
 

Board of Adjustment Staff Report 
 Meeting Date:  July 11, 2018  Agenda Item:  8B 

   
Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/csd/planning_and_development 

 
SPECIAL USE PERMIT CASE NUMBER: WSUP18-0011 Murray Grading 
 
BRIEF SUMMARY OF REQUEST:  Grading of an area of approximately 80,000 square 

feet to facilitate the development of an Agricultural 
Sales Use Type. 

 
STAFF PLANNER:  Planner’s Name:  Roger Pelham, MPA, Senior Planner 
  Phone Number:  775.328.3622 
  E-mail:  rpelham@washoecounty.us 
  

CASE DESCRIPTION: For possible action, hearing, and 
discussion to approve Major Grading of an area of 
approximately 80,000 square feet on a parcel of land 
approximately 2.53 acres in size to facilitate the development 
of an Agricultural Sales Use Type. 

Applicant: Murray Ranch, LLC 
Property Owner: Reeves Business Ventures 
Location: 225 US Highway 395 South, 

approximately 700 feet south 
of its intersection with Old 
Washoe Drive 

APN: 046-080-03 
Parcel Size: ± 2.53 Acres 
Master Plan: Commercial (C) 
Regulatory Zone: General Commercial (GC) 
Area Plan: South Valleys 
Citizen Advisory Board: South Truckee Meadows / 

Washoe Valley 
Development Code: Authorized in Article 438, 

Grading 
Commission District: 2 – Commissioner Lucey 

 

 

     

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE 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 approve with 
conditions Special Use Permit Case Number WSUP18-0011 for Murray Ranch, LLC, having made all five 
findings in accordance with Washoe County Code Section 110.810.30 

(Motion with Findings on Page 11) 
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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 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 WSUP18-0011 are attached to 
this staff report and will be included with the Action Order.   

The subject property is designated as General Commercial (GC).  The proposed Major Grading to 
facilitate development of an Agricultural Sales Use is permitted in the GC with a special use permit 
per WCC 110.438.35.  Therefore, the applicant is seeking approval of this SUP from the Board of 
Adjustment.  
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Site Plan 

Area of  
Proposed Grading 
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Overhead Photo of Subject Site 

Project Evaluation 
The plans that are being evaluated as part of this Special Use Permit request are generally in 
compliance with the requirements of the Article 438.  The elevation of the site is proposed to be 
raised for creating foundations and maneuvering areas.  

The subject site shows substantial evidence of previous disturbance.  There are vehicles, 
equipment, cargo containers, and various other items on the site.  As a condition of approval all 
such items will be removed.  There are a number of areas where refuse has been dumped.  A 
proposed condition of approval has been included to require the removal of all refuse within the 
limits of the project site. 

There are also a significant amount of trees and vegetation on the site.  Photos of the subject site 
follow. 
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There are a number of aspects of the proposed grading that are important to emphasize.  Among 
the more significant of these is that approximately 5000 cubic yards of earthen material is 
proposed to be imported to elevate the foundation of the proposed hay barns.  The barns are 
proposed to be located on the portion of the subject site containing many large trees.  Conditions 
of approval have been included to require the applicant to submit a tree preservation plan to 
maintain at least half of the existing mature trees on the subject site.  This may result in 
reconfiguration of the location of the proposed hay barns.  Significant mature vegetation also exists 
within the subject site, adjacent to US Highway 395 South.  This area is proposed to be 
landscaped.  Conditions of approval have been included to preserve established bushes and trees 
to the greatest extent possible. 

The proposed site is adjacent to commercial uses on both sides.  Because of this, minimal 
buffering is necessary.  Concentration of required landscaping along the highway frontage will 
provide a benefit to those traveling along the highway. The applicant has proposed and conditions 
of approval have been included to require the subject site to be surrounded by a solid fence.  This 
will help to visually obscure the graded area. 

A proposed condition of approval has been included to require revegetation of all areas disturbed 
by grading activities, not utilized by the proposed commercial use.  That condition includes the 
provision that tree seeds of the type common to the subject site will be included in the revegetation 
seed mix.  Over time, native trees may help to further mitigate the visual impact of graded areas. 

