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AMENDED 
WASHOE COUNTY  

BOARD OF ADJUSTMENT 
NOTICE OF MEETING AND AGENDA 

 
Board of Adjustment Members Thursday October 4, 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) 

• Amendment of Conditions Case No. AC12-002 - Amendment of Special Use Permit 
Case No. SB10-009 – Palomino Valley General Improvement District (Continued from 
the August 2, 2012 meeting) 

• Amendment of Conditions Case No. AC12-003 for Special Use Permit Case Nos. 
SB09-002 and SB10-003 – Tahoe Estates, LLC 

• Amendment of Conditions Case No. AC12-004 for Special Use Permit Case No. SB12-
004 – NV Energy 

• Variance Case No. VA12-004 – Laurel Dempsey  
• Amendment of Conditions Case No. AC12-005, to amend Special Use Permit Case No. 

SB12-012 – Sun Valley General Improvement District / Reno Indoor Paintball  
• Special Use Permit Case No. SB12-011 - NV Energy  
• Extension of Time Request for Special Use Permit Case No. SB10-012 and Variance 

Case No. VA11-001 - Washoe County Regional Parks Department 
_____________________________________________________________________________ 
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.     
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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 
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 

http://www.co.washoe.nv.us/comdev/
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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 
August 2, 2012 

8. Planning Items and Public Hearings – On the following items, the Board of Adjustment may 
take action to approve (with or without conditions), modify and approve (with or without 
conditions), or deny the request.  The Board of Adjustment may also take action to 
continue an item to a future agenda. 

A. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-002: Amendment of 
Special Use Permit Case No. SB10-009 Palomino Valley General Improvement 
District – Continued from August 2, 2012 Board of Adjustment Meeting - To remove the 
condition of approval requiring slats in the fencing surrounding the proposed 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 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 

B. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-003, to amend Special 
Use Permit Case Nos. SB09-002 and SB10-003 – Tahoe Estates, LLC – To remove a 
condition of approval requiring removal of a temporary structure from SB10-003 and replace 
that condition on SB09-002. Both special use permits approved detached accessory dwellings 
on adjacent parcels within the same overall development. 

 
• Location: South side of Lakeshore Boulevard, approximately 

600 feet west of its intersection with Selby Drive 
and is addressed as 1029 Lakeshore Boulevard, 
Incline Village 

• Assessor’s Parcel No.(s): 130-230-36 and 130-230-05 
• Zoning High Density Rural (HDR) and High Density 

Suburban (HDS) 
• Parcel Size: ± 2.02 acres and ± 3.18 acres 
• Area Plan: Tahoe 



October 4, 2012 Washoe County Board of Adjustment Meeting Agenda    Page 4 of 6 

• Citizen Advisory Board: Incline Village / Crystal Bay 
• Commission District: 1 – Commissioner Breternitz 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within Section 23, T16N, R18E, MDM, Washoe 

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

 
C. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-004, to amend Special 

Use Permit Case No. SB12-004 – NV Energy – To allow the addition of a microwave dish, 
two feet in diameter, to the previously approved monopole, for communication of data. 

 
• Location: At the existing water tank approximately 600 feet 

west (uphill) from the intersection of Timberline 
Drive and Timberline View Court 

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

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

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

D. PUBLIC HEARING:  Variance Case No. VA12-004 - Laurel Dempsey –To vary the 
required front yard setback from 30 feet to 18.6 feet, to vary the rear yard setback from 30 
feet to 19.1 feet and to vary the front yard fence height from 4.5 to 6 feet in height along the 
southerly most parcel line to accommodate an existing fence and existing dwelling. 

 
• Location: 4835 Canyon Drive, approximately 250 feet 

northwest of the intersection of Canyon Drive and 
Westgate Road 

• Assessor’s Parcel No.(s): 009-101-14 
• Parcel Size: ± 22,460 square feet 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: West Truckee Meadows 
• Commission District: 1 – Commissioner Breternitz 
• Development Code: Article 804, Variances 
• Section/Township/Range: Within Section 17, T19N, R19E, MDM, Washoe 

County, NV 
• Staff: Roger D. Pelham, MPA, Senior Planner 
• Phone: 775.328.3622 
• Email: rpelham@washoecounty.us 
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E. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-005, to amend Special 

Use Permit Case No. SB12-012 – Sun Valley General Improvement District / Reno Indoor 
Paintball – To remove conditions of approval numbered 3a, 3b and 3c, as originally 
recommended by Washoe County Risk Management, that are not applicable to a project on 
property not owned by Washoe County. 

  
• 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 – Commissioner Jung 
• Development Code: Article 810, Special Use 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 

F. PUBLIC HEARING:  Special Use Permit No. SB12-011 - NV Energy – a request to 
install a 54.5-foot tall monopole antenna at 2540 Antelope Valley Road for the “NV 
Energize” meter program  

• Location: 2540 Antelope Valley Road   
• Assessor’s Parcel No.(s): 079-481-69 
• Parcel Size: 54 Acres 
• Area Plan: North Valleys  
• Citizen Advisory Board: North Valleys 
• Commission District: 5- Commissioner Weber 
• Development Code: As authorized in Article 810 and required by 

Article 324 
• Section/Township/Range: Within Section 14, T22N, R19E, MDM, Washoe 

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

G. PUBLIC HEARING:  Extension of Time Request for Special Use Permit Case No. 
SB10-012 and Variance Case No. VA11-001 - Washoe County Regional Parks 
Department – To extend for 5 years, until August 3, 2016, the approval of the Special Use 
Permit to allow for excavation exceeding 1,000 cubic yards, disturbance of a Significant 
Hydrologic Resource (SHR); and Variance to construct retaining walls in excess of 6 feet 
in order to accommodate the development of the Ballardini Ranch Trailhead. 

 
• Location: Western end of Lone Tree Lane, ±0.6 miles 

west of Lakeside Drive 
• Assessor’s Parcel No.(s): 222-080-07 and 222-080-08 
• Parcel Size: ±121.2 and ±90.6 acres respectively 
• Current Regulatory Zone(s): General Rural (GR), Low Density Rural 

(LDR), and Medium Density Suburban (MDR) 



October 4, 2012 Washoe County Board of Adjustment Meeting Agenda    Page 6 of 6 

• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Commission Districts: 1 – Commissioner Breternitz and 

2 – Commissioner Humke 
• Development Code: Authorized in Article 810 Special Use Permits, 

Section 110.810.65, and Article 804 
Variances, Section 110.804.55 

• Section/Township/Range: Within Sections 2, 3, 11, T18N, R18E, MDM  
Washoe County, NV 

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

9. 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. Resolution of Appreciation for Mary Harcinske 

B. Election of Officers:  Board of Adjustment Vice Chair 

C. Introduction of updated Rules, Policies and Procedures 

D. *Report on Previous Board of Adjustment Items 

E. Future Agenda Items and Staff Reports 

10. Director’s Items 
A. National Community Planning Month, October 2012 

B. *Legal Information and Updates 

11. *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.   

12. Adjournment 
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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 
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____________________________________________________________________________________ 

WASHOE COUNTY BOARD OF ADJUSTMENT 

Minutes 

August 2, 2012 

The regular meeting of the Washoe County Board of Adjustment was scheduled for 
Thursday, August 2, 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 
Kim Toulouse 

Members absent:  None 

Staff present: Bill Whitney, Acting Director, 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 Toulouse led the pledge to the flag. 

3. Ethics Law Announcement 

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

  



.
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4. Appeal Procedure 

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

5. Public Comment  

Cathy Brandhorst discussed criminal activity. 

6. Approval of Agenda 

In accordance with the Open Meeting Law, Member Toulouse moved to approve the 
agenda of August 2, 2012.  Member Horan noted that, in the past, the nomination for the new 
Chair and Vice Chair had taken place at the beginning of the meeting.  DDA Salter explained 
the rules did not specify in which part of the meeting the elections must be held.   

The motion, seconded by Member Horan, passed unanimously.   

7. Approval of Minutes 
Member Cieri moved to approve the minutes of June 7, 2012.  The motion was 

seconded by Member Harcinske and passed unanimously. 

8. Consent Items 
None  

9. Project Review Items 
Agenda Item 9A 

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 

Chair Wideman opened the public hearing.   

Ms. Sannazzaro reviewed the staff report dated July 16, 2012.  She brought the Board’s 
attention to correspondence submitted by Steven Sough.  The first suggested the pole should 
be marked with anti-collision markings for aircraft landing at the Reno-Stead Airport.  His follow-
up email withdrew the suggestion.    

Ms. Sannazzaro went on to note the Reno-Tahoe Airport Authority (Airport) had added 
the following conditions and the Applicant had already submitted the requested form: 



.
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• Submit to Federal Aviation Administration (FAA) 

• Form 7460-1“Notice of Proposed Construction Alteration” 

• Incorporate FAA Requests 

• Applicant should include FAA requests in project plans 

Applicant’s Representative Mark Sullivan requested Condition 1c requiring an anti-climb 
device or fencing, be removed.  The slimline design of the pole acts to deter any attempt at 
climbing and the project is located on private property behind electrified property line fencing.   

Member Horan asked Mr. Sullivan if he was aware of anybody attempting to climb one of 
the poles.  Mr. Sullivan replied he was not.  

Steven Stough opined the FAA should have no objections to the monopole as proposed.  
He offered his assistance as a citizen pilot and indicated his support of the project. 

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  Member Toulouse stated his brother was employed by NV Energy but they 
had not discussed the project and that fact would not affect his decision making process.  DDA 
Salter asked if Member Toulouse’s brother would gain or lose money as the result of a particular 
decision and Member Toulouse stated he did not believe so.    

Chair Wideman asked Ms. Sannazzaro how she felt about removing the fencing 
condition.  She said she was fine with it.  She had spoken to the Engineering Division, who 
agreed with Mr. Sullivan’s statements regarding the pole design acting as an anti-climb device.  
The condition of approval is a requirement of the Washoe County Development Code (Code).   

Chair Wideman asked if Code was flexible enough to allow for deletion of the condition 
and Ms. Sannazzaro replied she believed it was at their discretion.  DDA Salter stated the Code 
required fencing or an anti-climb device, to protect the facility from unauthorized climbing.  If the 
Board believes the construction constitutes a device that prohibits this activity, they could 
remove the requirement.  Member Harcinske opined it did not make a difference to leave the 
condition or remove it, based on the verbiage.   

Ms. Sannazzaro explained the pole was constructed on the ground and then erected.  
Any maintenance is performed with the use of a bucket truck.  Chair Wideman clarified there 
was no actual anti-climb device; it was inherent in the design.   

Member Horan asked Counsel for verification, as it appeared as though Code required a 
device or a fence.  DDA Salter acknowledged that was correct and reiterated his suggestion 
offered the Board the opportunity to decide if the design constituted a device.   

Chair Wideman asked how much latitude they had if the wording of the Code has not 
kept up with technological advances in design.  Mr. Whitney acknowledged that was valid; the 
Code is constantly being updated as it becomes outdated when new technology comes along.  
He opined this was one of those instances and that the design of the pole meets that section of 
Code.  Chair Wideman concurred, opining the design meets the intent, if not the exact wording.   

Member Cieri suggested they remove Condition 1c and Chair Wideman reiterated there 
were additional conditions imposed by the Airport.  Member Toulouse pointed out those 
conditions were imposed by the FAA, not the Airport.   



.
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Member Harcinske moved to approve conditionally, as amended, Special Use Permit 
Case No. SB12-009 - NV Energy.  The motion was seconded by Member Horan.  Member 
Toulouse suggested the motion be restated to clarify the FAA was imposing the additional 
conditions, not the Airport.  Chair Wideman opined that is what the proposal said.   

The motion passed unanimously. 

The motion was based on the following 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; 

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. 

Agenda Item 9B 

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 



.
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• 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 

Chair Wideman opened the public hearing.    

Ms. Krause reviewed the staff report dated July 20, 2012.  Hours of operation would be 
from 5:00 a.m. to 8:00 p.m., there was a fenced play area, the location was suitable for the type 
of use as a daycare, and the number of children allowed was to be determined by the Social 
Services Department.   

Member Cieri asked if the play area was open to the public and Ms. Krause replied it 
was totally enclosed and was not.   

Member Horan asked if there had been any public comment relative to the previous 
daycare center located there and asked if the other tenants had been notified.  Ms. Krause 
replied she had not looked for any comments as this was considered a new project. She could 
not verify that the tenants had been notified, but the center was mostly vacant.   

Chair Wideman asked if the conditions were noticeably different than the ones imposed 
on the prior daycare.  Ms. Krause stated the only difference was the number of children allowed.   

Applicant Cindy Sandau explained the outdoor area would be locked and they intended 
to move the fence to enlarge the area.  They also planned to add an additional play area in the 
future.   

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

Member Toulouse moved to approve Administrative Permit Case Number AP12-007 – 
Heaven’s Lil Angels Day Care Center.  The motion was seconded by Member Harcinske and 
passed unanimously. 

The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the 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 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 
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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:  Amendment of Conditions Case No. AC12-002: Amendment of Special 
Use Permit Case No. SB10-009 – Palomino Valley General Improvement District (PVGID) - 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 Weber 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within Section 7, T22N, R21E, MDM, Washoe 

County, NV 

Chair Wideman opened the public hearing.     

Ms. Krause reviewed the staff report dated July 19, 2012.  She explained the original 
permit had been approved in August of 2010 with several conditions of approval.  It was not 
uncommon for an applicant to request an extension of time for construction, so staff was 
recommending approval of that portion of the request.  She reiterated the Board had made the 
original decision that the visual screening is required, staff agreed, and recommended denial of 
the request to remove the slatting requirement.  

Applicant’s Representative Larry Johnson discussed budget constraints experienced by 
PVGID and negotiations with Truckee Meadows Fire District (Fire) to obtain their assistance in 
constructing the facility.  He outlined some of the construction that had already occurred and 
what was necessary to make the facility operational.   

Mr. Johnson explained that fencing companies had opined it would be more cost-
effective to replace the entire fence than to put slats in the existing one.  They had provided a 
quote of almost $11,000 for that project, which Mr. Johnson equated to approximately 100 hours 
in a motor grader or 20 miles of roadway in the valley not being tended.   

Mr. Johnson pointed out the location of the facility was near Pyramid Highway next to a 
turnout which was used by passing motorists.  It was more convenient and more highly used 
than the turnout next to the Nevada Department of Transportation (NDOT) facility to the north.  
The NDOT facility was similar in use and had a slatted fence, and is the target of continual 
graffiti.  He stated the PVGID facility was tucked back into an excavation and blended into the 
hillside.   

Mr. Johnson went on to point out the facility was not in view of any homes, so was a 
convenient target for vandalism.  They would like to retain the visibility to increase safety.   
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Chair Wideman brought up the fact a number of neighbors had expressed concerns and 
the discussion had gone on over more than one meeting.  He asked why the issue of the slats 
had not been raised at that time.  Mr. Johnson explained that was a different facility than the 
one being discussed.  The slats in the fence surrounding that facility had been installed as 
required.  Chair Wideman withdrew the question. 

Member Cieri noted he drives by the site every day and it is being used as a storage 
yard, creating a visual blight for many who also drove by.  He acknowledged the road 
maintenance was important but supported keeping the slat requirement in place.  

Cathy Glatthar explained the equipment located in the yard was stored there temporarily 
during road construction and the permanent equipment would be minimal.  The block wall would 
blend in with surroundings.  She pointed out there were other examples of water truck fill 
stations that had no fencing or slats.  She agreed slats would cause an attractive nuisance.  The 
slats had not been brought up before the Board during the hearing because the prior president 
of PVGID had submitted a Director’s Modification to waive parking and landscaping 
requirements and mistakenly assumed the fencing was part of that.   

Member Cieri asked about specifics of construction and Mr. Johnson clarified the plans 
for him.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  Member Toulouse disclosed he had a friendship and business association 
with Mr. Johnson but there was no pecuniary interest and he did not believe it would have a 
bearing on his decision. 

Member Toulouse acknowledged that most water truck fill yards were not fenced and 
agreed with the applicant regarding the potential graffiti issue.  He expressed concern about the 
cost and stated he did not have an issue with removing the condition.  Member Horan concurred 
and stated he also would not object to removal of the condition.   

Member Cieri reiterated the facility was located along one of the main roads in the valley 
and that the existence of the fence could cause the facility to be used as a permanent storage 
yard.  He stated he would prefer the slatted fence.   

Member Toulouse asked Mr. Johnson if the retention of the requirement for fence 
slatting would cause the facility not to be built.  Mr. Johnson stated it would not.  He reiterated 
Fire would be assisting with construction costs as the facility would also benefit them.   

Member Harcinske expressed concern that waiving the requirement could be constituted 
as a special privilege.  She reiterated there had been no changes since the case was decided 
and the subject had not been brought up as a problem.   

Mr. Johnson explained again the prior discussion referred to was in regards to a different 
facility.  He pointed out PVGID had never come before the Board regarding this issue on this 
site.   

Chair Wideman pointed out the current case being discussed was to amend conditions 
of a case heard by the Board in 2010, so it had in fact been before them.  Mr. Johnson stated 
PVGID had been surprised to find the condition regarding the fence slats had not been 
removed, based on their assumption that had been handled by the Director’s Modification.   
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Chair Wideman asked if SB10-009 had covered one or two facilities and Ms. Krause 
replied it was just for the water truck fill station.  She explained a Director’s Modification cannot 
be used to modify a condition the Board has already approved, just the codes.   

Chair Wideman asked if the Board had made a decision regarding this fence in this 
location.  Ms. Krause opined the applicant did not discuss it at the meeting due to their 
expectation that it would be removed.  Chair Wideman asked questions about the testimony 
related to the original decision and Ms. Krause opined Mr. Johnson believed the Board had the 
two facilities confused.  She disagreed.  She reiterated the Board had approved the case with 
the conditions as written and the applicant had not spoken up at the meeting because they had 
thought the condition regarding the fence slats was going to be removed through the Director’s 
Modification.  

Chair Wideman asked if Ms. Krause had reviewed the minutes to see if that was what 
had occurred, and she stated she had not.  She suggested offering the applicant a continuance 
so the circumstances could be reviewed more thoroughly.  Member Toulouse expressed his 
support of the continuance for the purpose of gathering all of the facts regarding the decision to 
keep the screening requirement in place.  Ms. Krause stated Community Development had no 
objection to the continuance but it was up to the applicant to request it.   

Chair Wideman asked if the minutes contained in the staff report contained the full 
testimony and Ms. Krause stated she did not know.  Member Harcinske pointed out the minutes 
included explained the Board had been retroactively approving a permit for a constructed 
project.  Ms. Krause reiterated her recommendation to continue.   

Mr. Johnson requested the item be continued to the next meeting.  DDA Salter asked if 
the project would be in danger of expiration if the extension were not granted before the two-
year deadline.  Chair Wideman asked if it was acceptable to act on the extension and continue 
the portion of the item regarding screening.  DDA Salter stated it was.   

Discussion ensued regarding the length of the extension.  Member Cieri moved to 
approve conditionally condition 1b of Amendment of Conditions Case No. AC12-002: 
Amendment of Special Use Permit Case No. SB10-009 – Palomino Valley General 
Improvement District, to allow the applicant until August, 2014 to complete the project.  DDA 
Salter recommended he change the motion to reference four years from date of original 
approval.  Chair Wideman requested that, in the interest of clarity, if Member Cieri would 
withdraw the motion, he would formulate the language for it.  Member Cieri withdrew his motion.   

Chair Wideman moved to approve, conditionally, condition 1b of Amendment of 
Conditions Case No. AC12-002: Amendment of Special Use Permit Case No. SB10-009 – 
Palomino Valley General Improvement District, to allow two additional years for completion.  
The motion was seconded by Member Cieri 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; 
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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. 

Chair Wideman moved to continue Amendment of Conditions Case No. AC12-002: 
Amendment of Special Use Permit Case No. SB10-009 – Palomino Valley General 
Improvement District, for the request to amend condition 1h, to the October meeting.  The 
motion was seconded by Member Toulouse and passed unanimously. 

Agenda Item 9D 

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 

Chair Wideman opened the public hearing.   

Ms. Krause reviewed the staff report dated July 19, 2012.  She explained the grading 
would be engineered and reviewed by Public Works and the entire area was proposed to be 
landscaped.  

Member Horan asked if a permit would be needed for the driveway and Ms. Krause 
explained it would not, permits are not required for that purpose.   

Applicant’s Representative Audra Miller stated all conditions were acceptable to the 
applicant and explained the purpose of the project was to create more defensible space in case 
of a fire emergency.  

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

Member Horan moved to approve conditionally Special Use Permit Case No. SB12-008 
– William Kunz Grading.  The motion was seconded by Member Harcinske and passed 
unanimously. 
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The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, 
water supply, drainage, and other necessary facilities have been provided, 
the proposed improvements are properly related to existing and proposed 
roadways, and an adequate public facilities determination has been made in 
accordance with Division Seven; 

3. Site Suitability.  That the site is physically suitable for 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; 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 9E 

PUBLIC HEARING:  Special Use Permit Case Number SB12-012 OR Administrative Permit 
Case Number AP12-006 and Variance Case No. VA12-003 - SVGID (Sun Valley General 
Improvement District) 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 

Chair Wideman opened the public hearing.   

