dba Verizon Wireless 
 Consultant: Complete Wireless Consulting 
 Property Owner: Washoe Valley Storage 
 Project Address: 205 US Highway 395 N, Washoe Valley, NV; located on 

the west side of US Highway 395, across the highway 
from Old Washoe Drive 

 Assessor’s Parcel No: 046-080-42 
 Total Parcel Size: +35.73 Acres 
 Enclosed Facility Area: 50 feet x 50 feet (2,500 square feet) – This does not 

include the proposed Verizon utility or access easements. 
 Master Plan Category: Commercial (C) 
 Regulatory Zone: General Commercial (GC) 
 Area Plan: South Valleys 
 Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
 Development Code: Article 324, Communication Facilities  
  Article 810, Special Use Permits 
 Commission District: 2 – Commissioner Humke 
 Section/Township/Range: Within Section 24, T17N, R19E, MDM,  
  Washoe County, NV 
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Project Application 

The subject application is available for review on the Washoe County website:  
http://www.washoecounty.us/comdev/da/da_index.htm 

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. The Board of Adjustment is authorized to issue special use permits under NRS 
278.315 and Washoe County Code (WCC) Article 810.  Certain notice requirements must be 
met, which are discussed in this report.  In approving the special use permit, the Board must 
consider and make five Findings of Fact, which are discussed below. [WCC Section 
110.810.30] The notice requirements and findings are discussed in this report. The Board of 
Adjustment is allowed to grant an approval of the special use permit that is subject to 
Conditions of Approval.  Conditions of Approval are requirements that need to be completed 
during different stages of the proposed project, including conditions prior to permit issuance, 
prior to obtaining a final inspection and/or certificate of occupancy, prior to issuance of a 
business license, or ongoing “operational conditions” which must be continually complied with 
for the life of the project.  
 
Conditions of Approval.  The Conditions of Approval for this case are attached to this staff 
report and will be included with the Action Order if granted approved. 
 
Variances.  As a part of approval of a special use permit, the Board of Adjustment may also 
vary standards of the Development Code as they would apply to the Project.  [See WCC 
Section 110.810.20 (e).]  In so doing, the Board must make the five findings required for 
variances as set out in WCC Section 110.804.25. 
 
Special Communications Facility requirements.  The proposed facility is a “communications 
facility” under Article 324 of the County Development Code which imposes specialized 
requirements and provides that when approving a special use permit, the Board must adopt the 
three additional findings listed in WCC Section 110.324.75 which are discussed in this staff 
report. 
 
Special Federal and State Rules  The proposed facility is a “personal wireless service facility” 
protected by federal law (Telecommunications Act of 1996, 47 U.S.C. Section 332 (c) (7)) and 
state law (NRS 707.550 – 707. 920).  Generally, federal and state laws provide that when 
regulating the placement, construction or modification of wireless facilities: 

 

 We shall not unreasonably discriminate among providers of functionally equivalent 
services; 

 We shall not prohibit or have the effect of prohibiting the provision of personal wireless 
services; 

 We must act within a reasonable time on applications for permits (presumed to be 150 days 
under FCC “shot clock” rules); 

 If we deny a request to place, construct, or modify personal wireless service facilities, we 
must do so in a separate writing, and the decision must be supported by substantial 
evidence (evidence that a reasonable mind might accept as adequate to support a 
conclusion) contained in a written record.  State law (NRS 707.585) requires that a decision 
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denying an application must set forth with specificity each ground on which the authority 
denied the approval of the application, and must describe the documents relied on by the 
Board in making its decision. 

 We may not regulate the placement, construction and modification of personal wireless 
facilities on the basis of environmental effects of radio frequency emissions to the extent 
that such facilities comply with FCC regulations concerning such emissions. 
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Vicinity Map 

The subject parcel is addressed as 205 S. U.S. Highway 395 N., Washoe Valley, NV. (APN 
046-080-42). The wireless communications facility would be located within a 50 foot x 50 foot 
leased area of a ±35.73 acre parcel owned by Washoe Valley Storage.  
 
 
  

 US Highway 395 

Interstate 580 

Joy Lake Road 

Washoe Valley 
Storage

Old Washoe 
Drive

Little Washoe 
Lake 

Steamboat 
Creek (SHR) 

Old Washoe 
Estates 

Subdivision 



 
Washoe County Board of Adjustment   Staff Report Date: May 13, 2014 

 

     
 

Special Use Permit Case Number SB14-002 
Page 7 of 27 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo Simulation of Silhouette  
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Site Plan 

  

Wireless Communications  
Facility 

The site plan submitted by Verizon Wireless for the June public hearing before the Board of 
Adjustment remains the same as the site plan submitted for the April Board of Adjustment public 
hearing.  The original submitted site plan is dated 11/26/13.  The resubmitted site plan for the June 
public hearing is dated 04/15/2014. 
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Revised Cell Tower Design 

The applicant is proposing a faux water tank tower in their revised plans, to be presented at the 
June 5, 2014 Board of Adjustment public hearing.  The original plans submitted proposed a 
faux windmill tower (see upper right hand corner).   

Original design was a faux windmill. Original design was a faux windmill. 

Faux Water Tower Design 
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Regulatory Zone Map  

South Valleys Area Plan  

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Regulatory Zone Map 

 
 
 
 
 
 
 
 
 

SUBJECT SITE 

St. James Village Undeveloped 
Common Open Space 

WC Property 

US Highway 395 

St. James Village 
Undeveloped 
Residentially Zoned Land.

Old Washoe Estates 
Residential Subdivision 

GENERAL COMMERCIAL 

LOW DENSITY SUBURBAN 

LDS
LOW DENSITY SUBURBAN 

LDS 
LOW DENSITY SUBURBAN 

GENERAL RURAL

GENERAL COMMERCIAL 

St. James Village 
Undeveloped 
Residentially Zoned Land.



 
Washoe County Board of Adjustment   Staff Report Date: May 13, 2014 

 

     
 

Special Use Permit Case Number SB14-002 
Page 11 of 27 

 
 
 
 
 
 
 
 
 
 

 

 

Washoe Galena Canyon Public Trail Corridor 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
        Source:  Washoe County Regional Parks and Open Space 

 

Public Trail Map 
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SUBJECT SITE 

The red line 
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approximate 
location of the 
future public trail 
corridor. 
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Photos of Red Peak & McClellan Peak Towers 
 

Source:  https://maps.google.com/  
Red Peak, Sun Valley NV 

 Source:  http://www.highsierracomm.com/site_detail.php?id=11 
Red Peak, Sun Valley NV 

 

Source:  http://www.summitpost.org/looking-up-at-the-mclellan-peak-summit/493800/c-49377 
  McClellan Peak 
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Public Notice 

NRS 278.315 and Washoe County Development Code, Article 810, Special Use Permits, 
require a minimum 500 foot radius from the subject parcel and notice of the public hearing to a 
minimum of 30 separate property owners. The notices must be mailed at least 10 days prior to 
the public hearing date.  
 
Notification of Special Use Permit Case Number SB14-002 was mailed out twice, once on April 
28, 2014 to 127 property owners within a half mile of the subject parcel advising of the tentative 
May 8, 2014 South Truckee Meadows/Washoe Valley Citizen Advisory Board meeting and 
then again to 127 property owners on May 23, 2014 advising of the June 5, 2014 public 
hearing. (Exhibit D – Public Notice Map)  
 
In response to the request by the South Truckee Meadows/Washoe Valley Citizen Advisory 
Board at their March Citizen Advisory Board meeting, and the decision issued by the Washoe 
County Board of Adjustment at the April 3, 2014 meeting, which directed broader public notice 
for the application, consequently, the number of noticed property owners was increased from 
30 for the April public hearing to 127 for the June public hearing.  
 
Background 

Verizon Wireless’ proposal was originally scheduled to be heard at the April 3, 2014 public 
hearing before the Washoe County Board of Adjustment (BOA). Subsequent to being advised 
that staff was recommending denial of their proposal, Verizon requested a continuance to the 
June Board of Adjustment public hearing. Verizon’s stated request was to allow time for a new 
design of the cell tower; to allow Verizon time to address issues concerning adjacency to a 
future public trail; to allow extra time for more property owners to be noticed (by Washoe 
County); and to allow Verizon time to work on all the issues that prompted staff to recommend 
denial.  
 
