
Board of Adjustment Staff Report  
Meeting Date:  October 5, 2017 

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 

Subject: Special Use Permit Case Number WSUP17-0014 
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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. 

• Applicant/Property Owner: Willey Land, LLC, Attn:  Gail Willey 
• Location: 134 Andrew Lane, approximately 500 feet south of its 

intersection with Highway 395 
• Assessor’s Parcel Number: 017-430-01
• Parcel Size: ±35.9-acres
• Master Plan Category: Rural (R)
• Regulatory Zone: General Rural (GR)
• Area Plan: South Valleys
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley
• Development Code: Authorized in Article 810, Special Use Permits
• Commission District: 2 – Commissioner Lucey
• Section/Township/Range: Section 5, T17N, R20E, MDM,

Washoe County, NV
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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 

• Prior to the issuance of a business license or other permits/licenses 

• 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. 
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Site Plan 
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Aerial Photo of Proposed Location 

(Property outlined in blue) 
 
 
 

 
Aerial Photo of Existing Business Location for Colorock and Gail Willey Landscaping 
(9825 S. Virginia; just north of South Meadows Pkwy; across from Wal-Mart shopping plaza) 
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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 
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Existing business location 
Various Colorock equipment 

 
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 
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Existing business location 

Material and equipment for Gail Willey Landscaping operations 

 
Existing business location 

Colorock material bins and trucks/equipment 

 
Existing business location 

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

 
 

 
Existing business location 

Colorock bins, material and equipment 
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Photos of Proposed Site 

 

 
Proposed site 

From eastern end of property, looking southwest 
 

Proposed location 
From eastern end of property, looking east towards Andrew Lane 
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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 
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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(j) 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(l) 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 non-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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proposed to be placed a short distance from this buffer area, and immediately adjacent to the 
100-year floodplain.  Some of the bins are proposed to be placed within the floodplain itself.  As 
is visible on the development constraints map on the previous page, the floodplain extends 
almost all the way up to the hillside that covers the southern half of the property.  The only area 
where this is not the case is along the eastern property line that abuts residentially developed 
parcels off of Andrew Lane.  

Site Plan, Overlaid with Critical 
and Sensitive Stream Zone 

Buffer Areas  
(Center of creek is in red.) 
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Compatibility with Surrounding Properties 
Properties to the north and east are largely residentially-developed parcels reflecting a mix of 
Low Density Suburban (LDS) and General Rural (GR) regulatory zones.  The GR properties are 
almost exclusively sub-standard in size (i.e. less than 40 acres; all are 1-4 acres in size).  GR 
zoning is often used to identify physically constrained properties, and this is the case here.  All 
of the adjacent GR properties to the north and east share one or more of the same constraints 
as the subject property – steep slopes, flood zones, creek buffer areas, etc. 

To the south is federally-owned open space, and to the west across the highway is additional 
residential development. 

The Washoe County Land Use and Transportation Element identifies LDS and GR properties as 
having low compatibility with industrial and commercial uses and properties. 

Relevant Policies and Text of the South Valleys Area Plan 
Relevant excerpts from the South Valleys Area Plan’s Character Statement are below: 

“The South Valleys, namely Steamboat, Pleasant and Washoe Valleys are located at 
the extreme southern border of the County. These valleys are largely rural agricultural 
communities filled with scenic vistas, wildlife habitats, and numerous outdoor 
recreation areas. Together, these three valleys comprise the last expansive vista of 
extended greenbelt, water resources, mountains and wildlife habitat in southern 
Washoe County. U.S. Highway 395, which winds through these verdant valleys, is a 
scenic corridor offering peaceful bucolic scenery, pastoral respite and magnificent 
mountain vistas. … Maintaining the scenic, agricultural, and rural character of these 
valleys will provide an important break between the more urban and suburban 
landscapes of Reno and Carson City. … While some land use designations in the 
South Valleys are also typical of more suburban areas, the area’s communities enjoy a 
decidedly rural feel. This rural atmosphere extends to the commercially designated 
areas. This rural atmosphere and community character are supported by an intimate 
integration of the natural environment, extensive historical resources, widespread 
agricultural activities, and livestock/equestrian stewardship. … Future growth into 
previously undeveloped areas will be limited. This limited development will be 
managed to minimize negative impacts on the character of the area’s communities, 
particularly those impacts related to the generation of light, air, and water pollution, 
wildlife and wildlife habitat and the blending of new development with any existing 
development.” 

Staff Comment:  A wholesale nursery with trees, plants and flowers and an outside 
nursery stock area would blend with existing development and the scenic, agricultural 
and rural character of the South Valleys.  However, establishing a Construction Sales 
and Services use type and the industrial use of Wholesaling, Storage and Distribution 
– Heavy on this property would offer a harsh counterpoint to the valley’s bucolic 
character, as described above. 

The following text on page 8 of the South Valleys Area Plan text describes the general nature 
and character of Pleasant Valley and how it is intended to develop:  

“Pleasant Valley is home to much more limited commercial uses. Commercial 
endeavors in Pleasant Valley are often strongly associated with the equestrian and 
agricultural character of the area. Future commercial activities will generally 
continue this trend and will be planned with the pastoral, serene, bucolic, 
residential nature of the area in mind and designed with consideration of the 
impact such development would have on the character and charm of the 
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Pleasant Valley. All non-residential activities should make significant 
contributions to the character of the Pleasant Valley community as described in 
this statement.” 
Staff Comment:  As described previously, it is anticipated that a wholesale nursery with 
trees, plants, flowers and an outside nursery stock area would blend with the distinct 
pastoral character of Pleasant Valley.  Again, it is staff’s position that the remainder of 
the proposed operations, however, are not allowed in the General Rural regulatory 
zone and if permitted, would negatively impact the valley’s character – not make a 
significant contribution to it.  

SV 2.3  Site development plans in the South Valleys planning area must submit a plan for 
the control of noxious weeds.  The plan should be developed through 
consultation with the Washoe County District Health Department, the University 
of Nevada Cooperative Extension, and/or the Washoe-Storey Conservation 
District.  The control plan will be implemented on a voluntary compliance basis. 

Staff Comment:  A recommended condition of approval has been included to this 
effect. 

SV 2.4  Applicants required to present 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:  This statement was not yet available as of the date of this staff 
report; however, it will be provided to the Board of Adjustment in advance of the 
public hearing. 

SV.2.7  Any lighting proposed must show how it is consistent with current Best 
Management Practices “dark-sky” standards.  In subdivisions established after 
the date of final adoption of this Plan, the use of streetlights will be minimized.  

Staff Comment:  The applicant proposes to install what is described as a 
“security street lamp” at each of the three new structures shown on the site plan. 
Lighting will be required to comply with the provisions of Article 414, Noise and 
Lighting Standards, which include down-shielding and no spillover onto adjacent 
properties. 

SV.2.13  The impact of development on adjacent land uses will be mitigated.  The 
appropriate form of mitigation should be determined through a process of 
community consultation and cooperation.  Applicants should be prepared to 
demonstrate how the project conforms to this policy. 

Staff Comment:  The impacts of a wholesale nursery, especially with a nursery 
stock area providing a buffer to adjacent residential uses, can be adequately 
mitigated through conditions of approval.  However, it is staff’s position that the 
other proposed uses (Construction Sales and Services; and Wholesaling, 
Storage and Distribution – Heavy) are not allowed in the General Rural 
regulatory zone.  Even if these uses were potentially allowed with a special use 
permit, their visual, environmental, and sound impacts could not be adequately 
mitigated – neither for the adjacent landowners nor for their effects on the scenic 
and pastoral quality of Pleasant Valley as a whole. 

