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Richard “R.J.” Cieri Washoe County Commission Chambers 

Philip J. Horan Building A 
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William Whitney, Secretary Reno, NV 
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PUBLIC HEARING ITEMS  
(complete case descriptions are provided beginning on page three of this agenda) 

 Variance Case No. VA13-001 – Felix Friedrich 

 Administrative Permit Case No AP13-001 – Saint Rose of Lima Catholic Parish 

 Special Use Permit Case No. SB13-003 – Traditional Mexican Rodeo 

 Special Use Permit Case No. SB13-004 – Wild West Motor Sports 
_____________________________________________________________________________ 

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

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

Public Participation:  The Board of Adjustment adopted Rules, Policies and Procedures are available on 
the website provided above or by contacting the Planning and 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 
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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 Courthouse (Court and Virginia Streets), Washoe County Library (301 South 
Center Street), and Sparks Justice Court (1675 East Prater Way, Suite 107).  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 Planning and 
Development, at 775.328.3600, two working days prior to the meeting. 

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

_____________________________________________________________________________ 
 

1:30 p.m.  AGENDA 

1. *Determination of Quorum 

2. *Pledge of Allegiance 

3. *Ethics Law Announcement 

4. *Appeal Procedure 

5. *Public Comment 

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

6. Approval of Agenda 

7. Approval of Minutes 

February 7, 2013 

1:30 p.m. 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: Variance Case No VA13-001 - Friedrich – To allow a reduction 
in the front yard setback from twenty (20’) feet to five feet nine inches (5’ 9”) to 
facilitate construction of a single-family residence on a currently undeveloped parcel. 

 Applicant / Developer Gary R. Taylor, PO Box 1715, Crystal Bay, NV 89402 

 Property Owner Felix Friedrich, 175 Pinetree Circle, Alpharetta GA, 
30009 

 Location: 400 Tuscarora Road approximately 300 feet south of 
the intersection with Teresa Court. 

http://www.co.washoe.nv.us/comdev/
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 Assessor’s Parcel No: 123-142-07  

 Parcel Size: ±0.164 acres 

 Master Plan Category: Suburban 

 Regulatory Zone: High Density Suburban 

 Area Plan: Tahoe 

 Citizen Advisory Board: Incline Village / Crystal Bay 

 Development Code: Article 804 

 Commission District: 1 – Commissioner Berkbigler 

 Section/Township/Range: Section 19, T16N, R18E, MDM, Washoe County, NV 

 Staff: Roger D. Pelham, MPA, Senior Planner 

 Phone: 775.328.3622 

 Email: rpelham@washoecounty.us 

B. PUBLIC HEARING: Administrative Permit Case No AP13-001 – Saint Rose of 
Lima Catholic Parish - To allow the expansion of an existing church of 2,372 square 
feet by an additional 700 square feet to construct an office for the pastor and an area 
to serve refreshments. 

 Applicant / Property Owner Saint Rose of Lima Catholic Parish 

 Location: 695 US Highway 395, Washoe Valley 

 Assessor’s Parcel No: 046-070-60 

 Parcel Size: 2.42 acres 

 Master Plan Category: Commercial and Rural 

 Regulatory Zone: General Commercial and Public and Semi-Public 
Facilities 

 Area Plan: South Valleys 

 Citizen Advisory Board: West Washoe Valley 

 Development Code: Article 808, Administrative Permits 

 Commission District: 2 – Commissioner Humke 

 Section/Township/Range: Section 23, T17N, R18E, MDM, Washoe County, NV 

 Staff: Roger D. Pelham, MPA, Senior Planner 

 Phone: 775.328.3622 

 Email: rpelham@washoecounty.us 

C. PUBLIC HEARING: Special Use Permit Case No SB13-004 - Wild West 
Motorsports Park – Request approval of for the mass grading done to create a race 
track and grandstand areas, and to operate the site as a commercial outdoor 
entertainment venue for off-road racing and other outdoor entertainment activities.  

 Applicant Hayfed, LLC 

 Property Owner Lockwood Investment Co. Ltd 

 Location: 12005 East I-80 

 Assessor’s Parcel No: 084-060-13 

 Parcel Size: 170.53 acres of a 624-acre parcel 

 Master Plan Category: Rural 

 Regulatory Zone: Parks and Recreation 

 Area Plan: East Truckee Canyon 

 Citizen Advisory Board: East Truckee Canyon 

 Development Code: Article 810, Special Use Permit 

 Commission District: 4 – Commissioner Hartung 

 Section/Township/Range: Section 9, T19N, R21E, MDM, Washoe County, NV 
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 Staff: Eva M. Krause - AICP, Planner 

 Phone:  775.328.3796 

 E-Mail:  ekrause@washoecounty.us 

D. PUBLIC HEARING: Special Use Permit Case No. SB13-003 - Traditional Mexican 
Rodeo - To establish an equestrian facility for the hosting of “Traditional Mexican 
Rodeos” also known as “Charreada”.  Proposed events will consist of horse 
competition, team roping, and Mexican Charreada events.  No boarding stables or new 
structures are proposed. 

 Applicant Adalberto Ortega-Peralta 

 Property Owner Claudia Ortega 

 Location: 6505 Ernie Lane, Reno, NV  89510 

 Assessor’s Parcel No: 076-200-10 

 Parcel Size: +40.33 

 Master Plan Category: Rural (R) 

 Regulatory Zone: General Rural Agricultural (GRA) 

 Area Plan: Warm Springs 

 Citizen Advisory Board: Warm Springs 

 Development Code: Article 302, Allowed Uses and  
Article 810, Special Use Permits 

 Commission District: 5 – Commissioner Weber 

 Section/Township/Range: Section 23, T23N, R20E, MDM, Washoe County, NV 

 Staff: Grace Sannazzaro, Planner 

 Phone: 775.328.3771 

 Email: gsannazzaro@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. Discussion and possible action on revised Rules, Policies and Procedures for the 
Board of Adjustment regarding the conduct of meetings, hearings, and appeals to the 
Board,  and governance matters such as quorum, voting, record keeping, and the 
duties, responsibilities and ethical rules for Board members.  

B. *Report on Previous Board of Adjustment Items 

C. Future Agenda Items and Staff Reports 

10. Director’s Items 

A. *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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WASHOE COUNTY BOARD OF ADJUSTMENT 

Minutes 

February 7, 2013 

The regular meeting of the Washoe County Board of Adjustment was scheduled for 
Thursday, February 7, 2013 at 1:30 p.m., in the Washoe County Health Department Conference 
Rooms, 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 
Kim Toulouse 
Philip Horan 
Richard “R.J.” Cieri 
Lee Lawrence 

 
Members absent:  None 
 
Staff present: William Whitney, Director, Planning & Development 

Eva Krause, Planner, Planning & Development 
Grace Sannazzaro, Planner, Planning & Development 
Roger Pelham, Senior Planner, Planning & Development 
Trevor Lloyd, Senior Planner, Planning & Development 
Greg Salter, Deputy District Attorney, District Attorney’s Office  
Dawn Spinola, Recording Secretary, Planning & Development 

2. Pledge of Allegiance 

Chair Wideman led the pledge to the flag. 

3. Ethics Law Announcement 

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



.
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4. Appeal Procedure 

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

5. Public Comment  

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

Chair Wideman welcomed the newest member to the Board of Adjustment, Lee 
Lawrence.  

6. Approval of Agenda 

Chair Wideman announced staff had requested Item 8E be heard first.   

In accordance with the Open Meeting Law, Member Toulouse moved to approve the 
agenda of February 7, 2013, amended as requested.  The motion, seconded by Member Horan, 
passed unanimously.   

7. Approval of Minutes 

Member Cieri moved to approve the minutes of December 6, 2012.  The motion was 
seconded by Member Toulouse and passed unanimously. 

8. Planning Items and Public Hearings 

Agenda Item 8E 

PUBLIC HEARING:  Administrative Permit Case No AP12-011 – Baca – To permit the 
temporary use of a recreational vehicle as a residence for the care of the infirm at 5672 Lupin 
Drive, Sun Valley, in conjunction with the existing single family residence.  

• Applicant Richard and Tamera Baca 
• Property Owner George W. Paine Jr. 
• Location: 5672 Lupin Drive 
• Assessor’s Parcel No: 504-042-05 
• Parcel Size: 0.35 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: 110.310.35(g) 
• Commission District: 3 – Commissioner Jung 
• Section/Township/Range: Section 17, T20N, R20E, MDM, Washoe County, 

NV 

Chair Wideman opened the public hearing.   

Ms. Krause reviewed the staff report dated January 18, 2013.   

Chair Wideman asked if the applicants were renters or property owners.  Ms. Krause 
explained the applicants were related to a person who is living in the home, but is not the 
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property owner.  Chair Wideman asked if the owner had a position and Ms. Krause explained he 
had signed an affidavit in support of the application.  

Applicant Tamera Baca stated they were there to take care of her father-in-law and they 
did not intend to stay longer than a year.   

Property Owner George Paine explained the Bacas were only supposed to have been 
there temporarily and indicated that if they stayed longer it would cause him hardship.  He 
stated he wanted them out.  He explained the infirm person in question, Joe, lived in the house 
with him.  In answer to a question posed by Member Cieri, he declared he was objecting to the 
permit.  Chair Wideman pointed out he had signed an affidavit in support and Mr. Paine stated 
he understood that to be for a temporary purpose, not years.  Chair Wideman asked Mr. Paine if 
his objection superseded the affidavit and Mr. Paine stated it did.  

Member Toulouse asked Counsel where the Board stood legally.  DDA Salter verified 
today’s testimony supersedes the affidavit, and the owner of the land did not consent to the 
Administrative Permit, so their hands were tied.  He suggested the possibility of granting a 
shorter permit. 

Member Cieri asked Mr. Paine if he would like the Board to consider a three-month or 
six-month permit.  Mr. Paine indicated he would prefer they be gone as soon as possible.  Chair 
Wideman asked Counsel, if there were no permit, how fast the enforcement action would take 
place against the applicants.  Mr. Whitney replied it would have to be done through standard 
Code Enforcement procedures and time varies depending on level of cooperation.   

Chair Wideman explained to Mr. Paine that if there was no permit, that did not mean the 
county would come out with a tow truck and take away the trailer right away.  They would work 
with him and the Bacas to remedy the situation as soon as reasonably possible.   

Chair Wideman reconfirmed with Mr. Paine that he was in opposition to a permit being 
granted.   

Virginia Hill indicated Joe did not require the Baca’s support and they caused difficulties 
with the neighbors.  Gerald Hill stated Joe would like to be in Las Vegas with his daughter.  
Kathleen Smith stated she did all the cooking and Joe takes care of himself otherwise.  

Chair Wideman closed the public hearing and asked if any of the Members had anything 
to disclose.  None did. 

Member Cieri opined that they could make a sound decision based on the fact the owner 
did not want the trailer there.  Members Toulouse, Horan and Lawrence agreed.   

Member Cieri moved to deny Administrative Permit Case No AP12-011 – Baca, based 
on testimony received at the hearing.  The motion was seconded by Member Toulouse and 
passed unanimously. 

Agenda Item 8A 

PUBLIC HEARING:  Administrative Permit Case No. AP12-009 – David Wood (Continued Time 
Certain from the December 6, 2012 meeting) - To allow the construction of an accessory 
structure (garage and indoor play area) that will be larger in square footage than the proposed 
main dwelling. 

• Applicant/Property Owner David Wood 



.
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• Project Location: 14085 Bihler Road, Reno, NV 89511 
• Assessor’s Parcel No: 142-241-19 
• Parcel Size: + 2.5 Acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 306, Accessory Uses and Structures 

Article 808, Administrative Permits 
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 30, T18N, R20E, MDM, Washoe County 

Chair Wideman opened the public hearing.    

Ms. Sannazzaro reminded the Board the case had been continued so the applicant 
could have the opportunity to speak to Amy Ray of the Truckee Meadows Fire Protection 
District (TMFPD) about the required residential fire sprinkler system.  Ms. Ray had since 
amended the condition to allow a water supply for fire suppression and/or the sprinkler system.   

Ms. Sannazzaro stated she had received nine letters and emails of opposition from the 
neighbors, expressing concerns about the design being inconsistent with the neighborhood, 
potential for commercial use, wear and tear on the private road, degradation of property values 
and over consumption of water.  Staff had also received a petition of opposition signed by 148 
people and a shared statement of core values in opposition with 39 signatures.   

Ms. Sannazzaro explained the citizens had submitted seven additional requests for 
conditions if the project was approved: 

1. Restrict lighting to the height of a one-story building; 

2. Install a sound-proof roof on the accessory structure; 

3. Limit of one bathroom; 

4. Post a bond for damage and maintenance of road; 

5. Require a monitored fire alarm system; 

6. Applicant must move into residence before construction of the accessory 
structure, and; 

7. Plans to be reviewed by Washoe County Design Review Committee. 

Member Cieri noted the applicant had sent an email with pictures of large metal 
buildings in the area.  Ms. Sannazzaro explained there were a wide variety of structures in the 
area.  She could not verify that the accessory buildings were larger than the associated main 
dwelling units.   

Applicant David Wood approached the lectern and Chair Wideman asked if Mr. Wood 
had had the opportunity to work with TMFPD to resolve his concerns.  Mr. Wood stated he was 
happy with what the county had decided.  He acknowledged the neighbor’s concerns regarding 
the manufactured home and noted the structures were allowed anywhere there was not a 
restrictive covenant.  He stated he understood a manufactured home by itself would bring down 
property values, which was why he was proposing the accessory structure.  Together they 
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would increase the value of the property.  He stated his willingness to post a bond for the roads 
and said the building would not be used for commercial purposes.  He showed a series of 
pictures of large accessory structures in the neighborhood, emphasizing the freedom enjoyed 
by the residents as there were no Covenants, Conditions or Restrictions or a Homeowners 
Association.   

Kurt Spencer, Jan Sluchak, Ed Yenick, Karen Dickerson, Todd Tressider, Nora 
Boisselle, Carol Phillips, Lyn Mundt and Gail Ferrell all spoke in opposition, reiterating the 
concerns Ms. Sannazzaro had outlined for the Board in her opening presentation.   

Mr. Yenik suggested TMFPD’s alternative water source may be a pond, and expressed 
concerns about freezing, water rights and potential mosquito problems.   

Member Cieri asked if the property had additional water rights to support a pond and 
landscaping.  Ms. Sannazzaro explained the property owner is entitled to 2.2 acre-feet (af) of 
water rights.  The project was conditioned to require a water meter, and if the usage exceeded 
2.2 af, the owner would be required to purchase additional water rights.   

Member Toulouse pointed out the applicant could install either a sprinkler system or 
provide the additional water source in the form of a tank or a pond.  He opined the pond could 
be used as a dip site in case of fire, so was a positive addition for the neighborhood.  He stated 
the sprinkler system was a standard requirement and asked for clarification as to why the 
applicant had been offered a choice.  Ms. Sannazzaro had not been informed of the reasoning.  
Applicant’s Architect Joe Snider explained TMFPD required a minimum of 300 gallons of static 
storage.   

Chair Wideman asked if the decision had been made between the tank or pond and Mr. 
Wood stated it had not.  Member Lawrence asked how many af of water would be needed to 
maintain a pond and Ms. Sannazzaro stated she did not know.  Discussions with Water 
Resources had revealed it would be more economically feasible to utilize a tank, due to 
evaporation loss with a pond.  Member Lawrence asked if any soils studies had been done or if 
there would be a pond liner installed.  Ms. Sannazzaro did not have that information.   

Member Lawrence asked what kind of foundation the mobile home would have.  Ms. 
Sannazzaro explained he would be required to have a full foundation, the structure was allowed 
by right and that was not part of the application.   

Member Cieri asked how it would be possible for them to approve the permit if the owner 
would not be able to obtain sufficient water rights.  DDA Salter pointed out one of the Findings 
required adequate infrastructure which would include the water supply.   

Member Horan asked Ms. Sannazzaro to confirm that all the pictures the applicant had 
shown were of properties that were part of the community.  Ms. Sannazzaro stated they were, 
but could not confirm whether or not the neighbors considered them to be.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  All members stated they had received correspondence from the 
neighboring property owners but had not had direct contact.  

Chair Wideman thanked the participants.  He pointed out they were faced with the 
classic dilemma of choosing between the rights of the property owner versus the wishes of the 
surrounding property owners.  He explained they were obliged to follow the rules as they existed 
at the time, and reiterated the mobile home was not under consideration.   



.
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Member Cieri stated he would not be able to make the Findings of adequate 
infrastructure and the project not being detrimental to the neighborhood.  Member Toulouse 
agreed, adding his inability to be able to find the structure consistent with the surrounding 
property types.  He stated 300 gallons was not enough water to fight a fire.   

Member Horan stated he would be able to overlook the water concerns as that was the 
purview and responsibility of the TMFPD, and expressed concerns about putting conditions on 
an otherwise rural area.  Member Lawrence stated he would not support the project due to all of 
the questions surrounding the potential pond, and he also did not feel a 300-gallon tank would 
provide adequate water for fire.   

Chair Wideman noted there had been a fair amount of speculation regarding the case.  
He pointed out the Administrative Permit requested to build a building, not determine its use.  
Any commercial use would require a separate permitting process and there are enforcement 
processes in place to deal with that aspect.  From the point of land use, he did not consider that 
to be a relevant issue.  The same applied to traffic on the road.  Regarding the fire suppression 
issue, he trusted the fire professionals to make the determination what was fair and adequate 
protection.   

Chair Wideman acknowledged the return of Fire Marshall Amy Ray and reopened the 
public hearing to accept her testimony.   

Member Toulouse asked if the option of a residential sprinkler system or adequate water 
supply was the direction TMFPD was moving for fire suppression in rural areas.  He expressed 
concern that 300 gallons of water was not enough for adequate fire protection.  Ms. Ray 
explained Fire Code requires water supply for fire suppression, and that can be obtained in 
several different ways, which she reviewed.  She explained how a 300-gallon tank of water can 
supply enough for a residential sprinkler system and supplemented by water the fire department 
would bring to the site in case of an emergency.  