DDA Salter explained that although the case had originally been accepted as an 
Administrative Permit and Variance, the requests were better met through a Special Use Permit 
(SUP).  Staff was not convinced they could meet all of the findings for a Variance with regards 
to the 20-foot fence.  It was determined the fence was a requirement for public safety, and 
height standards may be altered through an SUP. 
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Ms. Sannazzaro reviewed the staff report dated July 19, 2012.  She explained two courts 
were proposed, one would have bleachers and an announcer’s tower.  She displayed a map 
showing the different activities and facilities already available at the park, which include 
baseball, volleyball, a bike park and a pool.  The project is proposed to be constructed in 
phases.   

Ms. Sannazzaro stated the hours of operation would be 9 a.m. to 9 p.m. Sunday through 
Thursday and 9 a.m. to 10:00 p.m. Friday and Saturday.  Lighting will be on the net poles and 
the project has been conditioned to have no amplified noise.  Also required was additional 
landscaping along West 7th St. and Sun Valley Boulevard, a Hold Harmless Agreement and 
general liability insurance.  The facility shall be under the direct supervision of a Range Master 
at all times while in operation.  

Ms. Sannazzaro went on to explain the conditions also limited the types of objects that 
could be used as obstacles in efforts to make sure a visual blight was not created.  Concerns 
expressed by neighbors of the park included noise, cleanup of properties targeted by users of 
the facility, length of the lease, potential SVGID assessment for more recreational funds and 
reduction of property values.   

Ms. Sannazzaro stated staff had added a condition requiring an analysis be conducted 
to be sure there is adequate parking for the additional use.     

Member Cieri asked if the hours of operation were year round and if the lighting was to 
be down shielded.  Ms. Sannazzaro stated the hours were the same all year and the applicant 
would be required to provide an analysis showing there was no spillover lighting.   

Member Harcinske asked if there was a separate agreement with the county that 
allowed the applicant to operate as a concessionaire.  Ms. Sannazzaro stated the property was 
owned by SVGID and the applicant intended to present some questions and requests to the 
Board at the hearing.   

Member Horan verified with Ms. Sannazzaro that, since SVGID owned the land, the 
applicant would be leasing the land as a concessionaire.  Ms. Sannazzaro clarified that was 
correct.  Member Horan asked about the terms of the lease and Ms. Sannazzaro explained that 
was in negotiation.   

Applicant Lawrence Kagawa explained days of operation were generally limited to days 
with fair weather and apologized for the confusion regarding the term “concessionaire” versus 
“lessee,” he was not sure what the exact legal terminology would be.   

Mr. Kagawa went on to state that the top priority of the existing facility, Reno Indoor 
Paintball, was client safety.  Their intent was to run a clean, professional operation.  He 
addressed Condition 1e, which required security fencing when the facility was not in operation, 
explaining a phased approach was being utilized so that the project would not become cost 
prohibitive.  All of the property that belonged to the company would be locked up, secured on 
site.  He requested the Board allow a phased installation of the security fencing.  Member Horan 
asked if Mr. Kagawa wanted to change the condition and he said no.  Chair Wideman pointed 
out that if the Board adopted that, it would require that he submit a plan to staff and the details 
would be worked out between him and Community Development. 

Mr. Kagawa requested Condition 1k be modified to remove the requirement for 
additional landscaping along Sun Valley Boulevard, as some landscaping already existed.  He 
asked Condition 1m be modified to allow black netting and 1o be modified to allow a material 
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other than artificial turf.  Chair Wideman asked if he would be satisfied if the condition were 
removed and he replied he would.  

Mr. Kagawa requested Condition 1r be modified to allow themed obstacles in good 
condition for limited durations of time.  He requested the public address system not be 
prohibited as it was by Condition 1s8 that it be allowed to be used to regulate game play, along 
with horns and buzzers.  His last request was that Condition 1s9 be modified to allow SVGID to 
be the authority regarding whether or not the applicant was allowed to provide concessions.   

Mr. Kagawa asked if it was necessary for Washoe County to be named on every legal 
document associated with the project as SVGID was the property owner.  Mike Baresi, SVGID, 
noted that Risk Management was placing conditions that would typically be imposed by SVGID, 
as they were the owner-operator of the property and expressed the same concern as Mr. 
Kagawa had concerning the subject.   

Mr. Whitney requested the applicant repeat his request regarding Condition 1k.  Mr. 
Kagawa explained there were already trees along Sun Valley Boulevard and asked the 
condition only require them to install trees along West 7th Avenue.   

DDA Salter stated he needed to speak to Risk Management staff about their request for 
Washoe County to be named on the insurance certificate and Hold Harmless Agreement, 
indicating he did not understand why those requirements were included.  Mr. Baresi explained 
SVGID has their own elected Board of Trustees who have the authority to make decisions 
regarding operation, maintenance and the power that they hold as a GID.  Mr. Kagawa 
explained the addition of Washoe County to the documentation could be done; they just wanted 
to understand the process.  Chair Wideman asked if it caused them an impediment to the 
operation and Mr. Kagawa stated it did not.   

Member Cieri asked about the request to change Item 8 regarding the public 
announcement (PA) systems.  Mr. Kagawa explained the system was necessary for them to be 
able to bring in national events.  Member Cieri asked when they would be using the system and 
Mr. Kagawa explained that their current system had been used every other week between April 
and August, from 9:00 a.m. to 11:00 a.m. and 1:00 p.m. to approximately 3:00 p.m.  They 
wished to retain the ability to utilize the system through 10:00 p.m. for the rare occasion when 
they were sponsoring a late game.  He emphasized the speakers would be within the netting 
and would only be able to be heard by the players.  If the neighbors complained, they would 
make further efforts to diminish the noise.   

Chair Wideman asked Mr. Baresi if any other facilities in the park had sales of food or 
beverages.  Mr. Baresi explained there was one authorized mobile vendor.  If the applicant 
wanted to act as a concessionaire, they would need to apply for a contract with the GID.   

Member Harcinske opined Community Development should be involved in the 
discussion regarding alternative playing field surfaces.  Mr. Kagawa opined that would not be a 
problem and briefly discussed the special challenges they faced based on the fact the park was 
also designed to function as a retention basin should there be a flood.   

Member Toulouse addressed the request to phase in the security fencing.  He restated 
the items belonging to the facility would be stored, and asked what would preclude others from 
bringing in their own items and using the field when it was not in operation.  Mr. Kagawa replied 
the only restrictions would be the ordinances already in place such as quiet hours and hours of 
operation.  Member Toulouse asked if the fields would be locked when not in use.  Mr. Kagawa 
indicated they would be after the security fencing was placed.   
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DDA Salter opined the reason Risk Management had conditioned the project the way 
they had was because Washoe County owns the land.  He recommended the conditions remain 
as written.   

Chair Wideman asked Ms. Sannazzaro what staff’s position was regarding the 
applicant’s requests.  She opined it was reasonable to phase in the fencing, and proposed 
altering Condition 1e to require a written plan prior to the issuance of a business license.   

Ms. Sannazzaro noted code required landscaping in the form of a tree every 20 feet, so 
if the landscaping along Sun Valley Boulevard met that requirement, Condition 1k could be 
modified to require the applicant to plant trees along West 7th Avenue only.  Regarding the 
request to allow black netting around the courts, the applicant had stated the cost of clear 
netting would be three times the cost of black and she felt the county should support local 
businesses.  Therefore, she was in favor of altering Condition 1m to allow the black netting. 

Ms. Sannazzaro then addressed the artificial turf, suggesting Condition 1o should be 
removed.  Regarding the requested themed obstacles, she recommended Condition 1r be 
modified to allow them on site for a maximum of 90 days.  She stated she was not clear on what 
was being requested regarding the PA system and asked the applicant clarifying questions.  
She then suggested Condition 8 could be modified to state there would only be announcers, 
buzzers and horns during competitive play.   

Ms. Sannazzaro stated she did not know why sales of food and drink were prohibited 
and clarified the applicant preferred SVGID hold the concession authority.  She opined there 
would be complaints if the concessions created any additional problems.  Member Harcinske 
suggested a modification designating SVGID as the authority and Chair Wideman asked if the 
condition could be removed.  DDA Salter asked if there was a zoning or land use issue involved 
and Ms. Sannazzaro replied there was not.  Chair Wideman pointed out that activity was 
already being conducted in the park.   

Mr. Whitney noted SVGID would need to apply to the County if they wished to pursue 
any activity outside of what was currently allowed and opined the condition could be removed.   

Chair Wideman requested clarification regarding Ms. Sannazzaro’s position regarding 
Condition 1r, specialized obstacles.  The applicant reiterated his intent to create attractive 
obstacles, not litter the playing field with junk.  Chair Wideman stated he understood the intent, 
but was not clear about how to write language to describe it.  Mr. Baresi stated SVGID 
monitored the property closely on a daily basis and they would be sure whatever was brought in 
would be in keeping with the goal of avoiding visual blight.  Chair Wideman opined the condition 
might be deleted and the authority to police the sight be given to SVGID.   

Mr. Whitney suggested language be added to the condition allowing themed objects to 
be temporarily placed and then removed.  Member Horan suggested the addition include a 
phrase delegating authority to SVGID.  Chair Wideman offered the option of altering the 
condition to require a neat and clean appearance when not in use.  Ms. Sannazzaro opined it 
would be best to allow items on the property upon the approval of SVGID.  Member Harcinske 
asked if Washoe County Code Enforcement would be handling complaints.  Ms. Sannazzaro 
and Mr. Whitney clarified inoperable vehicles must be screened from view, unless authorized by 
an SUP.   

Member Cieri asked why the County was imposing so many conditions when SVGID 
was the leaseholder of the property.  Mr. Whitney explained Washoe County Code required the 
SUP for this use in this zoning category.  Mr. Kagawa opined the requirements were 
necessitated because other projects were started without a permit and were required to request 
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approval retroactively, then went out of business because of failure to comply.  They were not 
objecting to the conditions, they preferred to obtain permission in advance.   

Chair Wideman opined it was better to omit Condition 1r, regarding the temporary use of 
themed obstructions, as SVGID and the Code Enforcement officers could deal with any 
problems.  Ms. Sannazzaro agreed, adding that, if there were numerous complaints, the case 
could be brought back before the Board.   

Chair Wideman and Ms. Sannazzaro discussed the clarifications for each Condition: 

 1e – The applicant shall submit a phased plan. 

 1k – Trees to be planted only along West 7th Ave. 

 1m – Add black as optional color for netting. 

 1o – Remove. 

 1r – Remove. 

 1s3 – No change. 

 1s8 – Allow amplified PA during competitive events. 

 1s9 – Remove. 

The applicant agreed with the changes as discussed. 

Sherry Palacio expressed concern the county and SVGID could be sued if there were 
injuries or deaths, costing taxpayer dollars.  She opined it was a needless risk to people, and 
was a nuisance and an eyesore.   

Norma Forbush explained she lived across the street from the park and they were 
subjected to noise and trash resulting from the use.  She opined her property value would be 
affected and the view of black netting would be unpleasant.   

George Forbush stated the access to their home was a private road that was continually 
accessed by people who use the park.  He expressed concern about who would monitor and 
maintain the new facility and that there were not adequate restroom facilities or parking.   

Lorne Cusick expressed concern about noise. 

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

Member Horan requested comments on parking requirements and availability.  Chair 
Wideman opined that was the reason for the requirement for the parking study.  Ms. 
Sannazzaro stated that was correct.  Member Horan asked if the study would consider code 
requirements in the analysis.  Ms. Sannazzaro explained it would determine the number of 
spaces required and available for each type of activity in the park.   

Member Harcinske asked if the restroom facilities question had been addressed.  
Member Horan asked if Code had built in requirements for restroom facilities and parking.  Mr. 
Whitney stated DDA Salter was reviewing Code to find that out.  As the uses had been added 
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on one by one over time, the park had not previously been studied in total.  The conditions for 
the current facility addressed that.  Member Horan opined the study may not provide enough 
information to give the county authority to require additional parking or restrooms.   

Member Cieri asked to be shown where the parking areas were.  Ms. Sannazzaro 
displayed a map and Mr. Whitney and Mr. Baresi demonstrated where the parking and 
restrooms were located.  Chair Wideman asked where they would put additional parking if it was 
determined to be necessary.  Mr. Baresi indicated there were other areas that could be used, 
but acknowledged the project may not go forward due to that.  That answer was satisfactory to 
Chair Wideman.  He pointed out that if the Traffic Engineer determined more parking was 
required, the County would insist it be added.  He added that the Heath Department would 
make the call regarding the adequacy of the sanitation facilities.   

Member Cieri asked if there had been a shooting sound level test, and Mr. Kagawa 
explained the decibel levels and stated it was less noisy than a lawnmower.  He told the Board 
of a special test that had been conducted near a golf course and stated the golf players were 
undisturbed by the shots.  He noted the players make more noise than the guns.   

Member Cieri noted the Board had been putting limits on PA systems for years because 
they do affect the surrounding property owners.  He was not comfortable about allowing it to 
operate until 10:30 p.m.  Ms. Sannazzaro reiterated the PA would only be allowed during 
competitive events, which last approximately 90 minutes.  The applicant had stated most were 
held in the morning and in the early afternoon; the evening competitions were a rarity.   

Member Harcinske opined the neighbors were not as pleased with the park as a 
neighbor as they could be.  She was not comfortable making the current applicant pay for all of 
the prior problems by turning their application down.  

Member Horan agreed, noting that although it may seem a detriment to the neighbors, 
the Board could not stop the park from providing services to the public.  

Member Cieri pointed out to the property owners they did have recourse, they could 
complain if there was a problem.  But it is a park.  He disagreed with the hours allowed for use 
of the PA and reiterated his concern about the noise from the guns.   

Member Toulouse agreed, stating he would feel more comfortable if the applicant would 
reduce the hours to 9:00 p.m. 

Chair Wideman noted the park had been in existence for some time.  He felt the land 
use was appropriate and opined the paintball would not cause any more noise than any other 
type of recreational activity currently located on the grounds.  He noted the facility was not 
designed to attract thousands of people, and stated he felt it was adequately conditioned.   

DDA Salter suggested the motion be made in two separate pieces, the first clarifying the 
changes to the conditions, the second being the approval.   

Member Harcinske moved to approve conditionally as amended Special Use Permit 
Case Number SB12-012 - SVGID Paintball Park.  The motion was seconded by Member 
Toulouse. 

DDA Salter pointed out the motion had included the word variance and that should be 
changed to deviation so as to designate a deviation of standards, which is achieved through the 
SUP.   
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Member Harcinske revised her terminology as recommended and Member Toulouse 
seconded the revision.  The motion passed unanimously. 

The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the 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; 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. 

10. Chair and Board Items  

A. Election of Officers:  Board of Adjustment Chair and Vice Chair   

Member Horan recommended reappointment of Chair Wideman, and Member Toulouse 
seconded.  Member Cieri agreed that Chair Wideman had served well but suggested Member 
Harcinske should have an opportunity to act as Chair.  Chair Wideman indicated he would 
concede if that were the will of the Board and asked Member Cieri if he was nominating Member 
Harcinske, and he stated he was.  Member Harcinske indicated she would prefer Chair 
Wideman retain his seat.   

The motion to retain Robert Wideman as Chair passed 4-0, Chair Wideman abstaining. 

Member Horan nominated Member Harcinske as continuing Vice Chair, and Member 
Toulouse seconded.  Member Cieri suggested Member Toulouse should have an opportunity to 
act as Vice Chair and nominated him for the position.  Member Toulouse felt, that for 
succession purposes, it would be best if Member Harcinske continued in the role, so he 
declined the nomination.   

The motion to retain Mary Harcinske as Vice Chair passed 4-0, Member Harcinske 
abstaining. 

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

Member Toulouse proposed they retain the current members, being Chair Wideman as 
primary and Member Toulouse as Alternate. 

Member Horan seconded the motion which passed unanimously.   



.
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11. Director’s Items 

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 

The Board unanimously declared they preferred the bulleted format and would like to 
see a bullet added clarifying who the applicant is.   

12. Public Comment  

As there was no one wishing to speak, Chair Wideman closed the Public Comment period.   

13. Adjournment 

There being no further business to come before the Board of Adjustment, the meeting 
adjourned at 4:30 p.m. 

Respectfully submitted, 

 

 

 _________________________________________ 
 Dawn Spinola, Recording Secretary 

 

Approved by Board in session on __________, 2012 

 

   
 William Whitney 
 Secretary to the Board of Adjustment 

 





















         
              Board of Adjustment Staff Report         

     Meeting Date:  August 4, 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. 8A 
 
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 *** 



EXHIBIT B 

 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 



EXHIBIT C 
 

 



EXHIBIT D 

Page | 1 
 



         
              Board of Adjustment Staff Report         

     Meeting Date:  October 4, 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: AC12-003 

for Special Use Permit Cases SB10-003 and SB09-002 

Applicant(s):   Olson-Olson Architects 

Agenda Item No.                   8B 
Summary: To remove a condition of approval requiring removal of a 

temporary structure from SB10-003 and replace that condition on 
SB09-002. 

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

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

 
   
 
Description: 
 

B. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-003, to amend 
Special Use Permit Case Nos. SB09-002 and SB10-003 – Tahoe Estates, LLC – 
To remove a condition of approval requiring removal of a temporary structure from 
SB10-003 and replace that condition on SB09-002. Both special use permits 
approved detached accessory dwellings on adjacent parcels within the same overall 
development. 

 
• Location: South side of Lakeshore Boulevard, approximately 

600 feet west of its intersection with Selby Drive 
and is addressed as 1029 Lakeshore Boulevard, 
Incline Village 

• Assessor’s Parcel No.(s): 130-230-36 and 130-230-05 
• Zoning High Density Rural (HDR) and High Density 

Suburban (HDS) 
• Parcel Size: ± 2.02 acres and ± 3.18 acres 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Commission District: 1 – Commissioner Breternitz 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within Section 23, T16N, R18E, 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. AC12-003 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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Background and Evaluation of Amendment Request 
 
In March of 2010 the applicant submitted a request to construct a detached accessory dwelling. 
During the course of review of that application it was discovered that the applicant had 
constructed detached accessory structures that were characterized by the applicants 
representative as temporary structures. These structures were being utilized to facilitate 
construction. Photos (from 2010) of the unpermitted structures are below: 
 

  
 
Building permits were required for these structures. Conditions of approval were included to 
ensure that permits were obtained for all temporary construction structures and that the 
structures be removed prior to certificate of occupancies are issued for the main dwelling or the 
detached accessory dwelling proposed for this parcel. The applicant is seeking to obtain the 
certificate of occupancy for the detached accessory dwelling at this time. One temporary 
structure has been removed and one remains in use by the applicant.  
 
The applicant also received approval of a special use permit in 2009 for a detached accessory 
dwelling on the adjacent parcel, which is being developed as part of the same over-all project. 
The applicant requests that the condition requiring removal of the all temporary structures be 
removed from the 2010 special use permit and placed on the 2009 special use permit as that 
accessory dwelling has not yet been completed. 
 
Because this change is essentially administrative in nature, and the retention of the condition of 
approval on the 2009 permit will ensure that the temporary structures are removed, staff is 
comfortable recommending approval of the request. 
 
Special Use Permit SB10-003, Condition 1D: 
 
Prior to any certificate of occupancy on the subject parcel the applicant shall remove all 
temporary structures from the project location. The applicant shall provide financial assurances 
acceptable to the Director of Community Development for removal of all temporary structures. 
 
 
Reviewing Agencies 
 
The following agencies received a copy of the Amendment of Conditions Application for review 
and evaluation. 
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• Washoe County Community Development 
• Washoe County Engineering  
• Washoe County Building and Safety 
• Washoe County Air Quality Management 
• Washoe County Environmental Health 
• Incline Village GID 
• North Lake Tahoe Fire Protection District 

 
None of the above listed agencies/departments provided substantive comments or 
recommended conditions in response to their evaluation of the Amendment of Conditions 
application.  
 
Recommendation 
 
None of the agencies which reviewed the application recommended denial of the Amendment of 
Conditions request.   Therefore, after a thorough review and analysis, Amendment of Conditions 
Case No. AC12-003 is being recommended for approval with conditions. Staff offers the 
following motion for the Board’s consideration.  
 

Motion     

I move that after giving reasoned consideration to the information contained within the staff 
report and the information received during the public hearing, the Washoe County Board of 
Adjustment approve Amendment of Conditions Case No. AC12-003 for Tahoe Estates, LLC, 
having made all five findings in accordance with Washoe County Development Code Section 
[110.810.30: 
 

1. Consistency.  That the proposed amendment 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.  The site is physically suitable for the type of development and for the intensity 
of development; 
4. Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental to 
the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area; and 
 
5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect on 
the location, purpose or mission of the military installation. 
 
