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AMENDED 
WASHOE COUNTY  

BOARD OF ADJUSTMENT 
NOTICE OF MEETING AND AGENDA 

 
Board of Adjustment Members Thursday August 2, 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) 

• Special Use Permit Case No. SB12-009 - NV Energy 
• Administrative Permit Case No. AP12-007 – Heaven’s Lil Angels Day Care Center 
• Amendment of Conditions Case No. AC12-002 - Amendment of Special Use Permit 

Case No. SB10-009 – Palomino Valley General Improvement District 
• Special Use Permit Case No. SB12-008 - William Kunz Grading 
• Special Use Permit Case Number SB12-012 OR Administrative Permit Case No. AP12-

006 & Variance Case No. VA12-003 – SVGID Paintball Park  
_____________________________________________________________________________ 
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 
June 7, 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: Special Use Permit Case No. SB12-009 - NV Energy – To 
construct a 54.5-foot tall monopole wireless communication facility to support NV Energy’s 
Smart Grid program known as “NV Energize”. 

• Location: 240 Bobcat Hill Road 
• Assessor’s Parcel No: 079-551-13 
• Parcel Size: ±10.14 acres 
• Regulatory Zone: Low Density Rural (LDR) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 
• Development Code: Authorized in Article 324 Communication Facilities &   

Article 810 Special Use Permits    
• Commission District: 5 - Commissioner Weber 
• Section/Township/Range: Within Section 12 T22N R19E MDM  

Washoe County, NV 
• Staff: Grace Sannazzaro, Planner 
• Phone:  775.328.3771 
• Email: gsannazzaro@washoecounty.us 

B. PUBLIC HEARING: Administrative Permit Case Number AP12-007 – Heaven’s Lil 
Angels Day Care Center – To re-establish a child daycare facility in the previous location 
of Vranken Kid City Academy.  

• Location: 5055 Sun Valley Boulevard 
• Assessor’s Parcel No.(s): 035-120-26 
• Parcel Size: 4.45 Acres 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Commission District: 3 – Commissioner Jung 
• Development Code: Article 304, Allowed Uses 

Article 808, Administrative Permits 
• Section/Township/Range: Within Section 30, T20N, R20E, MDM, Washoe 

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

C. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-002: Amendment of 
Special Use Permit Case No. SB10-009 – Palomino Valley General Improvement 
District - To amend two conditions of approval related to the construction and operation of 
a water truck fill station. The first amendment is to extend the time required for obtaining 
permits from two years to four years and the second is to remove the requirement for slats 
in the fencing surrounding the facility. 

• Location: 4270 Ironwood Road at the southeast corner of 
State Route 445 and Ironwood Road. 

• Assessor’s Parcel No.(s): 076-251-07 
• Parcel Size: ± 6.70 Acres 
• Area Plan: Warm Springs 
• Citizen Advisory Board: Warm Springs CAB 
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• Commission District: 5 – Commissioner Weber 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within Section 7, T22N, R21E, MDM, Washoe 

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

D. PUBLIC HEARING:  Special Use Permit Case No. SB12-008 – William Kunz Grading - 
To allow grading of approximately 4,870 cubic yards of earth and allow a surface 
disturbance of approximately 57,000 square feet for the purpose of re-contouring both the 
front and rear yard areas of the dwelling in preparation for future landscaping. 

• Location: 6947 Windy Hill Road, approximately 1200 feet 
north of its intersection with Lakeside Boulevard. 

• Assessor’s Parcel No.(s): 041-101-16 
• Parcel Size: ± 3.28 Acres 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows CAB 
• Commission District: 1 – Commissioner Breternitz 
• Development Code: Article 438, Grading 

Article 810, Special Use Permits 
• Section/Township/Range: Within Section 35, T19N, R19E, MDM, Washoe 

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

E. PUBLIC HEARING:  Special Use Permit Case Number SB12-012 OR Administrative 
Permit Case Number AP12-006 and Variance Case No. VA12-003 - SVGID Paintball 
Park - To allow the construction and operation of a commercial paintball course (Outdoor 
Sports and Recreation Use Type) including two courses for play and to vary the maximum 
fence height for specialty fencing from 10 feet in height to 20 feet in height to allow the 
erection of protective netting around a proposed paintball course as authorized in as 
authorized in Article 810 (Special Use Permits) OR Article 302 (Administrative Permits) 
and Article 804 (Variances) of the Washoe County Development Code. 

• Location: 115 West 6th Avenue, Sun Valley, at the Sun 
Valley Community Park 

• Assessor’s Parcel No.(s): 085-211-03 
• Parcel Size: ± 20 Acres 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Commission District: 3 – Kitty Jung 
• Development Code: Article 304, Allowed Uses 

Article 808, Administrative Permits 
• Section/Township/Range: Within Section 18, T20N, R20E, MDM, Washoe 

County, NV 
• Staff: Roger D. Pelham, MPA, Senior Planner 
• Phone: 775.328.3622 
• Email: rpelham@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. Election of Officers:  Board of Adjustment Chair and Vice Chair 

B. Appointment of Member Representative and Alternate to the Design Review Committee 

C. *Report on Previous Board of Adjustment Items 

11. Director’s Items 

A. *Legal Information and Updates 

B. Presentation, discussion and possible direction to staff regarding the preferred format for 
project and case descriptions on agendas for Board of Adjustment meetings. 
Staff: Grace Sannazzaro, Planner, 775.328.3771, gsannazzaro@washoecounty.us 

12. *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.   

13. Adjournment 
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 BOARD OF ADJUSTMENT 
 MEETING MINUTES 

 
 
Board of Adjustment Members Thursday June 7, 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 

June 7, 2012 

The regular meeting of the Washoe County Board of Adjustment was scheduled for 
Thursday, June 7, 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 
Mary S. Harcinske 
Philip Horan 
Richard “R.J.” Cieri 
 

Members absent:  Kim Toulouse 
 
Staff present: Bill Whitney, Acting Director, Community Development 

Trevor Lloyd, Senior Planner, Community Development 
Eva Krause, AICP, Planner, Community Development 
Grace Sannazzaro, 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. 

4. Appeal Procedure 

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



.
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5. Public Comment  

Cathy Brandhorst discussed challenges faced by the homeless. 

6. Approval of Agenda 

In accordance with the Open Meeting Law, Member Horan moved to approve the 
agenda of June 7, 2012.  The motion, seconded by Member Harcinske, passed by a vote of four 
in favor and none against, Member Toulouse absent.   

7. Approval of Minutes 
Member Harcinske moved to approve the minutes of April 5, 2012.  The motion was 

seconded by Member Horan and passed four in favor and none against, Member Toulouse 
absent. 

8. Consent Items 
None  

9. Project Review Items 
Agenda Item 9A 

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 



.
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Chair Wideman opened the public hearing.   

Ms. Krause reviewed the staff report dated May 25, 2012.   

Member Cieri noted the hours of the concerts noted in the staff report appeared to be 
different than the hours listed in the conditions.  Ms. Krause explained she had changed the in 
the conditions to allow them extra time for setup and teardown and the conditions contained the 
correct information.   

Member Horan pointed out the parking at the church may be constrained as it was under 
construction and a substantial amount of equipment was being stored there.  Ms. Krause 
clarified the church parking was part of the original proposal but was no longer being considered 
as an option.   

Member Horan noted that was a congested area, particularly in the summertime 
evenings as people were leaving the lake for the day.  He asked if there was to be any type of 
traffic control.  Ms. Krause explained there was traffic control on site but the responsible 
agencies had not required it for the public streets.   

Mr. Whitney suggested Ms. Krause could pass the comment along to the appropriate 
agencies for their consideration.   

Applicant Madylon Meiling stated the event was associated with the Shakespeare 
Festival and supported by the community.  She explained the tickets were sold online and there 
were a finite number.  Patrons would not be able to arrive unannounced and purchase tickets on 
site.  Regarding traffic, they were encouraging staggered arrival and carpooling and intended to 
monitor it and adapt as necessary as the events progressed.   

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

Individual members voiced their support of the project.  

Member Cieri moved to approve conditionally Administrative Permit Case No. AP12-005 
- Lake Tahoe SummerFest.  The motion was seconded by Member Harcinski and passed by a 
vote of four in favor and none against, Member Toulouse absent. 

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, 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 
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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. 

Agenda Item 9B 

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  
• Section/Township/Range: Within Section 25, T21N, R20E, MDM,  

Washoe County, NV 
 

Chair Wideman opened the public hearing.    

Ms. Krause reviewed the staff report dated May 25, 2012.  She pointed out a deed 
restriction would be required that would restrict the use of the new structure to accessory uses 
only, not as a dwelling.   

Member Harcinske noted she did not remember a deed restriction requirement in the 
past.  Ms. Krause explained that was part a recent code change which allowed more fixtures in 
an accessory unit.  That change could potentially allow the unit to become living quarters unless 
the deed restriction was in place.   

Applicants Allayne and William Everett offered to answer any questions.   

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

Member Horan moved to approve Administrative Permit Case No. AP12-004 - Everett 
Detached Garage.  The motion was seconded by Member Harcinske and passed by a vote of 
four in favor and none against, Member Toulouse absent. 

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 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, 



.
 

June 7, 2012 Washoe County Board of Adjustment Meeting Minutes Page 5 of 13 

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; 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. 

Agenda Item 9C 

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 

Chair Wideman opened the public hearing.     

Ms. Krause reviewed the staff report dated May 25, 2012.  She explained the project 
was being conditioned as temporary, which in this case was approximately two to four years.  It 
was being developed in response to the division of the fire departments to serve the residents of 
the Hidden Valley area.  The unit itself was proposed to be a manufactured building to be used 
as housing for permanent, professional staff.   

Ms. Krause demonstrated the lot was fully utilized and the new structure could not be 
placed anywhere other than the proposed location, necessitating the variance.  The Fire 
Department had worked with the Citizen’s Advisory Board to alleviate concerns regarding the 
appearance of the existing building, landscaping, paving, lights and sirens and they had voted 
unanimously in favor of both the variance and the special use permit (SUP).   
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Ms. Krause pointed out the conditions stated the variance and SUP expire July 1, 2016.  
If they wished the use to continue, they would be required to reapply.  She explained the use 
was not detrimental to the area and that there were unusual restrictions on the lot itself.  

Member Cieri noted the variance request was for different setbacks in separate areas of 
the staff report and Ms. Krause verified it was for a two-foot reduction.   