Staff’s original recommendation of denial was based on the determination at the time that the 
proposed application did not support the required findings in that it was not consistent with the 
policies and standards of the Washoe County Master Plan and the South Valleys Area Plan; 
specifically, the proposed site was not suitable for a wireless communications facility, and the 
granting of the special use permit would be a detriment to the surrounding community and to 
the nearby future public trail corridor.   
 
A motion was unanimously passed by the BOA to continue Verizon’s application to the June 5, 
2014 public hearing to allow the applicant time to amend their proposal, to expand the noticing 
radius so that a greater number of property owners were noticed of both the BOA public 
hearing date of June 5, 2014, and the South Truckee Meadows/Washoe Valley Citizen 
Advisory Board meeting date of May 8, 2014, and to require the applicant to present their 
revised proposal for public input at the May 8, 2014, South Truckee Meadows/Washoe Valley 
Citizen Advisory Board meeting.  

Identified Changes in Plans  

Original plans proposed by Verizon Wireless for the April public hearing included a faux 
windmill with an overall height of 100 feet that contained six fully exposed antennas situated on 
a lattice tower with windmill blades sitting atop; and an ancillary ground equipment shelter, all 
enclosed within a 50 ft. x 50 ft. neutral color slatted chain link fenced area on a ±36 acre parcel 
owned by Washoe Valley Storage.  Also included in the plans were two utility easements and 
one access/utility easement for overhead utility lines.   
 
Revised plans proposed by Verizon Wireless for the June public hearing include a faux water 
tower with an overall height of 100 feet that contains six antennas concealed inside the faux 
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water tank, and an ancillary ground equipment shelter, all enclosed within a 50 ft. x 50 ft. 
neutral color slatted chain link fenced area on a ±36 acre parcel owned by Washoe Valley 
Storage. The revised plans show two utility easements and one access/utility easement for 
overhead utility lines.   
 
Verizon’s resubmitted cell tower elevations lacked full tower dimensions. Upon request from 
staff, Verizon emailed a statement that the tower itself would be 83 feet high and the water tank 
would be 17 feet high (Exhibit M).  On May 15, 2014, staff requested updated cell tower 
elevations that show dimension details.  Staff received the updated cell tower elevations on 
May 28, 2014, that show the tower to be 87 feet high and the water tank to be 13 feet high. 
While the overall height of the cell tower remains at 100 feet, there is a four foot height 
discrepancy between the email and submitted cell tower elevations regarding the tower and the 
water tank.  
 

Project Summary 

Verizon Wireless is requesting a special use permit to allow the construction of a wireless 
communications facility on leased land in a Special Character Management Area of the South 
Valleys Area Plan identified as the Old Washoe City Historic District. Verizon is proposing the 
addition of a 100 foot tall lattice stealth designed cell tower comprised of an 87 foot high tower 
and a 13 foot high water tank concealing six antennas to support service delivery along the 
major roadways and within the residential communities along the U.S. Highway 395 and I-580 
corridors by both expanding and enhancing Verizon’s existing network. 
 
The faux water tank will conceal six antennas and an ancillary ground equipment shelter, all 
enclosed within a 50 ft. x 50 ft. neutral color slatted chain link fenced area on a ±36 acre parcel 
owned by Washoe Valley Storage. Three easements located on the subject parcel are also 
included in the proposal; two of which are Verizon Wireless utility easements for overhead 
utility poles; and one is for a Verizon Wireless access and utility easement. 
 
Verizon Wireless’ application advises that the surrounding area is served by two 
communication facility sites, Slide Mountain and McClellan Peak.  McClellan Peak is the 
primary server for this area. The proposed site is intended to provide capacity support to the 
existing Slide Mountain and McClellan Peak facilities (see photos on Page 11).     
 
The proposed wireless communication facility would be about 800 linear feet up the hill from 
the Washoe Valley Storage facility, about 10 feet from the northern property line of the subject 
parcel, approximately 639 feet from the eastern property line, approximately 680 feet from a 
future public trail to the east, approximately 611 feet from the western property line, and 
approximately 1,016 feet from the southern property line which borders US Highway 395. The 
proposed site would be about 935 feet east of the U.S. Interstate Highway 580 corridor. The 
proposed site is below the midway point in elevation between the toe of the subject hill and the 
top of the subject hill.  The applicant states that the top of the hill rises ±217 feet in elevation 
above the proposed site and the U.S. Highway 395 corridor is ±147 feet in elevation below the 
proposed site. The subject parcel is zoned General Commercial (GC), which requires 10 foot 
setbacks for front, rear and side yards.  
 
The proposed facility would be about 650 feet from Steamboat Creek, which is a perennial 
stream designated as a Significant Hydrological Resource (SHR).  This more than exceeds the 
distance regulations found in Washoe County Development Code Article 418 Significant 
Hydrologic Resources.  The Sensitive Stream Zone Buffer Area is 150 feet from centerline of a 
perennial stream.   
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The application states that the proposed wireless communications facility would be unmanned, 
except for regular maintenance visits, which average about twice a month and would be during 
normal business hours.  One downshielded sensor light would be placed on the outside of the 
equipment shelter and one small sign would provide site identification information, and routine 
and emergency contact information. The facility site would be surrounded by security fencing.  
 
The resubmitted site plan shows two proposed 6 foot wide Verizon overhead utility easements, 
which would provide for new Verizon overhead power and telephone lines. One of the utility 
easements would run across the subject parcel in a north/south direction, approximately 1,152 
feet from the wireless communications facility down the hill to an existing utility pole.  The other 
utility easement would run in a westerly direction about 680 feet from the wireless 
communications facility to an existing utility pole at the western property line. Overhead utilities 
are not permitted in the area as discussed below (see “South Valleys Area Plan”) and so the 
application does not conform to the Master Plan.  However, at the May 8th CAB meeting, the 
applicant agreed to place utilities underground, so the special use permit may be conditioned 
on underground utilities.      
 
The wireless communications facility would be accessed by vehicle by a proposed 15 foot wide 
access and utility easement that would extend ±1,500 feet across the subject parcel in a 
northwesterly direction beginning from the existing Washoe Valley Storage driveway off of US 
Highway 395.  As discussed below, (See “Reviewing Agencies – Truckee Meadows Fire 
Protection District”) the application does not conform to the County’s Fire Prevention and 
Protection Code.  The special use permit may be conditioned on compliance. 

Silhouette of Cell Tower 

South Valleys Area Plan Policy SV.12.5 states that view sheds and ridgelines shall be 
protected from significant degradation and that development near ridgelines should blend with 
the natural contours 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.   
 
As the applicant’s photo simulation demonstrates (see Page 7), the proposed cell tower would 
silhouette against the sky to the north when looking from a distance of 2.5 miles or less from 
the U.S. Highway 395 corridor. This does not comply with South Valleys Area Plan Policy 
SV.12.5, which is a part of the Washoe County Master Plan. There are no natural contours, 
trees or bushes for the wireless communications facility to blend with. The hill where the 
proposed facility would be located is sparsely covered with low lying grasses.  Locating the cell 
tower further down the subject hill and/or reducing the overall height of the 100 foot cell tower 
would help to mitigate the negative visual impacts of the silhouette against the skyline. Locating 
the facility to another location where there is no silhouetting and where the cell tower could be 
better camouflaged would be another option. The application does not contain any analysis as 
to whether or not the proposed structure can be modified or moved to an alternate site that 
would mitigate or minimize the visual impacts.  

Lattice Tower Discussion 

During staff’s original analysis of Verizon’s original plans submitted in April 2014, a 
determination was made that the proposed cell tower design was a lattice tower with six 
mounted wireless antennas in plain view with windmill blades sitting atop the lattice tower. At 
that time, it was determined that the proposal was a lattice tower as restricted in Washoe 
County Development Code Section 110.324.50(f).  It was also determined that the proposal 
was not of a stealth design because the six antennas were in plain view.      
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Washoe County Development Code Section 110.324.50(f) defines a “Lattice Tower Mounted 
Antenna” as “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 purposes of 
supporting one or more antennas”.  This same section of code prohibits lattice towers in 
Washoe County except for the following communication sites, which 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.   
 
