
Planning Commission Staff Report 
Meeting Date:  October 16, 2023 Agenda Item: 8D 

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

www.washoecounty.gov/csd/planning_and_development 

AMENDMENT OF CONDITIONS CASE NUMBER: WAC23-0012 (Apple) for WSUP18-
0010 

BRIEF SUMMARY OF REQUEST: Removal of the three (3) year time limit 
for the issuance of building permits for 
the first phase of construction of the 
Sunol Substation. 

STAFF PLANNER: Tim Evans, Planner 
Phone Number: 775.328.2314 
E-mail: TEvans@washoecounty.gov

CASE DESCRIPTION 

For hearing, discussion, and possible action to 
approve an amendment of conditions for Special Use 
Permit Case Number WSUP18-0010 to remove the 
3-year time limit for the issuance of building permits
for the first phase of construction of the Sunol
Substation and instead provide a 10-year time limit
for the issuance of building permits for all phases of
construction. The approved project consists of a 300
MW substation, switching station, transmission lines,
and associated equipment.

Applicant: Apple, Inc. 

Property Owner: Apple, Inc. 

Location: 21505 Reno Technology Park 
West, Reno, NV 89434 

APN: 084-110-20; 084-110-29; and
084-191-07

Parcel Size: 120 acres, 345.23 acres, and
147.28 acres

Master Plan: Rural, Industrial, Commercial

Regulatory Zone: Industrial (I), General Rural 
(GR), and General Commercial 
(GC) 

Area Plan: Truckee Canyon 

Development 
Code: 

Authorized in Article 810, 
Special Use Permit 

Commission 
District: 

4 – Commissioner Andriola 

Vicinity Map 
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STAFF RECOMMENDATION 

APPROVE 
APPROVE WITH 

CONDITIONS 
DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Amendment of Conditions Case Number WAC23-0012 for Apple, Inc., with the 
amended Conditions of Approval included as Exhibit A to this matter, having made all five 
findings in accordance with Washoe County Code Section 110.810.30  

(Motion with Findings on Page 7) 
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Amendment of Conditions 

An amendment of conditions application is necessary in order to change a condition(s) of an 
approved discretionary permit, such as a special use permit, a variance, an abandonment of an 
easement or a tentative subdivision map.  Some examples of why an amendment of conditions 
application is submitted are listed below: 

• Change in operating hours.

• Physical expansion.

• Extend the expiration date of the discretionary permit.

• Extend the time to complete phases of the approved project.

The amendment of conditions request is required to be heard by the same board that approved 
the original application and only the specific amendment may be discussed and considered for 
approval. The amendment of conditions application is processed in the same manner as the 
original discretionary permit application, including a public hearing, noticing, agency review and 
analysis, and satisfying the required findings. If the Planning Commission grants an approval of 
the amendment of conditions request, an amended Action Order is created along with amended 
conditions of approval.   

The subject property has regulatory zones of General Commercial (GC), General Rural (GR) and 
Industrial (I). The proposed use of a 300-megawatt substation and necessary supporting 
transmission line which is classified as a utility service use is allowed in the GC, GR and I 
regulatory zones with the approval of a special use permit per WCC Section 110.302.05.2 (Civic 
Use Types). The special use permit for the proposed facility was approved with conditions on July 
3, 2018. The applicant is now requesting that Condition 1(b) of the approved special use permit 
be amended. This condition provides that building permits must be issued for the first phase of 
the substation within three (3) years from the date of approval of the special use permit by the 
Planning Commission. 

The conditions of approval for Amendment of Conditions Case Number WAC23-0012 are 
attached to this staff report as Exhibit A and will be included with the amended action order. The 
amended Condition 1(b) provides that building permits must be issued for all phases of the 
substation within ten (10) years from the date of approval of the special use permit by the Planning 
Commission (i.e., July 3, 2028).   
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Site Plan 
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Background and Evaluation of Amendment Request 

On July 3, 2018, the Planning Commission approved Special Use Permit WSUP18-0010 for the 
following: 

1) The construction and operation of a 300 MW substation, an NVE switching station, 2 back-
up generators, and 120 kV transmission line connection to the NV Energy Pah Rah
switching station.