Member Harcinske requested and received verification that this would be a full-time 
staffed station. 

Keith Hill, Hidden Valley Country Club (HVCC) Golf Club Superintendent, stated the 
building would be on top of the easement for the water line that served the golf course and 
originated at a pump on the fire department lot.  The building would hinder HVCC’s ability to 
repair or upgrade the line.   

Member Horan asked who had given HVCC the easement.  Mr. Hill replied he had been 
informed of its existence but had not been able to locate validation documentation.   

Member Cieri asked if Washoe County Engineering had seen the application and Ms. 
Krause replied they had prepared and submitted it.  She displayed a drawing submitted by 
Engineering that showed all of the documented easements on the property and that the building 
would encroach on the front yard setback, not any easements.  Member Cieri asked where the 
pipes in question were located and Ms. Krause replied she did not know, perhaps Dave Solaro, 
the acting Public Works Director, could expound. 

Mr. Solaro stated that a survey of the site found no other easements than what was 
documented on the site plan.  He stated they had worked with HVCC to be provide them with 
access to the pumps.  Member Horan asked if they were aware of any pipes and Mr. Solaro 
replied they had gone through a thorough process to determine where the utilities and 
easements were located and had not found any evidence of a pipe in that location.   

Cathy Brandhorst discussed dangers faced by firefighters and the military.  

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

Member Cieri asked Counsel if there would be any legal ramifications if the project was 
approved and the building was in fact constructed over a pipeline.  Deputy District Attorney 
(DDA) Salter replied there were potential property right issues and the Board may not be able to 
make the finding of that it was not injurious to neighboring properties.  He explained it was not 
up to the Board to decide on land title issues like easements, so that should not be a part of 
their deliberations.  They could, however, make the determination the project was injurious to 
the neighboring properties.   

Member Harcinske opined it may be best to approve the project for two years rather than 
four, allowing HVCC the opportunity to determine whether the pipe actually existed in that 
location and was or was not an issue.  Since it could not currently be proven the pipe was there, 
it should not hold up the approval.   

Mr. Whitney suggested an additional condition be added allowing HVCC access to the 
pipe if necessary.  He pointed out this project was of utmost importance to the community and it 
was important it go forward.  Chair Wideman asked if HVCC would be allowed access to the 
pipe with or without a condition and Mr. Whitney replied that might become a legal issue, which 
should be avoided.   
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Mr. Solaro explained the proposed structure was temporary and would be placed on a 
temporary foundation, so there was ample opportunity to access and address any issues with 
the pipes, if they were actually located there.  He did not feel the need for an added condition.   

Chair Wideman reiterated this construction was necessitated by the division of the Fire 
departments, so the public safety need was great and time available to provide it was limited.  
He acknowledged the testimony about the potential pipe and easement, but given the urgency 
of the circumstances, was willing to support the requests.  

Member Horan moved to approve conditionally Special Use Permit Case No. SB12-007 
– Hidden Valley Fire Station.  The motion was seconded by Member Cieri and passed by a vote 
of four in favor and none against, Member Toulouse absent. 

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 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, 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. 

Member Horan moved to approve conditionally Variance Case No. VA12-002 - Hidden 
Valley Fire Station.  The motion was seconded by Member Cieri and passed by a vote of four in 
favor and none against, Member Toulouse absent. 

The motion was based on the following findings: 

1. Special Circumstances.  Because of the special circumstances applicable 
to the property, including exceptional shape of the specific piece of 
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 
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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, and;  

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 9D 

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 Larkin 
• Section/Township/Range: Within Sections 17 & 18 T20N R24E MDM  

Washoe County, NV 

Chair Wideman opened the public hearing.   

Mr. Lloyd reviewed the staff report dated March 15, 2012.  He noted the project was 
originally proposed to be larger than what was being requested but had been scaled back due 
to mandated limits on lot coverage and required setbacks from the Truckee River.  Light 
emissions were a concern and had been addressed in the conditions.  The Citizens Advisory 
Board (CAB) had not approved or denied the project but had asked the Board consider their 
concerns, which included the fact the project was commercial, there had been prior grading, 
concerns about traffic and odor and the potential for contamination of the river.  

Bambi Van Dyke, Chair of the East Truckee Canyon CAB, stated all of their questions 
had been answered at the meeting.  Their main concern had been that the water remain 
classified as an agricultural use rather than being changed to industrial or commercial, which it 
was.  She stated the lights would be beneficial to the neighborhood as the residents had 
recently been experiencing problems with aggressive wildlife.  

Ken Dallimore expressed concerns about setback easements from the river.   

Carey Conley opined the project was commercial in nature and therefore did not belong 
in a residential area.   

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

DDA Salter noted for the record that Spencer Scott was present to represent the 
applicant.  
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Member Harcinske asked Mr. Lloyd if the setback concerns were addressed and he 
stated they were through Code requirements.   

Chair Wideman wanted to know if the required water rights had been submitted and Mr. 
Lloyd explained Water Resources would review that prior to issuance of a building permit.   

Member Horan asked if they were approving grading that had already been completed 
and if it had been done in anticipation of the project.  Mr. Lloyd replied he did not know when it 
had been done or how much, but approval of that was not required and part of the current 
request.   

Member Harcinkse moved to approve conditionally Administrative Permit Case No. 
AP12-003 – Evans Greenhouse Buildings.  The motion was seconded by Member Cieri and 
passed by a vote of four in favor and none against, Member Toulouse absent. 

The motion was based on the following findings: 

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. 

Agenda Item 9E 

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    



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

Washoe County, NV 

Chair Wideman opened the public hearing.   

Ms. Sannazzaro reviewed the staff report dated May 23, 2012.  She noted the stables 
had been operating commercially for two years and they were applying for approval of the 
facility, not any type of expansion.  The applicant has already received approval for a second, 
larger facility nearby called Springwood Ranch, which will be completed in the spring of 2013.  
Many events currently held at Amy Ranch will move to Springwood.   

Ms. Sannazzaro explained the applicant had made alterations to lights and sound so 
that the facility would have less of an impact on neighbors.  The speakers were conditioned to 
only be used during special events.  She displayed a table that showed the number of events 
and days for each type of special events which came to a total of 28 days annually.  The CAB 
had heard many concerns from the public and had voted to recommend approval.  Staff had 
received letters both in support of and against the application.   

Ms. Sannazzaro went over the conditions created to mitigate the biggest impacts, which 
included hours of operation, number of horses, overnight camping limitations, dust control, 
manure management, water rights and limits on the number of spectators.  The sound system 
hours of operation would be limited to 8 a.m. to 9 p.m. and lighting must be down shielded and 
turned off by 11 p.m. during the summer and 10 p.m. during the winter.  .   

Member Harcinske asked if the paddocks met setbacks and Ms. Sannazzaro replied 
they did.  

Member Horan asked what triggered the knowledge that they were operating without a 
special use permit (SUP) and Ms. Sannazzaro replied there had been a complaint.  

Ms. Sannazzaro explained she had reviewed conditions imposed on other stables during 
her analysis of the project and crafted the proposed conditions based on that research.   

The applicant’s representative stated they were prepared to answer any questions.   

Darla Owen stated she was a neighbor and the sound system was a disturbance.  She 
requested the conditions be altered to require the speakers to point down toward the floor of the 
arena.  She requested Amy Ranch Stables be held to the same event time limitations as were 
placed on Springwood, and limitations be placed as to the number of consecutive days events 
could be held.  

Jeff Wiggins, Chair of the Warm Springs CAB, noted the zoning in the area recently 
changed and that there were still ongoing negotiations about a portion of those changes, 
namely, number of horses allowed for boarding without a permit.  He opined the Warm Springs 
zoning made the area unique.  He pointed out Fire code had different regulations for more than 
100 or 100 or fewer people so limiting it to 40 seemed inconsistent.   

Ms. Sannazzaro explained to the Board she had spoken with Joan Presley, Truckee 
Meadows Fire Protection District, who was adamant the spectator count be limited to 40 for 
safety reasons.  There were liability issues and the applicant had no objections to the condition.  
Regarding the sound system hours of use, Ms. Sannazzaro reiterated the days and hours were 
very limited and felt the restrictions in place were reasonable.  
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Chair Wideman asked her to comment on the request the speakers be pointed at a 
different angle and she suggested they speak to the applicant about the compromise.  Member 
Cieri asked if there had been any complaints about the speakers over the last two years of 
operation and Ms. Sannazzaro replied she did not believe so.  

Member Horan asked why the hours of operation for the Amy Ranch Stables were to be 
different than those imposed on Springwood.  Ms. Sannazzaro stated the heat of the day was 
too much for the horses and Springwood has an enclosed facility.  As Amy Ranch is outdoors, 
more of the events would need to be held in the evenings.  Applicant’s Representative Joe 
Juneau explained the majority of the events, including roping, happen in the summertime and 
therefore needed to be held in the evening when it is cooler.  Member Horan expressed concern 
about allowing the event to go on until 10:00 p.m.   

Chair Wideman asked if there was anything stopping the applicant from directing the 
speakers away from the resident’s homes and Mr. Juneau replied there was not.  He pointed 
out they had removed 50% of the speakers when they found out about the neighbor’s concerns.  
Eric Anderson, Bighorn Consulting, reiterated Springwood Ranch would have an indoor arena 
that could be used for evening events.  Therefore, the outdoor events would be ending at an 
earlier time and the lighting would not be a concern to the neighbors.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  Member Cieri indicated he had signed a letter stating his awareness of the 
facility.  Chair Wideman asked if that would affect his ability to judge the matter fairly and 
appropriately and Member Cieri replied it would not.  

Member Cieri stated that cases like this in the past had been conditioned so that if there 
were three bona fide complaints within a certain time period, the SUP would be revoked and the 
applicant would have to reapply and bring the case back to the Board.  He suggested that be 
considered for this project.  Member Harcinske noted that on some cases they had placed a 
condition requiring a review 12 months after approval.  

Discussion ensued regarding what substantiated a valid complaint and what type of 
complaint triggered the condition.  Draft language was compiled for a new condition requiring 
the applicant to come before the Board if three valid complaints were received during a 12-
month period.  Member Cieri disagreed with the proposed language for the condition and 
indicated he was uncomfortable with the fact that three of any type of complaint could trigger the 
condition.  He felt a complaint about the sound issue was valid and could be easily mitigated, 
but other potential complaints about things like dust and manure odor were not easily controlled 
and one windy day could put the stable out of business with the proposed limitations.   

