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WASHOE COUNTY  
BOARD OF ADJUSTMENT 

NOTICE OF MEETING AND AGENDA 
 
Board of Adjustment Members Thursday June 7, 2012 
Robert F. Wideman, Chair 1:30 p.m. 
Mary S. Harcinske, Vice Chair  
Philip J. Horan Washoe County Commission Chambers 
Richard “R.J.” Cieri  1001 East Ninth Street 
Kim Toulouse Reno, NV 
William Whitney, Secretary  
____________________________________________________________________________________ 

PUBLIC HEARING ITEMS  
(complete case descriptions are provided beginning on page three of this agenda) 

• Administrative Case No. AP12-005 – Lake Tahoe SummerFest 
• Administrative Permit Case No. AP12-004 - Everett Detached Garage 
• Special Use Permit Case No. SB12-007 & VA12-002 – Hidden Valley Fire Station 
• Administrative Permit Case No. AP12-003 – Evans Greenhouses 
• Special Use Permit Case No. SB12-006 – Amy Ranch Stables 
• Special Use Permit Case No. SB12-002 – AT&T Mobility, Incline Village High School, 

Wireless Communication Facility - Applicant has completely withdrawn the application and 
it will not be heard. 

_____________________________________________________________________________ 
Items for Possible Action:  All numbered or lettered items on this agenda are hereby designated 
for possible action as if the words “for possible action” were written next to each item (NRS 
241.020), except for items marked with an asterisk (*).  Those items marked with an asterisk (*) 
may be discussed but action will not be taken on them.     

Possible Changes to Agenda Order and Timing:  Discussion may be delayed on any item on 
this agenda, and items on this agenda may be taken out of order, combined with other items and 
discussed or voted on as a block, removed from the agenda, moved to the agenda of another 
later meeting or moved to or from the consent section.  Items designated for a specified time will 
not be heard before that time, but may be delayed beyond the specified time.     
 
Public Comment; Disrupting of Meeting:  During the “Public Comment” periods listed below, 
anyone may speak pertaining to any matter either on or off the agenda.  Public comment during 
these periods is limited to three minutes.  Additionally, during action items (those not marked with 
an asterisk), public comment will be heard on that particular item before action is taken.  See 
“Public Participation,” below, for time limits.  In either event, each speaker must fill out a “Request 
to Speak” form and give it to the recording secretary.  Unused time may not be reserved or 
transferred.  Comments are to be directed to the board as a whole and not to one individual.  The 
presiding officer may (with or without advance warning) order the removal of a person whose 
conduct willfully disrupts the meeting to the extent that its orderly conduct is made impractical.   
 

Public Participation:  The Board of Adjustment adopted Rules, Policies and Procedures are 
available on the website provided above or by contacting the Community Development 
Department. 

At least one copy of items displayed and at least ten copies of any written or graphic material for 
the Board’s consideration should be provided to the Recording Secretary.  Materials longer than 
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one page in length submitted within six days of the Board of Adjustment meeting may not be 
considered by the Board in their deliberations.  Subject to applicable law and the board’s rules, 
policies, and procedures, public comment or testimony may be submitted to the board in written 
form for its consideration.  However, the board is not required to read written statements aloud 
during the meeting. 

Time allocations for public hearing items are as follows:  15 minutes for staff’s presentation; 15 
minutes for an applicant’s presentation; 5 minutes for a group representative’s comments; 3 
minutes for individual comment.  At the discretion of the Chair, additional time may be provided to 
any party if the request is made at least 24 hours in advance of the meeting start time.  The Chair 
may reduce the per person time allotment for comment on a particular item; this determination will 
be made prior to hearing comment on the item. 

Posting of Agenda; Website Location:  Pursuant to NRS 241.020, this notice has been posted 
at the Washoe County Administration Complex, 1001 E. Ninth Street, Reno, Nevada, and at the 
following locations: Washoe County Clerk's Office-Courthouse (Court and Virginia Streets), 
Washoe County Library (301 South Center Street), and Sparks Justice Court (630 Greenbrae 
Drive).  Agendas and staff reports are posted to the Washoe County website at 
www.washoecounty.us/comdev four days prior to the meeting. 

Special Accommodations:  Facilities in which this meeting is being held are accessible to the 
disabled. Persons with disabilities who require special accommodations or assistance (e.g. sign 
language, interpreters, or assisted listening devices) at the meeting should notify Washoe County 
Community Development, at 775.328.3600, two working days prior to the meeting. 

Appeal Procedure:  Most decisions rendered by the Board of Adjustment are appealable to the 
Board of County Commissioners.  If you disagree with the decision of the Board of Adjustment 
and you want to appeal its action, call the Planning staff immediately, at 328-6100.  You will be 
informed of the appeal procedure, application fee, and the time in which you must act.  Appeal 
periods vary from seven (7) to fifteen (15) days, depending on the type of application. 
_____________________________________________________________________________ 
 
1:30 p.m.  AGENDA 

1. *Determination of Quorum 

2. *Pledge of Allegiance 

3. *Ethics Law Announcement 

4. *Appeal Procedure 

5. *Public Comment 
The public is invited to speak on any item on or off the agenda during this period.  However, 
action may not be taken until this item is placed on an agenda as an action item.   

6. Approval of Agenda 

7. Approval of Minutes 
April 5, 2012 

8. Consent Items 
None 

http://www.co.washoe.nv.us/comdev/
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9. Project Review Items - Possible action to approve/disapprove or recommend 
approval/disapproval (with or without conditions) the following project applications: 

A. PUBLIC HEARING:  Administrative Permit Case No. AP12-005 - Lake Tahoe 
SummerFest - To approve an administrative permit and outdoor community event 
business license for the Lake Tahoe SummerFest, an outdoor concert event to be held at 
the Sierra Nevada College in Incline Village, Nevada on August 3, 4, 5, 10, 11, 12, 17, 18 
and 19, 2012.  The proposed outdoor concerts will be held between the hours of 6:30 p.m. 
and 8:30 p.m. on August 3, 4, 10, 11, 17 and 18, 2012 (Fridays and Saturdays) and 
between the hours of 3:00 p.m. and 5:00 p.m. on August 5, 12 and 19, 2012 (Sundays).  
The concerts will be unamplified classical music venues located within a portable awning 
erected on the College for the event.  Primary participant and spectator parking will be 
within the College campus, with additional off-site (overflow) parking at the Church at the 
intersection of Tahoe Boulevard and Country Club Drive and IVGID Recreation Facility, if 
needed.  Event organizers estimate that approximately 1,300 participants and spectators 
will take part in the event during any one three-day event period, with a maximum of 500 
participants and spectators on any one day of the event.  Based on the testimony and 
evidence presented at the hearing, to include the report of reviewing agencies, the Board 
of Adjustment may approve the issuance of the administrative permit and business license 
with conditions, or deny the application.  

• Location: Sierra Nevada College, 291 Country Club Drive, 
Incline Village, NV 

• Assessor’s Parcel No.(s): 127-040-10 (College), 130-050-01 (Church) and 
127-040-07 (IVGID Recreation Center) 

• Parcel Size: 17.05 acres (College), 1.4 acres (Church) and 16.2 
acres (Recreation Center) 

• Regulatory Zone(s): PSP 
• Area Plan: Tahoe/Incline Tourist 
• Citizen Advisory Board: Incline Village/Crystal Bay  
• Commission District: 1 - Commissioner John Breternitz 
• Development Code: Authorized in Article 310, Temporary Uses and 

Structures, and WCC Chapter 25, Business 
License Ordinance 

• Section/Township/Range: Within Section 23, T16N, R18E, MDM, Washoe 
County, NV 

• Staff: Eva Krause, AICP, Planner 
• Phone: 775.328.3796 
• Email: ekrause@washoecounty.us 

 
B. PUBLIC HEARING: Administrative Permit Case No. AP12-004 - Everett Detached 

Garage - To allow the building of an accessory structure (garage and carport) that is 
bigger than the existing main dwelling. 

• Location: 475 Tranquil Drive, Sparks NV 
• Assessor’s Parcel No.(s): 534-273-05 
• Parcel Size: 1.33 Acres 
• Regulatory Zone(s): LDS 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs CAB 
• Commission District: 4 – Commissioner Robert Larkin 
• Development Code: Authorized in Article 808, Administrative Permits    
• Specific Plan: Within the Spanish Springs Area Plan  
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• Section/Township/Range: Within Section 25, T21N, R20E, MDM,  
Washoe County, NV 

• Staff: Eva Krause, AICP, Planner 
• Phone: 775.328.3796 
• Email: ekrause@washoecounty.us 

 

C.  PUBLIC HEARING: Special Use Permit Case No. SB12-007 – Hidden Valley Fire 
Station – To temporarily expand a Safety Service facility by installing a manufactured 
home (built to commercial coach standards) to be used as living quarters for professional 
firefighters.  

 
AND 

 
PUBLIC HEARING: Variance Case No. VA12-002 – To reduce the front yard setback 
from 20 feet to 15 feet to allow for the placement of the manufactured home.   

• Location: 3255 Hidden Valley Drive, approximately 100 feet 
west of the intersection of Hidden Valley Drive and 
Pelham Drive 

• Assessor’s Parcel No.: 051-122-10 
• Parcel Size: 0.326 acres 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Southeast Truckee Meadows 
• Citizen Advisory Board: Southeast Truckee Meadows 
• Commission District: 2 – Commissioner David Humke 
• Development Code: Authorized in Articles 302, Allowed Uses; 810, 

Special Use Permits; 410 Building Placement 
Standards; and 804 Variances 

• Section/Township/Range: Within Section 22, T19N, R20E, MDM  
Washoe County, NV 

• Staff: Eva Krause, AICP, Planner 
• Phone: 775.328.3796 
• Email: ekrause@washoecounty.us 

 
D. PUBLIC HEARING: Administrative Permit Case No. AP12-003 – Evans Greenhouse 

Buildings - To allow the construction of two greenhouse buildings, Phase 1 of 4,000 
square feet and Phase 3 of 30,000 square feet, as shown on the attached site plan. 
Phases 2 and 4, as shown on the site plan, are not requested at this time. 

• Location: 31850 Cantlon Drive 
• Assessor’s Parcel No: 084-282-16 
• Parcel Size: ±5.94 acres 
• Regulatory Zone Medium Density Rural 
• Area Plan: East Truckee Canyon 
• Development Code: Authorized in Article 808, Administrative Permits    
• Commission District: 4 – Commissioner Robert Larkin 
• Section/Township/Range: Within Sections 17 & 18 T20N R24E MDM  

Washoe County, NV 
• Staff: Roger Pelham, MPA, Senior Planner 
• Phone: 775.328.3622 
• Email: rpelham@washoecounty.us 

mailto:ekrause@washoecounty.us
mailto:rpelham@washoecounty.us
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E. PUBLIC HEARING: Special Use Permit Case No. SB12-006 - Amy Ranch Commercial 
Stables, aka High Desert Equine Center – To allow the operation of an equestrian 
facility for horse boarding, lessons, activities and events.   

• Location: 4455 Amy Road 
• Assessor’s Parcel No: 077-140-06 
• Parcel Size: ± 40.00 acres 
• Regulatory Zone: General Rural Agricultural (GRA) 
• Area Plan: Warm Springs 
• Citizen Advisory Board: Warm Springs 
• Development Code: Authorized in Article 302 Allowed Uses & Article 

810 Special Use Permits    
• Commission District: 5 - Commissioner Bonnie Weber 
• General Improvement District: Palomino Valley 
• Section/Township/Range: Within Section 22 T22 R21 MDM  

Washoe County, NV 
• Staff: Grace Sannazzaro, Planner 
• Phone: 775.328.3771 
• Email: gsannazzaro@washoecounty.us 
 
*WITHDRAWN - Special Use Permit Case No. SB12-002 – AT&T Mobility, Incline 
Village High School, Wireless Communication Facility - To replace an existing stadium 
light pole with an 87-foot tall wireless telecommunications monopole, with up to 12 panel 
antennas, new light fixtures and all necessary ancillary equipment; and to construct an 
equipment cabinet shelter within a 26’ x 18’ fenced area adjacent to the monopole; and, to 
vary the overall pole height from an allowable 80 feet up to 87 feet. 
 
This application has been withdrawn at the request of the applicant (AT&T) and there 
will be no further deliberation, analysis or consideration of the application and the case is 
closed. 

AND 
 

The withdrawal is not considered a denial and the restrictions on waiting for one year for a 
new application do not apply. 
 
• Location: At the sports stadium at Incline Village High 

School, 499 Incline Village Boulevard, 
approximately 400 feet north of its intersection with 
Northwood Boulevard 

• Assessor’s Parcel No.(s): 124-071-52 
• Parcel Size: 19.01 acres 
• Current Regulatory Zone(s): Public and Semi-Public Facilities (PSP) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Commission District: 1 – Commissioner Breternitz  
• Development Code: Authorized in Article 324, Communication Facilities 

and Article 810, Special Use Permits 
• Section/Township/Range: Within Section 15, T16N, R18E, MDM  

Washoe County, NV 
• Staff: Sandra Monsalvè, AICP, Senior Planner 
• Phone: 775.328.3608 
• Email: smonsalve@washoecounty.us 

mailto:gsannazzaro@washoecounty.us
mailto:smonsalve@washoecounty.us
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10. Chair and Board Items  

(Unless otherwise listed with a topic description, this portion of the agenda is limited to 
announcements, staff discussion of items or suggested items to be scheduled proposed for 
action at future meetings, and reports on planning issues and/or activities of organizations in 
which individual members may be involved.) 

A. *Report on Previous Board of Adjustment Items 

B. *Legal Information and Updates 

11. Director’s Items 
None 

12. *Other Items 
None 

13. *Public Comment 
The public is invited to speak on any item on or off the agenda during this period.  However, 
action may not be taken until this item is placed on an agenda as an action item.   

14. Adjournment 
 



 

Washoe County Community Development Department 
Post Office Box 11130, Reno, NV  89520-0147 – 1001 E. Ninth St., Reno, NV  89512 

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 BOARD OF ADJUSTMENT 
 MEETING MINUTES 

 
 
Board of Adjustment Members Thursday April 5, 2012 
Philip J. Horan, Chair 1:30 p.m. 
Robert F. Wideman, Vice Chair  
Mary S. Harcinske Washoe County Health Department  
Richard “R.J.” Cieri  1001 East Ninth Street 
Kim Toulouse Reno, NV 
William Whitney, Secretary  
____________________________________________________________________________________ 

WASHOE COUNTY BOARD OF ADJUSTMENT 

Minutes 

April 5, 2012 
 

 

The regular meeting of the Washoe County Board of Adjustment was scheduled for 
Thursday, April 5, 2012 at 1:30 p.m., in the Washoe County District Commission Chambers, 
1001 East Ninth Street, Reno, Nevada. 

1. Determination of Quorum 

Chair Wideman called the meeting to order at 1:30 p.m.  The following members and 
staff were present:  

Members present:  Robert Wideman, Chair 
Philip Horan 
Richard “R.J.” Cieri 
Mary S. Harcinske 
Kim Toulouse 

 
Members absent:  None 
 
Staff present: William Whitney, Acting Director, Community Development 

Roger Pelham, MPA, Senior Planner, Community Development 
Sandra Monsalvè, AICP, Senior Planner, Community Development 
Grace Sannazzaro, Planner, Community Development 
Trevor Lloyd, Senior Planner, Community Development 
Greg Salter, Deputy District Attorney, District Attorney’s Office  
Dawn Spinola, Recording Secretary, Community Development 

2. Pledge of Allegiance 

Member Horan led the pledge to the flag. 

3. Ethics Law Announcement 

Deputy District Attorney (DDA) Salter recited the Ethics Law standards. 



.
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4. Appeal Procedure 

Mr. Whitney recited the appeal procedure for items heard before the Board of 
Adjustment. 

5. Public Comment  

As there was no response to the call for public comment, Chair Wideman closed the 
public comment period. 

6. Approval of Agenda 

Chair Wideman proposed Item 11B, AT&T Mobility at Incline Village High School, be 
heard first and the remaining items be heard in order.   

In accordance with the Open Meeting Law, Member Horan moved to approve the 
agenda of April 5, 2012 as proposed by Chair Wideman.  The motion, seconded by Member 
Harcinske, passed unanimously.   

7. Approval of Minutes 

Member Horan moved to approve the minutes of February 2, 2012.  The motion was 
seconded by Member Harcinske and passed four in favor and none against, Member Toulouse 
abstaining as he had not been present at the meeting. 

8. Chair and Board Items  

None 

9. Director’s Items  

Mr. Whitney initiated a discussion about moving Chair and Commission and Director’s 
Items to the end of the agenda on a permanent basis for the convenience of the members of the 
public attending the meetings.  Member Harcinske spoke in favor of the idea, noting 
occasionally topics arise during the meeting that would be good candidates for informational 
discussion after the public hearings had finished.   

 
Member Toulouse moved to permanently change the order of the agenda as suggested 

by Mr. Whitney.  The motion was seconded by Member Horan and passed unanimously.  
 
Mr. Whitney explained to the Board the discussion regarding having 12 meetings per 

year instead of six would be postponed until the next fiscal year, after the budget situation 
became a bit clearer and to see if the case load increased.   

10. Consent Items 
 None 
11. Project Review Items 

Agenda Item 11B 

PUBLIC HEARING:  Special Use Permit Case No. SB12-002 – AT&T Mobility, Incline 
Village High School, Wireless Communication Facility – To replace an existing stadium light 
pole with an 87-foot tall wireless telecommunications monopole, with up to 12 panel 
antennas, new light fixtures and all necessary ancillary equipment; and to construct an 



.
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equipment cabinet shelter within a 26’ x 18’ fenced area adjacent to the monopole; and, to 
vary the overall pole height from an allowable 80 feet up to 87 feet. 

 
• Location: At the sports stadium at Incline Village High School, 

499 Incline Village Boulevard, approximately 400 feet 
north of its intersection with Northwood Boulevard 

• Assessor’s Parcel No.(s): 124-071-52 
• Parcel Size: 19.01 acres 
• Current Regulatory Zone(s): Public and Semi-Public Facilities (PSP) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Commission District: 1 – Commissioner Breternitz  
• Development Code: Authorized in Article 324, Communication Facilities and 

Article 810, Special Use Permits 
• Section/Township/Range: Within Section 15, T16N, R18E, MDM  

Washoe County, NV 

Ms. Monsalvè reviewed the staff report dated March 30, 2012.  She explained the item 
had been publicly noticed, but the applicant had requested a continuance to June 7, 2012. 

Chair Wideman opened the public hearing.   

Applicant’s Representative Randy Brown introduced himself and confirmed they were 
requesting the continuance.  

Chair Wideman reiterated public comment was limited to three minutes per person.  

Incline Resident Steven Dolan opined the case had been inappropriately advertised and 
noticed to the public.  He explained his perception of the controversial nature of the towers in 
terms of public health and safety.  He noted other locations had been proposed and may be 
more appropriate.   

DDA Salter asked if Mr. Dolan lived within 500 feet of the tower.  Mr. Dolan replied he 
believed the distance was 500 yards and said he did not.  He opined the affected property 
owners did not necessarily live within that distance.   

Resident John Eppolito asked when the application was submitted.  Chair Wideman 
advised him not to use his time asking questions.  Mr. Eppolito stated he felt the application 
should be denied, and pointed out the Incline Village/Crystal Bay Citizen Advisory Board (CAB) 
had voted to deny it.  He opined there was no coverage gap in the area and noted that a petition 
being circulated against the tower had over 150 signatures, as the tower would be located close 
to three schools.   

Mr. Eppolito asked if AT&T would pay for expert studies assuring the residents there 
was no danger.  Chair Wideman reminded him it was a time for public comment, not questions 
and answers.  Mr. Whitney suggested Mr. Eppolito contact staff regarding the best way to get in 
touch with AT&T representatives.   

DDA Salter noted if the case were continued and Mr. Eppolito had questions then, he 
could address them to the Chair who could then direct them to the AT&T representative.  Mr. 
Eppolito provided a copy of the petition to the Recording Secretary and confirmed with the 
members they had received an e-mail he had sent regarding towers catching fire. 



.
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Mark Stanton, representing Washoe County School District (WCSD) stated they 
supported the request to postpone.   

Resident Margaret Martini opined WCSD did not need the income they would receive 
from AT&T for the use of the property.  She stated the International Association of Fire Fighter’s 
Union and other organizations do not allow cell towers on their properties as there was not 
enough science to support their safety.  She opined another location would be more 
appropriate.  She noted that occasionally the towers fall over or catch fire, and a fire would be 
detrimental to the community.   

Chair Wideman closed the public hearing. 

All members of the Board stated they had received numerous e-mails in opposition to 
the project, and Member Horan had received one phone call and one e-mail in support.  DDA 
Salter recommended they be entered into the record.   

Member Horan moved to continue Special Use Permit Case No. SB12-002 – AT&T 
Mobility, Incline Village High School, Wireless Communication Facility to be heard time certain 
at the June 7, 2012 Board of Adjustment meeting.  The motion was seconded by Member Cieri 
and passed unanimously. 

Agenda Item 11A 

PUBLIC HEARING:  Special Use Permit Case No. SB12-001 – AT&T Mobility, Spanish 
Springs High School, Wireless Communication Facility – To replace an existing stadium light 
pole and replace it with a wireless communication pole including 15 panel antennas and 
ancillary equipment, and construct an equipment shelter within a 30’ x 23’ fenced area. 