2) A 120 kV transmission line from the Pah Rah switching station to the Patrick substation
located on the south side of I-80, in Storey County.

3) Grading in excess of 5,000 cubic yards of material.

The project met the standard for a project of regional significance, requiring conformance review 
by the Truckee Meadows Regional Planning Agency, and required subsequent action by the 
Washoe County Board of Commissioners to sponsor an amendment to the Truckee Meadows 
Regional Plan to identify the location of the new sub-station and transmission line(s) on the 
Regional Utility Corridor Map of the Truckee Meadows Regional Plan. 

On June 27, 2023, Apple, Inc., submitted an application for a building permit (WBLD23-102070) 
for the first phase of project construction. Upon review of the building permit by Planning staff on 
June 30, 2023, it was determined that the three (3) year time limit for issuance of the building 
permit for the first phase had passed. That time limit was required in Condition 1(b) of the 
Conditions of Approval for Special Use Permit WSUP18-0010, which states the following: 

The substation is planned to be constructed in phases to support the phased 
construction of the data center buildings. Construction plans shall be submitted and 
building permits issued for the first phase of the substation within three years from the 
date of approval by Washoe County. Construction of the remaining phases of the 
substation shall be completed within ten (10) years from approval by Washoe County.   

In order to meet the condition, the construction plans would have had to have been submitted and 
the building permit(s) issued for the first phase no later than July 3, 2021. 

Corrections were requested for the building permit on June 30, 2023, and the applicant reached 
out to Planning staff on July 25, 2023, to discuss the building permit. Planning staff informed the 
applicant that planning review of the building permit could not be approved and provided two (2) 
possible solutions to move forward with the building permit -- submitting an application for another 
special use permit or amending the time limit for building permit issuance for the first phase set 
forth in Condition 1(b) of Special Use Permit Case Number WSUP18-0010. 

On August 8, 2023, Apple, Inc. submitted an amendment of conditions application (WAC23-0012). 
The applicant is requesting to amend Condition 1(b) of approved Special Use Permit Case 
Number WSUP18-0010 to remove the three (3) year time limit for building permit issuance for the 
first phase of the substation. The new Condition 1(b) instead provides that there is a ten (10) year 
time limit for building permit issuance for all phases of the project from the original approval of the 
special use permit by the Planning Commission.  

Included in the amendment of conditions application, the applicant provided a narrative with the 
following reason for not meeting the three (3) year time limit: 

The primary factor for delay in construction to the West Campus Substation was the 
unprecedented and unforeseeable Covid Global Pandemic. Whereas all industry and 
daily life were impacted during this period, the construction industry in particular was 
disrupted in ways it had never before seen. Starting at the most basic level, mining and 
production of commodities used in construction from iron ore to wood products to oil-
based products were developed at a much slower rate. This resulted in higher prices and 
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scarcer availability. The worldwide supply chain was essentially ground to a halt during 
this period, again making products scarcer and prices much higher. Factories and 
production zones were completely shut down in many cases, and standard construction 
materials were simply not available. Simultaneously, the cost of any available goods 
spiked. On a local level, the availability of working crews dwindled as Stay at Home 
orders were enforced. Most construction projects did not fall into the “Essential Worker” 
category, and even when these orders were lifted or reduced, widespread trepidation to 
return to the working environment was prevalent. Demand for higher or hazard pay was 
prevalent for the few workers willing to return to work. Working conditions also required 
an increased level of sanitization, separation, and sequencing so that adequate space 
could be provided. This impacted the efficiencies of the workforce and increased the time 
and cost for the same task that was previously agreed upon. All of these factors lead to 
a disadvantageous time period to conduct construction activities, and it was determined 
to halt progress until a safer, more predictable, and stabilized economy returned. 