Member Harcinske pointed out they would not be out of business but would be required 
to come back to the Board for review of their permit.   

Member Horan noted the applicant had indicated a willingness to work with the 
neighbors and they should trust the system.  He explained to Ms. Owens she was welcome to 
speak publicly at any Board meeting to express her concerns.   

Chair Wideman stated he was in support of adding a condition that triggered a review, 
but the details were not coming together, so it was better to let it go and let the system work as 
intended.  Mr. Whitney noted approval of the SUP required the business to continue to function 
under all initial and operational conditions, which included most of what was being discussed.  
Chair Wideman reiterated the new condition should not be added.   
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DDA Salter requested a recess at 3:36 p.m. and Chair Wideman granted him five 
minutes.  The meeting reconvened at 3:39 p.m. 

Member Cieri stated he would abstain from voting and had no further comments.  

Member Horan moved to approve conditionally Special Use Permit Case No. SB12-006 
- Amy Ranch Commercial Stables.  The motion was seconded by Member Harcinske and 
passed by a vote of three in favor and none against, Member Cieri abstaining and Member 
Toulouse absent. 

The motion was based on the following findings: 

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; 

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. 

10. Chair and Board Items  
DDA Salter noted for the record that Special Use Permit Case No. SB12-002, AT&T 

Mobility at Incline Village High School, had been withdrawn and no action was required.   

11. Director’s Items 
Member Horan complimented staff on their outstanding presentations.   

12. Other Items 

None. 

13. Public Comment  

Cathy Brandhorst spoke of public safety concerns.   

14. Adjournment 

There being no further business to come before the Board of Adjustment, the meeting 
adjourned at 3:47 p.m. 
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Respectfully submitted, 

 

 

 _________________________________________ 
 Dawn Spinola, Recording Secretary 

 

Approved by Board in session on ____________, 2012 

 

   
 William Whitney 
 Secretary to the Board of Adjustment 
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Subject: Special Use Permit Case No: SB12-009 

Applicant:  NV Energy 
Agenda Item No. 9A 

 
Project Summary: To allow the construction of a 54 ½ foot tall monopole wireless 

communication facility.  
 
Recommendation: Approval with Conditions 
 
Prepared by: Grace Sannazzaro, Planner 

Washoe County Department of Community Development 
Phone:  775.328.3771 
Email:  gsannazzaro@washoecounty.us 

 
 

Project Description 
 
Special Use Permit Case No. SB12-009 for NV Energy – To construct a 54 ½ foot tall 
monopole wireless communication facility to support NV Energy’s Smart Grid program known as 
“NV Energize”. 
 
• Location: 240 Bobcat Hill Road 
• Assessor’s Parcel No: 079-551-13 
• Parcel Size: ±10.14 acres 
• Regulatory Zone: Low Density Rural (LDR) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valley 
• Development Code: Authorized in Article 324 Communication Facilities &   

Article 810 Special Use Permits 
• Commission District: 5 - Commissioner Weber 
• Section/Township/Range: Within Section 12 T22N R19E MDM  

Washoe County, NV 
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Purpose of a 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. SB12-009 are attached to this staff 
report and will be included with the Action Order if the Special Use Permit is granted approval.   
 



Washoe County Board of Adjustment                                                                        Staff Report Date:  July 16, 2012 

     
 

Special Use Permit Case No: SB12-009 
Page 4 of 12 

Vicinity Map 
240 Bobcat Hill Road 
Off of Red Rock Road 
In the North Valleys 
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Project Evaluation 
 
This application is for a wireless communications facility consisting of a 54 ½ foot tall monopole 
antenna.   This proposal is one of many being sought within Washoe County by NV Energy to 
complete a statewide Smart Grid system. When completed, the Smart Grid system will allow the 
remote reading of electric meters and enable NV Energy customers to better manage their own 
power consumption.  In July of 2010, the Public Utility Commission of Nevada approved a 
statewide initiative in support of the Smart Grid system, referred to as NV Energize.   
 
The subject +10.14 acre parcel is located off of Red Rock Road in the North Valleys area, is 
zoned Low Density Rural (LDR), is privately owned, and is developed with a 2,858 square foot 
single family dwelling and several out-buildings. Adjacent parcels on all sides are a minimum of 
10 acres in size, are zoned Low Density Rural, and each is developed with a single family 
dwelling. The adjacent parcel to the south, also owned by the applicant, is developed with a 
single family dwelling, which is situated approximately 90 feet from the property line that is 
shared with the subject parcel. 
 
The proposed monopole will be a slim line stealth design and will be located approximately 7 
feet from the subject parcel’s south property line where an existing 38 ½ feet tall NV Energy 
electrical distribution pole exists that is part of an existing overhead power line. There will be two 
equipment cabinets approximately 3 ½ feet x 2 ½ feet attached to either side of the monopole, 
which will be approximately 3 ½ feet above the ground.  The height of the proposed monopole 
will be 54 ½ feet tall, which meets Washoe County Code height limitations.  The proposed 
monopole will be made out of galvanized steel which quickly dulls to a non-reflective, non-
corroding gray color, and will blend in well with the surrounding area. The area for the proposed 
project is not identified as a significant ridgeline, is not near a designated public trail, is not 
within a critical or sensitive stream zone, or within a designated floodway, which meets the 
requirements as outlined in Article 324.  The installation of the monopole antenna will be 
completed in 2012, and should take approximately one week.  
 
Personnel may periodically visit the monopole from time to time for maintenance, equipment 
modification or repairs, but otherwise, the monopole will remain unstaffed.  Access will be from 
existing roads and there is ample on-site parking.  There are no utility or road improvements 
being proposed, and there is no signage or lighting being proposed.  The subject parcel is 
uniquely shaped and steeply sloped.  NV Energy states that if the pole were to be located in 
another area on the subject parcel, the pole would require greater height.     

Justification of Findings 
Staff’s analysis of the special use permit request identifies the following justifications for the 
eight required findings as outlined in Article 810 Special Use Permits and in Article 324 
Communication Facilities. 
 
Findings in Section 110.810.30 (Article 810 Special Use Permits) 
 

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

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

3. Site Suitability. The subject parcel has existing overhead power lines and 
poles, which supports the proposed monopole in blending with existing 
utilities and surrounding area.   

4. Issuance Not Detrimental.  Approving the placement of a 54 ½ foot tall 
monopole near existing power related poles and power lines will not create a 
detriment.   

5. Effect on a Military Installation.  The proposal is not near a military installation 
and therefore will not effect a military installation. 

Findings in Section 110.324.75 (Article 324 Communication Facilities) 

6. Article 324 Standards. This proposal meets the standards of Article 324 
Communication Facilities, including meeting height requirements, not being 
near a designated public trail, not on a designated significant ridgeline, not 
within a critical or sensitive stream zone, and blending in with existing power 
poles and power lines located on the same subject parcel.  

7. Public Input. The public was informed of this proposal through a community 
forum meeting held on July 9, 2012, and through written notice to 33 separate 
property owners who own real property within 1,000 feet of the project site. 
As of the writing of this staff report, no public input has been received by staff. 

8. Impacts. This proposal will not unduly impact adjacent neighborhoods or 
vistas and ridgelines within Washoe County. 

North Valleys Community Forum 
Citizen Advisory Board (CAB) meetings throughout Washoe County have been suspended from 
July 2012 until January 2013.  However, in place of the July North Valleys CAB meeting, a 
community forum was held at the North Valleys Regional Park at 7:00 p.m. on Monday, July 9, 
2012, where this proposal was presented and discussed by those in attendance.  As of the 
writing of this report, staff has not received any communication from the public or CAB members 
regarding this proposal. 
 
Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

• Washoe County Community Development Department 

• Washoe County Department of Public Works 

o Engineering Division 

• Washoe County Department of Water Resources 

o Utility Services 

• Washoe County Health District 

o Environmental Health Services 

• Truckee Meadows Fire Protection District 
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• Washoe County Department of Building & Safety  

• Washoe County Fire Services Coordinator 

• North Valleys Citizen Advisory Board (NVCAB) 

Of the reviewing agencies listed above, four responded and two recommended conditions of 
approval in response to their evaluation of the special use permit application.  A summary of 
each agency’s comments, recommended conditions of approval, and contact information is 
provided below.  The Conditions of Approval document is attached to this staff report and will be 
included with the Action Order if the proposal is granted approval. 
 

• Washoe County Community Development Department requires a maximum time 
period of two years to complete the project and is imposing operational conditions 
that will be in effect for the life of the project.   

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

• Washoe County Public Works, Engineering Division requires a complete set of 
construction drawings. Grading must comply with Best Management Practices and 
silts must be managed on site.  Verification of permanent easements shall be 
provided. 

 Contact: Leo Vesely, P.E., 775.325.8032, lvesely@washoecounty.us 
 

• Washoe County Department of Water Resources stated they have no comments 
regarding this proposal. 
Contact:  John Cella, 775.954.4656, jcella@washoecounty.us 

 
• Washoe County Health District, Environmental Health Services stated they have 

no comments regarding this proposal. 
Contact:  Bryan Tyre, 775.328.2430, btyre@washoecounty.us 

Recommendation 
After a thorough review and analysis of the proposal, staff is recommending approval with 
conditions of Special Use Permit Case No. SB12-009.  Staff offers the following motion of 
approval 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. SB12-009 for NV Energy, having 
made all eight findings in accordance with Section 110.810.30 Special Use Permits, 
and in accordance with Section 110.324.75 Communication Facilities, of the Washoe 
County Development Code.  

Findings 
 
Section 110.810.30 - Article 810 Special Use Permits  

1. Consistency.  That the wireless communications facility is consistent with the 
action programs, policies, standards, and maps of the Washoe County 
Master Plan and the North Valleys Area Plan; 

mailto:gsannazzaro@washoecounty.us
mailto:lvesely@washoecounty.us
mailto:jcella@washoecounty.us
mailto:btyre@washoecounty.us
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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 antenna 
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  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.  That granting approval of the special use 
permit for a monopole antenna 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 meets the standards of Article 324 
Communication Facilities;  

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

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

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: NV Energy, Attn: Mark Sullivan, 6100 Neil Rd., Reno, NV 89511 
 
 Property Owner: Dennis Sweeney, 240 Bobcat Hill Rd., Reno, NV 89508 
  
 Consultant: CFA, Inc., Attn:  Angela Fuss, 1150 Corporate Blvd., Reno, NV 89502 
 
Action Order xc:  
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Conditions of Approval        

            Special Use Permit Case No. SB12-009 

 
The project approved under Special Use Permit Case No. SB12-009 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on August 2, 
2012. Conditions of Approval are requirements placed on a permit or development by each 
reviewing agency.   Conditions of Approval may require submittal of documents, applications, 
fees, inspections, amendments to plans and more.  Conditions of Approval do not relieve the 
applicant from the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act, nor do these conditions relieve the applicant 
from abiding by all other generally applicable code regulations. 
 