• Location: At the sports stadium at Spanish Springs High School, 
1065 Eagle Canyon Drive, adjacent to the intersection 
of Golden Eye and Eagle Canyon Drive 

• Assessor’s Parcel No.(s): 530-480-02 
• Parcel Size: 53.482 acres 
• Current Regulatory Zone(s): Public and Semi-Public Facilities (PSP) 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Commission District: 4 – Commissioner Larkin  
• Development Code: Authorized in Article 324, Communication Facilities and 

Article 810, Special Use Permits 
• Section/Township/Range: Within Sections 27 and 34, T21N, R20E, MDM  

Washoe County, NV 

Chair Wideman opened the public hearing. 

Mr. Pelham reviewed the staff report dated March 22, 2012.   

Applicant’s Representative Gary Mapa thanked the Board and briefly reviewed the 
request.   

Member Cieri asked DDA Salter if the Board was involved in making decisions based on 
health-related issues.  DDA Salter replied that both State and Federal law do not allow this 
Board to consider the environmental effects of the radio frequency emissions (RFEs).  The 
Board was pre-empted and not allowed to consider that issue if the project complies with 



.
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Federal Communications Commission (FCC) regulations.  He indicated it would be prudent for 
the Board to request confirmation from the applicant to ensure that it does.   

Member Toulouse noted required Finding Number Four reads as follows: “Issuance of 
the permit will not be significantly detrimental to the public health, safety or welfare, injurious to 
adjacent properties or detrimental to the character of the surrounding area.”  He opined it was 
challenging to make a determination when two contradictory directives existed regarding the 
Board’s power to make a decision based on public safety issues.   

DDA Salter reiterated Federal and State statutes pre-empted the Board from considering 
RFEs as a part of the health concern.  The Board could consider other health factors.   

Chair Wideman asked Mr. Mapa if an FCC license was required to transmit at the 
intended frequency prior to operation and Mr. Mapa verified AT&T was properly licensed.   

Member Horan read comments made by WCSD Representative Mark Stanton at the 
IVCB CAB meeting that included indications the school district was researching whether they 
could or could not refuse AT&T’s application.  Mr. Stanton explained they were researching as 
to whether or not the statute that does not allow the land authority to refuse telecommunications 
facilities applies to school property.  The statute allows the facilities to be placed if it meets FCC 
regulations.   

Chair Wideman asked if WCSD was in support or opposition of the application.  Mr. 
Stanton stated they were researching effects of electromagnetic frequencies (EMF) on health.  
He noted the Board had approved eight leases for towers to date, but would not speak for the 
School District to directly state if the WCSD Board did or did not support the towers.  He opined 
past practice would indicate they did.   

Member Horan suggested it may be prudent for the WCSD Board to bear in mind the 
difference between communities as they made their decisions.  Mr. Stanton explained WCSD 
was in the process of developing a more standardized process that seeks input from the 
schools and community.   

Member Toulouse asked if WCSD had held an informational public meeting with all of 
the parents of each of the affected schools.  Mr. Stanton replied they had not, but that would be 
part of the new procedural standard.   

Mr. Eppolito noted discussions with the WCSD attorney regarding the fact the District is 
not the governing agency, only the landlord, but that they had an obligation to consider the 
health impacts.  He noted he opposed the Incline tower as he lived near it and had children that 
attended the affected schools.  Chair Wideman informed him this public comment period was 
about the Spanish Springs High School tower.   

Mr. Dolan stated the issues went beyond just health concerns.  He explained families 
had declared they would leave the area if it was approved, and the installation of the towers 
would negatively affect real estate values.   

Ms. Martini reiterated the WCSD had not contacted the parents or the general public.  
She pointed out the IVCB CAB meeting had been well-attended by concerned citizens once it 
was known the item would be heard, and opined more public input should be sought.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  None did. 



.
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Member Horan stated he felt the applicant had complied with the law regarding 
notification, to include open School Board meetings.  He felt they had failed in their 
communication at the local level.   

Member Cieri asked about the notification process and Mr. Pelham explained parcels 
within 500 feet with a minimum of 30 separate property owners must be notified.  In this case 
130 legal notices were sent out.  He displayed a map of the parcels that had received notices.  
He had received no comments in response.  

Member Harcinske expressed concern the Board was being asked to make a decision 
while the WCSD was still conducting legal research regarding the land use.  She pointed out 
scientific research did not function as a method of determining lack of something, such as health 
impacts, in this case.   

Member Toulouse echoed her concerns about the legal research and stated he was still 
struggling with the contradictory Finding issue.   

Chair Wideman pointed out it was clear the FCC regulations did not allow them to 
consider the negative effects of RFEs.  With that issue out of consideration, what they were left 
with was a land use issue.  If they have health considerations that are broader, those can be 
considered, but he had not heard any, so he was satisfied they could make the finding of health 
with the exclusion of the RFEs. 

Chair Wideman went on to note the School Board was governed by a duly-constituted 
and properly elected Board of Trustees, who are accountable to the public, not the Board of 
Adjustment.  He was perfectly comfortable letting the school Board make the policy decision 
about what they thought was best for their students and facilities.   

Member Toulouse acknowledged the Chair’s points.  He asked Mr. Pelham if it would be 
possible in the future to cooperate with the School District and notice all of the parents in the 
spirit of cooperation and getting the most public input possible.  Mr. Pelham stated the County 
would be willing to coordinate with WCSD in any way that they might request.  He pointed out 
that additional public notice would put this applicant into a different class than another applicant 
in a similar situation, risking a perception of discrimination.  He deferred to Counsel for 
confirmation.   

DDA Salter stated there may be Federal law implications as well as that which Mr. 
Pelham had stated, due to FCC prohibitions against unreasonably discriminating in favor of one 
provider over another.  He would review the noticing requirements and get back to Member 
Toulouse.  

Member Horan indicated that, based on the clarifying discussion, he would vote in favor 
of the project.  He stated his hope that the School District would do a better job of 
communicating in the future.  

Member Cieri felt it was important to reiterate that notices had been sent out and no 
comments received.   

Member Horan moved to approve conditionally Special Use Permit Case No. SB12-001 
– AT&T Mobility, Spanish Springs High School, Wireless Communication Facility.  The motion 
was seconded by Member Harcinske and passed by a vote of four in favor and none against, 
Member Toulouse abstaining from voting as he could not make the finding of no detriment. 

The motion was based on the following findings: 
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1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Spanish Springs 
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 wireless 
communication facility, and for the intensity of such a development; 

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

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. 

Also: 

(a) That the communications facility meets all the standards of Sections 
110.324.40 through 110.324.60 as determined by the Director of Community 
Development and/or his/her authorized representative; 

(b) That public input was considered during the public hearing review process; 
and 

(c) That the monopole or lattice tower will not unduly impact the adjacent 
neighborhoods or the vistas and ridgelines of the County. 

 

Agenda Item 11C 

PUBLIC HEARING:  Special Use Permit Case No. SB12-004 – NV Energy, South Reno 
Water Tank, Monopole Antenna – To allow the construction of a wireless communication 
monopole 45 feet in height and associated equipment. 

• Location: At the existing water tank approximately 600 feet west 
(uphill) from the intersection of Timberline Drive and 
Timberline View Court 

• Assessor’s Parcel No.(s): 049-070-41 
• Parcel Size: 1.78 acres 
• Current Regulatory Zone(s): General Rural (GR) 
• Area Plan: Forest 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Commission District: 1 – Commissioner Breternitz  
• Development Code: Authorized in Article 324, Communication Facilities and 

Article 810, Special Use Permits 
• Section/Township/Range: Within Section 34, T18N, R19E, MDM  

Washoe County, NV 

Chair Wideman opened the public hearing.    
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Mr. Pelham reviewed the staff report dated March 22, 2012.  He explained the Board 
would also be considering a variance, which could be issued as part of the Special Use Permit 
(SUP) process.  The variance was being requested to reduce the 1,000-foot required distance 
from a public trail to 800 feet.  He described the benefits of the proposed placement and the 
additional screening requirements for the monopole.  The paint is designed to fade to a dull 
grey, concealing it further.   

Applicant Mark Sullivan explained the comprehensive service upgrade to the area and 
that there would be many applications like this one to support it.  He reiterated Mr. Pelham’s 
statements regarding the benefit of the selected location.   

Resident Randy Collins asked if there was a minimum height required for the additional 
landscape mitigation.  Mr. Pelham explained there would need to be 50% each of seven- and 
eight-foot trees.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  Member Toulouse stated his brother worked for NV Energy.  They had not 
discussed the issue and typically did not discuss issues that were to come before the Board that 
related to NV Energy.   

Member Toulouse asked if there was a minimum required survival rate for the vegetation 
and if there was a monitoring plan.  Mr. Pelham replied the success rate was required to be 
100% over three years. 

Member Horan moved to approve conditionally Special Use Permit Case No. SB12-004 
– NV Energy, South Reno Water Tank, Monopole Antenna.  The motion was seconded by 
Member Cieri.   

Member Harcinske suggested the planning process include specifying areas designated 
for communications towers, similar to the manner in which utility corridors were handled.   

Member Toulouse clarified his vote on this tower differed from his vote on the previous 
tower due to its distances from residences and more remote location.  

The motion passed unanimously 

The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows 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 monopole 
communication facility, and for the intensity of such a development; 

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

Also: 

(a) That the communications facility meets all the standards of Sections 
110.324.40 through 110.324.60 as determined by the Director of Community 
Development and/or his/her authorized representative; 

(b) That public input was considered during the public hearing review process; 
and 

(c) That the monopole or lattice tower will not unduly impact the adjacent 
neighborhoods or the vistas and ridgelines of the County. 

1. Special Circumstances.  Because of the special circumstances applicable 
to the property, including exceptional narrowness, shallowness or shape 
of the specific piece of property; exceptional topographic conditions; 
extraordinary and exceptional situation or condition of the property and/or 
location of surroundings; the strict application of the regulation results in 
exceptional and undue hardships upon the owner of the property; 

2. No Detriment.  The relief will not create a substantial detriment to the 
public good, substantially impair affected natural resources or impair the 
intent and purpose of the Development Code or applicable policies under 
which the variance is granted; 

3. No Special Privileges.  The granting of the variance will not constitute a 
grant of special privileges inconsistent with the limitations upon other 
properties in the vicinity and the identical regulatory zone in which the 
property is situated;  

4. Use Authorized.  The variance will not authorize a use or activity which is 
not otherwise expressly authorized by the regulation governing the parcel 
of property;  

5. Effect on a Military Installation. The variance will not have a detrimental 
effect on the location, purpose and mission of the military installation. 

 

Agenda Item 11D 

PUBLIC HEARING:  Special Use Permit Case No. SB12-003 for NV Energy – To construct 
a 70-foot tall monopole wireless communication facility with associated equipment to 
support NV Energy’s Smart Grid program known as “NV Energize”. 

 
• Location: 2030 W 1st Avenue, Sun Valley (Red Peak) 
• Assessor’s Parcel No: 502-250-07 
• Parcel Size: ±10.27 acres 
• Regulatory Zone: General Rural (GR) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Authorized in Article 324, Communication Facilities &   

Article 810, Special Use Permits    
• Commission District:  3-Commissioner Jung 



.
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• Section/Township/Range: Within Section 24 T20 R19 MDM  
Washoe County, NV 

Chair Wideman opened the public hearing.    

Ms. Sannazzaro reviewed the staff report dated March 20, 2012.  She pointed out it was 
proposed to be placed in a location already containing communication facilities, some of which 
were as much as twice as tall.   

Mr. Sullivan thanked staff for their work on the two projects.  He opined Member 
Harcinske’s ideas about planning in advance for certain areas to be designated for 
communication facilities had merit but could be challenging due to changing technology.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  Member Toulouse reiterated his earlier disclosure regarding his brother.   

Member Harcinske moved to approve conditionally Special Use Permit Case No. SB12-
003 for NV Energy.  The motion was seconded by Member Toulouse and passed unanimously. 

The motion was based on the following findings: 

1. Consistency.  That the wireless communications facility is consistent with the 
action programs, policies, standards and maps of the Master Plan and the 
Sun Valley 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 wireless 
communications facility and for the intensity of such development; 

4. Issuance Not Detrimental.  That approval of a special use permit for a 
wireless communications facility consisting of a monopole antenna and 
associated ground equipment 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.  Granting approval of the special use permit 
for a wireless communications facility will not have a detrimental effect on the 
location, purpose, or mission of the military installation; and 

Section 110.324.75 (Article 324 Communication Facilities) 

6. Article 324 Standards. That the proposed wireless communications facility 
consisting of a monopole antenna and associated ground equipment meets 
the standards of Article 324 Communication Facilities;  

7. Public Input. That public input was considered during the public hearing 
review process; and 

8. Impacts.  That the proposed wireless communications facility consisting of a 
monopole antenna and associated ground equipment will not unduly impact 
any adjacent neighborhoods or vistas and ridgelines within Washoe County. 



.
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Agenda Item 11E 

PUBLIC HEARING:  Variance Case No. VA12-001 for Arthur Hinckley – To vary the front 
yard setback from 20 feet to 12 feet to allow the placement of a ±1,494-square-foot 
manufactured home as authorized in Article 804 of the Washoe County Development Code. 

• Location: 525 Polaris Street, approximately 1/3 mile northwest of 
Toll Road 

• Assessor’s Parcel No: 017-262-36 
• Parcel Size: ±.205 acres 
• Regulatory Zone: High Density Suburban (HDS) 
• Area Plan: Southeast Truckee Meadows 
• Citizen Advisory Board: Galena-Steamboat  
• Development Code: Authorized in Article 804, Variances    
• Commission District: 2 - Commissioner Humke 
• Section/Township/Range: Within Section 28 T18 R20 MDM  

Washoe County, NV 

Chair Wideman opened the public hearing.    

Mr. Lloyd reviewed the staff report dated March 19, 2012.  He explained the home had 
been legally permitted but the front porch did not appear on the plans, so the completed 
structure extends into the front setback.  The side and rear setbacks have been met.  The 
applicant had looked at options relocating the unit on the lot in an effort to rectify the situation 
but had not found a successful solution.   

Mr. Lloyd noted this was the second request by the applicant for this variance.  The 
Board had denied it previously in 2007 when the problem first came to light.  Nothing on the 
property had changed since then.  The primary argument presented by the applicant is that the 
subdivision was created in the 1970s and the average size of manufactured homes is 
significantly larger than it was then, creating a difficulty in locating a home that will fit on the lot.   

Mr. Lloyd explained staff was recommending denial.  Approval would represent a special 
privilege and there were no special circumstances associated with the lot.   

Applicant’s Representative Derek Wilson stated they were sympathetic with the County’s 
position, and it was possible the information about the unit was misrepresented at time of 
purchase.  Neither the CAB nor the Homeowner’s Association (HOA) had expressed any 
negative comments regarding changing the standards and legalizing the property.  They would 
prefer the unit be occupied and maintained.  He pointed out other properties had constructed 
various structures encroaching into the setbacks over the years so this approval would not set 
the property apart from others. 

Mr. Wilson stated there had been some concern the structure was planned to house a 
business and that was not correct.  He spoke of a petition in favor of the variance that had been 
signed by all of the neighbors but could not currently be located.  He stated manufactured 
homes have increased in size by 42% since the neighborhood was originally created, thus 
making the lot unusable unless an older unit was brought in to replace the existing one.   

Member Cieri asked what they had done regarding exploring making the house fit and 
Mr. Wilson replied the easiest way would be to take the porch off, which would leave an 
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unappealing building.  Member Harcinske pointed out a new, smaller modular would fit on the 
property and Mr. Wilson acknowledged that was correct.   

Lorna Hoff, representing Via Bianca HOA, expressed concern that the structure was to 
be used as a business or a halfway house.  The association members preferred it be utilized as 
a single-family dwelling.  Regarding the size, she opined it was a self-inflicted challenge.   

Mike Railey stated he was a friend of the owner and could share some of the history.  
The owner’s wife was an artist and intended to use part of the unit as a studio, but not 
commercially, which had caused the confusion.  If it was necessary, the owner would be fine 
with a condition stating it would only be used as a dwelling.  They hoped to sell it.   

Mr. Railey went on to note they had researched making the structural changes 
necessary to cause it to fit the lot, but those would cost as much as a new manufactured home.  
They had also found it was difficult to find a new one that would fit, due to the lots being small 
as they were designed in the 1970s.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  None did.  

Member Harcinske pointed out nothing had changed since the case had been denied 
the first time and that it was not factually accurate to say that there were not new units that 
could fit on the property.   

Member Toulouse concurred with Member Harcinske.  He acknowledged it was a 
financial burden on the owner but pointed out it was a self-imposed hardship.  He stated there 
may be other properties in the neighborhood that encroached into the setbacks, but the focus 
was on the property in question.  

Member Horan remembered the case and saw no reason to change his opinion from the 
decision that was made in 2007, which was that there were no special or unusual circumstances 
and would create a special privilege.   

Member Cieri noted he too was on the Board in 2007 and was disappointed there had 
been no attempt to change the circumstances.   

Chair Wideman acknowledged this was an unfortunate circumstance and expressed he 
would liked to have found a way to make it work.  He pointed out it was another case of asking 
the Board to ratify a circumstance after the fact, which was not optimal.   

Chair Wideman reiterated approval of a variance required all five findings be made.  The 
finding of Special Circumstance has to be related to the piece of property itself as if it were still 
vacant.  This parcel is flat and rectangular, so granting the Variance would clearly lead to a 
special privilege.   

Member Horan moved to deny VA12-001 for Arthur Hinckley based on the decision that 
the request does not meet all five findings in accordance with Washoe County Development 
Code Section 110.804.25, specifically that it was not a special circumstance and would create a 
special privilege.  The motion was seconded by Member Toulouse and passed unanimously. 

The motion was based on the following findings: 

1. Special Circumstances.  That the property is essentially square and flat 
and there is no hardship that requires a variance be granted in order to 
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develop the property. Because there are no special circumstances 
applicable to the property, the strict application of the regulation does not 
result in exceptional and undue hardships upon the owner of the property; 

 
2. No Detriment.  That the relief will impair the intent and purpose of the 

Development Code and applicable policies under which the variance is 
granted; 

 
3. No Special Privileges.  That the granting of the variance will constitute a 

grant of special privileges inconsistent with the limitations upon other 
properties in the vicinity and the identical regulatory zone in which the 
property is situated;  

 
4. Use Authorized.  That the variance will not authorize a use or activity 

which is not otherwise expressly authorized by the regulation governing 
the parcel of property; and 

 
5. Reasoned Consideration.  That the Board of Adjustment gave reasoned 

consideration to the information contained within the staff report and 
information received during the meeting. 

 
Agenda Item 11F 

PUBLIC HEARING:  Administrative Permit Case No. AP12-001 – National Sierra, LLC - To 
allow the establishment of a classic car restoration/storage facility within a newly renovated 
building. 

• Location: 1595 Geiger Grade 
• Assessor’s Parcel No.(s): 017-055-31 
• Parcel Size: 1.8 acres 
• Current Regulatory Zone: General Commercial (GC) 
• Area Plan: Southeast Truckee Meadows  
• Citizen Advisory Board: Galena-Steamboat CAB 
• Commission District: 2 – Commissioner Humke  
• Development Code: Authorized in Article 302  
• Section/Township/Range: Within Section 27, T18N, R20E, MDM  

Washoe County, NV 

Chair Wideman opened the public hearing.    

Mr. Lloyd reviewed the staff report dated March 22, 2012.  He explained the site was 
going to be used primarily as a location for the owner to restore his own vehicles, but had 
requested the permit so that the business would have the option of commercial operation.   

Member Harcinske asked how hazardous materials were being handled and Mr. Lloyd 
replied that was under the purview of the Health Department and had been addressed in the 
conditions.   

Member Horan pointed out that if it was being used privately, not commercially, the 
owner would not be required to obtain a license.  Mr. Lloyd stated that was correct.  A business 
license would be required at the time commercial activity began.  Member Horan noted the 
requirements for hazardous waste handling would not go into effect until that time and Mr. Lloyd 
again verified he was correct.   
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Member Harcinske asked if the hazardous material handling was regulated if the shop 
was only being used for private purposes.  Mr. Lloyd replied he would need to consult with the 
health department but they would be regulated the same way as any private party working on 
their vehicles at home.   

Applicant’s Representative James Barnes told the Board the applicant was in complete 
agreement with the staff report and thanked Mr. Lloyd for his assistance.  

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  None did.  

Member Cieri moved to approve conditionally Administrative Permit Case No. AP12-001 
– National Sierra, LLC.  The motion was seconded by Member Toulouse and passed 
unanimously. 

The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southeast Truckee 
Meadows 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 classic car restoration 
facility, and for the intensity of such a development; 

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

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. 

12. Other Items 

13. Public Comment  

Chair Wideman opened the public comment period. 

Mr. Eppolito opined it appeared as though WCSD felt obligated to agree to the 
placement of communication towers on their properties and hoped events had caused them to 
realize that was not the case.   

Mr. Dolan supported Mr. Eppolito’s statement regarding the WCSD having options.  He 
opined it was unfortunate property values had not been considered as a decision factor. 

Ms. Martini pointed out any home sales in the area would require a disclosure regarding 
the existence of the tower and stated that would diminish values in what is a family-oriented 
subdivision.  
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Chair Wideman closed the public comment period. 