Since the continuation of this application, staff did further research to discover that the lattice 
towers on McClellan Peak, Red Peak (Red Hill) and the other communication sites are large 
scale lattice towers.  Photos of existing lattice towers on McClellan Peak and Red Peak (aka 
Red Hill) are provided for comparison on Page 11 of this report.  
 
Staff believes that while the design of the proposed facility is within the general definition of a 
“lattice tower” it should not be within the general prohibition against lattice towers set out in 
WCC Section 110.324.50 (f) (1).  The proposed facility is not the same as the large massive 
structures with multiple antennas and dishes openly hung on them intended for mountaintops 
where visual and aesthetic compatibility are of a lesser concern than the need for expansive 
communications hubs and infrastructure which are limited in Code Section 110.324.50 (f) (1).  
Rather, the proposed facility is intended to be closer to populated service areas where 
aesthetics are as important as service and as a result the proposed facility is smaller, less 
obtrusive, and intended to conceal antennas and blend in with the surroundings, and was 
designed in part based on public sentiment and comments.  It is a design that was not 
contemplated when Article 324 was written and is not covered by specific requirements and 
therefore staff believes it should be governed by the general principles set out in Article 324 as 
well as the standards for a special use permit under Article 810, as provided in WCC Section 
110.324.75, and the Master Plan just like other facilities that are generally governed by special 
use permits.   
 
The Board of Adjustment is charged with interpreting and applying the code and if it disagrees 
with staff, it should consider denying the special use permit and instructing staff and the 
applicant to bring forward an application for a code amendment as provided in WCC Section 
110.324.50 (f) (1) as the appropriate form of application. 

Future Public Trail Corridor 

Washoe County Regional Parks and Open Space staff advised that the subject ±36 acre parcel 
is adjacent to a ±1.3 acre parcel consisting of public open space owned by Washoe County 
(APN 046-080-01).  This Washoe County owned parcel will be a gateway to a future regional 
public trail system utilizing a public easement on St. James Village land to the northeast, up 
Washoe Canyon connecting to Galena Canyon and west to Callahan and Galena Creek Parks 
(Parks & Open Space Comments - Exhibit H).  The proposed public trail map provided by 
Washoe County Regional Parks and Open Space staff can be found near the beginning of this 
report.  Regional Parks and Open Space staff advises that 100 feet to 150 feet on either side of 
the proposed trail shown on the map should be allowed for the trail corridor, as terrain often 
dictates the trail alignment that is identified on the ground.  Allowing 100 feet for on-ground 
alignment, Washoe County staff estimates that the proposed wireless communications facility 
would be approximately 680 feet from the future public trail corridor.  
 
Washoe County Development Code Section110.324.50 (e)(10) prohibits monopole mounted 
antennas from being located within 1,000 feet of future or existing public trails unless a 
“significant gap” can be demonstrated with a technical review. In response to this regulation, 
Verizon submitted a Significant Gap Report (Exhibit E) for the purpose of exempting the 
proposed facility from the requirements of Section 110.324.50 (e)(10).  However, due to the 
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fact that staff has determined that the proposed cell tower is a lattice stealth designed cell 
tower rather than a monopole, this section of code does not apply, and a Significant Gap 
Report is not required.   

Scenic Byway 

Tim Mueller of Nevada Division of Transportation (NDOT) and Andrew Soderborg of the 
Federal Highway Administration (FHWA) were contacted by staff regarding how Verizon’s 
proposal might impact the pending Scenic Byway designation of the U.S. Highway 395 
corridor.  They stated that neither NDOT nor FHWA has an opinion on the cell tower location.  
They did mention that if the water tower concept is utilized, that the brown V&T logo should be 
used.  They were of the opinion that the proposed cell tower would not adversely affect this 
segment of the Washoe Valley Scenic Byway; however they recommended delaying 
installation of the wireless communications facility until after this segment of U.S. Highway 395 
is evaluated for a Scenic Byway designation, which is anticipated to be around the end of 
September 2014. 

Alternative Sites Considered 

Verizon’s original application provided the following alternate sites that were not chosen over 
the proposed site.  
 

a. 23600 Tinhorn Road, APN 050-170-18, has an existing slim line monopole; however, 
this monopole is at capacity and cannot accommodate additional equipment.   
 

b. 23620 Tinhorn Road, APN 050-170-15, is too close to developed residential properties.  
 

c. 15300 Mt. Rose Highway, APN 045-252-05, is outside the search area.   
 

The three alternative sites were immediately ruled out as not viable, for good reason, so the 
application contains no credible analysis as to whether or not the proposed lattice structure 
could be modified or placed elsewhere and provide the same gap or capacity coverage.  
Indeed, during the May 8th  meeting with the South Truckee Meadows/ Washoe Valley CAB, 
the applicant admitted that more research would have to be done to establish where other sites 
could be considered.  There is no analysis as to the possibility of co-locating with a nearby cell 
tower facility or the possibility of co-locating other antennas on the proposed facility, and at the 
May 8th CAB meeting, the applicant rejected requests to consider co-location.  Thus, the 
alternative site analysis is incomplete and does not establish whether or not the proposed site 
is the least intrusive alternative as required under federal law.    

 
South Valleys Area Plan 

The Character Statement of the South Valleys Area Plan states that this area, including the 
Washoe Valley, Pleasant Valley, and the Old Washoe City Historic District has one of the last 
expansive vistas in southern Washoe County.  It states that Old Washoe City is a historically 
significant area of mixed commercial and residential land uses.  It speaks about maintaining 
the scenic, agricultural, and rural character of the South Valleys and of the Old Washoe City 
Historic District, and states that the Old Washoe City corridor is a critical component of the 
valley’s character.  It further states that Washoe County will encourage and promote a mix of 
uses in this area (Old Washoe City) that provide quality services to local residents and support 
the growing needs of visitors to the valley.  It states that the area’s more recent history as a 
valuable way-station for the two-lane trip between Reno and Carson City should be recognized. 
 
The following are policies within the South Valleys Area Plan that are relevant to Verizon 
Wireless’ subject proposal. 
 



 
Washoe County Board of Adjustment   Staff Report Date: May 13, 2014 

 

     
 

Special Use Permit Case Number SB14-002 
Page 18 of 27 

South Valleys Area Plan Policies 

Policy SV.2.4 requires that applicants presenting their items to the Citizen Advisory Board 
(CAB) must submit a statement to staff regarding how the final proposal responds to the 
community input received from the CAB. 
 
Staff Comment:  The applicant presented Verizon’s proposal at the May 8, 2014 and March 13, 
2014 CAB meetings.  The input provided by the CAB members and those in attendance was 
that the proposal was not appropriate for the subject location, and concern was voiced about 
Verizon’s claim of a “significant coverage gap”. The applicant has not submitted a written 
statement to staff regarding how the final proposal responds to the community input received 
from the CAB.  
 
Policy SV.2.13 addresses impact of development on adjacent land uses and how that impact 
will be mitigated.  The appropriate form of mitigation should be determined through community 
consultation and cooperation.  Applicants should be prepared to demonstrate how the project 
conforms to this policy. 
 
Staff Comment:  After the March 13, 2014 CAB meeting, the applicant responded with a lattice 
tower stealth designed cell tower that offers a faux water tank concealing six antennas.  The 
community and the CAB members continued to voice unanimous opposition for various 
reasons, including location, height, cell tower design, and health concerns.  
 
Policy SV.2.14 states that development activities should be designed to support the efficient 
use of infrastructure and the conservation of recharge areas, habitat, and open vistas. 
 
Staff Comment:  The development of an overall 100 foot high lattice stealth designed cell tower 
that would silhouette against the sky does not support the South Valleys Area Plan’s emphasis 
on open vistas.  
 
Policy SV.2.16 requires that all special use permits include a finding that the community 
character will be adequately conserved through mitigation of any identified potential negative 
impacts.   
 
Staff Comment:  This policy will be discussed later in this report under “Staff Comments on 
Required Findings”.  
 
Policy SV.8.3 is specific to the Old Washoe City Historic District, and states that all new 
development shall be designed in a manner that reflects the historic and natural character of 
the area.   
 