Appeal Process 
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Board of Adjustment action will be effective ten (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:  Olson Olson Architects, attn: Lori Shannon, PO Box 7949, Tahoe City, 

CA 96145 
 
 Property Owner: Tahoe Estates, LLC. 101 Ygnacio Valley Road, Walnut Creek, CA, 94596 
 
  
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; Amy Ray, Truckee Meadows Fire 
Protection District; Regional Transportation Commission, Attn:  Patrice 
Echola; Truckee Meadows Regional Planning Agency, One East First 
Street, Suite 900, Reno, NV 89501-1625; West Truckee Meadows Citizen 
Advisory Board, Chair. 



 

Community Development 
“Dedicated to Excellence in Public Service” 

Adrian P. Freund, FAICP, Community Development Director 
Nathan Edwards, Legal Counsel 

 

Washoe County Board of Adjustment 
Richard “R.J.” Cieri, Chair 
Mary S. Harcinske 

Philip J. Horan 
Andrea Manor 

Robert F. Wideman 
 

 

Post Office Box 11130, Reno, NV  89520-0147 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev/ 
“Your Community Development Department” 

AMENDED ACTION ORDER 

 
October 4, 2012 

 
 
Tahoe Estates, LLC  
101 Ygnacio Valley Road 
Walnut Creek, CA 94596 

Dear Applicant: 

The Washoe County Board of Adjustment, at its regular meeting of October 4, 2012, approved 
the following request with eight (8) original conditions and one additional condition.  

SPECIAL USE PERMIT CASE NO. SB09-002 (TAHOE ESTATES, LLC) – To construct a new 
1,200-square-foot detached accessory dwelling unit.  The accessory dwelling unit will 
accompany the tear down and rebuild of a new single family residence. The project is located at 
1019 Lakeshore Boulevard, between Tahoe Boulevard (SR 28) and Country Club Drive in 
Incline Village. The ±2.02-acre parcel is designated High Density Suburban (HDS) in the Tahoe 
Area Plan, and is situated in a portion of Section 22, T16N, R18E, MDM, Washoe County, 
Nevada.  The property is located in the Incline Village/Crystal Bay Citizen Advisory Board 
boundary and Washoe County Commission District No. 1. (APN 130-230-05)   

The approval was based on the following findings:  

1. Consistency.  The proposed use is consistent with the action programs, policies, 
standards and maps of the Comprehensive Plan and the applicable area plan; 

2. Improvements.  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 detached accessory dwelling 
unit and the low intensity use; 

4. Issuance Not Detrimental.  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; detrimental to the character of the surrounding area; or unduly detrimental to 
surrounding properties, land uses and the environment in general;  
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5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 

on the location, purpose or mission of the military installation; and 

6. Reasoned Consideration.  The Board of Adjustment gave reasoned consideration to the 
information contained within the staff report and information received during the meeting. 

If no appeals have been filed in the time period stipulated in the Washoe County Development 
Code, the decision by the Board of Adjustment is final.  

Yours truly, 
 
 
 
Adrian P. Freund, FAICP 
Director, Washoe County Community Development 
APF/DM/cm(SB09-002F1)  

Attachments:  Conditions 

xc: Olson-Olson Architects, P.O. Box 7949, Tahoe City, CA 96145 

Nathan Edwards, Esq., District Attorney’s Office; Marge Clausen, Assessor’s Office 
(CAAS); Theresa Wilkins, Assessor’s Office; Incline Village General Improvement 
District, Washoe County Engineering, Incline Village/Crystal Bay Citizen Advisory Board 
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CONDITIONS OF APPROVAL FOR 
SPECIAL USE PERMIT CASE NO. SB09-002 

TAHOE ESTATES, LLC 
(APPROVED BY THE WASHOE COUNTY BOARD OF ADJUSTMENT ON APRIL 2, 2009) 

 
***IMPORTANT—PLEASE READ*** 

UNLESS OTHERWISE SPECIFIED, ALL CONDITIONS MUST BE MET OR FINANCIAL 
ASSURANCES MUST BE PROVIDED TO SATISFY THE CONDITIONS PRIOR TO 
SUBMITTAL FOR A 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 
ASSURANCES.  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 THIS SPECIAL USE PERMIT IS THE 
RESPONSIBILITY OF THE APPLICANT, HIS SUCCESSOR IN INTEREST, AND ALL 
OWNERS, ASSIGNEES, AND OCCUPANTS OF THE PROPERTY AND THEIR 
SUCCESSORS IN INTEREST.  FAILURE TO COMPLY WITH ANY CONDITIONS IMPOSED 
IN THE ISSUANCE OF THE SPECIAL USE PERMIT MAY RESULT IN THE INSTITUTION OF 
REVOCATION PROCEDURES. 

ANY OPERATIONS 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 CONDITIONS MAY RESULT IN 
WITHHOLDING RENEWAL OF THE BUSINESS LICENSE UNTIL CONDITIONS ARE 
COMPLIED WITH TO THE SATISFACTION OF THE DEPARTMENT OF COMMUNITY 
DEVELOPMENT. 

WASHOE COUNTY RESERVES THE RIGHT TO REVIEW AND REVISE THE CONDITIONS 
OF THIS APPROVAL SHOULD THEY DETERMINE THAT A SUBSEQUENT LICENSE OR 
PERMIT ISSUED BY WASHOE COUNTY VIOLATES THE INTENT OF THIS APPROVAL. 

FOR THE PURPOSES OF CONDITIONS IMPOSED BY WASHOE COUNTY, “MAY” IS 
PERMISSIVE AND “SHALL” OR “MUST” IS MANDATORY. 
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GENERAL CONDITIONS 

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

2. The applicant shall submit complete construction plans and building permits shall be 
issued within two years from the date of approval by Washoe County and the Tahoe 
Regional Planning Agency. The applicant shall complete construction within the time 
specified by the building permits. The Community Development Department shall 
determine compliance with this condition. 

3. A copy of the Final Order stating conditional approval of this special use permit shall be 
attached to all applications for administrative permits issued by Washoe County. The 
Community Development Department shall determine compliance with this condition. 

4. Prior to the issuance of any administrative permit issued by Washoe County, the 
applicant shall place a restrictive covenant on the property that prohibits the 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. 

5. The applicant and any successors shall direct any potential purchaser/operator of the 
special use permit to meet with the Department of Community Development to review 
conditions of approval prior to the final sale of the special use permit.  The subsequent 
purchaser/operator of 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. 

6. 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. 

The Community Development Department shall determine compliance with this condition. 
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DRAINAGE AND GRADING 

7. 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 (BMPs) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site by BMPs. The 
Engineering Department shall determine compliance with this condition. 

8. The Regional Road Impact Fee is not applicable in this area and will not be due. 

9. Prior to any certificate of occupancy on the subject parcel the applicant shall remove all 
temporary structures from the project location.  The applicant shall provide financial 
assurances acceptable to the Director of Community Development for removal of all 
temporary structures. [Added by Board of Adjustment on October 4, 2012] 

 

*** END OF CONDITIONS *** 
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AMENDED ACTION ORDER 

 
October 4, 2012 

 
 
 
Olson-Olson Architects 
PO Box 7949 
Tahoe City, CA 96145 
 
Tahoe Estates, LLC 
101 Ygnacio Valley Road, #320 
Walnut Creek, CA  94596 
 
Dear Applicant and Property Owner: 
 
The Washoe County Board of Adjustment, at its regular meeting of April 1, 2010, approved the 
following request with three (3) conditions.   
 
SPECIAL USE PERMIT CASE NO. SB10-003 (TAHOE ESTATES, LLC) – To develop a 
Detached Accessory Dwelling of 1200 square feet on the same parcel with an existing main 
residence of 3845 square feet as authorized in Table 110.302.05.1 of the Washoe County 
Development Code.  The project is located on the south side of Lakeshore Boulevard, 
approximately 600 feet west of its intersection with Selby Drive and is addressed as 1029 
Lakeshore Boulevard, Incline Village.  The ±3.18-acre parcel is designated High Density Rural 
(HDR) in the Tahoe Area Plan, and is situated in a portion of Section 23, T16N, R18E, MDM, 
Washoe County, Nevada.  The property is located in the Incline Village/Crystal Bay Citizen 
Advisory Board boundary and Washoe County Commission District No. 1.  (APN 130-230-36) 
 
The approval 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 Tahoe 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 construction of a detached 
accessory dwelling, and for the intensity of such a development; 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area;  
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5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation; and 

If no appeals have been filed in the time period stipulated in the Washoe County Development 
Code, the decision by the Board of Adjustment is final.  

Yours truly, 
 

 
 
Adrian P. Freund, FAICP 
Director, Washoe County Community Development 
Secretary to the Board of Adjustment 

APF/RP/ds(SB10-003A1)  

Attachments:  Conditions 

xc: Nathan Edwards, 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; Nevada Division of Environmental Protection, 901 South Stewart 
Street, Suite 4001, Carson City, NV  89701-5249; Regional Transportation Commission, 
Attn:  Patrice Echola; Truckee Meadows Regional Planning Agency, One East First 
Street, Suite 900, Reno, NV 89501-1625.  

 
Tahoe Agencies: Tahoe Regional Planning Agency, Post Office Box 5310, Stateline, NV 89449-

5310; North Lake Tahoe Fire Protection District; 866 Oriole Way, Incline Village, NV 
89451-9439; Incline Village/Crystal Bay Citizen Advisory Board; Incline Village General 
Improvement District, 893 Southwood Boulevard, Incline Village, NV 89451; Nevada 
Division of Forestry, 885 Eastlake Boulevard, Carson City, NV 89701; Nevada State 
Lands, Rex Harold, 901 South Stewart Street, Suite 5003, Carson City, NV 89701-5246; 
USFS, Brian Garrett, Urban Lands Manager, 35 College Drive, South Lake Tahoe, CA 
96150 
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Conditions of Approval        
                            Special Use Permit Case No. SB10-003 

The project approved under Special Use Permit Case No: SB10-003 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on April 1, 
2010.  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 institution of 
revocation procedures.   

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

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

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

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

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

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

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

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

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

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

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

Washoe County Community Development 

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

Contact Name – Roger Pelham, 775.328.3622 

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

b. The applicant shall submit complete construction plans and apply for a building 
permit within two years from the date of approval by Washoe County or the 
Tahoe Regional Planning Agency (whichever is last).  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. Prior to the issuance of any administrative permit or building permit issued by 
Washoe County, the applicant shall present evidence, acceptable to the Director 
of Community Development, that all detached accessory structures on the 
subject site have been legally permitted and constructed.  

d. Prior to any certificate of occupancy on the subject parcel the applicant shall 
remove all temporary structures from the project location.  The applicant shall 
provide financial assurances acceptable to the Director of Community 
Development for removal of all temporary structures.[Deleted by Board of 
Adjustment on October 4, 2012] 
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e. Both the detached accessory dwelling and the main dwelling shall match, to the 
greatest extent practicable, in architectural design, color, and choice of building 
and roofing materials. Compliance with this condition shall be determined by the 
Department of Community Development. 

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

NOTE 

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

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

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

b. 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.  

c. 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 

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

Contact Name – Leo Vesely, 775.328.2040 

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

*** End of Conditions *** 
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Community Development 
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Adrian P. Freund, FAICP, Community Development Director 
Nathan Edwards, Legal Counsel 

 

Washoe County Board of Adjustment 
Richard “R.J.” Cieri, Chair 
Mary S. Harcinske 

Philip J. Horan 
Andrea Manor 

Robert F. Wideman 
 

 

Post Office Box 11130, Reno, NV  89520-0147 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev/ 
“Your Community Development Department” 

ACTION ORDER 

 
April 3, 2009 

 
 
Tahoe Estates, LLC  
101 Ygnacio Valley Road 
Walnut Creek, CA 94596 

Dear Applicant: 

The Washoe County Board of Adjustment, at its regular meeting of April 2, 2009, approved the 
following request with eight (8) conditions.  

SPECIAL USE PERMIT CASE NO. SB09-002 (TAHOE ESTATES, LLC) – To construct a new 
1,200-square-foot detached accessory dwelling unit.  The accessory dwelling unit will 
accompany the tear down and rebuild of a new single family residence. The project is located at 
1019 Lakeshore Boulevard, between Tahoe Boulevard (SR 28) and Country Club Drive in 
Incline Village. The ±2.02-acre parcel is designated High Density Suburban (HDS) in the Tahoe 
Area Plan, and is situated in a portion of Section 22, T16N, R18E, MDM, Washoe County, 
Nevada.  The property is located in the Incline Village/Crystal Bay Citizen Advisory Board 
boundary and Washoe County Commission District No. 1. (APN 130-230-05)   

The approval was based on the following findings:  

1. Consistency.  The proposed use is consistent with the action programs, policies, 
standards and maps of the Comprehensive Plan and the applicable area plan; 

2. Improvements.  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 detached accessory dwelling 
unit and the low intensity use; 

4. Issuance Not Detrimental.  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; detrimental to the character of the surrounding area; or unduly detrimental to 
surrounding properties, land uses and the environment in general;  
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5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 

on the location, purpose or mission of the military installation; and 

6. Reasoned Consideration.  The Board of Adjustment gave reasoned consideration to the 
information contained within the staff report and information received during the meeting. 

If no appeals have been filed in the time period stipulated in the Washoe County Development 
Code, the decision by the Board of Adjustment is final.  

Yours truly, 
 
 
 
Adrian P. Freund, FAICP 
Director, Washoe County Community Development 
APF/DM/cm(SB09-002F1)  

Attachments:  Conditions 

xc: Olson-Olson Architects, P.O. Box 7949, Tahoe City, CA 96145 

Nathan Edwards, Esq., District Attorney’s Office; Marge Clausen, Assessor’s Office 
(CAAS); Theresa Wilkins, Assessor’s Office; Incline Village General Improvement 
District, Washoe County Engineering, Incline Village/Crystal Bay Citizen Advisory Board 
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CONDITIONS OF APPROVAL FOR 
SPECIAL USE PERMIT CASE NO. SB09-002 

TAHOE ESTATES, LLC 
(APPROVED BY THE WASHOE COUNTY BOARD OF ADJUSTMENT ON APRIL 2, 2009) 

 
***IMPORTANT—PLEASE READ*** 

UNLESS OTHERWISE SPECIFIED, ALL CONDITIONS MUST BE MET OR FINANCIAL 
ASSURANCES MUST BE PROVIDED TO SATISFY THE CONDITIONS PRIOR TO 
SUBMITTAL FOR A 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 
ASSURANCES.  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 THIS SPECIAL USE PERMIT IS THE 
RESPONSIBILITY OF THE APPLICANT, HIS SUCCESSOR IN INTEREST, AND ALL 
OWNERS, ASSIGNEES, AND OCCUPANTS OF THE PROPERTY AND THEIR 
SUCCESSORS IN INTEREST.  FAILURE TO COMPLY WITH ANY CONDITIONS IMPOSED 
IN THE ISSUANCE OF THE SPECIAL USE PERMIT MAY RESULT IN THE INSTITUTION OF 
REVOCATION PROCEDURES. 

ANY OPERATIONS 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 CONDITIONS MAY RESULT IN 
WITHHOLDING RENEWAL OF THE BUSINESS LICENSE UNTIL CONDITIONS ARE 
COMPLIED WITH TO THE SATISFACTION OF THE DEPARTMENT OF COMMUNITY 
DEVELOPMENT. 

WASHOE COUNTY RESERVES THE RIGHT TO REVIEW AND REVISE THE CONDITIONS 
OF THIS APPROVAL SHOULD THEY DETERMINE THAT A SUBSEQUENT LICENSE OR 
PERMIT ISSUED BY WASHOE COUNTY VIOLATES THE INTENT OF THIS APPROVAL. 

FOR THE PURPOSES OF CONDITIONS IMPOSED BY WASHOE COUNTY, “MAY” IS 
PERMISSIVE AND “SHALL” OR “MUST” IS MANDATORY. 
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GENERAL CONDITIONS 

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

2. The applicant shall submit complete construction plans and building permits shall be 
issued within two years from the date of approval by Washoe County and the Tahoe 
Regional Planning Agency. The applicant shall complete construction within the time 
specified by the building permits. The Community Development Department shall 
determine compliance with this condition. 

3. A copy of the Final Order stating conditional approval of this special use permit shall be 
attached to all applications for administrative permits issued by Washoe County. The 
Community Development Department shall determine compliance with this condition. 

4. Prior to the issuance of any administrative permit issued by Washoe County, the 
applicant shall place a restrictive covenant on the property that prohibits the 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. 

5. The applicant and any successors shall direct any potential purchaser/operator of the 
special use permit to meet with the Department of Community Development to review 
conditions of approval prior to the final sale of the special use permit.  The subsequent 
purchaser/operator of 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. 

6. 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. 

The Community Development Department shall determine compliance with this condition. 
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DRAINAGE AND GRADING 

7. 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 (BMPs) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site by BMPs. The 
Engineering Department shall determine compliance with this condition. 

8. The Regional Road Impact Fee is not applicable in this area and will not be due. 

*** END OF CONDITIONS *** 

 



 

Community Development 
“Dedicated to Excellence in Public Service” 

Adrian P. Freund, FAICP, Community Development Director 
Nathan Edwards, Legal Counsel 

 

Washoe County Board of Adjustment 
Richard “R.J.” Cieri, Chair 
Mary S. Harcinske 

Philip J. Horan 
Robert F. Wideman 

Kim Toulouse 
 

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” 

ACTION ORDER 

 
April 2, 2010 

 
 
 
Olson-Olson Architects 
PO Box 7949 
Tahoe City, CA 96145 
 
Tahoe Estates, LLC 
101 Ygnacio Valley Road, #320 
Walnut Creek, CA  94596 
 
Dear Applicant and Property Owner: 
 
The Washoe County Board of Adjustment, at its regular meeting of April 1, 2010, approved the 
following request with three (3) conditions.   
 
SPECIAL USE PERMIT CASE NO. SB10-003 (TAHOE ESTATES, LLC) – To develop a 
Detached Accessory Dwelling of 1200 square feet on the same parcel with an existing main 
residence of 3845 square feet as authorized in Table 110.302.05.1 of the Washoe County 
Development Code.  The project is located on the south side of Lakeshore Boulevard, 
approximately 600 feet west of its intersection with Selby Drive and is addressed as 1029 
Lakeshore Boulevard, Incline Village.  The ±3.18-acre parcel is designated High Density Rural 
(HDR) in the Tahoe Area Plan, and is situated in a portion of Section 23, T16N, R18E, MDM, 
Washoe County, Nevada.  The property is located in the Incline Village/Crystal Bay Citizen 
Advisory Board boundary and Washoe County Commission District No. 1.  (APN 130-230-36) 
 
The approval 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 Tahoe 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 construction of a detached 
accessory dwelling, and for the intensity of such a development; 
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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 

If no appeals have been filed in the time period stipulated in the Washoe County Development 
Code, the decision by the Board of Adjustment is final.  

Yours truly, 
 

 
 
Adrian P. Freund, FAICP 
Director, Washoe County Community Development 
Secretary to the Board of Adjustment 

APF/RP/ds(SB10-003A1)  

Attachments:  Conditions 

xc: Nathan Edwards, 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; Nevada Division of Environmental Protection, 901 South Stewart 
Street, Suite 4001, Carson City, NV  89701-5249; Regional Transportation Commission, 
Attn:  Patrice Echola; Truckee Meadows Regional Planning Agency, One East First 
Street, Suite 900, Reno, NV 89501-1625.  

 
Tahoe Agencies: Tahoe Regional Planning Agency, Post Office Box 5310, Stateline, NV 89449-

5310; North Lake Tahoe Fire Protection District; 866 Oriole Way, Incline Village, NV 
89451-9439; Incline Village/Crystal Bay Citizen Advisory Board; Incline Village General 
Improvement District, 893 Southwood Boulevard, Incline Village, NV 89451; Nevada 
Division of Forestry, 885 Eastlake Boulevard, Carson City, NV 89701; Nevada State 
Lands, Rex Harold, 901 South Stewart Street, Suite 5003, Carson City, NV 89701-5246; 
USFS, Brian Garrett, Urban Lands Manager, 35 College Drive, South Lake Tahoe, CA 
96150 
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Conditions of Approval        
                            Special Use Permit Case No. SB10-003 

The project approved under Special Use Permit Case No: SB10-003 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on April 1, 
2010.  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 institution of 
revocation procedures.   

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

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

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

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

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

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

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

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

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

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

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

Washoe County Community Development 

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

Contact Name – Roger Pelham, 775.328.3622 

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

b. The applicant shall submit complete construction plans and apply for a building 
permit within two years from the date of approval by Washoe County or the 
Tahoe Regional Planning Agency (whichever is last).  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. Prior to the issuance of any administrative permit or building permit issued by 
Washoe County, the applicant shall present evidence, acceptable to the Director 
of Community Development, that all detached accessory structures on the 
subject site have been legally permitted and constructed.  

d. Prior to any certificate of occupancy on the subject parcel the applicant shall 
remove all temporary structures from the project location.  The applicant shall 
provide financial assurances acceptable to the Director of Community 
Development for removal of all temporary structures. 
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e. Both the detached accessory dwelling and the main dwelling shall match, to the 
greatest extent practicable, in architectural design, color, and choice of building 
and roofing materials. Compliance with this condition shall be determined by the 
Department of Community Development. 