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 this 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 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.   

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

Washoe County 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 Name – 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.  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. Fencing shall be erected around the monopole or in lieu of fencing, the monopole 
shall be secured with a commercial anti-climb device. The installation of the anti-
climb device or security fencing shall assure the facility is protected from climbing 
by unauthorized persons. 

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

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

1. This special use permit shall remain in effect until or unless it is 
revoked or is inactive 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 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. 

4. This special use permit shall remain in effect as long as the 
subject wireless communications facility is in operation.  

Washoe County Department of Public Works, Engineering Division 

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

Contact Name – Leo Vesely, P.E., 775.325.8032, lvesely@washoecounty.us  

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. 

 
 
 

mailto:lvesely@washoecounty.us
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b. The applicant shall provide permanent easements for the lease area, access and 

utilities.  A copy of the easements shall be submitted to the Engineering Division 
prior to issuance of a building permit. 

 
c. All existing and proposed easements shall be shown on the site and/or grading 

plan.  The County Engineer shall determine compliance with this condition. 

 

*** 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:  July 11, 2012 

TO:  Grace Sannazzaro, Department of Community Development 

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

SUBJECT: SB12-009 
  APN 079-551-13 
  NV ENERGY BOBCAT HILL ROAD MONOPOLE 
               
 
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. 

 
2. The applicant shall provide permanent easements for the lease area, access and 

utilities.  A copy of the easements shall be submitted to the Engineering Division prior to 
issuance of a building permit. 
 

3. All existing and proposed easements shall be shown on the site and/or grading plan.  
The County Engineer shall determine compliance with this condition. 
 

 
LRV/lrv 
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From:                              Cella, John

Sent:                               Tuesday, July 10, 2012 4:10 PM

To:                                   Sannazzaro, Grace

Cc:                                   Buzzone, John B

Subject:                          RE: Special Use Permit SB12-009

 

Hi Grace,

There are “No Comments or Conditions” from DWR. 

sig block

 

From: Sannazzaro, Grace 
Sent: Tuesday, July 10, 2012 1:26 PM
To: Tyre, Bryan; Vesely, Leo; Cella, John; Ray, Amy
Subject: Special Use Permit SB12-009

 

Hello Everyone,

Just a gentle reminder that your comments and/or conditions of approval are due no later than Thursday, July 12th for special use
permit SB12-009, which is a monopole for NV Energy in the North Valleys, off of Bobcat Hill Road (which is off of Red Rock
Road).  I have attached a copy of the application for those who may need one. 

If you should have any questions, please feel free to contact me.

Thank you.

Grace Sannazzaro, Planner 
Washoe County Community Development
gsannazzaro@washoecounty.us
Phone: 775.328.3771                    
Fax: 775.328.6133

mailto:gsannazzaro@washoecounty.us
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file:///P|/...0Cases/SB12-009%20NV%20Energy%20Bobcat%20Hill%20Road/Exhibits/Exhibit%20D%20District%20Health%20Email.htm[07/25/2012 7:41:13 AM]

From:                              Tyre, Bryan

Sent:                               Tuesday, July 10, 2012 1:28 PM

To:                                   Sannazzaro, Grace

Subject:                          RE: Special Use Permit SB12-009

 

No comments.

 

From: Sannazzaro, Grace 
Sent: Tuesday, July 10, 2012 1:26 PM
To: Tyre, Bryan; Vesely, Leo; Cella, John; Ray, Amy
Subject: Special Use Permit SB12-009

 

Hello Everyone,

Just a gentle reminder that your comments and/or conditions of approval are due no later than Thursday, July 12th for special use
permit SB12-009, which is a monopole for NV Energy in the North Valleys, off of Bobcat Hill Road (which is off of Red Rock
Road).  I have attached a copy of the application for those who may need one. 

If you should have any questions, please feel free to contact me.

Thank you.

Grace Sannazzaro, Planner 
Washoe County Community Development
gsannazzaro@washoecounty.us
Phone: 775.328.3771                    
Fax: 775.328.6133

mailto:gsannazzaro@washoecounty.us
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              Administrative Permit Staff Report         

  Meeting Date:   August 2, 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: AP12-007 
 Applicant(s): Cindy Sandua (Heavens Lil’ Angels Child Care)  
 Agenda Item No. 9B 
 
Project Summary: To re-establish a child daycare facility in the previous location of 

Vranken Kid City Academy.  
 
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 
 
To re-establish a child daycare facility in the previous location of Vranken Kid City Academy.  
 

• Location: 5055 Sun Valley Boulevard 
• Assessor’s Parcel No.:  035-120-26 
• Parcel Size: 4.45 Acres 
• Current Regulatory Zone: Neighborhood Commercial (NC) 
• Area Plan: Sun Valley  
• Commission District: 3 – Commissioner Jung 
• Development Code: Table 110.302.05.2 Table of Uses (Civic Type)  
• Section/Township/Range:  Within Section 30, T20N, R20E, 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. AP12-007 is 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 
 
 

 
Looking north from south end of Sun Valley Shopping Center

Location of 
Child Care 
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Floor Plan 
 

 
Fenced play area on south end of building.  

 



Washoe County Board of Adjustment Staff Report   Staff Report Date: July 20, 2012  

     
 

Administrative Permit Case No: AP12-007 
Page 7 of 9 

Background 
 
The applicant, Cindy Sandua, proposes to open Heavens Lil Angels Child Care Center in the 
former location of the Vraken Kid City Academy (Kids Academy) on Sun Valley Boulevard.  The 
Kids Academy was reviewed and an Administrative Permit was issued in October 2004.  The 
business closed and the license was canceled in November 2009.  Since the child care facility 
has been closed for more than a year, the administrative permit has expired, so a new permit is 
required.   

Project Evaluation 
 
The applicant is proposing to reestablish a child care facility in the Sun Valley Center, an 
existing commercial center.  The shopping center parcel is approximately 4.45 acres and is 
zoned Neighborhood Commercial, which is intended to provide commercial services for the 
surrounding neighborhoods.   
 
The child care facility will be located at the south end of the shopping center and will occupy 
approximately 2,650 square feet of the building.  There is a small fenced outdoor area on the 
south end of the building.  The outdoor play area is buffered by a hillside and fence which 
screens the residential development to the west.  Most of the activity will be conducted indoors, 
and there will be very little impact to the surrounding property owners.  There is adequate 
parking to service the needs of the child care facility.  
 
The applicant has proposed accommodating 49 children, but Social Services has stated that the 
due to the size of the outdoor play area, the facility would be limited to no more than 36 children.  
If the play area is increased in size, the number of children permitted could be increased.   
 
The hours of operation are proposed to be 6:00 a.m. to 6:00 p.m., Monday through Friday, but 
the applicant would like the operational limits of 5:00 a.m. to 8:00 p.m. to accommodate early 
drop-off and late pick-ups, and changing situations, if necessary.  
 
As part of a child care business licensing process, the facility will have to be inspected by the 
Building Department, Social Services and District Health at a minimum.  The applicant shall be 
responsible for scheduling appointments with the different agencies and for any fees associated 
with the inspections.  
 
The proposed use is consistent with the Sun Valley Area Plan Vision and Character Statement:  

 
• Respects the desire of the Sun Valley community to be a safe place to live, work, 

recreate, raise a family and retire; 
• Promotes mixed-use development along a designated portion of Sun Valley 

Boulevard; 
• Provides local services and employment opportunities; and 
• Ensures that growth is kept in balance with resources and infrastructure. 

Reviewing Agencies 
 

• Washoe County Community Development 
• Washoe County Department of Public Works, Engineering Division 
• Washoe County Department of Water Resources 
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• Washoe County Health District  
o Vector-Borne Diseases Division 
o Environmental Health Division 

• Truckee Meadows Fire Protection District 
• Washoe County Building and Safety 
• Sun Valley General Improvement District 
• Washoe County Social Services, Children’s Services 

 
Four out of the nine 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 life of the project.     
Contact Eva Krause, 775.328.3796, EKrause@washoecounty.us 
 

• Washoe County Social Services, Children’s Services addressed the number of 
children allowed.     
Contact Elise Henriques, 775.337.4411, EHenriques@washoecounty.us 
 

• Washoe County Health District addressed the requirement for annual inspections of 
the facility for license renewal.      
Contact Bryan Tyre, 775.328.2430, BTryre@washoecounty.us 

 
• Washoe County Water Recourses noted that if Tenant Improvements add any 

additional fixtures, connection fees would apply.      
Contact John Cella, 775.954.4656, JCella@washoecounty.us 
 

Engineering and Vector Control responded that they had no comments.  

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. 
AP12-007 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 with 
conditions Administrative Permit Case No. AP12-007 for Cindy Sandua, Heaven’s Lil’ Angels 
Child Care, 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 Sun Valley Area Plan; 

mailto:EKrause@washoecounty.us
mailto:EHenriques@washoecounty.us
mailto:BTryre@washoecounty.us
mailto:JCella@washoecounty.us
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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 commercial childcare 
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;  

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: Cindy Sandau, 6185 Chimney Drive, Sun Valley, NV 89433 
 
 Property Owner: Sun Valley Center LLC, 4600 Kitzke Lane G-170, Reno NV 89502 
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EXHIBIT A 
 
Conditions of Approval    

       Administrative Permit Case No. AP12-007 

 
The project approved under Administrative Permit Case No: AP12-007 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on August 2, 
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 – Eva Krause, 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 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. 

c. The applicant shall contact Washoe County Building and Safety before making 
Tenet Improvements. If building permits are required for said improvements, the 
applicant shall obtain appropriate permit prior to starting work.  

d. The applicant shall obtain a valid Washoe County business license for the 
approved location.  The applicant is responsible for all fees related to inspections 
and application for said license.  

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

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

iii. 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. 

iv. This administrative permit shall remain in effect as long as the business is 
in operation and maintains a valid Business License. 

ii. Hours of operation shall be limited to 5:00 a.m. to 8:00 p.m., Monday 
through Friday.  

iii. The number of children allowed at this facility will be determined by Social 
Services, Child Care Division.  The maximum number permitted under 
this Administrative permit is 49 children.  

