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December 2018

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:

Project 
Description:

Project Address:
Project Area (acres or square feet):
Project Location (with point of reference to major cross streets AND area locator): 

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

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)
Property Owner: Professional Consultant:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:

Contact Person: Contact Person:
Applicant/Developer: Other Persons to be Contacted:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
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Ormat Restricted Market Temporary Aggregate Pit Amendment of Conditions

A request to amend condition 1.b. related to the location of the approved SUP
WSUP20-0025 and to relocate the aggregate pit to a new location 1-mile to the south.

The project is located 15.3 miles south of Empire, NV.
The project site is 7.7 acres

The temporary aggregate pit is approximately 6.4 miles southwest of the intersection of Highway 447 and Rodeo Creek Rd.

071-070-13 160.0 Acres

Kosmos Company Wood Rodgers Inc.
601 Union Street Suite 3900 1361 Corporate Blvd

shuggins@woodrodgers.com

Stacie Huggins

ORNI 36, LLC Same as above
6140 Plumas Street

asanchez@ormat.com ehasty@woodrodgers.com

Alissa Sanchez Eric Hasty

WSUP20-0013 & WSUP20-0025

Seattle, WA 98101 89502
775.823.5258 775.823.406

Reno, NV 89519
775.356.9029 775.823.9770



Washoe County Planning and Building December 2018
AMENDMENT OF CONDITIONS APPLICATION SUPPLEMENTAL INFORMATION

Amendment of Conditions Application
Supplemental Information

(All required Information may be separately attached)

Required Information

1. The following information is required for an Amendment of Conditions:

a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

b. Identify the specific Condition or Conditions that you are requesting to amend.

c. Provide the requested amendment language to each Condition or Conditions, and provide both
the existing and proposed condition(s).

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the
amendment.  Describe how the amendment affects the required findings as approved.
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The material in the aggregate pit identified in the approved SUP (WSUP20-0025) was
determined to not be sufficient for construction. A new location is proposed approx. 1-mile to
the south of the approved pit. This request is an amendment to Condition 1.b. to demonstrate
substantial conformance with the SUP. A more detailed writeup, including supporting
information as well as the existing and proposed conditions is attached to this application.

Since the request is to change the location of the pit, all of the original conditions still apply.
Furthermore, findings 1, 2, 4, & 5 will not be impacted. Finding 3; site suitability will be applicable
since the proposed location is within the project boundary of the geothermal facility (WSUP20-0013):

Finding 3 Site Suitability
Response: This request will not change the site suitability finding as the proposed disturbed area, the
maximum amount of cubic yards of material, and the maximum cut depth have all been reduced from
what was previously approved. As previously approved, the proposed site is similarly physically suited
for a temporary aggregate pit and will be restored once the excavation of material is complete in
accordance with the mining/reclamation plan associated with the approved SUP.

See the attached project description for a detailed response on how the proposed condition
amendment will continue to meet all of the required findings.
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Restricted Market Temporary Aggregate Pit 
Amendment of Conditions to the Special Use Permit 

 
 

[1] 

Project Description 
 
Background 
The Ormat Geothermal  Restricted Market  Temporary  Aggregate  Pit  Special Use  Permit  (WSUP20‐0025) was 
previously  approved  by  the  Washoe  County  Board  of  Adjustments  on  February  4,  2021  as  part  of  the 
construction activities associated with a new geothermal facility located in the High Desert Area Plan (WSUP20‐
0013).  The Aggregate  Pit  SUP  identified  a  specific  pit  location  near  the  project  boundary  of  the  geothermal 
facility  and  following  the  approval,  it was  determined  that  the material  did  not meet  the  quality  standards 
required for construction and that aggregate pit could not be used for its intended purposes. Further testing of 
potential areas within the geothermal facility project area has identified a new location with sufficient material 
located approximately one‐mile south of the original site. 
 
Location 
The project is located in an area that has natural resources that have historically been used in the production of 
renewable  energy  including  the  recently  approved  North  Valley  Geothermal  Facility  (WSUP20‐0013).  The 
geothermal  facility  is currently under construction. As part of  the construction,  it was noted  in  the approved 
SUP, that fill material would be required to create the pads and roads to service the geothermal facility.  Rather 
than importing materials from outside the area, the applicant was approved to take materials from an aggregate 
pit located near the site. This request is proposing to move the location of the approved pit to an area located in 
the northeast corner of assessor’s parcel number (APN) 071‐070‐13.  Specifically, a ±7.7‐acre site approximately 
6.4‐miles southwest of the intersection of State Highway 447 and Rodeo Creek Road in the High Desert Planning 
Area.  Refer to Vicinity Map, Assessor’s Parcel Map and Site Aerial in Section 3 of this submittal packet. 
 
Current Request 
The request includes: 

 An Amendment of Conditions specific to Condition 1.b. that addresses, “…substantial conformance to 
the  plans  approved  as  part  of  this  special  use  permit”.  This  language  is  proposed  to  be  changed  to 
“…substantial conformance  to  the plans approved as part of  the condition amendment  to  this special 
use permit.”  