Truckee Canyon Area Plan 

The subject parcel is located within the Truckee Canyon Area Plan. There are no other relevant 
policies related to amending a special use permit condition to amend a building permit time limit. 

Reviewing Agencies 

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

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

Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the Amendment of Conditions request. Therefore, after a thorough review and analysis, 
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Amendment of Conditions Case Number WAC23-0012 is being recommended for approval with 
conditions. Staff offers the following motion for the Commission’s consideration.  

Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Amendment of Conditions Case Number WAC23-0012 for Apple, Inc., with the amended 
Conditions of Approval included as Exhibit A to this matter, having made all five findings in 
accordance with Washoe County Code Section 110.810.30: 

(a) 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: There are no policies or action programs within the Washoe County
Master Plan or the Truckee Canyon Area Plan addressing the proposal to amend a special
use permit condition to amend a time limit for building permit submittal. This request is
consistent with the action programs, policies, standards and maps of the Master Plan and
the Truckee Canyon Area Plan.

(b) 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 request to amend a special use permit’s Conditions of Approval to
amend the time limit for the issuance of a building permit will not impact utilities, roadway
improvements, sanitation, water supply, drainage, and other necessary facilities. Such
items are either available or have been provided.

(c) Site Suitability. That the site is physically suitable for an energy production, renewable use
and major grading permit and for the intensity of such a development.

Staff Comment: The request is to amend a special use permit’s conditions of approval to
amend the time limit for building permit issuance. This will not impact the site suitability.
The site has already been deemed physically suitable for this type of development with
the approval of Special Use Permit Case Number WSUP18-0010.

(d) Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental
to the public health, safety or welfare; injurious to the property or improvements of adjacent
properties; or detrimental to the character of the surrounding area.

Staff Comment: The request to amend a special use permit’s conditions of approval to
amend the time limit for building permit issuance will not impact the public health, safety
or welfare; be injurious to the property or improvements of adjacent properties; or
detrimental to the character of the surrounding area. The special use permit was reviewed
for issuance not being detrimental as part of the original approval of Special Use Permit
Case Number WSUP18-0010.

(e) Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect
on the location, purpose or mission of the military installation.

Staff Comment: There is no military installation within the required noticing distance for
this application.  Therefore, there is no effect on a military installation.
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Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the applicant(s), 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 Planning Commission and 
mailed to the applicant(s). 

Applicant/Owner: Apple, Inc.; l_york@apple.com; One Apple Way-MS, Cupertino, CA 
95014 

Representatives:  Navix; 11235 SE 6th Street, Suite 150, Bellevue, WA 98005 
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Amended Conditions of Approval 
Amendment of Conditions Case Number WAC23-0012 
For Special Use Permit Case Number WSUP18-0010 

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

www.washoecounty.gov/csd/planning_and_development 

The project approved under Amendment of Conditions Case Number WAC23-0012 for Special 
Use Permit Case Number WSUP18-0010 shall be carried out in accordance with the amended 
conditions of approval granted by the Planning Commission on October 3, 2023, as well as the 
original conditions of approval granted by the Planning Commission on July 3, 2018. To the extent 
these amended conditions of approval conflict with any conditions granted on July 3, 2018, these 
amended conditions of approval shall prevail. 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 or to abide by all other generally applicable 
Codes, and neither these conditions nor the approval by the County of this project/use override 
or negate any other applicable restrictions on uses or development on the property. 

Unless otherwise specified, all conditions related to the amendment of conditions approval 
(WAC23-0012) regarding Special Use Permit Case Number WSUP18-0010 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 amended conditions of approval (WAC23-0012) related to Special Use 
Permit Case Number WSUP18-0010 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 amended conditions imposed regarding the approved Special 
Use Permit Case Number WSUP18-0010 may result in the initiation of revocation procedures.   

Washoe County reserves the right to review and revise the amended conditions of approval 
related to Special Use Permit Case Number WSUP18-0010 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.