Washoe County Department of Water Resources (DWR) 

2. The following comment is from the Department of Water Resources. Please contact the 
person listed below, if you have questions. 

Contact Name - John Cella, 775.954.4656, JCella@washoecounty.us 

a. If tenet improvements include the addition of additional fixtures, connections fees 
shall apply.  

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 
conditions set by the District Health Department must be appealed to the District Board 
of Health.   

Contact Bryan Tyre, 775.328.2430, BTryre@washoecounty.us 
 

a. Washoe County Department of Social Services requires inspections from the Health 
District for annual child care license renewals.  Annual inspections of child care facilities 
are performed to ensure all health standards are being met and maintained.  It is the 
responsibility of the child care provider to pay the inspection fee in advance and 
inspections will not be conducted until this fee is paid.   

Washoe County Social Services, Child Care Division 

4. The following conditions are requirements of the Social Services, Child Care Division 
which shall be responsible for determining compliance with these conditions.  

mailto:JCella@washoecounty.us
mailto:BTryre@washoecounty.us
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5. Contact Name-Elise Henriques, 775.337.4411, EHenriques@washoecounty.us 

a. The outdoor square footage accommodates a maximum of 36 children unless 
they expand the playground. The indoor square footage would allow for 46 
children. Social Services shall determine maximum number of children allowed at 
one time. 

*** End of Conditions *** 

mailto:EHenriques@washoecounty.us


EXHIBIT B 
 
From: Henriques, Elise 
Sent: Tuesday, July 17, 2012 1:54 PM 
To: Krause, Eva 
Subject: FW: Agency Review - Need comments ASAP 
 
Importance: High 
 
Hi Eva, 
 
I have never responded to one of these requests so if this is not the type of information you are looking 
for please let me know. 
 
I am meeting with Cindy Sandau today so she can turn in her application for a child care license.  The 
facility was licensed in the past for 49 children but looking at the outdoor square footage at this point 
the most I can allow is 36 children unless they expand the playground. The indoor square footage would 
allow for 46 children. The facility apparently has 5 toilets and 6 sinks which would accommodate more 
children than their square footage would allow. In the past zoning has approved 51 children.  I have 
advised Ms. Sandau to speak with the fire department, zoning, and building to ensure that where she 
would like to expand the playground would meet each department’s requirements.  I personally have 
not seen the building but it was licensed until 8/2009 as infant toddler nursery.  It passed all of the prior 
approvals without any noted conditions.  I know that Ms. Sandau would like to make some changes 
inside the building but I have advised her to consult with building regarding needed permits. 
 



EXHIBIT C 
 
From: Cella, John 
Sent: Wednesday, July 18, 2012 9:51 AM 
To: Whitney, Bill; Krause, Eva 
Cc: Buzzone, John B 
Subject: AP12-007 
 
Since the property has previously been a child care center, DWR has no comments or conditions for the proposed 
use of space.  However, the application incorrectly lists Reno for sewer; Washoe County provides the service.   
 
There also appears to be a “tenant improvement” in the building.  If this assumption is correct, the property would 
be subject to connection fees for any additional fixtures.   
 

 
 



EXHIBIT D 
 
From: Tyre, Bryan 
Sent: Wednesday, July 18, 2012 11:20 AM 
To: Krause, Eva 
Cc: McNinch, Dave 
Subject: RE: Agency Review - Need comments ASAP 
 
Eva, the lone comment from the health department is: 
 
Washoe County Department of Social Services requires inspections from the Health District for 
annual child care license renewals.  Annual inspections of child care facilities are performed to 
ensure all health standards are being met and maintained.  It is the responsibility of the child 
care provider to pay the inspection fee in advance and inspections will not be conducted until 
this fee is paid.   
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              Board of Adjustment Staff Report         

     Meeting Date:  August 2, 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: Amendment of Conditions Case No: AC12-002 
 for Special Use Permit Case No: SB10-009 
 Applicant(s):  Palomino Valley General Improvement District 
 Agenda Item No.  9C
 
Proposal Summary: To amend two conditions of approval related to the construction 

and operation of a water truck fill station. The first amendment is 
to extend the time required for obtaining permits from two years to 
four years and the second is to remove the requirement for slats in 
the fencing surrounding the facility. 

 
Recommendation: Partial Approval 
 
Prepared by: Roger D. Pelham, MPA, Senior Planner  

Washoe County Department of Community Development 
Phone: 775.328.3622 
E-Mail: rpelham@washoecounty.us 

 
   
 
Proposal Description: 
 
Amendment of Conditions Case No. AC12-002: Amendment of Special Use Permit Case 
No. SB10-009 – Palomino Valley General Improvement District - To amend two conditions of 
approval related to the construction and operation of a water truck fill station. The first 
amendment is to extend the time required for obtaining permits from two years to four years and 
the second is to remove the requirement for slats in the fencing surrounding the facility. 
 

• Location: 4270 Ironwood Road at the southeast corner of State 
Route 445 and Ironwood Road. 

• Assessor’s Parcel No.(s): 076-251-07 
• Parcel Size: ± 6.70 Acres 
• Area Plan: Warm Springs 
• Citizen Advisory Board: Warm Springs CAB 
• Commission District: 5 – Commissioner Bonnie Weber 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within Section 7, T22N, R21E, MDM, Washoe County, 

NV 
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Amendment of Conditions 

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

• Change in operating hours 
• Physical expansion  
• Extend the expiration date of the discretionary permit 
• Extend the time to complete phases of the approved project 

 
The Amendment of Conditions request is required to be heard by the same board that approved 
the original application and only the specific amendment may be discussed and considered for 
approval. The Amendment of Conditions application is processed in the same manner as the 
original discretionary permit application, including a public hearing, noticing, possible 
involvement of a citizen advisory board, agency review and analysis, and satisfying the required 
findings.  If the Board of Adjustment grants an approval of the Amendment of Conditions 
request, an amended Action Order is created along with amended conditions of approval.   
 
The Conditions of Approval for Amendment of Conditions Case No. AC12-002 is attached to 
this staff report and will be included with the amended Action Order.  
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Vicinity Map 
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Site Plan (From Original SUP Application) 
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Background and Evaluation of Amendment Request 
 
The approved Special Use permit allowed the construction and operation of a water truck fill 
station for the purpose of road maintenance in the Palomino Valley GID area. That permit was 
approved with several conditions, including conditions numbered 1b and 1h, which read as 
follows: 
 
1b. 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. 

 
1h. Fencing surrounding the facility shall include slats that provide a minimum of 75% visual 

screening. Slats shall be muted earth-tone colors such as brown, tan and sage, 
designed to blend in with the surrounding undisturbed area to the greatest practical 
extent. All fencing materials shall be non-reflective. 

 
The applicant is requesting that condition 1b be amended to allow four years for submission of 
construction plans. Staff is recommending approval of this portion of the request due to 
economic conditions resulting in funds not being available to construct the necessary 
improvements at this time. Further, it is standard policy within Community Development to 
recommend approval of the first request for a time extension for nearly any project. 
 
The applicant is further requesting that condition 1h be deleted. Staff is recommending denial of 
this portion of the request as it is the policy within Community Development to support the 
previous decision made by an elected or appointed body. The Board of Adjustment has already 
considered this application and placed upon it the condition requiring screening to help to 
mitigate the visual impact of the proposed project, thus staff supports that decision by 
recommending denial of this portion of the request. The relevant portion of the minutes from that 
public hearing on August 5, 2010 follow: 
 

 
AGENDA ITEM 1 

PUBLIC HEARING:  Special Use Permit Case No: SB10-009, Palomino Valley 
General Improvement District (PVGID) Water Truck Fill Station – to allow the 
development of one water truck fill station (Utility Services Use Type) in support 
of on-going roadway maintenance, as authorized in Section 110.302 of the 
Washoe County Development Code.  The project is proposed to be located at 
the southeast corner of State Route 445 and Ironwood Road.  The subject parcel 
is designated Public and Semi-Public Facilities (PSP) in the Warm Springs Area 
Plan, and is situated in a portion of Section 7 T22N R22E MDM, Washoe County, 
Nevada.  The project is located in the Warm Springs Citizen Advisory Board 
boundary and Washoe County Commission District No. 4.  (APN: 076-251-07)   

Chair Horan opened the public hearing. 

Mr. Lloyd reviewed the staff report dated July 20, 2010 on Mr. Pelham’s behalf. 
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Member Cieri noted work had already been performed and asked why a permit 
was now required.  Mr. Lloyd replied a pump house and piping were proposed to 
be installed and that qualified it as a Utility project, which requires a special use 
permit.   

No members of the public wished to speak.  

Chair Horan closed the public hearing. 

Member Cieri moved to approve conditionally Special Use Permit Case No. 
SB10-009.  The motion was seconded by Member Wideman 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 Comprehensive 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; 

3. Site Suitability.  That the site is physically suitable for a water truck fill station, 
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. 

 
Warm Springs Citizen Advisory Board (WS CAB) 
 
The amendment of conditions request was provided to each of the members of the CAB.  There 
was no meeting held during the review time for this application. No response was provided to 
staff from any of the CAB members. 
 
Reviewing Agencies 
 
The following agencies received a copy of the Amendment of Conditions Application for review 
and evaluation 

• Washoe County Community Development 
• Nevada Department of Transportation 
• Washoe County District Health, Air Quality 
• Washoe County District Health, Environmental Health 
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• Washoe County Public Works 
• Washoe County Roads Division 
• Truckee Meadows Fire Protection District 
• Palomino Valley Volunteer Fire Department 

 
Just one of the above listed agencies/departments provided comments and/or recommended 
conditions in response to their evaluation of the Amendment of Conditions application. 
 

• Truckee Meadows Fire Protection District provided one comment in support of the time 
extension request, as the facility will provide a source of water for fire fighting.     
Contact:  Charles Moore, 326-6000 cmoore@washoecounty.us 

 
 
Recommendation 
 
Those agencies which reviewed the application recommended approval of the extension of time 
portion of the Amendment of Conditions request. Therefore, after a thorough review and 
analysis, the extension of time portion of Amendment of Conditions Case No. AC12-002 is 
being recommended for approval of the extension of time portion of the Amendment of 
Conditions request with all other previous conditions remaining as originally approved. Staff 
offers the following motion for the Board’s consideration. 
 