Further discussion ensued regarding details of the requirements and Ms. Ray explained 
nothing was set in stone because the applicant had not made the final decision about what type 
of water supply he wanted to use yet.   

Chair Wideman closed the public hearing.  He clarified that if a pond were supportable, it 
appeared that TMFPD felt it was sufficient, but other departments had to sign off on it.   

Member Cieri reiterated he felt the structure was a detriment.  Chair Wideman pointed 
out the difficulty was that the people who had come to the neighborhood had chosen to build a 
higher class of home, but that did not change the rules for what could be built there 40 years 
ago and what could be built there now.   

Member Toulouse noted Ms. Ray had stated the size of the building caused it to be 
regulated under a commercial code and that concerned him.  He also felt it was detrimental and 
was struggling with the consistency finding.   

DDA Salter advised they needed to find that the project was consistent with the Master 
Plan, not the surrounding neighborhood.  The finding of No Detriment applies to the 
neighborhood.   

Mr. Whitney clarified Fire Code was separate from the Development Code, and 
according to the Development Code, the project was still considered residential.   



.
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Member Toulouse moved to deny Administrative Permit Case No. AP12-009 – David 
Wood, based on his view that he could not make Finding Number 4 regarding no detriment.  
The motion was seconded by Member Cieri and passed three in favor of denial and two against, 
Chair Wideman and Member Horan voting in favor of the applicant.   

Mr. Whitney read the appeal procedure for the record.   

Chair Wideman called a 10-minute recess at 3:25 p.m.  The meeting reconvened at 3:35 
p.m. 

Agenda Item 8B 

PUBLIC HEARING:  Olson-Olson Architects Case No. AC13-001, amending Special Use Permit 
Case No. SB09-002 for Tahoe Estates, LLC – To increase the area of livable space by 291 
square feet for a Detached Accessory Dwelling that was previously approved under Special Use 
Permit Case No. SB09-002.  The original approval granted 1,200 square feet of livable space, 
and the new request is asking for 1,491 square feet of livable space. 

• Property Owner: Tahoe Estates, LLC 
• Applicant: Olson-Olson Architects 
• Project Address/Location: 1019 Lakeshore Boulevard, Incline Village, 

South side of Lakeshore Boulevard, approximately 
600 feet west of its intersection with Selby Drive 

• Assessor’s Parcel No.: 130-230-05 
• Parcel Size: + 2.17 Acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: High Density Suburban (HDS) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay 
• Development Code: Article 306, Accessory Uses and Structures 

Article 810, Special Use Permits 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 23, T16N, R18E, MDM, Washoe County 

Chair Wideman opened the public hearing.   

Ms. Sannazzaro reviewed the staff report dated January 24, 2013.  She explained there 
would be no changes to the outside of the structure; the interior was being redesigned to allow 
for more living space.  She explained changes to the code that had occurred since the structure 
was originally approved, which legalized the increased living area.   

Applicant’s Representative Lori Shannon reiterated the points Ms. Sannazzaro had 
made and stated the only affected neighbor had been contacted and had no concerns. 

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

Member Cieri moved to approve conditionally Olson-Olson Architects Case No. AC13-
001, amending Special Use Permit Case No. SB09-002 for Tahoe Estates, LLC.  The motion 
was seconded by Member Toulouse and passed unanimously. 

The motion was based on the following findings: 
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1. Consistency.  The proposed amendment is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Tahoe 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 to accommodate this proposal and for the 
intensity of such development; 

4. Issuance Not Detrimental.  Approval of the proposed amendment 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 safety, security, location, purpose or mission of the military installation. 

Agenda Item 8C 

PUBLIC HEARING:  Special Use Permit Case No. SB12-014 – Sierra Nevada College – To 
allow the operation of a “Schools-College” in a currently unoccupied commercial building, within 
the Incline Village Tourist Community Plan. 

AND 
Variance Case No. VA12-005 – Sierra Nevada College – To allow the construction of an 
outdoor kiln area on the east end of the building.  Construction of this area requires reduction of 
the side yard setback from ten (10) feet to one (1) foot and an increase in the height of a 
retaining wall from a maximum of eight (8) feet to a maximum of sixteen (16) feet, as required 
by Article 406, Building Placement Standards; and the reduction of the slope setback from three 
(3) feet to one (1) foot as required by Article 438, Grading. 

• Applicant/Property Owner: Sierra Nevada College 
• Location: 1008 Tahoe Boulevard 
• Assessor’s Parcel No.(s): 130-050-11 
• Parcel Size: ± .404 Acres 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Commission District: 1 – Commissioner Berkbigler 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within T16N, R18E, MDM, Washoe County, NV 

Chair Wideman opened the public hearing.    

Mr. Pelham reviewed the staff report dated January 18, 2013.  He explained the 
applicant had agreed to building modifications that satisfied the requirements of the Special Use 
Permit, and an additional requested condition made the Variance unnecessary.  The condition 
which would be numbered 1L, would read:   

“The applicant shall construct two covered front entry features on the first 
floor of the side of the existing structure facing State Route 28. The covered front 
entry features shall be designed and constructed to the front lot line, no other 
portion of the structure shall extend to the front lot line. The covered front entry 
features shall be designed and constructed to meet or exceed all requirements of 
the Americans with Disabilities Act (ADA) and shall be located to provide as 



.
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much protection from snow and other natural elements as possible. The covered 
front entry features shall be designed and constructed to provide a safe entrance 
to enhance the safety and general welfare of all users of the building. The lot 
standards approved in variance case number VA06-021 are hereby changed to 
allow the foregoing, as authorized by WCC 110.810.20(e).” 

Mr. Pelham explained parking would be reduced but the main campus was 300 feet 
away and the applicant was proposing to build an asphalt pathway between the buildings.  The 
building had been a commercial office and had been donated to the college, so the use would 
not cause more intensity to the area.   

Member Horan asked if the parking that had existed in the lower level of the building 
would be eliminated and Mr. Pelham replied it would.  He added a letter from a Traffic Engineer 
would be required showing that the college has sufficient parking.  Member Horan noted the 
parking was already stretched, as students parked on Country Club Drive.  He asked where the 
new pathway would be located and Mr. Pelham pointed out the location in the Nevada 
Department of Transportation (NDOT) right of way along the property line of the church to be 
constructed next door.  Mr. Pelham added the number of students would not increase, as they 
were relocating one of the programs to the new building. 

Applicant’s Representative Phil Gilan Farr explained the building was originally designed 
for industrial use and that was why the redesign had changed the lower-floor parking into usable 
classroom space.  Laws do not restrict street parking, except in the case of snowy days.  He 
explained the school was planning additional parking.   

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

Member Cieri moved to approve conditionally as amended Special Use Permit Case No. 
SB12-014 – Sierra Nevada College.  The motion was seconded by Member Toulouse and 
passed unanimously. 

The motion was based on the following findings: 

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

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

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

4. Use Authorized.  The variance will not authorize a use or activity which is not 
otherwise expressly authorized by the regulation governing the parcel of property; 
and 
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5. Effect on a Military Installation. The variance will not have a detrimental effect on the 
location, purpose and mission of the military installation. 

No action was taken on Variance Case No. VA12-005 – Sierra Nevada College, as the 
amended condition added to the Special Use Permit had made it unnecessary. 

Chair Wideman called a 5-minute recess at 4:10 p.m. at Ms. Spinola’s request.  The 
meeting reconvened at 4:15 p.m. 

Agenda Item 8D 

PUBLIC HEARING:  Variance Case No VA12-006 - Kurosh Moassessi – To vary the required 
front yard setback from 30 feet to 28 feet to allow the existing garage to remain as it was 
constructed in 1956. 

• Applicant/Property Owner: Kurosh Moassessi 
• Location: 12755 Valley Springs Road, at the northwest corner 

of Valley Springs Road and Cottonwood Road 
• Assessor’s Parcel No: 049-355-01 
• Parcel Size: 1 acre 
• Regulatory Zone: Low Density Suburban (LDS) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 804    
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 20, T18N, R20E, MDM, Washoe County, 

NV 

Chair Wideman opened the public hearing. 

Mr. Pelham reviewed the staff report dated January 18, 2013.  He explained the home 
had undergone a remodel and it was discovered at time of building permit in 2008 that the 
garage encroached two feet into the setback.  The building plans at the time showed the front 
two feet of the garage would be removed.  The applicant was attempting to legalize the 
encroachment instead.   

Member Horan noted the applicant had agreed to correct the problem in 2008 and had 
not addressed it.  Mr. Pelham suggested there were options for correction, one of which was the 
Variance.   

Applicant Kurosh Moassessi stated they had been granted a building permit for 
expansion with no restrictions in 2007.  In 2008 they submitted new plans and were then 
informed the garage had to be moved.  The house was in its original state, and neither title 
insurance nor the county had informed them of the problem up to that point.  It had been bought 
and sold several times since original construction in 1956, and the issue had never been 
brought up or disclosed.   

Mr. Moassessi stated he was told by county employees that County Building Code was 
changing, most likely in their favor, and they should wait to see what happened before going 
ahead with the construction.  In November 2012 they decided not to wait any longer and asked 
for the Variance.  He suggested the issue may no longer be valid due to rules regarding adverse 
possession and that the other property owners in the neighborhood should be informed of the 
situation as they were likely to be in the same circumstance as he was.   
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Member Horan reiterated in 2008 the applicant agreed to reduce the size of the garage.  
Mr. Moassessi stated that was correct and said that in 2009, after construction had begun, he 
was told Code was going to change, so chose to wait based on the advice of staff.   

Neighbor Marvin Spiker stated the encroachment did not concern him and he didn’t feel 
it was necessary to reduce the size of the garage.  

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

Member Horan stated he had issues with the fact the problem was discovered in 2008 
and had not yet been dealt with.  Member Cieri pointed out the applicant had been led by county 
officials to believe changes would be made to the regulations of his area addressing the 
problem.   

Chair Wideman expressed sympathy for the applicant, as it was not something of his 
doing and had been there for a very long time.  He explained it was the Board’s job to make 
findings based on specific criteria outlined in Code having to do with unique characteristics of 
the lot.  In this case, none of the criteria applied, so he couldn’t make the finding.  If they granted 
this, then it could be construed as a special privilege.   

Member Cieri opined it could be considered a hardship, since the only other remedies 
were for the applicant to move the house or cut the garage down, limiting its use.  Member 
Toulouse agreed they must follow the law but felt this was a special circumstance.   

Member Toulouse moved to approve conditionally Variance Case No VA12-006 - 
Kurosh Moassessi.  The motion was seconded by Member Cieri and passed by a vote of four in 
favor and one against, Member Horan voting to deny. 

The motion was based on the following findings: 

1. Special Circumstances.  Because of the special circumstances applicable to the 
property, including an exceptional situation or condition of the property, particularly 
that shortening the garage to meet the required setback would result in a garage less 
than 18 feet in length; the strict application of the regulation results in exceptional 
and undue hardships upon the owner of the property. 

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

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

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

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

 

Agenda Item 8F 
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PUBLIC HEARING:  Amendment of Conditions Case No. AC12-006 – Sierra Nevada Teen 
Ranch - To amend condition #7 of the Special Use Permit case number SB07-019 to extend the 
time for completion of each phase of the project by two additional years such that phase one will 
be extended to February 12, 2015, phase two will be extended to February 12, 2017, phase 
three will be extended to February 12, 2019 and phase four will be extended to February 12, 
2022 as authorized in Section 110.810 of the Washoe County Development Code. The facility 
comprises a teen group care facility that will include housing, counseling, education and 
recreational opportunities for up to 40 at-risk teenagers, as authorized in Article 810 of the 
Washoe County Development Code.  The proposed facility will include the phased construction 
of four 5,200-square-foot residential buildings, one 1,500-square-foot vocational building, one 
4,000-square-foot multi-purpose building, one 1,000-square-foot reception area, one 1,500-
square-foot barn and an obstacle course. 

• Property Owner/Applicant: Sierra Nevada Teen Ranch, Marvin Neal 
• Location: The project is located in Bedell Flat, east of the 

Sierra Ranchos/Rancho Haven communities. 
• Assessor’s Parcel No.: 079-210-15 
• Parcel Size: 29.03 acres 
• Regulatory Zone: General Rural (GR) 
• Master Plan Designation: Rural (R) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 
• Commission District: 5 - Commissioner Weber 
• Development Code: Article 810, Amendment of Regulatory Zone    
• Section/Township/Range: Within Section 4, T23N, R19E, MDM  

Washoe County, NV 

Chair Wideman opened the public hearing and read the case description for the record. 

Mr. Lloyd reviewed the staff report dated January 24, 2013.  He noted the Board had 
already granted two extensions, one on February 1, 2010 and another on February 3, 2011.  
The reasons given each time were the funding challenges created by the downturn in the 
economy.  He noted Code provided little direction for staff or the Board when determining 
whether or not additional extensions were appropriate.  He requested the Board provide 
direction moving forward so that in the event the applicant were to apply for another extension, 
perhaps there would be some measure of progress required in the interim.   

Member Cieri asked if any construction had taken place and Mr. Lloyd stated there had 
not.  He clarified there was a well on the property and maybe a fence.  Member Lawrence asked 
what the maximum number of children living at the site would be and Mr. Lloyd said it would be 
40.   

Applicant Marvin Neal reiterated the recession had slowed funding of the project, and 
fundraisers had not brought in enough money to complete the first phase.  He explained they 
intended to pay cash in full for each portion and not incur any debt.   

Chair Wideman pointed out the Board agreed it was a worthy cause, as evidenced by 
the approval of the project and the two extensions.  He asked Mr. Neal to explain how close 
they were to their goals.  Mr. Neal replied he felt they were over halfway there and explained the 
upcoming fundraising plans and anticipated support.  Chair Wideman encouraged them to 
proceed with all due speed.   
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Member Cieri expressed concern that funding would dry up partway through 
construction and the project be dropped, leaving a ghost town.  Mr. Neal reiterated they would 
not start until they had the funding to complete what they were working on.   

Brent Johnson introduced himself as speaking for the Sierra Ranchos Property Owners 
(SRPOA).  Mr. Johnson, speaking for himself and not the SRPOA, suggested Mr. Neal was not 
actually representing a not-for-profit entity.  He opined the Board should request legal 
documentation establishing its existence.  On behalf of the property owners and himself, Mr. 
Johnson stated they did not feel the project was feasible and did not want it in their 
neighborhood.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  All members acknowledged they had received a letter from the SRPOA 
and Member Toulouse stated he had been to the area recently.  

Member Horan noted he had been on the Board during the entire process and had 
supported the project.  Due to the lack of progress, he felt it was best to let the SUP expire and 
the applicant could come back with a new request when they were ready to proceed with 
construction.  Members Cieri, Lawrence and Toulouse, as well as Chair Wideman, concurred.  
Chair Wideman emphasized the denial of the extension should not be construed as a lack of 
support for the project or as being prejudicial.   

Member Horan asked if they were required to make findings for a denial.  After a short 
break and discussion with Counsel, it was determined the denial did not require findings.   

Member Horan moved to deny Amendment of Conditions Case No. AC12-006 – Sierra 
Nevada Teen Ranch.  The motion was seconded by Member Toulouse and passed 
unanimously. 

Mr. Whitney read the appeal procedure for the record.   

Agenda Item 8G 

Draft Ordinance Amending Articles 912 and 914 - Review proposed text of an ordinance 
establishing general rules governing appeals to the Board of Adjustment and provide direction 
to staff and recommendations to the Planning Commission for drafting and proposing the 
ordinance.  Proposed ordinance generally covers what matters can be appealed to the Board of 
Adjustment, the timelines and procedures for such appeals (including what evidence may be 
reviewed and who has the burden of persuasion), and the right to either seek judicial review of 
the decisions of the Board of Adjustment or appeal them to the Board of County 
Commissioners. 

Mr. Salter reviewed the staff report dated January 23, 2013.  He pointed out the changes 
made at the request of the Board regarding pre-hearing procedures and what items could or 
could not be approved unilaterally by the Chair.   

Member Toulouse moved that the changes discussed by the Board of Adjustment 
concerning this matter be included within the draft ordinance and, further, moved to recommend 
to the Planning Commission that the draft ordinance, as amended, be submitted to the Board of 
County Commissioners for adoption.  The motion was seconded by Member Horan and passed 
unanimously. 

9. Chair and Board Items  
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A. Discussion and possible action to adopt the revised Rules, Policies and Procedures 
– Member Toulouse requested a staff report and a copy of the draft so the members could 
review them and discuss the item on a future agenda.  DDA Salter opined the staff report could 
be compiled fairly quickly as it would primarily be describing the changes.  Chair Wideman 
requested the item be heard at the April meeting.  

10. Director’s Items  

None 

11. Public Comment  

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

12. Adjournment 

There being no further business to come before the Board of Adjustment, the meeting 
adjourned at 5:30 p.m. 

Respectfully submitted, 

 

 _________________________________________ 
 Dawn Spinola, Recording Secretary 

 

Approved by Board in session on __________, 2013 

 

   
 William Whitney 
 Secretary to the Board of Adjustment 

 



 Board of Adjustment Staff Report  
Meeting Date: April 4, 2013 

    
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: Variance Case No: VA13-001 

Applicant(s):   Gary R. Taylor on behalf of Felix Friedrich 

Agenda Item No.  8A 
Project Summary: Reduction of front yard setback from 20 feet to 5 feet 9 inches. 

Recommendation: Denial 
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 
 
Variance Case No VA13-001 (Friedrich) – To allow a reduction in the front yard setback from 
twenty (20’) feet to five feet nine inches (5’ 9”) to facilitate construction of a single-family 
residence on a currently undeveloped parcel. 
 