WAC23-0012 
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THE 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 – Tim Evans, Planner, 775.328.2314, TEvans@washoecounty.gov

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
approval.

b. Condition 1(b) of the Conditions of Approval for Special Use Permit Case Number
WSUP18-0010 previously approved on July 3, 2018, is amended to read as follows:

The substation is planned to be constructed in phases to support the phased 
construction of the data center buildings. All necessary building permits for 
construction of the facility shall be submitted to the Washoe County Building 
Program for all phases of the project within ten (10) years from the date of approval 
of Special Use Permit Case Number WSUP18-0010 by the Washoe County 
Planning Commission. Failure to abide by this condition will result in automatic 
revocation of the special use permit. 

c. In addition to the amendment of condition 1(b), the applicant shall meet all other conditions
of approval previously approved on July 3, 2018, for Special Use Permit Case Number
WSUP18-0010.

Washoe County Planning and Building Division 

2. The following conditions are requirements of Planning and Building, which shall be
responsible for determining compliance with these conditions.

Contact Name – Scott Huntley, Interim Building Official, 775.784.7242,
shuntley@washoecounty.gov

a. Building permits shall be reviewed, issued, and inspected on all items the power is not
transmitted through. Examples include grading, footings, walls, and structures other than
power transmission equipment.

Truckee Meadows Fire Protection District (TMFPD) 

3. The following conditions are requirements of Truckee Meadows Fire Protection District, which
shall be responsible for determining compliance with these conditions.

Contact Name – Brittany Lemon, Fire Captain, 775.326.6079, blemon@tmfpd.us

a. The 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/).

b. The project will require a vegetation management plan in accordance with Appendix B of
the International Wildland Urban Interface Code (IWUIC).

WAC23-0012 
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Washoe County Health District (WHCD) – Environmental Health Services (EHS) 

4. The following conditions are requirements of the Health District - EHS, which shall be
responsible for determining compliance with these conditions.

Contact Name – James English, EHS Supervisor, jenglish@washoecounty.us

a. All subsequent building permits and plan reviews for the proposed future development
must be routed to the WCHD for review and approval prior to permit issuance or
construction.

*** End of Amended Conditions *** 

WAC23-0012 
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From: Lemon, Brittany
To: Evans, Timothy
Cc: Way, Dale
Subject: WAC23-0012 (Apple) for WSUP18-0010 Conditions of Approval
Date: Thursday, August 17, 2023 12:40:18 PM
Attachments: image001.png

Hi Tim,

“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/.

This project will require a vegetation management plan in accordance with Appendix B of the
International Wildland Urban Interface Code (IWUIC).

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
tmfpd_final_sunset_logo

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

WAC23-0012 
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From: Roman, Brandon
To: Evans, Timothy
Subject: FW: August Agency Review Memo II
Date: Tuesday, August 22, 2023 7:34:59 AM
Attachments: image006.png
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image013.png
image014.png
image015.png
August Agency Review Memo II.pdf

Agency Comments for you regarding Item #1 WAB23-0003 (Waterman) and Item #4 WAC23-0012
(Apple). See attachment for reference.

From: Huntley, Scott <SHuntley@washoecounty.gov> 
Sent: Tuesday, August 22, 2023 7:04 AM
To: Roman, Brandon <BRoman@washoecounty.gov>
Cc: Mullin, Kelly D. <KMullin@washoecounty.gov>
Subject: RE: August Agency Review Memo II

Brandon:

No comment on item 1.

On Items 4 we will need to issue permits, review, and inspect all items the power is not transmitted
through. Examples include grading, footings, walls, structures other than power transmission
equipment.