SV.2.16  The approval of all special use permits and administrative permits must include a 
finding that the community character as described in the Character Statement 
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can be adequately conserved through mitigation of any identified potential 
negative impacts. 

Staff Comment:  This finding has been added to the list of required findings for 
approval and will be discussed later in this staff report. 

SV.5.1  The Pleasant Valley Rural Character Management Area, as depicted on the 
South Valleys Character Management Plan map, will provide a limited range of 
residential and non-residential land uses.  Residential development will be 
designed to enhance the rural and agricultural character of the area.  
Nonresidential land uses should contribute to and enhance the essential 
character of this community as described in the Character Statement. 

 Staff Comment:  As described previously, a wholesale nursery for the sale of 
trees, plants and flowers is anticipated to adequately blend with the essential 
character of the area.  The other proposed operations, especially on this 
particular property with its numerous natural constraints, would neither contribute 
to nor enhance the Valley’s qualities described within the Character Statement. 

SV.5.2  The review of all special use permits for the establishment of a non-residential 
use in Pleasant Valley must include a consideration of how the proposed use 
contributes to the desired community character as described in the character 
statement. 

 Staff Comment:  Please see above. 

SV.10.7  Prior to the completion of I-580, Washoe County will be an advocate for restricted 
access to U.S. 395.  Upon completion of I-580, access to U.S. 395 will be 
restricted according to the corridor management plan conducted by the Nevada 
Department of Transportation or other standards adopted by the Washoe County 
Department of Public Works in consultation with the Regional Transportation 
Commission. 

 Staff Comment:  The application was provided to NDOT, the Regional 
Transportation Commission and Washoe County’s traffic engineer for review. 
NDOT will require an additional traffic study in order to determine necessary 
improvements to Highway 395.  The other agencies have also provided 
recommended conditions of approval, which are included with Exhibit A. 

SV.18.3  The granting of special use permits in the South Valleys must be accompanied 
by a finding that no significant degradation of air quality will occur as a result of 
the permit. As necessary, conditions may be placed on special use permits to 
ensure no significant degradation of air quality will occur. The Department of 
Community Development will seek the advice and input of the Air Quality Division 
of the Department of Health in the implementation of this policy. 

Staff Comment:  This finding has been added to the list of required findings for 
approval and will be discussed later in this staff report. 

SV.19.1  Development proposals, with the exception of single family homes and uses 
accessory to single family homes, within the South Valleys planning area will 
include detailed soils and geo-technical studies sufficient to: 

a. Ensure structural integrity of roads and buildings. 
b. Provide adequate setbacks from potentially active faults or other hazards. 
c. Minimize erosion potential. 

WSUP17-0014 
GAIL WILLEY



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

 
 

     
 

Special Use Permit Case Number WSUP17-0014 
Page 23 of 28 

Staff Comment:  Several conditions of approval have been included with regards 
to grading, stormwater, and erosion control.  Should any portion of this special 
use permit be approved, the applicant will also be required to go through a 
separate permitting process to ensure that any development or business 
activities within the Steamboat Creek buffer areas will not harm the creek. 

SV.24.5  Washoe County will require all new development in the Eagle Valley, Pleasant 
Valley and Truckee Meadows hydrographic basins of the South Valleys planning 
area to use certificated or permitted water rights, and may permit imported water 
rights from immediately adjoining hydrographic basins, in an amount necessary 
to serve the development, provided all other policies under Goal 24 are applied. 

 Staff Comment:  Recommended conditions of approval have been included to 
this effect.  

SV.27.3  Development proposals that impact any area designated “potential wetlands” on 
the Development Suitability map must conduct a wetlands delineation study and 
obtain Army Corps of Engineers certification of the proposed wetlands. 

 Staff Comment:  Areas adjacent to Steamboat Creek are identified as potential 
wetlands according to the South Valleys Development Suitability Map.  A 
recommended condition of approval has been provided that requires this 
delineation prior to the issuance of any permits. 

SV.29.4  For proposals to establish commercial uses, the applicant must demonstrate that 
an analysis has been conducted that defines the anticipated trade area and 
demonstrates that the intended use is community serving. The study shall be 
submitted at the time of development application as part of the discretionary 
permit review process, recognizing that if the application is a master plan 
amendment, the granting of a master plan category change may not be 
conditioned to a specific project. 

 Staff Comment:   The applicant is to provide this analysis prior to the Board of 
Adjustment hearing. 

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The proposed project was presented by the applicant’s representative at the Citizen Advisory 
Board meeting on September 14, 2017.  A draft of the CAB minutes will be provided to the 
Board of Adjustment prior to the public hearing.  17 members of the public spoke in opposition 
to the project, while 3 spoke in favor.  The CAB voted unanimously to recommend denial of the 
project, stating that although the applicant had 3 people speak in his favor as a tenant and 
businessman, that General Rural is not an appropriate regulatory zone for this type of business, 
and 134 Andrew Lane is not an appropriate location. 

A summary of the comments and concerns discussed at the CAB meeting is provided below: 

• Floodway, flood plain, and potential wetlands on the property 
• Concerns about 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 
• Proposed hours of operation too early 
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• Size of bridge across Steamboat Creek needed to support large trucks transporting 
rock material 

• “Most catastrophically wrong location possible” 
• Visual impacts from the highway, dramatically changing the character of the area 

As of the date of this report, staff has also received 17 letters of opposition regarding the 
project. These are attached as Exhibit C. 

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation: 

• Washoe County Community Services Department 
o Planning and Building Division 
o Engineering and Capital Projects Division 
o Utilities/Water Rights  
o Parks and Open Space 

• Washoe County Health District  
o Air Quality Management Division 
o Environmental Health Services Division 
o Emergency Medical Services Program 

• Washoe County Sheriff’s Office 
• Washoe-Storey Conservation District 
• Truckee Meadows Fire Protection District 
• Regional Transportation Commission 
• Nevada Department of Transportation 
• Nevada Division of Environmental Protection 
• Nevada Division of Water Resources 
• Nevada Department of Wildlife 
• Nevada Historic Preservation Office 
• U.S. Army Corps of Engineers 
• U.S. Fish & Wildlife 
• Truckee Meadows Water Authority 
• AT&T and NV Energy 

Several of the above-listed 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.  The Conditions of Approval document is attached to this staff report 
and will be included with the Action Order if any portion of the application is approved by the 
Board. 