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

NOTE 

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

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

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

b. 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.  

c. 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 

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

Contact Name – Leo Vesely, 775.328.2040 

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

*** End of Conditions *** 



         
              Board of Adjustment Staff Report         

     Meeting Date: October 4th, 2012   
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Subject: Amendment of Conditions Case No: AC12-004 

for Special Use Permit Case No: SB12-004 

Applicant(s):   NV Energy, ATTN: Mark Sullivan 

Agenda Item No.:   8C
Summary: To allow the addition of a microwave dish, two feet in diameter, to 

the previously approved monopole, for communication of data. 
Recommendation: Approval with Conditions 
Prepared by: Roger D. Pelham, MPA, Senior Planner 

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

 
 Ernest M. Adamo, Intern 
 Washoe County Community Services Department 
 Division of Planning and Development 
 Phone: 775.328.8050 
 E-Mail: eadamo@washoecounty.us 
 
   
 
Description: 
 
Amendment of Conditions Case No. AC12-004, to amend Special Use Permit Case 
No. SB12-004 – NV Energy – To allow the addition of a microwave dish, two feet in 
diameter, to the previously approved monopole, for communication of data. 
 
 Location: At the existing water tank approximately 600 feet 

west (uphill) from the intersection of Timberline Drive 
and Timberline View Court. 

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

and Article 810, Special Use Permits 
 Section/Township/Range: Section 34, T18N, R19E, 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. AC12-004 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 
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Background and Evaluation of Amendment Request 
 
The approved Special Use Permit, SB12-004, allowed for the construction of a monopole 
antenna 45 ft in height to be located at the South Reno Water Tank site. NV Energy is now 
pursuing an amendment to the conditions of SB12-004 to allow for the addition of a 2 foot 
microwave dish to provide communication with the NV Energy telecommunication system. The 
purpose of the microwave dish is to allow the antenna to communicate with the Mira Loma 
Substation which is connected to the NV Energize Regional Network Interface. NV Energy has 
confirmed that these communication standards are necessary for the antenna to meet the data 
requirements for the NV Energize program.  
 
The dish is to be placed at 27’-6’’ from the ground on the monopole. There are no restrictions to 
this addition to the monopole antenna specified in the following findings in Washoe County 
Development Code Section 110.324.50(e): 
 
Monopole Antenna. The placement of a monopole antenna shall comply with the following 
criteria: 

1. Antennas shall be allowed in all Rural Residential, Public/Semi-Public Facilities (PSP), 
General Commercial (GC), Neighborhood Commercial/Office (NC), Tourist Commercial 
(TC), Industrial (I), Parks and Recreation (PR), and Specific Plan (SP) regulatory zones. 
Antennas may be allowed in Urban Residential and Suburban Residential regulatory 
zones when the antenna is proven by a technical review to be required to fill a 
“Significant Gap Coverage” as defined in Section 110.324.55. Antenna shall be limited to 
the building standard height for an allowed main structure plus up to ten (10) feet above 
that height. 

2. Antennas shall be permitted in the General Rural (GR) and Open Space (OS) land use 
designations (see Open Space limitations within this article) with the placement 
standards depicted in Table 110.324.50.1, Antenna Placement Standards. 

3. An additional twenty-five (25) percent pole height shall be granted if the monopole is a 
stealth design that may include a slim line pole, a tree or other proposed camouflaged 
design compatible with the surrounding area. The width of the supporting mechanism for 
the antenna may increase up to the additional twenty-five (25) percent to the extent that 
the camouflage conceals the array. 

4. An additional ten (10) feet of height shall be granted when a collocation on an existing 
monopole is proposed. 

5. To the extent possible, monopole mounted antennas shall be placed in a manner that 
either natural features, built features or a combination of both provide a complete 
background to the antenna and monopole as seen from the nearest roadway or 
occupied structure. 

6. If the location of a monopole is in an area where a line of poles presently exists, the 
monopole and antenna shall be placed, to the extent possible, in line with the pattern of 
the other poles. 

7. A monopole mounted antenna shall be of a color that blends with the background. 
Reflective materials are prohibited. 

8. To the extent possible, a monopole shall be designed to replicate existing structures and 
natural features/vegetation in the immediate vicinity. 

9. Fencing shall be erected around the monopole. 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. 



Washoe County Board of Adjustment Staff Report                                                             Staff Report Date: 9/20/2012 
 
 
 

     
 

Amendment of Conditions Case No: AC12-004 
Page 13 of 15 

 
 
The dish is only 2 feet in diameter and landscaping has already been designated as part of the 
conditions of the Special Use Permit for the monopole antenna, so visual impact should be 
minimal. Therefore, staff is recommending the approval of AC12-004. 
 
Southwest Truckee Meadows Citizen Advisory Board  
 
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 
• Washoe County Department of Public Works, Engineering Division 
• Washoe County Building and Safety 
• Washoe County District Attorney, Civil Division 
• Washoe County Department of Water Resources, Utility Services Division 
• Truckee Meadows Fire Protection District 
• South Truckee Meadows GID 

 
Of the above listed agencies/departments, only Washoe County Community Development 
provided substantive comments. An Amended Conditions of Approval document is attached to 
this staff report and will be included with the Amended Action Order.    
 
Recommendation 
 
After a thorough review and analysis, Amendment of Conditions Case No. AC12-004 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 within the staff 
report and the information received during the public hearing, the Washoe County Board of 
Adjustment approve Amendment of Conditions Case No. AC12-004 for NV Energy, having 
made all findings in accordance with Washoe County Development Code Section 
110.324.50(e): 
 
Monopole Antenna. The placement of a monopole antenna shall comply with the following 
criteria: 

1. Antennas shall be allowed in all Rural Residential, Public/Semi-Public Facilities (PSP), 
General Commercial (GC), Neighborhood Commercial/Office (NC), Tourist Commercial 
(TC), Industrial (I), Parks and Recreation (PR), and Specific Plan (SP) regulatory zones. 
Antennas may be allowed in Urban Residential and Suburban Residential regulatory 
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zones when the antenna is proven by a technical review to be required to fill a 
“Significant Gap Coverage” as defined in Section 110.324.55. Antenna shall be limited to 
the building standard height for an allowed main structure plus up to ten (10) feet above 
that height. 

2. Antennas shall be permitted in the General Rural (GR) and Open Space (OS) land use 
designations (see Open Space limitations within this article) with the placement 
standards depicted in Table 110.324.50.1, Antenna Placement Standards. 

3. An additional twenty-five (25) percent pole height shall be granted if the monopole is a 
stealth design that may include a slim line pole, a tree or other proposed camouflaged 
design compatible with the surrounding area. The width of the supporting mechanism for 
the antenna may increase up to the additional twenty-five (25) percent to the extent that 
the camouflage conceals the array. 

4. An additional ten (10) feet of height shall be granted when a collocation on an existing 
monopole is proposed. 

5. To the extent possible, monopole mounted antennas shall be placed in a manner that 
either natural features, built features or a combination of both provide a complete 
background to the antenna and monopole as seen from the nearest roadway or 
occupied structure. 

6. If the location of a monopole is in an area where a line of poles presently exists, the 
monopole and antenna shall be placed, to the extent possible, in line with the pattern of 
the other poles. 

7. A monopole mounted antenna shall be of a color that blends with the background. 
Reflective materials are prohibited. 

8. To the extent possible, a monopole shall be designed to replicate existing structures and 
natural features/vegetation in the immediate vicinity. 

9. Fencing shall be erected around the monopole. 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. 

 
 
as well as all five findings in accordance with Washoe County Development Code Section 
110.810.30:   
 

1. Consistency. 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. 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. The site is physically suitable for the addition of a microwave dish to 
the monopole antenna and for the intensity of the development; 

4. Issuance Not Detrimental. 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 

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: STMGID, ATTN: Dwayne Smith, 4930 Energy Way, Reno, NV 89502 
 
 
Action Order xc: Greg Salter, Esq., District Attorney’s Office;  
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EXHIBIT A 
 

Amended Conditions of Approval        
Amendment of Conditions Case No. AC12-004 
For Special Use Permit Case No. SB12-004 

 
The project approved under Amendment of Conditions Case No: AC12-004 for Special Use 
Permit Case No. SB12-004 shall be carried out in accordance with the Amended Conditions of 
Approval granted by the Board of Adjustment on October 4th, 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 amendment of conditions approval 
regarding the 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 amended conditions of approval related to the 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 
amended conditions imposed regarding the approved Special Use Permit may result in the 
initiation of revocation procedures.   

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

Washoe County reserves the right to review and revise the amended 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. 
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• 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.  
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 D. Pelham, MPA, Senior Planner, 775.328.3622 

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. 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 
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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. 

e. Prior to any ground disturbing activity, the applicant shall submit a landscaping 
design plan to the Department of Community Development for review and 
approval. Said plan shall continue and expand the existing screening of the 
facility, by means of evergreen trees, from the north end of the existing line of 
trees, and shall screen the remaining un-screened portion (approximately 30 
feet) of the eastern boundary of the fenced area and continue along the northern 
boundary approximately 30 feet (one-fourth) of the distance of the northern 
boundary of the fenced area. 

f. Prior to issuance of a final inspection the applicant shall install all required 
landscaping and shall provide financial assurances that landscaping will be 
maintained for a period of not less than three years. 

g. All landscaping shall be maintained in accordance with the provisions found in 
Section 110.412.75, Maintenance. A three-year maintenance plan shall be 
submitted by a licensed landscape architect registered in the State of Nevada to 
the Department of Community Development, prior to a final inspection. The plan 
shall be wet-stamped. 

h. The following Operational Conditions shall be required for the life of the 
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 
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 
business is in operation and maintains a valid business license. 

*** End of Amended Conditions *** 



Exhibit B 
 
 
From: Randy Collins [collins@775.net] 
Sent: Wednesday, August 22, 2012 12:05 PM 
To: Pelham, Roger 
Subject: Case sb12-004 nv energy south water tank mono pole 
 
From Randy Collins 6680 Legend Vista Reno NV 89501 
 
Re Case No. SB12-004 NV Energy South water tank monopole. 
 
To Rodger Pelham Washoe county planner. 
 
This is a letter of concern to the construction of the monopole installation on 
parcel No. 049-070-41 by special use permit.  
 
During the public hearings assembled on April 5th 2012 was discussed the  
variance requested by NVEnergy to avoid the construction project close to the 
established Whites creek trail which is encroaching on the 1000 foot distance 
form the trail.  During the hearings I formally spoke to a representative of the 
agent representing NVenergy project, and brought forward my concerns.  
 
First the pole itself having being described as a "monopole" single in design and 
not having any other communication disc, or antennas attached to the monopole ". 
Second that the landscaping that was described on page 3 section 10 in the 
supplemental hand out at the public meeting   in the special use permit 
application asking where and how many, and the height of the trees were to be. 
  
During the construction of the monopole currently, there has been a  
communications disk of around  2 -3 feet in diameter on the pole which as I  had 
clarified in the meeting above was not to be included in the project diagrams 
(page 7 of detail of monopole case No. Sb12-004) as well as Being told by the 
Nvenergy representative at the public hearings.  Also there has been no 
landscaping installed after the pole has been installed. 
 
I would like to go on record to oppose the additional antenna disk on the mono 
pole because it is a visual blight on the surrounding  forest land and was not a 
part of the original application design . 
  
I would like to go on record to approve the monopole only as described on page 7 
sb12-004 application, and to have the stated landscape completed as described on 
page 3 section 10 of the supplemental handout for the application. 
 
Thank you for hearing my concerns, Randy Collins.  
collins@775.net 
 
Sent from my iPad  
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From: Michele Norman [michele@numail.org] 
Sent: Thursday, September 13, 2012 4:01 AM 
To: Pelham, Roger 
Subject: Microwave dish 
 
Thank you for returning my call the other day.  While 
we own 155 Timberline View Court and the water tank 
and dish are very visible from our site, we don’t want 
to interfere with appropriate Community Development.  
We won’t be able to make the October 4, meeting but we 
want you to know that we accept the placing of the 
dish.  If they can take into account how this affects 
our view and place the dish in the least visible way, 
we’d appreciate it. 
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       Board of Adjustment Action Order   
Special Use Permit Case No. SB12-004 

 

Decision: Approval with Conditions 

Decision Date: April 5, 2012 

Applicant: NV Energy, Attn: Mark Sullivan 

Assigned Planner: Roger Pelham, MPA, Senior Planner 
 Washoe County Department of Community Development 
 Phone: 775.328.3622 
 E-Mail: rpelham@washoecounty.us 
 
Project Description: To allow the construction of a wireless communication monopole 45 feet 
in height and associated equipment. 

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

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

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

Washoe County, NV 
 
Notice is hereby given that the Washoe County Board of Adjustment granted approval with 
conditions of the above referenced case number based on the findings in accordance with 
Washoe County Development Code Article 324, Communication Facilities, and Article 810, 
Special Use Permits.  If no appeals have been filed within 10 days after the date of decision, the 
approval by the Washoe County Board of Adjustment is final. If filed, an appeal stays any further 
action on the permit until final resolution of the appeal.  If the end of the appeal period falls on a 
non-business day, the appeal period shall be extended to include the next business day.  An 
appeal shall be filed in accordance with the provisions found in Article 810 of the Washoe 
County Development Code. 
 
This Action Order of approval is granted subject to the attached conditions and Washoe County 
development standards.  Please contact the planner assigned to your project at the above-
referenced phone number within 7 days of receipt of this Order to review the steps necessary to 
satisfy the Conditions of Approval.  A business license, certificate of occupancy or final approval 
shall not be issued until all of the Conditions of Approval (attached) are satisfied.  Additionally, 
compliance shall be required with all federal, state and local statutes, ordinances and 
regulations applicable to the approved project.   
  



To: NV Energy, South Reno Water Tank, Monopole Antenna 
Subject: Special Use Permit Case No SB12-004 
Date: April 5, 2012 
Page: 2 
 
 
 
This Action Order does not authorize grading or building without issuance of the 
necessary permits from the Washoe County Building and Safety Department. 
 
 
Washoe County 
Community Development 
 
 
 
Bill Whitney 
Secretary to the Board of Adjustment 

BW/RP/dc (SB12-004 NV Energy Action Order) 

Attachments:   

 Conditions of Approval 
 
xc:   Property Owner: STMGID, attn: Rosemary Menard, 4930 Energy Way, Reno, NV 98502  
  
 Representatives: CFA, Inc. attn: Angela Fuss, 1150 Corporate Blvd, Reno, NV 89502 
 

Agencies: Greg Salter, Esq., District Attorney’s Office; Carol Buonanoma, 
Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; John 
Cella, Department of Water Resources; Kimble Corbridge/Leo Vesely, 
Engineering Division; Kurt Latipow, Fire Services Coordinator, David 
Mills, Truckee Meadows Division, Reno Fire Department; Larry Todd, 
Reno Fire; Dan Birkel Reno Fire; Tim Leighton, Sierra Fire Protection 
District; Southwest Truckee Meadows Citizen Advisory Board, Chair 
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EXHIBIT A 
 
 Conditions of Approval        

            Special Use Permit Case No.  SB12-004 

 
The project approved under Special Use Permit Case No: SB12-004 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on April 5, 
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.   

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

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

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

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

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

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

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

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

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

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

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

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

Washoe County 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 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. 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 
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limited to a maximum of two (2) working days from the date of 
notification. 

e. Prior to any ground disturbing activity, the applicant shall submit a landscaping 
design plan to the Department of Community Development for review and 
approval. Said plan shall continue and expand the existing screening of the 
facility, by means of evergreen trees, from the north end of the existing line of 
trees, and shall screen the remaining un-screened portion (approximately 30 
feet) of the eastern boundary of the fenced area and continue along the northern 
boundary approximately 30 feet (one-fourth) of the distance of the northern 
boundary of the fenced area. 

f. Prior to issuance of a final inspection the applicant shall install all required 
landscaping and shall provide financial assurances that landscaping will be 
maintained for a period of not less than three years.  

g. All landscaping shall be maintained in accordance with the provisions found in 
Section 110.412.75, Maintenance.  A three-year maintenance plan shall be 
submitted by a licensed landscape architect registered in the State of Nevada to 
the Department of Community Development, prior to a final inspection.  The plan 
shall be wet-stamped. 

h. No exterior lighting fixtures shall be permitted as part of this special use permit. 

i.  The following Operational Conditions shall be required for the life of the 
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. 

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

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, PE, 775.328.2040 
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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. 

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 *** 



 Board of Adjustment Staff Report  
Meeting Date: October 4, 2012 
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www.washoecounty.us/comdev 

 

   
 

Subject: Variance Case No: VA12-004 

Applicant(s):   Laurel Dempsey 

Agenda Item No.  8D 
Project Summary: To vary the required front yard setback from 30 feet to 18.6 feet, 

to vary the rear yard setback from 30 feet to 19.1 feet and to vary 
the front yard fence height from 4.5 to 6 feet in height along the 
southerly most parcel line to accommodate an existing fence and 
existing dwelling 

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 
 
Variance Case No. VA12-004 - Laurel Dempsey –To vary the required front yard setback 
from 30 feet to 18.6 feet, to vary the rear yard setback from 30 feet to 19.1 feet and to vary the 
front yard fence height from 4.5 to 6 feet in height along the southerly most parcel line to 
accommodate an existing fence and existing dwelling. 
 

 Location: 4835 Canyon Drive, approximately 250 feet northwest 
of the intersection of Canyon Drive and Westgate Road 

 Assessor’s Parcel No.(s): 009-101-14 
 Parcel Size: ± 22,460 square feet 
 Area Plan: Southwest Truckee Meadows 
 Citizen Advisory Board: West Truckee Meadows 
 Commission District: 1 – Commissioner John Breternitz 
 Development Code: Article 804, Variances 
 Section/Township/Range: Within Section 17, T19N, R19E, MDM, Washoe County, 

NV 
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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. VA12-004 are attached to this staff report 
and will be included with the Action Order.   

 



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

     
 

Variance Case No: VA12-004 
Page 4 of 10 

Vicinity Map  
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Site Plan 
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Overhead Photo 
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Project Evaluation 
 
The applicant is requesting several modifications to setback standards. None of the requested 
modifications would result in any changes to the existing house or land. All of the requested 
modifications are meant to implement a settlement agreement entered into by the applicant and 
their neighbor regarding the location of a fence and property line. That agreement is also being 
implemented by means of a boundary line adjustment as shown on the site plan included. 
 
The Board must make several findings of fact to support approval of a variance. The first of 
these is that there must be “special circumstances” on the property.  Special circumstances 
include: Exceptional narrowness, shallowness or shape of the specific piece of property,  
exceptional topographic conditions, or other extraordinary and exceptional situation or condition 
of the property and/or location of surroundings, such that the strict application of the regulation 
results in exceptional and undue hardships upon the owner of the property. 
 
In this case, the parcel is designated Low Density Suburban (LDS) which has a minimum 
specified lot width of 120 feet. The subject parcel is 111 feet in width. Further the northern half 
of the parcel contains slopes of approximately 50% (sloping downhill toward the Last Chance 
Ditch), any slope of 30% or greater is considered to be “constrained” by the Truckee Meadows 
Regional Plan. In a practical sense, because the north half of the lot is essentially unbuildable, 
the reduction in setbacks on the other half of the lot is needed to make up for the unusable 
space. It is the opinion of staff that due to the exceptional narrowness and exceptional 
topography that the first finding of fact can be made in favor of the applicant. Further, the 
increase in fence height is justified based upon the location of the surroundings, since that fence 
is the rear of the back yard of the neighboring parcel. It should be noted that while no one 
special circumstance, in and of itself, would necessarily justify approval of the requested 
variance, the three identified special circumstances in aggregate create practical difficulties for 
the applicant that can be relieved by the approval of the variance. 
 
The next finding of fact that must be made is that 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. There will be no physical changes on the ground if and 
when this variance is approved, therefore there is no detriment to the surrounding area or intent 
of the Development Code. 
 
Further, it must be found that granting the variance will not constitute a grant of special 
privileges inconsistent with the limitations upon other properties in the vicinity and the identical 
regulatory zone in which the property is situated. The dwelling and fence have been in existence 
for many years and are in character with the surrounding area, so it is the opinion of staff that no 
special privileges are being created. 
 
Next, it must be found that the variance will not authorize a use or activity which is not otherwise 
expressly authorized by the regulation governing the parcel of property. No activity of that sort is 
being requested.  
 
Finally, it must be found that the variance will not have a detrimental effect on the location, 
purpose and mission of a military installation. There is no military installation in the vicinity of the 
subject parcel. 
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It is the opinion of staff that all required findings can be made and a recommendation of 
approval with conditions is appropriate. 
 
The following photos show the existing dwelling and fence as seen from the access easement. 