Thanks

Have some kudos to share about a Community Services Department
employee or experience? Submit a nomination for a Washoe Star by
clicking this link: WASHOE STAR

Scott Huntley,
Interim Building Official
Building Division | Community Services Department|
Monday -Thursday 6:00 AM - 2:30 PM
shuntley@washoecounty.gov Office: 775.784.7242 Cell 775.745.5906
Visit us first online: www.washoecounty.gov/csd 
For Building  call (775) 328-2020 
Email: Building@washoecounty.gov  

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us

WAC23-0012 
EXHIBIT B
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Application Review Memorandum II 


 
 
 
 
 
 
 
To: Reviewing Agencies 


Subject: Review of Applications Submitted August 8 – Memo II 


From: Planning and Building Division 
Community Services Department 


 
____________________________________________________________________________ 


 
Agency Review Process 


Each project application received through the Planning and Building Division is sent to applicable agencies for 
review and analysis.  Each agency is responsible for providing comments and/or conditions for the applications 
to the Planning and Building Division.  Relevant agency comments will be included in the staff report and agency 
conditions will be incorporated as Conditions of Approval. 


Comments and Conditions are requested according to the above-noted schedule and may be submitted to the 
staff planner listed for each case. 


Project Descriptions:  Project descriptions are provided below with links to the applications, or you may visit 
the Planning and Building Division Applications’ website and choose the correct Commission District page:  
www.washoecounty.gov/planning/applications 


 


1. Abandonment Case Number WAB23-0003 (Waterman) - For hearing, discussion, and possible action to 
approve an abandonment of the existing drainage easement encompassing the northern portion (rear) of 
the property located at 211 Waterman Court, Reno, NV: APN 156-061-14. 
 


• Applicant/Property Owner:  Stephen Packer 


• Location: 211 Waterman Court, Reno, NV 


• Assessor’s Parcel Number(s): 156-061-14 


• Parcel Size: 1.16 acres 


• Master Plan Category: Suburban Residential (SR) 


• Regulatory Zone: Low Density Suburban (LDS) 


• Area Plan: Forest 


• Development Code: Authorized in Article 806, Vacations and Abandonments of 
Easements or Streets 


Agency Comments and Conditions Due as Follows: 
 


#1 - #4 – Agency Comments and Conditions Due – August 24, 2023 
#5 – Agency Comments and Conditions Due – August 31, 2023 


The following case is tentatively scheduled to be heard by  


#1 –   Planning Commission – October 3, 2023 



file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2023/Files/WAB23-0003_app.pdf
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• Commission District: 2 – Commissioner Clark 


• Staff: Tim Evans, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-2314 


• E-mail: tevans@washoecounty.gov 


 


2. Abandonment Case Number WAB23-0005 (Sierra Vista Easement Abandonment - Roadway 
Easement) - For hearing, discussion, and possible action to approve an abandonment for a ±60 ft. roadway 
easement that is within the boundaries of approved Tentative Subdivision Map (WTM18-001) for single 
family residential development. 


 


• Applicant: KDH Builders 


• Property Owner: JC Sierra Vista LLC 


• Location: at the southern terminus of E. Patrician Drive, approximately 
60 ft. south of Nicia Street 


• Assessor’s Parcel Number(s): 080-635-01 & 552-210-07 


• Parcel Size: 13.59 & 43.01 


• Master Plan Category: Suburban Rural/Rural 


• Regulatory Zone: Medium Density Suburban/General Rural 


• Area Plan: North Valleys 


• Development Code: Authorized in Article 806, Vacations and Abandonments of 
Easements or Streets 


• Commission District: 5 – Commissioner Herman 


• Staff: Trevor Lloyd, Planning Manager 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3617 


• E-mail: tlloyd@washoecounty.gov 


 


3. Abandonment Case Number WAB23-0006 (Sierra Vista Easement Abandonment - Drainage & Slope 
Easement) - For hearing, discussion, and possible action to approve an abandonment for a ±4.37-acre 
drainage and slope easement that was first granted and recorded July 10, 1980, and is within the boundaries 
of an approved Tentative Map (WTM18-001) for single family residential development. 