Staff Comment:  The applicant is proposing an old-fashioned faux water tank with the V&T logo 
on it.  It is uncertain at the time of this writing whether the applicant will be successful in gaining 
the rights to use the V&T logo as shown on the photo simulations. If granted approval, the V&T 
logo on the old-fashioned water tank would be the best fit for the Old Washoe City Historic 
District. A faux water tank and tower without the V&T logo wouldn’t be as distinct.(Exhibit N – 
Images with V&T logo) 
  
Policy SV.12.1 requires the underground placement of new utility distribution infrastructure 
with the South Valleys Character Management Areas. 
 
Staff Comment:  The resubmitted plans show overhead utilities within proposed Verizon utility 
easements, however, at the May 8, 2014 Citizen Advisory Board meeting, the applicant stated 
that the utilities would be placed underground.  In the event that the application is granted 
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approval, staff is recommending a condition that requires all new utilities related to this project 
be placed underground. 
 
Policy SV.12.5 states that view sheds and ridgelines shall be protected from significant 
degradation and that development near ridgelines should blend with the natural contours 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.   
 
Staff Comment:  As previously stated, this proposal is non-compliant with Policy SV.12.5.  The 
proposed cell tower silhouettes against the sky looking north from the U.S. Highway 395 
corridor at a distance of 2.5 miles or less.  
 
Appendix A, Allowed Uses - Table Two: Old Washoe City Historic Commercial Character 
Management Area (within the South Valleys Area Plan) states that a Wireless 
Communications Facility is allowed pursuant to Washoe County Development Code Article 
324, Communication Facilities.    
 
Staff Comment:  Staff’s analysis included review of Washoe County Development Code Article 
324, Communication Facilities. 

South Truckee Meadows/Washoe Valley Citizen Advisory Board 

Due to the continuance of this application, the South Truckee Meadows/Washoe Valley Citizen 
Advisory Board discussed this proposal at two separate meetings, March 13, 2014, and May 8, 
2014.  Both meetings are discussed below and memorandums submitted for each CAB 
meeting are attached as Exhibit A. 
 
May 8, 2014:  The applicant presented Verizon’s revised proposal at the May 8, 2014 South 
Truckee Meadows/Washoe Valley Citizen Advisory Board meeting. The revised proposal 
includes a faux water tank concealing six antennas and a lattice tower with a total height of 100 
feet. The South Truckee Meadows/Washoe Valley CAB voted unanimously to recommend 
denial of the proposal based on non-compliance with the standards of the scenic byway 
corridor and with Washoe County Code and the South Valleys Area Plan. The South Truckee 
Meadows/Washoe Valley CAB meeting memorandum submitted by the CAB’s Administrative 
Recorder reflects the discussion at the May 8, 2014 CAB meeting. Following is a summary of 
the meeting memorandum. 
 

 Members of the audience stated that they currently have adequate Verizon cellular 
service. 

 The applicant stated that Verizon selected this site because it is the best service 
available; however, there is a possibility that another location could be considered. 

 The applicant stated that Verizon would provide screening of the ground equipment 
cabinet that would reduce the negative visual impact of the installation per Washoe 
County requirements. 

 The applicant stated that the intent of this installation is to provide service along the 
roadway that will increase and be needed during peak cell usage times within the next 
twelve months. 

 Opposition was voiced for the negative visual impact from a 100 foot tall installation. 
 The applicant stated that research would have to be done to establish where other sites 

could be considered. 
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 Concerns were voiced that the main benefactors would seem to be those traveling 
through the 395 corridor through Pleasant Valley, not the residents of Washoe Valley, 
that the proposal does not comply with the standards of the South Valleys Area Plan, 
the Nevada Department of Transportation Scenic Byway and violates protection of the 
ridgelines and viewsheds. 

 A request was made to research co-location on an existing cell tower located on William 
Brent Road. 

 The applicant stated that the tower is proposed to serve the north end of Washoe Valley 
as well as in Pleasant Valley. 

 Concern was voiced about the negative impacts to wildlife and habitat, including the 
Pacific Flyway for migratory birds and established wildlife habitat. 

 The applicant stated that the tower is not designed for co-location. 
 Concern was voiced for long lasting negative impacts to health. 
 Concern was voiced that this is a lattice tower, which is not allowed in the local area, 

and if approved, this would set a very dangerous precedent for future wireless carriers. 
 Complaint was voiced that the notice sent in the mail didn’t request citizen’s opinions. 
 In response to questions, the applicant stated that an executed lease between the 

property owner and Verizon would be in place. 
 Concern was voiced that the proposal is too close to public trails and that the 

application stated that the site is proposed for capacity, not coverage. 
 

March 13, 2014:  The proposed project was presented by the applicant at the regularly 
scheduled Citizen Advisory Board meeting on March 13, 2014.  The CAB voted unanimously to 
recommend denial of the proposal until such time that this application is presented to local 
residents [for a second time] for their opinions, and then bring the application back to the 
STM/WVCAB for further review and recommendations, and that the engineering specifications 
be available for review. The motion was amended to include that Planning and Development 
staff work with Verizon Wireless to coordinate a [second] meeting with local residents for their 
review and opinions. The STM/WVCAB meeting memorandum submitted by the CAB’s 
Administrative Recorder reflects the discussion at the March 13, 2014 CAB meeting on the 
following items.  
 

 Concerns were raised that a faux pine tree design would be inappropriate. 
 Support was stated for making the tower more aesthetically compatible with the 

neighborhood. 
 Support was stated for an installation that blends with the surrounding area. 
 The tower will have six Verizon antennas, which is the maximum number allowed by the 

Washoe County Development Code, therefore co-location is not possible. 
 Concern was raised that not enough residents were notified of the proposed project. 
 Concern about the adequacy of the engineering was raised. 
 The applicant provided a copy of the engineering specifications for review. 
 The applicant stated that Verizon Wireless will maintain the structure, including the 

aesthetic features, and the facility and tower will be painted in neutral colors to blend 
with the area. 

 The applicant stated that the tower would be engineered to withstand local winds. 
 Staff stated that the courtesy notice was mailed to 40 residents in the adjacent areas. 

[Staff’s statement was in error regarding the number of residents noticed.  30 separate 
property owners were sent notice, which meets Nevada Revised Statutes and County 
noticing regulations.] 

 A member of the audience committed to personally delivering notices to all residents in 
Pleasant Valley. 
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 The applicant was asked to postpone going to the April Board of Adjustment public 
hearing until such time that Planning and Development could coordinate a [second] 
public meeting for Pleasant Valley residents. 

 A member of the audience stated that there is another windmill in the area that sticks 
out like a sore thumb.  The tower needs to be more rustic and blend with the 
surrounding area.   

Public Comment 

The following public comments received by Washoe County staff expressed opposition to this 
application (Exhibit B).     
 
Written comment was received from Bill Naylor of Washoe Valley Alliance (WVA).  The 
Washoe Valley Alliance website describes WVA as “a group of passionate and eager 
volunteers with the goal to protect Washoe Valley’s unique qualities through education and 
stewardship.”  Mr. Naylor sent an email to Washoe County Regional Parks and Open Space 
staff referring to Washoe County Development Code Section 110.324.50 (e)(10)(i) and 
commented in connection with this particular section that the proposed tower will be less than 
1,000 feet from the future public trail in Washoe/Allen’s Canyon.  This section of Article 324, 
Communications Facilities, states that monopole mounted antennas are restricted from being 
located within 1,000 feet of a public trail.  He further commented that Washoe County Parks 
has worked hard in previous years with Sierra Reflections and St. James Village to plan for this 
future public trail.  
 
Cheryl Surface, Washoe County Park Planner, forwarded Mr. Naylor’s email to Washoe County 
Planning and Development staff and stated that “This Verizon Wireless Cell Tower impacts the 
Washoe Valley Scenic Byway.  This comment comes from the Washoe Valley Alliance, which 
has been the largest supporter of the Washoe Valley Scenic Byway.”  
 
Staff Comment:  In talking with Park Planner Cheryl Surface, she advised that they will attempt 
to align the future public trail with Steamboat Creek, but that they allow about 100 foot width on 
either side of the trail shown on paper due to possible issues with terrain. Washoe County 
Planning and Development staff estimates that the proposed wireless communications facility 
would be about 680 linear feet in distance from the future public trail corridor and it would be 
approximately 168 feet higher in elevation.  Mr. Naylor in his comment referred to Washoe 
County Development Code Section 110.324.50 (e)(10)(i), which restricts monopole mounted 
antennas from being within 1,000 feet of a public trail.   
 