14. Adjournment 

There being no further business to come before the Board of Adjustment, the meeting 
adjourned at 3:53 p.m. 

Respectfully submitted, 

 

 

 _________________________________________ 
 Dawn Spinola, Recording Secretary 

 

Approved by Board in session on May 10, 2012 

 

   
 William Whitney 
 Secretary to the Board of Adjustment 

 



         
              Administrative Permit Staff Report         

  Meeting Date:   June 7, 2012  

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

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 

   
                                         
Subject: Administrative Permit Case No: AP12-005 
 Applicant: Lake Tahoe SummerFest (Madylon Meiling)  
 Agenda Item No. 9A 
 

Project Summary: To approve an administrative permit and outdoor community event 
business license for the Lake Tahoe SummerFest, an outdoor 
concert event to be held at the Sierra Nevada College in Incline 
Village, Nevada on August 3, 4, 5, 10, 11, 12, 17, 18 and 19, 
2012. 

 
Recommendation: Approval with Conditions 
 
Prepared by: Eva M. Krause, AICP, Planner 
 Washoe County Department of Community Development 
 Phone: 775.328.3796 
 E-Mail: ekrause@washoecounty.us 
 
   
 

Project Description 
 
Administrative Permit Case No. AP12-005 – Lake Tahoe SummerFest – To approve an 
administrative permit and outdoor community event business license for the Lake Tahoe 
SummerFest, an outdoor concert event to be held at the Sierra Nevada College in Incline 
Village, Nevada on August 3, 4, 5, 10, 11, 12, 17, 18 and 19, 2012.  The proposed outdoor 
concerts will be held between the hours of 6:30 p.m. and 8:30 p.m. on August 3, 4, 10, 11, 17 
and 18, 2012 (Fridays and Saturdays) and between the hours of 3:00 p.m. and 5:00 p.m. on 
August 5, 12 and 19, 2012 (Sundays).  The concerts will be unamplified classical music venues 
located within a portable tent erected on the College for the event.  Primary participant and 
spectator parking will be within the College campus, with additional off-site (overflow) parking at 
the Church at the intersection of Tahoe Boulevard and Country Club Drive, and IVGID 
Recreation Facility, if needed.  Event organizers estimate that approximately 1,300 participants 
and spectators will take part in the event during any one three-day event period, with a 
maximum of 500 participants and spectators on any one day of the event.  Based on the 
testimony and evidence presented at the hearing, to include the report of reviewing agencies, 
the Board of Adjustment may approve the issuance of the administrative permit and business 
license with conditions, or deny the application. 
 
Location: Sierra Nevada College, 291 Country Club Drive, Incline Village, 

NV 
Assessor’s Parcel No.: 127-040-10 (College), 130-050-01 (Lifepoint Church) and 127-

040-07 (IVGID Recreation Center) 
Parcel Size: 17.05 acres (College), 1.4 acres (Church) and 16.2 acres 

(Recreation Center) 

mailto:ekrause@washoecounty.us
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Current Regulatory Zone: Public and Semi-Public Facilities (PSP) 
Area/Community Plan: Tahoe/Incline Tourist 
Commission District: 1 – Breternitz 
County Code: Authorized in Article 310, Temporary Uses and Structures, and 

WCC Chapter 25, Business License Ordinance 
Section/Township/Range: Within Section 23, T16N, R18E, MDM, Washoe County, NV 
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Administrative Permit and Outdoor Community Event Business License 
 
Outdoor entertainment events are governed by the Development Code (WCC Chapter 110) and 
the Business License Ordinance (WCC Chapter 25).  Outdoor entertainment events are 
regulated in the Development Code as a temporary use through Article 310, Temporary Uses 
and Structures.  Specifically, WCC Section 110.310.20 provides that: 

1. Outdoor community events may be permitted in all regulatory zones for a period not to 
exceed ten days; 

2. Adequate parking and restroom facilities shall be provided for the expected attendance;  
and, 

3. An event with a combination of between 300 and 999 participants and spectators on any 
one day of the event shall obtain an administrative permit prior to the event. 

 
WCC Chapter 25 defines an outdoor community event as: 

"Outdoor community event" means an assembly of more than 100 and less than 1,000 
persons on any 1 day of the event gathered together for any purpose, at any location, 
other than a permanent building or permanent installation that has been constructed for 
and will accommodate the number of persons gathered therein.   

 
These events are regulated in the Business License Ordinance though Sections 25.263 through 
25.305, inclusive.  The Business License Ordinance provides that: 

1. An outdoor community event with more than 300 and less than 1,000 persons on any 
one day of the event shall also obtain an administrative permit pursuant to WCC Section 
110.310.20; 

2. The outdoor community event business license is in addition to any administrative permit 
granted pursuant to WCC Section 110.310.20; 

3. For those events requiring an administrative permit, the outdoor community event 
license application shall suffice for the administrative permit application and no additional 
fees are required for filing the administrative permit application;  and, 

4. The Board of Adjustment shall approve or deny the application.  Approval is typically 
with conditions recommended by reviewing agencies pursuant to WCC Sections 25.289 
through 25.305. 

 
Based on these requirements, an outdoor community event must obtain both an administrative 
permit and an outdoor community event business license.  The administrative permit and the 
outdoor community event business license are combined into a single action to be heard by the 
Board of Adjustment.  The Board of Adjustment approves both the permit and the license, with 
the Director of Community Development issuing the license once all conditions (to include 
payment of all applicable fees and deposits) have been satisfied [WCC Section 25.283(2) & (3)]. 
. 
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Vicinity Map 

IVGID Recreation Center 
(overflow parking) 

Church (overflow Parking) 
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Site Plan 
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Project Evaluation 
Lake Tahoe SummerFest is a series of concert events being held under a tent set-up on the 
Sierra Nevada College property.  The tent is proposed to be set up in the area between the Prim 
Library and Patterson Hall. (Note:  the application refers to this structure as an awning, as the 
event organizer intends to roll up the sides of the tent, weather permitting). There are residential 
dwelling to both the east (Country Club Villas) and west (Tahoe Racquet Club) of the college 
property. The concert tent will be is located approximately 500 feet from any of the residential 
structures.  
 
Concerts will be held on Friday and Saturday nights between 6:30 and 8:30 p.m., and on 
Sundays between 3:00 and 5:00 p.m. The concert performances will not use amplification 
equipment, but there will be one microphone system for making announcements if necessary.  
 
In addition to the concert, there will be food and beverages provided by a private company 
(Brimm’s Catering) sold before and during the concert. The catering tent will be set-up near the 
stair to the parking lot closest to Country Club Drive (east of Prim Library).  The area where the 
caterer will set up is several feet below the parking lot. This lower location will serve to the tent 
from the roadway.  
 
There are three parking lots on Sierra Nevada Campus providing 238 parking spaces.  In 
addition, the applicant is proposing to use the Church parking lot across Tahoe Boulevard (917 
Tahoe Boulevard) and 25 parking spaces at the IVGID Recreation Center on Incline Way (893 
Incline Way) for overflow parking, if necessary. The concert musicians will be bused in from the 
Northstar at Tahoe Resort each afternoon.  
 
The restroom facilities in the campus buildings will be open for use by the concert attendees. 
Sierra Nevada College security staff will be on site during the concert.  Volunteer staff will be 
assigned to direct traffic and assist the public. 

 
Facing west towards Country Club Drive 

Approximate Location of Tent 

Stairs to parking lot 

Country Club Villas Approximate Location of catering tent 
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Facing Northeast 
 

 
Facing Southwest  
 

Patterson Hall 

Approximate Location of Tent 

Approximate Location of Tent 

Primm Library 

Parking Lot  
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Incline Village/Crystal Bay Citizen Advisory Board (IVCBCAB) 
 
Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board meeting.  However, the Incline Village/Crystal Bay CAB members were noticed 
of this BOA meeting following the provisions outlined in WCC Chapter 110. 
 

Reviewing Agencies 
 
The following agencies received a copy of the project application for review and evaluation.  
 

• Washoe County Community Development 
• Washoe County Department of Public Works, Engineering Division 
• Washoe County Health District  

o Medical Division 
o Environmental Health Division 

• North Lake Tahoe Fire Protection District 
• Incline Village General Improvement District 
• Washoe County Building and Safety 
• Washoe County Risk Management 
• Washoe County Sheriff’s Department 

 
 
Six out of the ten above listed agencies/departments provided comments and/or recommended 
conditions of approval in response to their evaluation of the project application.  A summary of 
each agency’s comments and/or recommended conditions of approval and their contact 
information is provided.  The Conditions of Approval document is attached to this staff report 
and will be included with the Action Order.    

 
• Washoe County Community Development addressed the hours of operation and 

imposed operational conditions that will be in effect for the duration of the event.    
Contact Eva Krause, 775.328.3796, ekrause@washoecounty.us 

 
• Washoe County Public Works, Engineering addressed parking requirements.   

Contact Clara Lawson, 775.328.3603, Clawson@washoecounty.us 
 

• North Lake Tahoe Fire Protection District addressed fire and safety concerns 
regarding the concert tent.     
Contact Mark Regan, 775.831.0351, ext. 8107 
 

• Incline Village General Improvement District had no comments or conditions.  
 

• Washoe County Health District addressed the need for emergency EMT services on 
site.   
Contact Name Stacey E. Akurosawa, 775.328.2420 Sakursawa@washoecouty.us  
  

• Washoe County Risk Management addressed the requirement for Washoe County to 
be added to the Certificate of Insurance. 
Contact Name Jim Jeppson, 775.328.2075, jjeppson@washoecounty.us 

 

mailto:ekrause@washoecounty.us
mailto:Clawson@washoecounty.us
mailto:Sakursawa@washoecouty.us
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Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Administrative Permit Case No. 
AP12-005 and the associated Outdoor Community Event business license are being 
recommended for approval with conditions.  
 
Should the Board of Adjustment approve the issuance of the permit and license, staff 
recommends that applicant provide Washoe County Business License with proof of compliance 
for each applicable condition by July 20, 2012.  Washoe County Business License will issue the 
Community Events business license, under the signature of the Acting Director, only after 
determination that all conditions have been met and that all applicable fees and deposits have 
been paid (WCC Section 25.283). 
 

Motion         

I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Board of Adjustment approves with 
conditions, Administrative Permit Case No. AP12-005, and the accompanying Outdoor 
Community Event business license, for Lake Tahoe SummerFest, having made all five findings 
in accordance with Washoe County Development Code Section 110.808.25,  and further 
authorizes the Acting Community Development Director to sign the business license after all 
appropriate conditions have been met or satisfied. 
 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan, Tahoe Area Plan and the 
Incline Village Tourist Community 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 an outdoor concert series 
and for the intensity of such a development; 

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

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 15 days after the public hearing unless the action is 
appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 



Washoe County Board of Adjustment Staff Report                      Staff Report Date: May 25, 2012 
                               

     
 

Administrative Permit Case No: AP12-005 
Page 10 of 10 

 
 
xc: Applicant: Lake Tahoe SummerFest, c/o Madylon Meiling, Chairman, 198 Incline 

Way, Incline Village NV 89451 
 
 Property Owner: Sierra Nevada College, Lynn G. Gillette, President, 999 Tahoe Boulevard, 

Incline Village, NV, 89451 
  
 Representatives: Kristina Hill, Hill Consulting, P.O. Box 6139, Incline Village, NV 89450 
 
 
Staff Report xc: Stacey E. Akurosawa, Health Department; Mark Regan, North Lake 

Tahoe Fire Protection District; Jim Jeppson, Risk Management; Clara 
Lawson, Engineering; Bob Webb, Community Support Services. 

 
 
 
 
 
 
 

  
  

 
 



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

www.washoecounty.us/comdev 
 

EXHIBIT A 
 
 Conditions of Approval        

            Administrative Permit Case No. AP12-005 

 
The project approved under Administrative Permit Case No: AP112-005 

shall be carried out in accordance with the Conditions of Approval granted by the Board of 
Adjustment on June 7, 2012. The Board of Adjustment has established conditions which must 
be met prior to the issuance of an Outdoor Community Event License pursuant to Washoe 
county Code, Article 25. 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 Administrative Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to July 20, 2012.  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 or other documentation 
required by these conditions shall have a copy filed with the Department of Community 
Development.   

Compliance with the conditions of approval related to this Administrative Permit and Business 
License is the responsibility of the Licensee at the Licensee’s Expense.  Failure to comply with 
any of the conditions imposed in the approval of the Administrative Permit may cause Washoe 
County to not issue the business license or for the County to take appropriate measures to 
revoke or suspend the business license.    

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative 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 of the business license. 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 

THE APPLICANT SHALL SUBMIT ALL REQUIRED PLANS, PERMITS, DOCUMENTATION, 
ETC., TO THE IDENTIFIED RESPONSIBLE AGENCY. THE APPLICANT SHALL PROVIDE 
WASHOE COUNTY BUSINESS LICENSE WITH PROOF OF COMPLICANT WITH ALL 
APPLICAPABLE CONDITONS BY JULY 20, 2012.  WASHOE COUNTY BUSINEES LICENSE 
WILL ISSUE THE OUTDOOR COMMUNITY EVENT BUSINESS LICENSE AFTER 
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DETERMINING THAT ALL OF THESE CONDTIONS HAVE BEEN MET AND THAT ALL 
APPLICABLE FEES AND DEPOSITS HAVE BEEN PAID.  

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Community Development 

1. The following conditions are requirements of the Department of Community 
Development, which shall be responsible for determining compliance with these 
conditions.   

Contact Name – Eva Krause, AICP, Planner 775.328.3796 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this administrative permit.  The Department of Community 
Development shall determine compliance with this condition. 

b. The applicant shall submit complete plans for the tent structure and building 
permits shall be issued before setting up the tent.  

c. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this administrative permit. 

d. By July, 20, 2012, the applicant shall provide Community Development a pass to 
gain access to concert site, including parking, for inspection to verify that all 
conditions of approval are being adhered to. The pass must be good for any and 
all concerts.  Inspection shall be random and unannounced.  

h.  The following Operational Conditions shall be required for the approved dates 
of the Outdoor Community Event: 

1. An Outdoor Community Event license for Tahoe SummerFest shall be 
issued prior to commencing of concerts. 
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2. Brimm’s Catering shall obtain appropriate Washoe County business and 
intoxicating liquor licenses.   

3. Hours of Operation. All concerts shall end by 9:00 p.m. each Friday and 
Saturday evening, and by 6 p.m. on Sundays. Pre Concert activities shall 
not start before 4:30 p.m., and all activates shall end by 10:00 p.m. on 
Friday and Saturday nights. Pre Concert activities shall not start before 
12:30 p.m. and all activities shall end by 8:00 on Sundays.  

4. Noise. The music shall not be amplified during any concert.  

5. Restroom Facilities must be open and available to the concert goers at 
least 30-minutes before and after the concert, and during the entire time 
that food or beverages are sold.  

6. Lighting. All outdoor lighting, other than standard campus lighting, shall 
be turned off by 10:00 p.m. on Friday and Saturday nights, and by 8:00 
p.m. on Sundays.  

7. Clean up. The applicant shall be responsible for total clean up of the site. 
The tent structure shall be removed within 48 hours of the final concert on 
August 19, 2012. The applicant shall contact Washoe County Community 
Development to arrange final site inspection after clean up is complete.  

8. Failure to comply with the conditions of approval shall render this 
approval null and void. 

 

Washoe County Department of Public Works 

2. The following conditions are requirements of the Engineering Division, which shall be 
responsible for determining compliance with these conditions. The applicant shall 
provide all required documentation showing proof of compliance with Engineering 
conditions by July 20, 2012.  

Contact Name – Clara Lawson, 775.328.3603, Clawson@washoecounty.us 

a. Submit a vicinity map of the church and recreational center parking facilities and 
include the number of parking spaces available. 

b. Submit a letter or memo which states permission has been given to use parking 
spaces at the church and recreational center during the event. 

c. Identify the number and location of spaces needed for non-patrons including 
volunteers, caterers, performers and staff. 

Washoe County District Health Department  

3. The following conditions are requirements of the District Health Department, which shall 
be responsible for determining compliance with these conditions.  The District Board of 
Health has jurisdiction over all public health matters in the Health District.  Any 

mailto:Clawson@washoecounty.us
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conditions set by the District Health Department must be appealed to the District Board 
of Health.   

Contact Name – Stacey E. Akurosawa, 775.328.2420 Sakursawa@washoecouty.us ,  

a. The event organizers shall have a First Aid Station on site staffed with at least 
one EMT during the hours of operation of the event.  This is based on the 
information supplied on their application and in accordance with the Washoe 
County District Board of Health EMS Mass Gathering Guidelines.  By July 20, 
2012, the applicant shall provide Health Department with a letter or email from 
REMSA (or equivalent provider) confirming that this condition shall be met.  

 

North Lake Tahoe Fire Protection District (NLTFPD) 

4. The following conditions are requirements of the NLTFPD, which shall be responsible for 
determining compliance with these conditions.  The NLTFPD is directed and governed 
by its own board.  Therefore, any conditions set by the NLTFPD must be appealed to 
that board. The applicant shall provide all required documentation showing proof of 
compliance with conditions a., and b., by July 20, 2012.  

Contact - Mark Regan, 775.831.0351, ext. 8107 

a. The applicant shall summit full tent and engineering plans to Washoe County 
Building Department for review and issuance of set-up permit. 

b. The applicant shall apply for a Special Activity Permit from North Lake Tahoe 
Fire Protection District.  

c. Fire inspection is required before opening night each weekend. 

Risk Management 

5. The following conditions are requirements of Washoe County Risk Management, which 
shall be responsible for determining compliance with these conditions.  .   

Contact Name – Jim Jeppson, 775.328.2075, Jjeppson@washoecounty.us 

a. By July 20, 2012, Prior to the issuance of the license, the applicant shall provide 
a new certificate of insurance with Washoe County added as an Additional 
insured. 

*** End of Conditions *** 

mailto:Sakursawa@washoecouty.us
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From:                              Horn, Bill [Bill_Horn@ivgid.org]
Sent:                               Tuesday, May 15, 2012 2:04 PM
To:                                   Krause, Eva
Cc:                                   Horn, Bill; 'Madylon'
Subject:                          RE: Question-Parking-Music Festival
 
Eva
 
We can safely commit to 25 spots without it creating a challenge for our parking.  Please let me know if that
works.
 
Thank you
 
Bill
 
From: Krause, Eva [mailto:EKrause@washoecounty.us] 
Sent: Tuesday, May 15, 2012 12:09 PM
To: Horn, Bill
Subject: RE: Question-Parking-Music Festival
 
Hi Bill,
I’m doing well these days,  Thanks for asking.  Hope all is good with you.  I don’t have a number for you, engineering is
requesting that the applicant give us some better numbers as to how many parking spots are going to be need based on
attendance, volunteers and musicians.  Then they can determine if there is enough parking.  
 
The better question is how many parking spaces can you spare on Friday and Saturday nights, and Sunday afternoon?
 
Sincerely,
Eva Krause
 
 
 

From: Horn, Bill [mailto:Bill_Horn@ivgid.org] 
Sent: Tuesday, May 15, 2012 11:45 AM
To: Krause, Eva
Cc: Horn, Bill; 'Madylon'
Subject: Question-Parking-Music Festival
 
Eva
 
How are you these days?  Do you have a number of parking spots, IVGID needs to allow as a backup plan for the
Festivals parking requirements?
 
Thank you
 
Bill Horn
 

"If difficulties arise, we must put forth new exertion and proportion our efforts to the
exigencies of the times."

mailto:EKrause@washoecounty.us
mailto:Bill_Horn@ivgid.org
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WASHOE COUNTY 
Department of Public Works 

"Dedicated to Excellence in Public Service" 

                
 

 
                

Equipment Services    Reprographics & Mail Services    Animal Services     Capital Projects   Facility Mgmt.   Engineering   Roads 

1001 East 9th Street PO Box 11130 Reno, Nevada  89520 Telephone: (775) 328-2040 Fax: (775) 328-3699  
 
 

MEMORANDUM 
 

To:  Karin Kramer 
From:  Clara Lawson, P.E., P.T.O.E., Licensed Engineer 
CC:  Kris Klein, P.E., Senior Engineer 
Date:  May 30, 2012 
Re:  Lake Tahoe Summerfest  

 
I’ve reviewed the application for the outdoor event at Sierra Nevada College, Lake Campus and I 
have the following recommendations for approval: 
 

1.  Submit a vicinity map of the church and recreational center parking facilities and include the 
number of parking spaces available. 

2. Submit a letter or memo which states permission has been given to use parking spaces at the 
church and recreational center during the event. 

3. Identify the number and location of spaces needed for non-patrons including volunteers, 
caterers, performers and staff. 
 

EXHIBIT C  



 
 

NORTH LAKE TAHOE FIRE PROTECTION DISTRICT 
866 Oriole Way – Incline Village, NV 89451-9439 

(775) 831-0351  Fax (775) 831-2072  www.nltfpd.net 
Michael D. Brown   Fire Chief 

 
 
 
 
May 10, 2012 
 
 
Karin Kremers 
Washoe County Department of Community Development 
P.O. Box 11130 
Reno, NV  89520-0027 
 
 
Lake Tahoe Summer Fest Concerts AGENCY REVIEWS 
 
 
 
The following application has been reviewed by the North Lake Tahoe Fire Protection District with 
comments as noted below: 
 
Special Use Permit Case No. Lake Tahoe Summer Fest Concerts 
 

1. Must summit full tent and engineering plans to Washoe County Building Dept. for review and 
Permit. 

2. Special Activity Permit from North Lake Tahoe Fire Protection District is needed. Can pick up if 
approved by the board. (I have had a meeting on site with the applicant and they can meet the 
permit requirements.)  