• Washoe County Planning and Building Division addressed allowed uses, operational 
conditions in effect for the life of the project, subsequent approvals necessary in order to 
operate, and other conditions applicable to the project.  
Contact:  Kelly Mullin, 775.328.3608, kmullin@washoecounty.us  
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• Washoe County Water Rights provided conditions related to groundwater and surface 
water rights necessary to support commercial activities on the property. 
Contact:  Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us  

• Nevada Division of Water Resources commented that there is one active water right 
associated with the parcel for irrigation purposes and one domestic well on the property 
to be used for a single-family dwelling only. 
Contact:  Steve Shell, 775.684.2836, sshell@water.nv.gov 

• Washoe County Engineering and Capital Projects Division provided conditions related to 
grading, import/export of material, stormwater management, traffic access points, truck 
turn-arounds, cattle guards, FEMA floodplains, wetlands and other topics. 
Contact:  Leo Vesely, 775.328.2313, lvesely@washoecounty.us and 

Clara Lawson, 775.328.3603, clawson@washoecounty.us  

• Washoe County Utilities requires that no activities or structures on the property interfere 
with the future Pleasant Valley Sewer Interceptor. 
Contact:  Tim Simpson, 775.954.4648, tsimpson@washoecounty.us 

• Nevada Department of Transportation provided comments and recommended conditions 
of approval regarding any work or activity affecting the NDOT right-of-way, in addition to 
requirements related to signage, parking, cattle guards, and the proposed bridge 
crossing.  NDOT will also require an additional traffic study. 
Contact:  Jae Pullen, 775.834.8300, jpullen@dot.state.nv.us 

• Regional Transportation Commission provided recommendations regarding access 
control standards, minimum distances between driveways, deceleration pockets, and 
policy levels of service. 
Contact:  Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com 

• Washoe County Health District, Air Quality Management Division requires that a dust 
permit and stationary source permit be obtained. 
Contact:  Michael Wolf, 775.784.7206, mwolf@washoecounty.us 

• Washoe County Health District, Environmental Health Services Division addressed 
requirements for a commercial on-site sewage disposal system, permitted public water 
system and solid waste management standards for material storage. 
Contact:  Wes Rubio, 775.328.2635, wrubio@washoecounty.us  

• Nevada Division of Environmental Protection addressed the need for appropriate permits 
for a commercial on-site sewage disposal system, and appropriate State and Federal 
permits for any construction or improvements affecting Steamboat Creek. 
Contact:  Patrick Mohn, 775.687.9419, pmohn@ndep.nv.gov 

• US Army Corps of Engineers commented that they are in the process of completing a 
jurisdictional determination request.  If a later request is submitted to cross Steamboat 
Creek, the Corps will provide additional comments at that time. 
Contact:  Aaron Park, 775.784.5305, Aaron.C.Park@usace.army.mil   
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The Washoe County Sheriff’s Office, Washoe County Parks and Open Space Program, and the 
Health District’s Emergency Medical Services Program reviewed the application and indicated 
they had no comments or conditions of approval. 

Staff Comments on Required Findings 
WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following 
findings 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 
and has determined that the proposal is partially in compliance with the required findings as 
follows. 

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 described within the staff report, the wholesale nursery 
use type (for the sale of trees, plants and flowers) would meet the policies 
and other requirements of the South Valleys Area Plan. The other two 
proposed use types (Construction Sales and Services; and Wholesaling, 
Storage and Distribution – Heavy) are not allowed within the General Rural 
regulatory zone and do not meet several of the policies within the Area Plan, 
especially with regards to the Character Statement. 

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:  Reviewing agencies have provided numerous recommended 
conditions of approval in order to ensure that all of the infrastructure needs 
identified in this finding would be met for a commercial use on this property. 

3. Site Suitability.  That the site is physically suitable for Nursery Sales – 
Wholesale and for the intensity of such a development. 

 Staff Comment:  As described within the staff report, this property is uniquely 
and severely constrained by numerous factors, including a Significant 
Hydrologic Resource (and associated buffer areas), a 100-year floodplain, 
potential wetlands, the Big Ditch irrigation canal, and a steep hillside with 
slopes of over 30% over a significant portion of the property.  Due to these 
constraints, the other proposed use types would be infeasible on the subject 
site (in addition to not being allowed by Code). 

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 wholesaling of trees, plants and flowers is not 
anticipated to be significantly detrimental or injurious, and staff believes that 
the potential impacts from this specific use can be mitigated with the included 
conditions of approval. However, the other proposed use types, in addition to 
not being allowed on GR properties, would be detrimental to the character of 
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the surrounding area and it is not believed that the negative impacts could be 
adequately mitigated. 

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 military installation that would be affected by the 
proposed project. 

6.  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.  

 Staff Comment:  As described in the staff report, a wholesale nursery selling 
trees, plants and flowers is not anticipated to violate the tenets of the Area 
Plan’s character statement, assuming the proposed conditions of approval 
are met. The other proposed uses, however, would be in direct contravention 
to many of the statements within the Character Statement, especially in terms 
of the South Valleys’ rural feel and scenery. 

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

 Staff Comment: Conditions of approval from the Washoe County Health 
District’s Air Quality Management Division have been included with Exhibit A 
in order to address potential air quality impacts of the proposed use. 

Recommendation 
Those agencies which reviewed the application included a number of recommended conditions 
of approval to help mitigate potential impacts of the proposal, or provided no comments.  
However, as described on pages 14 and 15 of this staff report, staff has taken the position that 
two of the proposed uses are not allowed within the General Rural regulatory zone.  Therefore, 
after a thorough analysis and review, Special Use Permit Case Number WSUP17-014 is being 
recommended for partial approval with conditions.  As described in the staff report, it is 
recommended that the wholesale nursery portion of the request be approved, but that the 
Construction Sales and Services use type, and Colorock operations (Wholesaling, Storage and 
Distribution – Heavy use type) NOT be approved.  Staff offers the following motion for the 
Board’s consideration. 

Motion 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
partially approve, with the conditions of approval included as Exhibit A to this matter, Special 
Use Permit Case Number WSUP17-0014 for Gail Willey.  This includes allowing for the 
wholesale nursery portion of the request, but NOT allowing the Construction Sales and Services 
use type, nor the Colorock operations (Wholesaling, Storage and Distribution – Heavy use 
type).  With this modification to the application and partial approval, I can make all five findings 
in accordance with Washoe County Code Section 110.810.30 and the two required findings 
from the South Valleys Area Plan: 

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; 
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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; 

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

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;  

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. 

6. 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. 

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

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is 
appealed to the Washoe County Board of Commissioners, in which case the outcome of the 
appeal shall be determined by that Board. Any appeal must be filed in writing with the Planning 
and Building Division within 10 calendar days after the written decision is filed with the Secretary 
to the Board of Adjustment and mailed to the applicant. 
 
 
Applicant/Owner: Willey Land, LLC 
  Attn:  Gail Willey 
  PO Box 18789  
  Reno, NV  89511 
 
 
Consultant: Garrett Gordon, Esq. 
  50 W. Liberty St. #410 
  Reno, NV 89501 
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The project approved under Special Use Permit Case Number WSUP17-0014 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on 
October 5, 2017. Conditions of Approval are requirements placed on a permit or development 
by each reviewing agency.  These Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this Special Use Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division.   

Compliance with the conditions of approval related to this Special Use Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Special Use Permit may result in the institution of 
revocation procedures.   

Operational Conditions are subject to review by the Planning and Building Division prior to the 
renewal of a business license each year. Failure to adhere to the Operational Conditions may 
result in the Planning and Building Division recommending that the business license not be 
renewed until conditions are complied with to the satisfaction of Washoe County. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   
 
Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 
 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

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

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   
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• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District must be appealed to the District 
Board of Health. 

 
• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 

governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

 
• The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and 

governed by its own board.  Therefore, any conditions set by the Nevada 
Department of Transportation must be appealed to that Board.   

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

Washoe County Planning and Building Division 
1. The following conditions are requirements of the Planning and Building Division, which shall 

be responsible for determining compliance with these conditions.   
Contact:  Kelly Mullin, 775.328.3608, kmullin@washoecounty.us 
a. This special use permit is not valid unless and until the applicant successfully applies for 

and obtains a separate special use permit for constructing a bridge across Steamboat 
Creek to provide primary access to the site.  

b. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this special use permit. 

c. The applicant shall submit complete construction plans and building permits shall be 
issued within two years from the date of approval by Washoe County.  The applicant 
shall complete construction within the time specified by the building permits. 