Because the developed area of the subject site comprises only about half of the overall subject 
site, to inhibit vehicles damaging the areas that are proposed to be revegetated and to remain 
undisturbed, boulders and bollards are required surrounding the truck maneuvering area. 

It is the evaluation of staff that the proposed grading is consistent with the Master Plan and the 
South Valleys Area Plan as there are no specific policies or action programs included in the South 
Valleys Area Plan that are applicable to the proposed grading.  Further, adequate roadways and 
utilities are present and/or available for the site and the site is suitable for the development 
proposed.  Likewise, given careful consideration and meaningful conditions of approval, it is the 
opinion of staff that approval of the proposed special use 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.  There is no military installation 
within the required notice area for this special use permit.  Given this evaluation staff recommends 
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approval of the Special Use Permit, subject to the imposition of the proposed conditions of 
approval included at Exhibit A to this report. 

South Truckee Meadows / Washoe Valley Citizen Advisory Board (STM / WV CAB) 
The proposed project was presented by the applicant’s representative at the regularly scheduled 
Citizen Advisory Board meeting on June 14, 2018.  The attached CAB recommended approval 
with little discussion. 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  

• Washoe County Health District  

o Air Quality Management Division 

o Vector-Borne Diseases Program 

o Environmental Health Services Division 

• Washoe County Regional Animal Services 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Washoe – Storey Conservation District 

Eight out of the ten 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 approval is granted by the Board of Adjustment. 

Washoe County Planning and Building Division addressed tree preservation, set landscaping, and 
parking standards.  
Contact:  Roger Pelham, 775.328.3622, rpelham@washoecounty.us  
Regional Transportation Commission recommended that access be limited to “right-in and right-
out” only and that bicycle/pedestrian facilities be included adjacent to US Highway 395 South.  
Conditions of approval have been included to require compliance with those recommendations. 
Contact:  Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com  

Staff Comment 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 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:  There are no provisions within the South Valleys Area Plan that prohibit 
Major Grading at the subject site. Therefore, 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. 

 Staff Comment:  The subject site has, historically, been used for commercial purposes, 
adequate utilities, roadway improvements, sanitation, water supply, drainage, and other 
necessary facilities have been provided, the proposed grading is properly related to existing 
and proposed roadways, and an adequate public facilities determination can be made in 
accordance with Division Seven, compliance with all applicable codes and provisions will 
be required prior to approval of a grading permit. 

3. Site Suitability.  That the site is physically suitable for Major Grading to to facilitate the 
development of an Agricultural Sales Use Type, and for the intensity of such a 
development. 

 Staff Comment:  The subject site has, historically, been used for commercial purposes the 
regulatory zone allows Agricultural Sales Use Type and commercial uses are located on 
both sides of the subject site. Therefore it is the opinion of staff that the suite is suitable for 
the proposed use and for the intensity of that use. 

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:  Given careful consideration and meaningful conditions of approval, 
including preservation of half of the mature trees on the subject site, it is the opinion of staff 
that approval of the proposed special use 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. 

 Staff Comment: There is no military installation within the area of required notice for this 
special use permit, therefore there is no detrimental effect anticipated. 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval of 
the project.  Therefore, after a thorough analysis and review, Special Use Permit Case Number 
WSUP18-0011 is being recommended for approval with conditions.  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 approve, 
with conditions as included at attachment A to the staff report, Special Use Permit Case Number 
WSUP18-0011 for Murray Ranch, LLC, having made all five findings in accordance with Washoe 
County Code Section 110.810.30: 

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; 

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; 
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3. Site Suitability.  That the site is physically suitable for Major Grading to to facilitate the 
development of an Agricultural Sales Use Type, 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. 

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 County Commissioners, in which case the outcome of the appeal 
shall be determined by the Washoe County Board of County Commissioners.  Any appeal must be 
filed in writing with the Planning and Building Division within 10 calendar days from the date the 
written decision is filed with the Secretary to the Board of Adjustment and mailed to the applicant. 
 