 
 

 
 

Reviewing Agencies 
 
The following agencies received a copy of the project application for review and 
evaluationWashoe County Community Development 
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• Washoe County Department of Public Works,  

o Engineering Division 

o Traffic Division 

• Truckee Meadows Fire Protection District 

• Washoe County Community Development 

• Washoe County Open Space Program 

• Regional Transportation Commission 

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

• Washoe County Community Development required that all final construction 
match the plans as submitted with the variance application.     
Contact:  Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

 
• Washoe County Engineering Division responded stating they had no comments 

or conditions. 
Contact:  Leo Vesely, 775.328.8032 

Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Variance Case No. VA12-004 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 Variance Case No. VA12-004 for Laurel Dempsey, having made all five findings in 
accordance with Washoe County Development Code Section 110.804.25: 

 
1. Special Circumstances.  Because of the special circumstances applicable 

to the property, including exceptional narrowness and exceptional 
topographic conditions 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 

mailto:rpelham@washoecounty.us
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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;  

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

 

Appeal Process 
 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
xc: Applicant: Laurel G. Dempsey, 4835 Canyon Drive, Reno, NV 89519 
 
 Property Owner: Laurel G. Dempsey, 4835 Canyon Drive, Reno, NV 89519 
  
 Representatives: Tri State Surveying, attn: David Crook, 1925 Prater Way, Sparks, 

NV 89434 
 

Others to be Contacted: Stephens, Knight & Edwards, LLP, attn: Wallace D. Stephens, 
7655   Town Square Lane #220, Reno, NV 89523 

 
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; Amy Ray, Truckee Meadows Fire 
Protection District; Regional Transportation Commission, Attn:  Patrice 
Echola; Truckee Meadows Regional Planning Agency, One East First 
Street, Suite 900, Reno, NV 89501-1625; West Truckee Meadows Citizen 
Advisory Board, Chair.  
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EXHIBIT A 
 
 Conditions of Approval        

            Variance Case No: VA12-004  

 
The project approved under Variance Case No: VA12-004 shall be carried out in accordance 
with the Conditions of Approval granted by the Board of Adjustment on October 4, 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 Variance shall be met 
or financial assurance must be provided to satisfy the conditions of approval prior to issuance of 
a grading or building permit.  The agency responsible for determining compliance with a specific 
condition shall determine whether the condition must be fully completed or whether the 
applicant shall be offered the option of providing financial assurance.  All agreements, 
easements, or other documentation required by these conditions shall have a copy filed with the 
County Engineer and the Department of Community Development.   

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

Washoe County reserves the right to review and revise the conditions of approval related to this 
Variance 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 variance.  The Department of Community Development shall 
determine compliance with this condition. 

b.  A copy of the Final Order stating conditional approval of this variance shall be 
attached to all applications for administrative permits, including building permits, 
issued by Washoe County. 

*** End of Conditions *** 
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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:  September 13, 2012 

TO:  Roger Pelham, Department of Community Development 

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

SUBJECT: VA12-004 
  APN 009-101-14 
  LAUREL DEMPSEY 
               
 
I have reviewed the referenced variance and have no comments or concerns. 
 

 
 
LRV/lrv 

EXHIBIT D 



         
              Board of Adjustment Staff Report         

     Meeting Date:  October 4, 2012  
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Subject: Amendment of Conditions Case No: AC12-005 

for Special Use Permit Case SB12-012 

Applicant(s):   Sun Valley General Improvement District 

Agenda Item No.  8E 
Summary: To remove conditions of approval numbered 3a, 3b and 3c as 

originally recommended by Washoe County Risk Management, 
that are not applicable to a project on property not owned by 
Washoe County. 

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

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

 
   
 
Description: 
 
 
Amendment of Conditions Case No. AC12-005, to amend Special Use Permit Case No. 
SB12-012 – Sun Valley General Improvement District / Reno Indoor Paintball – To remove 
conditions of approval numbered 3a, 3b and 3c as originally recommended by Washoe County 
Risk Management, that are not applicable to a project on property not owned by Washoe 
County. 
 

• 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 810, Special Use Permits 
• Section/Township/Range: Within Section 18, T20N, R20E, 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. AC12-003 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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Background and Evaluation of Amendment Request 
 
In July of this year, Reno Indoor Paintball, Inc, received approval to establish a commercial 
paintball course, within the Sun Valley Community Park, which is owned by the Sun Valley 
General Improvement District (SVGID). Paintball 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. 
 
During the review of that project several agencies understood that the Sun Valley Community 
Park was actually located on land owned by Washoe County, rather than SVGID, and provided 
conditions of approval based upon that understanding. It is now understood that the parcel is 
owned by SVGID and it is appropriate to remove the conditions of approval which were based 
upon that misunderstanding. 
 
The property owner is seeking to remove the following conditions, proposed by Risk 
Management: 
 

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. 

 
Risk Management has provided the following letter: 
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This request is essentially administrative in nature and staff is comfortable recommending 
removal of conditions that are not applicable on land not owned by the County. Approval of an 
Amendment of Conditions is subject to the same findings as the original Special Use Permit 
approval. This change is consistent with the Master Plan and Area Plan as the use remains the 
same and the amendment is administrative only, in nature. Adequate improvements are on site, 
and the site is suitable for the use, evidenced by the fact that the site is already a community 
park with several various recreational uses. The approval of the amendment will not be 
significantly detrimental to the surrounding area, as it will not affect any of the proposed physical 
improvements. There is no military installation in the vicinity of the Sun Valley Community Park. 
 
Sun Valley Community Meeting 
 
The amendment of conditions request was presented by the property owner at the regularly 
scheduled Sun Valley Community Meeting on [date]. No objections were expressed at that 
meeting. 
 
Reviewing Agencies 
 
The following agencies received a copy of the Amendment of Conditions Application for review 
and evaluation. 
 

• Nevada Department of Transportation 
• Washoe County Community Development 
• Washoe County Engineering  
• Washoe County District Attorney 
• Washoe County Open Space Program 
• Truckee Meadows Fire Protection District 
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None of the above listed agencies/departments provided substantive comments or 
recommended conditions in response to their evaluation of the Amendment of Conditions 
application.  
 
Recommendation 
 
None of the agencies which reviewed the application recommended denial of the Amendment of 
Conditions request.   Therefore, after a thorough review and analysis, Amendment of Conditions 
Case No. AC12-005 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 within the staff 
report and the information received during the public hearing, the Washoe County Board of 
Adjustment approve Amendment of Conditions Case No. AC12-005 for Sun 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 amendment 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.  The site is physically suitable for the type of development and for the intensity 
of development; 
 
4. Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental to 
the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area; and 
 
5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect on 
the location, purpose or mission of the military installation. 
 
Appeal Process 
 
Board of Adjustment action will be effective ten (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:  Sun Valley General Improvement District, attn: Darrin Price, 5000 Sun 

Valley Boulevard, Sun Valley, NV 89433 
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 Property Owner: Sun Valley General Improvement District, attn: Darrin Price, 5000 Sun 
Valley Boulevard, Sun Valley, NV 89433 

  
Others to be Contacted: Reno Indoor Paintball, attn: Lawrence Kagawa, 1005 Standard Street, 

Reno, NV 89506 
  
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; Amy Ray, Truckee Meadows Fire 
Protection District; Regional Transportation Commission, Attn:  Patrice 
Echola; Truckee Meadows Regional Planning Agency, One East First 
Street, Suite 900, Reno, NV 89501-1625; Sun Valley Citizen Advisory 
Board, Chair. 
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EXHIBIT A 
 
Conditions of Approval        

            Amendment of Conditions Case Number AC12-005 for Special Use 
Permit Case Number SB12-012 

 
The project approved under Amendment of Conditions Case Number AC12-005 for 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 October 4, 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. 
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

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

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

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

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

Washoe County Community Development 

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

Contact Name – Roger Pelham, 775.328-3622 

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

e. Prior to approval of a business license, the applicant shall submit a phased 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 provide an analysis of all 
parking areas on the parcel including a letter from a licensed engineer stating 
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whether sufficient parking exists for the maximum utilization of all uses on the 
parcel. If additional parking is required it shall be constructed prior to the issuance of 
a business license. All parking areas shall comply with all applicable Development 
Code standards. 

g. 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. 

h. 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 allows sufficient access for service vehicles to access this 
area for maintenance of the flood detention facility.  

i. 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. 

j. 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. 

k. Prior to approval of a business license, the applicant shall provide an analysis of all 
landscaped areas 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. 

l. 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 20 feet adjacent to the proposed facility along West 7th Avenue. 

m. 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. 

n. All netting surrounding the paintball fields of play shall be black, 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). 

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

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 
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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. 

r. 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 shall be allowed 
during daylight hours for competition events only. 

9. Amplified music systems are 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. [Deleted by Board of Adjustment on October 4, 2012] 
 
b. [Deleted by Board of Adjustment on October 4, 2012] 
 
c. [Deleted by Board of Adjustment on October 4, 2012] 
 
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 
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 Board of Adjustment Staff Report  
 Meeting Date: October 4, 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. SB12-011 

Applicant:   NV Energy 

Agenda Item No.                   8F 

Project Summary: To allow the installation of a 54.5-foot tall monopole antenna to 
facilitate the “NV Energize” Program.  

Recommendation: Approval with Conditions 

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

 
 

Project Description 
 
Special Use Permit No. SB12-011 NV Energy – a request to install a 54.5-foot tall monopole 
antenna at 2540 Antelope Valley Road for the “NV Energize” meter program. 
 
• Location: 2540 Antelope Valley Road 
• Assessor’s Parcel No.: 079-481-69 
• Parcel Size: 54 Acres 
• Current Regulatory Zone: Low Density Rural (LDR) 
• Area Plan: North Valleys 
• Commission District: 5 – Commissioner Weber 
• Development Code: As authorized in Article 810 Special Use Permits 

and required by Article 324 Communication 
Facilities 

• Section/Township/Range:  Within Section 14, T22N, R19 E, 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. SB12-011 are attached to this staff 
report and will be included with the Action Order.   
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Site Plan Detail 
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Project Evaluation 
 
This application is for a wireless communications facility consisting of a 54.5-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. 
 
The monopole will be located on a privately owned 54-acre lot adjacent to Antelope Valley 
Road.  There is an existing single-family residence on the property approximately 350 feet from 
the proposed monopole location. In addition, there is a residential wind machine located near 
the home. The subject parcel is relatively flat and covered in native vegetation. The parcel is 
zoned Low Density Rural (LDR).  Monopole antennas are allowed in all rural residential areas, 
per Section 110.324.50 (e) placement standards. All the surrounding properties are zoned LDR, 
with the minimum lot size of 8 acres. Most lots are 10 or more acres and are developed with 
single-family residences.  
 
The proposed monopole antenna will be a new structure and will be located approximately 61 
feet from the subject parcel’s northeast property line where an existing 38.5-foot tall 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.  A small panel antenna will be attached 
to the pole approximately 27 feet above grade.  The 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 located in any restricted areas 
(identified in Section 110.324.50(e)(10) as a significant ridgeline, near a designated public trail, 
within a critical or sensitive stream zone or a designated floodway).  By locating the monopole 
near an existing power line and on a property with a wind machine, the poles are clustered 
rather than spread out over the landscape. This is consistent with Section 110.324.50 (e)(6), 
which states “If the location of the monopole is in an area where a line of poles presently exists, 
the monopole and antenna shall be placed, to the extent possible, in line with the pattern of the 
other poles.”  This location has power available, so additional utilities do not need to be 
installed.  The installation of the monopole antenna will be completed in 2012, and should take 
approximately one week.  
 
Personnel may periodically visit the monopole for maintenance, equipment modification or 
repairs, but otherwise, the monopole will remain unstaffed.  Access will be from existing roads 
and on-site parking will be on the existing hard soil.  There are no utility or road improvements 
being proposed, and there is no signage or lighting being proposed. There is no need for water 
or sewer for this use.  NV Energy states that the location was selected to allow the monopole to 
be the shortest possible, while performing reliably.  

Justification of Findings 
Staff’s analysis of the Special Use Permit request identifies the following justifications for the 
required findings as outlined in Article 810 Special Use Permits and in Article 324 
Communication Facilities. 
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Findings in 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; 

Rationale: The proposal is consistent with the Washoe County Master Plan and 
the North Valleys Rural Character Management Area; 

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; 

Rationale: The facility does not require additional utility or road improvements, 
and there is no signage or lighting being proposed.  The pole is designed without 
climbing apparatus, therefore the pole qualifies as being an anti-climbing device. 
Any improvements required under the Conditions of Approval shall meet with the 
satisfaction of the requesting reviewing agency.  

3. Site Suitability.  That the site is physically suitable for a monopole antenna wireless 
communications facility and for the intensity of such development;  

Rationale: The subject parcel is relatively flat so only minimal grading is required. 
All surrounding residential structures are more than 350 feet from the proposed 
monopole location.   

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;  

Rationale: The monopole does not pose a detriment to the public’s health, safety 
or welfare. The monopole is located on a 54.5-acre privately owned parcel, and 
the property owner has agreed to its location.  

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 

Rationale: There are no military installations in this area.  

Findings in 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 section 110.324.40 to 110.324.60 
Communication Facilities;  

110.324.40 Definitions 
Monopole Mounted Antenna.  A monopole mounted antenna means a 
communications receiving and/or transmitting device that is attached to a ground 
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mounted, free-standing pole that is erected for the purposes of supporting one 
(1) or more antennas. 

Slim Line Pole.  A slim line pole is a ground mounted, free-standing 
communications receiving and/or transmitting device with flush mounted 
antenna. 

Rationale: the proposed antenna falls under the definition of a slim line 
monopole.  

110.324.50 Wireless Facilities/Cellular Faculties Placement Standards 

(e) Monopole Antenna. The placement of the monopole antenna shall comply 
with the following criteria: 
(ii) Antennas shall be allowed in all Rural Residential, Public/Semi-Public 

Facilities (PSP), General Commercial (GC), Neighborhood 
Commercial/Office (NC), Tourist Commercial (TC), Industrial (I), Parks 
and Recreation (PR), and Specific Plan (SP) regulatory zones.  
Antennas may be allowed in Urban Residential and Suburban 
Residential regulatory zones when the antenna is proven by a technical 
review to be required to fill a “Significant Gap Coverage” as defined in 
Section 110.324.55.  Antenna shall be limited to the building standard 
height for an allowed main structure plus up to ten (10) feet above that 
height. 

 Rationale: The maximum building height in GR is 35 feet. Therefore the 
allowable height is 45 feet.  

(iii) Not applicable.  

 Rationale: Site is not located in GR or OS zoned location.   

(iv) An additional twenty-five (25) percent pole height shall be granted if the 
monopole is a stealth design that may include a slim line pole, a tree or 
other proposed camouflaged design compatible with the surrounding 
area.  The width of the supporting mechanism for the antenna may 
increase up to the additional twenty-five (25) percent to the extent that 
the camouflage conceals the array. 

 Rationale: The proposed monopole is a 54.5-foot tall slim line pole. With 
the 25% additional height allowance the monopole could be permitted 
to be 56.25-feet tall.  

(v) Not applicable.  

 Rationale: Antenna is not located on an existing pole.  

(vi) To the extent possible, monopole antenna shall be place in a manner 
that either natural features, built features or a combination of both 



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

     
 

Special Use Permit Case No: SB12-011 
Page 9 of 15 

provide a complete background to the antenna and mono pole as seen 
from the nearest roadway or occupied structure.   

Rationale: The subject parcel has an existing utility pole and power lines 
running parallel to Antelope Valley Road and a 38.5 foot tall wind 
turbine near the residential structure. The monopole will be located 
between these two structures.   

(vii) The location of the monopole is in an area where a line of poles 
presently exist, the monopole and antenna shall be placed, to the extent 
possible, in line with the patterns of the other poles.  

Rationale: In order to provide separation from the power lines the 
monopole will be located approximately 15 feet away from the line of 
the utility pole. This location is close enough to the utility pole to give the 
appearance of being “in line” with it.  

(viii) A monopole mounted antenna shall be of a color that blends with the 
background.  Reflective materials are prohibited. 

Rationale: The 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.  

(ix) To the extent possible, a monopole shall be designed to replicate 
existing structures and natural features/vegetation in the immediate 
vicinity. 

Rationale: The monopole replicates the wind turbine and the power 
lines that run parallel to Antelope Valley Road.  

(x) Fencing shall be erected around the monopole.  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. 

Rationale: the pole is a slim line monopole without any climbing 
apparatus. The pole is accessed by a bucket truck when service is 
needed.  In previous cases of slim line monopole of this type, the board 
has found that a pole designed not to be climbed, is itself an anti-climb 
device.  

(xi) Monopole mounted antennas are restricted from being located in the 
following locations unless a “significant gap” (see Section 110.324.55) 
can be demonstrated with a technical review: 

Rationale: the monopole will not be located in any of the restricted 
areas specified in code. Those areas being; near a public trail, in a 
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sensitive or critical stream zone or in a flood plain, and is not located on 
a ridgeline.  

6. Public Input. That any public input received was considered during the 
public hearing review process  

Rationale: Public notice was sent to 33 separate property owners who 
own real property within 1,000 feet of the project site. In addition, the 
public had the opportunity to meet and speak with the applicant’s 
representative at the North Valleys’ Community Forum meeting held on 
July 9, 2012. No public comments were received by staff. 

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. 

Rationale: The new pole will be located near an existing power pole and 
does not stand alone on the vista. The pole is not located on a ridgeline. 
The closest residential structure is over 350 feet away from the pole 
location.  

 



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

     
 

Special Use Permit Case No: SB12-011 
Page 11 of 15 

 
Site Photo.  The monopole will be located several feet behind the utility pole.  
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Elevation 
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North Valleys Community Forum 
 
Washoe County has suspended Citizen Advisory Board meetings for the next 6 month period in 
order to look at other ways to involve the community in the planning process.  Community 
Relations staff scheduled a Community Forum to discuss public involvement in County 
government.  Community Relations requested that the applicant’s representative attend the 
North Valleys’ Community Forum on July 9, 2012, to answer questions that the public might 
have.  No reports or recommendations were provided as part of the forum.  

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, Environmental Health Division 

• Truckee Meadows Fire Protection District 

 
Two out of the five 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 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: Eva Krause, 775.328.3796, ekrause@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 
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Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Special Use Permit Case No. 
SB12-011 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 with conditions Special Use Permit Case No. SB12-011 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 

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; 

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 

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 
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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: Carol and Thomas Duncan, P.O. Box 61466, Reno, NV 89506 
  
 Consultant: CFA, Inc., Attn:  Angela Fuss, 1150 Corporate Blvd., Reno, NV 89502 
 



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 
 

 
 
 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 – Eva Krause, 775.328-3796, ekrause@washoecounty.us 

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

EXHIBIT B 

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  July 12, 2012 

TO:  Eva Krause, Department of Community Development 

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

SUBJECT: SB12-011 
  APN 079-481-69 
  NV ENERGY ANTELOPE VALLEY 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 



Exhibit C 
 
Public Notice 
 
A public notification of Special Use Permit Case No. SB12-011 was  mailed to at least 30 
separate property owners within a minimum 500-foot radius of the subject property.  This 
proposal was noticed over a 1000-foot radius of the subject property, noticing 34 
separate property owners.  
 

 
 

NOTICING MAP 
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              Board of Adjustment Staff Report         

     Meeting Date:  October 4, 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: Extension of Time Request for 
 Special Use Permit Case No: SB10-012 and 
 Variance Case No. VA11-001 
 
Applicant:   Washoe County Regional Parks & Open Space 
  
Agenda Item  8G 
 
Proposal Summary: To extend for 5-years, until August 3, 2016, the approval of both 

the Special Use Permit and Variance for the Ballardini Ranch 
Trailhead. 

 
Recommendation: Special Use Permit SB10-012: Approve as Conditioned 
 Variance VA11-001: Approve as Conditioned 
 
Prepared by: Sandra Monsalvè, AICP, Senior Planner 
 Washoe County Department of Community Development 
 Phone: 775.328.3608 
 E-Mail: smonsalve@washoecounty.us 
   
Proposal: 
 
Extension of Time Request for Special Use Permit Case No. SB10-012 and Variance Case 
No. VA11-001 - Washoe County Regional Parks Department – To extend for 5 years, until 
August 3, 2016, the approval of the Special Use Permit to allow for excavation exceeding 1,000 
cubic yards, disturbance of a Significant Hydrologic Resource (SHR); and Variance to construct 
retaining walls in excess of 6 feet in order to accommodate the development of the Ballardini 
Ranch Trailhead. 
 
• Location: Western end of Lone Tree Lane, ±0.6 miles west of 

Lakeside Drive 
• Assessor’s Parcel No.(s): 222-080-07 and 222-080-08 
• Parcel Size: ±121.2 and ±90.6 acres respectively 
• Current Regulatory Zone(s): General Rural (GR), Low Density Rural (LDR), and 

Medium Density Suburban (MDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Commission District: 1 – Breternitz and 2 - Humke 
• Development Code: Authorized in Article 810 Special Use Permits, Section 

110.810.65, and Article 804 Variances, Section 
110.804.55 

• Section/Township/Range: Within Sections 2, 3, 11, T18N, R18E, MDM  
Washoe County, NV 
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Extension of Time Requests 
 
An Extension of Time Request may be necessary in order to avoid the expiration 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 Extension of Time 
Request application is submitted are listed below: 
 

• There is no condition of the approved discretionary permit stating when the 
completion of the project is expected. 