Other public comment received expresses opposition to Verizon’s proposal. These comments 
were submitted by Brien and Mirta Walters; Cathy Rotes; Thomas S. Lee, NMD, APH and Rita 
Glover; Larry and Judy Price; Shyrl Bailey, and Fred Woodside on behalf of St. James Village 
and Sierra Reflections (World Properties).  Their comments include concerns about cluttering 
the view shed and vistas, maintaining the rural and historic character; health issues caused by 
electromagnetic radiation, property values, and an over abundance of cell towers.  
 
At the April 3, 2014 Board of Adjustment meeting, public comment was opened due to the 
application being placed on the agenda.  Public comment was received from six people who all 
spoke out against the proposal stating in general that the proposed project would obstruct 
views, bring down property values, and could obstruct wildlife in the area.  

Reviewing Agencies 

The following agencies received a copy of the project application for review and evaluation. 

 Washoe County Community Services Department 



 
Washoe County Board of Adjustment   Staff Report Date: May 13, 2014 

 

     
 

Special Use Permit Case Number SB14-002 
Page 22 of 27 

o Planning and Development Division 

o Engineering and Capital Projects Division, Land Development 

o Regional Parks and Open Space 

o Water Resources 

 Washoe County Health District  

o Vector-Borne Diseases Division 

o Environmental Health Division 

o Air Quality 

 Truckee Meadows Fire Protection District 

 Regional Transportation Commission 

 Nevada Department of Transportation 

 Reno-Tahoe Airport Authority 

The following agencies/departments provided comments and/or recommended conditions of 
approval in response to their evaluation of the project application.  A summary of each 
agency’s comments and/or recommended conditions of approval and their contact information 
is provided below.   

 
 Planning and Development, Washoe County Planning and Development Division 

cannot support approval of this application because the proposal is noncompliant 
with South Valleys Area Plan Policy SV.12.5 which restricts development near 
ridgelines to silhouette against the skyline from the U.S. Highway 395 corridor at a 
distance of 2.5 miles or less.    

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

 Land Development, Washoe County Engineering and Capital Project Division is 
recommending that the applicant submit a complete set of construction 
improvement drawings, including an on-site grading plan, and provide and show 
permanent easements for the lease area, access and utilities. 

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

 Regional Parks and Open Space, Washoe County Planning and Development 
Division is recommending that Best Management Practices (BMPs) be implemented 
during construction to prevent spreading of noxious and invasive weeds, and 
included a fact sheet, “Measures to Prevent the Spread of Noxious and Invasive 
Weeds During Construction Activities”; that disturbed land be revegetated, and that 
the applicant make a reasonable effort to work with the local residents to ensure 
that the project blends with the natural environment. 

Contact:  Jennifer Budge, 775.325.8094, jbudge@washoecounty.us  
 

 Air Quality Management Division, Washoe County Health District responded by 
stating that after completing a review of the application, it has been determined that 
the proposal will not have any air quality impacts. 

Contact:  Charlene Albee, 775.784.7211, calbee@washoecounty.us  
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 Reno-Tahoe Airport Authority responded by stating that it doesn’t appear that the 
height and location of Verizon’s proposal exceeds federal regulations, however, the 
applicant is ultimately responsible for making this determination and for notifying the 
Federal Aviation Administration if required.  

Contact:  Lissa K. Butterfield, 775.328.6476, lbutterfield@renoairport.com 

 Truckee Meadows Fire Protection District (TMFPD) will require compliance with 
Washoe County Code 60, which includes a required 20 foot wide access to the 
facility not to exceed a ten percent slope. The grading needed to satisfy TMFPD 
regulations may trigger grading thresholds of Washoe County Development Code 
Article 438 Grading Standards and may require subsequent review by means of a 
special use permit for grading.  The subject parcel and surrounding area are 
designated as “High” fire risk on a four level tier of identified fire risk; these levels 
are Extreme, High, Moderate and Low.   

Contact:  Amy Ray, 775.326.6005, aray@tmfpd.us  

Staff Comment on Required Findings 

Following are required findings from Washoe County Development Code Article 810, Special 
Use Permits, Article 324, Communication Facilities, and Policy SV.2.16 of the South Valleys 
Area Plan, a part of the Washoe County Master Plan.  All of these findings must be made to 
the satisfaction of the Washoe County Board of Adjustment before granting approval of the 
request.    
 
Staff has completed an analysis of the special use permit application, has provided comment 
under each of the following findings, and has determined that the proposal is not in compliance 
with all of the following findings.   
 
Findings from Section 110.810.30 of Article 810 Special Use Permits 
 

1. 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. 

 Staff Comment:  As discussed above (see “South Valleys Area Plan”) 
the proposed wireless communications facility does not comply with 
Policy SV.12.5 of the South Valleys Area Plan, which is a part of the 
Washoe County Master Plan in that the cell tower will silhouette against 
the skyline when looking north from the U.S. Highway 395 corridor, nor 
does it comply with the provisions of Policy SV.2.14 regarding open 
vistas.  Further, the applicant has not submitted a statement regarding 
how the final proposal responds to the community input received from 
the CAB as is required by S.V.2.4   

2. 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. 

 Staff Comment: The application appears to meet this requirement, 
however, as discussed above, if the special use permit is approved, it 
must be conditioned to comply with access improvements as stipulated 
in Chapter 60 of Washoe County Code by the Truckee Meadows Fire 
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Protection District; and the application will also be conditioned to comply 
with South Valleys Area Plan Policy SV.12.1 which requires the 
underground placement of new utility distribution infrastructure.  

3. Site Suitability.  That the site is physically suitable for a wireless 
communications facility including a 100 foot high lattice stealth 
designed cell tower, a ground equipment cabinet, and overhead 
utility lines; and for the intensity of such a development. 

 Staff Comment: The subject site is not physically suited for the proposed 
wireless communications facility because Verizon’s proposed 100 foot 
lattice stealth designed cell tower creates a silhouette against the 
skyline, which is not compliant with South Valleys Area Plan Policy 
SV.12.5.  

4. 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. 

 Staff Comment:  The proposed wireless communications facility would 
be a significant detriment to the visual character of the surrounding area 
because the lattice stealth designed cell tower silhouettes against the 
skyline when looking north from a distance of 2.5 miles or less from the 
U.S. Highway 395 corridor, which is noncompliant with South Valleys 
Area Plan Policy SV.12.5. 

5. 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. 

 Staff Comment:  There is no nearby military installation. 

 

Findings from Section 110.324.75 of Article 324 Communication Facilities 

1. Meets Standards. That the wireless communications facility meets 
all the standards of Sections 110.324.40 through 110.324.60 as 
determined by the Director of the Planning and Development 
Division and/or his authorized representative; 

Staff Comment:  Staff Comment:  As discussed above (see “Lattice 
Tower Discussion”) the proposal meets the standards of Section 
110.324.40 through 110.324.60 which would be applicable to the 
proposed facility.       

 

2. Public Input.  That public input was considered during the public 
hearing review process;  

Staff Comment:  Public notice regarding the revised plans was mailed on 
April 28, 2014, and again on May 23, 2014, to 127 separate property 
owners who own property within a one-half mile radius of the subject 
parcel.  Public Notice regarding the original application was mailed on 
February 27, 2014 and again March 21, 2014 to 30 separate property 
owners within 700 feet of the subject parcel.  The proposal was 
presented by the applicant at the May 8, 2014, and again at the March 
13, 2014 South Truckee Meadows/Washoe Valley Citizen Advisory 
Board meetings. Staff contact information was provided on each public 
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notice.  The design was changed from a windmill to a water tower in 
response to public input at the March 13 CAB.  However, the applicant 
has not responded in writing to the comments on May 8th as required by 
South Valleys Area Plan Policy SV.2.4.    

3. Impacts. That the wireless communications facility will not unduly 
impact the adjacent neighborhoods or the vistas and ridgelines of 
the County. 