 


• Applicant: KDH Builders 


• Property Owner: JC Sierra Vista LLC 


The following case is tentatively scheduled to be heard by  


#2 –   Planning Commission – October 3, 2023 


The following case is tentatively scheduled to be heard by  


#3 –  Planning Commission – October 3, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WAB23-0005_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WAB23-0005_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WAB23-0006_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WAB23-0006_app.pdf





Page 3 of 4 


 


1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-6100   |   F: (775) 328-6133   |   washoecounty.gov 
 


• Location: Off East Patrician Drive, southeast of Kess Way & south of 
Palace Drive 


• Assessor’s Parcel Number(s): 080-635-01, 080-730-21 & 552-210-07 


• Parcel Size: 13.59, 43.21 & 43.01 


• Master Plan Category: Suburban Rural/Rural 


• Regulatory Zone: Medium Density Suburban/General Rural 


• Area Plan: North Valleys 


• Development Code: Authorized in Article 806, Vacations and Abandonments of 
Easements or Streets 


• Commission District: 5 – Commissioner Herman 


• Staff: Trevor Lloyd, Planning Manager 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3617 


• E-mail: tlloyd@washoecounty.gov 


 


4. Amendment of Conditions Case Number WAC23-0012 (Apple) for WSUP18-0010 - For hearing, 
discussion, and possible action to approve an amendment of conditions for Special Use Permit Case 
Number WSUP18-0010 to remove the 3-year time limit for the first phase of construction of the Sunol 
Substation, which consists of a 300 MW substation, switching station, transmission lines, and associated 
equipment. 


 
• Applicant/Property Owner: 


 
Apple, Inc. 


• Location: 21505 Reno Technology Park West, Reno, NV 89434 


• Assessor’s Parcel Number(s): 084-110-20, 084-110-29, and 084-191-07  


• Parcel Size: 120 acres, 345.23 acres, and 147.28 acres 


• Master Plan Category: Rural, Industrial, Commercial 


• Regulatory Zone: Industrial (I), General Rural (GR), and General Commercial 
(GC)  


• Area Plan: Truckee Canyon 


• Development Code: Authorized in Article 810, Special Use Permit 


• Commission District: 4 – Commissioner Andriola 


• Staff: Tim Evans, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-2314 


• E-mail: tevans@washoecounty.gov 


 
 
 
 


The following case is tentatively scheduled to be heard by  


#4 –  Planning Commission – October 3, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2023/Files/WAC23-0012_app.pdf
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5. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0007 (Lieberman) - 
For possible action by the Washoe County Director of Planning and Building to approve an administrative 
review permit for a detached accessory dwelling 521 SF within a 1,620 SF building with a 923 SF workshop 
and a 235 SF garage on a parcel with a 1,620 square feet main dwelling unit. 


 


• Applicant/Property Owner: Eric & Gail Lieberman 


• Location: 11910 Overland Road 


• Assessor’s Parcel Number(s): 080-385-13 


• Parcel Size: 1.032 


• Master Plan Category: Suburban Residential (SR) 


• Regulatory Zone: Low Density Suburban (LDS) 


• Area Plan: North Valleys 


• Development Code: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Commission District: 5 – Commissioner Herman 


• Staff: Julee Olander, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3627 


• E-mail: jolander@washoecounty.gov 


 


The following case is tentatively scheduled to be heard by  


#5 –  Internal Review – On or before September 21, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WDADAR23-0007_app.pdf





Engineering and Capital Projects 
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Date: August 2, 2023 

To: Tim Evans, Planner 

From: Janelle K. Thomas, P.E., Senior Licensed Engineer 
Robert Wimer, P.E., Licensed Engineer 

Re: Amendment of Conditions Case WAC23-0012 for WSUP18-0010 
APN: 084-110-20, 084-110-29, 084-191-07 

GENERAL COMMENTS 
Washoe County Engineering staff has reviewed the above referenced application.  The 
Amendment of Conditions case is to approve an Amendment of Conditions to remove the 3-year 
time limit for the first phase of construction of the Sunol Substation associated with the approved 
Special Use Permit Number WSUP18-0010. The Engineering and Capital Projects Division 
recommends approval with no comments and conditions of approval which supplement applicable 
County Code and are based upon our review of the site and the application prepared by Navix. 

