Board of Adjustment Staff Report

Meeting Date: November 4, 2021 Agenda Iltem: 8B

SPECIAL USE PERMIT CASE NUMBER: WSUP21-0026 (Sparks Mustang)

BRIEF SUMMARY OF REQUEST: A special use permit for major grading for a
warehousing and distribution facility

STAFF PLANNER: Planner's Name: Katy Stark
Phone Number: 775.328.3618
E-mail: krstark@washoecounty.gov

CASE DESCRIPTION

For hearing, discussion and possible action to approve a
special use permit for major grading and to vary grading
standards to permit 2:1 graded slopes and allow finished
grading to vary from the natural slope by more than 10
feet, and to vary landscaping standards to reduce exterior
landscaping requirements. The requested grading would
include 31.01 acres of land disturbance, approximately
450,000 cy of cut, and 103,000 cy of fill.

Subject
Property

Applicant: Industrial Realty Group 4 «V A
Property Owner: Sparks Mustang, LLC Q’Q-% /
Location: North of Interstate 80, {é‘ /
along the frontage road / /
at Exit 23 in Mustang M_/N\ -
APN: 084-060-32 and 084-
090-04, 05, 12,13 & 16
Parcel Sizes: 17.66 acres and 18.6 0 05
acres e @
Master Plan: Industrial (1)
Regulatory Zone: Industrial (1)
Area Plan: Truckee Canyon Vicinity Map
Development Code: Authorized in Article

438, Grading; and
Article 810, Special Use
Permits

Commission District: 4 — Commissioner
Hartung

STAFF RECOMMENDATION

APPROVE PARTIAL APPROVAL WITH CONDITIONS DENY

POSSIBLE MOTION

| 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 Special Use Permit Case Number
WSUP21-0026 for Industrial Realty Group, with the conditions included as Exhibit A to this matter. This partial approval
includes varying grading standards to permit 2:1 graded slopes on the portion of the site surrounding the warehouse but
requiring 3:1 slopes surrounding the storage yard, varying grading standards to allow finished grading to vary from the
natural slope by more than 10 feet, but not allowing the variance of landscaping standards to reduce exterior landscaping
requirements. Standard landscaping code must be met. All five findings can be met in accordance with Washoe County|
Code Section 110.810.30.

(Motion with Findings on Page 12)

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WSUP21-0026
www.washoecounty.gov/csd/planning_and_development SPARKS MUSTANG
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The technical reports submitted with the project application are extensive. To review the complete
project application with technical reports on-line click here or contact Planning at
Planning@washoecounty.gov to have a copy sent by email.

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
Page 2 of 13 SPARKS MUSTANG


https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2021/Files/wsup21-0026w.pdf
mailto:Planning@washoecounty.gov

Washoe County Board of Adjustment Staff Report Date: October 8, 2021

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 WSUP21-0026 are attached to this
staff report and will be included with the action order, if approved.

The subject property is designated as Industrial (I). The proposed use of a warehousing and
distribution facility, which is classified a Wholesaling, Storage and Distribution, Light, is allowed by
right in the Industrial regulatory zone per WCC 110.302.05.4; a special use permit is not required.
The proposed grading is allowed with a special use permit (SUP) per WCC 110.438.35. Therefore,
the applicant is seeking approval of this SUP for major grading from the Board of Adjustment.

Additionally, Article 810, Special Use Permits, allows the Board of Adjustment to vary development
code standards in conjunction with the approval process per WCC 110.810.20(e). The Board of
Adjustment will be ruling on the requests to vary standards below:

Variance(s) Requested Relevant Code Supported by Staff
Eliminate northern and eastern 110.412.45(b) — Industrial and No
perimeter landscaping Agricultural Use Types, Required Yards
Adjoining Streets
Allow 2:1 graded slopes on 110.438.45(a) — Grading of Slopes Yes, but require 3:1
northern project boundary slopes  surrounding
the storage yard
Vary natural grade by more than 110.438.45(c) — Grading of Slopes Yes
10 percent
Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Project Evaluation

The applicant is requesting a special use permit for major grading to construct a 529,250+ square
foot warehousing and distribution facility. The project site consists of 36.26+ acres located on the
north side of Interstate 80 in Mustang. The project site is currently developed as an industrial
materials processing plant operated by Q&D Construction. The current operations include the
crushing and processing of construction debris such as concrete and asphalt for future use in other
construction applications. Storage of heavy equipment, pre-cast operations, and various industrial
support services are also conducted on the site. In order to construct the new warehouse, the
existing Q&D operations will vacate the site, including the removal of site debris and existing
dilapidated buildings. According to the applicant, these previous operations have already disturbed
all developable portions of the property (approximately 85% of the total site area). The aerial view
below shows the existing site disturbance.

The applicant is requesting a special use permit to allow for major grading in order to establish a
new 529,250+ square foot warehousing and distribution facility. This warehousing use is classified
as “Wholesaling, Storage and Distribution, Light” and is allowed in the Industrial regulatory zone by
right, per WCC 110.302.05.4. As such, a special use permit is not required in order for the
warehousing and distribution facility to be built. A portion of the project site shows a “gravel storage
and staging area”. According to the applicant, this area will have a gravel road/base and may include
staging or storage of trucks and/or equipment. The “Storage of Operable Vehicles” use type is
allowed by right in the Industrial regulatory Zone.

The applicant is also requesting a special use permit to allow for major grading on the project site.
The grading for the proposed project exceeds major grading thresholds per WCC 110.438.35(a) on
slopes 15% or less, and a special use permit is required for the grading component of the project.
These are the grading thresholds from WCC 110.438.35(a) that are pertinent to the special use
permit request:

1) Grading on slopes of less than (flatter than) fifteen (15) percent:
i. Area:
C. Grading of an area of more than four (4) acres on a parcel of any size;

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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ii. Volume:

A. Excavation of five thousand (5,000) cubic yards or more whether the
material is intended to be permanently located on the project site or
temporarily stored on a site for relocation to another, final site,

The applicant is proposing to grade 31.01+ acres with the project, which constitutes an area of more
than four acres and triggers the major grading threshold. Additionally, grading for the project will
include approximately 450,000 cubic yards of cut and 103,000 cubic yards of fill. This volume of cut
and fill exceeds the 5,000 cubic yard trigger for major grading. The applicant has indicated that the
entirety of the site is already heavily disturbed, and the requested grading would act as a
recontouring of the existing areas of disturbance. Additionally, the applicant has indicated that the
excess 347,000 cubic yards of cut is material that is compacted fill and recycling material that is
currently being processed by Q&D Construction at the existing onsite facility and is not needed for
the warehousing use. Q&D has been processing this material in conjunction with active projects
and the material is slated to be exported from the site regardless of this proposed warehousing
project. By removing this excess material, Q&D is essentially returning the site back to its “natural”
grade. Washoe County Engineering has provided conditions for the grading plan, which are included
in Exhibit A of this staff report.

As part of this special use permit, the applicant is asking to allow 2:1 slopes along the northern
project boundary. The applicant has stated that 3:1 slopes would extend significantly further to the
north and would result in visual impacts, while 2:1 slopes will be fully screened by the warehouse.
WCC Section 110.438.45(a) requires that grading not result in slopes in excess of, or steeper than,
three horizontal to one vertical (3:1) except in several situations listed in this section of code. One
of those exceptions is cut slopes proposed to be located behind civic, commercial and industrial
buildings, when the cut slope is shorter than and substantially screened by the proposed building.
Such slopes are subject to approval of a Director's Modification of Standards by the Director of
Community Development. However, WCC Section 110.810.20(e) also allows the Board of
Adjustment to vary standards of the Development Code as part of the approval of a special use
permit application.