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two (2) working days from the date of 
notification. 

e. Prior to the issuance of any grading permit, building permit or business license, the 
applicant shall provide evidence that all construction, grading and business activity 
occurring within or potentially affecting the critical or sensitive stream zone buffer areas 
of Steamboat Creek comply with the requirements of Washoe County Code Chapter 
110, Article 418, Significant Hydrologic Resources. 
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f. All driveways, parking spaces and maneuvering areas (including surfacing material) 
shall comply with the requirements of Washoe County Code Chapter 110, Article 410, 
Parking and Loading.  

g. Prior to any ground disturbing activity, the applicant shall submit a 
landscaping/architectural design plan to the Planning and Building Division for review 
and approval. Said plan shall address, but not be limited to:  type and color of building 
materials, general architectural design, parking, parking lot circulation and striping, 
signage, exterior lighting, fencing, trash enclosures, landscaping material (if plant 
material:  type, size at time of planting, maturation size at full growth, period of time 
between planting and full growth), landscaping location, landscaping irrigation system, 
and financial assurances that landscaping will be planted and maintained.  

h. A certification letter or series of letters by a registered landscape architect or other 
persons permitted to prepare landscaping and irrigation plans pursuant to NRS 623A 
shall be submitted the Planning and Building Division for review and approval.  The 
letter(s) shall certify that all applicable landscaping provisions of Articles 410 and 412 of 
the Development Code have been met.  Any landscaping plans and the letter shall be 
wet-stamped.  The letter shall indicate any provisions of the code that the Director of the 
Planning and Building Division has waived, if applicable. 

i. All landscaping shall be maintained in accordance with the provisions found in Washoe 
County Code Section 110.412.75, Maintenance.  A three-year maintenance plan shall be 
submitted by a licensed landscape architect registered in the State of Nevada to 
Planning and Building, prior to any Certificate of Occupancy or issuance of any business 
license.  The plan shall be wet-stamped. 

j. Prior to the issuance of any building permit, grading permit or business license, the 
applicant shall provide evidence that a valid permit has been issued for the operation of 
a commercial on-site sewage disposal system. 

k. Prior to the issuance of any building permit, grading permit or business license, the 
applicant shall provide evidence that the necessary State and Federal permits have 
been obtained for any construction or improvements proposed within or near Steamboat 
Creek.  This may include, but is not limited to: a Construction Stormwater permit; 
Nevada Division of Environmental Protection Temporary Working in Waterways permit; 
US Army Corps of Engineers permits. 

l. Prior to the issuance of any building or grading permit, the applicant shall conduct a 
wetlands delineation study and obtain Army Corps of Engineers certification of the 
potential wetlands. If wetlands are found to be present on the subject site, the applicant 
shall provide evidence of how any on-site development in these areas is consistent with 
Goal 27 of the South Valleys Area Plan.  

m. The applicant has indicated that the proposed improvements will not exceed the major 
grading thresholds that require a special use permit. If the final construction drawings 
include grading that exceeds the Major Grading Permit Thresholds listed in Washoe 
County Code Chapter 110, Article 438, Grading Standards, the applicant shall apply for 
a special use permit for grading; and if approved, may be delayed up to three months 
processing time.  In addition, all related standards within the Washoe County 
Development Code shall be met on the construction drawings. 

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

i. This special use permit authorizes the growing and wholesaling of trees, plants and 
flowers only as a Wholesale Nursery Use Type as defined in Washoe County Code 
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Chapter 110, Article 304, Use Classification System. Any other use, including 
wholesaling, storage and/or distribution of rock, boulders, gravel, base, sand, 
block, brick or other hardscape material is strictly prohibited. Operations falling 
under the Construction Sales and Services commercial use type and the 
Wholesale, Storage and Distribution industrial use type are also strictly prohibited. 

ii. This special use permit shall remain in effect as long as the business is in 
operation and maintains a valid business license. 

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

iv. Failure to comply with the conditions of approval shall render this approval null and 
void. Compliance with this condition shall be determined by the Planning and 
Building Division.  

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

vi. Hours of operation are limited to:  7 a.m. to 5 p.m., Monday through Friday; 8 a.m. 
to 2 p.m. Saturday; and closed Sunday. 

vii. Vehicular access shall be from Highway 395 only. Andrew Lane shall be used for 
gated, emergency access only.  

o. Prior to the issuance of a building permit, the applicant shall provide a plan for the 
control of noxious weeds on the property. The plan should be developed through 
consultation with the Washoe County District Health Department, the University of 
Nevada Cooperative Extension, and/or the Washoe-Storey Conservation District. 

Water Rights Conditions 
 Contact:  Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us 

p. This project will require stand-alone (non-supplemental) ground water rights in support of 
the commercial activities proposed. The applicant and County personnel shall estimate 
the projected ground water demand for the commercial activities to the satisfaction of 
Washoe County. 

q. Adequate ground water rights per the estimate in Condition 1(p) shall be transferred to 
an appropriate ground water well on the parcel associated with this application. Transfer 
of these water rights requires filing of applications with the Nevada State Engineer. 

r. The application indicates possible appurtenant surface water rights from Steamboat 
Creek associated with this parcel of land. These surface water rights may be utilized in 
conjunction with the ground water rights in Condition 1(p) above, when available and for 
appropriate non-potable uses such as dust control, and watering of nursery stock. 

s. The water rights shall be in conformance with Article 422 of the Washoe County 
Development Code and subject to dedication requirement as described under said 
Code, and in conformance with the South Valleys Area Plan. 
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Nevada Division of Water Resources 
2. The following conditions are requirements of the Nevada Division of Water Resources, 

which shall be responsible for determining compliance with these conditions.  
Contact:  Steve Shell, 775.684.2836, sshell@water.nv.gov  
a. Any water used on the described lands for commercial purposes shall be provided by an 

established utility or under permit issued by the State Engineer’s Office. 

b. All waters of the State belong to the public and may be appropriated for beneficial use 
pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised Statutes 
(NRS), and not otherwise. 

c. Any water or monitor wells, or boreholes that may be located on either acquired or 
transferred lands are the ultimate responsibility of the owner of the property at the time 
of the transfer and must be plugged and abandoned as required in Chapter 534 of the 
Nevada Administrative Code. If artesian water is encountered in any well or borehole it 
shall be controlled as required in NRS § 534.060(3). 

d. Municipal water service is subject to Truckee Meadows Water Authority rules and 
regulations and approval by the Office of the State Engineer regarding water quantity 
and availability. 

Washoe County Engineering and Capital Projects Division 
3. The following conditions are requirements of the Washoe County Engineering and Capital 

Projects Division, which shall be responsible for determining compliance with these 
conditions.  

