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YERINGTON PLANNING COMMISSION 

MINUTES Wednesday, September 23, 2026    
 

The Yerington Planning Commission held a public meeting on the 23rd day of September, 2026, beginning at 4:00 
p.m. at City Hall 14 East Goldfield Avenue Yerington, NV 89447 

 
 
Present:  Commissioner Travis Crowder 
  Commissioner Eric Bodenstein 
  Commissioner Keith Trout 
  Commissioner Leo Solari Jr 
  City Manager Jerry Bryant 
  Commission Secretary Stacey Larsen 
 
Absent:  Commission President Steve Douglas 
  Commissioner Micah Triplett 
  Public Works Director Paul Shapiro 
  City Attorney Chuck Zumpft 
 
Guest:  Kent Johnston-True Value Owner 

 
 
 
AGENDA:  

 
1. Roll Call and Pledge of Allegiance 

Commissioner Crowder called the meeting to order and the Pledge of Allegiance was led by Commissioner 
Bodenstein. 
 
2. Public Participation 

Commissioner Crowder asked if there was any public participation.  There was none at this time.   
 

3. For Possible Action: Review and adoption of agenda. 
Commissioner Crowder asked for a motion to approve the agenda.  Motion made by Commissioner Bodenstein.  

Second by Commissioner Solari Jr.  Item passed unanimously.  
 

4. For Possible Action: Approve the Planning Commission Minutes for the September 23, 2026 meeting. 
Commissioner Crowder asked if there is any comment or action on the minutes.  Commissioner Solari Jr. moved 

to approve, second by Commissioner Trout.  Item passed unanimously. 
 

5. Staff Reports  
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Commissioner Crowder asked if there were any reports at this time.  City Manager Bryant stated there is none at 
this time. 

 
 
Regular Agenda 
 
    6.    Possible Action and Recommendation to the Yerington City Council: Terry & Ginger Carpenter on 
behalf of Second Mile, LLC (Hawkeye Mobile Home Park) is proposing a Special Use Permit application 
with APN 001-011-46 (500 W. Goldfield Ave). 
     City Manager Bryant stated a Special Use Permit application was submitted by property owners Ginger & Terry 
Carpenter.  This item is to get a special use permit application on file for Hawkeye Mobile Home Park.  He stated 
that special use permits are to be reviewed annually and that has not been happening.  He stated that this mobile home 
park was once named Greenfield Mobile Home Park and now it is called Hawkeye Mobile Home Park.  It’s generally 
known as the park behind Maverik.  City Manager Bryant stated that they have an RV camp site in the front with 35 
spaces and the mobile home park in the back with 56 spaces.  He stated this is a formality to get them in compliance 
with the requirements of the City codes.  Title nine, Chapter four, Section six states that anyone owning a mobile 
home park must have a special use permit reviewed annually.  City Manger Bryant stated from the City’s stand point 
we have no concerns.   
     Commissioner Trout asked if they have not had a special use permit and City Manger Bryant stated not since the 
new owners have taken over.    Commissioner Trout asked if this SUP included the commercial mall in the front 
and City Manger Bryant stated no, only the mobile home park.  Commissioner Trout stated that on the application it 
states Second Mile, LLC as the owner but the park is under Hawkeye and wanted to make sure there is no issues 
with the park being under a different name.  City Manger Bryant stated there will be no issues. 
     Commissioner Bodenstein made a motion to approve the special use permit for APN 001-011-46 submitted by 
Ginger & Jerry Carpenter as presented, Commissioner Solari Jr. seconded the motion.  Item passed unanimously. 

 
7.   Commissioner Comments 

             Commissioner Crowder asked for any Commissioners comments, none were given. 
 

8.   Public Participation 
             Commissioner Crowder asked for any further public comment.  None was given. 

 
9.    Adjournment 

             Being no further business, this meeting was adjourned at 4:13PM.  
 
              
 
______________________________________                               _________________ 
Steve Douglas, Planning Commission President                              Date 
 
 
 
______________________________________                                _______________ 
Stacey Larsen, Planning Commission Secretary                        Date 
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MEMORANDUM 
To: City of Yerington Planning Commission 

 

From: Chris Waechter 

 
Kimley-Horn and Associates, Inc. 
(775) 200-1978 

Date: September 9, 2026 

Subject: Feasibility Report for Rivers Edge 

This Feasibility Report created by Kimley-Horn & Associates, Inc. is for the purpose of a preliminary site 
evaluation and to introduce the proposed single-family residential Rivers Edge development (the “Project”.) All 
site maps and information, including but not limited to inlands, wetlands, watercourses, LIDAR, flood hazards, 
topography, soil, and zoning requirements, are based on limited and/or publicly available data. The proposed 
landplan is based on survey received from ST6, Inc. in August 2026. The Project is located on two parcels: APN 
001-231-22 and 001-231-21 that total approximately 15.91 acres (the “Site”) and are located near Sprague Drive 
and Perumean Lane, in Yerington, Nevada (the “City”).  