 
• Applicant / Developer Gary R. Taylor, PO Box 1715, Crystal Bay, NV 89402 
• Property Owner Felix Friedrich, 175 Pinetree Circle, Alpharetta GA, 30009 
• Location: 400 Tuscarora Road approximately 300 feet south of the 

intersection with Teresa Court. 
• Assessor’s Parcel No: 123-142-07  
• Parcel Size: ±0.164 acres 
• Master Plan Category: Suburban 
• Regulatory Zone: High Density Suburban 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Development Code: Article 804 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Sec 19, T16N, R 18E 
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Variance Definition  

The use and standards for a variance are set out in NRS 278.300 (1) (c), which provides that:   

Where by reason of exceptional narrowness, shallowness, or shape of a specific 
piece of property at the time of the enactment of the regulation, or by reason of 
exceptional topographic conditions or other extraordinary and exceptional 
situation or condition of the piece of property, the strict application of any 
regulation enacted under NRS 278.010 to 278.630, inclusive, would result in 
peculiar and exceptional practical difficulties to, or exceptional and undue 
hardships upon, the owner of the property, the Board of Adjustment has the 
power to authorize a variance from that strict application so as to relieve the 
difficulties or hardship, if the relief may be granted without substantial detriment 
to the public good, without substantial impairment of affected natural resources 
and without substantially impairing the intent and purpose of any ordinance or 
resolution.  

The statute is jurisdictional in that if the circumstances are not as described above, the Board 
does not have the power to grant a variance from the strict application of a regulation.  Along 
that line, under WCC 110.804.25, the Board must make four findings which are discussed 
below. 

If the Board of Adjustment grants an approval of the Variance, that approval can be made, 
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. 

Because denial of this variance request is recommended, no conditions of approval have been 
attached to this staff report.   
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Vicinity Map  
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Site Plan 
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Subject Site, looking east from a point approximately above Anaho Road 
 
 

 
Overhead Photo 

NORTH 

Subject Site 
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Project Evaluation 
 
The applicant is requesting approval to construct a three-story single-family dwelling with a front 
yard setback of 5 feet 9 inches, instead of the required twenty-foot front yard setback as 
generally required. The applicant cites the steepness of the slope and the requirement to abide 
by Washoe County and Tahoe Regional Planning Agency regulations as hardships to support 
the variance request. The application states that the parcel cannot be developed unless the 
variance is granted. A variance to allow a reduction in front yard setback was granted in 2007, a 
building permit was applied for and later withdrawn on this parcel. Evaluation of the current 
request must be made on its own merits as the previous approval has expired. 
 
The Tahoe Area Plan modifiers allow the construction of a detached garage of 576 square feet 
up to the front property line without a variance, when the lot contains slopes of 20% or greater. 
This lot contains slopes of 20% or greater. This applicant has the ability to construct a detached 
garage at the front property line without a variance, but must maintain 15 feet from the edge of 
pavement to allow sufficient room for snow removal. 
 
The current request is for the dwelling to extend 14 feet 3 inches into the required front yard 
setback area, resulting in a setback of 5 feet 9 inches from the property line adjacent to 
Tuscarora Road.  
 
For staff to recommend approval of a variance request the Development Code requires that a 
series of specific findings be made. Among these is the finding that a special circumstance or 
hardship related to the nature of the land is identified. The specific code language is below. 
 

Section 110.804.25  Findings.  Prior to approving an application for a variance, the Board of 
Adjustment, the Planning Commission or hearing examiner shall find that findings (a) through (d) 
apply to the property and, if a military installation is required to be noticed, finding (e): 

(a) Special Circumstances.  Because of the special circumstances applicable to the property, 
including either the: 

 (1) Exceptional narrowness, shallowness or shape of the specific piece of property, or 

(2) By reason of exceptional topographic conditions, or 

(3) 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; 

(b) 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; 

(c) 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; and  

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

 
The project is located within the High Density Suburban zone. The minimum lot width specified 
by the Code is 60 feet in that zone. The subject parcel is approximately 88 feet in width. The 
parcel is not exceptionally narrow. 
 
The parcel is approximately 168 feet in depth, again the minimum is 60’. The parcel is not 
exceptionally shallow. 
 
The parcel is essentially rectangular in shape. There are no special circumstances 
associated with the shape of the parcel. 
 
The parcel is located on a down-slope of 20% or greater, as previously noted, this entitles the 
applicant to an automatic front yard setback reduction. As the parcel is steep it may be 
challenging to site the proposed dwelling with an attached garage within the required setbacks 
on the subject parcel. It is for this very situation that the Tahoe Area Plan allows for a detached 
garage of 576 square feet to be constructed at the front property line. The applicant is proposing 
to set the proposed residence at 5 feet 9 inches from the front property line. It is instructive to 
note that the portion of the dwelling with the greatest encroachment in to the setback is not the 
garage but rather living area within the proposed residence. The applicant cites the necessity for 
a garage as the primary special circumstance to justify the variance. This can be accomplished 
without the variance, as noted above. The requirement for a garage does not constitute a 
special circumstance.  
 
Further, the topography of the subject parcel is essentially similar to all surrounding parcels 
therefore there is nothing exceptional about the topography that is not substantially similar to 
most surrounding parcels. Please see the following graphic showing the topography of the 
subject parcel and surrounding parcels. Each contour line represents two feet in elevation 
change. There are no exceptional topographic conditions that justify approval of the 
variance request. 
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The applicant cites the necessity of compliance with regulations of the Tahoe Regional Planning 
Agency (TRPA), particularly height limitations, as special circumstances to justify the variance. 
Compliance with those regulations is generally applicable to all new development within the 
Tahoe Basin and therefore is neither extraordinary nor exceptional. There is no “extraordinary 
and exceptional situation or condition” created by the TRPA regulations. 
 
Overall, the subject parcel may present challenges to development in a particular manner, but 
those challenges do not prohibit all development. All parcels have certain constraints and 
challenges, and the owner is presumed to be aware of those constraints and challenges when 
they purchase the property. As this parcel is currently undeveloped, designing a single-family 
dwelling sited within the standard building setbacks is by no means unreasonable. 
 
Proposed Elevations 
 

 



Washoe County Board of Adjustment                                                    Staff Report Date: March 19, 2013  
 
   

     
 

Variance Case No: VA13-001 
Page 10 of 14 

 

 



Washoe County Board of Adjustment                                                    Staff Report Date: March 19, 2013  
 
   

     
 

Variance Case No: VA13-001 
Page 11 of 14 

 
 
Citizen Advisory Board 
 
There are no Citizen Advisory Board (CAB) meetings being held at this time. This application 
was sent to each member of the Incline Village / Crystal Bay CAB requesting their comments on 
the proposal. No comments were received from any CAB member. 

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

• Washoe County Community Services Department  

o Engineering and Capital Projects Division 

o Planning and Development Division 

o Water Resources Division 

• Washoe County Health District  

o Vector-Borne Diseases Division 

o Environmental Health Division 

• US Bureau of Land Management 

• US Forest Service 

• Nevada Department of Transportation 

• Nevada Department of Wildlife  
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• Nevada Department of Environmental Protection 

• Nevada Department of State Lands 

• Incline Village General Improvement District 

North Lake Tahoe Fire Protection District 
 
Four out of the twelve above-listed agencies/departments provided comments and/or provided 
an evaluation of the project application.  A summary of each agency’s comments and their 
contact information is provided. Because this project is being recommended for denial 
Conditions of Approval are not attached to this report.    

 
• Washoe County Planning and Development evaluated the subject site and found 

that there are no unique or extraordinary conditions or physical constraints of the 
land that warrant the approval of a variance request.     
Contact: Roger Pelham, Senior Planner 775.328.3622, 
rpelham@washoecounty.us 

 
• The Nevada State Division of Lands provided a letter indicating concern over the 

proposed variance and that the “NDSL has historically taken a firm stance 
against the granting of any variances by Washoe County that may affect or 
sensitive lands in the Tahoe Basin.”   
Contact:  Elyse Randles, 775.684.2735 erandles@lands.nv.gov  
 

• Washoe County Engineering and Capital Projects provided a letter with 
conditions requiring a garage door opener to be installed and a hold-harmless 
agreement to be submitted by the applicant.   
Contact:  Leo Vesely, 775.328.2040 lvesely@washoecounty.us 
 

• Washoe County Engineering and Capital Projects, Traffic Engineer provided a 
letter with conditions requiring the slope of the roof to be away from Tuscarora 
Road so that snow does not slide on to the road and to provide room for at least 
one vehicle to park along the street.   
Contact:  Clara Lawson, 775.328.2040 clawson@washoecounty.us 
 

Staff Comment on Required Findings  
 
Section 110.804.25 of Article 804, Variances, within the Washoe County Development Code, 
requires that all of the following findings be made to the satisfaction of the Washoe County 
Board of Adjustment before granting approval of the abandonment request.  Staff has 
completed an analysis of the application and has determined that the proposal is not in 
compliance with the required findings as follows. 
 
1. Special Circumstances.  Because of the lack of special circumstances applicable to the 

property, the lack of: exceptional narrowness, shallowness or shape of the specific piece 
of property; there are no exceptional topographic conditions; there are no extraordinary 
and exceptional situation or condition of the property and/or location of surroundings; the 
strict application of the regulation does not result in exceptional and undue hardships 
upon the owner of the property. 

mailto:rpelham@washoecounty.us
mailto:lvesely@washoecounty.us
mailto:clawson@washoecounty.us
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Staff Comment: The parcel is not exceptionally narrow. The parcel is not exceptionally shallow. 
There are no special circumstances associated with the shape of the parcel. The 
requirement for a garage does not constitute a special circumstance. There are no 
exceptional topographic conditions that justify approval of the variance request. There is 
no “extraordinary and exceptional situation or condition” created by the TRPA 
regulations. 

2. Detriment.  The relief may 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. 

Staff Comment: Approval of the variance has the possibility to inhibit snow-removal, because 
the structure is proposed at less than 15 feet from the edge of the asphalt roadway and 
because there is no provision for off-street guest parking. 

3. Special Privileges.  The granting of the variance will constitute a grant of special 
privileges inconsistent with the limitations upon other properties in the vicinity and the 
identical regulatory zone in which the property is situated. 

Staff Comment: Because there is no unique or extraordinary topography or other condition of 
the land, approval of a variance would constitute a special privilege for this applicant.  

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. 

Staff Comment: The variance does not seek to authorize a use (single-family dwelling) that is 
not otherwise allowed in this zone. 

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

 
Staff Comment: There is no military installation in the vicinity of the project. 
 

Recommendation 
 
After a thorough analysis and review, Variance Case No. VA13-001 is being recommended for 
denial. 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 
deny Variance Case No. VA13-001 for Felix Friedrich and Gary Taylor, being unable to make all 
five findings in accordance with Washoe County Development Code Section 110.804.25: 

 
1. Special Circumstances.  Because of the lack of special circumstances applicable to the 

property, the lack of: exceptional narrowness, shallowness or shape of the specific piece 
of property; there are no exceptional topographic conditions; there are no extraordinary 
and exceptional situation or condition of the property and/or location of surroundings; the 
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strict application of the regulation does not result in exceptional and undue hardships 
upon the owner of the property; 

2. No Detriment.  The relief may 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 constitute a grant of special 
privileges inconsistent with the limitations upon other properties in the vicinity and the 
identical regulatory zone in which the property is situated;  

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

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

Appeal Process 
 
Board of Adjustment/Planning Commission 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: Property Owner: Felix Friedrich, 175 Pinetree Circle, Alpaharetta GA, 30009 
  
 Developer: Gary Taylor, PO Box 1715, Crystal Bay, NV 89402 
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WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

                
 

  "Dedicated to Excellence in Public Service" 
 
 
 
 

 
                

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

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

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  March 11, 2013 

TO:  Roger Pelham, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: VA13-001 
  APN 123-142-07 
  FELIX FRIEDRICH 
               
 
 
I have reviewed the referenced variance and recommend the following conditions: 
 

1. Provide a hold-harmless agreement to the satisfaction of the District Attorney and the 
Engineering Division. 

  
2. The applicant shall provide automatic garage door openers. 

 
 
 
 
LRV/lrv 
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Exhibit E 
From: Lawson, Clara 
Sent: Friday, March 01, 2013 8:29 AM 
To: Pelham, Roger; Thomsen, Richard 
Cc: Spinola, Dawn 
Subject: FW: Development Applications for Review and Comment 
 
Roger, here are my requests for approval on VA13-001, the setback request 
on Tuscarora Rd.   
 
* Change the roof to slope away from the road.   Because of the very  
narrow pavement and shoulder area there isn’t enough room for snow  
storage from the roof that slopes toward the street.   
* There should be room for at least one vehicle to park along the 
street without parking on the pavement and blocking through traffic.   
 
 
Rich, if you have additional comments you can send them directly to 
Roger. 
 
Dawn, I’m sending Rich the agency review memo, he didn’t get it.  Rich 
will be reviewing  
setback requests in Incline Village now.   
 
Clara Lawson, PE, PTOE 
Washoe County 
Community Sservices Department 
Engineering & Capital Projects Divsision 
775-328-3603 
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Subject: Administrative Permit Case No: AP13-001 

Applicant(s):   Saint Rose of Lima Catholic Parish 

Agenda Item No.  8B 
Summary: To allow the expansion of an existing church by an additional 

700 square feet 

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 
 

PUBLIC HEARING: Administrative Permit Case No AP13-001 – Saint Rose of Lima 
Catholic Parish - To allow the expansion of an existing church of 2,372 square feet by an 
additional 700 square feet to construct an office for the pastor and an area to serve 
refreshments. 

• Applicant / Property Owner Saint Rose of Lima Catholic Parish 
• Location: 695 US Highway 395, Washoe Valley 
• Assessor’s Parcel No: 046-070-60 
• Parcel Size: 2.42 acres 
• Master Plan Category: Commercial and Rural 
• Regulatory Zone: General Commercial and Public and Semi-Public 

Facilities 
• Area Plan: South Valleys 
• Citizen Advisory Board: West Washoe Valley 
• Development Code: Article 808, Administrative Permits 
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 23, T17N, R18E, MDM, Washoe County, NV 
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Administrative Permit Definition 
 
The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possess characteristics that requires a thorough appraisal in order to determine if the 
use has the potential to adversely affect other land uses, transportation or facilities in the 
vicinity. The Board of Adjustment or the Hearing Examiner may require conditions of approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an administrative permit, the Hearing 
Examiner or the Board of Adjustment must find that all of the required findings, if applicable, 
are true. 
 
The Conditions of Approval for Administrative Permit Case No. AP13-001 is attached to this 
staff report and will be included with the Action Order.   
 

Vicinity Map 
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Site Plan 

Project Evaluation 
 
The applicant, Saint Rose of Lima Catholic Parish is requesting to expand their existing Holy 
Spirit Chapel by 700 square feet (about 30%) to accommodate an office for the pastor and to 
construct an area for refreshments. The Chapel has been in use for many years and is 
considered an existing, non-conforming use as there is no Administrative Permit approval as 
currently required for a Religious Assembly use type in the General Commercial zone. 
Because the proposed expansion is greater than ten percent of the existing facility the 
applicant is required to come into compliance with the Development Code for approval of the 
expansion to be granted. 
 
Section 110.904.25 of the Development Code is applicable to the expansion and use of 
nonconforming structures, it reads in part, as follows: 
 

(a) Continuation.  A nonconforming use of a structure may be continued as long 
as it remains otherwise lawful, subject to the following provisions: 
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(1) A structure devoted to a nonconforming use shall not be enlarged more 
than ten (10) percent, extended, constructed, reconstructed, moved or 
structurally altered; 

(2) Any structure in which a nonconforming use is superseded by an allowed 
use shall thereafter conform to the regulations for the regulatory zone in 
which such structure is located, and the nonconforming use may not 
thereafter be resumed; 

 
The current improvements on the subject site include a small Catholic chapel with stained-
glass windows, parking areas and extensive landscaping. There are large evergreen trees 
surrounding the chapel which help the facility to significantly blend the facility with the hillside. 
The rear of the parcel is bordered by a tall retaining wall supporting the new I-580 freeway. 
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As can be seen in the photo above, the existing facility is nicely landscaped and generally 
very attractive. There are, however, several minor improvements that are required by the 
Development Code and that have been included as conditions of approval. The first of these 
is that the exterior lighting fixtures on the building, in the parking area and adjacent to the 
monument sign must be down-shielded so that there is no light spillover created.  
 

   
 
The next requirement is that the handicapped parking spaces be re-painted and handicapped 
signage installed. 
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Over all the existing facility is very much in keeping with the character of the surrounding area, 
the area proposed for expansion of the facility is substantially screened from the adjacent 
parcel by several large ponderosa pine trees and there is little, if any, additional impact likely 
to be created by the proposed expansion. 
 
Because there is little likelihood of any detriment being created by approval of the expansion 
of the facility, staff is comfortable recommending approval of the request, and is confident that 
the Board will be able to make all required findings of fact in support of the approval. 

West Washoe Valley Citizen Advisory Board (WWVCAB) 
 
Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board meeting. However this application was provided to each of the CAB members 
and their responses were requested. Staff received no written comments from any of the CAB 
members. 

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

• Washoe County Community Services Department  
o Engineering and Capital Projects Division 
o Planning and Development Division 
o Water Resources Division 

• Washoe County Health District  
o Vector-Borne Diseases Division 
o Environmental Health Division 

• Truckee Meadows Fire Protection District 
 
Two out of the six above listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  
A summary of each agency’s comments and/or recommended conditions of approval and 
their contact information is provided.  The Conditions of Approval document is attached to this 
staff report and will be included with the Action Order. 
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• Washoe County Planning and Development addressed improvements necessary for 

the facility to meet current Code requirements.     
Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

 
• Washoe County Health District, Vector-Borne Diseases Division provided conditions of 

approval to avoid creating habitat for vermin.     
 Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

 

Staff Comment on Required Findings  
 
Section 110.808.25 of Article 808, Administrative Permits, within the Washoe County 
Development Code, requires that all of the following findings be made to the satisfaction of the 
Washoe County Planning Commission before granting approval of the administrative permit 
request.  Staff has completed an analysis of the application and has determined that the 
proposal is in compliance with the required findings as follows. 
 

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

Staff Comment: The Religious Assembly use type is allowed in the General 
Commercial zone, subject to the approval of an Administrative Permit. Nothing in the 
South Valleys area plan prohibits that use type. The Old Washoe City Historic District, 
in which this parcel is located, being a part of the South Valleys Area Plan, anticipates 
a mixture of residential and commercial use types. 