Motion     

I move that after giving reasoned consideration to the information contained within the staff 
report and the information received during the public hearing, the Washoe County Board of 
Adjustment approve Amendment of Conditions Case No. AC12-002 for condition 1b to allow two 
additional years for completion, and to deny the request to amend condition 1h, of the project for 
Palomino Valley General Improvement 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 Comprehensive 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; 

3. Site Suitability.  That the site is physically suitable for a water truck fill station, 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. 

 
  

mailto:cmoore@washoecounty.us
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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: Palomino Valley General Improvement District attn: Larry Johnson, 5105 

Wayside Road, Reno, NV 89510 
Property Owner: Palomino Valley General Improvement District attn: Larry Johnson, 5105 

Wayside Road, Reno, NV 89510 
Action Order xc: Greg Salter, Esq., District Attorney’s Office; Carol Buonanoma, 

Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Susan 
Hood, Department of Water Resources; Kimble Corbridge/Leo Vesely, 
Engineering Division; Kurt Latipow, Fire Services Coordinator, David 
Mills, Truckee Meadows Division, Reno Fire Department; Dan Birkel 
Reno Fire; Mike Greene, Sierra Fire Protection District; Regional 
Transportation Commission, Attn:  Patrice Echola; Warm Springs Citizen 
Advisory Board, Chair.  

 



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/ 
“Your Community Development Department” 

 

EXHIBIT A 
 
 Conditions of Approval        

            Amendment of Conditions Case Number AC12-002 

 Special Use Permit Case No. SB10-009 

 
The project approved under Amendment of Conditions Case Number AC12-002 and Special 
Use Permit Case No: SB10-009 shall be carried out in accordance with the Conditions of 
Approval granted by the Board of Adjustment on August 5, 2010 August 2, 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.   

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. 

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 – Roger Pelham, 775.328.3622 

a. The applicant shall demonstrate substantial conformance to the plans and 
specifications approved as part of this special use 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 by 
August 2, 2014. 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. [Amended by Board 
of Adjustment on August 2, 2012] 

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. Prior to the issuance of any administrative permit issued by Washoe County, the 
applicant shall remove all off-premise signs (billboards) from the project site  
(APN:  076-251-07) and place a restrictive covenant on the property that 
prohibits the further erection of off-premise signs, with Washoe County made a 
part to the covenant.  The District Attorney’s Office and the Department of 
Community Development shall determine compliance with this condition.  

e. 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. 

f. Prior to any ground disturbing activity, the applicant shall submit a 
revegetation/architectural design plan to the Department of Community 
Development for review and approval.  Said plan shall address, but not be limited 
to:  type and color of building materials, general architectural design, exterior 
lighting, fencing, trash enclosures, revegetation plan and materials, temporary 
revegetation irrigation system, and financial assurances that revegetation will be 
planted and maintained.   

g. Exterior colors of all building materials shall be muted earth-tone colors such as 
brown, tan and sage, designed to blend in with the surrounding undisturbed area 
to the greatest practical extent.  

h. Fencing surrounding the facility shall include slats that provide a minimum of 
75% visual screening. Slats shall be muted earth-tone colors such as brown, tan 
and sage, designed to blend in with the surrounding undisturbed area to the 
greatest practical extent. All fencing materials shall be non-reflective.  

i. A certification letter or series of letters by a registered landscape architect or 
other persons permitted to prepare landscaping and irrigation plans pursuant to 
N.R.S. 623A shall be submitted to and approved by the Department of 
Community Development.  The letter(s) shall certify that all applicable 
landscaping provisions of Articles [408, 410 and 412] of the Development Code 
have been met.  Any landscaping plans and the letter shall be wet-stamped.  The 
letter shall indicate any provisions of the code that the Director of Community 
Development has waived. 

j. All landscaping and revegetation 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. 

h.  The following Operational Conditions shall be required for the life of the water 
truck fill station: 

1. This special use permit shall remain in effect until or unless it is revoked 
or is inactive 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 special use permit to meet with 
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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 Veseley, 775.328.8032 

a. The applicant/developer shall obtain from the Department of Building and Safety 
a building/grading permit for construction of this project. 

b. 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), and slope stabilization. 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. 

c. The applicant shall provide the engineering division copies any necessary 
easements for access. 

 

*** End of Conditions *** 
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 Board of Adjustment Staff Report  
 Meeting Date: August 2, 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: SB12-008 

Applicant(s):  William Kunz 
Agenda Item No.  9D

 

Project Summary: To allow grading of approximately 4870 cubic yards of earth and 
allow a surface disturbance of approximately 57,000 square feet 
for the purpose of re-contouring both the front and rear yard areas 
of the dwelling in preparation for future landscaping. 

 
Recommendation: Approval with Conditions 
 
Prepared by: Roger D. Pelham, MPA, Senior Planner 

Washoe County Department of Community Development 
Phone: 775.328.3622 
E-Mail: rpelham@washoecounty.us 

 
 

Project Description 
 
Special Use Permit Case No. SB12-008 – William Kunz Grading - To allow grading of 
approximately 4870 cubic yards of earth and allow a surface disturbance of approximately 
57,000 square feet for the purpose of re-contouring both the front and rear yard areas of the 
dwelling in preparation for future landscaping. 
 
• Location: 6947 Windy Hill Road, approximately 1200 feet north of its 

intersection with Lakeside Boulevard. 
• Assessor’s Parcel No.(s): 041-101-16 
• Parcel Size: ± 3.28 Acres 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: West Truckee Meadows CAB 
• Commission District: 1 – Commissioner John Breternitz 
• Development Code: Article 438, Grading 

Article 810, Special Use Permits 
• Section/Township/Range: Within Section 35, T19N, R19E, 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. SB12-008 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 
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Project Evaluation 
 
The property owners are undertaking a major re-landscaping and re-contouring project on their 
property. At this time there is substantial vegetation and many mature trees. Virtually all of the 
existing landscaping will be removed. Some trees are proposed to remain near the rear of the 
property. The amount of grading necessary for the re-contouring of the parcel triggers the 
threshold for a special use permit both in area and volume. Final slopes are proposed to be 
three to one horizontal to vertical (3H:1V) or flatter in all circumstances.  
 
This parcel is steeply sloped at this time. Flat areas are located in areas not easily accessible 
from the existing dwelling. The proposed grading is unlikely to have any impact upon the 
adjacent roadway. Visual impact, particularly during the construction period is of concern and 
conditions of approval have been included with the recommendation to mitigate impacts. The 
applicant will be landscaping all disturbed areas, with a mixture of native and ornamental trees 
and plants, which will significantly mitigate any visual impact in the long term. In the shorter term 
dust control and temporary stabilization measures have been conditioned. 
 
Generally speaking the proposed project is within the character of the surrounding area and is 
reasonable to provide for the use and enjoyment of the property by the owner. 

West Truckee Meadows Citizen Advisory Board (WTMCAB) 
 
The application for the proposed project was provided to the West Truckee Meadows Citizen 
Advisory Board members. Each member was provided with a comment sheet that they could 
return to staff. No comments were received.  

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 Utility Services Division 

• Washoe County Health District, Air Quality Management Division 

• Washoe County Fire Services Coordinator 

• Truckee Meadows Fire Protection District 

• Washoe-Storey Conservation District 

• Nevada State Historic Preservation Office 

 

Community Development and the Engineering Division 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 
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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, slope 

standards, landscaping and stabilization.    
Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us  
 

• Washoe County Engineering provided technical requirements for submission of 
grading permits for the project.    
Contact: Leo Vesely, 775.328.2040, lvesely@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, Special Use Permit Case No. 
SB12-008 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. SB12-008 for William Kunz, 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 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 grading for future 
landscaping, 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 



Washoe County Board of Adjustment                                                                            Staff Report Date: July 19, 2012  
 

     
 

Special Use Permit Case No: SB12-008 
Page 8 of 8 

 

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: William and Maureen Kunz, 6947 Windy Hill Way, Reno, NV 89511 
 
 Property Owner: William and Maureen Kunz, 6947 Windy Hill Way, Reno, NV 89511 
  
 Developer: William and Maureen Kunz, 6947 Windy Hill Way, Reno, NV 89511 
 
 Representatives: Lumos and Associates, 9222 Prototype Drive, Reno, NV 89521 
 
 
Action Order xc: Greg Salter, Esq., District Attorney’s Office; Carol Buonanoma, 

Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Susan 
Hood/John Cella, Department of Water Resources; Kimble Corbridge/Leo 
Vesely, Engineering Division; David Mills, Truckee Meadows Division, 
Reno Fire Department; West Truckee Meadows Citizen Advisory Board, 
Chair.  

 



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. SB12-008 

 
The project approved under Special Use Permit Case No: SB12-008 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on August 2, 
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 
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 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 – Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this special use 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. The applicant shall construct no slopes steeper than three horizontal to one 
vertical (3H:1V). 

e. 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. 

f. Construction activities shall be limited to the hours between 8AM and 8PM daily. 
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g. The applicant shall stabilize all disturbed areas to prevent fugitive dust emission 
and erosion. 

h. All areas stabilized by ornamental landscaping shall include permanent irrigation. 

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

1. This special use permit shall remain in effect until or unless it is revoked 
or is inactive 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 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, 775.328.2040, lvesely@washoecounty.us 

a. A complete set of construction improvement drawings, including an on-site 
grading plan, shall be submitted to the County Engineer for approval 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), 
pollution control, slope stabilization, and mosquito abatement.  Placement or 
disposal of any excavated materials shall be indicated on the grading plan.  Silts 
shall be controlled on-site and not allowed onto adjacent properties. 

b. The owner 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 grading permit. 

c. The owner 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. 

d. All disturbed areas left undeveloped for more than 30 days shall be treated with a 
dust palliative. Disturbed areas left undeveloped for more than 45 days shall be 
revegetated. Methods and seed mix must be approved by the County Engineer 
with technical assistance from the Washoe-Storey Conservation District. The 
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applicant shall submit a revegetation plan to the Washoe-Storey Conservation 
District for review. 

e. A grading bond of $1,500/acre of disturbed area shall be provided to the 
Engineering Division prior to any grading. 

f. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As 
an alternative to riprap, an engineered solution (geofabric, etc.) may be 
acceptable. The County Engineer shall determine compliance with this condition. 

g. Show 50 foot radius temporary turnaround easement at north end of the parcel.  
Grading shall not be allowed within the turnaround easement. 