The proposed 2:1 slopes are shown in dark gray in the image below. Staff has highlighted the
southernmost proposed 2:1 slopes in red. The majority of these requested 2:1 slopes are located
behind the proposed warehouse and will be substantially screened by the warehouse. The applicant
also intends to use the spaces behind and on either side of the future warehouse for parking and
traffic flow, which would be aided by the additional space provided by 2:1 slopes. Staff recommends
approving the requested 2:1 slopes surrounding the warehouse (gray in the image below). Staff
does not recommend approval of the 2:1 slopes surrounding the storage yard (highlighted in red)
shown in the southernmost portion of the site, as these slopes will not be blocked by the warehouse.
Staff recommends the required 3:1 slopes in the location highlighted in red.

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Proposed 2:1 slopes

The applicant has stated that native revegetation will be used to stabilize the proposed 2:1 slopes.
The applicant has also stated that the native seed mix will be approved by the Washoe-Storey
Conservation District (WSCD). Washoe County Parks and Open Space (Parks) staff expressed that
it is much more difficult to revegetate 2:1 slopes than it is to revegetate 3:1 slopes, and temporary
irrigation will likely be required. The applicant stated in the application that temporary irrigation will
be provided, if necessary, at revegetation locations. Staff has provided a condition requiring
temporary irrigation in the Conditions of Approval (Exhibit A). Parks, WSCD, and Engineering
provided conditions of approval related to revegetation of the cut slopes; these conditions are
included in Exhibit A.

The applicant is also requesting to vary the natural slope by more than ten (10) feet in elevation.
While this request was not initially included in the application materials, the grading plan submitted
with the application does show multiple locations where the proposed grade would be more than ten
feet lower than the existing elevation. Several examples are shown in the images below.

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Station
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The applicant submitted a written request after the original application submittal asking to vary WCC
Section 110.438.45(c). The applicant stated that grading, as proposed, will result in significantly less
disturbance than what would result if the provisions of the code were enforced and will provide for a
more natural finished appearance. WCC Section 110.438.45(c) requires that finished grading shall
not vary from the natural slope by more than ten (10) feet in elevation. Exposed finish grade slopes
greater than ten (10) feet in height may be allowed upon the approval of a director's modification of
standards by the Director of Community Development upon recommendation by the County

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Engineer. However, WCC Section 110.810.20(e) also allows the Board of Adjustment to vary
standards of the Development Code as part of the approval of a special use permit application. Per
WCC Section 110.438.45(c), approval of this modification of standards requires a determination that:

(i) The proposed cut and/or fill slopes include stepped-back structural containment (retaining
walls) that form terraces, and;

(i) The proposed terraces include landscaping, are a minimum of six (6) feet in width and have
a slope flatter than three horizontal to one vertical (3:1).

(iii) Retaining walls used to create terraces are limited to a maximum vertical height of ten (10)
feet, when located outside any required yard setback.

(iv) Terrace widths shall be at least sixty (60) percent of the height of the higher of the two (2)
adjacent retaining walls.

(v) Bench widths shall be at least four (4) feet.

Staff recommends approval of the applicant’s request to allow finished grading that varies from the
natural slope by more than ten (10) feet in elevation, provided that the above listed requirements (i
though v) are met. These requirements have been included with the Conditions of Approval in
Exhibit A.

The applicant’s final request to modify standards is a request to eliminate northern and eastern
perimeter landscaping. WCC Section 110.412.45(b), Industrial and Agricultural Use Types,
Required Yards Adjoining Streets, states that all required yards which adjoin a street shall be
landscaped and shall include at least one (1) tree for every fifty (50) linear feet, or fraction thereof.
The northern perimeter of this property does not adjoin a street and does not require landscaping.
Staff does not support the applicant’s request to vary the landscaping requirements but rather
recommends that the applicant meet full landscaping requirements, per code, and include at least
one (1) tree for every fifty (50) linear feet for the property line running along the frontage road, the
property line on the east which adjoins the frontage road, and the property line on the south which
also adjoins the frontage road. An image of said property lines is provided below.

| Northern property line —
does not adjoin a street —
landscaping not required

" | Southern v
property line
D 2

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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The applicant has indicated that mature trees already exist along the frontage road, and their
intention is to include additional shrubs to ensure full compliance with Washoe County standards.

Truckee Canyon Area Plan Evaluation

The subject parcel is located within the Truckee Canyon Area Plan. The following is/are the pertinent
policy(ies) from the Area Plan:

Relevant Area Plan Policies Reviewed

Brief Policy Description Condition of Approval

TC 11 Ensure that the scenic views of the Yes The scenic views will not be altered
Truckee Canyon planning area remain from their current status, as the site is
unobstructed. already disturbed.

TC1.3 Proposed developments shall be Yes Height limitations and setbacks will be
reviewed to ensure the view from required to conform to WCC when a
Interstate 80 is preserved. Height building permit is submitted for the
limitations and setbacks will help preserve warehouse. Landscaping along all
the visually predominant ridges and yards adjoining a street will preserve
escarpments. views from Interstate 80.

TC 3.2 Development of such resources shall Yes Development of the site is compatible
not be detrimental to surrounding with surrounding properties and land
properties, land uses and the uses.

environment in general.

Reviewing Agencies

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

Agency Sentto Responded Provided Contact
Review Conditions

Nevada Dept of Env O O

Protection

Nevada Dept of Alex Wolfson /

Transportation AWolfson@dot.nv.gov

Nevada Div. of Wildlife O O

Washoe County Building & O Dan Holly /

Safety dholly@washoecounty.gov

Washoe County Parks & Sophia Kirschenman /

Open Spaces skirschenman@washoecounty.g
ov

Washoe County Water Rights Ol Vahid Behmaram /
vbehmaram@washoecounty.gov

Washoe County Engineering Robert Wimer, P.E., & Mitch
Fink /

rwimer@washoecounty.gov &
mfink@washoecounty.gov

Washoe County Sherriff O O

WCHD - Air Quality Genine Rosa /
grosa@washoecounty.gov

WCHD - Environment Health David Kelly /
DAKelly@washoecounty.gov

Truckee Meadows Fire Brittany Lemon /

Protection District blemon@tmfpd.us

RTC Washoe O Ol

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Washoe-Storey Conservation Jim Shaffer & Bret Tyler /
District shafferjam51@gmail.com &
brettyler2@gmail.com

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of Approval.

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 Truckee Canyon Area Plan.

Staff Comment: Staff has reviewed the Master Plan and the Truckee Canyon Area Plan,
and the project is consistent with these plans.

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 grading will allow for the establishment of a warehousing and
distribution facility, as well as the cleanup of debris currently on the site. Appropriate
roadways and access to those roadways already exists. Stormwater detention will be
provided at the southwest corner of the site, ensuring that flows off the property are equal
to or less than those in the pre-development condition.

3. Site Suitability. That the site is physically suitable for a warehousing and distribution
facility and for the intensity of such a development.

Staff Comment: The site is located in the Industrial regulatory zone, which is designated
as an appropriate location for warehouses. Surrounding properties are being used for
warehousing and industrial uses. There are no abutting residential uses. All developable
portions of the property are already disturbed and in use for the processing of construction
debris, the storage of heavy equipment, pre-cast operations, and various industrial support
services. The establishment of a warehouse will result in improvements to the property.