• Extend the expiration date of the discretionary permit 
• Extend the time to complete phases of the approved project 
• Extend the time to request building permits 

 
The Extension of Time request is required to be heard by the same board that approved the 
original application.  The Extension of Time Request 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 decision making body grants an approval of the request, an amended 
Action Order is created along with applicable amended conditions of approval. 
 
The Conditions of Approval for Special Use Permit Case No. SB10-012 and Variance Case No. 
VA11-001 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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Aerial of the Subject Parcels 
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Evaluation of Amendment Request 
 
 
Background/Previous Action: 
 
On February 3, 2011 the requested special use permit and variance were presented to the 
Washoe County Board of Adjustment for review and consideration.  At that time a motion was 
made by Member Wideman to approve with conditions Special Use Permit Case No. SB10-012 
and Variance Case No. VA11-001; the motion was seconded by Member Toulouse and passed 
unanimously with a vote of five (5) in favor and Zero (0). 
 
Request: 
 
The applicant is requesting to extend for 5 years, until August 3, 2016, the approval of both the 
Special Use Permit and Variance.  The approved special use permit was to allow for excavation 
exceeding 1,000 cubic yards and construction of two box-culvert bridges over an unnamed 
stream.  The approved variance is to construct retaining walls in excess of 6 feet in order to 
accommodate the development of the Ballardini Ranch Trailhead. 
 
The applicant has requested this time extension due to unforeseen delays in the permitting 
process with the U.S. Army Corps of Engineers.  As a result, completion of the trailhead project 
has been delayed. 
 
All aspects of the special use permit and variance, including all conditions, will remain as 
previously approved. 
 
 
 
Recommendation 
 
Those agencies which had originally reviewed the application had no new conditions or 
comments; for this Extension of Time request.   Therefore, after a thorough review and analysis, 
the Extension of Time Request for Special Use Permit, Case No. SB10-012 and Variance Case 
No. VA11-001 is being recommended for approval with conditions.  Staff offers the following 
motions for the Board’s consideration. 
 

Motion – Special Use Permit 

I move that after considering the information contained within the staff report and the information 
received during the public hearing, the Washoe County Board of Adjustment approve Extension 
of Time Request for Special Use Permit Case No. SB10-012 for Ballardini Ranch Trailhead 
(Washoe County Regional Parks and Open Space) 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 Southwest 
Truckee Meadows Area Plan; 
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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 the trailhead development, 
in that there are no other facilities that might be utilized at this location; 

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. Special Review Considerations.  That the Board of Adjustment considered the 
Special Review Considerations as stated in Section 418.30 of the Development 
Code, listed below, and found that, as conditioned, adequate provisions have 
been made to comply with these considerations; and 

(a) Conservation of topsoil; 
(b) Protection of surface water quality; 
(c) Conservation of natural vegetation, wildlife habitats and fisheries; 
(d) Control of erosion; 
(e) Control of drainage and sedimentation; 
(f) Provision for restoration of the project site to predevelopment conditions; 
(g) Provision of a bonding program to secure performance of the requirements 

imposed; and 
(h) Preservation of the hydrologic resources, character of the area and other    

conditions as necessary. 
 

6. 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, as there are 
no military installations in that area of Washoe County. 

Motion - Variance 

I move that, after considering the information contained within the staff report and the 
information received during the public hearing, the Washoe County Board of Adjustment 
approve Extension of Time Request for Variance Case No. VA11-001 for Ballardini Ranch 
Trailhead, having made all five findings in accordance with Washoe County Development Code 
Section 110.804.25 
 

1. Special Circumstances.  Because of the special circumstances applicable to the 
property, including either the: 

a. Exceptional narrowness, shallowness or shape of the specific piece of property, 
or 

b. By reason of exceptional topographic conditions, or 
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c. Other extraordinary and exceptional situation or condition of the property and/or 
location of surroundings,  

The strict application of the regulation results in exceptional and undue hardships 
upon the owner of the property; 

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

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

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

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: Washoe County Regional Parks, Attn:  Cheryl Surface, 2601 Plumas 

Street, Reno, NV 89509. 
 
 Property Owner: Same as above 
 
 Representative: Wood Rodgers, Inc., Attn:  Melissa Lindell, 5440 Corporate Drive, Reno, 

NV  89511. 
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EXHIBIT A 
 
 Conditions of Approval        
Special Use Permit Case No. SB10-012 and Variance Case No. 
VA11-001 

The project approved under Special Use Permit Case No. SB10-012 and Variance Case No. 
VA11-001 shall be carried out in accordance with the Conditions of Approval granted by the 
Board of Adjustment on February 3, 2011, in addition to any Amended Conditions of Approval 
granted by the Board of Adjustment on October 4, 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 
and Variance shall be met or financial assurance must be provided to satisfy the conditions of 
approval prior to issuance of a grading or building permit.  The agency responsible for 
determining compliance with a specific condition shall determine whether the condition must be 
fully completed or whether the applicant shall be offered the option of providing financial 
assurance.  All agreements, easements, or other documentation required by these conditions 
shall have a copy filed with the County Engineer and the Department of Community 
Development.   

Compliance with the conditions of approval related to this Special Use Permit and Variance 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 and Variance may result in the 
institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit and Variance 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. 

NEW AMENDED CONDITION: 

Contact Name – Sandra Monsalve, AICP 775.328.3608 

a. The applicant shall complete all aspects of the project related to the Ballardini 
Ranch Trailhead (SB10-012 & VA11-001), as approved by the Board of 
Adjustment by August 3, 2016.  The Department of Community Development 
shall determine compliance with this condition. 

 

Washoe County Community Development 

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

ORIGINAL CONDITIONS OF APPROVAL: 

Contact Name – Don Morehouse 775.328.3632: 

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

b. 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. 

 

c. Where grading occurs, topsoil will be conserved to the extent possible. The 
Parks Department intends to conserve the topsoil by retaining it on site and 
providing revegetation with a seed mix as approved by Washoe County. 

d. By constructing the proposed trailhead the Washoe County Parks will ensure 
protection of surface water quality. Best management practices will be utilized to 
minimize impacts on surface water quality during construction. Where the 
existing vegetation is impacted during construction due to grading, it will be 
replaced with a natural seed mix and watered with water trucks to ensure proper 
reestablishment of vegetation. Wood Rogers and the Parks Department will work 
closely with the WCSD to determine an appropriate seed mix for this area and 
submit it with final plans. The unnamed creek currently has steep banks and is at 
risk of erosion activity. The proposed trailhead will also stabilize the north banks 
of the creek by adding rock protection, willows, and stepping the current bank to 
encourage a strong and stable creek shoulder. 

e. No permanent impacts to wildlife habitats and/or fisheries are anticipated with the 
construction of the proposed crossing. Where natural vegetation is impacted 
during construction due to grading, it will be replaced with a natural seed mix and 
watered with water trucks to ensure proper reestablishment of vegetation. Wood 
Rogers and the Parks Department will work closely with the WSCD to determine 
an appropriate seed mix for this area and submit it with final plans. 

f. Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix and watered with water trucks to ensure 
proper reestablishment of vegetation. Erosion potential on the site will be 
improved with the stabilization of the north bank of the creek. 

g. While most of the area identified with the critical stream zone (CSZ) and/or 
sensitive stream zone (SSZ) will not be impacted through this project, where the 
project does impact these stream zones, it will be minor. Wood Rogers is 
currently working with the US Army Corps of Engineers to ensure all impacts are 
minimized and any impacts will be mitigated with the construction of this project. 
Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix. The project site is undeveloped at this 
time and Washoe County Parks wants to keep the property in its natural 
condition but allow the public to also enjoy the location. 

h. Washoe County Parks has allocated $500,000 to this project plus revenue raised 
through the latest round of sales through the South Nevada Public Land 
Management Act also will provide additional $1,000,000 to the construction for 
the trailhead and trail system. 
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i. The significant hydrologic resource, the unnamed creek, will still have the 
opportunity to flow as it does currently. Since Washoe County Parks intends to 
restore the disturbed portions of the site by use of revegetation (with the 
exception of the access roads and parking) the SHR will be preserved and the 
character of the area will also be preserved. It is the intent of Washoe County 
Parks to preserve this area and open it to the public to enjoy. 

Washoe County Department of Public Works 
 

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

Contact Name – Leo Vesely 775.328.2040 

a. The applicant/owner 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 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. 

d. The applicant 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. 

e. All paving and driveway improvements necessary to serve the project shall be 
designed and constructed to County standards and specifications. 

f. A hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report shall 
include the locations, points of entry and discharge, flow rates and flood limits of 
all 5- and 100-year storm flows impacting both the site and offsite areas and the 
methods for handling those flows. The report shall include all storm drain pipe 
and ditch sizing calculations and a discussion of and mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

  
g. Any increase in storm water runoff resulting from the development of the site and 

based upon the 5-year storm, shall be obtained on site to the satisfaction of the 
County Engineer. 

h.  A grading bond of $1,500/acre of disturbed area shall be provided to the 
Engineering Division prior to issuance of a building/grading permit. 
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i. The applicant shall provide the engineering division copies any necessary 
easements for access. 

j. All disturbed areas left undeveloped for more than 30 days shall be treated with a 
dust palliative. 

Washoe County District Health Department  
 
4. The following conditions are requirements of the District Health Department Vector 

Borne Diseases Program, 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 Name – Jim Shaffer 775.785.4599  

k. The document states that the construction of the culvert crossing of an unnamed 
creek will be lined with rock rip rap. Any disturbance by equipment working in the 
stream bed shall require the placement of rock in the disturbed areas of the 
upstream and downstream reaches of the channel (Article 418 section 
110.418.20(a)2). This will reestablish the integrity of the channel bottom and 
reduce sediment runoff. 

l. As part of the stabilization process, willows will be planted along the unnamed 
creek. District Health will require willow trees planted at a minimum 30 inches on 
center.    

m. The north bank of the creek will be armored mechanically with top soil used to fill 
the voids in the armoring. To discourage void formation for rodent activity District 
Health shall require a mixed aggregate ¾ inch to 1/1/2 inch D size placed in the 
voids of the rip rap to a depth of 3 inches. 

n. Water in the valley gutter will eventually be conveyed in a drainage ditch at the 
northeast end of the parking area. Cobble rock shall be placed in the flow line of 
this ditch and all ditches to reduce the transport of sediment and small fines. 

o. Straw bale check dams are being proposed for erosion control. The Best 
Management Practices Handbook for the Truckee Meadows prohibits the use of 
straw bales. Alternative methods such as waddles can be used. 

p. Prior to approval of any grading and or building permit the above details will be 
required on the civil plans. 

5. The following conditions are requirements of the District Health Department 
Environmental Health Services Division, 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 Name – Doug Coulter 775.328.2429 

q. All land disturbing activities during construction phases, such as, but not limited 
to, grading, excavation, cut and fill, etc., must be done with effective dust control 
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measures consistent with Washoe County District Board of Health Regulations 
Governing Air Quality Management, Section 040.030. Disturbances greater than 
1 acre in size must obtain an approved dust control plan prior to beginning work.  

Washoe-Storey Conservation District  

 
6. The following are conditions are requirements of the Washoe-Storey Conservation 

Office, which shall be responsible for determining compliance with the condition.   

Contact Name – Kerrie L. Herring-Bird – 775.223.3372  

a. Please provide a revegetation plan, including a soil profile and seed mixture plan for 
bare soil, slope treatment and creek crossings that will prevent noxious weeds from 
establishing on bare soil and will also act as host plants for native pollinators as well 
as provide wildlife habitat.  WSCD will follow-up on the final submission in order to 
verify that the plan is appropriate for the project location. 

b. WSCD recommends that any materials imported to the project site are determined to 
be noxious weed free, as to help stop the spread of noxious weeds in Washoe and 
surrounding counties. 

c. WSCD supports drought-resistant landscaping, which will ultimately minimize water 
runoff into the Washoe County stormwater infrastructure. 

d. WSCD supports Best Management Practices (BMPs) and the use of temporary 
sediment intercept barriers, such as silt fencing and/or sand bags, which may be 
necessary to prevent sediment and stormwater runoff from reaching major roadways 
during construction. 

e. Construction of new roads and parking lots should allow for proper drainage, 
moreover permanent structures should be constructed to provide for stormwater 
runoff control; proper grading along the boundaries of roads and parking lots should 
be conducted to prevent erosion and consequential sediment transport/deposition. 

f. In Washoe County and Storey County light pollution is a growing problem with 
regards to growth and expansion.  Applicants of any and all developments and/or 
property changes, either commercial, residential or other developments are 
requested to provide a light pollution prevention and dark sky conservation and 
improvement plan.  Preservation and conservation of the night sky in Nevada is a 
priority for the betterment of quality living in the high desert. 

 

*** End of Conditions *** 



         
              Board of Adjustment Staff Report         

    Meeting Date:  February 3, 2011  

  

 
   

                                         
Subject: Special Use Permit Case No: SB10-012 and  
                                               Variance Case No: VA11-001 
 
 Applicant(s): Washoe County Parks and Open Space  
  
 Agenda Item No. 6A & 6B 
 
Project Summary: To allow for excavation exceeding 1000 cubic yards, disturbance 

of a significant hydrologic resource (SHR), and retaining walls to 
in excess of 6 feet in height in order to accommodate the 
development of the Ballardini Ranch Trailhead. 

 
Recommendation: Special Use Permit: Approval with Conditions 
 Variance: Approval with Conditions 
 
Prepared by: Don Morehouse, Planner 
 Washoe County Department of Community Development 
 775-328-3632 
 dmorehouse@washoecounty.us 
Washoe County 
Commission District: District No: 2 
   
 
Project Description 
 
Special Use Permit: Ballardini Ranch Trailhead – To allow for excavation exceeding 1000 cubic 
yards and to allow disturbance of a significant hydrologic resource (SHR), specifically a critical 
stream zone buffer and sensitive stream zone buffer area pursuant to Article 418 of the 
Development Code (Washoe County Code Chapter 110). 
 
Variance: Ballardini Ranch Trailhead – To allow retaining walls to be in excess of 6 feet in 
height in order to accommodate the development of the Ballardini Ranch Trailhead project as 
authorized in Section 110.804 of the Washoe County Development Code. 
 
The parcels are located at the western end of Lone Tree Lane, approximately 0.6 miles west of 
Lakeside Drive.  The ±121.2 and 90.6 acre parcels are designated General Rural (GR), Low 
Density Rural (LDR), and Medium Density Rural (MDR) in the Southwest Truckee Meadows 
Area Plan, are located within the jurisdiction of the Southwest Truckee Meadows Citizen 
Advisory Board, and are in Washoe County Commission District No. 2.  The properties are 
within portions of Section 2, 3, 11; T18N, R18E, MDM, Washoe County, Nevada.  (APN 222-
080-07 and 222-080-08). 
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“Your Community Development Department” 
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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. 
 
 
Variance 

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.   
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Overhead Photo of Parcels  

 

 
 
 

Project Evaluation 
 
The property for the proposed Ballardini Ranch Trailhead is on General Rural (GR), Low 
Density Rural (LDR), and Medium Density Rural (MDR) parcels of ±121.2 and 90.6 acres that 
are located at the western end of Lone Tree Lane off of Lakeside Drive in the Southwest 
Truckee Meadows. The Ballardini Ranch Trailhead entails the development of two culvert 
crossings over an existing creek that will disturb a significant hydrologic resource (SHR), 
excavation of over 1000 cubic yards of materials, and disturbance of over 25,000 square feet in 
order to construct driveway and parking improvements associated with the Ballardini Ranch 
Regional Park Trailhead.  The grading is necessary to construct the parking spaces, picnic 
areas, driveway improvements, and two box culvert bridges necessary to cross the unnamed 
creek. The project will give Washoe County residents and visitors alike a location where they 
can walk, ride mountain bikes, and horseback ride in a beautiful location. This trailhead will also 
allow connection to the forest service parcels above the project and eventually tie into future 
trails linking the Carson Range above Southwest Reno from Arrow Creek to Hunter Creek. 
 
It is anticipated that the project will disturb 98,785 square feet (2.26 acres) on two separate 
parcels along with approximately 1,640 cubic yards of materials being excavated on site. APN # 
222-080-07 (121.2 acres) was purchased by Washoe County for the purpose of creating open 
space and the development of a regional park trailhead. APN# 222-080-08 (90.6 acres) is a 
parcel owned by the Persigehl Family Trust, which Washoe County has an access easement on 
in order to provide public access to the proposed trailhead. The portion of the request that 
requires the Special Use Permit review and approval by the Board of Adjustment is for 
disturbance to an SHR, disturbed area of greater than 25,000 square feet, and excavation 
exceeding 1000 cubic yards (Development Code Section 110.418.20 - Critical Stream Zone 
Buffer Area Development Standards and Development Code Section 110.438.35 – Grading 
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Permit Requirements).  The material movement on site is approximately 1,640 cubic yards of 
cut and 5,135 cubic yards of fill for a net import of approximately 3,500 cubic yards. 
 
The portion of the request that requires a Variance is for the construction of retaining walls that 
exceed 6 feet in height (Development Code Section 110.406.50 – Fences, Walls, or Perimeter 
Planting).   
 
Project development will consist of two box culvert bridges over the unnamed creek, disturbing 
15,334 square feet of the critical stream zone (CSZ) buffer and 83,450 square feet of the 
sensitive stream zone (SSZ) Buffer. The applicant has submitted an Army Corps of Engineers 
Section 404 permit for this project. 
 
Special Review Considerations for Special Use Permit 
 
There are eight special review considerations required by Article 418 of the Development Code 
for review of grading within the sensitive and critical stream buffer zones. The applicant has 
provided additional information at the request of staff to address each one of the special review 
considerations. The applicant’s responses are as follows: 
 

A. Conservation of Topsoil: Where grading occurs, topsoil will be conserved to the 
extent possible. The Parks Department intends to conserve the topsoil by retaining it 
on site and providing revegetation with a seed mix as approved by Washoe County. 

 
B. Protection of Surface Water Quality: By constructing the proposed trailhead the 

Washoe County Parks Department will ensure protection of surface water quality. 
Best management practices will be utilized to minimize impacts on surface water 
quality during construction. Where the existing vegetation is impacted during 
construction due to grading, it will be replaced with a natural seed mix and watered 
with water trucks to ensure proper reestablishment of vegetation. Wood Rogers and 
the Parks Department will work closely with the Washoe-Storey Conservation District 
(WSCD) to determine an appropriate seed mix for this area and submit it with final 
plans. The unnamed creek currently has steep banks and is at risk of erosion 
activity. The proposed trailhead will also stabilize the north banks of the creek by 
adding rock protection, willows, and stepping the current bank to encourage a strong 
and stable creek shoulder.  

 
C. Conservation of natural vegetation, wildlife habitats and fisheries: No 

permanent impacts to wildlife habitats and/or fisheries are anticipated with the 
construction of the proposed crossing. Where natural vegetation is impacted during 
construction due to grading, it will be replaced with a natural seed mix and watered 
with water trucks to ensure proper reestablishment of vegetation. Wood Rogers and 
the Parks Department will work closely with the WSCD to determine an appropriate 
seed mix for this area and submit it with final plans. 

 
D. Control of erosion: Where the existing vegetation is impacted during construction 

due to grading, it will be replaced with a natural seed mix and watered with water 
trucks to ensure proper reestablishment of vegetation. Erosion potential on the site 
will be improved with the stabilization of the north bank of the creek. 

 
E. Control of drainage and sedimentation: Where the existing vegetation is impacted 

during construction due to grading, it will be replaced with a natural seed mix and 
watered with water trucks to ensure proper reestablishment of vegetation. Erosion 
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potential on the site will be improved with the stabilization of the north bank of the 
creek. 

 
F. Provision for restoration of the project site to predevelopment conditions: 

While most of the area identified with the critical stream zone (CSZ) and/or sensitive 
stream zone (SSZ) will not be impacted through this project, where the project does 
impact these stream zones, it will be minor. Wood Rogers is currently working with 
the US Army Corps of Engineers to ensure all impacts are minimized and any 
impacts will be mitigated with the construction of this project. Where the existing 
vegetation is impacted during construction due to grading, it will be replaced with a 
natural seed mix. The project site is undeveloped at this time and Washoe County 
Parks wants to keep the property in its natural condition but allow the public to also 
enjoy the location. 

 
G. Provision of a bonding program to secure performance of requirements 

imposed: Washoe County Parks has allocated $500,000 to this project plus revenue 
raised through the latest round of sales through the South Nevada Public Land 
Management Act also will provide additional $1,000,000 to the construction for the 
trailhead and trail system. 