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. 

Staff Comment: The facility is existing and has been in operation for many years, the 
proposed minor expansion will not create any additional demand upon necessary 
infrastructure. The applicant is working with the Nevada Department of Transportation 
to improve the entry to the facility. 

3. Site Suitability.  That the site is physically suitable for a chapel, and for the intensity of 
such a development. 

Staff Comment: The facility is in-place and has been in operation for many years, the 
site contains no topographic constraints, sufficient parking areas are available, access 
is from US Highway 395, thus there are no impacts of traffic on residential areas. The 
site is suitable for the Chapel. 

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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Staff Comment: This is a relatively small expansion, and the area of expansion is 
significantly screened by a number of mature evergreen trees, thus the expansion will 
not be detrimental. 

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. 

Staff Comment: There is no military installation in the vicinity of the chapel. 

 

Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of 
approval of the project. Therefore, after a thorough analysis and review, Administrative Permit 
Case No. AP13-001 is being recommended for approval with conditions. Staff offers the 
following motion for the Board’s consideration.  

Motion               
 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Board of Adjustment approve 
Administrative Permit Case No. AP13-001 for Saint Rose of Lima Catholic Parish, Holy Spirit 
Chapel, having made all five findings in accordance with Washoe County Development Code 
Section 110.808.25:  
 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the South 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 chapel 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 any military 
installation. 
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Appeal Process 
 
Board of Adjustment action will be effective 10 days after the date of the public hearing, 
unless the action is appealed to the County Commission, in which case the outcome of the 
appeal shall be determined by the Washoe County Commission. 
 
 
xc: Applicant / Property Owner: Saint Rose of Lima Catholic Parish, attn: Father Larry 

Morrison, 100 Bishop Manogue Drive, Reno, NV 89511 
 
 Representatives: Dan Munoz, 2595 Spinnaker Drive, Reno, NV 89519 
 
 
 
 
 
 
 
 
 
 

  
  

 
 



Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
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EXHIBIT A 
 
 Conditions of Approval        

            Administrative Permit Case No. AP13-001 

 
The project approved under Administrative Permit Case No: AP13-001 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on 4/4/2013. 
Conditions of Approval are requirements placed on a permit or development by each reviewing 
agency.  These Conditions of Approval may require submittal of documents, applications, fees, 
inspections, amendments to plans, and more.  These conditions do not relieve the applicant of 
the obligation to obtain any other approvals and licenses from relevant authorities required 
under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this Administrative Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Department of Community Development.   

Compliance with the conditions of approval related to this Administrative Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Administrative Permit may result in the initiation of 
revocation procedures.   

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

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

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

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

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  



Washoe County Conditions of Approval   
 

   
 

Administrative Permit Case No: AP13-001 
Page 2 of 3 

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 Planning and Development 

1. The following conditions are requirements of the Planning and Development Division, 
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 administrative permit.   

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.  

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

d. The handicapped parking spaces shall be re-painted and required signage 
installed in accordance with Article 410 of the Development Code.  

 
e. All exterior lighting fixtures shall be shielded such that light is emitted downward 

only.  
 

f. Lighting for signage shall be installed such that light is emitted downward only. 
 

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

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

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 Planning and Development Division.  

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

Washoe County District Health Department  

2. 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, jshaffer@washocounty.us 

a. A wind sensor control unit will be required for the existing turf to assist in 
reducing the nuisance water runoff associated with irrigation (040.038). 

b. The rock treatment for slope protection shall require the placement of ¾ t o1 ½ D 
size rock to a depth of 4 inches as a mixed aggregate to discourage void 
formation of rodent habitat for the slope. 

c. Prior to the sign off of the building plans the above detail designs are required on 
the plans. 

 

*** End of Conditions *** 
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Washoe County Health District 

ENVIRONMENTAL HEALTH SERVICES DIVISION 

1001 EAST NINTH STREET / P.O. BOX 11130, RENO, NEVADA 89520 (775) 328-2434 FAX (775) 328-6176 
www.washoecounty.us/health 

WASHOE COUNTY IS AN EQUAL OPPORTUNITY EMPLOYER 

 
 
 
Washoe County         March 27, 2013 
Community Development          
C/O Roger Pelham 
1001 E. Ninth St. 
Reno, NV 89512 
 
Dear Roger, 
 
After having reviewed the Administrative Permit request from Saint Rose of Lima Catholic Parish 
(AP13-001) for the expansion of the existing church, please be advised of the following.  
 

1. A wind sensor control unit will be required for the existing turf to assist in reducing the 
nuisance water runoff associated with irrigation (040.038). 
 

2. The rock treatment for slope protection shall require the placement of ¾ t o1 ½ D size rock 
to a depth of 4 inches as a mixed aggregate to discourage void formation of rodent 
habitat for the slope. 
 

3. Prior to the sign off of the building plans the above detail designs are required on the plans. 
 
If there are any questions concerning the aforementioned vector-planning conditions as it relates to 
environmental health, please call us at 785-4599.  
 
Sincerely, 
 
 
J. L. Shaffer 
Coordinator/Planner  
Vector-Borne Diseases program 
Environmental Health Division 
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 Board of Adjustment Staff Report  
 Meeting Date: April 4, 2013 
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Telephone:  775.328.3600 – Fax:  775.328.6133 
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Subject: Special Use Permit Case No. SB13-004 

Applicant(s):   Hayfed, LLC 

Agenda Item No.  8C 
Project Summary: Wild West Motorsports Park, Outdoor Entertainment Permit and 

Grading Permit 

Recommendation: Approval with Conditions 
Prepared by: Eva M. Krause - AICP, Planner 
 Planning & Development Division 

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

 
 
Description 
 
Special Use Permit Case No. SB13-004 Wild West Motorsports Park – Request approval of 
the mass grading done to create a race track and grandstand areas, and to operate the site as a 
commercial outdoor entertainment venue for off-road racing and other outdoor entertainment 
activities 
 
• Applicant: Hayfed, LLC 
• Property Owner: Lockwood Investment Co. Ltd 
• Location: 12005 East I-80 
• Assessor’s Parcel No: 084-060-13 
• Parcel Size: 170.53 acres of a 624-acre site 
• Master Plan Category: Rural 
• Regulatory Zone: Parks and Recreation 
• Area Plan: Truckee Canyon 
• Citizen Advisory Board: East Truckee Canyon 
• Development Code: Article 810, Special Use Permit 
• Commission District: 4 – Commissioner Hartung 
• Section/Township/Range: Section 9, T19N, R21E, MDB&M, 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. SB13-004 are attached to this staff 
report and will be included with the Action Order.   
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Vicinity Map  
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Area of use map 

Current Conditions 

The subject parcel is a 624-acre parcel owned by the Lockwood Investment Co. LTD.  The 
applicant Hayfed, LLC, leases 170.5 acres of the property that was once the Mustang landfill.  In 
January 2013, the Board of County Commissioners approved the rezoning of the 170.5 acres 
from General Rural (GR) to Parks and Recreation (PR), a zoning in which Outdoor 
Entertainment is permitted.  The remaining 453.5 acres will remain GR, so that the opportunity 
for mining in the future is not curtailed by a change of zoning.  

The landfill is no longer active and has been capped. The property owner continues to add 
clean fill on top of the landfill area. With each addition, the fill is compacted and the area is 
stabilized. This landfill cap is the area where the events will be held and where all the parking 
and vendors are located. The area around the landfill is steep foothills (slopes over 30%), 
covered in sagebrush and other native species.  There are no water bodies, springs or other 

Area zoned Parks and 
Recreation (PR). 
Limits of the Outdoor 
Entertainment use.  
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sources of water to service this area. Most of the surrounding land is planned for mining 
(aggregate) which Granite Construction owns the mineral rights to.   

Background 

In 2003, an administrative permit was issued for outdoor sports and recreation use. The permit 
allowed the former landfill site to be used for off-road racing. This was both a participatory and 
spectator facility.  In 2004, the applicant requested and received approval for participants with 
self-contained vehicles to camp overnight.   

In August 2012, a special events permit was issued to use the area of the landfill for an off-road 
racing event (Lucas Oil Off-road Racing).  A special event is a temporary use and is permitted in 
all zoning designations. Special events are approved as temporary uses and are limited by the 
number of days and number of events that can take place each year. Each event requires a 
new permit. As part of the special event permit, a race track, bleacher seating, announcer’s box 
and view areas were constructed.  The applicant would like to be able to reuse the amenities 
installed and be able to host racing events on a regular basis without having to obtain a special 
event permit each time.  

 

A portion of the landfill cap used for outdoor entertainment. 
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Project Evaluation 

The applicant is proposing to use the site of the old Mustang Landfill as an outdoor 
entertainment venue with no one specific type of event.  Washoe County Development code 
described this type of use as:  

Section 110.304.25 Commercial Use Types. 
(h) Commercial Recreation.  Commercial recreation use type refers to commercial 

establishments or places of business primarily engaged in the provision of sports, 
entertainment or recreation for participants or spectators.  The following are 
commercial recreation use types: 

(7) Outdoor Entertainment.  Outdoor entertainment refers to predominantly 
spectator-type uses conducted in open or partially enclosed or screened 
facilities.  Typical uses include sports arenas, racing facilities and 
amusement parks. 

Commercial and public events that have large numbers of participants and spectators require 
special consideration to address the issues of public and participants safety, health and 
sanitation, emergency service and evacuation, and general crowd control and management, as 
well as other concerns related to the specific event.  

Because the use in not limited to just being a race facility or amusement park, staff has 
reviewed the application for any type of outdoor event that permits spectators. Staff has 
received conditions and comments from ten different agencies, to address their specific 
concerns and responsibilities. In most cases, each event will have to submit plans specific to the 
event and provide additional information about how the event will be managed and controlled.  
The large number of conditions for approval is the result of not having specific limited uses.  

Staff has placed conditions related to general hours of operation that are consistent with most 
outdoor activities. Should there be a compelling need to extend the hours to accommodate a 
special activity, the Planning and Development Division Director may extend the hours of 
operation for a specific event.   

The number of spectators allowed [4,684] is capped by the number of parking spaces provided.  
Should additional areas of parking be created and the plans approved by all affected agencies, 
the Planning and Development Division Director may amend the Conditions of Approval to 
increase the number of spectators allowed. A new special use permit shall be required if the 
anticipated number of people exceeds 9,999 (total number people on site).  

One concern that came up when the property was rezoned to Parks and Recreation is the 
protection of the surrounding uses, specifically Granite Construction’s right to develop their 
mineral rights in the future.  Granite stated that mining is a loud and dusty business, and they 
are concerned that the outdoor venue would limit their hours of operation, require landscaping 
or other screening or other concessions from them. The applicant has stated that he does not 
feel that Granite’s activities will interfere with the Outdoor Events venue and agrees not to take 
action to limit or interfere with any mineral extraction activities.  

The applicant was allowed to build the race track last summer for the Special Event, with the 
condition that the project meet all of the construction conditions for major grading, that they 
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obtain all permits and inspection required for the construction, and that they apply for the special 
use grading permit as part of the special use permit to continue to use the facilities on a 
commercial basis.  Engineering has stated that the grading and construction done last summer 
is in conformance with grading codes that were in place when the site was altered.  Engineering 
has included conditions for future grading or structures.  Alterations or maintenance of the race 
track does not require a grading permit. 

Building and Safety did issue a permit for the race track and the grandstands built on a concrete 
slab.  All temporary structures that are erected for an event are required to obtain a separate 
permit.  

Commercial outdoor entertainment facilities do not require landscaping. The area is not located 
near any residential uses, so screening and buffers are not necessary to protect the surrounding 
property owners.  Therefore, Planning and Development staff does not recommend any 
additional conditions for the completed grading work. Staff recommends that the Board 
recommend approval of the grading that has been completed. 

 

Site Plan 
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Reviewing Agencies 

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

• Washoe County Planning and Development 

o Planning  

o Business License 

o Code Compliance 

o Building and Safety 

• Engineering and Operation Division 

o Traffic 

o Grading and Construction 

• Water Resources 

• Risk Management  

• Washoe County Health District  

o Vector-Borne Diseases Division 

o Environmental Health Division 

o Emergency Medical Services 

o Food Concessions and Sanitation 

• Washoe County Sheriff 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Nevada Department of Transportation 

• Nevada Highway Patrol 

• East Truckee Canyon Citizen Advisory Board members 

Thirteen out of the seventeen 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.  Copies of each agency’s comments are included in the 
exhibits. The Conditions of Approval document is attached to this staff report [Exhibit A] and will 
be included with the Action Order. 

 

• Washoe County Planning and Development addressed business licensing, review of 
each event, the hours of operation, operational conditions that will be in effect for the 
life of the project.    

• Washoe County Engineering, Transportation Engineer addressed access, traffic and 
parking.  Construction Engineer stated that the exiting grading that created the race-
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track was reviewed and approved by engineering prior to being built. Any future 
grading and construction projects will be required to meet all regular construction 
standards and will require permits.  

• Washoe County Water Resources addressed the fact that there is no water on the 
site and no plans to provide service to this area.  The applicant is required to bring 
water to the site for all events.  

• Washoe County Risk Management requires indemnification and insurance 
documents.  

• Washoe County Health District addressed emergency medical services and food 
concessions and sanitation requirements. 

• Washoe County Sheriff addressed the need for an emergency response plan for 
each event.  

• Truckee Meadows Fire Protection District requires site plans, permits and inspection 
before each event. 

• Nevada Public Safety, Highway Patrol requires that the applicant contract with the 
Highway Patrol for traffic management on I-80 during each event that is expected to 
draw over 1,600 people.  

• East Truckee Canyon Citizen Advisory Board Members, one member responded 
stating that these events are welcome.  

Staff Comment on Required Findings 

Section 110.810.20 of Article 810, Special Use Permits, within the Washoe County 
Development Code, requires that all of the following findings be made to the satisfaction of the 
Washoe County Board of Adjustment before granting approval of the Special Use Permit.  Staff 
has completed an analysis of the special use permit application and has determined that the 
proposal is in compliance with the required findings as follows. 

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

 Staff Comment: The area of the proposed use is surrounded by rural 
undeveloped land and some industrial uses. There are no residential uses in 
the area, and none of the surrounding areas are designated for future 
residential development.  The Truckee Canyon Area Plan, calls for protecting 
views of the Truckee River Corridor and protection of cultural and historic 
sites. The event area is located behind a hillside and is difficult to see from 
the river or the highway. Most of the cultural and historical sites are located 
along the river.  Because the area to be used under this Special Use Permit 
has been used as a landfill, it is highly unlikely that any cultural or historic 
elements would be found on the site.  The proposed use increases 
recreational opportunities and diversifies use potential as called for in the 
Truckee Canyon 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. 

 Staff Comment: Conditions of approval require that adequate sanitation, 
water supply, and other facilities be brought into the site for each event. The 
attendance of any event is limited by the parking, access and the ability to 
provide emergency response.  Existing permanent improvements have been 
permitted and have been inspected for compliance with construction 
requirements. Access to and from I-80 is adequate for the use. 

3. Site Suitability.  That the site is physically suitable for Outdoor Entertainment 
and for the intensity of such a development. 

 Staff Comment: There is no residential development within the area. The site 
was a landfill, which limits development on the site, or would require special 
and costly engineering and construction methods to build upon the fill area. 
Most of the surrounding area is vacant land. The use does not interfere with 
the industrial uses nearby. The site is suitable for the use and intensity of 
such use.  

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. 

 Staff Comment: Most of the conditions of approval are in place to protect the 
health, safety and welfare of the public.  The surrounding area is industrial or 
undeveloped, natural area that is not conducive to residential development 
due to steep slopes, rugged terrain and lack of water. Conditions of approval 
states that the applicant shall not take action to limit or interfere with the 
proposed mining of the surrounding area. Therefore the proposed use would 
not be detrimental to the public or surround 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. 

 Staff Comment: There are no military installations within 3,000 feet of the 
development or use, therefore the use is not detrimental to location, purpose 
or mission of any military installation.  

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. 
SB13-004 is being recommended for approval with conditions. Staff offers the following motion 
for the Board’s consideration.  
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Motion 

I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve Special Use Permit Case No. SB13-004 for Wild West Motorsports Park, having made 
all five findings in accordance with Washoe County Development Code Section 110.810.30:  

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Truckee Canyon 
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 Outdoor Entertainment 
events, and for the intensity of such a development; 

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

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

Appeal Process 

Board of Adjustment action will be effective 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:  Hayfed, LLC  

 Property Owner: Lockwood Investment Co., LTD, Ron Bath  

 Consultant: Summit Engineering Corporation, Tom Gallagher  

Staff Report xc: Debbie Wenzel, NV Highway Patrol, dwenzel@dsp.state.nv.us; Washoe 
County Sheriff, Sergeant Philip Condon; Fire Marshall Amy Ray, 
aray@tmfpd.org; Washoe County Health, Jeffrey M. Brasel; Washoe 
County Health, Stacey E. Akurosawa, Emergency Medical Services 
Coordinator; Carol Smith, Risk Management; John Buzzone, Water 
Resources; Don Jeppson, building and Safety; Clara  Lawson, 
Engineering; Leo Vesely, Engineering; Bob Web, Planning and 
Development.  

: 

mailto:Norm@q&dconstruction.com
mailto:dwenzel@dsp.state.nv.us
mailto:aray@tmfpd.org
mailto:dwenzel@dsp.state.nv.us
mailto:aray@tmfpd.org
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EXHIBIT A 
 
 Conditions of Approval        

            Special Use Permit Case No. SB13-004 

 

The project approved under Special Use Permit Case No. SB13-004 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on April 4, 
2013. 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 Planning & Development Division.   

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

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

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

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

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

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

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

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

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies:   
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• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

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

Washoe County Planning and Development Division 
1. The following conditions are requirements of the Planning & Development Division, 

which shall be responsible for determining compliance with these conditions.   