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: All developable portions of the property are currently disturbed and in
use. The proposed project will result in the removal of site debris and dilapidated
buildings, and improvements will be made to the property, including paving, landscaping,
and the installation of the warehouse building. There are no abutting residential properties
to be disturbed by the construction process.

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, the project will have no effect on a military installation.

Recommendation

After a thorough analysis and review, Special Use Permit Case Number WSUP21-0026 is being
recommended for partial approval with conditions. Staff offers the following motion for the Board’s
consideration.

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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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 Special Use Permit Case Number WSUP21-0026 for Industrial Realty Group, with the
conditions included as Exhibit A to this matter. This partial approval includes varying grading
standards to permit 2:1 graded slopes on the portion of the site surrounding the warehouse but
requiring 3:1 slopes surrounding the storage yard, varying grading standards to allow finished
grading to vary from the natural slope by more than 10 feet, but not allowing the variance of
landscaping standards to reduce exterior landscaping requirements. Standard landscaping code
must be met. All five findings can be met 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 Truckee Canyon 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;

3. Site Suitability. That the site is physically suitable for a warehousing and distribution
facility and for the intensity of such a development;

4. lIssuance 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: Industrial Realty Group
Attn: Rex Massey
11111 Santa Monica Blvd.
Los Angeles, CA 90025
Email: rmassey@irgra.com

Owner: Sparks Mustang, LLC
Attn: Justin Lichter
11111 Santa Monica Blvd.
Los Angeles, CA 90025
Email: jlichter@industrialrealtygroup.com

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Consultant: Christy Corporation, LTD
Attn: Mike Railey
1000 Kiley Pkwy.
Sparks, NV 89436
Email: mike@christynv.com

Special Use Permit Case Number WSUP21-0026 WSUP21-0026
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Conditions of Approval

Special Use Permit Case Number WSUP21-0026

The project approved under Special Use Permit Case Number WSUP21-0026 shall be carried
out in accordance with the conditions of approval granted by the Board of Adjustment on
November 4, 2021. 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:

e Prior to permit issuance (i.e., grading permits, building permits, etc.).
¢ Prior to obtaining a final inspection and/or a certificate of occupancy.
e Prior to the issuance of a business license or other permits/licenses.

e Some “ conditions of approval” are referred to as “operational conditions.” These
conditions must be continually complied with for the life of the project or business.

The Washoe County Commission oversees many of the reviewing agencies/departments
with the exception of the following agencies.

e 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.

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WSUP21-0026
www.washoecounty.gov/csd/planning_and_development EXHIBIT A



Washoe County Conditions of Approval

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 — Katy Stark, 775.328.3618, krstark@washoecounty.qgov
a. The applicant shall attach a copy of the action order approving this project to all

permits and applications (including building permits) applied for as part of this
special use permit.

b. 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.

c. The applicant shall submit construction plans, with all information necessary for
comprehensive review by Washoe County, and initial 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.

d. 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.

e. The business license will be obtained to for the new use.

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

i. Failure to comply with any of the conditions of approval shall render this approval
out of conformance and subject to revocation.

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

g. Temporary irrigation shall be required on all revegetated 2:1 slopes in order to meet the
requirements for revegetation under WCC 110.412.67.

h. Finish grading may vary from the natural slope by more than ten (10) feet in elevation on
this project provided that these areas abide by the following mitigating standards:

i. The proposed cut and/or fill slopes include stepped-back structural containment
(retaining walls or stabilized slopes) that form terraces, and;
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j-  The proposed terraces include landscaping, are a minimum of six (6) feet in width and
have a slope flatter than three horizontal to one vertical (3:1).

k. Retaining walls or stabilized slopes used to create terraces are limited to a maximum
vertical height of ten (10) feet, when located outside any required yard setback.

I.  Terrace widths shall be at least sixty (60) percent of the height of the higher of the two
(2) adjacent retaining walls.

m. Bench widths shall be at least four (4) feet.

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.

GENERAL CONDITIONS
Contact Name — Robert Wimer, P.E., 775.328.2059, rwimer@washoecounty.qov

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 or Waiver for
construction and submit a copy to the Engineering Division prior to issuance of a grading
permit.

c. The developer shall complete and submit the Construction Permit Submittal Checklist
and pay the Construction Stormwater Inspection Fee prior to obtaining a grading permit.
The County Engineer shall determine compliance with this condition.

d. Applicant shall indicate on the plans where exported materials will be taken and a
grading permit shall be obtained for the import site.

e. Exported materials shall not be sold without the proper business license.

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

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

h. 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.
Methods and seed mix must be approved by the County Engineer with technical
assistance from the Washoe-Storey Conservation District. The applicant shall submit a
revegetation plan to the Washoe-Storey Conservation District for review.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Name — Robert Wimer, P.E., 775.328.2059, rwimer@washoecounty.qov

i. A detailed 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-
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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 and based upon the
5-year storm shall be detained on site to the satisfaction of the County Engineer.

k. Standard reinforced concrete headwalls or other approved alternatives shall be placed
on the inlet and outlet of all drainage structures and rip rap shall be used to prevent
erosion at the inlets and outlets of all pipe culverts to the satisfaction of the County
Engineer.

I. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage from the site to the satisfaction of the County Engineer.

m. The following note shall be added to the construction drawings; “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.”

Truckee Meadows Fire Protection District

3. The following condition is a requirement of the Truckee Meadows Fire Protection District,
which shall be responsible for determining compliance with this condition.

Contact Name — Brittany Lemon, 775.326.6079, blemon@tmfpd.us
a. This project shall meet and comply with all requirements of currently adopted TMFPD

fire codes, ordinances, and standards at the time of construction to include infrastructure
for fire apparatus access roads and water supply. https:/tmfpd.us/fire-code/

Washoe County Health District, Air Quality Management Division

4. The following conditions are requirements of the Washoe County Health District, Air Quality
Management Division, which shall be responsible for determining compliance with these
conditions.

Contact Name — Genine Rosa, 775.784.7204, grosa@washoecounty.gov

a. A Dust Control Permit will be required prior to breaking ground, failure to do so may
result in enforcement action resulting in a Notice of Violation with associated fines. For
Dust Control Permit questions call AQMD at 775-784-7200 or Vvisit
www.OurCleanAir.com.

b. Acknowledgement of Asbestos Assessment and NESHAP notifications would be needed
for any structures to be demoed.

c. There is a Stationary Source permit for the existing Q&D facility, this would need to be
modified if moving or closed.

Washoe County Health District, Environmental Health Services

5. The following conditions are requirements of the Washoe County Health District,
Environmental Health Services, which shall be responsible for determining compliance with
these conditions.

Contact Name — David Kelly, 775.328.2434, DAKelly@washoecounty.qgov
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a. If the project does get approval to connect to the nearby Truckee Canyon public water
system (TMWA owned), all existing domestic wells will be required to be abandoned.
The abandonment requires a permit from EHS.

b. If the project does not end up connecting to the public water system, the project will
require permitting from Nevada Bureau of Safe Drinking Water as a public water system.

c. The commercial septic system for the project will require permitting through Nevada
Bureau of Water Pollution Control. Any existing septic tanks will be required to be
properly abandoned. The abandonment(s) will require permitting through EHS.

Nevada Department of Transportation (NDOT)

6. The following conditions are requirements of Nevada Department of Transportation (NDOT),
which shall be responsible for determining compliance with these conditions.