 
H. Preservation of the hydrologic resources, character of the area and other 

conditions as necessary: The significant hydrologic resource, the unnamed creek, 
will still have the opportunity to flow as it does currently. Since Washoe County Parks 
intends to restore the disturbed portions of the site by use of revegetation (with the 
exception of the access roads and parking) the SHR will be preserved and the 
character of the area will also be preserved. It is the intent of Washoe County Parks 
to preserve this area and open it to the public to enjoy. 

 
Staff has included each of these responses as conditions to the approval of the Special Use 
Permit. 
 
Roadway improvements include a driveway at the end of Lone Tree Lane, which will provide 
public access to the trailhead. A parking area, comfort station, picnic tables, other trailhead 
amenities, and approximately three miles of trails will be constructed as part of the project. All 
work is proposed to be constructed during the 2011 construction season.  
 
The trailhead will have 19 paved parking spaces and 6 non-paved equestrian friendly spaces. 
No off-site parking will be available and “no parking” signs will be posted on the improved 
driveway to the trailhead. 
 
Special Circumstances for Variance  
 
In order to design the access and parking to Washoe County standards, it is necessary to 
stabilize the required cut slopes with rockery retaining walls. The majority of the walls have a 
maximum visible height of six feet. A 96 linear foot section of one of the walls located on the 
south side of the creek will have heights of seven feet and eight feet. In order to reduce the wall 
height in this area to six feet, a second six foot high wall would be necessary. The construction 
of a second wall in this area is impractical due to the limited distance from the edge of the creek 
to the edge of the roadway and the 2:1 nature of the existing slopes and the site constraints 
associated with the easement restrictions. Therefore, the applicant is asking for a variance to 
allow retaining wall heights of seven and eight feet due to reason of exceptional topographic 
conditions. 
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Southwest Truckee Meadows Citizen Advisory Board 
 
The application packet for the proposed project was provided to the members of the Citizen 
Advisory Board (CAB) on the evening of January 20, 2011. The CAB had no discussion of the 
variance because it had not been agendized. Concerns regarding the special use permit 
request were: 
 
♦ Concerns about hydrology and water flows. The applicant responded that a hydrology and 

geotechnical report had been conducted. 
♦ According to Patricia Harris, the creek has a name according to an old assessor’s map, but 

she wasn’t sure what the name was. 
♦ Additional questions about drainage and runoff were asked. According to the applicant all 

flows will maintain their same course at the completion of the project. 
♦ Will the culverts handle a 100-year storm? Yes, according to the applicants. 
♦ Question about horse trailer movement? The applicant responded that there is adequate 

circulation for horse trailers; they will not need to back up. 
♦ What is the anticipated completion date? The applicant responded that the anticipated 

completion date will be by the end of this fall. 
♦ Can W.C. buy back any of Ballardini Ranch? Lynda Nelson from Parks explained the funding 

source for this project, money from BLM through the sales of lands in southern Nevada. 
 
The CAB unanimously recommended approval of the special use permit request. 
 
Reviewing Agencies 
 
The following agencies received a copy of the project application for review and evaluation.  

 
 
• Washoe County Community Development 
• Washoe County Department of Public Works  

o Engineering Division* 
o Traffic Division  

• Washoe County Department of Water Resources 
• Washoe County Health District Department  

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

• Washoe-Storey Conservation District * 
• City of Reno Fire Department 
• Washoe County Fire Services Coordinator 
• State of Nevada  

o Historic Preservation Office  
o Department of Wildlife 

• City of Reno Department of Community Development  
 
 
Four out of the nine above listed agencies (marked with an asterisk *) 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 
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approval and their contact information is provided.  The recommended Conditions of Approval 
document is attached to this staff report as Exhibit A. 

 
• The Washoe County Community Development Department addressed the operation 

and development of the site, imposing operational conditions that will be in effect for 
the life of the project.     
 

• The Washoe County Department of Public Works, Engineering Division addressed 
the construction and infrastructure aspects of the proposal. Their memorandum and 
conditions of approval are attached to this report as Exhibit D. 
 

• The Washoe County District Health Department, Environmental Health Division 
addressed the plan for sewage disposal, solid waste, water quality, and air pollution. 
They have provided conditions of approval. Their correspondence is attached to this 
report as Exhibit E. 

 
• The Washoe County District Health Department, Vector-Borne Diseases Division 

addressed the potential for vector-borne disease propagation and provided 
conditions of approval, which have been included with the recommendation 
contained within the staff report. Their correspondence is attached to this report as 
Exhibit F. 

 
• The Washoe-Storey Conservation District addressed the provision of noxious weeds 

and erosion control associated with the proposed project area. Their correspondence 
is attached to this report as Exhibit G. 

 
 
Recommendations 
 
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. 
SB10-012 and Variance Case No. VA11-001 is being recommended for approval with 
conditions. Staff offers the following motions for the Board’s consideration: 
 
Special Use Permit Motion (Item 6A)     

I move that, after considering the information contained within the staff report and the 
information received during the public hearing, the Washoe County Board of Adjustment 
approve Special Use Permit Case No. SB10-012 for Ballardini Ranch Trailhead, 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 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; 
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3. Site Suitability.  That the site is physically suitable for an educational facility, in 
that there are no other facilities that might be utilized in this location; 

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. Special Review Considerations.  That the Planning Commission considered the 
Special Review Considerations as stated in Section 418.30 of the Development 
Code, listed below, and found that, as conditioned, adequate provisions have 
been made to comply with these considerations; and 

(a) Conservation of topsoil; 
(b) Protection of surface water quality; 
(c) Conservation of natural vegetation, wildlife habitats and fisheries; 
(d) Control of erosion; 
(e) Control of drainage and sedimentation; 
(f) Provision for restoration of the project site to predevelopment conditions; 
(g) Provision of a bonding program to secure performance of the requirements 

imposed; and 
 (h)   Preservation of the hydrologic resources, character of the area and other    

conditions as necessary. 

6. 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, as there are 
no military installations in that area of Washoe County. 

Variance Motion (Item 6B)     

I move that, after considering the information contained within the staff report and the 
information received during the public hearing, the Washoe County Board of Adjustment 
approve Variance Case No. VA11-001 for Ballardini Ranch Trailhead, having made all five 
findings in accordance with Washoe County Development Code Section 110.804.25 
 

1. Special Circumstances.  Because of the special circumstances applicable to the 
property, including either the: 

a. Exceptional narrowness, shallowness or shape of the specific piece of property, 
or 

b. By reason of exceptional topographic conditions, or 

c. Other extraordinary and exceptional situation or condition of the property and/or 
location of surroundings,  

The strict application of the regulation results in exceptional and undue hardships 
upon the owner of the property; 

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

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

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

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

Appeal Process 
 
The action taken by the Board of Adjustment 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: Washoe County Regional Parks, 2601 Plumas Street, Reno, NV 89509 

Attn: Lynda Nelson. 
  
Property Owner: Same as above. 
  
Consultant: Wood Rogers, Inc., 5440 Reno Corporate Drive, Reno, NV 89511 Attn: 

Melissa Lindell 
  
 

 
 
   
Action Order xc: Nathan Edwards, Esq., District Attorney’s Office; Carol Buananoma, 

Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Susan 
Hood, Department of Water Resources; Kimble Corbridge/Leo Vesely, 
Engineering Division; David Mills, Truckee Meadows Division, Reno Fire 
Department; Mike Greene, Sierra Fire Protection District;  
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 Conditions of Approval        

            Special Use Permit Case No. SB10-012 and Variance Case No.   
xxxxxxxVA11-001 

The project approved under Special Use Permit Case No. SB10-012 and Variance Case           
No. VA11-001 shall be carried out in accordance with the Conditions of Approval granted by the 
Board of Adjustment on February 3, 2011. 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 
and Variance shall be met or financial assurance must be provided to satisfy the conditions of 
approval prior to issuance of a grading or building permit.  The agency responsible for 
determining compliance with a specific condition shall determine whether the condition must be 
fully completed or whether the applicant shall be offered the option of providing financial 
assurance.  All agreements, easements, or other documentation required by these conditions 
shall have a copy filed with the County Engineer and the Department of Community 
Development.   

Compliance with the conditions of approval related to this Special Use Permit and Variance 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 and Variance may result in the 
institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit and Variance 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 – Don Morehouse 775.328.3632: 

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

b. 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. 

 

c. Where grading occurs, topsoil will be conserved to the extent possible. The 
Parks Department intends to conserve the topsoil by retaining it on site and 
providing revegetation with a seed mix as approved by Washoe County. 

d. By constructing the proposed trailhead the Washoe County Parks will ensure 
protection of surface water quality. Best management practices will be utilized to 
minimize impacts on surface water quality during construction. Where the 
existing vegetation is impacted during construction due to grading, it will be 
replaced with a natural seed mix and watered with water trucks to ensure proper 
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reestablishment of vegetation. Wood Rogers and the Parks Department will work 
closely with the WCSD to determine an appropriate seed mix for this area and 
submit it with final plans. The unnamed creek currently has steep banks and is at 
risk of erosion activity. The proposed trailhead will also stabilize the north banks 
of the creek by adding rock protection, willows, and stepping the current bank to 
encourage a strong and stable creek shoulder. 

e. No permanent impacts to wildlife habitats and/or fisheries are anticipated with the 
construction of the proposed crossing. Where natural vegetation is impacted 
during construction due to grading, it will be replaced with a natural seed mix and 
watered with water trucks to ensure proper reestablishment of vegetation. Wood 
Rogers and the Parks Department will work closely with the WSCD to determine 
an appropriate seed mix for this area and submit it with final plans. 

f. Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix and watered with water trucks to ensure 
proper reestablishment of vegetation. Erosion potential on the site will be 
improved with the stabilization of the north bank of the creek. 

g. While most of the area identified with the critical stream zone (CSZ) and/or 
sensitive stream zone (SSZ) will not be impacted through this project, where the 
project does impact these stream zones, it will be minor. Wood Rogers is 
currently working with the US Army Corps of Engineers to ensure all impacts are 
minimized and any impacts will be mitigated with the construction of this project. 
Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix. The project site is undeveloped at this 
time and Washoe County Parks wants to keep the property in its natural 
condition but allow the public to also enjoy the location. 

h. Washoe County Parks has allocated $500,000 to this project plus revenue raised 
through the latest round of sales through the South Nevada Public Land 
Management Act also will provide additional $1,000,000 to the construction for 
the trailhead and trail system. 

i. The significant hydrologic resource, the unnamed creek, will still have the 
opportunity to flow as it does currently. Since Washoe County Parks intends to 
restore the disturbed portions of the site by use of revegetation (with the 
exception of the access roads and parking) the SHR will be preserved and the 
character of the area will also be preserved. It is the intent of Washoe County 
Parks to preserve this area and open it to the public to enjoy. 

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 

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

d. The applicant 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. 

e. All paving and driveway improvements necessary to serve the project shall be 
designed and constructed to County standards and specifications. 

f. A hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report shall 
include the locations, points of entry and discharge, flow rates and flood limits of 
all 5- and 100-year storm flows impacting both the site and offsite areas and the 
methods for handling those flows. The report shall include all storm drain pipe 
and ditch sizing calculations and a discussion of and mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

  
g. Any increase in storm water runoff resulting from the development of the site and 

based upon the 5-year storm, shall be obtained on site to the satisfaction of the 
County Engineer. 

h.  A grading bond of $1,500/acre of disturbed area shall be provided to the 
Engineering Division prior to issuance of a building/grading permit. 

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

j. All disturbed areas left undeveloped for more than 30 days shall be treated with a 
dust palliative. 

Washoe County District Health Department  
 
3. The following conditions are requirements of the District Health Department Vector Borne 

Diseases Program, 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 Name – Jim Shaffer 775.785.4599  
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a. The document states that the construction of the culvert crossing of an unnamed 
creek will be lined with rock rip rap. Any disturbance by equipment working in the 
stream bed shall require the placement of rock in the disturbed areas of the 
upstream and downstream reaches of the channel (Article 418 section 
110.418.20(a)2). This will reestablish the integrity of the channel bottom and 
reduce sediment runoff. 

b. As part of the stabilization process, willows will be planted along the unnamed 
creek. District Health will require willow trees planted at a minimum 30 inches on 
center.    

c. The north bank of the creek will be armored mechanically with top soil used to fill 
the voids in the armoring. To discourage void formation for rodent activity District 
Health shall require a mixed aggregate ¾ inch to 1/1/2 inch D size placed in the 
voids of the rip rap to a depth of 3 inches. 

d. Water in the valley gutter will eventually be conveyed in a drainage ditch at the 
northeast end of the parking area. Cobble rock shall be placed in the flow line of 
this ditch and all ditches to reduce the transport of sediment and small fines. 

e. Straw bale check dams are being proposed for erosion control. The Best 
Management Practices Handbook for the Truckee Meadows prohibits the use of 
straw bales. Alternative methods such as waddles can be used. 

f. Prior to approval of any grading and or building permit the above details will be 
required on the civil plans. 

4. The following conditions are requirements of the District Health Department Environmental 
Health Services Division, 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 Name – Doug Coulter 775.328.2429 

a. All land disturbing activities during construction phases, such as, but not limited 
to, grading, excavation, cut and fill, etc., must be done with effective dust control 
measures consistent with Washoe County District Board of Health Regulations 
Governing Air Quality Management, Section 040.030. Disturbances greater than 
1 acre in size must obtain an approved dust control plan prior to beginning work.  

Washoe-Storey Conservation District  

  
5. The following are conditions are requirements of the Washoe-Storey Conservation Office, 

which shall be responsible for determining compliance with the condition.   

Contact Name – Kerrie L. Herring-Bird – 775.223.3372  

a. Please provide a revegetation plan, including a soil profile and seed mixture plan for 
bare soil, slope treatment and creek crossings that will prevent noxious weeds from 
establishing on bare soil and will also act as host plants for native pollinators as well 
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as provide wildlife habitat.  WSCD will follow-up on the final submission in order to 
verify that the plan is appropriate for the project location. 

b. WSCD recommends that any materials imported to the project site are determined to 
be noxious weed free, as to help stop the spread of noxious weeds in Washoe and 
surrounding counties. 

c. WSCD supports drought-resistant landscaping, which will ultimately minimize water 
runoff into the Washoe County stormwater infrastructure. 

d. WSCD supports Best Management Practices (BMPs) and the use of temporary 
sediment intercept barriers, such as silt fencing and/or sand bags, which may be 
necessary to prevent sediment and stormwater runoff from reaching major roadways 
during construction. 

e. Construction of new roads and parking lots should allow for proper drainage, 
moreover permanent structures should be constructed to provide for stormwater 
runoff control; proper grading along the boundaries of roads and parking lots should 
be conducted to prevent erosion and consequential sediment transport/deposition. 

f. In Washoe County and Storey County light pollution is a growing problem with 
regards to growth and expansion.  Applicants of any and all developments and/or 
property changes, either commercial, residential or other developments are 
requested to provide a light pollution prevention and dark sky conservation and 
improvement plan.  Preservation and conservation of the night sky in Nevada is a 
priority for the betterment of quality living in the high desert. 

 

*** End of Conditions *** 
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      Board of Adjustment Action Order   
Special Use Permit Case No. SB10-012 

 

 

Decision: Approval with Conditions 

Decision Date: February 3, 2011 

Applicant/Property Owner: Washoe County Regional Parks 

Assigned Planner: Don Morehouse, Planner 
 Washoe County Department of Community Development 
 775-328-3632 
 dmorehouse@washoecounty.us 
 
Project Description: Special Use Permit Case No. SB10-012 (Ballardini Ranch Trailhead) – 
To allow for excavation exceeding 1,000 cubic yards and to allow disturbance of a significant 
hydrologic resource (SHR), specifically a critical stream zone buffer and sensitive stream zone 
buffer area pursuant to Article 418 of the Development Code (Washoe County Code 
Chapter 110).  The parcels are located at the western end of Lone Tree Lane, approximately 0.6 
miles west of Lakeside Drive.  The ±121.2- and ±90.6-acre parcels are designated General 
Rural (GR), Low Density Rural (LDR), and Medium Density Rural (MDR) in the Southwest 
Truckee Meadows Area Plan, are located within the jurisdiction of the Southwest Truckee 
Meadows Citizen Advisory Board, and are in Washoe County Commission District No. 2.  The 
properties are within portions of Section 2, 3, 11; T18N, R18E, MDM, Washoe County, Nevada.  
(APN 222-080-07 and 222-080-08) 
 
Notice is hereby given that the Washoe County Board of Adjustment granted approval with 
conditions of the above referenced case number based on the findings in accordance with 
Washoe County Development Code Article 810.  If no appeals have been filed within 10 days 
after the date of decision, the approval by the Washoe County Board of Adjustment is final.  If 
filed, an appeal stays any further action on the permit until final resolution of the appeal.  If the 
end of the appeal period falls on a non-business day, the appeal period shall be extended to 
include the next business day.  An appeal shall be filed in accordance with the provisions found 
in Article 810 of the Washoe County Development Code. 
 
This Action Order of approval is granted subject to the attached conditions and Washoe County 
development standards.  Please contact the planner assigned to your project at the above-
referenced phone number within 7 days of receipt of this Order to review the steps necessary to 
satisfy the Conditions of Approval.  A business license, certificate of occupancy or final approval 
shall not be issued until all of the Conditions of Approval (attached) are satisfied.  Additionally, 
compliance shall be required with all federal, state and local statutes, ordinances and 
regulations applicable to the approved project.   
 
This Action Order does not authorize grading or building without issuance of the 
necessary permits from the Washoe County Building and Safety Department. 
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To: Washoe County Regional Parks 
Subject: Special Use Permit Case No SB10-012 
Date: February 4, 2011 
Page: 2 
 
 
Washoe County 
Community Development 
 
 
 
Kimberly H. Robinson, MUP 
Secretary to the Board of Adjustment 

 

KHR/DM/ds (SB10-012 Ballardini Ranch Trailhead Action Order) 

Attachments:   

 Conditions of Approval 
    
xc:    
Agencies: Nathan Edwards, Esq., District Attorney’s Office; Carol Buananoma, 

Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Susan 
Hood, Department of Water Resources; Kimble Corbridge/Leo Vesely, 
Engineering Division; David Mills, Truckee Meadows Division, Reno Fire 
Department; Mike Greene, Sierra Fire Protection District  

 
 

 

 

 

 



EXHIBIT A 
 
 Conditions of Approval        

            Special Use Permit Case No. SB10-012 and Variance Case No.   
xxxxxxxVA11-001 

The project approved under Special Use Permit Case No. SB10-012 and Variance Case           
No. VA11-001 shall be carried out in accordance with the Conditions of Approval granted by the 
Board of Adjustment on February 3, 2011. 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 
and Variance shall be met or financial assurance must be provided to satisfy the conditions of 
approval prior to issuance of a grading or building permit.  The agency responsible for 
determining compliance with a specific condition shall determine whether the condition must be 
fully completed or whether the applicant shall be offered the option of providing financial 
assurance.  All agreements, easements, or other documentation required by these conditions 
shall have a copy filed with the County Engineer and the Department of Community 
Development.   

Compliance with the conditions of approval related to this Special Use Permit and Variance 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 and Variance may result in the 
institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit and Variance 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.   
 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
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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 – Don Morehouse 775.328.3632: 

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

b. 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. 

 

c. Where grading occurs, topsoil will be conserved to the extent possible. The 
Parks Department intends to conserve the topsoil by retaining it on site and 
providing revegetation with a seed mix as approved by Washoe County. 

d. By constructing the proposed trailhead the Washoe County Parks will ensure 
protection of surface water quality. Best management practices will be utilized to 
minimize impacts on surface water quality during construction. Where the 
existing vegetation is impacted during construction due to grading, it will be 
replaced with a natural seed mix and watered with water trucks to ensure proper 
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reestablishment of vegetation. Wood Rogers and the Parks Department will work 
closely with the WCSD to determine an appropriate seed mix for this area and 
submit it with final plans. The unnamed creek currently has steep banks and is at 
risk of erosion activity. The proposed trailhead will also stabilize the north banks 
of the creek by adding rock protection, willows, and stepping the current bank to 
encourage a strong and stable creek shoulder. 

e. No permanent impacts to wildlife habitats and/or fisheries are anticipated with the 
construction of the proposed crossing. Where natural vegetation is impacted 
during construction due to grading, it will be replaced with a natural seed mix and 
watered with water trucks to ensure proper reestablishment of vegetation. Wood 
Rogers and the Parks Department will work closely with the WSCD to determine 
an appropriate seed mix for this area and submit it with final plans. 

f. Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix and watered with water trucks to ensure 
proper reestablishment of vegetation. Erosion potential on the site will be 
improved with the stabilization of the north bank of the creek. 

g. While most of the area identified with the critical stream zone (CSZ) and/or 
sensitive stream zone (SSZ) will not be impacted through this project, where the 
project does impact these stream zones, it will be minor. Wood Rogers is 
currently working with the US Army Corps of Engineers to ensure all impacts are 
minimized and any impacts will be mitigated with the construction of this project. 
Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix. The project site is undeveloped at this 
time and Washoe County Parks wants to keep the property in its natural 
condition but allow the public to also enjoy the location. 

h. Washoe County Parks has allocated $500,000 to this project plus revenue raised 
through the latest round of sales through the South Nevada Public Land 
Management Act also will provide additional $1,000,000 to the construction for 
the trailhead and trail system. 

i. The significant hydrologic resource, the unnamed creek, will still have the 
opportunity to flow as it does currently. Since Washoe County Parks intends to 
restore the disturbed portions of the site by use of revegetation (with the 
exception of the access roads and parking) the SHR will be preserved and the 
character of the area will also be preserved. It is the intent of Washoe County 
Parks to preserve this area and open it to the public to enjoy. 