WAC23-0012 
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Date: August 24, 2023 

To: Tim Evans, Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: Amendment of Conditions Case Number WAC23-0012 (Apple) for WSUP18-0010 
APNs 080-635-01, 080-730-21 & 552-210-07 

GENERAL PROJECT DISCUSSION 

For hearing, discussion, and possible action to approve an amendment of conditions for Special 
Use Permit Case Number WSUP18-0010 to remove the 3-year time limit for the first phase of 
construction of the Sunol Substation, which consists of a 300 MW substation, switching station, 
transmission lines, and associated equipment. 

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

No water rights conditions for this abandonment. 

WAC23-0012 
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ENVIRONMENTAL HEALTH SERVICES 

1001 East Ninth Street  I  P.O. Box 11130  I  Reno, Nevada 89520 

775-328-2434   I  Fax: 775-328-6176   I  washoecounty.us/health 

Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

August 25, 2023 

Washoe County Community Services 
Planning and Development Division 

RE: Apple; 084-110-20 & 29 and 084-191-07 
Amendment of Conditions; WAC23-0012 

Dear Washoe County Staff: 

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

Contact Name – James English - jenglish@washoecounty.us 

a) Condition #1:  The WCHD has reviewed this application and has no objections to the
approval of the proposed amendment of conditions.

b) Condition #2:  If the amendment is approved, all subsequent building permits and plan
reviews for the proposed future development must be routed to the WCHD for review and
approval prior to permit issuance or construction.

If you have any questions or would like clarification regarding the foregoing, please contact James 
English, EHS Supervisor at jenglish@washoecounty.us regarding all Health District comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Environmental Health Services 
Washoe County Health District  

WAC23-0012 
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Public Notice 

Washoe County Code requires that public notification for a special use permit must be mailed to 
a minimum of 30 separate property owners within a minimum 500-foot radius of the subject 
property a minimum of 10 days prior to the public hearing date.  A notice setting forth the time, 
place, purpose of hearing, a description of the request and the land involved was sent within a 
30,000-foot radius of the subject property. A total of 50 separate property owners were noticed a 
minimum of 10 days prior to the public hearing date.  

Public Notice Map 

Amendment of Conditions Case Number WAC23-0012 

WAC23-0012 
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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.: WAC23-0012

Project Name: 
SU n O I Substation 

Proje�t . New 300 MW substation, switching station,
Description: 

transmission lines and associated equipment 

Project Address: 21505 Reno Technology Park West 
Project Area (acres or square feet): 13.4 acres 

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: 
084-110-20 120 084-191-07 147.28 

084-110-29 345.23 

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). WSUP18-0010 Approved with Conditions, WBLD23-102070 

Applicant Information (attach additional sheets if necessary) 

Property Owner: 

Name: Apple, Inc. 

Address: One Apple Way-MS 

Cuoertino, CA 

Phone: 775.360.0006 

Email: I york@apple.com 

Cell: 

Contact Person: Lindsey York 

Applicant/Developer: 

Name: 

Address: 

Phone: 

Email: 

Cell: 

Contact Person: 

Date Received: 

County Commission District: 

CAB(s): 

Zip: 95014 

Fax: 

Other: 

Zip: 

Fax: 

Other: 

Professional Consultant: 

Name:Navix 

Address: 11235 SE 6th Street, Suite 150 

Bellevue, WA 

Phone: 425.458.7896 

Email: 

Cell: 

Contact Person: Jenelle Teflin 

Zip: 98005 
Fax: 

Other: 

Other Persons to be Contacted: 

Name: 

Address: 

Zip: 

Phone: Fax: 

Email: 

Cell: Other: 

Contact Person: 

For Office Use Only 

Initial: Planning Area: 

Master Plan Designation(s): 

Regulatory Zoning(s): 

December 2018 

3 
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We propose removing the time limit from paragraph 1.B.  We were unable to 
complete construction within three years from the original date of approval due to 
COVID.   No other conditions are to be modified and no other changes are 
proposed.