 
Applicant: Murray Ranch, LLC 
  Attn:  Jason Murray 
  21000 South Virginia Street 
  Reno, NV  89521 
 
Owner: Reeves Business Ventures 
  3451 Lisbon Ct. 
  Sparks, NV 8 9436 
 
Representatives: Manhard Consulting 
  Attn:  Karen Downs 
  241 Ridge Street, Suite 400 
  Reno, NV  89501 
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 Special Use Permit Case Number WSUP18-0011 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev/ 

 
 
The project approved under Special Use Permit Case Number WSUP18-0011 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on July 
11, 2018. 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.   

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.   
 

• 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. 
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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 Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact Name – Roger Pelham (775) 328-3622, rpelham@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

of this special use permit.  The Planning and Building Division shall determine 
compliance with this condition. 

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

c. Prior to final inspection of grading the applicant shall remove all vehicles, equipment, 
cargo containers and similar items from the subject site. 

d. Prior to final inspection of grading the applicant shall remove all refuse and debris from 
the subject site. 

e. The subject site shall be enclosed by a fence. The fence shall be at least six feet in 
height, but not greater than eight feet in height.  The fence shall be chain link with slats. 
The slats shall provide at least 75% visual obscurity, the slats shall be at least tan, 
brown, sage or another color acceptable to the Director of Planning and Building that 
blends with the surrounding area.  The fence shall be located on the property line on the 
north, east and west sides of the subject site.  On the south side, adjacent to US 
Highway 395 South, the fence shall be located to the north of (behind) the proposed 
landscape area.  

f. The landscape area adjacent to US Highway 395 South shall comprise 20% of the 
subject site in accordance with Section 110.412.40(a), of the Development Code. 

g. Prior to approval of a grading permit the applicant shall provide landscape plans in 
accordance with section 110.412.15 of the Development Code.  The plans shall show 
that established bushes and trees in the proposed landscape area will be preserved to 
the greatest extent possible. 

h. Prior to approval of a grading permit the applicant shall submit a tree preservation plan 
and shall maintain at least half of the existing mature trees on the subject site. 

i. All mature deciduous trees remaining on the subject site shall be pruned such that 
branches are at least eight feet above the ground. 

j. Reconfiguration of the location of proposed hay barns on the subject site is acceptable 
to accommodate the tree preservation plan. 

k. Prior to any ground disturbing activity, the applicant shall submit a landscaping and 
design plan to the Planning and Building Division for review and approval.  Said plan 
shall address parking, parking lot circulation and striping, signage, exterior lighting, trash 
enclosures, landscaping and plant material, type and size of plants, maturation size at 
full growth, landscaping location, and landscaping irrigation system. 

WSUP18-011 
EXHIBIT A



Washoe County Conditions of Approval   

   
 

Special Use Permit Case Number WSUP18-0011 
Page 3 of 4 

l. Grading plans shall include revegetation of all areas disturbed by grading activities, not 
utilized by the proposed commercial use. Revegetation shall include tree seeds of the 
type common to the subject site. 

m. Grading plans shall include barriers along the entire perimeter of the truck maneuvering 
area to inhibit vehicular access to undeveloped and revegetated areas. Barriers shall 
include boulders (at least 24 inches in diameter), bollards or other items acceptable to 
the Director of Planning and Building. Barriers shall be placed such that gaps between 
the barriers are 48 inches or less. 

n. Construction activities shall take place only between the hours of 7:00 a.m. and 7:00 
p.m. 

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

NOTE 

Should any cairn or grave of a Native American be discovered during site 
development, work shall temporarily be halted at the specific site and the 
Sheriff’s Office as well as the State Historic Preservation Office of the 
Department of Conservation and Natural Resources shall be immediately notified 
per NRS 383.170. 

Washoe County Engineering and Capital Projects 
2. The following conditions are requirements of the Engineering Division, which shall be 

responsible for determining compliance with these conditions.  
Contact Name – Leo Vesely (775) 328-2041, 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. For construction areas larger than 1 acre, the developer shall obtain, from the Nevada 
Division of Environmental Protection, a Stormwater Discharge Permit and submit a copy 
to the Engineering Division prior to issuance of a grading permit. 

c. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklists and Inspection Fee shall be submitted with the 
grading permit. 