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 

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

d. The applicant 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. 

e. All paving and driveway improvements necessary to serve the project shall be 
designed and constructed to County standards and specifications. 

f. A hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report shall 
include the locations, points of entry and discharge, flow rates and flood limits of 
all 5- and 100-year storm flows impacting both the site and offsite areas and the 
methods for handling those flows. The report shall include all storm drain pipe 
and ditch sizing calculations and a discussion of and mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

  
g. Any increase in storm water runoff resulting from the development of the site and 

based upon the 5-year storm, shall be obtained on site to the satisfaction of the 
County Engineer. 

h.  A grading bond of $1,500/acre of disturbed area shall be provided to the 
Engineering Division prior to issuance of a building/grading permit. 

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

j. All disturbed areas left undeveloped for more than 30 days shall be treated with a 
dust palliative. 

Washoe County District Health Department  
 
3. The following conditions are requirements of the District Health Department Vector Borne 

Diseases Program, 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 Name – Jim Shaffer 775.785.4599  
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a. The document states that the construction of the culvert crossing of an unnamed 
creek will be lined with rock rip rap. Any disturbance by equipment working in the 
stream bed shall require the placement of rock in the disturbed areas of the 
upstream and downstream reaches of the channel (Article 418 section 
110.418.20(a)2). This will reestablish the integrity of the channel bottom and 
reduce sediment runoff. 

b. As part of the stabilization process, willows will be planted along the unnamed 
creek. District Health will require willow trees planted at a minimum 30 inches on 
center.    

c. The north bank of the creek will be armored mechanically with top soil used to fill 
the voids in the armoring. To discourage void formation for rodent activity District 
Health shall require a mixed aggregate ¾ inch to 1/1/2 inch D size placed in the 
voids of the rip rap to a depth of 3 inches. 

d. Water in the valley gutter will eventually be conveyed in a drainage ditch at the 
northeast end of the parking area. Cobble rock shall be placed in the flow line of 
this ditch and all ditches to reduce the transport of sediment and small fines. 

e. Straw bale check dams are being proposed for erosion control. The Best 
Management Practices Handbook for the Truckee Meadows prohibits the use of 
straw bales. Alternative methods such as waddles can be used. 

f. Prior to approval of any grading and or building permit the above details will be 
required on the civil plans. 

4. The following conditions are requirements of the District Health Department Environmental 
Health Services Division, 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 Name – Doug Coulter 775.328.2429 

a. All land disturbing activities during construction phases, such as, but not limited 
to, grading, excavation, cut and fill, etc., must be done with effective dust control 
measures consistent with Washoe County District Board of Health Regulations 
Governing Air Quality Management, Section 040.030. Disturbances greater than 
1 acre in size must obtain an approved dust control plan prior to beginning work.  

Washoe-Storey Conservation District  

  
5. The following are conditions are requirements of the Washoe-Storey Conservation Office, 

which shall be responsible for determining compliance with the condition.   

Contact Name – Kerrie L. Herring-Bird – 775.223.3372  

a. Please provide a revegetation plan, including a soil profile and seed mixture plan for 
bare soil, slope treatment and creek crossings that will prevent noxious weeds from 
establishing on bare soil and will also act as host plants for native pollinators as well 
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as provide wildlife habitat.  WSCD will follow-up on the final submission in order to 
verify that the plan is appropriate for the project location. 

b. WSCD recommends that any materials imported to the project site are determined to 
be noxious weed free, as to help stop the spread of noxious weeds in Washoe and 
surrounding counties. 

c. WSCD supports drought-resistant landscaping, which will ultimately minimize water 
runoff into the Washoe County stormwater infrastructure. 

d. WSCD supports Best Management Practices (BMPs) and the use of temporary 
sediment intercept barriers, such as silt fencing and/or sand bags, which may be 
necessary to prevent sediment and stormwater runoff from reaching major roadways 
during construction. 

e. Construction of new roads and parking lots should allow for proper drainage, 
moreover permanent structures should be constructed to provide for stormwater 
runoff control; proper grading along the boundaries of roads and parking lots should 
be conducted to prevent erosion and consequential sediment transport/deposition. 

f. In Washoe County and Storey County light pollution is a growing problem with 
regards to growth and expansion.  Applicants of any and all developments and/or 
property changes, either commercial, residential or other developments are 
requested to provide a light pollution prevention and dark sky conservation and 
improvement plan.  Preservation and conservation of the night sky in Nevada is a 
priority for the betterment of quality living in the high desert. 

 

*** End of Conditions *** 
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       Board of Adjustment Action Order   
              Variance Case No. VA11-001  
 

Decision: Approval with Conditions 

Decision Date: February 3, 2011 

Applicant: Washoe County Regional Parks 

Assigned Planner: Don Morehouse, Planner 
 Washoe County Department of Community Development 
 775-328-3632 
 dmorehouse@washoecounty.us 
 
Project Description: Variance Case No. VA11-001 (Ballardini Ranch Trailhead) – To allow 
retaining walls to be in excess of 6 feet in height in order to accommodate the development of 
the Ballardini Ranch Trailhead project as authorized in Section 110.804 of the Washoe County 
Development Code.  The parcels are located at the western end of Lone Tree Lane, 
approximately 0.6 miles west of Lakeside Drive.  The ±121.2- and ±90.6-acre parcels are 
designated General Rural (GR), Low Density Rural (LDR), and Medium Density Rural (MDR) in 
the Southwest Truckee Meadows Area Plan, are located within the jurisdiction of the Southwest 
Truckee Meadows Citizen Advisory Board, and are in Washoe County Commission District 
No. 2.  The properties are within portions of Section 2, 3, 11; T18N, R18E, MDM, Washoe 
County, Nevada.  (APN 222-080-07 and 222-080-08) 

Notice is hereby given that the Washoe County Board of Adjustment granted approval with 
conditions of the above referenced case number based on the findings in accordance with 
Washoe County Development Code Article 804.  If no appeals have been filed within 10 days 
after the decision date, the approval by the Washoe County Board of Adjustment is final.  If filed, 
an appeal stays any further action on the permit until final resolution of the appeal.  If the end of 
the appeal period falls on a non-business day, the appeal period shall be extended to include 
the next business day.  An appeal shall be filed in accordance with the provisions found in 
Article 804 of the Washoe County Development Code. 
 
This Action Order of approval is granted subject to the attached conditions and Washoe County 
development standards.  Please contact the planner assigned to your project at the above-
referenced phone number or email within 7 days of receipt of this Order to review the steps 
necessary to satisfy the Conditions of Approval.  A business license, certificate of occupancy or 
final approval shall not be issued until all of the Conditions of Approval (attached) are satisfied.  
Additionally, compliance shall be required with all federal, state and local statutes, ordinances 
and regulations applicable to the approved project.   
 
This Action Order does not authorize grading or building without issuance of the 
necessary permits from the Washoe County Building and Safety Department. 
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To: Washoe County Regional Parks 
Subject: Variance Case No. VA11-001 
Date:  
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Washoe County 
Community Development 
 
 
 
Kimberly H. Robinson, MUP 
Secretary to the Board of Adjustment 

 

KHR/DM/ds (VA11-001 Ballardini Ranch Trailhead Action Order) 

Attachments:   

 Conditions of Approval 
 

xc:    
Agencies: Nathan Edwards, Esq., District Attorney’s Office; Carol Buananoma, 

Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Susan 
Hood, Department of Water Resources; Kimble Corbridge/Leo Vesely, 
Engineering Division; David Mills, Truckee Meadows Division, Reno Fire 
Department; Mike Greene, Sierra Fire Protection District  

 
 

 

 

 



 
 
 Conditions of Approval        

            Special Use Permit Case No. SB10-012 and Variance Case No.   
xxxxxxxVA11-001 

The project approved under Special Use Permit Case No. SB10-012 and Variance Case           
No. VA11-001 shall be carried out in accordance with the Conditions of Approval granted by the 
Board of Adjustment on February 3, 2011. 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 
and Variance shall be met or financial assurance must be provided to satisfy the conditions of 
approval prior to issuance of a grading or building permit.  The agency responsible for 
determining compliance with a specific condition shall determine whether the condition must be 
fully completed or whether the applicant shall be offered the option of providing financial 
assurance.  All agreements, easements, or other documentation required by these conditions 
shall have a copy filed with the County Engineer and the Department of Community 
Development.   

Compliance with the conditions of approval related to this Special Use Permit and Variance 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 and Variance may result in the 
institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use Permit and Variance 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 – Don Morehouse 775.328.3632: 

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

b. 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. 

 

c. Where grading occurs, topsoil will be conserved to the extent possible. The 
Parks Department intends to conserve the topsoil by retaining it on site and 
providing revegetation with a seed mix as approved by Washoe County. 

d. By constructing the proposed trailhead the Washoe County Parks will ensure 
protection of surface water quality. Best management practices will be utilized to 
minimize impacts on surface water quality during construction. Where the 
existing vegetation is impacted during construction due to grading, it will be 
replaced with a natural seed mix and watered with water trucks to ensure proper 
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reestablishment of vegetation. Wood Rogers and the Parks Department will work 
closely with the WCSD to determine an appropriate seed mix for this area and 
submit it with final plans. The unnamed creek currently has steep banks and is at 
risk of erosion activity. The proposed trailhead will also stabilize the north banks 
of the creek by adding rock protection, willows, and stepping the current bank to 
encourage a strong and stable creek shoulder. 

e. No permanent impacts to wildlife habitats and/or fisheries are anticipated with the 
construction of the proposed crossing. Where natural vegetation is impacted 
during construction due to grading, it will be replaced with a natural seed mix and 
watered with water trucks to ensure proper reestablishment of vegetation. Wood 
Rogers and the Parks Department will work closely with the WSCD to determine 
an appropriate seed mix for this area and submit it with final plans. 

f. Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix and watered with water trucks to ensure 
proper reestablishment of vegetation. Erosion potential on the site will be 
improved with the stabilization of the north bank of the creek. 

g. While most of the area identified with the critical stream zone (CSZ) and/or 
sensitive stream zone (SSZ) will not be impacted through this project, where the 
project does impact these stream zones, it will be minor. Wood Rogers is 
currently working with the US Army Corps of Engineers to ensure all impacts are 
minimized and any impacts will be mitigated with the construction of this project. 
Where the existing vegetation is impacted during construction due to grading, it 
will be replaced with a natural seed mix. The project site is undeveloped at this 
time and Washoe County Parks wants to keep the property in its natural 
condition but allow the public to also enjoy the location. 

h. Washoe County Parks has allocated $500,000 to this project plus revenue raised 
through the latest round of sales through the South Nevada Public Land 
Management Act also will provide additional $1,000,000 to the construction for 
the trailhead and trail system. 

i. The significant hydrologic resource, the unnamed creek, will still have the 
opportunity to flow as it does currently. Since Washoe County Parks intends to 
restore the disturbed portions of the site by use of revegetation (with the 
exception of the access roads and parking) the SHR will be preserved and the 
character of the area will also be preserved. It is the intent of Washoe County 
Parks to preserve this area and open it to the public to enjoy. 

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 

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

d. The applicant 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. 

e. All paving and driveway improvements necessary to serve the project shall be 
designed and constructed to County standards and specifications. 

f. A hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report shall 
include the locations, points of entry and discharge, flow rates and flood limits of 
all 5- and 100-year storm flows impacting both the site and offsite areas and the 
methods for handling those flows. The report shall include all storm drain pipe 
and ditch sizing calculations and a discussion of and mitigation measures for any 
impacts on existing offsite drainage facilities and properties. 

  
g. Any increase in storm water runoff resulting from the development of the site and 

based upon the 5-year storm, shall be obtained on site to the satisfaction of the 
County Engineer. 

h.  A grading bond of $1,500/acre of disturbed area shall be provided to the 
Engineering Division prior to issuance of a building/grading permit. 

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

j. All disturbed areas left undeveloped for more than 30 days shall be treated with a 
dust palliative. 

Washoe County District Health Department  
 
3. The following conditions are requirements of the District Health Department Vector Borne 

Diseases Program, 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 Name – Jim Shaffer 775.785.4599  
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a. The document states that the construction of the culvert crossing of an unnamed 
creek will be lined with rock rip rap. Any disturbance by equipment working in the 
stream bed shall require the placement of rock in the disturbed areas of the 
upstream and downstream reaches of the channel (Article 418 section 
110.418.20(a)2). This will reestablish the integrity of the channel bottom and 
reduce sediment runoff. 

b. As part of the stabilization process, willows will be planted along the unnamed 
creek. District Health will require willow trees planted at a minimum 30 inches on 
center.    

c. The north bank of the creek will be armored mechanically with top soil used to fill 
the voids in the armoring. To discourage void formation for rodent activity District 
Health shall require a mixed aggregate ¾ inch to 1/1/2 inch D size placed in the 
voids of the rip rap to a depth of 3 inches. 

d. Water in the valley gutter will eventually be conveyed in a drainage ditch at the 
northeast end of the parking area. Cobble rock shall be placed in the flow line of 
this ditch and all ditches to reduce the transport of sediment and small fines. 

e. Straw bale check dams are being proposed for erosion control. The Best 
Management Practices Handbook for the Truckee Meadows prohibits the use of 
straw bales. Alternative methods such as waddles can be used. 

f. Prior to approval of any grading and or building permit the above details will be 
required on the civil plans. 

4. The following conditions are requirements of the District Health Department Environmental 
Health Services Division, 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 Name – Doug Coulter 775.328.2429 

a. All land disturbing activities during construction phases, such as, but not limited 
to, grading, excavation, cut and fill, etc., must be done with effective dust control 
measures consistent with Washoe County District Board of Health Regulations 
Governing Air Quality Management, Section 040.030. Disturbances greater than 
1 acre in size must obtain an approved dust control plan prior to beginning work.  

Washoe-Storey Conservation District  

  
5. The following are conditions are requirements of the Washoe-Storey Conservation Office, 

which shall be responsible for determining compliance with the condition.   

Contact Name – Kerrie L. Herring-Bird – 775.223.3372  

a. Please provide a revegetation plan, including a soil profile and seed mixture plan for 
bare soil, slope treatment and creek crossings that will prevent noxious weeds from 
establishing on bare soil and will also act as host plants for native pollinators as well 
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as provide wildlife habitat.  WSCD will follow-up on the final submission in order to 
verify that the plan is appropriate for the project location. 

b. WSCD recommends that any materials imported to the project site are determined to 
be noxious weed free, as to help stop the spread of noxious weeds in Washoe and 
surrounding counties. 

c. WSCD supports drought-resistant landscaping, which will ultimately minimize water 
runoff into the Washoe County stormwater infrastructure. 

d. WSCD supports Best Management Practices (BMPs) and the use of temporary 
sediment intercept barriers, such as silt fencing and/or sand bags, which may be 
necessary to prevent sediment and stormwater runoff from reaching major roadways 
during construction. 

e. Construction of new roads and parking lots should allow for proper drainage, 
moreover permanent structures should be constructed to provide for stormwater 
runoff control; proper grading along the boundaries of roads and parking lots should 
be conducted to prevent erosion and consequential sediment transport/deposition. 

f. In Washoe County and Storey County light pollution is a growing problem with 
regards to growth and expansion.  Applicants of any and all developments and/or 
property changes, either commercial, residential or other developments are 
requested to provide a light pollution prevention and dark sky conservation and 
improvement plan.  Preservation and conservation of the night sky in Nevada is a 
priority for the betterment of quality living in the high desert. 

 

*** End of Conditions *** 
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  AGENDA ITEM # ______ 
 

  
  
  
 STAFF REPORT  
 BOARD MEETING DATE:  October 4, 2012  
  
  
DATE: August 23, 2012 
TO: Board of Adjustment 
STAFF: Bill Whitney, Acting Director, Planning and Development 

328.3617, bwhitney@washoecounty.us 
SUBJECT: Adopt a Proclamation declaring October 2012 as National Community 

Planning Month in Washoe County.   
 
SUMMARY 
The Department of Planning and Development is requesting that the Board of 
Adjustment adopt a Proclamation declaring October 2012 as National Community 
Planning Month in Washoe County to recognize the value planning, and those who 
participate in the planning process, bring to the creation and maintenance of livable and 
sustainable communities in Washoe County. 

Washoe County Strategic Objective supported by this item:  Supporting 
Development of the Regional Economy and Jobs. 

PREVIOUS ACTION 
In 2007, 2008, 2010, and 2011 the Board of County Commissioners adopted a 
proclamation identifying October as National Community Planning Month in Washoe 
County and presented the same to the Director of the Department of Community 
Development.   

BACKGROUND 
In 2006, the American Planning Association (APA), the national planning organization 
that promotes excellence in planning and which has over 40,000 members, declared 
October of each year as National Community Planning Month.  The Community 
Services Department, Planning and Development Division staff, Washoe County 
Planning Commission members, and Washoe County Board of Adjustment members 
belong to APA. 

The 2012 theme is “Changing Face of America.”  The APA logo will be added to division 
letterhead; and, the proclamation and national poster (attached) displayed. 
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APA describes the purpose of National Community Planning Month as follows: 

“Celebrate the achievements of planning this October during the seventh annual 
National Community Planning Month.  Each year APA and its members, 
chapters, divisions, and professional institutes sponsor National Community 
Planning Month to raise the visibility of planning efforts in communities across the 
U.S., and throw a spotlight on the many residents, leaders, officials, and 
professionals who contribute to making great communities. 

Today's great communities offer better choices for where and how people work 
and live.  They are enjoyable, safe, and desirable.  They are places where 
people want to be.  Three important building blocks of great communities are the 
streets, the neighborhoods, and the people who help make communities special.  
Planners play a key role in facilitating the process of making a community's 
character and qualities stand out.” 

Many persons, boards, and commissions in Washoe County contribute to the planning 
process.  Proclaiming October 2012 as National Community Planning Month in Washoe 
County recognizes those persons and organizations, and their valuable efforts in 
making Washoe County a quality place to live, work and recreate. 

FISCAL IMPACT 
No fiscal impact. 

RECOMMENDATION 
It is recommended that the Board of Adjustment adopt a Proclamation declaring 
October 2012 as National Community Planning Month in Washoe County. 

POSSIBLE MOTION 
Should the Board agree with staff’s recommendation, a possible motion would be: 
“Move to adopt a Proclamation declaring October 2012 as National Community 
Planning Month in Washoe County.” 

WHW/ds 
Attachments: 2012 Proclamation; 2012 National Community Planning Month Poster 



 

 

 
 
 

RESOLUTION OF THE WASHOE COUNTY BOARD OF ADJUSTMENT 
NATIONAL COMMUNITY PLANNING MONTH 

 
  WHEREAS, Change is constant and affects all cities, communities, counties, townships, rural areas, 
and other places; and 

  WHEREAS, Community planning and plans can help manage this change in a way that provides 
better choices for how people work and live, and further provides an opportunity for all residents to be 
meaningfully involved in making choices that determine the future of their community; and 

  WHEREAS, The full benefits of planning requires public officials and citizens who understand, 
support, and demand excellence in planning and plan implementation; and 

  WHEREAS, The American Planning Association and its professional institute, the American 
Institute of Certified Planners, endorse each October as National Community Planning Month as an 
opportunity to highlight the contributions sound planning and plan implementation make to the quality 
of our communities and environment throughout the United States of America and its territories; and  

  WHEREAS, The celebration of National Community Planning Month gives the Washoe County 
Board of Adjustment the opportunity to publicly recognize the participation and dedication of the 
Citizen Advisory Boards and other citizen planners who have contributed their time and effort to the 
improvement of Washoe County; and   

  WHEREAS, The Washoe County Board of Adjustment recognizes the many valuable contributions 
made by the professional and support staff of the Washoe County Planning and Development Division 
and recognize their continued commitment to public service; now, therefore, be it 

  ACKNOWLEDGED, By the Washoe County Board of Adjustment that the month of October 2012 
is designated as National Community Planning Month in Washoe County.  

  ADOPTED this 4th day of October, 2012.  

 
WASHOE COUNTY BOARD OF ADJUSTMENT 
 

ATTEST: 
 
 
 
 
                
Robert Wideman, Chairman William Whitney, Secretary 



American Planning Association’s
National Community Planning Month

Share the importance of good planning with your neighbors this October.

Ideas at: www.planning.org/ncpm

CHANGING FACE 
OF AMERICA
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