General Engineering Conditions  
Contact:  Leo Vesely, 775.328.2313, lvesely@washoecounty.us 
a. A complete set of construction improvement drawings, including an on-site grading plan, 

shall be submitted when applying for a building/grading permit. Grading shall comply 
with best management practices (BMP’s) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed 
onto adjacent property. 

b. The owner/developer shall obtain from the Nevada Division of Environmental Protection 
a Stormwater Discharge Permit for construction and submit a copy to the Engineering 
Division prior to issuance of a grading permit. 

c. The owner/applicant shall complete and submit the Truckee Meadows Regional 
Stormwater Quality Management Program Construction Permit Submittal Checklist, the 
Performance Standards Compliance Checklist and Inspection Fee prior to obtaining a 
grading/building permit. 

d. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 
Division prior to any grading. 

e. If the import or export of materials is required, the applicant shall indicate on the plans 
where the exported material will be taken or where the imported material will be coming 
from, and a grading permit shall be obtained for the import/export site. 

f. Cross-sections indicating cuts and fills shall be submitted when applying for a grading 
permit. Estimated total volumes shall be indicated. 
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g. Driveway locations shall conform to NDOT requirements and Washoe County Code 
Article 436 for commercial driveways. 

h. An approved occupancy permit shall be obtained from the Nevada Department of 
Transportation (NDOT), for access to, from, or under roads and highways maintained by 
NDOT and a copy of said permit sent to the Engineering Division. 

i. A hydrology/hydraulic report prepared by a registered engineer shall be submitted to the 
Engineering Division for review and approval. The report shall include the locations, 
points of entry and discharge, flow rates and flood limits of all 5- and 100-year storm 
flows impacting both the site and offsite areas and the methods for handling those flows. 
The report shall include all storm drain pipe and ditch sizing calculations and a 
discussion of and mitigation measures for any impacts on existing offsite drainage 
facilities and properties. 

j. Any increase in storm water runoff resulting from the development of the site shall be 
detained on site to the satisfaction of the County Engineer. 

k. A hydraulic analysis of the proposed main entry crossing of Steamboat Creek shall be 
prepared by a registered engineer shall be submitted to FEMA for review and approval. 
The report shall demonstrate that there will be no adverse effects to upstream and 
downstream properties after construction of the crossing of Steamboat Creek. 

l. The FEMA 100-year floodplain and floodway shall appear on the site and/or grading plan 
to the satisfaction of the County Engineer. Building permits for structures and any 
grading in these areas shall be in conformance with the Washoe County Development 
Code Article 416. 

m. Prior to the issuance of a grading or site permit the owner shall obtain a permit from the 
Army Corps of Engineers (COE) for any work within the wetlands/waters of the U.S., or a 
letter from the COE indicating that a permit is not required. If the COE requires the 
preparation of wetlands delineation map a copy shall be provided to the County 
Engineer. A copy of the permit or permit not required letter shall be submitted to the 
County Engineer. 

n. All regulatory traffic signs shall meet County standards and the Manual on Uniform 
Traffic Control Devices. 

o. Prior to issuance of a grading permit or site permit, an approval letter from the Big Ditch 
shall be submitted to the County Engineer. 

Traffic Conditions 
Contact:  Clara Lawson, 775.328.3603, clawson@washoecounty.us 
p. Provide truck turning radius for on-site vehicle turn-around. 

q. Provide left-turn pocket according to Traffic Works report and NDOT approval. 

r. Provide right-turn access according to NDOT approval. 

s. Prevent wild horse access along Highway 395 and property frontage. An acceptable 
example would be fencing along Highway 395 and a cattle guard on the private 
driveway. 

Utilities Condition 
Contact:  Tim Simpson, 775.954.4648, tsimpson@washoecounty.us  
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t. The owner shall not erect or construct, nor permit to be erected or constructed any 
buildings, fences or structures, nor permit any activity which in the reasonable 
judgement of the County is inconsistent with the easements filed as documents 3575049 
& 3575050 for the purpose of the future Pleasant Valley Sewer Interceptor. 

Nevada Department of Transportation (NDOT) 
4. The following conditions are requirements of the Nevada Department of Transportation, 

which shall be responsible for determining compliance with these conditions. 
Contact:  Jae Pullen, 775.834.8300, jpullen@dot.state.nv.us  
a. Existing occupancy permits are personal; however, the upkeep and repair 

responsibilities shall transfer to the property owner’s successor. Actual work being 
performed in the NDOT Right-of-Way is cannot be transferred without prior written 
approval from NDOT. If the property changes use, the new property owner will need to 
apply for a new occupancy permit for access to the state highway. 

b. For any non-permanent activities or temporary traffic control such as placement of 
cones, static signs, and portable electronic signs within NDOT Right-of-Way will require 
a temporary permit. Please submit temporary permit applications at least 4 weeks prior 
to the scheduled activity or work. Contact the Permit Office for more information. 

c. Prior to any grading adjacent to NDOT Right-of-Way, a Drainage Report, including a 
grading plan, and a Drainage Form must be submitted to the Permit office. Please 
contact the Permit Office at (775) 834-8330 for more information. 

i. A Drainage Report shall be submitted for any development or construction that 
impacts flow to or within NDOT Right-of-Way. 

ii. Please contact the Permit Office to coordinate with NDOT’s Hydraulic Design 
Division. It is beneficial to the developer to work with the Hydraulic Design Division 
early in the design process to answer questions and give guidance. 

iii. The Drainage Information Form shall be stamped by a professional engineer, unless 
waived at the discretion of the District Engineer. To request for a waiver, please 
submit the following: 

 Submit a signed letter addressed to the District Engineer on official letterhead 
describing the development or construction activities and provide supporting 
reasons to approve the waiver. 

 Include FEMA flood maps pertaining to the proposed project location. 

 Include construction plans or any other supporting documentation. 

d. Applicant is responsible for mitigating any project site drainage within the property. 
Drainage facilities within NDOT Right-of-Way is not recommended. Any proposal with 
facilities within the NDOT Right-of-Way will require a license or lease. 

e. The Nevada Revised Statutes (NRS) prohibits advertising within NDOT Right-of-Way. 
Please refer to NRS 405.110 Unlawful advertising on or near a highway or on bridge. 

f. Signs for advertising will not be allowed within NDOT Right-of-Way. Please refer to NRS 
405.110 Unlawful advertising on or near highway or on bridge. Please ensure sign base, 
post and sign edge is outside of NDOT Right-of-Way. 

g. The property owner must provide adequate parking on the property or in the vicinity. 
NDOT does not issue permits for long term parking for business use. If needed, NDOT 
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will post NO PARKING signs to mitigate any parking concerns. NDOT recommends not 
depending on State Right-of-Way to accommodate parking. 

h. NDOT will require a traffic study for this project. The traffic study shall quantify the 
number of trucks (triple, doubles, etc.) to determine a suitable driveway configuration 
and the need for deceleration and acceleration lanes, if applicable. 

i. The applicant shall need to coordinate with the Army Corps of Engineers and/or Coast 
Guard regarding any permits associated with the bridge over Steamboat Creek. Based 
on the proposed public use of the bridge for a commercial business, the bridge will be 
governed by NRS 403 – County Roads, Highways and Bridges. 

j. For public safety, direct access onto US 395A shall include a cattle guard that meets 
NDOT Standards. Any further emergency access shall be gated. Fencing along roadway 
frontage and property shall be maintained. 

Regional Transportation Commission (RTC) 
5. The following conditions are requirements of the Regional Transportation Commission, 

which shall be responsible for determining compliance with these conditions. 
Contact:  Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com  
a. The Regional Transportation Plan (RTP) identifies South Virginia Street as an arterial 

with high-access control. To maintain arterial capacity, the following RTP access control 
management standards shall be maintained: 

 

b. The Traffic Report submitted with the application identifies access to the site off South 
Virginia Street approximately 800 feet south of Andrew Lane. The study identifies a left-
turn lane/deceleration pocket will be required for southbound Virginia Street at the 
project driveway per NDOT Access Management System and Standards. 