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

e. Cross-sections indicating cuts and fills shall be submitted, when applying for a grading 
permit. Estimated total volumes shall be indicated. 

f. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated.  
Specifications for revegetation procedure and seed mix shall be prepared by a licensed 
landscape architect. 

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
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g. A detailed hydrology/hydraulic report prepared by a licensed 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. 

h. Any increase in peak stormwater runoff flow rate resulting from the development and 
based on the 5 year and 100 storm(s) shall be detained onsite. 

i. The 100-year floodplain boundaries and flood zones shall appear on the grading plan.  
All grading and construction in these areas shall be in conformance with the Washoe 
County Code Article 416. 

j. The following note shall be added to the grading plan; “All properties, regardless if they 
are located within or outside of a FEMA designated flood zone, may be subject to 
flooding.  The property owner is required to maintain all drainage easements and natural 
drainages and not perform or allow unpermitted and unapproved modifications to the 
property that may have detrimental impacts to surrounding properties.” 

*** End of Conditions *** 
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PROJECT LOCATION 

The 2.53 acre project site (APN 046-080-03) is located in Washoe Valley west of US Highway 395 S, 

approximately 1 mile south of Eastlake Boulevard. 

 

Figure 1: Project Location 

 

Project Area 
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EXISTING CONDITIONS 

The project site is currently undeveloped.  The site was previously developed as a commercial use, until 

the building was demolished in 2003.   

 

Figure 2: Surrounding Property Designations 

Direction Current Zoning Master Plan  Current Land Use 

North General Commercial Commercial Commercial (mini-storage) 

East General Commercial Commercial Commercial (mini-storage) 

South General Commercial Commercial Commercial (Washoe Valley Plaza, Gas Station) 

West General Commercial Commercial Commercial (nursery) 

 

Figure 3: Existing Conditions 

 
 

MASTER PLAN AND ZONING DESIGNATIONS 

The project site has a Master Plan designation of Commercial and a zoning designation of General 

Commercial.  

Looking west from US Highway 395 
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Figure 4: Washoe County Master Plan Designation  

    

Project Area 
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Figure 5: Washoe County Zoning Designation  

     
 

Project 

Area 
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APPLICATION REQUEST 

The enclosed application is a request for: 

1. SPECIAL USE PERMIT FOR GRADING of an area of one acre or more on a parcel less than 

six acres in size in accordance with Washoe County Development Code Article 438, 

Grading Standards. 

 

2. DIRECTOR’S MODIFICATION OF PARKING/LANDSCAPING STANDARDS to allow for 

compacted aggregate base material in lieu of asphalt paving for a loading and work 

area. 

PROJECT DESCRIPTION 

The Special Use Permit for Grading is for proposed grading of an area of one acre or more on a parcel less 

than six acres in size.  The purpose of the grading is to allow for development of the project site as an 

agricultural use, which will include three pole barns (4,800 sq. ft. each) and a +/- 600 sq. ft. office building.  

The proposed site will be used for agricultural sales for Murry Ranch.   

 

Director’s Modification of Parking/Landscaping Standards 

The Director’s Modification of Parking/Landscaping Standards is to allow for compacted aggregate base 

material in lieu of asphalt paving in the loading and work areas adjacent to the barns.  This will allow the 

agricultural operations to flow more smoothly by having a compacted aggregate base surface that is more 

conducive to agricultural equipment, and loading and unloading activities.  Furthermore, if the area had 

asphalt surfacing, the maneuvering and operation of the agricultural equipment would cause cracks in the 

asphalt, and ultimately failure of the surface.  The “Director’s Modification of Standards 

Parking/Landscape Application Supplemental Information” form is attached. 

 

Figure 6: Project Summary 

Project Summary  

Total Area 2.53 acres 

Disturbed Area +/- 80,000 sq. ft. 