3. Fire inspection is required before opening night each weekend. 
 

 
 
Prepared by: 
NORTH LAKE TAHOE FIRE PROTECTION DISTRICT 
 
 
 
Mark Regan 
BC/Assistant Fire Marshal 

 

EXHIBIT D 

http://www.nltfpd.net/
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From:                              Akurosawa, Stacey
Sent:                               Thursday, May 24, 2012 4:28 PM
To:                                   Krause, Eva
Subject:                          FW: Outdoor community event application for review by May 18
 
FYI
 

Stacey E. Akurosawa
Emergency Medical Services Coordinator
Washoe County Health District
PO Box 11130; Reno, NV 89520-0027
Phone: (775) 328-2420
Fax: (775) 328-3631
SAkurosawa@washoecounty.us
 
This message is intended for the use of the person or entity to which it is addressed and may contain information that is privileged and
confidential, the disclosure of which is governed by applicable law. If you are not the intended recipient, or the employee or agent responsible to
deliver it to the intended recipient, you are hereby notified that any disclosure, copying, or distribution of this information is Strictly Prohibited. If
you have received and/or are viewing this email in error, please notify the sender immediately by reply email and delete this email from your
system.
From: Akurosawa, Stacey 
Sent: Tuesday, May 15, 2012 11:14 AM
To: Webb, Bob
Subject: RE: Outdoor community event application for review by May 18
 
I have completed my review of the outdoor community event application for the Lake Tahoe Summerfest.  My recommendation
would be that the event organizers include a First Aid Station staffed with at least one EMT during the hours of operation of the
event.  This is based on the information supplied on their application and in accordance with the Washoe County District Board of
Health EMS Mass Gathering Guidelines.  Please let me know if you have any questions.
 
Thank you,
~Stacey
 
Stacey E. Akurosawa
Emergency Medical Services Coordinator
Washoe County Health District
 
 
 
 

From: Webb, Bob
Sent: Monday, May 07, 2012 10:56 AM
To: mregan@nltfpd.net; Brasel, Jeff; Akurosawa, Stacey; Lawson, Clara; Parish, Charlene; Teasley, Doreen; O'Connor, Tim; Krause,
Eva
Cc: Kremers, Karin; Webb, Bob
Subject: Outdoor community event application for review by May 18

Good morning.
 
Late this past Friday (May 4th), County business license staff received an application from Lake Tahoe Summerfest for
outdoor activities to be held at the Sierra Nevada College in Incline Village (291 Country Club Dr., APN 127-040-10).  The
activities are scheduled to be held on Aug. 3, 4, 5, 10, 11, 12, 17, 18 & 19 (all are Friday through Sunday, the event is to run
from 6:30 p.m. to 8:30 p.m. on Fridays and Saturday, and from 3 p.m. to 5 p.m. on Sundays).
 
The event organizer anticipates that a maximum of 500 people will attend on any one day of the event.  This size event

th
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requires review by the County’s Board of Adjustment.  The Board of Adjustment next meets on June 7 , and will not meet
again until August 2nd.  It is, therefore, imperative that the application be reviewed and processed in a timely fashion such
that the Board can act on the license application at their June 7th meeting.
 
Please review the attached application and provide any agency comments or proposed conditions by May 18, 2012 to
Karin Kremers (kkremers@washoecounty.us) or Eva Krause (ekrause@washoecounty.us).  The applicant will be required, if
appropriate, to provide proof of compliance with any imposed conditions by July 20th, such that the license (if approved by
the Board) can be issued on July 27th. 
I have also attached extracts of County Code to assist as you review the license application.  WCC sections 25.289 through
25.305 outline the licensing conditions for your agencies.  If you have already provided requirements to Tahoe Summerfest
separate from this license application, please include those requirements or approvals as part of your comments.  Questions
on the application itself should be directed to the applicant.
 
Bob Webb
Planning Manager
Washoe County Department of Community Development
328-3623
bwebb@washoecounty.us
 
 

mailto:kkremers@washoecounty.us
mailto:ekrause@washoecounty.us
mailto:bwebb@washoecounty.us


From: Webb, Bob 
Sent: Tuesday, May 15, 2012 3:34 PM 
To: Krause, Eva 
Cc: Kremers, Karin 
Subject: FW: Outdoor community event application for review by May 18 
 
Eva:  Response from Risk Management on SummerFest. 
 
Bob Webb 
Planning Manager 
Washoe County Department of Community Development 
328-3623 
bwebb@washoecounty.us 
 
_____________________________________________ 
From: Jeppson, Jim  
Sent: Monday, May 14, 2012 12:49 PM 
To: Webb, Bob 
Cc: Teasley, Doreen; Smith, Carol A; Lawson, Clara 
Subject: FW: Outdoor community event application for review by May 18 
 
 
Bob, 
The application appears complete in regards to the hold harmless and insurance requirements 
subject to review by Risk Management.  SummerFest has provided a certificate of insurance with 
the appropriate coverage.  Prior to the issuance of the license, they should provide a new 
certificate with Washoe County added as an Additional Insured.  (The current certificate has 
Parasol Tahoe Community Foundation as an Additional Insured.) Everything else looks OK. 
 
JIM JEPPSON 
Risk Management Division 
 
______________________________________________  
From:  Webb, Bob   
Sent: Monday, May 07, 2012 10:57 AM 
To: 'mregan@nltfpd.net'; Brasel, Jeff; Akurosawa, Stacey; Lawson, Clara; Parish, Charlene; Teasley, Doreen; 

O'Connor, Tim; Krause, Eva 
Cc: Kremers, Karin; Webb, Bob 
Subject: Outdoor community event application for review by May 18 
 

Good morning. 
 
Late this past Friday (May 4th), County business license staff received an application from Lake 
Tahoe Summerfest for outdoor activities to be held at the Sierra Nevada College in Incline Village 
(291 Country Club Dr., APN 127-040-10).  The activities are scheduled to be held on Aug. 3, 4, 5, 10, 
11, 12, 17, 18 & 19 (all are Friday through Sunday, the event is to run from 6:30 p.m. to 8:30 p.m. on 
Fridays and Saturday, and from 3 p.m. to 5 p.m. on Sundays). 
 
The event organizer anticipates that a maximum of 500 people will attend on any one day of the 
event.  This size event requires review by the County’s Board of Adjustment.  The Board of 

mailto:bwebb@washoecounty.us
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Adjustment next meets on June 7th, and will not meet again until August 2nd.  It is, therefore, 
imperative that the application be reviewed and processed in a timely fashion such that the Board 
can act on the license application at their June 7th meeting. 
 
Please review the attached application and provide any agency comments or proposed conditions 
by May 18, 2012 to Karin Kremers (kkremers@washoecounty.us) or Eva Krause 
(ekrause@washoecounty.us).  The applicant will be required, if appropriate, to provide proof of 
compliance with any imposed conditions by July 20th, such that the license (if approved by the 
Board) can be issued on July 27th.   

 
I have also attached extracts of County Code to assist as you review the license application.  WCC 
sections 25.289 through 25.305 outline the licensing conditions for your agencies.  If you have 
already provided requirements to Tahoe Summerfest separate from this license application, please 
include those requirements or approvals as part of your comments.  Questions on the application 
itself should be directed to the applicant. 

 
 
Bob Webb 
Planning Manager 
Washoe County Department of Community Development 
328-3623 
bwebb@washoecounty.us 
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Exhibit G 
Public Notice 
 
A public notification of Administrative Permit Case No. AP12-005 Tahoe SummerFest 
was  mailed to at least 30 separate property owners within a minimum 500-foot radius of 
the subject property. 
 

 
NOTICING MAP 
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              Administrative Permit Staff Report 

  Meeting Date:  June 7, 2012   

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

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 

  
  
Subject: Administrative Permit Case No: AP12-004 
 Applicant(s):  William E. Everett 
 Agenda Item No. 9B 
 
Project Summary: To allow the building of an accessory structure (garage and 

carport) that is bigger than the existing main dwelling. 
 
Recommendation: Approval with Conditions 
 
Prepared by: Eva M. Krause, AICP, Planner 
 Washoe County Department of Community Development 
 Phone: 775.328.3796 
 E-Mail: ekrause@washoecounty.us 
 
 
   
 

Project Description 
Administrative Permit Case No. AP12-004 – To allow the building of an accessory 
structure (garage and carport) that is bigger than the existing main dwelling. 
 
• Location: 475 Tranquil Drive, Sparks NV 
• Assessor’s Parcel No.(s): 534-273-05 
• Parcel Size: 1.33  Acres 
• Current Regulatory Zone(s): Low Density Suburban 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs CAB 
• Commission District: 4- Commissioner Robert Larkin 
• Development Code: Authorized in Article 306 
• Specific Plan: Within the Spanish Springs  Area Plan  
• Section/Township/Range: Within Section 25, T21N, R20E, MDM, Washoe 

County, NV 
• Staff: Eva M. Krause, AICP, Planner 
• Phone: 775.328.3796 
• Email: ekrause@washoecounty.us 

mailto:ekrause@washoecounty.us
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Administrative Permit Definition 
 
The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possess characteristics that requires a thorough appraisal in order to determine if the use 
has the potential to adversely affect other land uses, transportation or facilities in the vicinity. 
The Board of Adjustment or the Hearing Examiner may require conditions of approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an Administrative Permit, the Hearing 
Examiner or the Board of Adjustment must find that all of the required findings, if applicable, are 
true. 
 
The Conditions of Approval for Administrative Permit Case No. AP12-004 is attached to this 
staff report and will be included with the Action Order.   
 
 
 

Applicable Code Section  
 
Section 110.306.10 Detached Accessory Structures. Detached accessory structures are 
defined in Article 304, Use Classification System, under Section 110.304.15, Residential Use 
Types. The following development requirements shall apply to detached accessory structures:  
 
(d)  Size. A proposal to establish a detached accessory structure that is larger (i.e. has more 
square footage or a larger building footprint) than the existing main structure shall require the 
approval of an Administrative Permit (pursuant to Article 808), to include review of building 
height and architectural compatibility with surrounding dwellings, prior to the issuance of a 
building permit. Parcels forty (40) acres in size or larger in the General Rural (GR) and General 
Rural Agricultural (GRA) Regulatory Zones, and all parcels in the Commercial and Industrial 
Regulatory Zones, are exempt from this requirement. 
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Site Plan 
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Floor Plan 
 

 

Elevations 
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Project Evaluation 
The applicant owns a 1.325 acre parcel in the Bridle Path Subdivision in Sparks NV.  The 
property is zoned Low Density Suburban (LDS).  The applicant is proposing to build an 
accessory structure approximately 3,420 square feet in area and nineteen feet high 
(approximately the same height as the house). The structure will be set back 60 feet from the 
Moonbeam Drive and 49 feet from the adjoining neighbor to the east.  The rear of the lot is 
entirely fenced with a 6-foot wood fence, screening the rear yard from the street and neighbors.  
 
The lot currently has a single-family house that is approximately 2,056 square feet in size.  
Because the accessory structure is larger than the primary dwelling an administrative permit is 
required and surrounding property owners were notified.  
 
Lot coverage of a LDS zone is permitted to use 25% (14,429 square feet) of the lot. The existing 
house and proposed accessory structure will cover 5,476 square feet.  
 
The Bridle Path development is primarily one-acre or larger lots with common open space 
between many of the residential lots. Similar to the applicant’s property, most the property 
owners have landscaped the front half of their lot and have cleared the rear portion.  
 
The HOA Architectural Committee is requiring that the accessory structure be painted light gray 
with dark gray roofing, similar to the house. Landscaping is not required.  
 

 
 

Front view of the subject property (along Tranquil Drive).  There is mature landscaping that 
blocks the view of the rear yard.  
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The intersection of Moonbeam Drive and Tranquil Drive. The entire side yard is enclosed by a 
six-foot wood fence.  
 

 
The rear yard where the accessory structure will be built. The footprint of the structure is staked 
out in the yard.  

The proposed garage would be 
located in the rear portion of the 
property behind the fence 
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Spanish Springs Citizen Advisory Board (SSCAB) 
Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board meeting.  However, the Spanish Springs CAB members were noticed of this 
BOA meeting following the provisions outlined in WCC Chapter 110. 

Bridle Path Home Owners Association 
Bridle Path HOA, Architectural Review Committee has reviewed and approved the Everett’s 
request. The letter of approval is attached (Exhibit D). 
 

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 
 

• Washoe County Community Development 
• Washoe County Department of Public Works, Engineering Division 
• Sky Ranch Utility  
• Washoe County Health District, Environmental Health Division 
• Truckee Meadows Fire Protection District 
• Washoe County Fire Service Coordinator 

 
Three out of the six above listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  
A summary of each agency’s comments and/or recommended conditions of approval and their 
contact information is provided.  The Conditions of Approval document is attached to this staff 
report and will be included with the Action Order. 

 
• Community Development addressed standard conditions of approval for construction 

and use of an accessory structure.  
 
Contact Eva Krause, 328.3796, Ekrause@washoecounty.us 
 

• Public Works had no comments or conditions.  
 

• Environmental Health stated that it would be okay to have a bathroom on a separate 
septic system.  
Contact Bryan Tyre, P.E., 328.2430 btyre@washoecounty.us 

 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Administrative Permit Case No. 
AP12-004 is being recommended for approval with conditions.  

mailto:Ekrause@washoecounty.us
mailto:btyre@washoecounty.us
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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 Board of Adjustment approve with 
conditions Administrative Permit Case No. AP12-004 for William E. Everett, having made all five 
findings in accordance with Washoe County Development Code Section 110.808.25:  
 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Spanish Springs 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 large accessory structure, 
and for the intensity of such a development; 

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

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation; and 

Appeal Process 
Board of Adjustment action will be effective 15 days after the public hearing, unless the action is 
appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc: Applicant/Property Owners:  William E. and E. Allayne Donnelly Everett, 475 Tranquil 

Drive, Sparks NV 89441 
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EXHIBIT A 
 
 Conditions of Approval        

            Administrative Permit Case No. AP12-004 

 
The project approved under Administrative Permit Case No: AP12-004 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on June 7, 
2012. 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 Administrative 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 Department of Community Development.   

Compliance with the conditions of approval related to this Administrative 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 Administrative Permit may result in the initiation of 
revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
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Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Community Development 

1. The following conditions are requirements of the Department of Community 
Development, which shall be responsible for determining compliance with these 
conditions.   

Contact Name – Eva M. Krause, 775.328.3796 

a. The applicant shall demonstrate substantial conformance to the plans approved, 
including the color scheme approved by the Bridle Path Architectural Review 
Board as part of this administrative permit.  The Department of Community 
Development shall determine compliance with this condition. 

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

c. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this administrative permit. 

d. Failure to comply with the conditions of approval shall render this approval null 
and void.  Compliance with this condition shall be determined by the Department 
of Community Development.  

e. Prior to installing the bathroom the property owner shall obtain a building permit, 
and place a deed restriction on the structure, stating it will not be used as an 
accessory dwelling.   

f. The accessory structure shall remain subordinate in use to the primary residence 
and may not be converted to a commercial use without proper permits and 
approvals.   

*** End of Conditions *** 



 

 

WASHOE COUNTY 
Department of Public Works 

"Dedicated to Excellence in Public Service" 

                
 

   
 
 
 

 
                

Equipment Services   Reprographics & Mail Services    Animal Control   Capital Projects   Facility Mgmt.   Engineering   Roads 

1001 East 9th Street PO Box 11130 Reno, Nevada  89520 Telephone: (775) 328-2040 Fax: (775) 328-3699 

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  May 10, 2012 

TO:  Eva Krause, Department of Community Development 

FROM: Leo R. Vesely, P.E., Engineering Division 

SUBJECT: VA12-002 
  APN 534-273-05 
  EVERETT DETACHED GARAGE 
               
 
I have reviewed the referenced administrative permit and have no comments or concerns. 
 
 
 
 
LRV/lrv 
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Exhibit E  
 
Public Notice 
 
A public notification of Administrative Permit Case No. AP12-004 was  mailed to at least 
30 separate property owners within a minimum 500-foot radius of the subject property.   

 
 

NOTICING MAP 
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 Board of Adjustment Staff Report  
 Meeting Date: June 7, 2012 

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

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 

 
 
Subject: Special Use Permit Case No: SB12-007 
 Variance Case No: VA12-002 

Applicant(s):  Truckee Meadows Fire Protection District 
Agenda Item No. 9C 

 

Project Summary: To temporarily expand the use and size of existing Hidden Valley 
Volunteer Fire Station into a professionally staffed fire station by 
installing living quarters. 

 
Recommendation: Approval with Conditions 
 
Prepared by: Eva M. Krause, AICP, Planner 

Washoe County Department of Community Development 
Phone: 775.328.3796 
E-Mail: ekrause@washoecounty.us 

 
 

Project Description 
Special Use Permit Case No. SB12-007 – Hidden Valley Fire Station – To temporarily 
expand a Safety Service facility by installing a manufactured home (built to commercial coach 
standards) to be used as living quarters for professional firefighters.  
 
AND 
 
Variance Case No. VA12-002 – To reduce the front yard setback from 20 feet to 15 feet to 
allow for the placement of the manufactured home.   
 
 
• Location: 3255 Hidden Valley Drive, approximately 100 feet west 

of the intersection of Hidden Valley Drive and Pelham 
Drive 

• Assessor’s Parcel No.: 051-122-10 
• Parcel Size: 0.326 acres 
• Current Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Southeast Truckee Meadows 
• Citizen Advisory Board: Southeast Truckee Meadows 
• Commission District: 2 – Commissioner  Humke  
• Development Code: Authorized in Articles 302, Allowed Uses; 810, Special 

Use Permits; 410, Building Placement Standards; and 
804, Variances 

• Section/Township/Range: Within Section 22, T19N, R20E, MDM  
Washoe County, NV 
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Special Use Permit Definition  
 
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 No. SB12-007 are attached to this staff 
report and will be included with the Action Order.   
 

Variance Definition  

The purpose of a Variance is to provide a means of altering the requirements in specific 
instances where the strict application of those requirements would deprive a property of 
privileges enjoyed by other properties with the identical regulatory zone because of special 
features or constraints unique to the property involved; and to provide for a procedure whereby 
such alterations might be permitted by further restricting or conditioning the project so as to 
mitigate or eliminate possible adverse impacts.  If the Board of Adjustment grants an approval of 
the Variance, 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 Variance Case No. VA12-002 are attached to this staff report 
and will be included with the Action Order.   
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Vicinity Map   
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Site Plan 
 

 
Existing conditions 
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Landscaping Plan 
 

  

X 

X 

Trees removed 
by request of 
CAB 

Front yard setback 
variance request 
reduced by applicant. 
Requesting an 18’ foot 
setback  
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Floor Plan and Elevation 
 

Background 
As of July 1, 2012, Reno Fire Station #6 will no longer provide initial emergency response to the 
unincorporated areas of Hidden Valley. The Truckee Meadows Fire Protection District (TMFPD) 
will take over emergency and fire response to residents in the County.  In order to reduce 
response time to the Hidden Valley area TMFPD is proposing to convert a volunteer station into 
a fully staffed professional station by installing a manufactured home to house three full time fire 
fighters.  Because TMFPD is proposing to increase the size and intensity of use of the existing 
facility, a special use permit is required.  
 
The requested expansion is proposed to be a temporary solution to the current situation, caused 
by the cancelation of the fire service agreement between Reno and the County.  The TMFPD 
long term plan is to regionalize the fire service, but until that plan is completed and other 
services are made available, the TMFPD plans to fill the gap by installing housing at the Hidden 

X 



Washoe County Board of Adjustment  Staff Report Date: May 25, 2012 
 

     
 

Special Use Permit Case No: SB12-007 and VA12-002 
Page 8 of 12 

Valley Volunteer station. TMFPD’s proposal is to use this location for two to four years, and then 
remove the manufactured home.  

Project Evaluation 
The lot is 0.326-acres (14,200 square feet) in size, and oddly shaped. The Rosewood Golf 
Course pump house and the transformer that supplies power to the pump are located on the fire 
services property. In addition, the property is in a floodplain. Because of all these reasons this 
location is not being proposed to be a permanent fire station. The proposed expansion of the 
existing safety service facility from a volunteer fire station to a professional fire station is 
intended to be temporary in order to provide faster response time to the Hidden Valley 
community than could be provided by the existing TMFPD stations. The site is suitable for use 
as a small fire station in that it can serve the Hidden Valley community until another solution can 
be made ready to take over fire service to this area.  
 
The property is located near the intersection of Hidden Valley Drive and Pelham Drive. There is 
a vacant lot to the northeast and southwest. The property backs onto a small lake which is part 
of the Rosewood Lakes Golf Course.  
 
Manufactured homes, six years old or newer, are treated as the same use as a site built home 
under County regulations.  A manufactured home is proposed because it can be installed 
quickly and can be removed once a replacement station becomes available. While this is 
intended to be a temporary use, all the factors, cost, location, funding and development needs 
of a regional fire service plan has not been determined yet. Because even the best laid plans 
can be waylaid staff is recommending that the Special Use Permit be conditioned as being 
approved for four years.  After four years, if the use has not ceased and the manufactured home 
has not been removed, the project shall come back to the Board of Adjustment for review. The 
review would include the possibility of new or modified conditions, requiring additional site 
improvements, an extension of time to continue the use or possibly revoking the Special Use 
Permit. 
 