Washoe County Health District (WCHD) 
6. The following conditions are requirements of the Washoe County Health District, which shall 

be responsible for determining compliance with these conditions.  The District Board of 
Health has jurisdiction over all public health matters in the Health District. Any conditions set 
by the Health District must be appealed to the District Board of Health.   

Environmental Health Services Division Conditions  
Contact:  Wes Rubio, 775.328.2635, wrubio@washoecounty.us 
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a. The proposed use will require approval for Commercial Onsite Sewage Disposal 
Systems through the State of Nevada NDEP. The approved plans must be submitted 
with all proposed building plans to ensure all site plans match for the approved primary 
septic area and the approved repair area. 

b. The development of this parcel with the proposed number of parking places, buildings, 
offices, and operations will likely require that this parcel become a permitted public water 
system. 

i. Based on the number of daily trips this would be classified as a transient public water 
system. 

ii. The applicant is required to submit a Water Project directly to WCHD for review and 
approval. All proposed infrastructure must be included and identified on the civil sets 
in order to obtain approval from WCHD. 

c. All storage of materials must be in compliance with the WCHD Regulations Governing 
Solid Waste Management. 

Air Quality Management Division (AQMD) Condition 
Contact:  Mike Wolf, 775.784.7206, mwolf@washoecounty.us 
d. A dust control permit and stationary source permit from AQMD is required prior to the 

issuance of building permits, grading permits and any business license. 

***END OF CONDITIONS*** 
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COMMUNITY SERVICES 
 

 
 

 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

 

 
 

1001 E. 9TH Street, Reno, Nevada 89512 

August 21, 2017 
 
TO:  Kelly Mullen, Planner, CSD, Planning & Development Division  
 
FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 
 
SUBJECT: Special Use Permit Case Number WSUP17-0014 (Gail Willey): 017-430-01 
 
Project description: 
  
The applicant is proposing a special use permit in support of the business operation of Gail 
Willey Landscaping and Color Rock, which the applicant has described as a wholesale nursery 
facility. 
 
 
The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 
 
 

1) This project will require stand-alone (non-supplemental) ground water rights in support 
of the commercial activities proposed.  The applicant and County personnel shall 
estimate the projected ground water demand for the commercial activates to the 
satisfaction of Washoe County. 

2) Adequate ground water rights per the estimate in item # 1 shall be transferred to an 
appropriate ground water well on the parcel associated with this application.  Transfer of 
these water rights requires filing of applications with the Nevada State Engineer. 

3) The application indicates possible appurtenant surface water rights from Steamboat Creek 
associated with this parcel of land. These surface water rights may be utilized in 
conjunction with the ground water rights in item # 1 above, when available and for 
appropriate non-potable uses such as dust control, and watering of nursery stock.  

4) The water rights shall be in conformance with article 422 of the Washoe County 
development code and subject to dedication requirement as described under said code, 
and in conformance with the South Valleys Area Plan. 
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DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES 

DIVISION OF WATER RESOURCES 

901 South Stewart Street, Suite 2002 
Carson City, Nevada 89701-5250 

(775) 684-2800 • Fax (775) 684-2811 
http://water.nv.gov 

 
September 8, 2017 

 
RE:  Comments on Special Use Permit WSUP17-0014 
 
To:  Kelly Mullin 

Washoe County Community Services Department 
1001 East Ninth Street, Building A 
Reno, NV 89512 

 
Name:  Gail Willey Landscaping and Color Rock Operation 
 
County: Washoe County – U. S. Highway 395 South and Andrew Lane 
 
Location: A portion of Sections 4 and 5, Township 17 North, Range 20, East, MDB&M. 
  
Plat: Tentative: One (1) lot totaling approximately 35.90 acres and being Washoe 

County Assessor’s Parcel Number 017-430-01. 
 
Water Service  
Commitment  
Allocation:  No water is committed at this time. 
 
Owner- Willey Land, LLC 
Developer: P. O. Box 18789 

Reno, NV 89511 
 
Engineer: Garreh Gordon, Esq. 

50 West Liberty Street #410 
  Reno, NV 89501 
 
Water  
Supply: None 
 

 
BRADLEY CROWELL 

 Director 
 

JASON KING, P.E. 
State Engineer 

 

STATE OF NEVADA 

 

 

 
BRIAN SANDOVAL 

Governor 
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General: There is one active water right for irrigation purposes appurtenant 
to the described lands in this proposed project being Permit 2559 in the name of J. 
S. Lyon and H. C. Nelson. There is a domestic well located on the property. 
Pursuant to NRS 534.350 (8) As used in this section: (a) “Domestic Well” means 
a well used for culinary and household purposes in: (1) A single-family dwelling; 
and (2) An accessory dwelling unit for a single-family dwelling if provided for in 
an applicable local ordinance, including the watering of a garden, lawn and 
domestic animals and where the draught does not exceed 2 acre-feet per year. The 
lands of the proposed project lie within the Truckee Meadows Water Authority 
service area. Any water used on the described lands for commercial purposes 
should be provided by an established utility or under permit issued by the State 
Engineer’s Office. 

 
All waters of the State belong to the public and may be appropriated for beneficial 
use pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised 
Statutes (NRS), and not otherwise. 
 
Any water or monitor wells, or boreholes that may be located on either acquired 
or transferred lands are the ultimate responsibility of the owner of the property at 
the time of the transfer and must be plugged and abandoned as required in 
Chapter 534 of the Nevada Administrative Code.  If artesian water is encountered 
in any well or borehole it shall be controlled as required in NRS § 534.060(3). 

 
Municipal water service is subject to Truckee Meadows Water Authority rules 
and regulations and approval by the Office of the State Engineer regarding water 
quantity and availability. 

 
Action:  No action is required at this time. 
  
 
       Best regards, 

 
Steve Shell 
      
Steve Shell 

      Water Resource Specialist II 
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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:  August 31, 2017 

TO:  Kelly Mullin, Planning and Development Division 

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

SUBJECT: WSUP17-0014 
  APN 017-430-01 
  GAIL WILLEY 
               
 
 
I have reviewed the referenced special use permit and have 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 and not 
allowed onto adjacent property. 

 
2. The owner/developer shall obtain from the Nevada Division of Environmental 

Protection a Stormwater Discharge Permit for construction and submit a copy to the 
Engineering Division prior to issuance of a grading permit. 

 
3. The owner/applicant shall complete and submit the Truckee Meadows Regional 

Stormwater Quality Management Program Construction Permit Submittal Checklist, the 
Performance Standards Compliance Checklist and Inspection Fee prior to obtaining a 
grading/building permit. The County Engineer shall determine compliance with this 
condition. 

 
4. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 

Division prior to any grading. 
 
5. If the import or export of materials is required, the applicant shall indicate on the plans 

where the exported material will be taken or where the imported material will be 
coming from, and a grading permit shall be obtained for the import/export site. 

 
6. Cross-sections indicating cuts and fills shall be submitted when applying for a grading 

permit. Estimated total volumes shall be indicated. 
 
7. Driveway locations shall conform to NDOT requirements and Washoe County Code 

Article 436 for commercial driveways. 
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8. An approved occupancy permit shall be obtained from the Nevada Department of 
Transportation (NDOT), for access to, from, or under roads and highways maintained by 
NDOT and a copy of said permit sent to the Engineering Division. 