Amount of Import +/- 5,400 cu. yards 

Slope Maximum 3:1 slope 

Flood Zone A majority of the site is located in Flood Zone A 

 

Site Plan 

The Site Plan includes three 4,800 sq. ft. pole barns adjacent to a truck maneuvering area for loading and 

unloading trailers east of the barns, with compacted aggregate base material.  There is also a +/- 600 sq. 
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ft. office building, with a 6-stall paved parking area.  There is driveway access to the site from U.S. Highway 

395 South.  A landscape area is proposed along U.S. Highway 395. 

 

Figure 7: Site Plan 

 
 

Building Elevations 

The proposed office building is +/- 600 sq. ft.  The conceptual design is shown in Figure 8, Conceptual 

Office Building.  The building has a single-story, ranch design, with a porch.  Finish materials are not yet 

determined.   

 

Building elevations for the three pole barns are included as an exhibit, and shown in Figure 9.  They are 

three-sided barns, with an open side to allow for hay storage in a dry, well-ventilated facility.  
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Figure 8: Conceptual Office Building Design 

 

Figure 9: Conceptual Pole Barn Design 
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Business Activity 

Daily operations at Murry Ranch include hay delivery.  The hay is loaded with a hay squeeze (a piece of 

equipment that squeezes that bottom of a stack of bales, picks up the stacks, and moves it to the desired 

location).  Six standard-size trucks are used for deliveries.  In addition, there are +/- 3 semi-truck deliveries 

per week to the hay yard.  The semi-trucks are unloaded with a hay squeeze. 

 

Murry Ranch includes a 100-acre farm in a separate in Washoe County location, which provides hay for 

livestock.  Current hours of Murry Ranch are Tuesday through Friday from approximately 7:30 a.m. to 5:00 

p.m. and Saturday from 10:00 a.m. to 4:00 p.m., including hay delivery operations.  There are typically 10-

15 customers per day.  Sales include agricultural and ranch-related products. 

 

There are two employees who work in the morning delivering hay and in the hay yard, using agricultural 

equipment.  There is one employee who will primarily work in the office, and Mr. Murry, who works at 

various Murry Ranch locations, which will include the proposed site at 225 US Highway 395S.   

 

Development Standards 

The proposed project meets the standards for General Commercial, set forth in Table 110.406.05.1. 

 

Figure 10: Development Standards 

 Code Requirement Proposed/Existing Conditions 

Building Height Maximum 80 feet 19’6” proposed 

Minimum Lot Area 10,000 sq. ft. existing lot is 2.53 acres 

Minimum Lot Width 75 feet existing width is +/- 394 feet 

Front Yard Setback 10 feet 45 feet proposed 

Side Yard Setback 10 feet 15 feet proposed 

Rear Yard Setback 10 feet 30 feet proposed 

 

Signage 

As shown on the Site Plan, the applicant proposes a freestanding sign located west of the driveway 

entrance.  The sign will meet Washoe County Development Code Division 5, related to Agricultural Uses.  

It will have a maximum height of 6 feet and maximum sign size of 16 sq. ft. (Table 110.505.15.1), and have 

a conceptual design as shown in Figure 11a. 
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Figure 11a: Conceptual Sign Design 

 
 

If permitted, the applicant would like to install a decorative arch over the driveway entrance.  The 

conceptual design in shown in Figure 11b. 

 

Figure 11b: Conceptual Driveway Entrance Arch 

 
 

Lighting 

All exterior lighting will meet Washoe County Development Code standards, Section 110.410.25 (g). 
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Parking 

The project will meet the parking requirements of Article 410, Parking and Loading.  Off-street parking 

will be provided through a parking lot located adjacent to the office building.  The design meets the Off-

Street Parking Space Requirements (Agricultural Use Types) in Table 110.410.10.5; 3 spaces per 1,000 

square feet of building space plus 1 per employee during peak employment shift (2 employees).  Based 

on these requirements, five spaces (3 spaces for the +/- 600 sq. ft. office building plus 2 spaces for 

employees) are required.  Six spaces, including 1 accessible space, are shown on the Site Plan. 

 

As discussed on Page 6, a Director’s Modification of Parking Standards is included as part of this 

application.  It is requested that compacted aggregate base be allowed in lieu of asphalt paving the loading 

areas around the barns.  This will allow the agricultural operations to flow more smoothly by having a 

compacted aggregate base surface that is more conducive to agricultural equipment, and loading and 

unloading activities.  Furthermore, if the area had asphalt surfacing, the maneuvering and operation of 

the agricultural equipment would cause cracks in the asphalt, and ultimately failure of the surface.   