PROJECT 

The proposed Project is to develop the Site into 63 single-family residential lots. A Conceptual Landplan Exhibit is 
included in this feasibility report as Attachment A. As part of this development, the project proposes to pave a 
portion of the existing gravel road Perumean Lane, currently owned by the City, and extend the existing 
Whispering Rivers development from Sprague Drive. 

PROJECT LOCATION 
 
 Site Area: APN 001-231-22 (9.11 ac) (left parcel) and APN 001-231-21 (6.80 ac) (right parcel). Total 

Area: 15.91 acres - See Figure 1 on Page 2 
 Project Size: 63 Lots at approximately 7,000 square feet per lot 
 Zoning: The Site is zoned R-1 Single Family Dwelling Residential.  
 Setbacks: 20’ front setback*, 20’ rear setback, 7’ side setbacks, and 20’ street side setbacks.  

o *We request an exemption of the front setback to be revised from 20’ to 15’. The intent would be 
to have a 15’ front setback to the house frontage with a 20’ front setback to the garage. 

 Legal Access: Access to the Site is from existing Sprague Drive (with a proposed roadway extension of 
Sprague Drive) and the existing gravel road Perumean Lane (City owned). The project proposes paving 
of Perumean Lane to Popo Agie Way. The proposed roadway will be designed to City standards and 
dedicated to the City of Yerington. 

 Site Proximity: 
o Parks and Recreational Facilities:  

 Mountain View Park (0.9 miles, 19 min walk, 3 min drive via W Bridge Street) 
 Reviglio Park (1.9 miles, 42 min walk, 6 min drive via W Bridge Street and S Main Street) 

o Emergency Medical Services:  
 South Lyon Medical Center (0.8 miles, 17 minute walk, 3 minute drive via Bridge Street) 

o Fire Protection: 



Page 2 

kimley-horn.com 7900 Rancharrah Parkway, Suite 100, Reno, NV 89511 775-200-1978 

 

 Mason Valley Fire Protection Station (1.3 miles, 4 minute drive via Bridge Street and S 
Main Street) 

 
Figure 1: Site Aerial of APN 001-231-22 (9.11 ac) (left) and APN 001-231-21 (6.80 ac) (right)

 

 Adjacent Parcels: 
APN 001-231-22 (9.11 ac) (left parcel) is bounded by: 

o North: Whispering Rivers subdivision, owned by private homeowners, and zoned R-1  
o East: Single-family Residence, owned by Spinuzzi Et. Al., and zoned R-20. Parcel appears to be 

within Lyon County, not the City. 
o Southwest: Vacant, undeveloped single-family residence, owned by Irene Bottimore, and zoned 

R-1 
APN 001-231-21 (6.80 ac) (right parcel) is bounded by: 

o North: Cornerstone Mini Storage, LLC. and Pony Expresss Manufactured Homes, LLC., both 
zoned C1 Limited Commercial 

o Southeast: Perumean Lane gravel road, owned by City of Yerington 
o Pony Express Village, LLC., zoned RC for Transitional Residential, to the southeast of Perumean 

Lane 
o West: Whispering Rivers subdivision, owned by private homeowners, and zoned R-1 
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ADDITIONAL SITE INFORMATION 
 Topography 

o The existing Site is relatively flat with some dirt/vegetation piles. Generally, there is a gentle slope 
from the south to the north with a total fall of about 8’.  The western side of APN 001-231-22 
gently slopes towards Walker River, more from the east to the west. The Site is currently 
undeveloped, with some shrubs, dirt/vegetation piles, and a few trees closer to Walker River. 

 CC&R’s 
o The project proposes no HOA or LMA, and therefore will not require CC&R’s. 

 Floodplain 
o The Site is mostly located in Floodplain Zone X Shaded with a 0.2% Chance Annual Flood 

Hazard. The western side of APN 001-231-22, closest to Walker River, is located in Floodplain 
Zone AE with base flood elevations and 1% Chance Annual Flood Hazard.  

o The proposed project depicts all single-family lots outside the Zone AE Flood Hazard area. 
 Wetlands 

o The western portion of APN 001-231-22, closest to Walker River, is considered a freshwater 
forested/shrub wetland. This wetland appears to be within the Zone AE floodplain. 

 Faults 
o There are no fault lines near the project site 

 Soils 
o The site consists of the following soils:  

 Approximately 82% dithod loam soil, hydrologic soil group C with slow water infiltration; 
15% Fernley loamy sand drained, hydrologic soil group A with high water infiltration; and 
3% Fallon fine sandy loam frequently flooded, hydrologic soil group A with high water 
infiltration 
 

PROJECT UTILITIES 
 Water 

o There are municipal water utilities in the public roads in the adjacent Whispering Rivers 
subdivision (Rosebud Way, Trinity Way, and Sprague Drive) and at the beginning of Perumean 
Lane. 

o The City of Yerington will provide water service to this project; the letter is included in this 
submittal. 