 
9. A hydrology/hydraulic report prepared by a registered engineer shall be submitted to 

the Engineering Division for review and approval. The report shall include the locations, 
points of entry and discharge, flow rates and flood limits of all 5- and 100-year storm 
flows impacting both the site and offsite areas and the methods for handling those 
flows. The report shall include all storm drain pipe and ditch sizing calculations and a 
discussion of and mitigation measures for any impacts on existing offsite drainage 
facilities and properties. 

 
10. Any increase in storm water runoff resulting from the development of the site shall be 

detained on site to the satisfaction of the County Engineer. 
 
11. A hydraulic analysis of the proposed main entry crossing of Steamboat Creek shall be 

prepared by a registered engineer shall be submitted to FEMA for review and 
approval. The report shall demonstrate that there will be no adverse effects to 
upstream and downstream properties after construction of the crossing of Steamboat 
Creek. 

 
12. The FEMA 100-year floodplain and floodway shall appear on the site and/or grading 

plan to the satisfaction of the County Engineer. Building permits for structures and any 
grading in these areas shall be in conformance with the Washoe County Code Article 
416. 

 
13. Prior to the issuance of a grading or site permit the owner shall obtain a permit from the 

Army Corps of Engineers (COE) for any work within the wetlands/waters of the U.S., or a 
letter from the COE indicating that a permit is not required.  If the COE requires the 
preparation of wetlands delineation map a copy shall be provided to the County 
Engineer.  A copy of the permit or permit not required letter shall be submitted to the 
County Engineer. 

 
14. All regulatory traffic signs shall meet County standards and the Manual on Uniform 

Traffic Control Devices. 
 
15. Prior to issuance of a grading permit or site permit, an approval letter from the Big Ditch 

shall be submitted to the County Engineer. 
 
 
 
LRV/lrv 
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STATE  OF  NEVADA 

DEPARTMENT  OF  TRANSPORTATION 
 

District II 
310 Galletti Way 

Sparks, Nevada 89431 
(775) 834-8300   FAX (775) 834-8319 

 
September 6, 2017 

BRIAN SANDOVAL RUDY MALFABON,  P.E., Director  
Governor 

  

 

 

 

 

 

Washoe County 
Planning and Development Division WSUP17-0014 
P.O. Box 11130  Gail Willey  
Reno, NV 89520-0027 Landscaping/Color Rock US 395 

Attention:  Ms. Kelly Mullin, Planner 

Dear Ms. Mullin: 

Nevada Department of Transportation (NDOT), District II has reviewed the request to approve 
the business operation of Gail Willey Landscaping and Color Rock/wholesale nursery. District 
has the following comments: 

1. Existing occupancy permits are personal; however, the upkeep and repair responsibilities 
shall transfer to the property owner’s successor. Actual work being performed in the NDOT 
Right-of-Way is cannot be transferred without prior written approval from NDOT. If the 
property changes use, the new property owner will need to apply for a new occupancy permit 
for access to the state highway.  

2. For any non-permanent activities or temporary traffic control such as placement of cones, 
static signs, and portable electronic signs within NDOT Right-of-Way will require a 
temporary permit. Please submit temporary permit applications at least 4 weeks prior to the 
scheduled activity or work. Contact the Permit Office for more information. 

3. Prior to any grading adjacent to NDOT Right-of-Way, a Drainage Report, including a 
grading plan, and a Drainage Form must be submitted to the Permit office.  Please contact the 
Permit Office at (775) 834-8330 for more information. 

a. A Drainage Report shall be submitted for any development or construction that 
impacts flow to or within NDOT Right-of-Way. 

b. Please contact the Permit Office to coordinate with NDOT’s Hydraulic Design 
Division. It is beneficial to the developer to work with the Hydraulic Design Division 
early in the design process to answer questions and give guidance. 

c. The Drainage Information Form shall be stamped by a professional engineer, unless 
waived at the discretion of the District Engineer. To request for a waiver, please 
submit the following: 

� Submit a signed letter addressed to the District Engineer on official letterhead 
describing the development or construction activities and provide supporting 
reasons to approve the waiver. 

� Include FEMA flood maps pertaining to the proposed project location. 

DocuSign Envelope ID: 191D6668-1061-42A2-B4FA-7D2C30DBB60F
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� Include construction plans or any other supporting documentation. 

4. Applicant is responsible for mitigating any project site drainage within the property. 
Drainage facilities within NDOT Right-of-Way is not recommended. Any proposal with 
facilities within the NDOT Right-of-Way will require a license or lease. 

5. The Nevada Revised Statutes (NRS) prohibits advertising within NDOT Right-of-Way. 
Please refer to NRS 405.110 Unlawful advertising on or near a highway or on bridge. 

6. Signs for advertising will not be allowed within NDOT Right-of-Way. Please refer to NRS 
405.110 Unlawful advertising on or near highway or on bridge. Please ensure sign base, post 
and sign edge is outside of NDOT Right-of-Way. 

7. The property owner must provide adequate parking on the property or in the vicinity. NDOT 
does not issue permits for long term parking for business use. If needed, NDOT will post NO 
PARKING signs to mitigate any parking concerns. NDOT recommends not depending on 
State Right-of-Way to accommodate parking. 

8. NDOT will require a traffic study for this project. The traffic study shall quantify the number 
of trucks (triple, doubles, etc.) to determine a suitable driveway configuration and the need 
for deceleration and acceleration lanes, if applicable. 

9. The applicant shall need to coordinate with the Army Corps of Engineers and/or Coast Guard 
regarding any permits associated with the bridge over Steamboat Creek. Based on the 
proposed public use of the bridge for a commercial business, the bridge will be governed by 
NRS 403 – County Roads, Highways and Bridges.  

10. For public safety, direct access onto US 395A shall include a cattle guard that meets NDOT 
Standards. Any further emergency access shall be gated. Fencing along roadway frontage and 
property shall be maintained. 

11. The state defers to municipal government for land use development decisions.  Public 
involvement for Development related improvements within the NDOT Right-of-Way should 
be considered during the municipal land use development public involvement process.  
Significant public improvements within the NDOT Right-of-Way developed after the 
municipal land use development public involvement process may require additional public 
involvement.  It is the responsibility of the permit applicant to perform such additional public 
involvement.  We would encourage such public involvement to be part of a municipal land 
use development process. 

12. No other comments at this time. 

Additionally, NDOT reserves the right to incorporate further changes and/or comments as the 
design review advances.  I look forward to working with you and your team and completing a 
successful project.  Please feel free to contact me at (775)834-8300, if you have any further 
questions or comments.   

Sincerely, 
 
 
 
 
Jae Pullen, PE, PTOE 
District II Engineering Services 

DocuSign Envelope ID: 191D6668-1061-42A2-B4FA-7D2C30DBB60F
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cc: Thor Dyson, NDOT District Engineer 
      Richard Oujevolk, NDOT District Traffic 
      Kelly Mullin, WACO Community Services 
      File 

DocuSign Envelope ID: 191D6668-1061-42A2-B4FA-7D2C30DBB60F
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Washoe County 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects 
MEMORANDUM   

1001 E. 9
TH

 Street · P.O. Box 11130, Reno, Nevada 89520-0027
Phone (775) 328-2040 · Fax (775) 328-3699 

To: Kelly Mullin, Planner 

From: Clara Lawson, PE, PTOE, Licensed Engineer 
CC: Kristine Klein, PE, Senior Engineer 

Leo Vesely, PE, Licensed Engineer 
Date: September 1, 2017 

Re: WSUP17-0014 -  Color Rock on 395 

Here are my conditions of approval 
 Provide truck turning radius for on-site vehicle turn around

 Provide left turn pocket according to Traffic Works report and NDOT
approval.