Because this is intended to be a temporary use, the applicant has requested to waive the 
requirement to pave all the parking and the requirement for live ground covering.  The 
landscaping plan does provide more trees than are required, but no grass or other ground 
covering plants. The CAB asked that the parking be paved, and Fire Services agreed to do so.  
 
A request was also made to let the citizens know what the policy is for the use of sirens and 
lights at the station, and coming and going.  Kurt Latipow, Washoe County Fire Services 
Coordinator, stated that normally sirens and lights would not be needed when leaving the 
station, but for safety purposes the fire crews need to have discretion as to when to use them.  
Mr. Latipow stated that he will request that the Fire Marshall let the community know what the 
policy will be.  

Hardship  
The site of the existing fire truck garage is small and odd shaped and has several 
encumbrances placed on the property.  In addition to the standard 20-foot front and rear yard 
setbacks and 8-foot side yard setbacks, there is an existing fire engine garage, the pump house 
for the Rosewood Lakes Golf course with an easement for access around the structure and a 
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utility easement the runs through the middle of the property. All these encumbrances limit the 
areas that can be built upon, and make it difficult to site a structure.  
 
Since access to the fire truck garage and the utility easement must be maintained, and the 
pump house can’t be moved, the only option is to encroach into the front yard setback in order 
to install a manufactured home on the lot.  Washoe County has contacted Rosewood Lakes 
maintenance staff and was able to negotiate with them to encroach further on to the pump 
house easement than first anticipated.  While access all around the pump house needs to be 
maintained, the County is now able to site the manufactured home closer to the pump house, 
requiring only a 2-foot reduction of the front yard setback,  rather the a five-foot reduction that 
was requested in the application.  
 

 
Areas encumbered by setbacks, easements and existing structures.  
 

Southeast Truckee Meadows Citizen Advisory Board (SETMCAB) 
The proposed project was presented by the Kurt Latipow, Dave Solaro and Eva Krause at the 
regularly scheduled Citizen Advisory Board meeting on May 16, 2012.  A memorandum from the 
CAB can be found in Exhibit. The following items were discussed at the meeting.   
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• Replace Russian Olive trees with another species (replaced with flowering pear) 
• Pave parking area 
• Remove trees on corners of the driveway, increase line of sight 
• Approve 18’ front yard setback 
• Policy for when lights and sirens are used 
• Maintenance of facility and responsibility 

o Major repairs/maintenance (paving, structural repairs) WC facilities management 
o Daily maintenance, (tree trimming, trash removal) fire station staff 
o Routine facility maintenance (painting, irrigation) contracted out by TMFPD 

• Paint doors on existing garage to match each other 
 

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

• Washoe County Community Development 

• Washoe County Department of Public Works, Engineering Division 

• Washoe County Department of Water Resources 

• Washoe County Health District  

o Vector-Borne Diseases Division 

o Environmental Health Division 

• Regional Transportation Commission 

• City of Reno 

Three out of the ten above listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  
A summary of each agency’s comments and/or recommended conditions of approval and their 
contact information is provided.  The Conditions of Approval document is attached to this staff 
report and will be included with the Action Order 

 
• Washoe County Community Development addressed the proposed modified 

landscaping and the need to review and reapprove the project if not removed within 
four years.    
Contact Eva Krause, 775.328.3796, ekrause@washoecounty.us  

 
• Washoe County Engineering Division addressed the need to address flooding 

conditions and for the submission of construction documents.    
Contact Leo Vesely, 775.325.8032, lvesely@washoecounty.us  
 

• Regional Transportation Commission stated there appears to be no regional 
transportation issues.    
Contact Patrice Echola, 775.335.1904  
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Recommendation for Special Use Permit 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Special Use Permit Case No. 
SB12-007 is being recommended for approval with conditions. Staff offers the following motion 
for the Board’s consideration.  

Motion for Special Use 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve with conditions Special Use Permit Case No. SB12-007 for Truckee Meadows Fire 
Protection District, having made all five findings in accordance with Washoe County 
Development 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 Southeast Truckee 
Meadows 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 the existing fire truck 
garage with the addition of temporary living quarters, and for the intensity of 
such a development; 

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

5. Effect on a Military Installation.  Issuance of the permit will not have a 
detrimental effect on the location, purpose or mission of the military 
installation; and 

Recommendation for Variance 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Variance Case No. VA12-002 is 
being recommended for approval with conditions. Staff offers the following motion for the 
Board’s consideration.  

Motion for Variance 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve with conditions Variance Case No. VA12-002 reducing the front yard setback from 20-
feet to 18-feet for Truckee Meadows Fire Protection District, having made all five findings in 
accordance with Washoe County Development Code Section 110.804.25 

1. Special Circumstances.  Because of the special circumstances applicable 
to the property, including exceptional shape of the specific piece of 
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property and exceptional situation created by the existing easements, the 
strict application of the regulation results in exceptional and undue 
hardships upon the owner of the property; 

2. No Detriment.  The relief will not create a substantial detriment to the 
public good, substantially impair affected natural resources or impair the 
intent and purpose of the Development Code or applicable policies under 
which the variance is granted; 

3. No Special Privileges.  The granting of the variance will not constitute a 
grant of special privileges inconsistent with the limitations upon other 
properties in the vicinity and the identical regulatory zone in which the 
property is situated;  

4. Use Authorized.  The variance will not authorize a use or activity which is 
not otherwise expressly authorized by the regulation governing the parcel 
of property;  

5. Effect on a Military Installation. The variance will not have a detrimental 
effect on the location, purpose and mission of the military installation. 

Appeal Process 
 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc: Applicant/Developer: Washoe County Community Services Department, Public Works, 

Gerry Bayfield 
 
 Property Owner:  Truckee Meadows Fire Protection District, Fire Marshal Moore 
 
 

Staff Report xc: Kurt Latipow, Fire Service Coordinator; Dave Solaro, Acting Public 
Works Director  

 
Action Order xc: 
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EXHIBIT A 
 
Conditions of Approval   
Special Use Permit Case No. SB12-007  and 
Variance Case No: VA12-002 Hidden Valley Fire Station 

 
The project approved under Special Use Permit Case No: SB12-007 and Variance Case No: 
VA12-002 shall be carried out in accordance with the Conditions of Approval granted by the 
Board of Adjustment on June 7, 2012. 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. 
 
Unless otherwise specified, all conditions related to the approval of this Special Use Permit 
and Variance 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 Department of Community 
Development.   

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 initiation of 
revocation procedures.   

Washoe County reserves the right to review and revise the Conditions of Approval related to 
this Special Use and Variance Permit should it be determined that a subsequent license or 
permit issued by Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   
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• 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 District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Community Development 

1. The following conditions are requirements of the Department of Community 
Development, which shall be responsible for determining compliance with these 
conditions.   

Contact Name – Eva Krause, 775.328.3796, ekrause@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this special use and variance permit.  The Department of Community 
Development shall determine compliance with this condition. 

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

c. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this special use permit. 

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two (2) working days from the date of 
notification. 
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e.  All landscaping shall be maintained in accordance with the provisions found in 
Section 110.412.75, Maintenance.  A three-year maintenance plan shall be 
submitted by a licensed landscape architect registered in the State of Nevada to 
the Department of Community Development, prior to a Certificate of Occupancy.  
The plan shall be wet-stamped  

f. This special use permit shall remain in effect until July 1, 2016, or if it is revoked 
or is inactive for one year. The applicant may apply to extend the special use 
permit prior to July 1, 2016.  If the Special Use permit is not re-approved, then 
the Variance shall be revoked and the Manufactured home shall be removed. 

g.  The following Operational Conditions shall be required for the life of the 
project/business/development: 

1.  Failure to comply with the Conditions of Approval shall render this 
approval null and void.  Compliance with this condition shall be 
determined by the Department of Community Development.  

2. The Fire Marshall shall develop a policy for the use of sirens and lights at 
the fire station and as truck leave the station.  The policy shall be 
presented to the Hidden Valley CAB and be available for review by the 
Community.  

3. The applicant and any successors shall direct any potential 
purchaser/operator of the site and/or the special use permit to meet with 
the Department of Community Development to review Conditions of 
Approval prior to the final sale of the site and/or the special use permit.  
Any subsequent purchaser/operator of the site and/or the special use 
permit shall notify the Department of Community Development of the 
name, address, telephone number, and contact person of the new 
purchaser/operator within 30 days of the final sale. 

Washoe County Department of Public Works 

2. The following conditions are requirements of the Engineering Division, which shall be 
responsible for determining compliance with these conditions.  

Contact Name – Leo Vesely, 775.325.8032 

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. The property is in a FEMA designated flood plain, Zone AE with a flood elevation 

of 4395.0' per Panel No. 3251G.  The proposed commercial coach shall be 
elevated in accordance with Washoe County Code 416.  Building permits for 
structures shall be in conformance with the Washoe County Code, Article 416. 

*** End of Conditions *** 
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EXHIBIT B 
 
SOUTHEAST TRUCKEE MEADOWS CITIZEN ADVISORY BOARD 

 

 
 
 

MEMORANDUM 
 

TO:    Eva Krause, Staff Representative 
FROM:   Allayne Donnelly-Everett, Recording Secretary 
DATE:   May 24, 2012 
SUBJECT:  Special Use Permit SB 12-007 and Variance VA 12-002 Hidden Valley Fire Station 
 
The following is a portion of the draft minutes of the regular meeting of the Southeast Truckee Meadows Citizen Advisory 
Board held May 16, 2012. 
 
Special Use Permit Case No. SB12-007 – Hidden Valley Fire Station – Eva Krause, Staff Representative presented the 
request to install a manufactured home (built to commercial coach standards) to be used as living quarters for professional 
firefighters.  Ms. Krause provided copies of the proposal to install the temporary structure for two to four years.  Kurt 
Latipow, Fire Services Coordinator Washoe County stated that there is an effort to develop a regional fire service and 
discussed some steps to reach that goal.  Mr. Latipow reviewed the intent to accommodate the new vehicles as well as 
crew’s quarters.  Plans include upgrading and renovation of the apparatus bay and to accommodate a new multiuse 
vehicle.  Dave Salero, Washoe County Community Services provided an artist rendering of the proposed structure.  Mr. 
Salero stated that the structure is covered under the current zoning code and the effort is to blend with the neighborhood.   
 
MOTION: Tom Judy moved to recommend approval of SB12-007 as presented.  Peter Kaiser seconded the motion.  The 
motion carried unanimously. 
 
Comments and Concerns 
• In response to questions raised, Ms. Krause stated that under code, the structure is mobile, trailer or manufactured. 
• Mr. Salero stated that this structure will have tie downs, but since it is temporary use, it will not be on permanent 

foundation.  Mr. Salero stated that the structure will not move or shift. 
• Mr. Salero identified the location of parking spaces off of the existing driveway.  There is a handicapped space as well.  

The front yard set-back request is eighteen feet and the furthest parking space is approximately twenty feet from the 
proposed structure. 

• In response to questions raised, Ms. Krause stated that the set-back minimum would never be less that fifteen feet 
and it can be increased if necessary.  Mr. Salero stated that the set-back is set so it does not encroach on the 
maintenance easement of the golf course. 

• Mr. Salero stated that the number of parking spaces is in compliance with code.  They are providing four spaces which 
includes the handicapped space.  The application is for four years.  It would require a special use permit to extend the 
time. 

• Tom Judy stated that residents want the operating fire station, however, there are concerns regarding the type of 
structure that is being proposed.  Mr. Latipow stated that they are proposing to expand the station with an allowable 
structure. 

• In response to questions raised by Mr. Judy, Ms. Krause stated that the proposed treed landscape meets the size 
standards. 

• Mr. Judy stated concern that some landscape could block the view for ingress and egress onto the street.  Mr. Latipow 
stated that after review of the proposed application that he does not see a problem.  Mr. Latipow stated that the drivers 
would back into the station and there would be a backer to help the driver. 

• Mr. Latipow stated that the crew’s quarter’s is designed for three with a potential for one more sleeper.  Minimum 
staffing is no less than two. 

• Mr. Latipow stated that this building is scheduled for re-roofing this year. 
• Carol Billau stated that the artist’s conception shows grass landscape and she would like a picture that depicts what 

the site is supposed to look like.  Ms. Billau stated concern that all of the parking spaces should be paved.  Not just the 
handicapped space.  Ms. Krause stated that Washoe County defers to the state since the  
State of Nevada does the inspections.  
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• In response to concerns raised, Mr. Latipow stated that they would be drafting standard for when sirens would be 
turned on when responding to emergency calls for service.  Mr. Latipow stated that the warning devices must be 
utilized in order to comply with safety standards in the operational policy. 

• Ms. Billau asked of there would be paved sidewalks from the quarters to the fire station.  Mr. Salero stated that the 
plans do show a walking path for the fire fighters.  One part of the path is decomposed granite and the materials for 
the other portion of the path has not been addressed at this time. 

• Roger Jewett added that being a resident of Hidden Valley, he hears sirens when he is outside and the Fire 
Department should decide on the policies for turning on sirens. 

• Marge Frandsen stated concern regarding landscaping that is not compatible with a fire safe community.  Ms. Krause 
stated that the landscape is being designed for temporary use.  Should the structure remain for a longer time, the 
landscape materials would be re-considered.  Mr. Latipow stated that pine trees are not necessarily the problem.  The 
trees need to be limbed up and properly maintained.  Truckee Meadows Fire Protection District has skilled fire fighters 
that also skilled in maintaining pine trees. 

• Mr. Jewett stated that he purposely planted Russian Olive trees because they have stickers and provide a barrier to 
access. 

• Ms. Billau stated that they would prefer that Russian Olives not be used for landscape. 
• Cheryl Cigno asked for clarification on the property line from the edge of the pavement.  Mr. Salero stated that the side 

yard setback property line is thirty one feet, eight inches. 
• Ms. Frandsen asked that both doors be painted the same color.  Mr. Latipow stated that they plan to rehabilitate the 

structure.  The intent is to match as close as possible the match the colors of the crews quarters. 
• In response to questions raised, Mr. Latipow stated that the crew would maintain the property and large maintenance 

projects would be handled by a contractor.  The stations are evaluated once each year. 
• Mr. Judy stated support for the proposed project and urged the district to be neighborhood friendly. 
• Mr. Latipow stated that this will be a community based fire service and the fire services has a regular maintenance 

program. 
• Concerns were raised that a modular structure would negatively impact property values in the neighborhood.   Ms. 

Krause stated that by law, modular or mobile dwelling structures are allowed. 
• Ms. Frandsen stated that the Hidden Valley Modifiers restrict the development of mobile home parks. 
• Mr. Salero stated that there is the possibility of considering the adjacent property at a future time. 
• In response to questions raised, Mr. Salero stated that the plan is to have the station operational July 1, 2012.  The fire 

service does have a secondary back up plan should on be necessary. 
 
AND 
 

Variance Case No. VA12-002 – Eva Krause, Staff Representative presented the request to reduce the front yard setback 
from 20 feet to 15 feet to allow for the placement of the manufactured home as authorized in Article 302, Allowed Uses, 
810, Special Use Permits 410 Building Placement Standards and 804 Variances within Section 22, T19N, R20E, MDM, on 
property located at 3255 Hidden Valley Drive approximately 100 feet west of the intersection of Hidden Valley Drive and 
Pelham Drive.  The 0.326 acre parcel APN 051-122-10, Medium Density Suburban (MDS)  The proposed project is within 
the Southeast Truckee Meadows Area Plan and Commissioner District #2, David Humke, Commissioner.  Eva M. Krause, 
AICP, Planner.  775-328-3796, ekrause@washoecounty.us    
 
MOTION: Tom Judy moved to recommend approval of VA12-002 as presented with the change for the set-back to will be 
from twenty feet to eighteen feet.  Jim Giambruno seconded the motion.  The motion carried unanimously. 
 
Comments and Concerns 
• Roger Jewett asked that the station be neighbor friendly and take the comments and concerns into consideration. 
• Marge Frandsen asked for confirmation that the application would be heard by the Board of Adjustment on June 7, 

2012. 
 
 
c: David Humke, Commissioner 

Kitty Jung, Commissioner 
Roger Jewett, Chair. 
Bob Webb, Planning Manager 
Sarah Tone, County Liaison 
Andrea Tavener, CAB Program Assistant 
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INTEROFFICE MEMORANDUM 

DATE:  May 10, 2012 

TO:  Eva Krause, Department of Community Development 

FROM: Leo R. Vesely, P.E., Engineering Division 

SUBJECT: SB12-007 
  APN 051-122-10 
  HIDDEN VALLEY FIRE STATION 
               
 
I have reviewed the referenced special use permit and recommend the following conditions: 
 
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. The property is in a FEMA designated flood plain, Zone AE with a flood elevation of 

4395.0' per Panel No. 3251G.  The proposed commercial coach shall be elevated in 
accordance with Washoe County Code 416.  Building permits for structures shall be in 
conformance with the Washoe County Code, Article 416. 

 
 
 
 LRV/lrv 
 

EXHIBIT C 



 
 

INTEROFFICE MEMORANDUM 

DATE:  May 10, 2012 

TO:  Eva Krause, Department of Community Development 

FROM: Leo R. Vesely, P.E., Engineering Division 

SUBJECT: VA12-002 
  APN 051-122-10 
  HIDDEN VALLEY FIRE STATION 
               
 
I have reviewed the referenced variance and have no comments or concerns. 
 
 
 
LRV/lrv 
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Exhibit E 
Public Notice 
 
A public notification of Administrative Permit Case NoSB12-007 and VA12-002 Hidden 
Valley Fire Station was mailed to at least 30 separate property owners within a minimum 
500-foot radius of the subject property. 
 

 
NOTICING MAP 
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              Administrative Permit Staff Report         

    

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

Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev 

 

   
                                         
Subject: Administrative Permit Case No: AP12-003 
 Applicant(s):  Spenser Scott 
  
Project Summary: To allow the construction of two greenhouse buildings, both of 

which are larger than the existing dwelling unit. 
 
Recommendation: Approval with Conditions 
 
Prepared by: Roger Pelham, Senior Planner 
 Washoe County Department of Community Development 
 Phone: 775.328.3622 
 E-Mail: rpelham@washoecounty.us 
 
   
 

Project Description 

 
Administrative Permit Case No. AP12-003 (Evans Greenhouse Buildings) –To allow the 
construction of two greenhouse buildings phase 1 of 4,000 square feet and phase 3 of 30,000 
square feet, as shown on the attached site plan. Phase 2 and 4, as shown on the site plan are 
not requested at this time.  
   

 Location: 31850 Cantlon Drive 

 Assessor’s Parcel No: 084-282-16 

 Parcel Size: ±5.94 acres 

 Regulatory Zone Medium Density Rural 

 Development Code: Authorized in Article:808, Admin Permits    

 Commission District: 4 – Commissioner Larkin 

 Section/Township/Range: Within Sections 17 & 18 T20N R24E MDM, Washoe 
County, NV 
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Administrative Permit Definition 

 
The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possess characteristics that requires a thorough appraisal in order to determine if the use 
has the potential to adversely affect other land uses, transportation or facilities in the vicinity. 
The Board of Adjustment or the Hearing Examiner may require conditions of approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an administrative permit, the Hearing 
Examiner or the Board of Adjustment must find that all of the required findings, if applicable, are 
true. 
 
The Conditions of Approval for Administrative Permit Case No. AP12-003 is attached to this 
staff report and will be included with the Action Order.   
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Site Plan 

VICINITY MAP
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Project Evaluation 

 
The applicant is requesting to construct two detached accessory structures, each of which is 
greater in size than the existing dwelling unit. There are a number of Development Code 
provisions which are applicable to this request. The first of these is as follows: 
 

Section 110.306.10  Detached Accessory Structures.  Detached accessory structures are 
defined in Article 304, Use Classification System, under Section 110.304.15, Residential Use 
Types.  The following development requirements shall apply to detached accessory structures: 
 
(d) Size.  A proposal to establish a detached accessory structure that is larger (i.e. has more 
square footage or a larger building footprint) than the existing main structure shall require the 
approval of an Administrative Permit (pursuant to Article 808), to include review of building height 
and architectural compatibility with surrounding dwellings, prior to the issuance of a building 
permit.  Parcels forty (40) acres in size or larger in the General Rural (GR) and General Rural 
Agricultural (GRA) Regulatory Zones, and all parcels in the Commercial and Industrial Regulatory 
Zones, are exempt from this requirement. 

 
Pursuant to the requirement above the applicant has requested this Administrative Permit. The 
original request was for a total of four structures, in addition to the existing dwelling unit, each of 
which was proposed to be larger than the existing dwelling unit. The Development Code limits 
the overall amount of building coverage in most regulatory zones. The applicable provision 
follows: 
 

Section 110.306.10  Detached Accessory Structures.  Detached accessory structures are 
defined in Article 304, Use Classification System, under Section 110.304.15, Residential Use 
Types.  The following development requirements shall apply to detached accessory structures: 

(a) Lot Coverage.  The establishment of detached accessory structures shall not exceed the 
following lot coverage limitations: 

(4) On lots in the Medium Density Rural (MDR) Regulatory Zone, the combined area (i.e. 
square footage) of all building footprints on the lot shall not exceed fifteen (15) percent of 
the total lot acreage; 

This parcel is within the Medium Density Rural zone and has a maximum allowable coverage of 
fifteen percent (15%). This parcel is 5.94 acres in size which, therefore, allows a total of .891 
acres or approximately 38,812 square feet of building footprints to be constructed on the parcel. 
The original request for four detached structures would have equated to a total of about 81,200 
square feet of buildings or about twice as much as is allowed. Staff consulted with the applicant 
upon determining that the request was not in conformance with that Code provision and the 
applicant provided staff with an e-mail stating that, “I am requesting that you revise our plan to 
only include the 40'X100 and 150'X200' green house this will be the extent of our project at this 
time.” The existing dwelling and the two proposed detached accessory buildings will result in 
building footprints totaling approximately 37,200 square feet which equates to approximately 
14.4 percent lot coverage. 
 