Contact Name — Alex Wolfson, PE, PTOE, 775.834.8365, AWolfson@dot.nv.gov

a. The proposed project is directly adjacent and proposes access to the frontage road on
the north side of 1-80. This frontage road is an NDOT owned road that is officially
designated as Washoe County Frontage Road 10 (FRWA10) and functionally classified
as an urban frontage road.

b. NDOT requires the use of legal, permitted accesses to the state highway system. An
NDOT occupancy permit will be required for the proposed access and any other
improvements proposed within the FRWA10 right of way.

c. All work proposed within or adjacent to the FRWA10 right of way must comply with
NDOT’s Standard Plans, Access Management System and Standards, Terms and
Conditions Relating to Right-of-Way Occupancy Permits, and Drainage Manual current
version at the time of application. Please contact the NDOT District || Permits Office at
(775) 834-8330 for information about obtaining NDOT occupancy permits.

d. The State defers to municipal government for land use development decisions. Public
involvement for community development related improvements within or adjacent to
NDOT right of way should be considered during the municipal land use development
process. Significant improvements proposed within NDOT right of way may require
additional public involvement. It is the responsibility of the applicant to perform such
additional public involvement.

e. This letter does not provide for approval or disapproval of any improvements proposed
by the project. NDOT review during the occupancy permit process may result in
modification to the proposed improvements or denial.

Washoe County Parks Program

7. The following conditions are requirements of the Washoe County Parks Program, which
shall be responsible for determining compliance with these conditions.

Contact Name — Sophia Kirschenman, 775.328.3623,
skirschenman@washoecounty.gov

a. All imported fill materials are required to be “certified weed free” in order to prevent the
spread of noxious weeds in Washoe County.

b. Prior to the issuance of building or grading permits, the applicant shall submit a
revegetation plan, prepared by a biologist or other qualified professional, to the Parks
Program for review and approval. At a minimum, the plan will include: identification of
the area of impact, to include the 2:1 or 3:1 slopes; a selection of native/perennial
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adapted plants or seed mixes; irrigation provisions, as necessary; revegetation success
criteria; and appropriate monitoring provisions.

Washoe-Storey Conservation District

8. The following conditions are requirements of Washoe-Storey Conservation District, which
shall be responsible for determining compliance with these conditions.

Contact Names - Jim Shaffer and Bret Tyler, shafferjam51@gmail.com and
brettyler2@gmail.com

a. A revegetation plan is required from a qualified professional. The revegetation plan shall
include a seed mix based on the soil, contingency water plan, fertilizer plan, erosion
control structures and a monitoring plan with updates provided to the Conservation
District after the growing season (October 31) every year for a three-year period.

*** End of Conditions ***
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STATE OF NEVADA
DEPARTMENT OF TRANSPORTATION
1263 S. Stewart Street
Carson City, Nevada 89712

STEVE SISOLAK KRISTINA L. SWALLOW, P.E., Director
Governor

September 24, 2021

Washoe County Community Services Department
Planning and Building Division

1001 East 9" Street

Reno, NV 89512

Attention: Katy Stark, Planner

SENT VIA ELECTRONIC MAIL

RE: WSUP21-0026 Sparks Mustang
Dear Ms. Stark,

Nevada Department of Transportation (NDOT) District Il staff has reviewed the following
application and provided comments accordingly:

Special Use Permit Case Number WSUP21-0026 - For hearing, discussion and possible
action to approve a special use permit for major grading and to vary grading standards to permit
2:1 graded slope and to vary landscaping standards to reduce exterior landscaping
requirements. The requested grading would include 31.01 acres of land disturbance,
approximately 450,000 cy of cut, and 103,000 cy of fill.

NDOT comments:

1. The proposed project is directly adjacent and proposes access to the frontage road on
the north side of I-80. This frontage road is an NDOT owned road that is officially
designated as Washoe County Frontage Road 10 (FRWA10) and functionally classified
as an urban frontage road.

2. NDOT requires the use of legal, permitted accesses to the state highway system. An
NDOT occupancy permit will be required for the proposed access and any other
improvements proposed within the FRWA10 right of way.

3. All work proposed within or adjacent to the FRWA10 right of way must comply with
NDOT’s Standard Plans, Access Management System and Standards, Terms and
Conditions Relating to Right-of-Way Occupancy Permits, and Drainage Manual current
version at the time of application. Please contact the NDOT District || Permits Office at
(775) 834-8330 for information about obtaining NDOT occupancy permits.

4. The State defers to municipal government for land use development decisions. Public
involvement for community development related improvements within or adjacent to
NDOT right of way should be considered during the municipal land use development
process. Significant improvements proposed within NDOT right of way may require
additional public involvement. It is the responsibility of the applicant to perform such
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additional public involvement.

5. This letter does not provide for approval or disapproval of any improvements proposed
by the project. NDOT review during the occupancy permit process may result in
modification to the proposed improvements or denial.

Thank you for the opportunity to review this request. NDOT reserves the right to incorporate
further changes as this project progresses. Should you have any questions, please contact me
at (775) 834-8365.

Sincerely,

DocuSigned by:

8D80CB88AB3244A2...

Alex Wolfson, PE, PTOE
Engineering Manager

Cc: Sondra Rosenberg — NDOT Assistant Director of Planning
Mike Fuess — NDOT District Engineer
Rod Schilling — NDOT Traffic Operations
File
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From: Holly, Dan

To: Stark, Katherine

Subject: WSUP21-0026

Date: Wednesday, September 15, 2021 7:08:24 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Good Morning Katy: | have reviewed the above referenced application on behalf of Building and
have no comments at this time. Thank You

/*f/\'i\ Please tell us how we did by taking a quick survey
:i: ke :I Dan Holly
\ 'r_aE';{}:'/j Plans Examiner Supervisor, Planning and Building Division | Community

Services Department

dholly@washoecounty.us | Office: (775) 328-2027
1001 E. Ninth St., Bldg. A, Reno, NV 89512

0008
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WASHOE COUNTY 1001 EAST 9™ STREET

RENO, NEVADA 89520-0027

COMMUNITY SERVICES DEPARTMENT  pHONE (775) 328-3600

Regional Parks and Open Space FAX (775) 328.3699
TO: Katy Stark, Planner
WASHOE
COUNTY
FROM: Sophia Kirschenman, Park Planner AND OPEN SPACE

DATE: October 1, 2021

SUBJECT: Special Use Permit Case Number WSUP21-0026 (Sparks
Mustang)

| have reviewed WSUP21-0026 on behalf of the Washoe County Regional Parks and Open Space
Program (Parks Program) and prepared the following comments:

If approved, this special use permit would allow for major grading to facilitate the redevelopment
of an approximately 36-acre site located to the north of i-80 in the east Truckee Canyon near
Lockwood. The site is bordered on two sides by public lands administered by the Bureau of Land
Management. The applicant is also requesting to vary landscaping standards and grading
standards, to allow for 2:1 slopes instead of the required 3:1 slopes. The application also states
that the proposed 2:1 slopes would be stabilized with the use of native species revegetation. It is
the position of the Parks Program that it is much more difficult to revegetate 2:1 slopes and this
would likely require temporary irrigation. Given this information, the Parks Program offers the
following conditions of approval:

1. Allimported fill materials are required to be “certified weed free” in order to prevent the
spread of noxious weeds in Washoe County.

2. Prior to the issuance of building or grading permits, the applicant shall submit a
revegetation plan, prepared by a biologist or other qualified professional, to the Parks
Program for review and approval. At a minimum, the plan will include: identification of
the area of impact, to include the 2:1 or 3:1 slopes; a selection of native/perennial
adapted plants or seed mixes; irrigation provisions, as necessary; revegetation success
criteria; and appropriate monitoring provisions.