 Provide right turn access according to NDOT approval
 Prevent wild horse access along 395 and property frontage.  An

acceptable example would be fencing along 395 and a cattle guard on
the private driveway.

WSUP17-0014 
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

September 12, 2017 

Kelly Mullin, Planner 
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 

RE: Gail Willey; APN 017-430-01 
Special Use Permit; WSUP17-0014 

Dear Ms. Mullin: 

The Washoe County Health District, Environmental Health Services Division (WCHD) has reviewed 
the above referenced project.  Approval by the WCHD is subject to the following conditions: 

1. The WCHD has reviewed the above proposed special use permit and has the following
comments and requirements:

a. The proposed use will require approval for Commercial Onsite Sewage Disposal
Systems through the State of Nevada NDEP. The approved plans must be submitted
with all proposed building plans to ensure all site plans match for the approved primary
septic area and the approved repair area.

b. The development of this parcel with the proposed number of parking places, buildings,
offices, and operations will likely require that this parcel become a permitted public water
system.

i. Based on the number of daily trips this would be classified as a transient public
water system.

ii. The applicant is required to submit a Water Project directly to WCHD for review
and approval. All proposed infrastructure must be included and identified on the
civil sets in order to obtain approval from WCHD.

c. All storage of materials must be in compliance with the WCHD Regulations Governing
Solid Waste Management.

If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health 
District comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Waste Management/Land Development Programs 

JE:wr 
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From: Patrick Mohn
To: Mullin, Kelly
Cc: Fagan, Donna
Subject: NDEP Review SUP Case WSUP17-0014 Gail Willey
Date: Monday, August 21, 2017 3:19:11 PM

Kelly,

I’ve reviewed the proposed project.  The submittal indicated the method of sewage disposal as septic,
which the SUP application claimed is already approved.  Before granting the SUP, I would recommend that
Washoe County obtain verification from the applicant that they have a valid permit to operate the
commercial septic system for the landscaping business.  It would either be a permit issued by Washoe
County or Nevada as an OSDS General Permit. 

The heart of the SUP is the construction of a bridge across Steamboat Creek.  Prior to approval of the SUP,
I would recommend that Washoe County obtain proof from the applicant that they have obtained the
necessary State and Federal permit for the construction and improvements at Steamboat Creek.  At the
minimum, will probably need both Construction Stormwater and an NDEP Temporary Working in
Waterways permit. 

These are all the comments I have at this point.

Regards,

Pat

Patrick A. Mohn, M.Sc., P.E.
UIC Compliance Coordinator
Bureau of Water Pollution Control (BWPC)
Nevada Division of Environmental Protection
901 South Stewart Street, Suite 4001 
Carson City, NV 89701 
p: 775.687.9419    fax: 775.687.4684
pmohn@ndep.nv.gov
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From: Park, Aaron C CIV USARMY CESPK (US)
To: Mullin, Kelly
Subject: RE: August Agency Review Memo
Date: Monday, August 21, 2017 1:50:18 PM

I am currently reviewing a jurisdictional determination request for the Gail Willey Landscaping project (APN 017-
430-01). I have also had a pre-application meeting with the applicant's agents regarding information needed for a
complete permit application. It is my understanding that the applicant is performing a cultural/historic property
survey to submit with the permit application. The applicant's agent described a tentative project to relocate
steamboat creek for "flood mitigation" that would also result in more usable land for the proposed business. Please
contact me with any questions about this project.

Aaron Park
Project Manager
US Army Corps of Engineers, Sacramento District
Reno Regulatory Field Office
300 Booth Street, Room 3050
Reno, Nevada 89509-1361
(775) 784-5305
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September 15, 2017

Hello Kelly,
 
Please add my name for the record as being in opposition to allowing Gail 
Willey Landscape to move his landscaping business and rockery operations to 
the Steamboat Valley on US 395. 
I have lived in the valley for 24 years and, as mentioned by others at the 
meeting, the draw for myself and many others is the peace, quiet, beauty and 
serenity it affords its residents. If Gail Willey Landscape had been doing a tree 
farm only, (as was presented to me by one of his legal advisors earlier this 
summer while I was working at the building counter) I would not object. 
However, the rockery operation is too extreme in nature, scope and visual 
effect for the serene setting that is Pleasant Valley / Steamboat Valley. 
I am very concerned by the fact that there were no traffic studies done, or 
required, during inclement weather, when traffic is heaviest due to driver 
aversion of I-580, that fact that Andrew Lane is a bus route, and the impact to 
those residents in immediate proximity to Mr. Willey’s property. The noise, 
smells, dust, etc. would greatly diminish their standard of living as well as their 
property values. 
Thanks for the opportunity to add my concerns.

Stephanie Racy-McIntyre
19715 Paddlewheel Lane
Reno NV 89521
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From: Laurie Smith
To: Mullin, Kelly
Subject: Gail Willey Special Use Case
Date: Saturday, September 16, 2017 9:30:08 AM

My husband, Ed and my self totally disapprove of this

Special Use Permit requested by Gail Willey.  The added

noise, air pollution, traffic congestion, and disruption of

the Steamboat Creek to name a few, will disrupt the

peaceful, rural, residential valley that now exists.  The

area he has is on a current flood plain and cannot

support the huge gravel/rock trucks that he will be using.

Please, drive through his present business location to

see what he wants to build in our area.  Then, drive

through our residential valley and visualize how

disruptive this will be.  The business should be located in

some commercial/industrial area, not this valley. 

Thank you,

Ed and Laurie Smith

505 Rhodes Rd.
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From: Gil Grieve
To: Mullin, Kelly
Subject: heavy industrial
Date: Tuesday, September 19, 2017 3:14:44 PM

To whom it concerns. Heavy industrial [color rock company] would be a challenge to this area due to
the damage it would do to the existing roadway [heavy trucks big loads destroy road base and
asphalt ] the safety issues at the bottom of Washoe hill road  Xing, the traffic and congestion could
be quite heave, if a control light were to be put in to control traffic the down slope headed north on
adverse weather days could be quite interesting stopping on that hill [much like arrow creek
parkway], and don’t forget the rock damage and broken windshields to all the vehicles on the
existing road ways in pleasant valley. The reason I mention the challenges is the north valleys face
and are still facing due to the rock quarry on pyramid highway. Same with golden valley rock quarry.
I believe the area wasn’t master planned for heavy industry such as mining and rock removal from a
residential area such as pleasant valley steamboat corridor. Thanks for letting the citizens of the
south valleys area have a voice in your decision  sincerely Gilbert Grieve 155 cottontail ln Washoe
valley NV. 89704
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From: Valerie Grieve
To: Mullin, Kelly
Subject: Color Rock
Date: Tuesday, September 19, 2017 12:27:15 PM

Hello!
     I (we) have lived in Washoe Valley for 22 years next month.  The thought of Color Rock and the trucks that
would be involved just shakes us to our core.  This is not the reason we built our house in a rural community. 
Please, please do not allow any change in the code to allow industrial in our residential communities.  Thank you so
much!

Respectfully,
Gilbert and Valerie Grieve
155 Cottontail Lane
Washoe Valley, NV  89704
775 849 9688
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Public Notice Map
Special Use Permit Case Number WSUP17-0014
(Gail Willey)
Provided with notice: 31 owners of 37 parcels 
within a distance of 500 feet of the project site.

Source: Planning and Building Division Date: August 18, 2017
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