 

Landscaping 

Landscaping will be provided in accordance with Article 412, Landscaping, Section 110.412.45 Industrial 

and Agricultural Use Types and Section 110.412.50 Parking and Loading Areas.  A landscaped area is 

provided along US Highway 395 frontage.  Every attempt will be made to preserve the existing on-site 

trees. 

 

Utilities 

Water will be provided through TMWA.  A connection to the existing 10” water main will be located in the 

southwest corner of the property.  A septic tank will be provided for the office building.  The proposed 

leach field will be located in the undeveloped area south of the barns.  

 

Flood Zone 

As depicted on the Site Plan, a majority of the site is located in Flood Zone A.  The finished floors of the 

three barns and the office building have been designed to be two feet higher than the undisturbed ground.  

This requires the import of materials. 

 

Construction and Revegetation 

During construction, a chain link fence with fabric will be used to mitigate the visual aspects of 

construction.  Water trucks will provide temporary irrigation to the disturbed area.  A weed-free seed mix 

will be used, which will consist of Mountain Brome, Sandberg Bluegrass, Thickspike Wheatgrass, 

Pubescent Wheatgrass, Big Bluegrass, Big Sagebrush, Bitterbrush, Silverleaf Lupine, Blue Flax, and 

Louisiana Sagebrush with 20.15 pounds per acre broadcasted. 
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SPECIAL USE PERMIT FINDINGS 

The project has been designed to meet the Special Use Permit Findings in Section 110.810.30. 

 

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

maps of the Master Plan and the applicable area plan;  

The proposed use (Agricultural Sales) and Site Plan is consistent with the current Master Plan designation 

of Commercial and zoning designation of General Commercial.  The project meets applicable goals and 

policies of the Washoe County Master Plan and the South Valleys Area Plan. 

 

(b) Improvements. Adequate utilities, roadway improvements, sanitation, water supply, 

drainage, and other necessary facilities have been provided, the proposed improvement are 

properly related to existing and proposed roadways, and an adequate public facilities 

determination has been made in accordance with Division Seven;  

Utilities for the proposed project will be adequately served through TMWA, septic tank, US Highway 395.  

The site has been designed to have adequate drainage.  Proposed improvements are related to US 

Highway 395, utilizing the existing driveway location. 

 

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

of development;  

The site is physically for this type of agricultural use.  There are no slope issues.  And the finished floors 

are constructed to be 2 feet above the undisturbed ground. 

 

(d) Issuance Not Detrimental. The proposed use is consistent with the action programs, policies, 

standards, and maps of the Master Plan and the applicable area plan;  

 

In accordance with Article 702, Adequate Public Facilities Management System, public infrastructure is 

provided that is necessary to support this development project.  It will be available concurrently with the 

impacts of the development that will not cause the level of service at which the infrastructure is provided 

to fall below adopted standards.  All necessary utilities are currently in place or will be in place to 

adequately serve the proposed project.  Any new infrastructure improvements will be constructed to 

Washoe County standards and will be paid for by the developer. 

 

(e) Effect on a Military Installation. Issuance of the permit will not have a detrimental effect on 

the location, purpose or mission of the military installation;  

N/A.  The proposed subdivision is not located to have an effect on a military installation.  
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NTS

ENGINEER'S STATEMENT

KEVIN C. KOSSOL P.E. #11509

SHEET INDEX

C1

C3

........

........