Staff Comment: The wireless communications facility is not compliant 
with South Valleys Area Plan Policy SV.12.5, which requires that 
development shall not create a silhouette against the skyline from a 
distance of 2.5 miles or less from the U.S. Highway 395 corridor. This 
policy is under Goal Twelve of the South Valleys Area Plan, which has 
an objective to maintain open vistas and minimize the visual impact of 
hillside development in a manner that implements the community 
character. 

 
Finding from Policy SV.2.16, of the South Valleys Area Plan 

1. Impact on the Community Character. Impact on the Community 
Character can be adequately conserved through mitigation of any 
identified potential negative impacts. 

Staff Comment:  While its design as a faux water tower may be 
compatible with the historic district area, the lattice stealth designed cell 
tower that silhouettes the skyline still negatively impacts the community 
character pursuant to South Valleys Area Plan Policy SV.12.5 and there 
has been no analysis of how that may be mitigated.  

Summary 

Staff cannot support Verizon’s revised plans due to the fact that the proposal continues to be 
noncompliant with South Valleys Area Plan Policy SV.12.5, a part of the Washoe County 
Master Plan, which states that there shall be no silhouetting against the skyline from a distance 
of 2.5 miles or less from the U.S. Highway 395 corridor.  

Recommendation 

After a thorough analysis and review, Special Use Permit Case Number SB14-002 for Verizon 
Wireless is being recommended for denial. Staff offers the following motion for the Board’s 
consideration.  

Motion 

I move that after considering the information contained within the staff report and the 
information received during the public hearing, the Washoe County Board of Adjustment deny 
Special Use Permit Case No. SB14-002 for Verizon Wireless, not having satisfied all five 
findings in accordance with Washoe County Development Code Section 110.810.30 Special 
Use Permits, and not able to make all three findings in accordance with Washoe County 
Development Code Section 110.324.75 Wireless Communications, and not able to make the 
one finding listed in the South Valleys Area Plan, a part of the Washoe County Master Plan:  
 
Findings from Section 110.810.30: 

1. Consistency.  That the proposed use is not consistent with the action 
programs, policies, standards and maps of the Master Plan and the South 
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Valleys Area Plan because the proposed tower is non-compliant with Policy 
SV.12.5 of the South Valleys Area Plan, a part of the Master Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, 
water supply, drainage and other necessary facilities will be provided 
through conditions of approval, the proposed improvements as conditioned 
are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division 
Seven.  

3. Site Suitability.  That the site is not physically suitable for a wireless 
communications facility and for the intensity of such a development because 
the proposed tower will create a silhouette against the skyline, which is non-
compliant with Policy SV.12.5 of the South Valleys Area Plan; 

4. Issuance Not Detrimental.  That issuance of the permit will 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 because of noncompliance with South Valleys Area Plan 
Policy SV.12.5;  

5. Effect on a Military Installation.  That issuance of the permit will not have a 
detrimental effect on the location, purpose or mission of the military 
installation; 

Findings from Section 110.324.75: 

6. Meets Standards. That the wireless communications facility meets all the 
standards of Sections 110.324.40 through 110.324.60 as determined by the 
Director of the Planning and Development Division and/or his authorized 
representative; 

7. Public Input.  That public input was considered during the public hearing 
review process; and 

8. Impacts. That the proposal will unduly impact the adjacent neighborhoods or 
the vistas and ridgelines of the County due to noncompliance with South 
Valleys Area Plan Policy SV.12.5. 

Findings from Policy SV.2.16, of the South Valleys Area Plan: 

9. Impact on the Community Character. That impact on the Community Character 
cannot be adequately conserved through mitigation of the identified negative impact 
caused by silhouetting against the skyline as prohibited in South Valleys Area Plan 
Policy SV.12.5. 

Motion Upon Denial      

If the special use permit is denied, the following motion should be made and approved: 
 
I move to instruct counsel and the Board Secretary to prepare a written decision as required by 
state and federal law setting forth the grounds for denial of the application and the documents, 
testimony and evidence relied on and the discussions of this Board.  The appeal period shall 
start upon mailing of the written decision to the applicant and filing with the Secretary. 

Appeal Process 

Board of Adjustment action will be effective 10 days after the written decision is mailed to the 
applicant and filed with the Board Secretary, unless the action is appealed to the Washoe 
County Board of County Commissioners.  
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xc: Applicant: Sacramento-Valley LP dba Verizon Wireless, Attn:  David Downs, 2009 

V Street, Sacramento, CA 95818 
 
 Property Owner: Washoe Valley Storage, 205 S US Highway 395 N, Washoe Valley, NV 

89704 
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Proposed Verizon Wireless Facility 

Located at:   205 US Highway 395, Washoe Valley, NV  89704 

Verizon Wireless Site Name:   “Pleasant Valley Nevada” 
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This report is intended to define the need for Verizon Wireless service in the area of Washoe County 
shown in the image below: 
 

 
 

The proposed facility is being proposed to satisfy the service objectives depicted by the maps below.  
The general intent of the proposed facility is to improve wireless service along the major roadways and 
within the residential communities along the Highway 395/580 corridor by both expanding and 
enhancing Verizon’s existing network. 
 

The Verizon Wireless customers within this area are currently served via two existing sites named 
“McClellan Peak” (southeast of proposed facility) and “Slide Mountain” (southwest of proposed facility).  
These two sites can be seen on the propagation maps below.  Unfortunately, both of these existing 
sites are currently reaching their maximum information processing capacity.  In addition, these existing 
sites do not provide coverage to a significant portion of the residential communities and roadways 
shown on the above map.  Given the current trends, the area shown above is scheduled to suffer from 
capacity related issues within the next 12 months.  Once capacity is reached in this area, data 
processing speeds will suffer and both phone and data connections will be blocked or dropped on an 
increasingly frequent basis.  To summarize, Verizon customers will no longer experience the same 
level of service they are currently experiencing.   
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To resolve the existing coverage and impending capacity issues in this area, Verizon is proposing the 
Pleasant Valley Nevada new build facility, as well as antenna and radio modifications to the existing 
McClellan Peak and Slide Mountain facilities.  Unfortunately, there is no way to modify or improve the 
existing facilities to an extent that will provide adequate service in this area.  The proposed “Pleasant 
Valley Nevada” facility is the key component to resolving the existing service issues in this area. 
Without this proposed site, service in the area shown above will not only remain below  a satisfactory 
level but will also significantly degrade over time.  This means that the number of dropped calls and 
connections will continue to increase over time and customers will experience an ongoing decline in 
service quality. 
 
The attached maps provide a visual depiction of before and after scenarios related to the following 
information: 
 

 Advanced Wireless Service Frequency Coverage 
 

 Reference Signal Received Power 
 
 
Advanced Wireless Service Frequency Coverage (AWS)- 
 
AWS is a wireless telecommunications spectrum band used for mobile voice and data services, video, 
and messaging. The colors shown by this mapping feature provide a direct indication of the AWS 
coverage provided before and after initiation of the proposed facility.  Green represents high quality 
indoor service.  Yellow represents high quality outdoor service.  All other colors represent a level of 
service that is below Verizon’s minimum requirements. 
 
Reference Signal Received Power- 
 
These maps show the before and after scenarios related to the reference signal.  The colors shown by 
this mapping feature provide a direct indication of the amount of capacity in a specific area.  In general, 
anything in green is considered to be a desirable capacity level.  Yellow is considered to be a 
reasonable capacity level.  All other colors represent capacity that is below Verizon’s minimum 
requirement.  These areas are subject to capacity related issues, especially at peak usage times.  
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AWS Frequency 
 

Before 

 
 

After 

 

SB14-002 
EXHIBIT E



  Page 5  May 12, 2014 

Reference Signal Received Power 
 

Before 

 
 

After 
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WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

                
 

  "Dedicated to Excellence in Public Service" 
 

 

 

 

 

1001 East 9th Street PO Box 11130 Reno, Nevada  89520 Telephone: (775) 328-2040 Fax: (775) 328-3699 

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  March 06, 2014 

TO:  Grace Sannazzaro, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: SB14-002 
  APN 046-080-42 
  VERIZON WIRELESS 
               
 
 
I have reviewed the referenced special use permit case and recommend the following 
conditions: 
 

1. 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 controlled on-site. 

 
2. 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. 
 