No changes to project description.  Apple to construct a new 300 megawatt 
substation, a new NV Energy switching station and new 120kV power transmission 
lines within three parcels totaling 612.51 acres. These proposed new facilities will 
help support the continued expansion of the Apple Data Center in the Truckee 
Canyon.

WAC23-0012 
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Answers to Timothy Evans’ questions on 8.09.23 

1. A paragraph in the narrative particularly about what specifically during COVID stopped the

project from moving forward (e.g., lack of contractors).

The primary factor for delay in construction to the West Campus Substation was the 

unprecedented and unforeseeable Covid Global Pandemic.  Whereas all industry and daily 

life were impacted during this period, the construction industry in particular was disrupted 

in ways it had never before seen.  Starting at the most basic level, mining and production of 

commodities used in construction from iron ore to wood products to oil-based products 

were developed at a much slower rate.  This resulted in higher prices and scarcer 

availability.  The worldwide supply chain was essentially ground to halt during this period, 

again making products more scarce and prices much higher.  Factories and production zones 

were completely shut down in many cases, and standard construction materials were simply 

not available.  Simultaneously, the cost of any available goods spiked.  On a local level, the 

availability of working crews dwindled as Stay at Home orders were enforced.  Most 

construction projects did not fall into the “Essential Worker” category, and even when these 

orders were lifted or reduced, widespread trepidation to return to the working environment 

was prevalent.  Demand for higher or hazard pay was prevalent for the few workers willing 

to return to work.  Working conditions also required an increased level of sanitization, 

separation, and sequencing so that adequate space could be provided.  This impacted the 

efficiencies of the workforce and increased the time and cost for the same task that was 

previously agreed upon.  All of these factors lead to a disadvantageous time period to 

conduct construction activities, and it was determined to halt progress until a safer, more 

predictable, and stabilized economy returned.      

2. Provide some background/discussion concerning the building permit (WBLD23-102070) that

was recently applied for.

Building permit WBLD23-102070 was intended to be a grading only permit for the 

substation project. It was determined that since this project will also include fencing and 

paving, the permit needed to be reflected as a “civil improvement” permit rather than just a 

grading permit. We submitted this permit application because Apple has a deadline to have 

the substation pad ready for NV Energy by October of 2023, and we needed to get the 

project properly permitted before any work could commence. However, it was determined 

by Washoe County that we would need to submit an amendment of conditions application 

before we would be able to proceed with the civil improvement permit. 

3. Also, in reviewing prior emails between you and Chris Bonczyk, Senior Planner, concerning the

building permit, and reviewing the Amendment of Conditions narrative submitted, there

seems as though there are changes to the grading. Please provide a breakdown of what the

changes are and provide any site plan(s) and/or grading plan(s) that support that information.

Per the latest RMR.21 – Sunol Substation plans dated 6/22/23 submitted under building 

permit WBLD23-102070, the earthwork volumes are estimated to be approx. 123,897 CY of 

cut and 123,897 CY of fill to achieve a balanced site. In the previously submitted Sunol 

substation plans dated 11/9/18, the earthwork volumes were estimated to be approx. 

301,543 CY of cut and 300,355 CY of fill, for a net cut of 1,188 CY. Maximum grade 

differentials from existing to finished grade in the latest plans are approximately 13’. In the 

previously submitted SUP application, grade differentials were estimated up to 21’. 

WAC23-0012 
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Site Plan #1

Site Plan per original WSUP18-0010.  No changes. 

WAC23-0012 
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Site Plan #2

Site Plan #3

Site Plan per original WSUP18-0010.  No changes. 
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