TITLE SHEET

PRELIMINARY GRADING PLAN

LT         . . . . . . . LEFT

MH . . . . . . . MANHOLE

MDD . . . . . . . MAX DRY DENSITY

NTS . . . . . . . NOT TO SCALE

OD . . . . . . . OUTSIDE DIAMETER

PCC . . . . . . . PORTLAND CEMENT CONCRETE

PIV . . . . . . . POST INDICATOR VALVE

PL . . . . . . . PROPERTY LINE

PM . . . . . . . PARCEL MAP

POT . . . . . . . POINT OF TANGENT

PR . . . . . . . PRESSURE RATING

PSI . . . . . . . POUNDS PER SQUARE INCH

PUE . . . . . . . PUBLIC UTILITY EASEMENT

PVC . . . . . . . POLYVINYL CHLORIDE PIPE

PVI        . . . . . . . POST INDICATOR VALVE

Q      . . . . . . . VOLUME FLOW RATE

R . . . . . . . RADIUS

RCP . . . . . . . REINFORCED CONCRETE PIPE

REF . . . . . . . REFERENCE

RET . . . . . . . CURB RETURN

REQ . . . . . . . REQUIRED

RT . . . . . . . RIGHT

R/W . . . . . . . RIGHT OF WAY

S . . . . . . . SLOPE

SD . . . . . . . STORM DRAIN

SDMH . . . . . . . STORM DRAIN MANHOLE

SF . . . . . . . SQUARE FEET

SS . . . . . . . SANITARY SEWER

SSMH . . . . . . . SANITARY SEWER MANHOLE

SUB . . . . . . . SUBDRAIN

SW . . . . . . . SIDEWALK

T . . . . . . . TRANSFORMER

t . . . . . . . TELEPHONE

TBC . . . . . . . TOP BACK OF CURB

TC . . . . . . . TOP OF CURB

TOP      . . . . . . . TOP OF STEP

TP . . . . . . . TEST PIT

TW        . . . . . . . TOP OF WALL

TYP . . . . . . . TYPICAL

VC . . . . . . . VERTICAL CURVE

VG . . . . . . . VALLEY GUTTER

VERT . . . . . . . VERTICAL

VPI . . . . . . . VERTICAL POINT OF INTERSECTION

W . . . . . . . WATER

WM . . . . . . .  WATER MAIN

± . . . . . . . APPROXIMATE

AC . . . . . . . ASPHALTIC CONCRETE

AP . . . . . . . ANGLE POINT

AWWA  . . . . . . . AMERICAN WATER WORKS ASSOCIATION

BC . . . . . . . BEGIN CURVE

BW . . . . . . . BACK OF WALK

BVC . . . . . . . BEGIN VERTICAL CURVE

CAP . . . . . . . CAPACITY

CB . . . . . . . CATCH BASIN

CFS . . . . . . . CUBIC FEET PER SECOND

CL . . . . . . . CENTERLINE

CMP . . . . . . . CORRUGATED METAL PIPE

CO        . . . . . . . CLEANOUT

CONC . . . . . . . CONCRETE

CMU . . . . . . . CONCRETE MASONARY UNIT

CONST. . . . . . . CONSTRUCT

CP . . . . . . . CONCRETE PIPE

CR . . . . . . . CURB RETURN

DET . . . . . . . DETAIL

Δ      . . . . . . . CURVE DELTA

Ø . . . . . . . DIAMETER

DI . . . . . . . DROP INLET

DWY . . . . . . . DRIVEWAY

DR         . . . . . . .DIAMETER RATIO

E . . . . . . . ELECTRICAL

EC . . . . . . . END OF CURVE

EG . . . . . . . EXISTING GRADE

ELEV    . . . . . . . ELEVATION

EVC . . . . . . . END OF VERTICAL CURVE

(e)  . . . . . . . EXISTING

EXIST . . . . . . . EXISTING

FES . . . . . . . FLARED END SECTION

FF . . . . . . . FINISHED FLOOR

FDC      . . . . . . . FIRE DEPARTMENT CONNECTION

FFC     . . . . . . . FRONT FACE OF CURB

FG . . . . . . . FINISHED GRADE

FH . . . . . . . FIRE HYDRANT

FL . . . . . . . FLOW LINE

FT . . . . . . . FEET

G . . . . . . . GAS

GB . . . . . . . GRADE BREAK

HORIZ . . . . . . . HORIZONTAL

HP . . . . . . . HIGH POINT

HS . . . . . . . HOUSE SERVICE

IE . . . . . . . INVERT ELEVATION

INT . . . . . . . INTERSECTION

L . . . . . . . LENGTH

LF . . . . . . . LINEAL FEET

LP . . . . . . . LOW POINT

OWNER

BASIS OF BEARINGS

BASIS OF ELEVATION

ABBREVIATIONS

5

8

0

PROJECT SITE

C2 ........ PRELIMINARY SITE & UTILITY PLAN

MODIFIED NEVADA STATE PLANE COORDINATE SYSTEM, WEST ZONE,

NORTH AMERICAN DATUM OF 1983/1994 (NAD 83/94)

THE BASIS OF ELEVATION IS BASED ON THE NORTH AMERICAN

VERTICAL DATUM OF 1983 (NAVD 88).