The structures proposed are metal frame with clear, non-reflective, walls and roofs. These 
structures are intended for the purpose of production of crops. Due to this use the buildings will 
include internal lighting. Because the walls and roofs of the structures are clear, light will be 
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emitted in all directions. This has the potential to be a significant impact upon the surrounding 
area which is primarily composed of traditional agricultural uses and low density residential use. 
Article 414 of the Development Code provides standards for “Noise and Lighting.” Among the 
provisions of that article that are applicable to this request are the following: 
 

Section 110.414.21  Light and Glare.  This section sets forth criteria and standards to 
mitigate impacts caused by lighting and glare. 
 
(a) Light.  All light sources shall be located and installed in such a way as to prevent 
spillover lighting onto adjoining properties.  The following provisions shall apply to all 
existing and proposed development: 
 

(1) Any lighting facilities shall be so installed as to reflect away from adjoining 
properties.  Covers must be installed on all lighting fixtures and lamps must not 
extend below the bottom of the cover. 
 
(2) Light standard in or within one hundred (100) feet of residential zones shall 
not exceed twelve (12) feet in height.  Additional standard height may be 
permitted by the Director of Community Development provided such lights are a 
sharp cutoff lighting system. 

 
(b) Lighting Design.  The style and intensity of lighting shall consider not only function 
and appearance, but shall reflect the existing character of surrounding areas and shall 
replicate natural light as much as possible. 
 
(c) Glare.  Reflected glare on nearby buildings, streets or pedestrian areas shall be 
avoided by incorporating overhangs and awnings, using non-reflective building materials 
for exterior walls and roof surfaces, controlling angles of reflection, and placing 
landscaping and screening in appropriate locations. 
 
(d) Interior Lighting.  Where residential uses abut non-residential uses, interior lighting of 
the non-residential uses shall be controlled at night through the use of timers, window 
blinds, or other acceptable means.  This provision shall apply to all existing and 
proposed development. 

 
The applicant has proposed that one of the structures be located at the minimum setback of 15 
feet from the northern property line. The potential for glare crossing the property line when 
growing lights are turned on at night is significant. Staff has included a number of conditions of 
approval to help mitigate this potential. 
 
A condition of approval has been included to require a six-foot-tall fence having opacity of at 
least 95% to be installed at the property line adjacent to each structure and extending at least 
50 feet further along the property line each direction past the end of each structure. 
 
Another condition of approval has been included to require that the applicant provide a 
photometric study showing that there will be no glare at the property line when the growing 
lights are turned on. Further all lighting fixtures must be installed such that light is emitted 
downward only. 
 
Another condition of approval has been included to require that the applicant install timers on all 
lights and that artificial lighting shall be turned off not later than one hour after sunset, nor turned 
on more than one hour before sunrise. The applicant also has the option to include screening or 
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blinds of some type on the interior of the buildings so that light does not escape at night. In that 
case, lighting may remain on throughout the night. 
 
The location of structures adjacent to the Truckee River is an important aspect of the Truckee 
Canyon Area Plan. Section 110.222.10(c) of that plan reads as follows, “No permanent building 
structures shall be erected within the 100-year floodplain, or within three hundred (300) fee of 
the center of the Truckee River, whichever is greater.” The larger of the two greenhouses 
proposed by the applicant is proposed to be located approximately 77 feet from the edge of the 
Truckee River. Conditions of approval have been proposed to require the applicant to show the 
100-year floodplain and the 300-foot setback from the centerline of the river on the plans 
submitted for a building permit to ensure that the required standard will be met. Meeting this 
criteria will require the placement of the second proposed greenhouse in approximately the area 
shown as “phase 2” on the site plan provided.  
 
The use of the proposed structures for year-round commercial crop production also creates the 
potential for significant commercial traffic at the project site. Conditions of approval have been 
crafted to require paved driveways for commercial vehicles and to limit commercial vehicle trips 
to the hours between 9 am and 5pm only. 
 
Some preliminary grading has been done in preparation for the first structure. The topography of 
the subject site slopes down, generally from north to south, toward the river. Staff has included 
conditions of approval to ensure that cut and fill slopes will be set back ten feet from all property 
lines and that final slopes will not be steeper than 3 horizontal to 1 vertical (3H:1V).  

Site Photos 

 

Subject site, looking northwest from near the Truckee River 
 



Washoe County Board of Adjustment Staff Report                                                    Staff Report Date: March 15, 2012 
                               

     
 

Administrative Permit Case No: AP12-003 
Page 9 of 11 

 
Prior grading on subject site, location of “building 1” 

East Truckee Canyon Citizen Advisory Board (ETCCAB) 

 
This item was considered by the East Truckee Canyon Citizen Advisory Board at their regular 
meeting on May 2, 2012. The notes from that meeting are attached to this staff report. After 
extensive discussion of the project the CAB voted to forward the comments and concerns 
expressed at the CAB meeting to the Board of Adjustment without making a recommendation to 
approve or deny the requested permit. Discussion included: the commercial use of the proposed 
structures; prior grading on the site; traffic concerns; concerns surrounding odor and concerns 
surrounding potential contamination of the Truckee River. 

Reviewing Agencies 

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

 Washoe County Community Development 
 Washoe County Department of Public Works 
o Engineering Division 
o Traffic Division 

 Washoe County Department of Water Resources 
 Washoe County Health District, Environmental Health Division 
 Truckee Meadows Fire Protection District 
 Washoe County Fire Services Coordinator 
 Wadsworth Volunteer Fire Department 

 
Two out of the eight above listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  
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A summary of each agency’s comments and/or recommended conditions of approval and their 
contact information is provided.  The Conditions of Approval document is attached to this staff 
report and will be included with the Action Order. 

 

 Washoe County Community Development addressed lighting, the hours of operation, and 
imposed operational conditions that will be in effect for the life of the project.     

 Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us 
 

 Washoe County Engineering provided one condition to require full construction 
improvement drawings at the time of building permit application.     

 Contact: Leo Vesely, 775.328.2040, lvesey@washoecounty.us 

Recommendation 

 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Administrative Permit Case No. 
AP12-003 is being recommended for approval with conditions. Staff offers the following motion 
for the Board’s consideration.  

Motion               
 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Board of Adjustment approve 
Administrative Permit Case No. AP12-003 for Don Evans, having made all five findings in 
accordance with Washoe County Development Code Section 110.808.25:  
 

1. Consistency.  That, as conditioned, the proposed use is consistent with the 
action programs, policies, standards and maps of the Master Plan and the East 
Truckee Canyon Area Plan; 

2. Improvements.  That, upon compliance with the conditions of approval imposed 
by the Board of Adjustment, 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 two greenhouse structures 
for the commercial production of crops, and for the intensity of such a 
development; 

4. Issuance Not Detrimental.  That, as conditioned, 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; and 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of any military installation. 
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Appeal Process 

 
Board of Adjustment action will be effective 10 days after the public hearing/decision date, 
unless the action is appealed to the County Commission, in which case the outcome of the 
appeal shall be determined by the Washoe County Commission. 
 
 
xc: Applicant: Spencer Scott, 31850 Cantlon Drive, Wadsworth, NV 89442 
 
 Property Owner: Don Evans, 5555 Tancho Drive #201, Madison, WI 53718 
  
 Others to be Contacted: Brian Bishop Parise, 1991 Morning Grove Drive, Reno NV 89523 



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

www.washoecounty.us/comdev 

 

EXHIBIT A 
 
 Conditions of Approval        

            Administrative Permit Case No. AP12-003 

 
The project approved under Administrative Permit Case No: AP12-003 shall be carried out in 
accordance with the Conditions of Approval imposed by the Board of Adjustment on June 7, 
2012. 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 Administrative 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 Department of Community Development.   

Compliance with the conditions of approval related to this Administrative 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 Administrative Permit may result in the initiation of 
revocation procedures.   

Operational Conditions are subject to review by the Department of Community Development 
prior to the renewal of a business license each year.  Failure to adhere to the Operational 
Conditions may result in the Department of Community Development recommending that the 
business license not be renewed until conditions are complied with to the satisfaction of 
Washoe County. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative 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. 
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

 The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

 The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

 The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Community Development 

1. The following conditions are requirements of the Department of Community 
Development, which shall be responsible for determining compliance with these 
conditions.   

Contact Name – Roger Pelham, 775.328.3622 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this administrative permit. Approval is granted for two greenhouse 
structures. The size of the structures, but not the final locations are indicated with 
arrows on the site plan below.  The Department of Community Development shall 
determine compliance with this condition. 
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b. The applicant shall submit complete construction plans and building permits shall 
be issued within two years from the date of approval by Washoe County. The 
applicant shall complete construction within the time specified by the building 
permits. Compliance with this condition shall be determined by the Department of 
Community Development. 

c. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this administrative permit. 

d. No structure shall be located within the 100-year floodplain, or within three 
hundred (300) fee of the center of the Truckee River, whichever is greater. The 
applicant shall indicate the 100-year floodplain, and the three hundred (300) foot 
setback from the center of the Truckee River on all plans submitted for building 
permits. 

e. All parking, loading and maneuvering areas utilized by vehicles associated with 
the commercial crop production shall be paved with asphalt or concrete. 

f. The applicant shall supply documentation from the Washoe County Water 
Resources to Washoe County Community Development indicating that the 
applicant possesses sufficient water rights for the proposed use, prior to approval 
of a building permit. 

g. The applicant shall install a six-foot-tall fence having opacity of at least 95% at 
the property line adjacent to each structure and extending at least 50 feet further 
along the property line each direction past the end of each structure. 

h. The applicant shall provide a photometric study showing that there will be no light 
emission or glare at the property line when the growing lights are turned on. All 
lighting fixtures must be installed such that light is emitted downward only. 

i. Prior to a final approval of any building the applicant shall submit a report from a 
licensed engineer, registered in the State of Nevada certifying that, as 
constructed, there is no light spill-over from the approved buildings at any 
property line. 

j. The applicant shall install timers on all lights and all artificial lighting shall be 
turned off daily not later than one hour after sunset, nor turned on more than one 
hour before sunrise OR the applicant shall install and utilize screening or blinds 
on the interior of the buildings so that no light is emitted from the structures at 
night. 

k. The applicant shall submit detailed grading plans for development of the 
greenhouse structures. All cut and fill slopes shall be set back at least ten feet 
from all property lines. No final slopes shall be steeper than 3 horizontal to 1 
vertical (3H:1V).   

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

NOTE 
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Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two (2) working days from the date of 
notification. 

m. The following Operational Conditions shall be required for the life of the 
project/business/development: 

1. This administrative permit shall remain in effect until or unless it is 
revoked or is inactive (crop production ceases) for one year. 

2. Failure to comply with the conditions of approval shall render this 
approval null and void.  Compliance with this condition shall be 
determined by the Department of Community Development.  

3. The applicant and any successors shall direct any potential 
purchaser/operator of the site and/or the administrative permit to meet 
with the Department of Community Development 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 the Department of Community 
Development of the name, address, telephone number, and contact 
person of the new purchaser/operator within 30 days of the final sale. 

4. This administrative permit shall remain in effect as long as the business 
is in operation and maintains a valid business license. 

5. The operation of commercial vehicles on the site shall be limited to the 
hours between 9 am and 5 pm daily. 

6. Light shall not be emitted from the greenhouse structures at night. 

Washoe County Public Works 

2. The following conditions are requirements of the Engineering Division, which shall be 
responsible for determining compliance with these conditions.  

Contact Name – Leo Vesely, 775.328.2040 

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, and slope stabilization. 
Placement or removal of any excavated materials shall be indicated on the 
site/grading plan. Silts shall be controlled on-site and not allowed to exit the 
property or enter the Truckee River. 

b. The owner/developer shall obtain from the Nevada Division of Environmental 
Protection a Stormwater Discharge Permit for construction and submit a copy to 
the Engineering Division prior to issuance of a building or grading permit. 
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c. The owner/developer shall complete and submit the Construction Permit 
Submittal Checklist, the Performance Standards Compliance Checklist and pay 
the Construction Stormwater Inspection Fee prior to obtaining a grading permit. 
The County Engineer shall determine compliance with this condition. 

*** End of Conditions *** 
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EXHIBIT  E 
 

EAST TRUCKEE CANYON CITIZEN ADVISORY BOARD 
                                                                                           

 

 

MEMORANDUM 
 

 
TO:   Roger Pelham, Staff Representative 
FROM:  Allayne Everett, Recording Secretary 
DATE:  May 8, 2012 
SUBJECT: Administrative Permit Case No. AP12-003 (Evans Greenhouse Buildings) 
 
The following is a portion of the draft minutes of the East Truckee Canyon Citizen Advisory Board meeting held May 2, 
2012. 
 
Administrative Permit Case No. AP12-003 (Evans Greenhouse Buildings) – Roger Pelham, Senior Planner was 
available to address code, policy and process questions and introduce the request to allow the construction of two 
greenhouse buildings phase 1 of 4,000 square feet and phase 3 of 30,000 square feet, each of which is larger than the 
existing dwelling unit as required by Article 306 Accessory Uses and Structures and as allowed by Article 808, 
Administrative Permits, of the Washoe County Development Code.  The project is located at 31850 Cantlon Drive, in the 
Wadsworth area.  The +5.94 acre parcel is zoned Medium Density Rural in the East Truckee Canyon Area Plan and is 
situated in portions of Sections 17 and 18, T20N, R24E, MDM, Washoe County, Nevada.  (APN: 084-282-16).  The 
property is located within the East Truckee Canyon Citizen Advisory Board Boundary and Washoe County Commission 
District #4.  Spencer Scott representing Don Evans was available to address questions and concerns regarding possible 
impacts from the greenhouse use.  Mr. Scott stated that the system is enclosed and water and nutrients flow below the 
plants.  Mr. Scott stated that he doubted that there would be any odors from the agricultural use.  Mr. Scott stated that 
they would try to mitigate any negative impacts to adjacent neighbors.  Staff Representative: Roger Pelham, Senior 
Planner, 775-328-3522 apologized that members of the CAB did not receive copies of the application.  Mr., Pelham also 
stated that he is neither a proponent nor an opponent of the proposed project.  MOTION: Ann Owen moved to forward 
the comments and concerns forward to the Board of County Commissioners without making a recommendation for 
approval or denial of AP12-003 Evans Greenhouse Buildings, as presented.  Carrie Heglund seconded the motion.  The 
motion carried unanimously. 
Comments and Concerns 

 Questions were raised whether any water runoff would contaminate the Truckee River.  Mr. Pelham stated that the 
application would be reviewed by engineering and health department staff to address possible negative 
environmental impacts. 

 In response to questions raised, Mr. Pelham stated that he thought that the last zoning change was adopted in 1993.  
Washoe County reverted back to a two map system land use designation/zoning/master plan.  Some zoning does 
not include commercial designation, but some commercial usage is allowed under certain circumstances. 

 Jo Conley, adjacent resident stated concerns regarding the negative impacts that will result from the structures and 
with the addition of the proposed phases.  Ms. Conley stated concern for possible negative impacts from noise and 
visual impacts.  

 Bambi Van Dyke stated that she doesn’t think that anything would make noxious odors worse than currently exists 
along the river. 

 Cary Conley, adjacent resident stated that the area has changed from agricultural to residential and he stated that 
corporations do not make good neighbors.  Mr. Conley stated concern that this changes the security and traffic flows 
in a residential neighborhood.  Mr. Conley stated that he opposes the proposed project. 

 Mr. Scott stated that there should be a maximum of six people working in the greenhouse and the applicant can not 
increase the project beyond what county code would allow.  The first one to go up is a test structure to grow 
tomatoes and peppers.  There is also a maximum allowed setback from the river. 

 Concerns were raised that a flood could wash contaminants into the river. 
 In response to concerns raised, Mr. Scott stated that the chairman of Evco Plastics is the person who purchased the 

property.  They have other holdings in Nevada.  This project has nothing to do with the plastics business.  Mr. Scott 
stated that they have not engaged Storey County at this time. 

 Concerns were raised that growing tomatoes can result in negative odors that can impact adjacent neighbors. 
 Mr. Conley stated that he is concerned that this project would negatively impact his property values. 
 Mr. Pelham stated that crop production is an allowed use in the agricultural land use designation.  Mr. Pelham asked 

that citizens look at mitigating any negative impacts and the Board of Adjustment will determine any conditions of 

 



 2 

approval.  Mr. Pelham asked that everyone make their opinions know to him for his staff report. Mr. Pelham also 
asked the CAB to address the larger detached accessory building and possible impacts.  The Board of Adjustment 
will make their decision based on the staff report and comments from the community. 

 Chief Erdman stated that in the state of Washington, agricultural use takes precedents over residential in zones 
where the use is authorized. 

 There were differences of opinion whether this property is zoned for agriculture use. 
 Mr. Scott stated that there will be no runoff because the process is contained. 
 Mr. Hartung asked for clarification regarding Health Department requirements for storage of fertilizer and 

maintaining health standards. 
 Mr. Pelham stated that the East Truckee Canyon Area Modifiers address building setbacks on the Truckee River.  

Mr. Pelham also stated that the code allows for crop production.  Mr. Pelham stated that the project would be above 
the 100 year flood line. 

 In response to concerns raised, Mr. Scott stated that there would be no leakage of contaminants from the buildings. 
 Mr. Scott stated that they would be harvesting vegetables year round.  Each plant would produce a pound of 

tomatoes.  Mr. Scott also stated that they would be using smaller trucks to haul products into Sparks because semi-
trucks would not be able to drive onto and off of the site. 

 Ms. Van Dyke stated that the subject property does have the needed water rights. 
 In response to questions raised, Mr. Pelham explained the public hearing process and stated that the final decision 

would be made by the Board of Adjustment.  Should someone disagree with the Board of Adjustment decision, that 
they can file an appeal to the Board of County Commissioners. 

 Mr. Scott address questions regarding paved roadways and the process of marketing the produce. 
 Concerns were raised regarding site work that has already been done. 

 
c: Robert Larkin, Commissioner 

Bambi Van Dyke, Chair. 
Bob Webb, Planning Manager 
Sarah Tone, County Liaison 
Andrea Tavener, CAB Program Assistant 
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Subject: Special Use Permit Case No: SB12-006 

Applicant:  Ronald L. Olson 
Agenda Item No. 9E 

 

Project Summary: To allow the operation of commercial stables for the boarding of 
horses, related activities and equestrian events  

 
Recommendation: Approval with Conditions 
 
Prepared by: Grace Sannazzaro, Planner 

Washoe County Department of Community Development 
Phone: 775.328.3771 
E-Mail: gsannazzaro@washoecounty.us 

____________________________________________________________________________ 

Project Description 
 
Special Use Permit Case No. SB12-006 for Amy Ranch Commercial Stables, aka High 
Desert Equine Center – To allow the operation of an equestrian facility for the boarding of 
horses, related activities and equestrian events. 
 

Location: 4455 Amy Road 

Assessor’s Parcel No: 077-140-06 

Parcel Size: ± 40.00 acres 

Regulatory Zone: General Rural Agricultural (GRA) 

Area Plan: Warm Springs 

Citizen Advisory Board: Warm Springs 

Development Code: Authorized in Article 302 Allowed Uses &          
Article 810 Special Use Permits 

 
Commission District: 5 - Commissioner Weber 

General Improvement District: Palomino Valley 

Section/Township/Range: Within Section 22 T22N R21E MDM  
Washoe County, NV 
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Special Use Permit  
 
The purpose of a Special Use Permit is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted 
by further restricting or conditioning them so as to mitigate or eliminate possible adverse 
impacts. If the Board of Adjustment grants an approval of the Special Use Permit, that approval 
is subject to Conditions of Approval.  Conditions of Approval are requirements that need to be 
completed during different stages of the proposed project.  Those stages are typically: 
 

• Prior to permit issuance (i.e., a grading permit, a building permit, etc.). 
 
• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure. 
 
• Prior to the issuance of a business license or other permits/licenses. 
 
• Some Conditions of Approval are referred to as “Operational Conditions”.  These 

conditions must be continually complied with for the life of the business or project. 
 
The Conditions of Approval for Special Use Permit Case No. SB12-006 are attached to this staff 
report and will be included with the Action Order if the Board of Adjustment grants approval.   
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Vicinity Map 
Amy Ranch Commercial Stables 
aka High Desert Equine Center 

4455 Amy Road in Warm Springs

Subject 
Parcel 

Ironwood Road 
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Photo of Shed Rows 
 
Project Evaluation 
 
Amy Ranch Stables, aka High Desert Equine Facility, is an existing commercial stable facility 
located on a 40 acre parcel at the intersection of Amy Road and Ironwood Road in the Warm 
Springs area.  The facility has been operating as a commercial stable facility with related 
activities and events for the past two years, and the applicant is now requesting a special use 
permit in order to come into compliance with county code.   
 