Contact – 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.   

b. The special use permit is limit to a maximum of 9,999 people on site at one time. 
When any event is anticipated for 10,000 or more people, a new special use 
permit shall be required, or the applicant shall apply for a Special Event License 
for a specific event.  

c. The applicant shall submit complete construction plans for any additional grading 
or future structures on the site. The applicant shall complete construction within 
the time specified by the building permits.  

d. This special use permit does not exempt any grading or building permits from 
compliance with all applicable codes or regulations of the County or effected 
agencies for development not approved as part of this special use permit.  

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

NOTE 

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

f. 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. 

g. The applicant shall provide signed Affidavit of Property Ownership and/or 
Permission to Conduct Event forms for Assessor’s Parcel Numbers (APN) 084-
060-32 and 33 for public ingress and egress routes to the event property and for 
APN 084-060-14 for the emergency exit route. 

The following Operational Conditions shall be required for the life of the use of the property as 
a venue for Outdoor Entertainment: 

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

mailto:ekrause@washoecounty.us
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i. A business license for the event venue is required. Failure to maintain a valid 
business license for a time period of one-year of more is equal to being inactive 
and will nullify and void this permit.  

j. Failure to comply with any of the Conditions of Approval shall render this 
approval null and void.  

k. The applicant and any successors shall direct any potential purchaser/operator of 
the site and/or the special use permit to meet with the Planning & Development 
Division 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 Planning & Development Division of the name, 
address, telephone number, and contact person of the new purchaser/operator 
within 30 days of the final sale. 

l. The site plan provided as part of the SUP application is a generic plan to be used 
for events at this site. If the site plan needs to be changed or modified for specific 
events, the applicant or sponsor shall provide a new or revised site plan 60 days 
prior to the event for review and approval, by each of the agencies listed in this 
Condition of Approval document.  

m. All new or modified site plans submitted shall provide a detailed site plan, drawn 
to scale, showing following at a minimum: 

i. Public entrance/ticket gate. 

ii. Participants entrance gate. 

iii. Location, layout and number of participant camping spaces. 

iv. Location, layout and number of public camping spaces. 

v. Location(s) and number of vendor booths. 

vi. Location(s) of portable restrooms and wash stations. 

vii. Locations(s) of all structures, both temporary and permanent. 

viii. Location of helicopter landing zone and associated safety exclusion zone. 

ix. Location of medical aid station. 

x. Location of security command post. 

n. The applicant shall provide a detailed site plan and plan for each camping area, 
showing the number of RV’s and personal vehicles, and how security and 
sanitation will be handled for both public and participant camping areas. All 
camping areas shall be secured, monitored and have 24 hour security to prevent 
access to unregistered persons.   

o. Hours of Operation: Events shall be held between the hours of 8:00 a.m. to 9:00 
p.m., Sunday through Thursday and 8:00 a.m. to 11:00 p.m., Fridays and 
Saturdays.  The applicant may request that the Planning and Development 
Director extend hours of operation for an event if there is a specific need to 
accommodate an event or activity.  

p. The applicant has agreed to not take action to limit or restrict Granite 
Construction or their successors from any mineral extraction activities. The 
applicant is encouraged to work with the surrounding property owners to avoid 
any conflicts of use.  
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Licensing and Inspections 

Contact - Bob Webb, 775.328.3623, bwebb@washoecounty.us,  or Karin Kremers, 
775.328.3733,  kkremer@washoecounty.us 

 

q. The applicant shall provide current Articles of Incorporation documentation, to 
include proof of registration for the Corporation and/or Company with the State of 
Nevada. 

r. The applicant shall provide Washoe County Code Compliance with a vehicle 
pass to gain access to every event, to include all camping and parking areas, for 
inspections to verify compliance with these conditions and issued business/liquor 
licenses.  

s. Before each event, the event sponsor shall be responsible for providing complete 
list of vendors. 

t. All vendors shall obtain appropriate Washoe County business and/or intoxicating 
liquor licenses. 

u. The event sponsor shall be responsible for verifying that all Washoe County 
vendor booth licensing fee(s) have been paid prior to the event. The sponsor 
may pay booth licensing fee(s) for the vendors who are not selling liquor. Any 
vendor selling liquor shall obtain a separate vendor license for the sale of 
intoxicating beverages from Washoe County Business License.  

v. The applicant shall provide to the Planning and Development Division, a 
complete list of ancillary services or activities to occur at each event. 

w. The applicant and/or event sponsor shall provide a complete statement of assets 
and statement of liabilities. 

x. The applicant will be responsible for total cleanup of the event sites.  The 
applicant shall contact Washoe County Code Compliance to arrange a final site 
inspection after clean up is completed.   

y. The site will be inspected by and approved as to the adequacy of cleanup by the 
Washoe County Code Compliance Officer. 

Community Services, Public Works, Engineering 
2. The following conditions are requirements of the Engineering and Capital Projects 

Division, which shall be responsible for determining compliance with these conditions.  

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

a. The applicant shall provide traffic controls including traffic guards to be used at 
each event to insure orderly and efficient movement of traffic in the parking lot 
and the anticipated peak hour volume of traffic entering and leaving the site. 
Vehicles should be able to leave the facility in no more than 90 minutes.  

b. If the applicant installs traffic control signage or traffic guards prior to, at, or near 
Exit 23 off I-80, then the applicant shall provide written approval from NDOT in 
the form of a temporary encroachment permit for the signage and/or guards. 

c. Traffic shall not be allowed to back-up onto the I-80 freeway mainline or ramp. 

d. The number of spectators is limited to 4,684 in any one day.  This is based on 
the number of parking provided and assuming 2 people per car. The Director of 
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Planning and Development Division may modify the number of spectators 
allowed if the number of parking spaces is increased and meets with the 
approval of the traffic engineer.   

Grading and Construction Contact – Leo Vesely, 775.325.8032, lvesely@washoecounty.us 

e. Any maintenance or re-grading of the existing race track to adjust race track 
features shall not require a grading permit.  

f. Grading operations in excess of 50 cubic yards located outside of the limits of the 
originally constructed (2012) race track shall be in conformance with the Washoe 
County Code Article 438 Grading Standards and the following requirements: 

i. 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.  The limits of the FEMA floodway 
shall be delineated on the grading plan.  No fill shall be allowed in the 
floodway area.  Silts shall be controlled on-site and not allowed onto 
adjacent property. 

ii. The owner/developer shall obtain from the Nevada Division of 
Environmental Protection a Stormwater Discharge Permit for construction 
and submit a copy to the Engineering and Operation Division prior to 
issuance of a grading permit. 

iii. The owner/developer shall complete and submit the Construction Permit 
Submittal Checklist, the Performance Standards Compliance Checklist, 
pay the Construction Stormwater Inspection Fee to Washoe County and 
provide the 5 standard stormwater notes on the grading plan prior to 
obtaining a grading permit. The County Engineer shall determine 
compliance with this condition. 

iv. For areas of new grading, a grading bond of $2,000/acre of disturbed 
area shall be provided to the Engineering and Operations Division prior to 
issuance of a grading permit. 

v. A hydrology/hydraulic report may be required by the Engineering Division.  
If required, the report shall be prepared by a registered engineer shall be 
submitted to the Engineering and Operations 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 sizing calculations 
and a discussion of and mitigation measures for any impacts on existing 
offsite drainage facilities and properties. 

vi. If required, any increase in stormwater runoff resulting from the 
development and based upon the 5-year storm shall be detained on site 
to the satisfaction of the County Engineer. 

vii. The developer shall provide pretreatment for petrochemicals and silt for 
all storm drainage from the site to the satisfaction of the County Engineer. 
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Community Services, Building and Safety: 
3. The following conditions are requirements of Building and Safety, which shall be 

responsible for determining compliance with these conditions.  

Contact - Don Jeppson, 775.328.2030, djeppson@washoecounty.us 

a. The applicant shall apply for and obtain any required permits from Building and 
Safety for any new grading, temporary buildings or structures, bleachers, 
grandstands and all utilities including generators provided for any event. 

Community Services Department, Water Resources (DWR) 
4. The following conditions are requirements of the Department of Water Resources, which 

shall be responsible for determining compliance with these conditions. 

Contact – John Buzzone, P.E., Senior Licensed Engineer, 775.954.4600, 
jbuzzone@washoecounty.us 

a. The approval of the Special Use Permit Case No. SB13-004 - Wild West 
Motorsports Park is based on the understanding that all sanitation and water 
supply are portable and are brought to the site.   

b. No onsite wells may be drilled to supply this project without adequate water rights 
to support such diversion of water. 

Washoe County Risk Management: 
5. The following conditions are requirements of Risk Management, which shall be 

responsible for determining compliance with these conditions. 

Contact - Carol Smith, 775.328.2071, CSmith@washoecounty.us 

a. The applicant shall provide a copy of the certificate of insurance, Hold Harmless 
and Indemnification form signed by the applicant and included within the 
business license for the event venue. 

Washoe County District Health Department  
6. The following conditions are requirements of the District Health Department, which shall 

be responsible for determining compliance with these conditions.  The District Board of 
Health has jurisdiction over all public health matters in the Health District.  Any 
conditions set by the District Health Department must be appealed to the District Board 
of Health.   

Contact Name – Stacey E. Akurosawa, Emergency Medical Services Coordinator, 
775.328.2420, SAkurosawa@washoecounty.us 

For each event (up to 9,999 people) they would need to provide proof (e.g. a signed contract for 
services) of the following to the Washoe County Health District EMS Program a minimum of 30 
days in advance: 

a. First Aid Station 

i. A First Aid Station staffed by at least one Emergency Medical Technician 
or a person with a higher skill level capable of providing emergency 
medical care within their prescribed scope of practice. 

ii. Hand washing facilities for the First Aid Station and Medical Personnel 
should be separate from general public facilities. 

mailto:djeppson@washoecounty.us
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iii. Handicapped accessible temporary restrooms or ADA-approved fixed 
facility restrooms should be available near the First Aid Station so that 
patients can access them. 

iv. Disposal plan for biological waste at First Aid Station. 

v. An Automatic External Defibrillator (AED) would need to be supplied at 
the First Aid Station. 

vi. Distribution methods for the First Aid Station maps/information for 
participants and spectators and identification method for visibility of EMS 
Personnel. 

vii. Medical Records to be kept and provided to the Washoe County Health 
District EMS program within 30 days of the event should include: 

1. Number of patients treated on scene 

2.  Number of patients known to have been transported to a medical 
facility by private vehicle, ambulance, or other means. 

3. Listing of individual types of illness or injuries seen 

b. Patient Transportation 

i. A Dedicated Advanced Life Support (ALS) Ambulance staffed by a 
Paramedic and Intermediate EMS, or person with a higher skill level, and 
capable of providing transportation of patients, but which immediately 
respond back to the event.  Co-location with the First Aid Station is 
desirable but the staffing is in addition to the required First Aid Station 
staff. 

ii. Ingress and Egress route(s) for EMS vehicles 

iii. Pre-planned landing area for a medical helicopter 

c. Other Requirements 

i. For each event, the name and contact information for the on-scene EMS 
Coordinator/Manager 

ii. For any event in excess of 2,500 – Copies of letters announcing the event 
date and times to the local hospital emergency departments and 
ambulance services at least one month prior to the event to assist them in 
anticipating staffing needs. 

iii. EMS personnel should be on site whenever event personnel, spectators, 
or participants are on-scene, including set up and take down activities. 

d. Any event where attendance would meet or exceed 10,000 combined individuals 
(spectators/staff/participants), there would be additional conditions to be met. 

Contact – Jeffrey M. Brasel, 775.328.2620, JBrasel@washoecounty.us  

e. Food concessions and attendant sanitary facilities (Washoe County Health 
District): 

i. All food vendors shall acquire a temporary food permit no more than 7 
days prior to each event unless the food is provided by a mobile unit with 
current permit in Washoe County as per mobile permit requirements. 

mailto:JBrasel@washoecounty.us
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ii. For each event there shall be a 50 foot setback of portable toilets from 
food service operations and the 50 foot setback of portable toilets from 
food must also provide that the toilets are down-gradient. 

iii. There must suitable dust control and protection of food from dust in food 
service areas and temporary food establishments must cease operation 
and protect food during dust storms.  

Contact – James English, 775.328.2448 JEnglish@washoecounty.us 

f. The Hazardous Materials Team from the Environmental Services Division 
requires a specific plan for waste containment from the promoter.  The applicant 
shall prepare a suitable plan to the satisfaction of the Hazardous Materials 
program. 

Truckee Meadows Fire Protection District 
7. The following conditions are requirements of the Truckee Meadows Fire Protection 

District, which shall be responsible for determining compliance with these conditions.   
Contact – Amy Ray, 775.326.6005, aray@tmfpd.org 

a. Grading plans shall be submitted for review and approval.  The plans shall meet 
all applicable requirements of WC Code 60.  Review and approval is required for 
any structures on site. 

b. A plan shall be submitted to TMFPD for each event, prior to each event held at 
the site for review and approval of site, access, parking, vendor placement, tents 
and/or canopies, flammable and/or combustible liquid storage, fueling stations, 
etc. in accordance with WCC 60.  

c. All associated inspections and permits for the event shall be required. 

d. There may be additional requirements based on the event or activities at the site. 

Washoe County Sheriff Department 
8. The following conditions are requirements of the Washoe County Sheriff Department, 

which shall be responsible for determining compliance with these conditions.   
Contact -   Lieutenant Frank Schumann fschumann@washoecounty.us or Sergeant Philip 
Condon, PCondon@washoecounty.us 775.328.2895 

a. The applicant shall prepare a security plan to the satisfaction of the Washoe 
County Sheriff’s Office.  The plan shall include the detailed site plan and address 
provisions for helicopter flights other than emergency evacuations before, during, 
and/or after the event. 

b. A copy of the security plan will be provided to the Sheriff’s Office and maintained 
at the on-site security command post. 

c. The site shall be secured to prevent unauthorized use of the property, including 
the race tracks and camping areas. 
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Nevada Department of Public Safety, Highway Patrol 
10. The following conditions are required by the Nevada Highway Patrol, which shall be 

responsible for determining compliance with these conditions.  

Contact Name – Debbie Wenzel, 775.688.2500 dwenzel@dsp.state.nv.us 

a. The applicant is required to notify Nevada Highway Patrol 30 days in advance of 
each event with detailed informant about the event, schedule of operation times, 
number of anticipated participants and spectator, and any additional information 
that may be requested by said agency.  

b. The applicant is required to contract with the Highway Patrol for traffic 
management on I-80 during each event that is expected to draw over 1,600 
people.  

 

*** End of Conditions *** 

mailto:dwenzel@dsp.state.nv.us


EXHIBIT B 
 
From: Webb, Bob 
Sent: Saturday, March 09, 2013 11:41 AM 
To: Krause, Eva; Brasel, Jeff; Condon, Philip; Schumann, Frank; Akurosawa, 

Stacey; Smith, Carol A; Jeppson, Don C; Lawson, Clara 
Cc: Ray, Amy; 'dwenzell@dps.state.nv.us' 
Subject: RE: Wild West Motorsports Park 
 
Eva: 
 
Specific to Planning & Development, I would recommend considering the following to be SUP 
conditions.  I’m sure Don will also provide building specific conditions to complete our P & D 
responsibilities. 

• Provide a site plan for the “generic” layout to be used with all events.  If the site plan needs 
to change, based on a specific event, then the applicant should provide those modifications.  
A site plan is important to provide all public responders (e.g., sheriff, fire, ambulance, etc.) 
with the layout in case of emergency.  The site plan should contain those elements outlined 
in the outdoor festival, as appropriate. 

• There should be an accompanying site plan for the RV parking, to include location of sanitary 
facilities, ingress and egress, etc. 

• The property owner should obtain a general business license to operate the facility.  
Additionally, “special event” licenses for vendors and intoxicating liquor should be obtained 
prior to each event (if vendors and/or alcohol will be present/served). 

• Should determine overall hours of operation for the facility, which should also apply to any 
events unless modified prior to an actual event.  Up to you if you want the Director to have 
the authority to grant approval for modifying hours of operations for specific events. 

• As we discussed, as is inferred in my comments, you may wish to require the applicant to 
provide event details XX days before an actual event.  Again, the Director may be granted 
the authority to modify existing conditions, or perhaps to impose event specific conditions 
(?), as needed. 

 
Bob Webb  
Planning Manager  
Washoe County Community Services Department 
Planning & Development Division  
328-3623  
bwebb@washoecounty.us  
  

mailto:bwebb@washoecounty.us


EXHIBIT C 
From: Lawson, Clara 
Sent: Wednesday, March 06, 2013 4:50 PM 
To: Krause, Eva 
Subject: RE: Wild West Motorsports Park 
 
Since last year went so well I was thinking of keeping conditions b-d as they are and modifying a as 
shown: 
 
   
The applicant shall provide additional information on the traffic controls to be used during the event, 
including the number of traffic guards to be used during each event required to insure orderly and 
efficient movement of traffic in the parking lot and the anticipated peak hour volume of traffic 
entering and leaving the site.   Vehicles should be able to leave the facility in no more than 90 minutes.   
 
Do you think that will be OK? 
 
Clara Lawson, Washoe County 
775-328-3603 
 
 

 

  



EXHIBIT D 

 
 
 
 

INTEROFFICE MEMORANDUM 

DATE:  March 14, 2013 

TO:  Eva Krause, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: SB13-004 
  APN 084-060-13 
  WILD WEST MOTORSPORTS PARK 
              
 
 
I have reviewed the referenced special use permit and recommend the following 
conditions: 
 
 
 
Any maintenance or regrading of the existing race track to adjust race track features 
shall not require a grading permit.  
 
For any grading operations in excess of 50 cubic yards located outside of the limits of 
the originally constructed (2012) race track shall be in conformance with the Washoe 
County Code Article 438 and the following requirements:  
 
 
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.  
The limits of the FEMA floodway shall be delineated on the grading plan.  No fill 
shall be allowed in the floodway area.  Silts shall be controlled on-site and not 
allowed onto adjacent property. 

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

WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 



 
2. The owner/developer shall obtain from the Nevada Division of Environmental 

Protection a Stormwater Discharge Permit for construction and submit a copy to 
the Engineering Division prior to issuance of a grading permit. 