EFFECTIVE QUALITY
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COMMUNICATION PUBLIC SERVICE WSUP21-0026
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COMMUNITY SERVICES Reno, Nevada 89520-0027

INTEGRITY COMMUNICATION SERVICE Phone: (775) 328-3600
Fax: (775) 328-3699

September 15, 2021

TO: Katy Stark, Planner, CSD, Planning & Development Division
FROM: Vahid Behmaram, Water Rights & Water Resources Consultant, CSD
SUBJECT:  Special Use Permit Case Number WSUP21-0026 (Sparks Mustang)

Project description:

The applicant is proposing to approve a special use permit for major grading and to vary grading
standards to permit 2:1 graded slopes and to vary landscaping standards to reduce exterior
landscaping requirements. The requested grading would include 31.01 acres of land disturbance,
approximately 450,000 cy of cut, and 103,000 cy of fill.

Location: North of Interstate 80, along the frontage road at Exit 23 in Mustang, Assessor’s
Parcel Numbers: 084-060-32 and 084-090-04, 05, 12, 13 and 16.

The Community Services Department (CSD) recommends approval of this project with the
following Water Rights comments and/or conditions:

Comments:

None

Conditions:

There are no conditions of approval for this SUP.

1001 E. 9™ Street, Reno, Nevada 89512
WWW.WASHOECOUNTY.US




1001 EAST 9™ STREET

WASHOE COUNTY RENO, NEVADA 89512

COMMUNITY SERVICES DEPARTMENT E;‘S('i@gg’;‘;:;‘soo
Engineering and Capital Projects '

Date: September 28, 2021
To: Katy Stark, Planner
From: Robert Wimer, P.E., Licensed Engineer

Re: Special Use Permit for Sparks Mustang WSUP21-0026
APN 084-060-32, 084-090-04, 084-090-05, 084-090-12, 084-090-13, 084-090-16

GENERAL PROJECT DISCUSSION

Washoe County Engineering staff has reviewed the above referenced application. The Special Use
Permit is for the construction of an approximately 529,250 square foot warehousing and distribution
facility and is located on approximately 36.26 acres at the north side of Interstate 80 in Mustang. The
Engineering and Capital Projects Division recommends approval with the following comments and
conditions of approval which supplement applicable County Code and are based upon our review of the
site and the application prepared by Christy Corporation, Ltd. The County Engineer shall determine
compliance with the following conditions of approval.

For questions related to sections below, please see the contact name provided.

GENERAL CONDITIONS
Contact Information: Robert Wimer, P.E. (775) 328-2059

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. For construction areas larger than 1 acre, the developer shall obtain from the Nevada Division of
Environmental Protection a Stormwater Discharge Permit or Waiver for construction and submit
a copy to the Engineering Division prior to issuance of a grading permit.

3. The developer shall complete and submit the Construction Permit Submittal Checklist and pay
the Construction Stormwater Inspection Fee prior to obtaining a grading permit. The County
Engineer shall determine compliance with this condition.

4. Applicant shall indicate on the plans where exported materials will be taken and a grading permit
shall be obtained for the import site.

5. Exported materials shall not be sold without the proper business license.

EFFECTIVE QUALITY
INTEGRITY @COMMUNICATION @ PUBLIC SERVICE WSUP21-0026
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Subject: Sparks Mustang WSUP21-0026
Date: September 28, 2021
Page: 2

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

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

8. 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. Methods and seed
mix must be approved by the County Engineer with technical assistance from the Washoe-Storey
Conservation District. The applicant shall submit a revegetation plan to the Washoe-Storey
Conservation District for review.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Robert Wimer, P.E. (775) 328-2059

1. A detailed 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.

2. Any increase in storm water runoff resulting from the development and based upon the 5-year
storm shall be detained on site to the satisfaction of the County Engineer.

3. Standard reinforced concrete headwalls or other approved alternatives shall be placed on the
inlet and outlet of all drainage structures and rip rap shall be used to prevent erosion at the inlets
and outlets of all pipe culverts to the satisfaction of the County Engineer.

4. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage from
the site to the satisfaction of the County Engineer.

5. The following note shall be added to the construction drawings; “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.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitch Fink, (775) 328-2050

1. If the project will generate 80 or more weekday peak hour trips, provide A detailed traffic report
prepared by a registered engineer addressing driveway locations and turning movements,
delivery  truck patterns and movements, and provide recommendations on

WSUP21-0026
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Subject: Sparks Mustang WSUP21-0026
Date: September 28, 2021
Page: 3

acceleration/deceleration lanes, storage lanes, and access control to the satisfaction of NDOT
and the County Engineer.

2. Driveway locations shall conform to the Washoe County Code Article 436 for commercial
driveways.

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

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Tim Simpson, P.E. (775) 954-4648

1. No Comments.

WSUP21-0026
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From: Rosa, Genine

To: Stark, Katherine
Subject: Second Review of Applications Submitted September 2021
Date: Wednesday, September 22, 2021 4:37:51 PM

Special Use Permit Case Number WSUP21-0026 (Sparks Mustang)

Dust Control Permit will be required prior to breaking ground, failure to do so may
result in enforcement action resulting in a Notice of Violation with associated
fines. For Dust Control Permit questions call AQMD at 775-784-7200 or

visit www.QurCleanAir.com.

Acknowledgement of Asbestos Assessment and NESHAP notifications would be
needed for any structures to be demoed.

There is a Stationary Source permit for the existing Q&D facility, this would need to
be modified if moving or closed.

P.S. — Please be sure to click the link below and sign up to receive air quality news, updates, public
notices and more via e-mail.

Genine Rosa

Environmental Engineer Il | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.gov_ | O: (775) 784-7204 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512
*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

www.OurCleanAir.com | Subscribe to get Air Quality Updates!

WASHOE COUNTY
HEALTH DISTRICT

EMHANCING QUALITY OF LIFE  PublicHealth

Please take our customer satisfaction survey by clicking here

WSUP21-0026
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WASHOE COUNTY
HEALTH DISTRICT

ENHANCING QUALITY OF LIFE

September 23, 2021

Washoe County Community Services
Planning and Development Division
PO Box 11130

Reno, NV 89520-0027

RE:  Sparks Mustang; 084-060-32
Special Use Permit; WSUP21-0026

Dear Washoe County Staff:

The following conditions are requirements of the Washoe County Health District, Environmental
Health Division (EHS), which shall be responsible for determining compliance with these
conditions.

a) If the project does get approval to connect to the nearby Truckee Canyon public water
system (TMWA owned), all existing domestic wells will be required to be abandoned.
The abandonment requires a permit from EHS.

b) If the project does not end up connecting to the public water system, the project will
require permitting from Nevada Bureau of Safe Drinking Water as a public water system.

c) The commercial septic system for the project will require permitting through Nevada
Bureau of Water Pollution Control. Any existing septic tanks will be required to be
properly abandoned. The abandonment(s) will require permitting through EHS.

If you have any questions or would like clarification regarding the foregoing, please contact David
Kelly regarding all EHS comments.

Sincerely,

David Kelly

EHS Supervisor
Environmental Health Services
Washoe County Health District

ENVIRONMENTAL HEALTH SERVICES
1001 East Ninth Street | P.O.Box 11130 | Reno, Nevada 89520

775-328-2434 | Fax: 775-328-6176 | washoecounty.us/health
Serving Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer WSQE&I:M
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From: Lemon, Brittany

To: Stark, Katherine

Cc: Way, Dale

Subject: WSUP21-0026 (Sparks Mustang) Conditions of Approval
Date: Monday, September 27, 2021 3:21:48 PM
Attachments: image001.png

Hi Katy,

“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes,
ordinances, and standards at the time of construction to include infrastructure for fire apparatus
access roads and water supply.”

https://tmfpd.us/fire-code

Thank you!