REEVES BUSINESS VENTURES

3451 LISBON COURT

SPARKS, NEVADA 89436
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I, KEVIN C. KOSSOL, DO HEREBY CERTIFY THAT THESE PLANS HAVE BEEN

PREPARED IN ACCORDANCE WITH ACCEPTED ENGINEERING PROCEDURES AND

GUIDELINES, AND ARE IN SUBSTANTIAL COMPLIANCE WITH APPLICABLE

STATUTES, COUNTY ORDINANCES, AND CODES. IN THE EVENT OF CONFLICT

BETWEEN ANY PORTION OF THESE PLANS AND COUNTY CODES, THE COUNTY

CODES SHALL PREVAIL.

DEVELOPER

JASON MURRY

285 KITTS WAY

RENO, NEVADA 89521

VOICE: (775) 848-9086

NTS

SPECIAL USE PERMIT

FOR

225 U.S. HIGHWAY 395 SOUTH

WASHOE COUNTY NEVADA
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5/14/2018 Bill Detail

https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=04608003&a=&b=2017071418&y=2017# 1/1

Washoe County Treasurer  
Tammi Davis

Washoe County Treasurer 
P.O. Box 30039, Reno, NV 89520-3039 
ph: (775) 328-2510 fax: (775) 328-2500  
Email: tax@washoecounty.us 

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at  (775) 328-2510 or tax@washoecounty.us

This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

Bill Detail

  

 Washoe County Parcel Information

Parcel ID Status Last Update

04608003 Active 5/14/2018 2:06:27
AM

Current Owner: 
REEVES BUSINESS VENTURES 
3451 LISBON CT 
SPARKS, NV 89436

SITUS: 
225 US HIGHWAY 395 S 
WASHOE COUNTY NV

 
Taxing District 
4000

 
Geo CD: 

Legal Description

Township 17 Section 24 Lot Block Range 19 SubdivisionName _UNSPECIFIED

 Installments

Period Due Date Tax Year Tax Penalty/Fee Interest Total Due

INST 1 8/21/2017 2017 $0.00 $0.00 $0.00 $0.00

INST 2 10/2/2017 2017 $0.00 $0.00 $0.00 $0.00

INST 3 1/1/2018 2017 $0.00 $0.00 $0.00 $0.00

INST 4 3/5/2018 2017 $0.00 $0.00 $0.00 $0.00

Total Due:  $0.00 $0.00 $0.00 $0.00

 Tax Detail

Gross Tax Credit Net Tax

State of Nevada $57.42 ($4.27) $53.15

Truckee Meadows Fire Dist $182.39 ($13.55) $168.84

Washoe County $470.06 ($34.91) $435.15

Washoe County Sc $384.53 ($28.57) $355.96

WASHOE VALLEY WATER BASIN $7.30 $0.00 $7.30

Total Tax $1,101.70 ($81.30) $1,020.40

 Payment History

Tax Year Bill Number Receipt Number Amount Paid Last Paid

2017 2017071418 U17.633 $1,020.40 7/18/2017

 Pay By Check

 Please make checks
payable to: 
WASHOE COUNTY
TREASURER 
  
Mailing Address: 
P.O. Box 30039 
Reno, NV 89520-3039 
  
Overnight Address: 
1001 E. Ninth St., Ste
D140 
Reno, NV 89512-2845

 

 Change of Address

All requests for a mailing
address change must be
submitted in writing,
including a signature
(unless using the online
form).

To submit your address
change online click here

Address change requests
may also be faxed to:  
(775) 328-2500

Address change requests
may also be mailed to:
Washoe County Treasurer 
P O Box 30039 
Reno, NV  89520-3039

Back to Account Detail Change of Address Print this Page
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