 

*** End of Conditions *** 



 
 
 

INTEROFFICE MEMORANDUM 

DATE:  July 12, 2012 

TO:  Roger Pelham, Department of Community Development 

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

SUBJECT: SB12-008 
  APN 041-101-16 
  WILLIAM KUNZ GRADING 
               
 
I have reviewed the referenced special use permit and have the following conditions: 
 
1. A complete set of construction improvement drawings, including an on-site grading 

plan, shall be submitted to the County Engineer for approval 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), pollution control, slope stabilization, 
and mosquito abatement.  Placement or disposal of any excavated materials shall be 
indicated on the grading plan.  Silts shall be controlled on-site and not allowed onto 
adjacent properties. 

2. The owner 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 grading permit. 

3. The owner 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. 

4. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be 
revegetated. Methods and seed mix must be approved by the County Engineer with 
technical assistance from the Washoe-Storey Conservation District. The applicant shall 
submit a revegetation plan to the Washoe-Storey Conservation District for review. 

5. A grading bond of $1,500/acre of disturbed area shall be provided to the Engineering 
Division prior to any grading. 

6. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an 
alternative to riprap, an engineered solution (geofabric, etc.) may be acceptable. The 
County Engineer shall determine compliance with this condition. 

 

EXHIBIT B 



7. Show 50 foot radius temporary turnaround easement at north end of the parcel.  
Grading shall not be allowed within the turnaround easement. 
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            Board of Adjustment Staff Report         

                            Meeting Date:   August 2, 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 SB12-012 OR 
 Administrative Permit Case No: AP12-006 and Variance Case No: VA12-003 
 Applicant(s):  Reno Indoor Paintball, Inc 
 Agenda Item No. 9E 
 
Project Summary: To allow the construction and operation of a commercial paintball course 

(Outdoor Sports and Recreation Use Type) including two courses for play 
and to vary the maximum fence height for specialty fencing from 10 feet in 
height to 20 feet in height to allow the erection of protective netting around 
a proposed paintball course as authorized in as authorized in Article 810 
(Special Use Permits) OR Article 302 (Administrative Permits) and Article 
804 (Variances) of the Washoe County Development Code. 

 
Recommendation: Approvals with Conditions 
 
Prepared by: Roger D. Pelham, MPA, Senior Planner 
 Washoe County Department of Community Development 
 Phone: 775.328.3622 
 E-Mail: rpelham@washoecounty.us 
 
   

Project Description 
 
Special Use Permit Case Number SB12-012 OR Administrative Permit Case Number AP12-
006 and Variance Case No. VA12-003 - SVGID Paintball Park - To allow the construction and 
operation of a commercial paintball course (Outdoor Sports and Recreation Use Type) including 
two courses for play and to vary the maximum fence height for specialty fencing from 10 feet in 
height to 20 feet in height to allow the erection of protective netting around a proposed paintball 
course as authorized in as authorized in Article 810 (Special Use Permits) OR Article 302 
(Administrative Permits) and Article 804 (Variances) of the Washoe County Development Code. 
 
• Location: 115 West 6th Avenue, Sun Valley, at the Sun Valley 

Community Park. 
• Assessor’s Parcel Number: 085-211-03 
• Parcel Size: ± 20 Acres 
• Project Area: + 1.0 acres 
• Regulatory Zone: Parks and Recreation(PR) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Commission District: District 3 – Commissioner Jung 
• Development Code: Authorized in Article 302, Article 304, Commercial Use 

Types, Article 808, Administrative Permits and Article 
804 Variances. 

• Section/Township/Range: Within Section 18, T20N, R20E, MDM  
Washoe County, NV 

mailto:rpelham@washoecounty.us
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This request was originally submitted as an Administrative Permit and Variance request. Upon 
evaluation by the District Attorney, it has been decided that the appropriate method to process 
this request is by means of a Special Use Permit. The Special Use Permit allows the County the 
ability to review the activity and to provide conditions and mitigations necessary for public 
safety. 

 

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. SB12-012 are attached to this staff 
report and will be included with the Action Order. 
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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. AP12-006 is 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. VA12-003 are attached to this staff report 
and will be included with the Action Order.   
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Vicinity Map 
 
 



Washoe County Board of Adjustment Staff Report                                                        Staff Report Date: July 19, 2012 
                               

     
 

Special Use Permit Case Number SB12-012                                                                                       Page 6 of 11 

 

Site Plan 
 



Washoe County Board of Adjustment Staff Report                                                        Staff Report Date: July 19, 2012 
                               

     
 

Special Use Permit Case Number SB12-012                                                                                       Page 7 of 11 

 
Overhead View with Site Plan 

Project Evaluation 
 
The applicant, Reno Indoor Paintball, Inc, is requesting to establish a commercial paintball 
course  which is classified as Outdoor Sports and Recreation Use Type. The game of paintball 
is essentially a game of “tag” using paintball “markers” (“guns”) that use compressed air to shoot 
projectiles roughly the size of a marble. The projectiles have a hard shell and dye (“paint”) 
inside. Upon impact with a solid object or person the projectile breaks marking the person or 
object with a brightly colored splatter. 
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The proposal includes two courses for play: the first phase includes a field of play 100 feet by 
180 feet in size, an equipment storage facility (cargo container) and a staging area 40 feet by 40 
feet in size. This phase is intended to be essentially a large dirt area with obstacles for the play 
of the game. The “theme” of the obstacles is intended to be changed approximately every four 
months throughout the year. This field of play is intended primarily for recreational or casual 
players. Based upon the plans provided, only minimal grading and construction is necessary. 
However, based upon the changes in themes there is the possibility of various unsightly 
materials being imported and used as obstacles. Staff has included a condition of approval to 
prohibit the use of inoperable vehicles, wood pallets, upholstered items, tires, metal items 
showing rust, or any items that appear to be broken or untidy in appearance as obstacles within 
the fields of play. 
 
The second course of play is proposed to be a “competition” course. It is proposed to be located 
south of the first phase, to be 120 feet by 200 feet in size, to include provisions for spectators 
and a tower for scoring judges to observe the field. This field is proposed to be surfaced with 
artificial turf. Obstacles in this field of play are proposed to primarily be large inflatable shapes, 
known as “bunkers”, made of sturdy vinyl which are staked in place so that they do not move 
during play. Between games or events the configuration of the bunkers is often modified. 
 
The topography of the parcel includes steep graded slopes from the level of the adjacent 
roadways, dropping significantly to the bottom of the area proposed for the paintball facility. This 
drop in elevation will help to visually mitigate the impact of the facility, as well as provide 
additional distance that an errant projectile would have to travel prior to hitting anything at street 
level. 
 
Each field of play is proposed to be surrounded by netting, twenty feet in height. The netting is 
intended to stop any projectiles that hit it. Section 110.406.50(c) allows specialty fences for the 
purposes of enclosing a court-type recreational activity. That section provides several criteria: 
the fence must not be within any setbacks, the proposed fencing is well outside the required 
building setbacks; it must not be solid, the proposed netting can be seen through; it must be of a 
color that blends with the surroundings. Conditions of approval have been included to require 
that the netting be tan, brown, green or another appropriate color. The fencing is limited to ten 
feet in height.  
 
The applicant is proposing netting 20 feet in height. Section 110.810.20(e) allows, “The 
Planning Commission, Board of Adjustment or a hearing examiner may also vary standards of 
the Development Code as part of the approval of a special use permit application…” with the 
approval of a special use permit. It is of paramount concern to Washoe County that there be 
precautions taken to ensure public safety in relation to the proposed paintball facility. For this 
reason staff recommends that the Board of Adjustment approve netting 20 feet in height and 
vary the standards set forth for specialty fencing. The additional fencing height will greatly 
improve the safety those nearby to the proposed facility. 
 
Lighting is proposed for both fields of play. Again, the location of the fields of play, being lower 
than the adjacent roadways mitigates any spill over of lighting to a large extent. Conditions of 
approval have been included to require that all lighting be down-shielded and to require a 
photometric study to ensure that there is no spill over of light on to any adjacent parcel. Some 
night games are proposed. In some cases special lighting such as “black light” may be used 
with fluorescent paint on items within the fields of play to achieve a specific desired effect. Night 
games have been conditioned to be limited to Friday and Saturday nights only and must end by 
10PM. 
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Access must be provided to all facilities in accordance with the Americans with Disabilities Act 
(ADA). Existing park improvements include sanitary facilities. Prior to approval of a business 
license the applicant must provide a letter from the Health District indicating that facilities are 
adequate. 
 
Amplified noise, such as loudspeakers and public address systems are conditioned to be 
prohibited to minimize the impact upon the adjacent residents. 
 
In addition to meeting minimum landscaping code requirements a condition of approval has 
been included to require one tree for every fifteen feet, where the proposed facility is adjacent to 
West 7th avenue and adjacent to Sun Valley Boulevard. There are already trees at the top of the 
slope adjacent to the road, additional trees will further mitigate sound, visual impact and may 
even help to stop any errant projectiles. 
 
Overall, staff is comfortable recommending approval of the Administrative Permit and Variance 
requests, subject to standard conditions of approval, as well as a number of conditions crafted 
to address the unique aspects of the specific proposal. 

Sun Valley Citizen Advisory Board (SVCAB) 
 
Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board meeting.  The Variance was sent to all CAB members with a comment sheet 
attached. No comments were received. The project was discussed at the “Sun Valley 
Community Forum” meeting on Saturday July 14, 2012. No particular opposition was 
expressed. 

Citizen Comments 

Staff received one letter from the public in regards to this application. Lorrie Cusick expressed 
concerns over how loud the paintball guns might be, clean up of surrounding area if paintball 
splatter increases, the length of the lease, not being assessed additional funds by SVGID to 
support the facility and the possible devaluation of surrounding properties. (Exhibit E) 

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 
o Air Quality Management Division 

• Washoe County Risk Management 
• Washoe County Parks and Recreation 
• Washoe County Sheriff 
• Nevada Department of Transportation 
• Truckee Meadows Fire Protection District 
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Of the above-listed agencies/departments only Community Development and the Truckee 
Meadows Fire Protection District provided comments and recommended conditions of approval 
in response to their evaluation of the project application. This is likely due primarily to the fact 
that the facility is proposed within an existing park. 
 