Brittany Lemon

Fire Captain - Fire Prevention | Truckee Meadows Fire & Rescue
blemon@tmfpd.us | Office: 775.326.6079 | Cell: 775.379.0584

3663 Barron Way, Reno, NV 89511

" Committed to excellence, service, and the protection of life and property in our community”

WSUP21-0026
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September 23, 2021

Washoe County Community Services Department
C/0 Katy Stark, Planner

1001 E Ninth Street, Bldg. A

Reno, NV 89512

WSUP21- 0026 Sparks Mustang

Dear Katy,

In reviewing the special use permit for major grading and permit 2:1 graded slope, the District has the
following comments.

With the proposed detention basins, we recommend as a condition for approval to construct a low flow
channel between the inlet to outlet pipe, lining the flow line with 4—6-inch rock. Additionally construct
two feet by three feet deep by six feet long infiltration trench below the low flow channel to encourage
ground water recharge and reduce water runoff. All ditches and swales have the flow line with 4—6-inch
rock to reduce sediment runoff downstream.

The applicant states they will send the revegetation plan to the District in which we will require from a
qualified professional that includes a seed mix based on the soil, contingency water plan, fertilizer plan,
erosion control structures and a monitoring plan with updates provided to the Conservation District
after the growing season (October 31) every year for a three-year period.

The District will require earth tone colors for the fencing such as brown, gray, or green colors and the
exterior building finishes and roofing material have a color palette that is environmentally friendly.

The proposed lighting for the project follows Washoe County code as it relates to dark sky illumination.

Thank you for the opportunity to review the project that may have impacts on our natural resources and
any questions call us at 775-750-8272.

Sincerely,

Shaffer-Tyler

WSUP21-0026
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Public Notice

WSUP21-0026 (Sparks Mustang)

(0847020204 0842020205 5
08406032
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55 parcels at 5500 feet
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SPARKS MUSTANG,

Special Use Permit

Prepared for:

Sparks Mustang, LLC
11111 Santa Monica Boulevard

Los Angeles, California 90025
Prepared by:
Christy Corporation, Ltd.
1000 Kiley Parkway

Sparks, Nevada 89436

(775) 502-8552

September 8, 2021

LLC
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Introduction
This application includes the following request:

e ASpecial Use Permit to allow for the establishment of a warehousing use within the Industrial (1)
regulatory zone; to allow for Major Grading per the standards of Section 110.438.35 of the Washoe
County Development Code; and to allow for modification of standards to permit 2:1 graded slopes
and to reduce exterior landscaping.

Project Location

The project site (APN #'s 084-060-32, 084-090-04, 05, 12, 13, and 16) consists of 36.26+ acres located on the
north side of Interstate 80 in Mustang. Specifically, the site is located along the northern Interstate 80
frontage road at Exit 23, as depicted below in Figure 1.

)
o) &

PROJECT SITE

&

RMustang

[Mustarg

deensee Figure 1 — Vicinity Map
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Existing Conditions

The project site is currently developed as an industrial materials processing plant that is operated by Q&D
Construction. This includes the crushing and processing of construction debris such as concrete and asphalt.
Material, including large chunks of concrete and asphalt, are trucked into the site and loaded into a crusher
that pulverizes the material into small pieces that can be used for other construction applications such as
road base. In addition, the operation includes the storage of heavy equipment, pre-cast operations, and
various industrial support services.

The project site is generally flat except for the northern boundary which includes steeper slopes as it
approaches the ridgeline to the north. The existing Q&D operations have previously disturbed all
developable portions of the property (approximately 85% of the total site area).

Surrounding uses include industrial and warehousing to the south (across Interstate 80) and to the north at
the top of the ridge. A motorsports park also exists to the north and hosts various racing events on a limited
basis throughout the year. Reno Drain Oil operates a petroleum recycling facility that abuts the site to the
north at the west-central portion of the property. This facility is accessed through the Sparks Mustang, LLC
site by an existing access easement.

Figure 2 (below) provides an aerial view of the site and depicts existing site disturbance along with the Reno
Drain Oil facility noted previously.

Figure 2 — Aerial View
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Figures 3 (below) and 4 through 6 (following pages) depict the existing onsite conditions.

Sl

i e

Figure 3 — Existing Conditions
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Figure 4 — Existing Conditions
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

VIEW ACROSS SITE FROM NORTHEAST (LOOKING SOUTHWEST)

Figure 5 — Existing Conditions
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

NORTHERN PROPERTY BOUNDARY (LOOKING WEST)

EXISTING MATURE /
LANDSCAPING ALONG |
FRONTAGE ROAD

Figure 6 — Existing Conditions
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Project Description and Request

The first component of this Special Use Permit (SUP) is to allow for the establishment of a new 529,250+
square foot warehousing and distribution facility to be located at the 36.26+ acre site. To construct the new
warehouse use, the existing Q&D operations will be vacated from the site, including removal of site debris
and existing dilapidated buildings. A new single warehouse structure will be constructed at the property and
will include east/west orientation.

The primary warehouse structure is proposed to be 514,250+ square feet and will include two 7,500+ square
foot offices at the western and eastern edges. Truck bays will line the northern and southern walls of the
warehouse building. Access to the site will be from an existing western access at the I-80 frontage road
along with a new eastern access that will also connect to the frontage road.

Employee parking will be provided adjacent to the offices and includes 131+ spaces on the west and 59+
spaces on the east. Additionally, 58+ truck parking spaces will be located on the north side of the parcel,
adjacent to the northern drive aisle. Internal circulation will consist of a looping drive aisle that circles the
building and connects at the two accesses along the frontage road. This provides for safe and efficient
vehicle and truck circulation within the site and maintains access to the existing Reno Drain Oil facility to the
north.

The western edge of the site many be developed with additional building area in the future but is currently
proposed to remain as outdoor storage, as exists today. However, the area will be improved to include
gravel base and a solid screen fence that will buffer the view into the site. This, coupled with new exterior
landscaping on the west side, ensures that a much more visual pleasing appearance will occur over the
current conditions.

The area proposed for development essentially consists of the areas previously disturbed by the existing
Q&D operations. However, with the grading proposed (and described in the following section), a much
more refined project appearance will result. In fact, it is anticipated that development of the site, as
proposed, will greatly enhance the visual aesthetics of the area, especially from Interstate 80.

Stormwater detention will be provided at the southwest corner of the site, ensuring that flows off the
property are equal to or less than those in the pre-development condition. The existing mature landscaping
thatisincluded in the southern streetscape will remain and will be enhanced to ensure full compliance with
Washoe County standards. This will result in an immediate highly effective screen that will soften the
appearance of the building from the freeway.

Steeper slopes that exist at the northwest corner of the property will continue to remain undisturbed. No
cutting of the hillside will occur. Overall, it is proposed to disturb 31.01+ acres (85%) of the site which

essentially is the same amount of site disturbance that exists now under the current operations.

Figure 7 (following page) depicts the preliminary project site plan.
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EXHIBIT D



SPARKS MUSTANG, LLC - SPECIAL USE PERMIT

e
PARKING SPACES
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131 PARKING.
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Figure 7 — Preliminary Site Plan
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Figure 8 (below) depicts a conceptual elevation/rendering of a building comparable to what is being
proposed at the Sparks Mustang, LLC site.