 
3. The owner/developer shall complete and submit the Construction Permit 

Submittal Checklist, the Performance Standards Compliance Checklist, pay the 
Construction Stormwater Inspection Fee to Washoe County and provide the 5 
standard stormwater notes on the grading plan prior to obtaining a grading 
permit. The County Engineer shall determine compliance with this condition. 

 
4. For areas of new grading, a grading bond of $2,000/acre of disturbed area shall 

be provided to the Engineering Division prior to issuance of a grading permit. 
 
5. A hydrology/hydraulic report may be required by the Engineering Division.  If 

required, the report shall be 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 sizing 
calculations and a discussion of and mitigation measures for any impacts on 
existing offsite drainage facilities and properties. 

 
6. If required, any increase in storm water runoff resulting from the development 

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

 
7. The developer shall provide pretreatment for petrochemicals and silt for all storm 

drainage from the site to the satisfaction of the County Engineer. 
 
 
LRV/lrv 
 
 

 
  



 
EXHIBIT E 

 
 
 
March 4, 2013 
 
 
TO:  Eva M. Krause - AICP, Planner, Community Development 
 
FROM: John Buzzone, P.E., Senior Licensed Engineer 
 
SUBJECT: SB13-004 - Wild West Motorsports Park   APN: 084-060-13 
 
 
The Department of Water Resources (DWR) has reviewed the subject application and 
has the following comments: 

The Applicant is requesting approval for the mass grading of the site that will create a 
racetrack, event area, and large parking areas; and to operate the site as a commercial 
outdoor entertainment venue for off-road racing.  

The project is located on170.53 acres in the East Truckee Canyon Area Plan addressed at 
12005 E. I-80.  

The Washoe County Department of Water Resources (DWR) recommends approval provided 
the following conditions are met: 

 
1. The approval of the Special Use Permit Case No. SB13-004 - Wild West Motorsports Park is 
based on the understanding that all sanitation and water supply are portable and are brought in to 
the site.  No on site wells may be drilled to supply this project without adequate water rights to 
support such diversion of water. 

 
 

 
 
 
  

 
 

Washoe County 
Department of 

Water Resources 
4930 Energy Way 
Reno, NV  89502 

Tel:  775-954-4600 
Fax:  775-954-4610 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 

 



EXHIBIT F 
 
From: Jeppson, Jim 
Sent: Thursday, March 21, 2013 2:32 PM 
To: Krause, Eva 
Cc: Smith, Carol A; Teasley, Doreen 
Subject: RE: Wild West Motorsports Park 
 
Eva, 
The property owner or manager should maintain one certificate of insurance for as long as the 
permit is in force.  The hold harmless and indemnification provisions should be sufficient for any 
number of events that may be held at the facility. 
 
JIM JEPPSON 
 
_____________________________________________ 
From: Krause, Eva  
Sent: Tuesday, March 19, 2013 2:34 PM 
To: Jeppson, Jim 
Cc: Smith, Carol A 
Subject: RE: Wild West Motorsports Park 
Importance: High 
 
 
Jim,  
 
Since the Wild West special use permit is for any number of events and we do not know who or what 
type of events will be held, do you need just one  insurance/indemnification from the property manager 
or will you need one from each event Sponsor, or both?   
 
This will be a special use permit to allow any type of outdoor event. Are the provision stated for Outdoor 
Festival the same for all events?  
 

a. The applicant shall provide a copy of the certificate of insurance complying with 
the provisions stated and outlined in the Outdoor Festival Insurance, Hold 
Harmless and Indemnification Requirements form signed by the applicant and 
included within the application. 

 
Eva M. Krause, AICP 
Planner 
Washoe County Community Services Department 
Planning and Development Division 
775.328.3796 
ekrause@washoecounty.us 

 

  

mailto:ekrause@washoecounty.us


From: Jeppson, Jim 
Sent: Friday, March 08, 2013 1:14 PM 
To: Krause, Eva 
Cc: Teasley, Doreen; Smith, Carol A; Webb, Bob 
Subject: FW: Wild West Motorsports Park 
 
Importance: High 
 
Eva, 
The applicant should provide a certificate of insurance consistent with that submitted last year. 
 
JIM JEPPSON 
Risk Management Division 

  



EXHIBIT G 
 
From: Akurosawa, Stacey 
Sent: Thursday, March 14, 2013 10:19 AM 
To: Krause, Eva 
Subject: RE: Wild West Motorsports Park 
 
Eva, 
 
For each event (up to 9,999 people) they would need to provide proof (e.g. a signed contract for 
services) of the following to the Washoe County Health District EMS Program a minimum of 30 days in 
advance: 
 
FIRST AID STATION 

• A First Aid Station staffed by at least one Emergency Medical Technician or a person with a 
higher skill level capable of providing emergency medical care within their prescribed scope of 
practice. 

• Hand washing facilities for the First Aid Station and Medical Personnel should be separate from 
general public facilities. 

• Handicapped accessible temporary restrooms or ADA-approved fixed facility restrooms should 
be available near the First Aid Station so that patients can access them. 

• Disposal plan for biological waste at First Aid Station 
• An Automatic External Defibrillator (AED) would need to be supplied at the First Aid Station 
• Distribution methods for the First Aid Station maps/information for participants and spectators 

and identification method for visibility of EMS Personnel. 
• Medical Records to be kept and provided to the Washoe County Health District EMS program 

within 30 days of the event should include: 
1. Number of patients treated on scene 
2.  Number of patients known to have been transported to a medical facility by private vehicle, 

ambulance, or other means. 
3. Listing of individual types of illness or injuries seen 

 
PATIENT TRANSPORTATION 

• A Dedicated Advanced Life Support (ALS) Ambulance staffed by a Paramedic and Intermediate 
EMS, or person with a higher skill level, and capable of providing transportation of patients, but 
which immediately respond back to the event.  Co-location with the First Aid Station is desirable 
but the staffing is in addition to the required First Aid Station staff. 

• Ingress and Egress route(s) for EMS vehicles 
• Pre-planned landing area for a medical helicopter 

 
OTHER REQUIREMENTS 

• For each event, the name and contact information for the on-scene EMS Coordinator/Manager 
• For any event in excess of 2,500 – Copies of letters announcing the event date and times to the 

local hospital emergency departments and ambulance services at least one month prior to the 
event to assist them in anticipating staffing needs. 



• EMS personnel should be on site whenever event personnel, spectators, or participants are on-
scene, including set up and take down activities. 

 
Any event where attendance would meet or exceed 10,000 combined individuals 
(spectators/staff/participants), there would be additional conditions to be met. 
 
Please let me know if you have any questions or require any additional information. 
 
Thank you, 
~Stacey 
 
Stacey E. Akurosawa 
Emergency Medical Services Coordinator 
Washoe County Health District 
PO Box 11130; Reno, NV 89520-0027 
Phone: (775) 328-2420 
Fax: (775) 328-3631 
SAkurosawa@washoecounty.us 
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EXHIBIT H 
 
From: Brasel, Jeff 
Sent: Friday, March 22, 2013 10:16 AM 
To: Krause, Eva 
Cc: English, James J. 
Subject: RE: Wild West Motorsport Park 
 
Importance: High 
 
Hi Eva, 
 
So sorry for the delay!  The same criteria apply except we will reword it such that: 
 

a. Food concessions and attendant sanitary facilities (Washoe County Health 
District): 

i. All food vendors shall acquire a temporary food permit no more than 7 
days prior to each event unless the food is provided by a mobile unit 
with current permit in Washoe County as per mobile permit 
requirements. 

ii. For each event there shall be a 50 foot setback of portable toilets 
from food service operations and the 50 foot setback of portable toilets 
from food must also provide that the toilets are down-gradient. 

iii. There must suitable dust control and protection of food from dust in 
food service areas and temporary food establishments must cease 
operation and protect food during dust storms. 

James English is taking over the Hazardous Materials requirements for our division.  I have cc’d 
him on this email. 

 

Thanks, 

 

Jeff 

_____________________________________________ 
From: Krause, Eva  
Sent: Thursday, March 21, 2013 4:24 PM 
To: Brasel, Jeff 
Subject: Wild West Motorsport Park 
Importance: High 
 
 

Jeff,  

Below are the conditions of approval that you had Planning include for the special events permit 
for Lucas Oil Off-road Racing.  I am now processing a Special Use permit which will allow the 
site to be used for any outdoor event at that same site. This means they can hold multiple 



events each year. Would you like me to include these same conditions as part of the special use 
permit?  I need your okay by Monday March 25, 2013, so I can include these.  

 
b. Food concessions and attendant sanitary facilities (Washoe County Health 

District): 
iv. All food vendors shall acquire a temporary food permit no more than 7 

days prior to each event. 
v. The Hazardous Materials Team from the Environmental Services Division 

requires a specific plan for waste containment from the promoter.  The 
applicant shall prepare a suitable plan to the satisfaction of the 
Hazardous Materials program. 

vi. The 50 foot setback of portable toilets from food must also provide that 
the toilets are down-gradient. 

Eva M. Krause, AICP 
Planner 
Washoe County Community Services Department 
Planning and Development Division 
775.328.3796 
ekrause@washoecounty.us 
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EXHIBIT I 
 
From: Emerson, Marshall 
Sent: Tuesday, March 19, 2013 10:48 AM 
To: Krause, Eva 
Cc: Meyer, Duane 
Subject: Amendment To Recommendation Regarding Race Track Plan From DDianda 

Construcdtion / Mustag  
 
Eva, 
 
Per our discussion earlier this morning, regarding the above topic, I have had the opportunity to review 
our original recommendation.   The specific issue related to widening the road for emergency vehicles 
can be rescinded/ modified.   Predicated on additional discussion with event/ site organizers, as well as 
staff, the original plans can move forward as presented.  The WCSO with other emergency service 
providers will work with site/ event security to develop an emergency response plan related to egress/ 
exit of emergency vehicles, which will not require any modification to the existing roadways at this time.  
Should you have any questions related to this topic, please feel free to contact me.    Please let me know 
that this request is adequate to allow the project to move forward.  
 
Best regards, 
 
Assistant Sheriff Marshall R Emerson 
Operations Bureau Commander 
Washoe County Sheriff's Office 
911 Parr Blvd.   
Reno, NV  89512 
(775) 328-3004 
memerson@washoecounty.us 
 

mailto:memerson@washoecounty.us


 
  



EXHIBIT J 

March 5, 2013 
 
Washoe County Community Services Department 
1001 East Ninth Street 
Reno, NV  89512 
 
 
Re:  Special Use Permit Case Number:  SB 13-004 Wild West Motor Sports Park 
 
 
The Truckee Meadows Fire Protection District (TMFPD) will approve the above permit with the 
following conditions: 

• Grading plans shall be submitted for review and approval.  The plans shall meet all 
applicable requirements of WC Code 60.  Review and approval is required for any 
structures on site. 

• A plan shall be submitted to TMFPD for each event, prior to each event held at the site 
for review and approval of site, access, parking, vendor placement, tents and/or 
canopies, flammable and/or combustible liquid storage, fueling stations, etc. in 
accordance with WCC 60.  

• All associated inspections and permits for the event will be required. 
• There may be additional requirements based on the event or activities at the site. 

 
Please contact me with any questions at (775) 326-6005. 
 
 
Thank you, 
 
Amy Ray 
Fire Marshal 
 

 
TRUCKEE MEADOWS FIRE PROTECTION DISTRICT 

1001 E. Ninth St. Bldg D 2nd Floor • Reno, Nevada  89512 • PO Box 11130 • Reno, Nevada 
89520 

Office  775.326.6000  Fax  775.326.6003 

 



EXHIBIT K 
 
 
From: Deborah Wenzel [dwenzel@dps.state.nv.us] 
Sent: Tuesday, March 19, 2013 3:45 PM 
To: Krause, Eva 
Subject: FW: Wild West Motorsports park 
 
From: Susan Aller-Schilling  
Sent: Tuesday, March 19, 2013 3:41 PM 
To: Deborah Wenzel 
Subject: RE: Wild West Motorsports park 
 
For the highlighted area below let’s go with 1,600 people. 
 
From: Deborah Wenzel  
Sent: Tuesday, March 19, 2013 3:27 PM 
To: Susan Aller-Schilling 
Subject: FW: Wild West Motorsports park 
 
This looks good to me.  Any changes on your part? 
 
From: Krause, Eva [mailto:EKrause@washoecounty.us]  
Sent: Tuesday, March 19, 2013 2:51 PM 
To: Deborah Wenzel 
Subject: Wild West Motorsports park 
 
Debbie:  
  
Based on Susan Aller-schilling’s comments, I have drafted a condition for NVHP. Would you approve of 
the following condition to be include as a NVHP requirement?  
  

a. The applicant is required to notify Nevada Highway Patrol 30 days in advance of each event 
with detailed informant about the event, schedule of operation times, number of anticipated 
participants and spectator, and any additional information that may be requested by said 
agency.  

b. The applicant is required to contract with the Highway Patrol for traffic management on I-80 
during each event that is expected to draw over XXX people.  

  
please feel free to edit or change this language and add any addition  requirement that you may 
need.  A copy of the staff report and conditions of approval will be emailed to you prior to the 
April 4, public hearing.  
  
Sincerely, 
Eva M. Krause, AICP 
Planner 
Washoe County Community Services Department 
Planning and Development Division 
775.328.3796 

mailto:EKrause@washoecounty.us


 
From: Susan Aller-Schilling [saller-schilling@dps.state.nv.us] 
Sent: Thursday, March 07, 2013 10:40 AM 
To: Deborah Wenzel 
Cc: Krause, Eva 
Subject: FW: Wild West Motorsports Park 
Attachments: sb13004app.pdf; BCC staff report Lucas Oil Off Road Racing July 24 2012.pdf 
 
Importance: High 
 
Follow Up Flag: Follow up 
Flag Status: Flagged 
 
Deb – please see below. 
 
Eva – I have reviewed both attachments. My concern for NHP would be any event that would have a 
substantial impact on the normal traffic on I80 into and out of the venue. In those cases, the vendor 
would need to contract with us for traffic control. Debbie’s email is dwenzel@dps.state.nv.us. 
 
Thanks, Susan 

  

mailto:dwenzel@dps.state.nv.us
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Exhibit _ 
 
Public Notice 
 
A public notification is required to be mailed to at least 30 separate property owners 
within a minimum 500 foot radius of the subject property at least 10 days before the 
public hearing date.  Public notification for Special Use Permit Case No. SB13-004 was 
mailed to 31 separate property owners within a 6000 foot radius of the subject property.  
 

 
Public Notice Map 
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 Board of Adjustment Staff Report  
 Meeting Date:  April 4, 2013 

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

Telephone:  775.328.3600 – Fax:  775.328.6133 
 

 
 
Subject: Special Use Permit Case No: SB13-003 

Applicant:   Adalberto Ortega-Peralta 

Agenda Item No.  8D 
Project Summary: To establish an equestrian facility for the hosting of “Traditional 

Mexican Rodeos” also known as “Charreada”.   
 
Recommendation: Approval with Conditions 
Prepared by: Grace Sannazzaro, Planner 
 Planning & Development Division 

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

 
 
Description 
Special Use Permit Case No. SB13-003 for Traditional Mexican Rodeo - To establish an 
equestrian facility for the hosting of “Traditional Mexican Rodeos” also known as 
“Charreada”.  Proposed events will consist of horse competition, team roping, and Mexican 
Charreada events.  No boarding stables or new structures are proposed. 
 
• Applicant Adalberto Ortega-Peralta 
• Property Owner Claudia Ortega 
• Location: 6505 Ernie Lane, Reno, NV  89510 
• Assessor’s Parcel No: 076-200-10 
• Parcel Size: +40.33 
• Master Plan Category: Rural (R) 
• Regulatory Zone: General Rural Agricultural (GRA) 
• Area Plan: Warm Springs 
• Citizen Advisory Board: Warm Springs 
• Development Code: Article 302, Allowed Uses and  

 Article 810, Special Use Permits 
• Commission District: 5 – Commissioner Weber 
• Section/Township/Range: Section 23, T23N, R20E, 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. SB13-003 are attached to this 
staff report and if granted approval, will be included with the Action Order.   
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Vicinity Map 
6505 Ernie Lane 

Located on the west side of the Pyramid Highway (SR 445) 
Access is off Winnemucca Ranch Road and Roadrunner Road 

In the Warm Springs Planning Area 
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+ 40 acre parcel 
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Aerial Photo 
Subject Site - +40 Acre Parcel 
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Public Notice 
Notification of Special Use Permit Case No. SB13-003 was mailed at least 10 days prior to 
the public hearing date to 31 separate property owners who own parcels that are located 
within 3,000 feet of the subject parcel. 
 
Washoe County Development Code, Article 810, Special Use Permits, requires a minimum 
500 foot radius from the subject site and a minimum of 30 separate property owners noticed. 
The notices must be mailed at least 10 days prior to the public hearing date. 

Project Evaluation 
The applicant is requesting a special use permit to allow a maximum of four Traditional 
Mexican Rodeo events per calendar year, with each event lasting one day and taking place 
during spring and summer months.  There are also four practice days related to each Rodeo 
event. The subject parcel is +40 acres, is within the Warm Springs Area Plan, and is 
designated with a Master Plan category of Rural and with a Regulatory Zone designation of 
General Rural Agricultural (GRA). 
 
Washoe County Development Code 

Washoe County Development Code, Article 106, Section 110.106.10 Master Plan 
Categories, includes the following language to describe the Rural Master Plan category. 
 

“The Rural Master Plan category is intended for areas of the County that are 
remote, have minimal infrastructure, contain significant amounts of open 
spaces, and which are suitable for commercial agricultural and grazing uses, 
extraction industries, natural resource conservation, energy production, rural 
commerce, and large lot residential uses....” 

 
Washoe County Development Code, Article 106, Section 110.106.15 Regulatory Zones, 
includes the following language to describe the General Rural Agricultural (GRA) regulatory 
zone.  
 

“The General Rural Agricultural (GRA) regulatory zone is intended to 
preserve areas where large lot residential uses, open space, agricultural and 
grazing uses predominate….” 