Washoe County Community Development addressed the hours of operation, set landscaping, 
parking and lighting standards and imposed operational conditions that will be in effect for the 
life of the project.     
Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us 
 
Truckee Meadows Fire Protection District addressed access for emergency vehicles to the 
project site.     
Contact: Amy Ray, 775.326.6000, aray@washoecounty.us 
 
Washoe County Risk Management addressed standards and imposed conditions requiring 
certain insurance and indemnification of the County.     
Contact: Jim Jeppson, 775-636-5347, jjeppson@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, Special Use Permit Case No. 
SB12-012 is being recommended for approval with conditions. Staff offers the following motion 
for the Board’s consideration.  

Special Use Permit 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. SB12-012 for Reno Indoor Paintball, including the 
variance to allow specialty fencing twenty feet in height, 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 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 commercial paintball 
course (Outdoor Sports and Recreation Use Type), 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;  

mailto:rpelham@washoecounty.us
mailto:jjeppson@washoecounty.us
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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 installationAppeal Process 

 
Appeal Process 
 
Board of Adjustment action will be effective 10 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: Reno Indoor Paintball, Inc. attn: Lawrence Kagawa, 1005 Standard 

Street, Reno, NV 89506 
 
 Property Owner: Sun Valley General Improvement District, attn: Darin Price, 5000 Sun 

Valley Blvd. Sun Valley, NV 89433 
  
Action Order xc: Greg Salter, Esq., District Attorney’s Office; Carol Buonanoma, 

Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Susan 
Hood/John Cella, Department of Water Resources; Kimble Corbridge/Leo 
Vesely, Engineering Division; Washoe County Fire Services Coordinator, 
Amy Ray, Truckee Meadows Fire Protection District; Sun Valley Citizen 
Advisory Board, Chair.  
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EXHIBIT A 
 
 Conditions of Approval        

Special Use Permit Case Number SB12-012 

 
The project approved under Special Use Permit Case No: SB12-012 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on August 2, 
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 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 
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. 

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 – Roger Pelham, 775.328-3622 

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 construction plans and building permits shall be 
issued for phase one of the project 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 submit complete construction plans and building permits shall be 
issued for phase two of the project within one year from the date of approval of a 
business license 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. 

d. 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. 

e. Prior to approval of a business license, the applicant shall submit a plan, acceptable 
to Washoe County, for securing the facility when not in use to prohibit unauthorized 
use. 

f. Prior to approval of a business license, the applicant shall submit a plan, acceptable 
to the County Engineer, for handicapped access in accordance with the Americans 
with Disabilities Act (ADA), for access to all proposed facilities. 
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g. Prior to approval of a business license the applicant shall submit documentation 
from the County Engineer to the Director of Community Development indicating that 
the development proposal allow sufficient access for service vehicles to access this 
area for maintenance of the flood detention facility.  

h. Prior to the approval of a business license the applicant shall submit documentation 
indicating that they understand that this detention basin is designed to hold all of the 
storm-water from north of the park and in a large storm event, the entire basin may 
fill completely for weeks at a time. 

i. Any cargo container placed on site shall be screened on all sides by existing 
vegetation at least six (6) feet in height or by solid fencing at least six (6), but not 
greater than eight (8) feet in height. Building permits are required for placement of 
cargo containers and for construction of fencing. 

j. Prior to approval of a business license, the applicant shall provide an analysis of all 
landscaped area on the parcel with percentage of vegetative coverage to determine 
whether Code standards are met. If standards are not met additional landscaped 
area shall be planted in accordance with all provisions of Articles 410 and 412 of the 
Development Code. 

k. Prior to approval of a business license, in addition to any other required 
landscaping, the applicant shall install one tree (meeting the requirements of Article 
412) for each 15 feet adjacent to the proposed facility along both Sun Valley 
Boulevard and West 7th Avenue. 

l. Prior to approval of a business license, the applicant shall submit a photometric 
study, acceptable to Washoe County, showing that there will be no spillover of light 
on to adjacent parcels. 

m. All netting surrounding the paintball fields of play shall be tan, brown, sage green, or 
other acceptable earth-tone color. The color shall be approved by the Director of 
Community Development, prior to installation. A building permit is required for 
installation of the netting (fence). 

n. Netting (specialty fencing) shall surround each field of play. Netting surrounding the 
paintball fields shall be twenty (20) feet in height. 

o. The play surface of “phase 2” of the project shall be artificial turf. 

p. Prior to approval of a business license, the applicant shall provide the Director of 
Community Development with a letter from the District Health Department indicating 
that sufficient sanitary facilities have been provided. 

q. 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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r. Obstacles used within the fields of play shall not include: inoperable vehicles, wood 
pallets, upholstered items, tires, metal items showing rust, any items that appear to 
be broken or untidy in appearance. 

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

1. This administrative permit shall remain in effect until or unless it is revoked 
or is inactive 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. Connection to running water shall be provided at each field of play. The 
applicant shall sprinkle all disturbed areas with water at the end of each day 
of play, and as necessary throughout the day, to help control fugitive dust 
emissions and to facilitate in degradation of paintballs and paintball residue. 

6. Trash receptacles shall be provided adjacent to all areas of play and 
spectator areas. Trash receptacles shall be emptied daily. 

7. Hours of operation shall be limited to the hours between 9AM and 9PM, 
Sunday through Thursday (all exterior lighting shall be turned off by 
9:30PM). Hours of operation shall be limited to the hours between 9AM and 
10PM on Friday and Saturday (all exterior lighting shall be turned off by 
10:30PM). 

8. Amplified noise such as “public address” (PA) systems or music systems are 
prohibited. 

9. Sales of food and drink at the facility is prohibited. 

 

Truckee Meadows Fire Protection District 

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

Contact Name – Amy Ray, Fire Marshall. 775.326-6000 
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a. Reno Indoor Paintball shall maintain access to the park and all facilities at all times 
in accordance with the IFC, IBC and Washoe County Code 60. 

b. Any events to occur at the facility shall be approved.   

c. Normal business operation and events held at the facility shall not impede or restrict 
emergency access to the park or facility.  

d. Plans and/or permits for the facility shall be obtained and approved prior to 
construction in accordance with the IFC, IBC and Washoe County Code 60. 

 
Washoe County Risk Management 
 
3. The following conditions are requirements of Washoe County Risk Management, which 

shall be responsible for determining compliance with these conditions.   

Contact Name – Jim Jeppson, Risk Consultant. 775-636-5347 
 

a. Prior to issuance of a business license or operation of the facility the applicant shall 
obtain General Liability Insurance and Automobile Liability Insurance with limits not 
less than $1,000,000, with Washoe County named as an Additional Insured. 

 
b. Prior to issuance of a business license or operation of the facility the applicant, and 

any other operator of the facility, shall execute an agreement, on a form acceptable 
to the county, to indemnify, hold harmless, and defend the County and any other 
public entity involved in this process from and against any loss or liability arising 
from this activity. 

 
c. Prior to participation in any activity each participant at the facility shall sign an 

agreement, on a form acceptable to the County, which shall fully release Washoe 
County from any liability for bodily injury or property damage. 

 
d. The netting surrounding the facility shall be maintained in good condition at all 

times.  Applicant must agree to suspend all operations at the facility whenever the 
netting sustains damage from wind, vandalism, or any other peril; until such time 
that the netting is repaired and returned to good condition. 

 
e. Applicant shall agree that the facility will be under the direct supervision and control 

of a qualified range master at all times. 

 

*** End of Conditions *** 



Exhibit B 

 



EXHIBIT C 
 

 



dspinola
Typewritten Text
EXHIBIT D











































































































dspinola
Typewritten Text

dspinola
Typewritten Text













dspinola
Typewritten Text
VA12-003

dspinola
Typewritten Text















EXHIBIT E 
 

 



 Community Development 
 “Dedicated to Excellence in Public Service” 
 

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 

 

 
 
Date: July 19, 2012 
 
To: Board of Adjustment  
 
From: Grace Sannazzaro, Planner 
 Department of Community Development 
 
Re: Presentation, discussion and possible direction to staff regarding the preferred 

format for project and case descriptions on agendas for Board of Adjustment 
meetings.  

_________________________________________________________________  
 
In April of 2011, with the approval of the Board of Adjustment and the Planning 
Commission, the Department of Community Development changed the format of project 
and case descriptions on each Board’s meeting agendas in order to make items of 
interest within each project description easier for each Board and the public to discern.   
 
Now that some time has passed in using this format, staff would like to query members 
of both the Board of Adjustment and Planning Commission on whether they like the 
current project description format, if they would like to go back to the previous project 
description format, or if they would like a completely different project description format.   
Staff has attached a comparison sheet showing the current and previous formats.  
 
Staff is available to answer any questions the Board may have concerning the format 
and seeks the Board’s direction on the appropriate format for future agendas.  Staff will 
discuss this matter with the Planning Commission during their meeting on August 21, 
2012.  Staff will share the results of those discussions with the Board, and will include 
any final decisions reached on project and case description formats. 
 
 
 
 



 
 

CURRENT FORMAT FOR AGENDAS 
 
 
 
A. PUBLIC HEARING: Special Use Permit Case No. SB12-000 for 

Applicant – To construct a big project somewhere in unincorporated 
Washoe County.  

 
• Location: 0000 Main Street 
• Assessor’s Parcel No: 000-000-00 
• Parcel Size: ±10.25 acres 
• Regulatory Zone: Low Density Rural (LDR) 
• Area Plan: ABC Area Plan 
• Citizen Advisory Board: Daisy Meadows 
• Development Code: Authorized in Article 810 Special Use Permits   
• Commission District: 0- Commissioner’s Name 
• Section/Township/Range: Within Section 00 T00N R00E MDM 

   Washoe County, NV 
• Staff: Planner’s Name, Planner 
• Phone: Phone:  775.328.0000 
• Email: aplanner@washoecounty.us 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

PREVIOUS FORMAT FOR AGENDAS 
 
 
 

A. PUBLIC HEARING:  Special Use Permit Case No. SB12-000 for 
Applicant – To construct a big project somewhere in unincorporated 
Washoe County as authorized in Article 810, Special Use Permits, of 
the Washoe County Development Code.  The project is located at 
0000 Main Street.  The ±10.25-acre parcel is designated Low Density 
Rural (LDR) in the ABC Area Plan, and is situated in a portion of 
Section 00, T00N, R00E, MDM, Washoe County, Nevada.  The property 
is located in the Daisy Meadows Citizen Advisory Board boundary and 
Washoe County Commission District No. 0.  (APN 000-000-00)   

 
Staff Representative:  Planner’s Name, Planner, 775.328.0000  
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