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

 
 
 
 
 
LRV/lrv 
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AIR QUALITY MANAGEMENT DIVISION, WASHOE COUNTY HEALTH DISTRICT 

 
 
 
From: Albee, Charlene 
Sent: Thursday, February 27, 2014 8:38 AM 
To: DeLozier, Sara; Sannazzaro, Grace 
Subject: RE: WC Development Applications for your Review 
 
Good Morning, 
 
The Air Quality Management Division has completed the review of Item 5: Verizon Wireless.  The 
determination has been made that this project is not expected to have any air quality impacts and will 
therefore not require any additional comments. 
 
Thank you for the opportunity to review the proposed project. 
 

Charlene Albee, REM 

Director, Air Quality Management Division 
Washoe County Health District 
1001 East Ninth Street, Suite B171 
Reno, NV 89512  
P.O. Box 11130 
Reno, Nevada 89520-0027 
(775) 784-7211 
(775) 784-7225 (fax) 
mailto:calbee@washoecounty.us 
www.ourcleanair.com 
 

Please consider the environment before printing this e-mail. 
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From: Butterfield, Lissa [mailto:lbutterfield@renoairport.com]  
Sent: Tuesday, May 13, 2014 11:27 AM 

To: DeLozier, Sara 

Cc: Bartholomew, Daniel; Schultz, Dean 
Subject: RE: Washoe County Development Application for Your Review (Verizon SB14-002) 

 
Thank you for the opportunity to comment on Verizon’s application (SB14-002) for a new 100-
foot antenna installation at 205 US Highway 395 North, Washoe Valley (APN 046-080-42). 
 
Title 49 US Code Section 44718 and Title 14 Code of Federal Regulations Part 77.9 requires that 
the Federal Aviation Administration (FAA) be notified when an antenna is to be installed within 
20,000 feet of Reno-Tahoe International Airport if that antenna exceeds a 100:1 surface from 
the closest point on the nearest runway OR if the antenna exceeds 200 feet above ground level 
(AGL), no matter the location. 
 
Upon initial review, it does not appear that the height and location of the proposed structure 
exceeds these thresholds; however, the applicant would ultimately be responsible for making 
this determination and notifying the FAA if required.   
 
Should the proposed antenna location or height be changed to exceed those thresholds, the 
RTAA would request 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.   
 
Please note that should a crane, exceeding the 100:1 surface threshold, be used for the 
antenna installation, then the RTAA would request the above notification requirements to the 
FAA be met for that temporary structure. 
 
Please feel free to contact me if you have questions or require additional information. 
 
Thank you, 
 
Lissa K. Butterfield 

Senior Airport Planner 
 

Reno-Tahoe Airport Authority 

Reno-Tahoe International Airport / Reno-Stead Airport 

PO Box 12490, Reno, NV 89510-2490 

P  775.328.6476 

F  775.328.6463 

lbutterfield@renoairport.com  
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May 2, 2014 
 
 
 
Washoe County Community Services Department 
1001 East Ninth Street 
Reno, NV  89512 
 
 
Re:  Special Use Permit Case Number:  SB 14-002 Verizon Wireless 
 
 
The Truckee Meadows Fire Protection District (TMFPD) will require compliance with Washoe County Code 60.  All 
requirements of Chapter 60 that apply to this facility shall be met, which include conditions such as 20 foot 
access to the facility not to exceed 10% slope.  Details as to the equipment being housed within the shelter shall 
be provided upon submittal for permit. 
 
Please contact me with any questions at (775) 326-6005. 
 
 
Thank you, 
 
 
 
Amy Ray 
Fire Marshal 
 
 
 

 

 

 

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT 

1001 E. Ninth St. Bldg D 2nd Floor • Reno, Nevada  89512 • PO Box 11130 • Reno, Nevada 89520 

Office  775.326.6000  Fax  775.326.6003 
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From: David Downs [ddowns@completewireless.net] 
Sent: Friday, May 09, 2014 2:47 PM 
To: Sannazzaro, Grace 
Subject: RE: Old Washoe City 
 
Categories: No Changes Made 
 
Can you tell me the anticipated PC date?  If it’s not set yet, can you give me the potential dates? 
 
Tank – 17’ 
 
Support Structure – 83’ 
 
From: Sannazzaro, Grace [mailto:GSannazzaro@washoecounty.us]  
Sent: Friday, May 09, 2014 11:47 AM 
To: David Downs 
Subject: Old Washoe City 

 
Hi David: 
How high is the lattice tower?  How high is the water tank?   
 
Thank you. 
 

Grace Sannazzaro, Planner 
Washoe County Community Services Department 
Planning & Development Division 
Email:  gsannazzaro@washoecounty.us 
Phone: (775) 328-3771 
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Washoe County  
Board of Adjustment 
June 5, 2014 

Special Use Permit Case #SB14-002 

Verizon Wireless 

Presenter
Presentation Notes
Background:  

In April, the Board of Adjustment granted the applicant a continuation to the June public hearing in order to redesign the cell tower, to meet with the community, and allow a broader public notice.  
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Vicinity Map 

Washoe  
Valley  
Storage 

Little 
Washoe  
Lake 

SUBJECT 
SITE 

Steamboat 
Creek 

Washoe County  
Owned Parcel 

Old Washoe 
Estates 

Presenter
Presentation Notes
The proposed location is on leased property of Washoe Valley Storage, addressed as 205 U.S. Highway 395 North, which is situated in between US Highway 395 and the       I-580 corridor, with Old Washoe Estates across the highway and Steamboat Creek to the east.  There is a Washoe County owned parcel adjacent to the subject parcel which will be used as a trailhead for a future public trail corridor.
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Site Plan Public Notice 
• 127 property 

owners  
• Within one-half 

mile radius of 
subject parcel 

 
Mail Dates 

• 04/28/2014 
• 05/23/2014 

SUBJECT 
PARCEL 

Presenter
Presentation Notes
127 property owners were noticed of the May 8th South Truckee Meadows/Washoe Valley Citizen Advisory Board Meeting and of the June 5, 2014 Board of Adjustment public hearing.  

The number of noticed property owners was increased from 30 to 127 in response to the South Truckee Meadows/Washoe Valley Citizen Advisory Board.
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Subject 
Parcel General 

Commercial 
 
Low Density 
Suburban 
 
General Rural 
 

Regulatory 
Zone Map 

Presenter
Presentation Notes
Wireless Communication Facilities are allowed in General Commercial zoning.
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Submitted 
Site Plan 

Proposed 
6 ft Wide 
Verizon 
Overhead
Utility 
Easement 

Proposed 15 ft 
Wide Verizon 
Access & Utility 
Easement 

Wireless Communications Facility 

VERIZON 
RESUBMITTED 
SITE PLAN  
 
JUNE 5, 2014 
PUBLIC 
HEARING Existing 

Storage 
Sheds to 
Remain 

Proposed 6 ft 
Wide Verizon 
Utility Easement 
+680 ft 

Proposed Verizon 
Overhead Power & 
Telco Lines 1,040 ft 

Proposed 6 ft Wide 
Verizon Overhead 
Utility Easement 

Proposed 15 ft Wide 
Verizon Access & 
Utility Easement 

Proposed Verizon 6 
ft Wide U/C Telco 
Easement +286 ft 

Proposed Verizon Overhead Power            
& Telco Lines +112 ft  

Wireless   
Communications Facility 

Presenter
Presentation Notes
The submitted site plan shows the wireless communications site at the top of the parcel in yellow.  
The site plan shows a 1,040 ft long overhead utility easement.  However, the applicant has agreed verbally to locate all proposed utilities underground to comply with the South Valleys Area Plan, and if approved, a condition of approval will require all utilities to be located underground.  
The access road is shown at 15 wide and going straight up the hill, which may not comply with Truckee Meadows Fire Protection District’s conditions which require a 20 foot wide access on no more than a 10% slope.
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West 
Elevation  

of  
Proposed 
Cell Tower 

87 Feet - Proposed  
Top of Tower  
Support  Structure 

100 Feet - Proposed Top of Faux 
Water Tower/Overall Height 

Presenter
Presentation Notes
The applicant revised the design of the proposed cell tower from a faux windmill to a faux water tower.  The tower would be 87 feet in height and the water tank would be 13 feet in height, with an overall height of the tower to be 100 feet.  