The applicant owns and breeds horses, and is requesting a special use permit to commercially 
board up to 35 horses. The ongoing activities will consist of the sale and breeding of horses; 
horse training; riding lessons; on-site trail riding sessions; outdoor arena use; non-spectator 
qualifying events for equestrian professionals such as roping and riding. The equestrian 
activities and events will operate independently from the commercial boarding operations, i.e. a 
boarder can visit the facility at the same time that an event is occurring and not be a part of the 
event. 
 
The Washoe County Development Code has no limit on the number of horses that can be 
stabled on a 35,000 square feet or larger parcel for a private, non-commercial facility; however, 
for the commercial boarding of 3 or more horses and related activities, the Washoe County 
Development Code requires an approved special use permit.   
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The use type being proposed is commercial stables, but it is agriculturally related, and is located 
on a +40 acre parcel zoned General Rural Agricultural (GRA) in a rural community. The subject 
parcel is situated on the northwest corner where Ironwood Road and Amy Road intersect, and is 
surrounded on three sides by +40 acre parcels zoned General Rural Agricultural (GRA), and a 
+40 acre parcel zoned Medium Density Rural (MDR) adjacent to the north that is within the 
boundaries of the Warm Springs Specific Plan.  Several of the neighboring parcels are 
developed with single family homes, with the closest residence being approximately 230 feet 
northwest of the subject property, addressed as 1355 Sharrock Road. 
 
The existing facility consists of a +27,600 square foot rectangular outdoor arena, a +100 foot 
diameter round outdoor arena, a 50 foot diameter round outdoor arena, a hay pole barn, 20 
horse paddocks, one unit of shed rows, a mare motel building, a dirt area for trailer and vehicle 
parking, a 3 car detached garage, and a single family dwelling which serves as the living 
quarters for the trainer. The facility has unpaved access throughout the site, leading to the 
outdoor arenas, fenced paddocks, and shed rows.  
 
The applicant is including in his request, a maximum of 22 special events per year, not to 
exceed 28 days per year. The special events will consist of clinics, performance events, and 
roping events. Up to 15 participants will be allowed to stay overnight a maximum of two nights 
during special events in horse trailers, RVs or camp trailers with no hookups.  Allowing on-site 
overnight stays during special events will reduce traffic that would otherwise be coming and 
going, as well as dust that would be generated by the additional traffic.   
 
The following provides more specifics on the proposed special events. 
 

1. Clinics 

 Clinics are mostly training opportunities for riders who board their horses at the 
facility or who come from neighboring barns.  These clinics may occur at any time of 
the year, will take place in the outdoor arenas, and will occur anywhere from 1 to 3 
days at a time.  The clinics range from private one-on-one training to a maximum of 
20 participants.  There are 2 to 3 clinics per year. 

 
2. Performance Events 

 These events are daily events that begin in late spring and run through early fall.  
The hours are usually from 9:00 a.m. to 5:00 p.m.  There aren’t many spectators 
because they consist mostly of the participants’ family members.  The number of 
participants and horses range from 12 to 50.  There are 2 to 4 shows per year. 

 
3. Roping Events 

 These events are held from mid-spring through late summer.  The hours are usually 
5:00 p.m. to 9:00 p.m. due to cooler temperatures in the evenings.  Generally family 
members of the participants are the spectators.  The number of participants and 
horses range from 20 to 40.  There are 5 to 15 roping events per year. 
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Table of Summary of Proposed Special Events 
 

Events 
 

Number of Events 
Proposed per Year 

 
Number of Days  

per Event 

 
Number of Days  

per Year 
Clinics 2 to 3  1 to 3  2 to 9  
Performance Events 2 to 4 1 2 to 4 
Roping Events 5 to 15 1 5 to 15 
 
Totals per Year 

 
9 to 22 Events 

per Year 

 
 

 
9 to 28 Days  

per Year 
 
 
The use of an amplified sound system will be allowed only during special events between the 
hours of 8:00 a.m. and 9:00 p.m.  A maximum of 3 consecutive days will be allowed for any one 
special event, and there shall be no more than 28 days per year of special events. To further 
clarify, if one special event lasts 3 days that leaves 25 days remaining in the year to hold special 
events.  The rectangular arena is the main arena where most events will take place and it has 
two existing speakers.  The speakers are to be located in the arena area only and shall face 
downward toward the center of the arena.  The Washoe County Development Code restricts the 
sound to no more than 65 Ldn, which is the measurement of average noise exposure at the 
property lines over a 24 hour period.   
 
Special event parking is proposed to be on an existing large unpaved area on the west and 
south sides of the hay barn. The site plan identifies ample space to accommodate parking for 
participants, spectators, employees, volunteers, cars, trucks and horse trailers. The Truckee 
Meadows Fire Protection District has conditioned the proposal to no more than 40 spectators at 
any given event, which limits the number of vehicles on site.  Also, all driveways and vehicle 
accesses must remain open and unobstructed. The proposal is also conditioned so no offsite 
parking is allowed.   
 
The Washoe County Development Code requires .25 parking spaces per commercially boarded 
horse at design capacity and one parking space per employee during peak employment times.  
The applicant states that there are five employees, which includes one employee who lives on 
site.  Based on the applicant’s request to commercially board 35 horses, 14 standard parking 
spaces and one ADA (Americans with Disabilities Act) parking space are required on a 
permanent basis to accommodate the employees and horse boarders.   
 
The use of outdoor lighting will not be limited to special events, and will be allowed until 11:00 
p.m. during the months of May, June, July, August, September and October, and until 10:00 
p.m. during the rest of the year.  Washoe County Code requires that all outdoor lighting be 
down-shielded with no light spill over onto adjacent properties.  
 
The county traffic engineer has determined that the commercial horse boarding facility, including 
ancillary activities and special events, will generate less than 80 peak hour trips, and therefore 
no traffic study is required.   
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One portable public toilet is on site, which is serviced on a weekly basis.  The Washoe County 
Health District is conditioning the on-site sewage disposal system for special events to be 
reviewed and determined by the Nevada Division of Environmental Protection.  Portable toilets 
for special events will need to comply with regulations set by the Washoe County Health District.   
 
Hours of operation for horse boarders will be from 7:00 a.m. to 10:00 p.m. seven days a week in 
order to provide flexible hours for boarders to tend to their horses around the boarders’ work 
schedules.  
 
The applicant states that from time to time out-of-town boarders (coming from further away than 
the Reno/Sparks area) want to stay overnight. Section 110.310.35 (f) - Temporary Camping, of 
the Washoe County Development Code allows temporary camping in self contained travel 
trailers within the General Rural Agricultural (GRA) zone without special review or approval for 
up to 14 consecutive days up to 4 times per year.  The property owner must provide written 
permission that the overnight stay is authorized without any form of compensation. No 
discharge of any litter, sewage, effluent or other matter can occur except into sanitary facilities 
designed to dispose of the material.  No water or sanitary sewer connects are allowed to any 
buildings on the property during the overnight stay.  
 
This proposal contains a manure management plan which includes the off-site disposal of 
manure every 7 days. The existing on-site manure storage consists of a 12’ x 24’ bin with 4 foot 
high cement containment walls.  Disposal and storage of manure will need to meet any 
requirements of the Environmental Health Services Division of District Health Department.   
 
The Air Quality Management Division of the Washoe County District Health District and the 
Palomino Valley General Improvement District have conditioned the project for dust mitigation. 
This includes providing surface moisture using the on-site water truck every morning before 
activities begin, subsequent to and during events, and throughout the day as needed, including 
but not limited to the arenas, driveways, and parking areas. The applicant will also be 
responsible for watering the portion of unpaved roads bordering the subject parcel for 
containment of dust before and after special events. Approximately 1,295 feet of the subject 
parcel borders Ironwood Road and approximately 1,342 feet borders Amy Road. The applicant 
has agreed to direct patrons to use the most direct route to the subject parcel, which is off the 
Pyramid Highway (SR445) to the east at Ironwood Road where the BLM horse corral is located, 
following Ironwood Road southeast to where it intersects with Amy Road. Both of these roads 
are unpaved, but designed for vehicular traffic, which includes pickup trucks pulling horse 
trailers. 
 
The applicant is not expanding the commercial stable facility or proposing any new 
development, landscaping, or improvements.  If any improvements are made they will be due to 
requirements of a condition of approval or a code regulation, such as down-shielding the 
existing lights to meet county code so there is no light spillover onto adjacent parcels.    
 
The applicant intends to apply for a Director’s Modification requesting relief from Washoe 
County Development Code regulations that require paving and striping for commercial parking, 
and landscaping for commercial projects.  Staff is in support of a Director’s Modification, as the 
project is agricultural in nature, the subject parcel is in a rural setting surrounded by +40 acre 
parcels and unpaved roads, and is located in the high desert where sagebrush is plentiful, and 
trees, shrubs, and groundcover are not common and take a great deal of water to maintain. 
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The Community Vision in the Warm Springs Area Plan, a part of the Washoe County Master 
Plan, includes the following:  
 

“It is the guiding principle of the Warm Springs Area Plan to conserve and protect 
the individual property rights of all property owners to pursue agricultural 
activities in the planning area. There may be impacts associated with proximity to 
existing agricultural activities which might include sounds, odors and dust that 
may accompany agricultural activities. These impacts can be a natural result of 
living in or near agricultural uses and should be anticipated.” 

 
A separate equestrian center approved in September of 2010, owned by the applicant, referred 
to as Springwood Ranch Equestrian Center, is being developed just off the Pyramid Highway, at 
the intersection of Whiskey Springs Road and Ironwood Road. Many of the activities currently 
taking place at the Amy Ranch Stables will be re-located to Springwood Ranch once it is 
completed, with the exception of horse boarding, use as a practice facility, and occasional 
equestrian events when Springwood Ranch is booked.  The applicant anticipates that the 
Springwood Ranch Equestrian Center will be open for business in early summer of 2013.  

Warm Springs Citizen Advisory Board (WSCAB) 
The application was presented by the applicant’s representatives at the regularly scheduled 
Warm Springs Citizen Advisory Board meeting of May 7, 2012.  The Citizen Advisory Board 
voted unanimously to recommend approval of Special Use Permit Case No. SB12-006 to the 
Washoe County Board of Adjustment.  The comments and concerns listed below were brought 
up and discussed with the applicant’s representative. Staff has addressed most of these 
concerns through conditions of approval.  The attached Warm Springs Citizen Advisory Board 
Memorandum provides more detail. [Exhibit B]  
 

• Noise from loudspeakers 
• Increase in traffic 
• Participants partying  
• Future expansion plans 
• Dust 
• Noise from RV generators 
• Sufficient water rights 
• Disposal of manure 

Public Comment 
Staff received two emails in support of the proposal stating that the rural environment of 
Palomino Valley is perfect for a commercial stable facility, and impacts from the commercial 
stables and ancillary activities/events are minimal to the surrounding area.  Also 15 form letters 
in general support of the proposal were received, each signed by a Palomino Valley resident. 
[Exhibit C]  
 
Staff also received four emails in opposition of the proposal stating concerns about 
accumulation of manure, limiting the number of hours allowed for loudspeakers, limiting the 
number of hours allowed for loudspeakers, water rights, bright lights, dust, increase in traffic, 
wear and tear on the local roads, trespassers on their property, and previous encounters of 
harassment.  [Exhibit D] 
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Again, as stated under the Warm Springs Citizen Advisory Board section, staff has addressed 
most of the stated concerns by imposing conditions of approval to mitigate potential negative 
impacts to the surrounding area.   

Justification of Findings 
Analysis of the special use permit request revealed that the proposal satisfies the five required 
findings as outlined in Article 810 - Special Use Permits of the Washoe County Development 
Code. 

1. Consistency.  The proposal is consistent with the Washoe County Master 
Plan and the Warm Springs Area Plan; 

2. Improvements.  There are no utility or road improvements being proposed.  
Any improvements required under the Conditions of Approval shall meet with 
the satisfaction of the requesting reviewing agency.  

3. Site Suitability.  The subject parcel is designated with General Rural 
Agricultural (GRA) zoning in the Warm Springs Area, which is a rural, 
agricultural community.  This site is suitable for a commercial stables facility, 
ancillary activities and related special events. 

4. Issuance Not Detrimental.  Approving the operation of a commercial stables 
facility, ancillary activities, and related special events with the recommended 
conditions will not create a significant detriment to 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.   

5. Effect on a Military Installation.  The proposal is not near a military installation 
and therefore, will have no effect on a military installation. 

Reviewing Agencies 
The following agencies received a copy of the special use permit application for review and 
evaluation regarding impacts and possible conditions of approval. 

• Washoe County Department of Community Development 

• Washoe County Department of Public Works 

o Engineering Division 
o Traffic Division 

• Washoe County Health District  

o Vector-Borne Diseases Division 
o Environmental Health Services Division 
o Air Quality Management Division 

• Washoe County Department of Water Resources 

• Palomino Valley General Improvement District  

• Truckee Meadows Fire Protection District 

• Washoe County Fire Services Coordinator 

• Washoe County Regional Animal Services 
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Those agencies which responded to the application expressed no objection and provided 
comments and conditions of approval in response to their evaluation and analysis of the subject 
special use permit application.   
 
A summary of recommended conditions of approval and contact information is provided below 
for those agency’s that responded to the application. Each agency’s correspondence is attached 
to this staff report [Exhibits E through I]. The Conditions of Approval document is attached to 
this staff report [Exhibit A] and if the application is granted approval will be included with the 
Action Order. 
 

• Washoe County Community Development addresses the hours of operation, limits 
the number of special events allowed in a year, and limits the number of days per 
special event. The applicant is required to obtain a business license within 21 days of 
the date of approval of the special use permit, and must fulfill all conditions of 
approval, with the exception of operational conditions, before being issued a 
business license.  If all conditions of approval are not satisfied within the 21 day time 
frame, then the special use permit will become null and void, unless the applicant 
submits a letter of request for an extension of time to obtaining a business license to 
the Department of Community Development, along with documentation from the 
reviewing agency as to why the condition could not be satisfied within the required 
21 day time frame.   

  Contact:  Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us  
 

• Washoe County Public Works 
 
 Engineering Division is requiring proof of payment for the Regional Road 

Impact Fee.   
Contact:   Leo Vesely, 775.328.8032, lvesely@washoecounty.us 
 

 Traffic Division commented that the proposed commercial stable, ancillary 
activities and special events will not generate 80 peak hour trips and therefore, 
this proposal will not require a traffic study.  
Contact:  Clara Lawson, 775.328.3603, clawson@washoecounty.us 
     

• Washoe County Health District  
 
 Environmental Health Services Division is requiring a solid waste disposal plan, 

and that the applicant contact the Nevada Division of Environmental Protection 
to determine if there is an adequate on-site sewage disposal system.   
Contact:   Bryan Tyre, 775.328.2434, btyre@washoecounty.us 

 
 Air Quality Management Division is requiring that the facility and roads be 

watered down with a water truck before, after, and as needed during events for 
dust control. 
Contact:  Charlene Albee, 775.784.7211, calbee@washoecounty.us  
 

• Washoe County Department of Water Resources is requiring dedication of water 
rights.  The quantity of water rights necessary for dedication will be based on the 

mailto:gsannazzaro@washoecounty.us
mailto:lvesely@washoecounty.us
mailto:clawson@washoecounty.us
mailto:btyre@washoecounty.us
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number of horses boarded, irrigation demand, fixture unit counts, areas of pastures 
actively irrigated, and any other features of the subject facility. 
Contact:  John Buzzone, 775.954.4725, jbuzzone@washoecounty.us 

 
• Palomino Valley General Improvement District (PVGID) is requiring that the roads be 

watered down with the on-site water truck before and after events, and the subject 
parcel’s driveway accesses on Amy Road will need to have at least 12" diameter 
culverts to enable drainage into roadside ditches and the applicant shall repair any 
culverts that are damaged at PVGID’s request. 
Contact:  Larry Johnson, 775-848-6788, palvalgid@gmail.com 

 
• Truckee Meadows Fire Protection District is limiting any one event to no more than 

40 on-site spectators; the subject parcel’s egress must remain unobstructed and 
maintained to accommodate fire apparatus; the existing single family dwelling must 
not incorporate a commercial office use without prior proper approval through the 
Washoe County Building Department; and the existing two water tenders must 
remain on-site and available.  
Contact:   Joan Presley, 775.848.4608, presleyj@reno.gov  

Public Notice 
Notice providing the time, date, and location of the public hearing before the Board of 
Adjustment was mailed a minimum of 10 days prior to the public hearing date of June 7, 2012, 
to 33 separate property owners having property within 1,300 feet of the subject property. 
[Exhibit J] 

 
Recommendation 
Communication from reviewing agencies received during the course of the project analysis 
indicated there were no inconsistencies with each agency’s regulations, including but not limited 
to the Master Plan and the Warm Springs Area Plan. Those agencies that responded provided 
conditions of approval to ensure that the proposal meets regulations that may not have been 
met thus far, and which addressed concerns voiced by some neighbors.  Therefore, after a 
thorough analysis and review, Special Use Permit Case No. SB12-006 is being recommended 
for approval with conditions. Staff offers the following motion for the Board’s consideration. 
 
Motion 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve Special Use Permit Case No. SB12-006 for Richard L. Olson, having made all five 
findings in accordance with Washoe County Development Code Section 110.810.30:  
 

1. Consistency.  That the proposed commercial stable facility, ancillary uses, and 
special events are consistent with the action programs, policies, standards and maps 
of the Master Plan and the Warm Springs 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; 

mailto:jbuzzone@washoecounty.us
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3. Site Suitability.  That the site is physically suitable for a commercial stable facility, 

including ancillary uses and special events, and for the intensity of such a 
development; 

 
4. Issuance Not Detrimental.  That issuance of the special use permit will not be 

significantly detrimental to the public health, safety or welfare; injurious to the 
property or improvements of adjacent properties; or detrimental to the character of 
the surrounding area; and 

 
5. Effect on a Military Installation.  Issuance of the special use permit will not have a 

detrimental effect on the location, purpose, or mission of any military installation. 
 
Appeal Process 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc: Applicant/Property Owner: Ronald L. Olson, 1760 Manzanita Lane, Reno, NV 89509 
 
 Consultant: Bighorn Consulting, Attn: Eric Anderson, P.E., PO Box 18790, 

Reno, NV 89511 
 
 Other Persons: McDonald-Carano-Wilson LLP, Attn:  Mark Dunagan, Esq., PO 

Box 2670, Reno, NV 89505 
 
 
Action Order xc: 



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

www.washoecounty.us/comdev 
 

EXHIBIT A 
 
 Conditions of Approval   
  Special Use Permit Case No. SB12-006      

             

The project approved under Special Use Permit Case No: SB12-006 for Amy Ranch Stables, 
aka High desert Equine Center, shall be carried out in accordance with the Conditions of 
Approval granted by the Board of Adjustment on June 7, 2012. 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 Department of Community Development.   

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 initiation of 
revocation procedures.   

Operational Conditions are subject to review by the Department of Community 
Development prior to the renewal of a business license each year.  Failure to adhere to 
the Operational Conditions may result in the Department of Community Development 
recommending that the business license not be renewed until conditions are complied 
with to the satisfaction of Washoe County. 

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Department of Community Development 

1. The following conditions are requirements of the Department of Community 
Development, which shall be responsible for determining compliance with these 
conditions.   

Contact:  Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this special use permit.   

b. A Washoe County Business License shall be required and shall be issued only 
upon all conditions of approval being satisfied, with the exception of the 
operational conditions; said operating conditions must be continually satisfied 
throughout the life of the project.  

c. The applicant shall have 21 days from the date of approval of the special use 
permit to obtain a Washoe County Business License for the approved project. If 
the 21 day time limit is exceeded, except as provided in subsection d below, this 
special use permit shall become null and void. 

d. If satisfying a condition of approval requires more than 21 days from the date of 
approval of the special use permit, the Department of Community Development 
may grant an extension of time to obtain a business license.  An extension of 
time to obtain a business license may only be granted upon the applicant 
providing documentation from the appropriate reviewing agency that more time is 
needed to satisfy the condition of approval. The applicant shall be responsible for 
submitting a letter requesting an extension of time for a business license, along 
with written documentation from the applicable reviewing agency in support of 
the request. The letter of request and documentation shall be submitted to the 
Department of Community Development before the 21 day time limit has expired. 



Washoe County Board of Adjustment   Conditions of Approval 
  June 7, 2012   
 

   
 

Special Use Permit Case No: SB12-006 
Page 3 of 7 

e. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits) applied for as part 
of this special use permit. 

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two working days from the date of 
notification. 

 

g. The surface of all driveways and parking areas shall meet all applicable 
Development Code standards unless the applicant is granted a modification of 
parking standards by the Director of Community Development.  Plans submitted 
must be acceptable to the Air Quality Management Division of District Health, the 
Engineering Division of the Department Public Works, and the applicable fire 
agency. 

h. The subject parcel shall all meet applicable commercial landscaping standards 
as required in the Washoe County Development Code unless the applicant is 
granted a modification of landscaping standards by the Director of Community 
Development.   

2. The following are Operational Conditions which shall be required for the life of the 
commercial stables facility, and are requirements of the Department of Community 
Development, which shall be responsible for determining compliance with these 
conditions.   