 Sewer 
o There are municipal sewer utilities in the public roads in the adjacent Whispering Rivers 

subdivision on Sprague Drive and at the beginning of Perumean Lane. 
o The City of Yerington will provide sewer service to this project; the letter is included in this 

submittal. 
 Storm Drainage  

o There is municipal storm drainage infrastructure in the public roads in the adjacent Whispering 
Rivers subdivision (Rosebud Way, Trinity Way, Popo Agie Way, and Sprague Drive) and at the 
beginning of Perumean Lane. 

o The project proposes to install storm drainage catch basins and pipes in the public roads to tie 
into the existing City storm drainage system. The stormwater will flow into proposed catch basins 
into proposed storm drain pipes, and then drain towards the existing storm system in the adjacent 
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Whispering Rivers development. Ultimately, the storm drainage is routed into the City storm 
drainage system. 

 Electricity 
o The site is within NV Energy’s service area and a will serve letter from NVE has been provided for 

the development. 
o There is underground electricity accessible to the site from the adjacent Whispering Rivers 

development near the Project on Rosebud Way, Trinity Way, Popo Agie Way, and Sprague Drive, 
on the Project parcel closest to Sprague Drive, and at the start of Perumean Lane. 

 Gas 
o Gas will be serviced by Southwest Gas Corporation and a will serve letter has been provided. 
o There is underground gas accessible to the site from the adjacent Whispering Rivers 

development near the project on Rosebud Way, Trinity Way, Popo Agie Way, and Sprague Drive, 
and at the start of Perumean Lane. 

 Telephone/Internet 
o Telephone and internet services will be serviced by Frontier Communications and a will serve 

letter has been provided for this development. 
o There is underground telephone/internet accessible to the site from the edge of the property near 

the adjacent Whispering Rivers development and at the start of Perumean Lane. 

 

CLOSURE 
 
The above Feasibility Report provides preliminary information for the Site and proposed Rivers Edge project. The 
study offers general observations based on available information, which might not capture all site-specific 
variables. 
 
 
Sincerely,  

 
Chris Waechter, P.E. 
Project Engineer 
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14 East Goldfield Avenue     Yerington, NV 89447 

Phone: 775-465-3511     Fax: 775-463-2284 
 

 
 
RIVER’S EDGE - Feasibility Report Comments 
 
 
The following is a list of comments provided to the applicant in support of the 
River’s Edge Subdivision Feasibility Report.   
 
Prior to submitting the Tentative Subdivision Map, the following shall be 
considered and addressed within the contents of the Tentative Subdivision Map: 
 
 

1. Comply with the requirements set forth in the City of Yerington Municipal 
Code, Title 11 – Subdivision Regulations, Chapter 3 – Tentative Maps, 
Section 11-3-3: Form and Contents. 

2. Show underlying parcels (4). 
3. Provide tentative grading, utilities (water, sewer, storm drain), roadways, and 

hydrology plans/reports. 
4. Obtain Intent to Serve letters from the City of Yerington with respect to water 

and sewer service. 
5. Obtain tentative subdivision approval from Nevada Division of Water 

Resources (required prior to City approval of tentative map). 
6. Obtain tentative subdivision approval from Nevada Division of Environmental 

Protection (required prior to City approval of tentative map). 
7. Obtain tentative subdivision approval from Mason Valley Fire Protection 

District (required prior to City approval of tentative map). 
8. Obtain tentative subdivision approval from Walker River Irrigation District 

(required prior to City approval of tentative map). 
9. If entry monument signs are proposed, shown locations and provide 

approximate size. 
10. Consider speed bumps or alternative traffic control devices on proposed 

“straight/linear” stretches of streets. 
11. Show storm drain retention and/or detention ponds for handling post-

development storm water. 
12. Provide anticipated phasing plan. 
13. Provide FEMA Flood Zone designations/limits coinciding with subject 

parcels. 
14. Provide preliminary fire hydrant spacing as approved by Mason Valley Fire 

Protection District. 



 
 
 
 

15. The City may/can request that the project constructs Perumean Lane to at least 
the southeast corner of lot 29.  The City may prefer if the project constructs 
Perumean all the way to the south boundary of the parcel. 

16. The City may/can request that the project coordinates directly with the 
adjacent Pony Express Village project to the east for driveways and utility 
stubs into Pony Express Village with the design of Perumean Lane. 

17. Confirm with the Mason Valley Fire Protection District if they are going to 
accept the length of the proposed south cul-de-sac without providing a 
secondary emergency access connection to the east to Perumean Lane 
somewhere between lots 46 and 54 per fire code requirements. 

18. Confirm with the Mason Valley Fire Protection District the possible 
requirement for water main looping if that long of a water main is allowed 
without looping it back to the water main in Perumean Lane, per NAC 
Compliance requirements. 

19. Confirm available fire hydrant flow on a possible dead end line with the 
Mason Valley Fire Protection District. 

20. If there is a requirement for secondary access and water looping off the 
subject parcel, the project is going to have to obtain and grant easements for 
such on parcels the project doesn’t own. 

21. Please provide anticipated yard landscaping schemes/concepts. 
22. Include a Variance Request with the Tentative Map Application for the 

reduced front yard set-back from 20 feet to 15 feet. 
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