During staff’s original analysis of Verizon’s plans submitted in April, a determination was made that the proposed cell tower was a lattice tower with six antennas and windmill blades on top.  Washoe County Development Code prohibits lattice towers except in specific locations, such as Poito Peak, Peavine Peak, Virginia Peak and Mount Rose.

Since the continuation of this application, staff did further research to discover that the lattice towers restricted to these specific communication sites are large scale industrial looking lattice towers.   [CLICK]

Staff believes that while the design of the proposed cell tower is within the general definition of a “lattice tower”, it should not be prohibited like the lattice towers in WCC Section 110.324.50 (f)(1).  The proposed facility does not have the same visual impacts as the large scale lattice towers located within the identified communication sites of McClellan Peak, Mt Rose and other sites.  This design was not contemplated when Article 324 was written and is not covered by specific regulations.  Therefore, staff believes it should be governed by the general principles of Article 324 as well as the standards for Special Use Permits in Article 810 and the Master Plan.





7 Poito Peak 

Lattice Towers 

Source:  http://www.highsierracomm.com/site_detail.php?id=11 

Peavine Peak 

Presenter
Presentation Notes
[CLICK]
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Mt. Rose 

Virginia Peak 

Lattice Towers 

Source:  http://www.highsierracomm.com/site_detail.php?id=11 
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Silhouette of Cell Tower 
South Valleys Area Plan  
Policy SV.12.5 
 

Presenter
Presentation Notes
The South Valleys Area Plan Policy SV.12.5 states that ridgelines and viewsheds shall be protected from significant degradation and that development should blend with the surroundings.  Ridgeline areas that Skyline are those viewed from any scenic corridor at a distance of 2.5 miles or less.  Those corridors include U.S. Highway 395.  While full mitigation of development impacts may not be reasonable, they should be minimized.

As the applicant’s photo simulation demonstrates, the proposed cell tower would silhouette against the sky to the north from U.S. Highway 395.  This doesn’t comply with the Area Plan Policy. 

 Locating the cell tower further down the hill or reducing the overall height of the cell tower would help to mitigate the negative visual impacts.  Locating the facility to another location where there is no silhouetting and where the cell tower could be better camouflaged would be the best option.  

The application doesn’t contain any analysis as to whether or not the proposed cell tower can be modified or moved to an alternate site that would mitigate or minimize the visual impacts
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 23600 Tinhorn Road – At capacity  
 23620 Tinhorn Road – Too close to residences 
 15300 Mt. Rose Highway – Outside search area 

Alternative Sites Considered 

Presenter
Presentation Notes
Verizon  ruled out three alternate sites as not viable, so this application contains no credible analysis as to whether or not the proposed cell tower could be modified or placed elsewhere and provide the same gap or capacity coverage.  

There was no analysis submitted as to the possibility of co-locating with a nearby cell tower or co-locating other antennas on the proposed facility.  At the May 8th CAB meeting, the applicant advised that co-locating on the subject cell tower was not an option. It appears to staff that alternate site analysis is incomplete and does not establish whether or not the proposed site is the least intrusive alternative as required under federal law.
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 Nevada Department of Transportation & 
Federal Highway Administration 
 No opinion on cell tower location 
 Utilize brown V&T logo 
 Proposed cell tower will not adversely affect 

this segment of U.S. Highway 395  

Scenic Byway 

Presenter
Presentation Notes
Tim Mueller of NDOT and Andrew Soderborg of the FHWA were contacted by staff regarding how Verizon’s proposal might impact the pending Scenic Byway designation of the U.S. Highway 395 corridor.
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 Emphasis on open vistas (SV.2.14) 
 Protect the community character (SV.2.16) 
 Reflects the historic & natural character (SV.8.3) 
 Underground placement of utilities (SV.12.1) 
 Protect ridgelines in the area. No “skylining” on 

ridges viewed from US Highway 395 (SV.12.5) 

South Valleys Area Plan  
(a part of the master plan) 

Presenter
Presentation Notes
The South Valleys Area Plan, which is a part of the master plan, provides policies that are relevant to this application, which include the importance of keeping open vistas, protecting the rural character, blending with the historic & natural character, protecting the ridgelines from having development that skylines and requiring underground utilities.
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 South Truckee Meadows/Washoe Valley 
Citizen Advisory Board (STMWV CAB) 
 Unanimously voted to recommend denial 
 Negative visual impacts 
 Non-compliance with South Valleys Area Plan 
 

Citizen Advisory Board &  
Public Comment 

Presenter
Presentation Notes
Verizon met twice with the Citizen Advisory Board, once on March 13th and again on May 8, 2014.  Both times, the  Citizen Advisory Board voted unanimously against the proposal, recommending a denial to the Board of Adjustment.  Their reasoning was based on non-compliance with the South Valleys Area Plan, not meeting the standards of the scenic byway corridor and not meeting Washoe County Code.  
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 Planning & Development 
 Engineering 
 Regional Parks & Open Space 
 Truckee Meadows Fire Protection District 
 Reno-Tahoe Airport Authority 
 Air Quality 

Reviewing Agencies 

Presenter
Presentation Notes
Verizon’s application went out to several reviewing agencies listed on page 22 of the staff report, and these agencies responded to the application.  
Planning and Development cannot support the application because it is does not comply with the Area Plan, which is a part of the Master Plan.  
Engineering provided standard conditions, which include improvement drawings and on-site grading plan, which shows permanent easements, access and utilities.
Parks & Open Space is recommended Best Management Practices  during construction, and the applicant work with the local residents to ensure that the project blends with the natural environment.
Truckee Meadows Fire Protection District is requiring a 20 foot wide access to the facility not to exceed a 10% slope.  This may trigger grading thresholds of Article 438 of the Washoe County Development Code.
Reno-Tahoe Airport Authority and Air Quality advised that this project does not exceed their regulations or thresholds.
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1. Consistency with the Master Plan and the Area 
Plan; 

2. Needed Improvements; 
3. Site suitable for a wireless communications facility; 
4. Approval not detrimental to public health, safety, 

welfare; injurious to adjacent properties or 
detrimental to the character of the surrounding 
area; 

5. Effect on a military installation. 

Special Use Permit Findings 

Presenter
Presentation Notes
Required findings are found in Article 810 Special Use Permits; Article 324 Communication Facilities; and in the South Valleys Area Plan.  Staff reviewed the findings as follows:

Consistency.  The application does not comply with the South Valleys Area Plan policies.
The proposed improvements would need to comply with the conditions of the�Truckee Meadows Fire Protection District.
The site is not suitable for a wireless communications facility because it does not comply with the Area Plan’s policies.
An approval would be detrimental to the character of the surrounding area.
There is no military installation nearby.
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1. Meets all the standards of Section 
110.324.40 through 110.324.60  

2. Public input was considered during the public 
hearing process 

3. Will not unduly impact the adjacent 
neighborhoods or the vistas and ridgelines of 
the County. 

Communication Facilities Findings 

Presenter
Presentation Notes
The application meets the required standards of Article 324.
Public input has been considered.
The application unduly impacts the adjacent neighborhoods and ridgelines in the area.
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South Valleys Area Plan Policy SV.2.16 
1. Impact on the Community Character must be 

adequately addressed through mitigation of 
any identified potential negative impacts. 

South Valleys Area Plan Finding 

Presenter
Presentation Notes
The application impacts the community character without adequate mitigation.  
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Denial due to inconsistency with South Valleys 
Area Plan Policy SV.12.5, a part of the master 
plan, and an inability to be in compliance with 
all of the required findings. 

Recommendation 
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I move that after reasonable consideration, the 
Washoe County Board of Adjustment deny 
Special Use Permit Case No. SB14-002 for 
Verizon Wireless not having made all the 
appropriate findings in accordance with Washoe 
County Development Code Sections 110.810.30, 
110.324.75 and with South Valleys Area Plan 
Policy SV.2.16. 

Possible Motion 
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I move to instruct counsel and the Board 
Secretary to prepare a written decision as 
required by state and federal law setting 
forth the grounds for denial of the 
application and the documents, testimony 
and evidence relied on and the discussions 
of this Board.  The appeal period shall start 
upon mailing of the written decision to the 
applicant and filing with the Secretary. 

 

Motion Upon Denial 
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