Figure 8 — Typical Building Elevation/Rendering

The second component of this SUP request is to allow for Major Grading, as defined in Section 110.438.35 of
the Washoe County Development Code. Specifically, the Major Grading Permit Thresholds triggered by this
application include those outlined in Section 110.4.8.35(a)(1)(i) and (ii).

The Development Code sections noted above refer to grading on slopes 15% or less. Per 110.438.35(1)(i), a
SUP is triggered for grading of an area more than 4 acres in size. As proposed, 31.01+ acres will be graded
with the project. However, this grading is essentially a recontouring of the existing areas of disturbance and
will have very limited visual impact.

The second SUP “trigger” is to allow for the excavation of 5,000 cubic yards or more at the site
(110.438.35(1)(ii). As proposed, the Sparks Mustang, LLC project will include approximately 450,000 cubic
yards of cut and 103,000 cubic yards of fill. Once again, the area proposed for disturbance is already highly
disturbed and the proposed grading is tailored for the specific use being developed at the site. Once
complete, the Sparks Mustang, LLC project will result in a much more visually appealing project than what is
occurring onsite now.
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SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Grading proposed is consistent with an industrial site of this scale and density. The project is highly
consistent with other warehousing/distribution uses in the area directly complements those located across
Interstate 80 to the south. Most importantly, grading will occur in areas previously disturbed and will not
encroach upon hillside areas to the north, ensuring that visual degradation of the site, including hillside
scarring, will not occur.

A detailed grading and drainage plan, prepared by Reno Engineering, is included as an attachment to this
report.

The final component of this request is to allow for the modification of standards related to graded slopes
and landscaping. First, it is requested to allow for the implementation of 2:1 slopes along the northern
project boundary, as depicted on the attached grading plan. The use of 2:1 slopes is beneficial as it will
ensure that visual scarring along the northern hillside will not occur. If typical County standards (3:1 slopes)
were implemented in these areas, daylighting of graded slopes would extend significantly further to the
north and would result in visual impact.

The 2:1 slopes proposed are consistent with grading that has already occurred onsite and will be fully
screened by the intervening building. Allowing 2:1 slopes in this area will not result in any negative visual
impacts. In fact, it ensures that they will not occur. Slopes will be stabilized with the use of native
revegetation and will be supported by a geotechnical investigation at the time of final permitting.

The second modification request is to eliminate the northern and eastern perimeter landscaping.
Landscaping of these setback areas serves no functional purpose as it cannot be seen outside of the project
site. The intervening Sparks Mustang, LLC project site will fully screen this area from view of the frontage
road and freeway. Additionally, locating landscaping in the northern and eastern setback would be in stark
contrast to the native hillside vegetation and would result in an awkward, out-of-place appearance.

The western perimeter will include code-required perimeter landscaping to ensure a visually pleasing
appearance from the freeway and further screen outside storage areas. The southern landscape setback
already includes mature trees (as depicted in Figure 6) and will include additional shrubs to ensure full
compliance with Washoe County standards. A highly effective and attractive landscape screen will exist
along the project frontage from day-one which is highly beneficial since this is the frontage visible from
Interstate 80.

The requested modifications are entirely permissible per Development Code standards and procedures and
will not result in negative impacts to surrounding properties or the overall area. The modifications are
consistent with other industrial properties in the area and will not detract from the overall project design
and appearance.

10

WSUP21-0026
EXHIBIT D



SPARKS MUSTANG, LLC — SPECIAL USE PERMIT

Special Use Permit Findings

In order to approve a Special Use Permit, the following findings must be made. Responses are provided in
bold.

1. Consistency. The granting of the special use permit is consistent with the policies and maps of the
Comprehensive Plan Elements and the Area Plan in which the property is located.

The Sparks Mustang project is consistent with the existing Industrial Master Plan and Regulatory Zone
designations and is a permissible use per Development Code standards. The East Truckee Canyon Area
Plan supports the project by encouraging industrial development in the Mustang area, including the
adaptive reuse of existing properties in the area.

2. Adequate Public Facilities. Adequate utilities, roadway improvements, sanitation, water supply, drainage,
and other necessary facilities must exist or will be provided.

The site is already developed and operating as an industrial use. Utilities are in place and appropriate
access on and off of Interstate 80 is already occurring and has proven to function well with industrial truck
traffic. The Truckee Meadows Water Authority (TMWA) owns and operates the tank abutting the project
site and will provide municipal water service. A TMWA Discovery verifying water service has been
completed. A commercial septic system will be installed (subject to Health Department approval).

3. Site Suitability. The site must be physically suitable for the proposed use and for the intensity of
development.

As noted previously, the site area proposed for development is basically flat and already developed with
an industrial use type(s). The Sparks Mustang, LLC project is an excellent adaptive reuse of the site and
will allow for a much more attractive project than what exists today. Infrastructure and services needed
to serve the project are already in place or can easily be extended at the developer’s expense.

4. Issuance Not Detrimental. Issuance of the permit may not be significantly detrimental to the public
health, safety or welfare; have a detrimental impact on adjacent properties; or be detrimental to the
character of the surrounding area.

Issuance of this SUP will allow for the site to come into full compliance with Washoe County Development
Code standards and will not result in any negative impacts to the surrounding area. The use proposed is
consistent with the existing Industrial zoning and is complementary to other warehousing uses in the
Mustang area. Furthermore, site improvements will greatly enhance the aesthetics of the area above and
beyond what currently exists today.

11
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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

personal information, please contact Planning and Building staff at 775.328.6100.

Project Information

Staff Assigned Case No.:

Project Name: Spa rkS M Ustang y LLC

Project A SUP to allow for the establishment of

landscaping.

Description: grading per Section 110.438.35; and modifications to standards related to slopes and

a warehousing use in the Industrial zone; major

Project Address: 11998 interstate 80 East, Mustang,

NV 89434

Project Area (acres or square feet):36.26 acres

Project Location (with point of reference to major cross streets AND area locator);

The site is located north of Interstate 80, along the frontage road at Exit 23 in Mustang.

Assessor’s Parcel No.(s): Parcel Acreage:

Assessor’s Parcel No.(s): Parcel Acreage:

084-060-32 17.66 acres

084-090-04, 05, 12, 13, and 16 18.6 acres

Case No.(s).

Indicate any previous Washoe County approvals associated with this application:

Applicant Information (attach additional sheets if necessary)

Property Owner:

Professional Consultant:

Name: Sparks Mustang, LLC

Name: Christy Corporation, LTD

Address: 11111 Santa Monica Blvd.

Address: 1000 Kiley Pkwy.

Los Angeles, CA Zip: 90025 Sparks, NV Zip:89436
Phone: 805-207-1830 Fax: Phone: 775-502-8552 Fax:
Email:jlichter@industrialrealtygroup.com Email:mike@christynv.com

Cell: 805-207-1830 Other: Cell: 775-250-3455 Other:

Contact Person: Justin Lichter

Contact Person:Mike Railey

Applicant/Developer:

Other Persons to be Contacted:

Name:Industrial Realty Group Name:
Address: 11111 Santa Monica Blvd. Address:

Los Angeles, CA Zip: 90025 Zip:
Phone: 775-772-6923 Fax: Phone: Fax:
Email:rmassey@irga.com Email;

Cell: 775-772-6923 Other: Cell: Other:
Contact Person:Rex Massey Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:

County Commission District:

Master Plan Designation(s):

CAB(s):

Regulatory Zoning(s):

December 2018
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Property Owner Affidavit

Applicant Name: SFARKS I/MUSTAU@,. Lc

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the

applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA )

)
COUNTY OF WASHOE )

L Tusna Liawree

(please print name)
being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.