 
Washoe County Development Code, Article 302 Allowed Uses, prescribes uses, (referred to 
as “Use Types”) that are allowed in each regulatory zone.  The Development Code does not 
identify “Rodeo” as a use type.  Therefore, equestrian events are categorized the same as 
Commercial Stables, which is a use type defined in Article 304, Use Classification System 
as provided below. 
 

Section 110.304.25 Commercial Stables.  Commercial stables refers to 
boarding or raising of three or more horses, but excludes horses used 
primarily for agricultural operations which are classified under animal 
production. Typical uses include commercial stables, riding clubs and riding 
instruction facilities. 
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Washoe County Development Code, Table 110.302.05.3 of Article 302, Allowed Uses, 
allows Commercial Stables in the General Rural Agricultural (GRA) regulatory zone with an 
approved special use permit.  
 
Warm Springs Area Plan (a part of the Washoe County Master Plan)  

The following excerpt is found in the Warm Springs Area Plan under “Community Vision to 
Preserve the Agricultural and Rural Lifestyle”.  
 

“It is the guiding principle of the Warm Springs Area Plan to conserve and 
protect the individual property rights of all property owners to pursue 
agricultural activities in the planning area. There may be impacts associated 
with proximity to existing agricultural activities which might include sounds, 
odors and dust that may accompany agricultural activities. These impacts can 
be a natural result of living in or near agricultural uses and should be 
anticipated.” 
 
“The property owners of Palomino Valley are good stewards of the land by 
keeping its agricultural and ranching heritage, and by maintaining the rural 
quality of its wide-open spaces, dark skies, and unique beauty. The vision 
includes the property owners engaging in activities such as agriculture, 
livestock and poultry raising, 4-H projects, equestrian activities, home 
businesses and other endeavors.” 

 
The Land Use and Transportation Element of the Warm Springs Area Plan states the 
following about the General Rural Agricultural (GRA) regulatory zone.  
 

“In the Warm Springs planning area, the General Rural (GR) classification is 
further refined into a General Rural Agricultural (GRA) classification. The 
extent of GRA in the planning area is shown on the Master Plan map. The 
rural character of the area will be enhanced by allowing agricultural uses 
consistent with the residential character of the area. The environment, 
ecology, scenic beauty, wildlife and the water resources of the GRA area 
shall be protected to ensure that future generations will have the opportunity 
to enjoy a rural lifestyle into the foreseeable future….”  

 
History 

In 2012, the applicant applied for a Temporary Outdoor Community Event License to hold a 
one day rodeo event in May of 2012, for a maximum of 200 people, and was granted 
approval with conditions through an administrative decision by the Acting Director of 
Washoe County Community Development.  
 
The temporary license granted the hours of operation between 12:00 p.m. (noon) and 8:00 
p.m. The applicant was compliant with the imposed conditions and he also submitted an 
Event Plan which elaborated on his intentions. The Event Plan mirrored the conditions of 
approval which committed to contracting with a security guard service, obtaining valid 
permits for food and alcohol concessions, providing maintenance of portable toilets, having 
on-site emergency medical personnel, providing dust control, providing cleanup, having a 
veterinarian on site, and having fire extinguishers on site. The applicant will continue with his 
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commitment to carry out the actions outlined in the Event Plan with this application (Exhibit 
B). 
 
In 2012, the applicant also applied for and was granted four separate Special Event 
Licenses, each being for one day for Rodeo practice and horse training. Special Event 
licenses are issued for events with fewer than 100 attendees per day.  These four days of 
practice and horse training were granted in the months of April, June, and July of 2012. 
 
Washoe County’s permit system shows that in late summer and fall of 2009, the 
Environmental Health Division granted special events permits on this parcel for applicant 
Carlos Cruz for the Mariposa School. In August of 2010, Adalberto Ortega-Peralta (current 
applicant) was granted a special events permit by Environmental Health. There is no activity 
in Washoe County’s permit system for the subject parcel in 2011.  
 
Summary of Traditional Mexican Rodeo 

The applicant’s Event Plan states that a Traditional Mexican Rodeo is known as a 
“Charreada”, and is the national sport of Mexico. It celebrates the traditional cattle ranching 
life and culture of colonial Mexico. This Rodeo includes team roping, bronco riding, bull 
riding, and horse competition.  The applicant has verbally assured staff that there will be no 
cruelty to the Rodeo animals as is often associated with a Charreada. Additionally, Washoe 
County Regional Animal Services has provided a condition of approval that requires 
compliance with NRS Chapter 574 Animal Cruelty and Washoe County Code Chapter 55 
relating to animals, as well as requiring submittal of a large animal veterinarian plan.  Male 
riders are dressed in elaborate three piece suits and women ride side-saddle.  The 
competitors are judged on both style and execution.  Competitors come from Reno, Sparks, 
Fallon, Fernley, Yerington, and many other communities. Most of the competitors in this 
Rodeo hope to go on to regional competitions in Elko, Nevada, and from there, go on to 
national competitions in California.  
 
Project Proposal 

The applicant is proposing a Traditional Mexican Rodeo (the “Rodeo”) to be held between 
the hours of 2:00 p.m. and 7:00 p.m. one Saturday per month during the months of May, 
June, July, and August of each calendar year. There will also be one practice/horse training 
day during the same months to prepare contestants and horses for the Rodeo.  In summary, 
there will be a total of four Rodeos per calendar year, each lasting one day; and a total of 
four practice days, per calendar year, each lasting one day.  The practice/horse training will 
occur at the beginning of the month and the Rodeo event will occur later in the month. 
 
The subject site is a +40 acre parcel located at 6505 Ernie Lane in the Warm Springs Valley, 
approximately 6.2 miles north of the intersection of Winnemucca Ranch Road and the 
Pyramid Lake Highway (SR 445).  The subject parcel is served by private septic and well, 
and is surrounded by similar +40 acre parcels with GRA zoning.  All adjacent parcels are 
undeveloped, with the nearest developed parcel (it has a house) being approximately a 
quarter mile to the east.  The northeast corner and the entire east side of the subject parcel 
is in a FEMA 100 year flood zone. The flood zone area within the subject parcel has no 
habitable structures on it.   
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Rodeo related traffic will utilize Winnemucca Ranch Road and Roadrunner Road to get to 
Ernie Lane.  Winnemucca Ranch Road is a paved public road, and Roadrunner Road and 
Ernie Lane are unpaved public roads. All are maintained by the Palomino Valley General 
Improvement District (PVGID).  The subject parcel is developed with a single family dwelling 
where the applicant lives, a 672 square foot detached garage and a small single story barn. 
Rodeo related items on the subject parcel consist of one outdoor riding arena, four fenced 
corrals, four portable bleacher stands, a starting gate structure, and a fenced outdoor dirt 
straightaway used for horse racing that runs along the north edge of the parcel.  
 
The total number of people anticipated to attend each Rodeo event will be no more than 
200, with 25 to 50 of those people being Rodeo participants. The applicant has estimated 
about 25 to 30 vehicles coming to each Rodeo event. While staff has taken note, and 
neighbors have commented on this number being low when compared to the anticipated 
number of attendees, the applicant has allowed close to 6 acres for public parking, and 
almost another acre for participant parking. The applicant has also sufficiently prepared for 
dust control both on and off site. The sum total of attendees will include the rodeo 
participants, employees who are the applicant’s family members, spectators, vendors, and 
contractors. There will be about 12 to 15 horses brought to the site for each Rodeo event 
and for each practice day. The total number of people anticipated to come to each practice 
is no more than 75. The applicant advises that nothing different is being proposed from the 
past Rodeo event that operated under an Outdoor Community Event License in May of 
2012.   
 
A ticket booth will be set up at the pedestrian entrance gate and will be the official entrance 
into the Rodeo (see photo on Page 12).   Once inside the Rodeo area, there will be a 
dedicated area for food/alcohol vendors, eight portable toilets, a play area for children, and 
four separate sections of portable bleachers that seat a maximum of 50 people per section.  
All vendors are required to have a permanent or temporary food permit and/or liquor license 
through the County Health District, as well as a business license. The bleachers will be set 
up near the riding arenas and the race straightaway.  The portable toilets are owned by the 
applicant, and serviced by Sani-Hut before and after each event.  The spectator area is 
securely fenced off from the Rodeo participant areas.  Rodeo participants and horses will 
arrive and depart the same day as the Rodeo.  There will be no overnight camping.  
Approximately thirty 50-gallon trash barrels will be placed throughout the Rodeo area, which 
will be hauled off the property subsequent to each event. The applicant will also provide 
trash pickup along the access roads of Roadrunner Road and Ernie Lane after each event.  
 
The subject parcel is fenced with barbed wire and has one unpaved gated driveway off of 
Ernie Lane (see photo on Page 12) and an unpaved gated emergency access along the 
west side of the parcel. The gate will be open for parking before the Rodeo and will be 
closed when the Rodeo begins at 2:00 p.m. All Rodeo related parking will remain on site, 
with public parking at the front (southeast side) of the parcel and contestant parking at the 
rear (northeast side) of the parcel.  An attendant will be in the parking area directing vehicles 
before and after each Rodeo, and will maintain the gate in the event of an emergency. 
Communication between Rodeo staff will be done through walkie-talkies. With the Rodeo 
taking place during daylight hours, there will be no outdoor lighting.   
 
The applicant will provide surface moisture like he has done in the past to the arenas, and 
race straightaway before and after activities.  The parking areas and the access roads of 
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Ernie Lane and Roadrunner Road will be watered down before vehicles arrive and before 
vehicles leave. The applicant owns two water trucks that remain onsite; one is 500 gallons 
and the other is 2,000 gallons.   
 
An amplified sound system will be used during each Rodeo event between the hours of 2:00 
p.m. and 7:00 p.m.  The sound system will be used intermittently during the competitions.  
The sound system consists of one speaker near the concession stand facing east toward 
the arena. The sound system will not be used on practice/horse training days and there is a 
condition of approval to that effect. 
 
Due to the challenging environment of a Rodeo, the applicant agrees that emergency 
medical personnel should be onsite during each Rodeo event.  As has been done in the 
past, the applicant will contract with REMSA (Regional Emergency Medical Services 
Authority).  This will include having one ambulance and two paramedics on site for the day 
of each Rodeo.   
 
The applicant agrees that the presence of security guards is reassuring for all involved.  He 
will have five security guards on site during Rodeo events.  If there is any sign of 
disturbance during an event, the Washoe County Sherriff’s Office will be called immediately.   
 
Development Code Standards  
Washoe County Development Code, Section 110.410.25 Design of Parking Areas requires 
wheel stops, surface pavement, marking/striping, landscaping/screening, and lighting in 
commercial parking lots. Washoe County Development Code, Article 412 Landscaping 
requires formal landscaping, including deciduous and coniferous trees, shrubs, and 
groundcover.  All landscaping is required to be irrigated and maintained with regular 
pruning, staking, and replacement of damaged or dead plants.  These parking and 
landscaping regulations do not make sense for a commercial agricultural business on a +40 
acre parcel in the high desert that is accessed by dirt roads, surrounded by other +40 acre 
parcels that are covered with sagebrush; and trees, shrubs and groundcover are not a part 
of the natural landscape.  Therefore, the Planning and Development Division is 
recommending a condition of approval (see Conditions of Approval 1k) that releases the 
applicant from meeting commercial parking design and landscaping regulations  
 
The subject parcel meets the number of required parking spaces set by Washoe County 
Development Code, Section 110.410.10 Required Parking Spaces, which is 1 parking space 
per employee during peak business hours and .25 parking space for every horse when at 
capacity.  As previously mentioned, the applicant has designated close to six acres for 
public parking and another acre for participant parking. 
 
Washoe County Development Code, Article 810 Special Use Permits, Section 110.810.20 
Review Procedures (for special use permits) allows the Board of Adjustment to vary the 
standards of the Development Code as part of the approval of the special use permit 
application.  
 

Section 110.810.20 Review Procedures. 
(e) Action. The Planning Commission, Board of Adjustment or a hearing 
examiner may take action to approve, approve with conditions, modify, 
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House where 
applicant lives Garage Small barn 

Public parking area 

Gated vehicle entrance 

Small barn 

Portable 
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Pedestrian entrance to Rodeo 

Vendor 
station 

modify with conditions, or deny the special use permit request. The Planning 
Commission, Board of Adjustment or a hearing examiner may also vary 
standards of the Development Code as part of the approval of a special 
use permit application….  

Site Visit 
On March 13, 2013, staff made a site visit and found the subject parcel to be exceptionally 
clean and well maintained.  It appears that the applicant has given much attention to detail, 
as he reportedly did in 2012 for the Rodeo event and practices. The applicant would like to 
have the Rodeo as a reoccurring permanent event, along with practice days, where he 
doesn’t have to apply for an Outdoor Event License year after year.  Everything is set up on 
site and the applicant seems earnest in his intentions of being a respectful neighbor and 
having reputable events. Some photos taken by staff during the site visit are provided below. 
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Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

•  Washoe County Community Services Department 

o Planning and Development Division 

o Engineering and Traffic Division 

o Water Services Division 

• Washoe County Health District  

o Air Quality Management 

o Environmental  Health Services 

• Truckee Meadows Fire Protection District 

• Palomino General Improvement District 

• Washoe County Regional Animal Services 

• Nevada Department of Transportation 

• Bureau of Land Management 

• Palomino Volunteer Fire Department 

 
The agencies/departments that responded to the application with comments and/or 
recommended conditions of approval are listed below. A summary of each agency’s 
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 if granted 
approval. Each agency’s comments and/or conditions of approval are attached as Exhibits C – H. 
 
Summary of Conditions of Approval 
 

• Washoe County Planning and Development Division sets limits on the operation 
such as number of days per year, number of attendees per event, hours of 
operation, and cleanup.    
Contact:  Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us  

 
• Washoe County Engineering Division states that a portion of the parcel is in the 

FEMA (Federal Emergency Management Agency) 100 year flood zone and all 
manure shall be stored outside this flood zone, all natural drainages shall not be 
impeded, and any grading over 50 cubic yards shall require a grading permit. 

Contact:  Leo Vesely, 775.325.8023, lvesely@washoecounty.us 

• Washoe County Air Quality Division requires that a water truck be on site before, 
during, and after all events, and that access roads, parking areas, arenas, and 
any other travel areas must be watered to control dust. 

Contact:  Charlene Albee, 775.784.7211, calbee@washoecounty.us 
 

mailto:gsannazzaro@washoecounty.us
mailto:lvesely@washoecounty.us
mailto:calbee@washoecounty.us


Washoe County Board of Adjustment   Staff Report Date: March 20, 2013 
 

     
 

Special Use Permit Case No: SB13-003 
Page 15 of 21 

• Washoe County Environmental Health Services Division provides requirements 
for the management of manure, including storage and disposal. 

Contact:  Jim Shaffer, 775.785.4599, jshaffer@washoecounty.us  

• Truckee Meadows Fire Protection District is requiring that the access gate be 
maintained and remain unlocked for emergency response.  Also fire 
extinguishers are required to be at event related cooking areas.  

Contact:  Amy Ray, 775.326.6005, aray@tmfpd.us 

• Palomino Valley General Improvement District (PVGID) is requiring access roads 
be watered before and after events, and a calendar of events be submitted to 
PVGID before the Rodeo season begins, so PVGID can properly maintain the 
roads. 

• Washoe County Regional Animal Services is requiring compliance with NRS 
Chapter 574 Animal Cruelty and Washoe County Code Chapter 55 relating to 
animals, and the submission of a large animal veterinarian plan. 

Contact:  Larry Johnson, 775.848.6788, palvalgid@gmail.com 

Public Comment 
 “Courtesy Notices” were mailed on March 11, 2013, to 31 of the nearest property owners.  
A courtesy notice is not a required notice, and is sent early in the process advising that a 
project is being proposed and will be going to a public hearing.  “Legal Notices”, which are 
required by Nevada Revised Statutes (NRS) and County Code, were mailed to these same 
31 property owners on March 22, 2013. NRS and County Code require notices be mailed to 
a minimum of 30 property owners at least 10 days prior to the scheduled public hearing 
date. These 31 property owners have parcels within a 3,000 foot radius of the subject 
property. These notices also included the Warm Springs Citizen Advisory Board members.   
 
A summary of public comments received from three separate property owners is provided 
below, along with staff comment.  The public comments are provided in their entirety as 
Exhibits I, J & K.  Some of the concerns are addressed through recommended conditions of 
approval and some of the allegations from the past could not be confirmed.   
 
Larry Chesney – Public Comment 

Mr. Chesney lives at 6055 Rebel Cause Road, which is about 2 ½ miles south of the 
applicant’s parcel.  The following is a summary of Mr. Chesney’s comments, along with 
staff’s responses.  Mr. Chesney’s comments can be found in their entirety as Exhibit I, 
attached to this report. 

1. Mr. Ortega was a “bad actor” in the past.  However, last year, Mr. Ortega 
satisfied the conditions of approval that were imposed upon him for the rodeo 
event. I drove by twice and it looked like the restrictions were being met. They 
included requirements for security, ambulance, a veterinarian, water truck.  The 
place was kept clean and the noise was kept at a manageable level.  

Staff Comment:  Staff cannot substantiate the issues of the past.  The 
statements regarding the applicant’s compliance with imposed conditions 

mailto:jshaffer@washoecounty.us
mailto:aray@tmfpd.us
mailto:palvalgid@gmail.com
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for the 2012 Rodeo event are in line with what the Washoe County Code 
Enforcement Officer observed during his visit to the Rodeo last year.   
 

Hugh Ezzell – Public Comment 
Mr. Ezzell lives at 10000 Roadrunner Road, which is about one-half mile south of the 
applicant’s parcel, and is one of the unpaved access roads leading to the applicant’s 
parcel.  The following is a summary of Mr. Ezzell’s stated concerns along with staff’s 
responses.  Mr. Ezzell’s comments can be found in their entirety as Exhibit J, attached to 
this report. 

1. The number of anticipated vehicles is low and inconsistent with the number of 
anticipated attendees. 

Staff Comment: Staff agrees that the anticipated number of vehicles 
listed in the application is low as compared to the maximum number of 
attendees listed. The applicant has advised that he will be replicating 
his 2012 Rodeo event that was approved through an Outdoor Special 
Events License. The applicant is prepared to meet all the conditions of 
approval for this special use permit, including, but not limited to dust 
control, ample onsite parking, and traffic control. 
 