Contact:  Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us 

a. No more than 35 horses shall be commercially boarded at one time. 

b. Hours of operation shall be as follows. 

i. Commercial Boarders:  7:00 a.m. to 10:00 p.m. seven days per week 
ii. Special Events:   8:00 a.m. to 9:00 p.m. any day(s) of the week 
iii. Ancillary Activities:   8:00 a.m. to 9:00 p.m. any day(s) of the week 

c. Special events shall consist of Clinics, Performance Events, and Roping Events. 

i. Clinics shall not exceed 3 consecutive days per event and shall be limited 
to three events per calendar year. 

ii. Performance Events shall be limited to 4 one-day events per calendar 
year. 

iii. Roping Events shall be limited to 15 one-day events per calendar year. 
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d. The total number of days per calendar year for special events shall not exceed 

28 days; and the total number of special events per calendar year shall not 
exceed 22 days. To further clarify, a 3-day event shall be counted as three 
separate days in the calendar year for special events, leaving 25 days remaining 
in the calendar year for special events. 

 
e. Any use of an amplified public address/sound system shall be limited to special 

events only and shall be used only between the hours of 8:00 a.m. to 9:00 p.m. 
Any and all sound amplification associated with the subject facility shall be 
placed in the outdoor arena and shall face the center of the arena.  Any amplified 
sound shall not exceed the noise standards as established by the Washoe 
County Development Code and shall not be utilized outside the limited hours as 
identified in this condition. 

 
f. Overnight camping with no hookups shall be allowed during special events for 

not more than two consecutive nights and shall be limited to 15 horse trailers, 
RV’s or other trailers. 

 
g. Any camping not related to a special event shall follow the regulations under 

Temporary Camping in Article 310 of the Washoe County Development Code.   
 

h. All on-site outdoor lighting, except for security and safety lights, shall terminate 
by 11:00 p.m. during the months of May, June, July, August, September and 
October, and by 10:00 p.m. during the remaining months of the year. 
 

i. The applicant/property owner shall have a complete manure management 
system in place that involves collection, storage (temporary or long term) and 
disposal or utilization.  The manure storage site shall be screened from view with 
solid fencing or walls.   

 
j. No parking of trailers or vehicles of any kind shall be allowed off site, which 

includes the public right-of-ways of Amy Road and Ironwood Road. 

k. Failure to comply with the conditions of approval shall render this approval null 
and void.   

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

m. This special use permit shall remain in effect as long as the business is in 
operation, has complied with all conditions, continues to comply with operational 
conditions, and maintains a valid business license.   
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Washoe County Department of Public Works 

3. The following condition is a requirement of the Engineering Division, which shall be 
responsible for determining compliance with this condition.  

Contact:  Leo Vesely, P.E., 775.328.8032, lvesely@washoecounty.us 

a. The project is subject to the Regional Road Impact Fee.  Proof of payment shall 
be submitted to the Engineering Division of the Washoe County Public Works 
Department. 

Washoe County Health District 

4. The following conditions are requirements of the Washoe County Health District, 
Environmental Health Services Division, which shall be responsible for determining 
compliance with the following conditions.  The District Board of Health has jurisdiction 
over all public health matters in the Health District.  Any appeal to the conditions set by 
the Health District must be appealed to the District Board of Health.   

Contact:  Bryan Tyre, P.E., Acting Senior Licensed Engineer, 775.328.2430, 
btyre@washoecounty.us 

a. A solid waste plan must be submitted.  The solid waste plan shall conform to the 
Washoe County District Board of Health Regulations Governing Solid Waste 
Management. 

b. The adequacy of the on-site sewage disposal system to accommodate a special 
event shall be determined by the Nevada Division of Environmental Protection 
(NDEP).  Please contact NDEP for commercial on-site sewage disposal 
requirements. 

c. If events are held more than 60 days per year and at least 25 people attend each 
event, the facility will be regulated as a public water system and be subjected to 
all of the requirements of the Safe Drinking Water Act. 

d. Portable toilets shall be required for special events according to the guidelines in 
the Washoe County District Board of Health Regulations Governing Sewage, 
Wastewater and Sanitation. 

5. The following condition is a requirement of the Washoe County Health District, Air 
Quality Management Division, which shall be responsible for determining compliance 
with the following condition.  The District Board of Health has jurisdiction over all public 
health matters in the Health District.  Any appeal to the conditions set by the Health 
District must be appealed to the District Board of Health.   
 
Contact:  Charlene Albee, 775.784.7211, calbee@washoecounty.us  

 
a. A water truck shall begin providing surface moisture for dust control the day 

before all special events and shall continue to operate through the day after all 
special events.  Access roads, parking areas, arena areas, and any other travel 
areas shall be watered down as necessary to control the generation of fugitive 
dust emissions.  
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Department of Water Resources (DWR) 

6. The following condition is the requirement of the Department of Water Resources, which 
shall be responsible for determining compliance with this condition.   

Contact:  John Buzzone, P.E. Senior Licensed Engineer, 775.954.4725, 
jbuzzone@washoecounty.us 

a. Water rights in accordance with Article 422 of the Washoe County 
Developmental Code and the Warm Springs Area Plan shall be dedicated to 
Washoe County prior to the issuance of a business license or building permit.  
The water rights must be in good standing with the State Division of Water 
Resources and shall reflect the point of diversion, place of use, and manner of 
use satisfactory to the DWR.  The quantity of water rights necessary for 
dedication will be based on the number of horses boarded, irrigation demand, 
fixture unit counts, areas of pastures actively irrigated and any other features of 
this facility.  The subject water rights will then be made available to the applicant 
via a 99-year water lease agreement at no cost to the applicant. 

 

Palomino Valley General Improvement District (PVGID) 

7. The following conditions are requirements of the Palomino Valley General Improvement 
District (PVGID), which shall be responsible for determining compliance with these 
conditions.  

Contact:  Larry Johnson, President, 775-848-6788, palvalgid@gmail.com 

a. On event days the applicant shall use a water truck on the roads before 
participants and spectators arrive, and again just before participants and 
spectators leave.  

b. All driveways for the subject parcel accessing Amy Road shall have 12" diameter 
culverts or larger in order to perpetuate drainage into roadside ditches. 

c. The applicant shall extend in both directions the length of the existing culvert that 
is located at the main entry of the subject parcel to prevent damage to culvert 
ends from the turning radius of longer vehicles, such as trucks and horse trailers. 

d. The applicant shall repair future damaged culverts when requested by PVGID. 

Truckee Meadows Fire Protection District 

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

 Contact:  Joan Presley, 775.848.4608, presleyj@ci.reno.nv.us 

a. Any one event shall not exceed 40 on-site spectators in order to facilitate parking 
and maintain fire department access. 

mailto:jbuzzone@washoecounty.us
mailto:presleyj@ci.reno.nv.us
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b. Fire department egress shall be maintained for the life of the equine facility, so 
that road surface is accessible year-round and capable of sustaining fire 
apparatus. 

c. The existing single family dwelling shall not be used as a commercial office 
without first acquiring approval through the Washoe County Building Department.   

d. The existing two water tenders shall remain available on the subject parcel. 

 

*** End of Conditions *** 
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WARM SPRINGS CITIZEN ADVISORY BOARD 
 

 
 

 

MEMORANDUM 

 
 
 
TO:    Grace Sannazzaro, Staff Representative 
FROM:   Allayne Donnelly-Everett, Recording Secretary 
DATE:   May 18, 2012 
SUBJECT  Special Use Permit Case No. SB12-006 for Amy Ranch Commercial Stables, aka High Desert Equine 
Center, Ron Olson, applicant. 
 
 
 
The following is a portion of the draft minutes of the regular meeting of the Warm Springs Citizen Advisory Board held May 
7, 2012. 
 
Special Use Permit Case No. SB12-006 for Amy Ranch Commercial Stables, aka High Desert Equine Center, Ron 

Olson, applicant. – Jeff Wiggins introduced this item and acknowledged the home owner, applicant and his 
representatives that were in attendance.  Mr. Wiggins stated that a complaint was filed against the applicant after the 
March WSCAB meeting.  A facility in Sparks went out of business so the horses were brought to this facility.  The intent is 
to move the horses to the new equestrian center as soon as it is available.  The CAB recommended up to fifty horses 
without any special use permit.  The current zoning is three horses.  The applicant is asking for approval to board thirty five 
horses for boarding and they will use Amy Ranch facility occasionally for special events.  The applicant has already been 
approved for the equestrian center at Whiskey Springs and Ironwood.  Grace Sannazzaro, Staff Representative was 
available to address code, policy and process questions.  Eric Anderson, Big Horse Consulting presented request to allow 
the operation of commercial stables as authorized in Article 302, Allowed Uses, and Article 810, Special Use Permits. The 
applicant is requesting a special use permit to operate an equestrian facility for boarding of up to thirty five horses, riding 
lessons, and up to twenty two special events and activities. The parcel is located at 4455 Amy Road, is zoned General 
Rural Agricultural, is approximately forty acres in size, and is within the boundaries of the Warm Springs Citizen Advisory 
Board and Commissioner District 5. (APN: 077-140-06)  Mr. Anderson stated that the application will bring the facility into 
compliance with Washoe County Code.  They are requesting overnight stays of up to fifteen trailers on site.  They are 
requesting hours of operation from 7:00 a.m. to 10:00 p.m. seven days per week.  The applicant plans to install lower 
illumination lighting and will install shields over the lights.  The public address system would be off by 9:00 p.m.  Staff: 
Grace Sannazzaro, Planner, 775.328.3771, gsannazzaro@washoecounty.us   MOTION: Larry Chesney moved to 
recommend approval of SB12-006 as presented and based on staff recommendations.  Jeanne Herman seconded the 
motion.  The motion carried unanimously. 
Comments and Concerns 

 In response to questions raised, Joe Juneau stated that allowing overnight stays must be tied into an event. 
 In response to questions raised, Mr. Juneau, the applicant’s representative for the Amy Ranch Stables stated that they 

would like to retain the right to use the Amy Ranch Rd, facility after the Springwood facility is open.  They would like to 
retain the right to use the Amy Ranch facilities in the future for practice and some overflow if needed.  Springwood 
should open in 2013 and it is fully permitted and all events will comply with County Code. 

 In response to questions raised, Jeff Wiggins stated that code allows for up to ninety nine participants without any 
special permits.  Mr. Wiggins stated that they historically had less than 20 participants. 

 Mr. Juneau stated that Ironwood would be the closest road in to the facility. 
 Larry Johnson, PVGID asked that if the applicant would fund the PVGID for dust pallet application.  The PVGID would 

leave the dust controls option up to the applicant. 
 Mr. Juneau stated that they do not have a problem with dust control measures on the ingress and egress roadways 

and along Amy Ranch Road. 
 Jeff Wiggins stated that all roads have truck traffic when they have construction.  Every landowner has the right to use 

the roads for vehicle traffic and truck traffic.  Mr. Johnson stated that he does not see where a truck traffic pulling a 
horse trailer would have significant negative impacts. 

 Kathleen Davis stated concern that there should be a cut-off time when generators would be shut off.  Mr. Juneau 
stated that noise would be cut off according their conditioned hours of operation. 

 John Poundstone stated that concern that ‘temporary use’ is not correct, that the use would be longer with overflow 
and other uses.  Mr. Poundstone stated concern that traffic and partying would have negative effects. 

mailto:gsannazzaro@washoecounty.us
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 Mr. Juneau stated that they are trying to keep the facility in compliance with Washoe County Code and mitigate any 
negative impacts.  Mr. Juneau stated that there is no reason to make participants to drive the additional three miles 
into the facility.  Mr. Juneau stated that they have been in operation for the past three years and he does not anticipate 
an increase in participation. 

 Mr. Poundstone stated that he moved into the area to be away from high traffic and other negative impacts.  Mr. 
Poundstone stated concern that the applicant seems to have their feet in the door to expand in the future and still be in 
compliance. 

 Mr. Wiggins stated that the applicant should comply with conditions of approval.  Mr. Wiggins also stated that the 
special use permit stays with the land.  Mr. Wiggins added that the participants in an event should be a good neighbor. 

 Katherine Snedigar stated that she lives in a direct line from the facility on Amy, and she has not had any dust.  Ms. 
Snedigar stated that she could have eighty horses, and fifty of her friends come to her home for events that she does 
not need any permit of any kind. 

 Darla Owen, adjacent neighbor stated concern that loud speakers would negatively impact her property.  Mr. Juneau 
stated that their cut-off time is 9:00 p.m.  Mr. Juneau stated that they reserve the right to allow some people to stay 
overnight and that they would comply with the hours of operation allowed by Washoe County.  Ms. Owen stated that if 
the applicant has fifty to one hundred participants staying overnight that this would negatively impact adjacent 
neighbors. 

 Mr. Juneau stated that they would not allow inappropriate activity and they would honor the conditions of approval.  Mr. 
Juneau stated that they have removed some loud speakers and past uses are a template for what they plan to do in 
the future.  Evening is a good time for qualifying events. 

 Larry Chesney stated that Ms. Owen can contact Washoe County to register a complaint. 
 Grace Sannazzaro stated that should the applicant break their condition of approval, that the special use permit would 

be withdrawn by Washoe County. 
 Kenneth McGuire stated concern whether the applicant has water rights sufficient to move forward with the permitting 

process.  Ms. Sannazzaro stated that the Department of Water Resources would review the application for sufficient 
water rights. 

 In response to concerns raised regarding disposal of horse manure, Mr. Wiggins stated that horse manure is 
considered as dirt by the EPA (Environmental Protection Agency).   

 Bruce Cote stated concerns regarding whether all event holders would pay for repair and maintenance of PVGID 
roadways.  Mr. Wiggins stated that the PVGID would handle roadway usage just as it has in the past.  Mr. Cote stated 
further concern whether the impacts from this applicant would be an additional burden considering the existing 
allowable uses. 

 Mark Dunnigan, Legal Council for the Applicant stated that the applicant is not expanding any operations.  They are 
making application to come into compliance with Washoe County code and they would not expand the operation.  Mr. 
Cote stated that people do not feed twenty or thirty horses unless they are making money off of them.  Mr. Cote stated 
that the applicant should assist with the cost of maintenance of the roads. 

 It was stated that the condition of all of the roads is a different issue and people can not expect one land owner to pay 
for other peoples roadways. 

 Larry Johnson, PVGID stated that there would be an influx of traffic in the beginning of and the evening of events and 
watering once in the morning and in the evening would be the best schedule. 

 Darla Owen stated that she lives adjacent to the Amy Ranch location and stated concern that the use of loud speakers 
will be a negative noise impact on her quality of life.  Ms. Owen asked that there be conditions of approval to limit the 
use of loud speakers.  Ms. Owen stated that there have been occasions when the loud speakers could be heard inside 
her home.  (Ms. Owen spoke under public comment, item 3, pertaining to item 7. A.) 

 Katherine Snedigar responding to Ms. Owen’s statement stated I am not a legal fiction, I am a living self conscious 
being, I am not a resident of Washoe County, I live in Washoe County.  Ms. Snedigar stated that Ms. Owen is 
mistaken about speakers.  You don’t have to have speakers to hear your neighbor talking.  When I was outside, my 
neighbor had a bunch of girls over and they were practicing for the high school rodeo and they were doing barrel 
racing.  She happened to be facing in my direction.  She was at the back part of her property and I was at the front part 
of mine.  I could hear every single word that she said and she was talking in a normal voice.  So the speaker thing is a 
misrepresentation of what is really happening.  Now, if Darla actually has this private nuisance going on, that is tort 
that she can take up with the court.  And then she can go into the court and she can show them what her injuries are 
as a result of these speakers.  That is what is known of in law as a private nuisance.  It has to affect a large number of 
the public.  When there is a private nuisance, that is where one neighbor takes it up with another neighbor.  If there is 
no resolution, then the neighbor that seems to be bothered of have some sort of harm or injury caused, an actual harm 
or injury, then they take it to court.  The court hears both sides and sees the evidence in order to make a decision on 
there has actually been harm caused.  Thank you. (Ms. Snedigar responded to Ms. Owen’s comment under public 
comment, item 3, pertaining to item 7. A.) 

 Darla Owen submitted comments in writing stating concerns regarding the proposed project. 
 Midge Bevilaequa submitted comments in favor of the proposed project. 
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c: Bonnie Weber, Commissioner 

Jeff Wiggins, Chair. 
Bill Whitney, Acting Director 
Bob Webb, Planning Manager 
Sarah Tone, County Liaison 
Andrea Tavener, CAB Program Assistant 
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May 10, 2012 

 

 

To:  Grace Sannazzaro, Planner, Community Development 

 

From:  John Buzzone, P.E., Senior Licensed Engineer 

 

Subject:  SB12-006 (Amy Ranch Commercial Stables, aka High Desert Equine)  

APN: 077-140-06 

 

 

The Department of Water Resources (DWR) has reviewed the subject application and has the 

following comments: 

The Applicant is requesting to allow the operation of an equestrian facility to commercially 

board up to 35 horses, lessons, activities (up to 28 days total) of special events per year.  The 

project is located on ± 40.00 acres at 4455 Amy Road in the Warm Springs Area Plan outside 

the Truckee Meadows Service Area.    

There is no municipal sewer or water available. 

The Department of Water Resources (DWR) recommends approval with the following 

conditions: 

Water rights in accordance with Article 422 of the Washoe County Developmental Code and 

the Warm Springs Area Plan shall be dedicated to Washoe County prior to building permit 

and/or business license approval.  The water rights must be in good standing with the State 

Division of Water Resources and shall reflect the point of diversion, place of use, and manner 

of use satisfactory to the DWR.  The quantity of water rights necessary for dedication will be 

based on the number of horses boarded, irrigation demand, fixture unit counts, areas of 

pastures actively irrigated and any other features of this facility.  The subject water rights will 

then be made available to the Applicant via a 99-year water lease agreement at no cost to the 

Applicant. 

  

 

/jc 

 
 

Washoe County 
Department of 

Water Resources 

4930 Energy Way 

Reno, NV  89502 

Tel:  775-954-4600 

Fax:  775-954-4610 
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Department of
Community
Development

Post Office Box 11130
Reno, Nevada  89520
(775) 328-3600

WASHOE COUNTY
NEVADA

Special Use Permit SB12-006
Amy Ranch Commercial Stables
4455 Amy Road, Warm Springs
APN: 077-140-06
33 Property Owners Noticed 
within 1,300 feet of Subject Parcel Source: Coomunity Planning Services Date: April 2012

Z0 1,0002,000
Feet

subject site

dspinola
Typewritten Text

dspinola
Typewritten Text
EXHIBIT J



dspinola
Typewritten Text

dspinola
Typewritten Text
EXHIBIT K

















 
P.O. Box 18790     Reno, NV  89511          775.827.6900  Office     775.825.6166  Fax 

 
    

CIVIL ENGINEERING  CIVIL ENGINEERING  CIVIL ENGINEERING  CIVIL ENGINEERING  ----  PROJECT MANAGEMENT    PROJECT MANAGEMENT    PROJECT MANAGEMENT    PROJECT MANAGEMENT  ----  LAND PLANNING    LAND PLANNING    LAND PLANNING    LAND PLANNING      

CONSTRUCTION MANAGEMENTCONSTRUCTION MANAGEMENTCONSTRUCTION MANAGEMENTCONSTRUCTION MANAGEMENT & CONSULTING & CONSULTING & CONSULTING & CONSULTING    

 
 

May 3, 2012 

 

TO: Washoe County Community Development 
 

RE: AMY RANCH STABLES ~ SPECIAL USE PERMIT APPLICATION 
 

 

Parcel Number:  077-140-06 ;  Area:  40.00 acres ;  Zoning:  GRA 

 

 

 

To Whom It May Concern: 

 

 

Per recent discussions with Community Development staff, please let this letter serve as a request to amend the 

Amy Ranch Stables ~ Special Use Permit application with respect to supplemental information item #1, which 

states what is the maximum number of horses to be boarded, both within stables and pastered? 

 

The applicant is requesting that the maximum number of commercially boarded horses be revised from 20 to 35 

on the subject property at a time.  The current property has the capacity and adequate facilities to accommodate 

the requested 35 horses. 

 

 

 

 

 

 

 

Please let me know if you have any questions or require any additional information. 

 

 
Sincerely, 

Bighorn Consulting 
 

 
 
Eric Anderson, P.E. 
Principal 
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Manure Maintenance Plan 
 

 
 

Amy Ranch Stables 

 
4455 Amy Road 

Washoe County,, NV 89510 

 
APN: 077-140-06 

~ 40 Acres ~ 

 

 

 

 
Prepared for: 

 
Washoe County Community Development 
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The Amy Ranch Stables facility includes equestrian horse boarding 

and periodic equestrian event activities, located in Palomino Valley, 

Warm Springs. 

 

The existing on-site manure storage bin is 12’ x 24’ with 4 foot 

perimeter containment walls. 

 

The existing paddocks are cleaned weekly, with the manure being 

deposited into the storage bin. 

 

All manure generated will be picked up and removed at least once 

every seven (7) days. 

 

The owner’s typically provide some of the manure to a small 

contingent of their neighbors for garden use.   

 

Whatever manure is not given away is typically loaded and hauled 

with the owner’s private equipment, via PVGID dirt roads, to one of 

the owners other properties (ranches) in the area.   

 

Once the manure is delivered to one of the owners other properties 

(ranches), the manure is spread, tilled, or spaded under the surface of 

the ground within seven (7) calendar days of its arrival. 
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