(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s 037‘[~060'32 OF¢ -0 - D‘l‘ 06‘/213 f-‘/é

Printed Name j-\7‘5"‘11\ Ll(;m’é&
Signed 4 ’/A/[l: %—5/747/\—’

Address__ 4020 Kingess LA/K!‘/S‘ ,9 Aekwry
SV, TE 200

RicHpeLp , oH 44226
“\\\\\HHHII/“/
.. Q tamp)
F //}ﬁ f"aGAxLT MODZELEWSKI
,/ NOTARY PUBLIC
STATE OF OHIO
Recorded in
Lake County
My Comm. Exp. 9/14/2023

bscrlbed and _sworn to before me this

LA dayof \VE07emMBGL | DO/

éy‘éd [ Moot licrr™r

Notary Public in and for s#{d county and state

My commission expires: 9// ‘//QZ 0@3

"/9
-9
I
‘/

aw

1

KEERbERL
Y

[ ]
L ]
o

b

oW
AW

W

il
\?‘

~,
7 ,o s
///,/

4. ----- s "“%\\\\
(/

b "§nn|m\=\\‘“ )
*Owner refers to the following: (Please mark appropriate box.)

Q Owner

Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Power of Attorney (Provide copy of Power of Attorney.)

Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

Property Agent (Provide copy of record document indicating authority to sign.)
Letter from Government Agency with Stewardship

0O 00D DO

December 2018
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Community Services Department
Planning and Building
SPECIAL USE PERMIT

(see page 7)

SPECIAL USE PERMIT FOR GRADING

(see page 9)

SPECIAL USE PERMIT FOR STABLES

(see page 12)

APPLICATION

Community Services Department
Planning and Building

1001 E. Ninth St., Bidg. A

Reno, NV 89512-2845

Telephone: 775.328.6100
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Special Use Permit Application

Supplemental Information
(All required information may be separately attached)

1. What is the project being requested?

A Special Use Permit to allow for the establishment of a warehousing use within the Industrial (1)
regulatory zone; to allow for Major Grading per the standards of Section 110.438.35 of the Washoe
County Development Code; and to allow for modification of standards to permit 2:1 graded slopes

and to reduce exterior landscaping.

Provide a site plan with all existing and proposed structures (e.g. new structures, roadway

2.
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)
Refer to attached preliminary site plan.
3. What s the intended phasing schedule for the construction and completion of the project?
Pad development is anticipaed to commence early 2022 with vertical construction
to follow (anticipated summer 2022).
4. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?
The project is an adaptive reuse of an existing disturbed site. The property is well
suited for the type of use and density proposed. Refer to attached report for a
detailed analysis.
5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and

the community?

Redevelopment of this site will eliminate concrete recycling operation and heavy equipment storage
and replace current use with a new industrial building which will greatly improve visual quality of the
I-80 corridor. Much of the site will be paved and reduce dust and particulates. Remaining older

buildings will be torn down and existing on-site groundwater wells plugged.

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

None, access to the site will be maintained. Existing easement will be paved. Site drainage will

be greatly improved. Adjacent property may have opportunity to obtain a domestic water source
and fire protection will be greatly enhanced. Refer to attached report for additional details.

Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed. Show and indicate these requirements on

submitted drawings with the application,

Approximately 450,000 cubic yards of cut and 103,000 cubic yards of fill. Refer to attached report.

December 2018

Washoe County Planning and Building
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8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the special use permit request? (If so, please attach a copy.)

10.

| O Yes | ® No
Utilities:
a. Sewer Service Private Commercial Septic
b. Electrical Service NV Energy
c. Telephone Service AT&T
d. LPG or Natural Gas Service LPG
e. Solid Waste Disposal Service {Waste Management
f. Cable Television Service AT&T or Charter Communications
g. Water Service TMWA

For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource
Requirements, requires the dedication of water rights to Washoe County. Please indicate the type

and quantity of water rights you have available should dedication be required.

h. Permit #

acre-feet per year

Certificate #

19042,66825,66827,74927

acre-feet per year

20.0027 (underground)

j-

Surface Claim #

acre-feet per year

k. Other #

acre-feet per year

Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources).

Existing mature landscaping, fencing, and the proposed building will all serve to screen disturbed areas.

Community Services (provided and nearest facility):

Citifare Bus Stop

a. Fire Station TMFPD Station 46 (reciprocal from City of Sparks and Storey County)
b. Health Care Facility Renown Regional Medical Center

¢. Elementary School N/A

d. Middle School N/A

e. High School N/A

f. Parks Lockwood River Trail/Interpretive Park

g. Library Washoe County - Sparks Branch

h.

N/A

Washoe County Planning and Building
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION
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Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

Grading will be used to create a building pad for a new industrial building, parking,
driveways, and fire suppression storage tank.

2. How many cubic yards of material are you proposing to excavate on site?

Approximately 450,000 cubic yards of cut and 103,000 cubic yards of fill. Refer to attached report.

3. How many square feet of surface of the property are you disturbing?

A total of 31.01 acres will be disturbed.

4. How many cubic yards of material are you exporting or importing? If none, how are you managing to
balance the work on-site?

Approximately 450,000 cubic yards of cut and 103,000 cubic yards of fill. Refer to
attached report.

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit? (Explain fully your answer.)

Given the size of the site and existing disturbance that has already occurred, it is
not possible to grade below the established SUP thresholds.

6. Has any portion of the grading shown on the plan been done previously? (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

The area proposed to be graded is 100% disturbed. The grading proposed allows
for redevelopment of the property, as described in the attached report.

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading? (If no,
explain your answer.)

Yes.

Washoe County Planning and Building December 2018
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION
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10.

1.

12.

13.

14.

15.

Can the disturbed area be seen from off-site? If yes, from which directions and which properties or
roadways?

The proposed building and landscape improvements will screen all onsite grading.
Refer to attached report for additional details.

Could neighboring properties also be served by the proposed access/grading requested (i.e. if you
are creating a driveway, would it be used for access to additional neighboring properties)?

Neighboring property (Reno Drain Oil) will continue to be served by existing access
easement.

What is the slope (horizontal/vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

As described in the attached report, a modification to standards to allow for 2:1
slopes is requested. Native revegetation will be used to stabilize slopes.

Are you planning any berms?

IYes NoXX | If yes, how tall is the berm at its highest?

If your property slopes and you are leveling a pad for a building, are retaining walls going to be
required? If so, how high will the walls be and what is their construction (i.e. rockery, concrete,
timber, manufactured block)?

No retaining walls are proposed.

What are you proposing for visual mitigation of the work?

Existing mature landscaping, fencing, and the proposed building will all serve to screen disturbed areas.

Will the grading proposed require removal of any trees? If so, what species, how many and of what
size?

No.

What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast? Will you use muich and, if so, what type?

Areas to be revegtated will include a native seed mix to the approval of the WSCD.

Washoe County Planning and Building December 2018
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION
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16. How are you providing temporary irrigation to the disturbed area?

If deemed necessary, temporary irrigation will be provided at revegetation locations.

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have
you incorporated their suggestions?

Revegetation (as necessary) will include a WSCD approved seed mix.

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that may
prohibit the requested grading?

lYes NoXX If yes, please attach a copy.

Washoe County Planning and Building December 2018
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION
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