 
The request will allow the applicant to provide quality fill material for the proposed roads and pads required to 
construct the North Valley Geothermal Facility to help the State of Nevada meet its clean energy goals while still 
meeting the required findings and other conditions of approval associated with the SUP (WSUP20‐0025).  
 
Washoe County Master Plan and Zoning 
The project includes approximately ±7.7 acres of APN 071‐070‐13. Per Washoe County, the subject parcel has a 
master plan designation of Rural  (R) and a zoning designation of General Rural  (GR) and  is  located within  the 
High Desert Area Plan. The proposed use, Restricted Market Temporary Aggregate Facility (temporary aggregate 
pit),  is an allowed use within any  zoning designation  in accordance with Washoe County Development Code 
Section 110.332.10(b), (Refer to Master Plan Map, and Zoning Map in Section 3 of this submittal packet).   
 
Site Characteristics 
The proposed project area  identifies a disturbance area of up to ±7.7 acres. The site  is adjacent to an existing 
access road and is directly south of the existing San Emidio Geothermal Facility. Due to the location near existing 
geothermal  facilities  the  site has  areas  that have been disturbed by previous  activities  including  exploratory 
geothermal activities and access roads. The slopes are relatively gentle, generally sloping from east to west with 
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no slopes greater  than 30%. The  rest of  the site  is undisturbed with native sagebrush and upland vegetation. 
This area  is extremely rural with dirt roads predominately utilized by maintenance crews for the production of 
renewable energy, (Refer to the Aerial Map in Section 3 of this submittal packet).   
 
 
Project Details 
The Amendment of Conditions  is specific to the  location of the pit. All other similarities approved  in WSUP20‐
0025  are  still  proposed  with  this  request,  including  seeking  a  waiver  to  the  landscaping  and  parking 
requirements noted in Washoe County code. This is due to the temporary nature of the aggregate pit, and that 
landscaping  and parking  are provided as part of  the  larger geothermal  facility  (WSUP20‐0013)  in accordance 
with Code. Furthermore, all other conditions,  including details of  the mining/reclamation plan  relating  to  the 
restoration of the site post grading activities will still apply.   
 
The new location is required as it has been determined that the material located in the current approved site is 
not  of  sufficient  quality  to meet  the  required  construction  standards.  Testing  of  the  new  proposed  site  has 
determined  the new  location will be able  to provide  the quality required  for  the pads and roads  to serve  the 
geothermal facility. Furthermore, the current amount of material was approved for up to 100,000 cubic yards. 
The applicant has determined that the amount of material required will be much less and is proposing to take a 
maximum of 60,000 cubic yards. This will result in a reduced disturbance area (from ±9.0 acres to ±7.7 acres), as 
well as a reduction in the required depth of cut (from a maximum cut depth of ±21.0 feet to ±15.0 feet). Please 
refer to the site comparison map in Section 3 as well as the proposed Site Plan in the Map Pocket detailing the 
amounts of cut, area of disturbance, and site access for more detail.  
 
 

Approved SUP and Condition Amendment Comparison 
  Approved SUP  Proposed 

Condition 
Amendment 

Net Change 

Assessor Parcel Number 
(APN) 

071‐070‐09  071‐070‐13  ‐ 

Maximum Fill Amount 
(Cubic Yards) 

100,000  60,000  ‐40,000 

Disturbed Area (Acres)  ±9.0  ±7.7  ‐1.3 
Maximum Cut Depth (Feet)  ±21.0  ±15.0  ‐6.0 
Site Restoration (Yes/No)  Yes  Yes  ‐ 
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Findings 
Amendment of Conditions 
Granting  this request  to change  the  location of  the aggregate pit will not result  in a significant change  to  the 
required findings as approved with the Special Use Permit. All mitigation measures previously approved as part 
of the special use permit will remain in place as noted in the original conditions of approval. 
 
Below is a summary of the required Special Use Permit findings, as taken from the Action Order dated February 
4, 2021 (refer to Section 4), with comments relevant to support the special use permit amendment of condition. 
 
Finding 1  Consistency 
Response:  This  request  to move  the  site  location  of  the  aggregate  pit  is  consistent  with  the  previously 
approved Special Use Permit and will have no  impact on the County’s Master Plan or  the High Desert Area 
Plan. 
 
Finding 2  Improvements 
Response:  This  request  to  move  the  site  location  of  the  aggregate  pit  does  not  change  the  previously 
approved  special use permit.  The proposed  changes will  continue  to meet  the adequate utilities,  roadway 
improvements, sanitation, water supply, drainage, and other necessary facilities that have been provided. The 
proposed improvements are still properly related to the existing and proposed roadways, and adequate public 
facilities determination regarding Division Seven and is still consistent with the criteria of the Master plan and 
the High Desert Area Plan.  
 
Finding 3  Site Suitability 
Response:  This  request  will  not  change  the  site  suitability  finding  as  the  proposed  disturbed  area,  the 
maximum amount of cubic yards of material, and the maximum cut depth have all been reduced from what 
was  previously  approved.  As  previously  approved,  the  proposed  site  is  similarly  physically  suited  for  a 
temporary aggregate pit and will be restored once the excavation of material is complete in accordance with 
the mining/reclamation plan associated with the approved SUP.  
 
Finding 4   Issuance Not Detrimental 
Response:  This  request  to  move  the  site  location  of  the  aggregate  pit  does  not  change  the  previously 
approved special use permit as  the mitigation measures,  including  the  restoration/reclamation, will  still be 
applicable. Furthermore, all of the applicable conditions including permitting through Washoe County Health 
and the Nevada Division of Environmental Protection (NDEP) will help to  insure that the request 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.  
 
Finding 5  Effect on Military Installation  
Response:  This request to move the site location of the aggregate pit will continue to not have a detrimental 
effect on  the  location, purpose or mission of  the military  installation as  stated  in  the previously approved 
special use permit. 
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Conditions of Approval
Special Use Permit Case Number WSUP20-0025

1001 E. Ninth St., Reno, NV  89512-2845
Telephone:  775.328.6100 – Fax:  775.328.6133

www.washoecounty.us/comdev/

The project approved under Special Use Permit Case Number WSUP20-0025 shall be carried 
out in accordance with the conditions of approval granted by the Board of Adjustment on February 
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:

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.

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.

WSUP20-0025 
EXHIBIT A



Washoe County Conditions of Approval

Special Use Permit Case Number WSUP20-0025
Page 2 of 4 

Contact Name – Dan Cahalane, dcahalane@washoecounty.us 
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 
the condition amendment to 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.

d. The business license will be obtained to for the new use.
e. Temporary Restricted Market Aggregate Facilities use shall not become active until all

grading permits grading permits are issued for WSUP20-0013.
f. The parking standards outlined in 110.410.25(e) and 110.410.30b(3) shall not apply to the

development of this project in order to maintain the rural character of the area in
compliance with High Desert Policy 2.13.

g. The landscaping standards outlined in 110.412.45(a-d) shall not apply to the development
of this project in order to maintain the rural character of the area in compliance with High
Desert Policy 2.13.

h. Applicant shall submit a noxious weed plan in accordance with High Desert Policy 2.2
i. Applicant shall obtain all necessary permits from Air Quality Management.
j. The following Operational Conditions shall be required for the life of the business:

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

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

iii. 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.
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iv. This special use permit shall remain in effect until completion of all grading 
associated with WSUP20-0013 and the site is reclaimed or unless it is revoked
as long as the business is in operation and maintains a valid business license. 

v. Applicant shall submit documentation to engineering demonstrating that the 
current financial assurance is adequate at least once every three years. 

vi. Facility shall not sell any aggregate material for uses not associated with 
WSUP20-0013. This condition shall be reflected in the business license 
conditions. 

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, PE 775-328-2313
a. A complete set of construction improvement drawings, including an on-site grading 

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

b. The applicant 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 or building permit.

c. The applicant shall complete and submit the Construction Permit Submittal Checklist and 
pay the Construction Stormwater Inspection Fee prior to obtaining a grading permit.

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

e. All grading shall be in accordance with Washoe County Code Article 438 Grading 
Standards.

f. All disturbed areas shall be revegetated. Seed mix shall be approved by the BLM.

Washoe County Water Rights
3. The following conditions are requirements of the Washoe County Water Rights Coordinator,

which shall be responsible for determining compliance with these conditions. 
Contact Name – Vahid Behmaram, vbehmaram@washoecounty.us
a. The applicant shall provide necessary water rights information associated with the sources 

of water used for this project, be it temporary or permanent in nature, as a condition of 
approval of this SUP.   

Washoe County Parks Program
4. 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 skirschenman@washoecounty.us

WSUP20-0025 
EXHIBIT A



Washoe County Conditions of Approval

  

Special Use Permit Case Number WSUP20-0025
Page 4 of 4 

a. In conformance with Washoe County Code Section 110.332.10, the final 
Mining/Reclamation Plan shall detail the revegetation success criteria. At a minimum, the 
success criteria shall ensure that vegetative cover of the reclaimed site shall be similar to 
surrounding habitats and self-sustaining. Additionally, revegetation and reclamation 
measures shall be monitored until success criteria have been met. These criteria are to 
be reviewed and approved by the Parks Program and/or the Washoe Storey Conservation 
District prior to the issuance of grading permits. 

b. In conformance with Washoe County Code Section 110.332.10, prior to the issuance of 
grading permits, the applicant shall post a revegetation/reclamation bond for eighty 
percent (80%) of the total revegetation/reclamation costs.

*** End of Conditions ***
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