2. The water truck tanks are too small to hold enough water to keep Ernie Lane 
and Roadrunner Road moist.  

Staff Comment:  Staff checked with the District Health Department’s Air 
Quality Services Division which provided conditions of approval, and 
they did not express concern over the tank size of the water trucks. A 
Washoe County Code Enforcement Officer went out to the site during 
the 2012 Rodeo event and did not observe an abnormal amount of dust 
caused by traffic or Rodeo related events. Also, during the 2012 Rodeo 
event, there were no citizen complaints filed with Washoe County. 
Water Services reviewed this application for potential water related 
issues, and they responded by stating they have no comments or 
conditions of approval (see Exhibit H)  

3. The applicant talks about, at some point in the future, possibly applying 
gravel to Roadrunner Road to help with the dust.  This should not be done.  
This is a hard dirt roadway surface, which works well.   

Staff Comment:  The applicant’s intent was to be a good neighbor.  He 
will not lay gravel if it is not in the best interests of the local community.  
The applicant understands that the Palomino Valley General 
Improvement District would need to be consulted prior to taking any 
action. 
 

4. If alcohol is involved with the events, a Washoe County Sheriff’s deputy 
should attend the events to ensure a safe environment. 

Staff Comment:  The applicant plans to have security guards on site 
during the events as he did in 2012, and this is also a condition of 
approval.  Additionally, there is a condition of approval requiring that 
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the applicant notify the Washoe County Sheriff’s Office at the first sign 
of any disturbance that may be caused by attendees of these events. 

Sharon Gustavson – Public Comment 
Ms. Gustavson owns a parcel on Theodore Lane without living there.  Her parcel is 
adjacent to the north of the applicant’s parcel.  Ms. Gustavson’s parcel has no address, 
but the Accessor’s parcel number is 076-200-05. The following is a summary of Ms. 
Gustavson’s concerns, along with staff’s responses.  Ms. Gustavson’s comments can be 
found in their entirety as Exhibit K attached to this report. 

1. Mr. Ortega has never maintained the swale on his northern property side, 
which affects the water delivery of the swale on my southern property side. 

Staff Comment:  During the site visit staff observed a drainage on the 
northwest corner of the applicant’s property, which was clear except for 
normal debris consisting of a few tumbleweeds.  Washoe County 
Engineering has conditioned the approval by stating that natural 
drainages shall not be impeded by development or by the use of the 
parcel.  

2. The applicant stores a heavy mechanical rodeo device where all the horses 
and the riders stage events.   

Staff Comment: A starting gate, dark green in color, is set up inside a 
well maintained fenced area on the northwest section of the subject 
property and is used during the Rodeo events.  Staff did not see 
anything remarkable about this piece of equipment or its location. See 
below photo. 
 
 
 
 
 
 
 
 
 

 
 

3. Horrific dust is caused by these events. 

Staff Comment:  Washoe County Air Quality Division is recommending 
a condition of approval that requires the applicant moisten access 
roads, parking areas before and after the Rodeo, the arenas, and the 
race straightaway before, during, and after events as needed for dust 
control.  
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4. The applicant needs to reinforce the barbed wire fence around his property.  

Staff Comment:  During the site visit, staff observed the fencing on the 
subject property to be in good condition, this includes the barbed wire 
fencing around the property.   

5. There are piles of dry vegetative material along the north property line 
presenting a fire hazard.  This is highly flammable matter and should be 
removed. 

Staff Comment: Staff specifically queried Truckee Meadows Fire 
Protection District (TMFPD) regarding this concern.  TMFPD stated that 
this cut brush does not present any more of a fire hazard than the 
existing sagebrush that is seen growing in every direction of this valley. 
TMFPD is satisfied with the existing 30 foot clearance of defensible 
space around the Rodeo area. 

6. There has been vandalism, trespassing, confrontations, threats, arson, 
alcohol use, littering, and loitering, public urination, as well as gambling and 
drinking, along with gun shooting, roll-over accidents from car racing, and 
extremely loud music (thumping-loud bass rap beats and Mariachi) events 
held at these Mexican Rodeos that are staged long into the night.  
Staff Comment:  Staff contacted the Washoe County Sheriff’s Office, 
which provided the following record of calls received on the applicant’s 
property.  
05/02/12 Check for possible firework usage - No fire was visible. No 

case was taken - cleared unfounded 
10/18/09 Check for people selling alcohol to minors and other 

suspicious activity; No case was taken - cleared unfounded.  
07/25/08 Occupants requested that a law enforcement officer call 

them. No further information. 
08/12/07 Multiple units responded due to possible horse racing. No 

case was taken, as Animal Control was summoned.  
01/11/05 Call to Animal Control on a stray dog  

7. Would like applicant to pay to replace two road signs. I have witnessed (and 
reported to the Sheriff) both the stealing of the Road Runner Road sign as 
well as the destruction by repeated shotgun target practice of the Theodore 
Lane sign north of Ernie Road where my property is located by drunken 
"friends" of the applicant’s--I witnessed both these incidents. 

Staff Comment:  Staff is unable to confirm these allegations. 
8. A caretaker of the applicant’s property has threatened me personally, and 

also destroyed the lock on the Mexican gate by deliberately vandalizing it by 
dousing it with super glue. 

Staff Comment:  Staff is unable to confirm this allegation. 
9. Would like the applicant to ensure our safety from the unknown entities he 

has involved with him with insurance, bonding, security demands on him 
during events and even when events are not being held. 
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Staff Comment:  The reviewing agencies have had the opportunity to 
evaluate the application and provide conditions of approval.  There are 
no recommendations for requiring bonding, security, or the like. Staff is 
confident about each agency’s analysis and recommended conditions 
of approval. 

10. There is continued building to current time and even during the current 
permitting process as it is being reviewed. 

Staff Comment:  Staff did not see any onsite construction or evidence 
of construction during the site visit. Staff is recommending a condition 
of approval that states all structures over 120 square feet require a 
building permit. 

11. The number of vehicles and trailers, as well as the number of participants and 
spectators is far understated.  

Staff Comment:  The applicant estimated low on the number of vehicles.  
However, he has allowed adequate parking. The Rodeo is limited to 200 
people and the practices are limited to 75 people.  There shall be no 
more than 15 horses brought in for the events. 
 

Staff Comment on Required Findings 
Section 110.810.20 of Article 810, Special Use Permits, within the Washoe County 
Development Code, requires that the following findings be made to the satisfaction of the 
Washoe County Board of Adjustment before granting approval of the request.  Staff has 
completed an analysis of the special use permit application and has determined that the 
proposal is in compliance with the required findings as follows. 
 

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

 Staff Comment: The proposed use is consistent with the Master Plan 
and the Warm Springs Area Plan.  As previously discussed, the 
Community Vision Statement of the Warm Springs Area Plan 
encourages equestrian activities. 

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. 

 Staff Comment: The reviewing agencies provided conditions of 
approval that address these concerns. There are no public 
improvements required. The applicant is required to mitigate for 
potential dust and notify PVGID of upcoming events for access road 
maintenance. The applicant is also required to manage onsite 
manure according to Health District regulations, and all natural 
drainages shall remain unobstructed. 
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3. Site Suitability.  That the site is physically suitable for Rodeo equestrian 
events, and for the intensity of such a development. 

 Staff Comment: The subject +40 acre parcel is designated with 
General Rural Agricultural (GRA) zoning and is within the Warm 
Springs Area Plan.  GRA zoning and the Warm Springs Area Plan 
both support agricultural type uses and a rural environment.  

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. 

 Staff Comment: The reviewing agencies have responded with 
conditions of approval to mitigate dust and noise, ensure proper 
sanitation, and provide for the general safety and welfare of those 
attending the events and those owning property and/or residing in 
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. 

 Staff Comment: There is no military installation nearby.        
                                            

Recommendation 
Those agencies which reviewed the application recommended conditions in support of 
approval of the proposed project. Therefore, after a thorough analysis and review, Special 
Use Permit Case No. SB13-003 is being recommended for approval with conditions. Staff 
offers the following motion for the Board’s consideration.  

Motion 
I move that after giving reasoned consideration to the information contained in the 
staff report and the information received during the public hearing, the Washoe 
County Board of Adjustment approve Special Use Permit Case No. SB13-003 for 
Adalberto Ortega-Peralta, having made all five findings in accordance with Washoe 
County Development Code Section 110.810.30. 

 

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

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: Adalberto Ortega-Peralta, 6505 Ernie Lane, Reno, NV 89510 
 
 Property Owner: Claudia Ortega, 6505 Ernie Lane, Reno, NV 89510 
  
 Consultant: Solaegui Engineers, Attn; Paul Solaegui, 715 H Street, Sparks, NV 

89431 
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EXHIBIT A 
 
 Amended Conditions of Approval        

            Special Use Permit Case No. SB13-003 

 
The project approved under Special Use Permit Case No: SB13-003 shall be carried out in 
accordance with the Amended Conditions of Approval (“Conditions of Approval”) granted by the 
Board of Adjustment on April 4, 2013. 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 Planning & Development Division.   

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 Planning & Development Division prior to 
the renewal of a business license each year.  Failure to adhere to the Operational Conditions 
may result in the Planning & Development Division 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.   

THE FOLLOWING ARE OPERATIONAL CONDITIONS OF APPROVAL SET BY THE 
REVIEWING AGENCIES.  THESE OPERATIONAL CONDITIONS SHALL BE REQUIRED 
FOR THE LIFE OF THE BUSINESS.  EACH CONDITION MUST BE MET TO THE 
SATISFACTION OF THE ISSUING AGENCY.  

Washoe County Planning and Development Division 

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

Contact Name – Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us 

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

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

c. Noncompliance with the conditions of approval shall be treated as a violation and 
may be grounds for the Planning and Development Division to take action in 
accordance with the Washoe County Development Code. 

d. There shall be no more than four one-day Rodeo events per calendar year and 
no more than four Rodeo related practice days per calendar year. 

e. Each Rodeo event and each practice day shall be for one day and shall operate 
between the hours of 2:00 p.m. and 7:00 p.m.   

f. There shall be no more than 200 people in attendance for each Rodeo Event.  
This shall include participants, vendors, and spectators. 

g. There shall be no more than 75 people in attendance for each practice day.  

h. The applicant shall submit an event calendar no later than April 15, 2013, to the 
Planning and Development Division, showing the exact dates and times of 2013 

mailto:gsannazzaro@washoecounty.us
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Rodeo events and practice days for the Rodeo season of May, June, July and 
August. 

i. For the years following 2013, the applicant shall submit an events calendar on an 
annual basis no later than March 15th of each year to the Planning and 
Development Division, showing the exact dates and times of the current year’s 
Rodeo events and practice days for the Rodeo season of May, June, July and 
August. 

j. There shall be no amplified noise on practice days. 

k. There shall be no more than 15 horses brought in for Rodeo events or practice 
days. 

l. Gates to the Rodeo event will open to the public no earlier than 1:30 p.m. All 
event spectators and participants shall be off the subject property no later than 
7:30 p.m. on the day of the event. 

m. There shall be no off-site parking.  All parking shall remain on the subject parcel. 

n. Pursuant to Washoe County Building Code, all structures over 120 square feet 
require a building permit. 

o. There shall be no requirement to abide by the regulations in Washoe County 
Development Code, Section 110.410.25 Design of Parking Standards and Article 
412, Landscaping due to being in a rural/agricultural environment and an arid 
high desert area.  

p. There shall be no overnight camping. 

q. The applicant shall have a minimum of five security guards on the premises at all 
times during Rodeo events. 

r. The applicant shall have at least one ambulance and two medical personnel on 
the subject parcel throughout Rodeo events. 

s. All vendors contracted to provide food and beverage services for the event shall 
obtain appropriate Washoe County business and intoxicating liquor licenses.   

t. Amplified noise from speakers and announcement systems associated with the 
event shall begin no earlier than 2:00 p.m. and shall stop no later than 7:00 p.m.   

u. The applicant shall be responsible for total cleanup of the event site. 

v. The applicant shall have cleanup crews collect trash along the access roads of 
Roadrunner Road and Ernie Lane after the last of the vehicles have departed the 
Rodeo events. 

w. The applicant shall immediately notify the Washoe County Sheriff’s Office upon 
any sign of disturbance during Rodeo related events. 

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



Washoe County Amended Conditions of Approval   
 

   
 

Special Use Permit Case No: SB13-003 
Page 4 of 6 

y. Failure to comply with the Conditions of Approval shall render this approval null 
and void.  Compliance with this condition shall be determined by the Planning & 
Development Division. 

z. The applicant and any successors shall direct any potential purchaser/operator of 
the site and/or the special use permit to meet with the Planning & Development 
Division 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 Planning & Development Division of the name, 
address, telephone number, and contact person of the new purchaser/operator 
within 30 days of the final sale. 

aa. 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, P.E., 775.325.8023, lvesely@washoecounty.us   

a. A portion of the parcel is shown on the FEMA Flood Insurance Rate Map as a 100 
year flood zone.  Manure shall be stored outside of the FEMA 100 year flood zone. 

 
b. Natural drainages shall not be impeded by the development and use of the parcel.  

Maintenance of natural drainage facilities is the responsibility of parcel owner. 
 
c. A grading permit shall be obtained if grading in excess of fifty (50) cubic yards is to 

be done.  Any grading shall be in conformance with the Washoe County Code 
Article 438. 

Washoe County Health District  

3. The following conditions are requirements of the Air Quality Management Division of the 
Washoe County Health District, 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 Washoe County Health District 
must be appealed to the District Board of Health.   

 Contact Name – Charlene Albee, 775.784.7211, calbee@washoecounty.us 

a. A water truck shall be available on site the day prior to through the day after all 
events. 

b. Access roads, parking areas, arena areas, and any other travel areas must be 
watered as necessary to control the generation of fugitive dust emissions. 

4. The following conditions are requirements of the Environmental Health Services Division 
of the Washoe County Health District, 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 Washoe County 
Health District must be appealed to the District Board of Health.  

mailto:calbee@washoecounty.us
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 Contact Name – Jim L. Shaffer, 775.328.2434, jshaffer@washoecounty.us 

a. All manure generated by domestic animals from the outdoor arena, as well as the 
operation of the stables, shall be picked up and removed weekly (050.0150).  
The manure shall be stored in such a manner that there shall be no escape of 
odor, no attraction, harborage or breeding of vectors or vermin and no creation of 
nuisance (050.155).  The emergence of flies will be eliminated thru the timely 
pickup and storage of manure from becoming an annoyance to adjacent 
residents. 

b. When the special use permit is issued an inspection of premises is required prior 
to the event that effective management practices of manure pick up and storage 
is in place.  

Truckee Meadows Fire Protection District  

5. 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, 775.326.6005, aray@tmfpd.us 

a. The access gate shall remain unlocked and accessible in the event of an 
emergency.  

b. Access to the event shall be maintained at all times for emergency response. 

c. Fire extinguishers are required at all event related cooking areas.   

d. The applicant shall contact the Truckee Meadows Fire Protection District each 
and every year so that the Truckee Meadows Fire Protection District can do an 
inspection within 10 days prior to the first Rodeo event of the calendar year.  

Washoe County Regional Animal Services 

6. The following conditions are requirements of Washoe County Regional Animal Services, 
which shall be responsible for determining compliance with these conditions. 

Contact Name – Bobby Smith, 775.353.8900, rasmith@washoecounty.us 

a. All events must comply with NRS Chapter 574 Animal Cruelty and Washoe 
County Code Chapter 55 relating to animals. 

b. There shall be a Large Animal Veterinarian plan in place to care for injured 
animals and the plan must be submitted to Washoe County Regional Animal 
Services for approval no later than 15 days prior to the first practice or Rodeo 
event. 

Washoe County Emergency Medical Services, a Division of Washoe County Health 
District 

7. The following conditions are requirements of Emergency Medical Services, a Division of 
the Washoe County Health District, which shall be responsible for determining 
compliance with these conditions.  The District Board of Health has jurisdiction over all 

mailto:jshaffer@washoecounty.us
mailto:rasmith@washoecounty.us


Washoe County Amended Conditions of Approval   
 

   
 

Special Use Permit Case No: SB13-003 
Page 6 of 6 

public health matters in the Health District.  Any conditions set by the Washoe County 
Health District must be appealed to the District Board of Health.   

Contact Name – Stacey Akurosawa, 775.328.2420, sakurosawa@washoecounty.us 

a. First Aid Station 
 
(1) A First Aid Station staffed by at least one Emergency Medical Technician or a 

person with a higher skill level capable of providing emergency medical care 
within their prescribed scope of practice. 

(2) Hand washing facilities for the First Aid Station and Medical Personnel should 
be separate from general public facilities. 

(3) Handicapped accessible temporary restrooms or ADA-approved fixed facility 
restrooms should be available near the First Aid Station so that patients can 
access them. 

(4) Disposal plan for biological waste at First Aid Station 

(5) An Automatic External Defibrillator (AED) would need to be supplied at the First 
Aid Station 

(6) Distribution methods for the First Aid Station maps/information for participants 
and spectators and identification method for visibility of EMS Personnel. 

(7) Medical Records to be kept and provided to the Washoe County Health District 
EMS program within 30 days of the event should include: 

(i) Number of patients treated on scene 

(ii) Number of patients known to have been transported to a medical facility 
by private vehicle, ambulance, or other means 

(iii) Listing of individual types of illness or injuries seen 

b. Patient Transportation 
 
(1) A Dedicated Advanced Life Support (ALS) Ambulance staffed by a Paramedic 

and Intermediate EMS, or person with a higher skill level, and capable of 
providing transportation of patients, but which immediately respond back to the 
event.  Co-location with the First Aid Station is desirable but the staffing is in 
addition to the required First Aid Station staff. 

(2) Ingress and Egress route(s) for EMS vehicles 

(3) Pre-planned landing area for a medical helicopter 

c. Other Requirements 
 
(1) For each event, the name and contact information for the on-scene EMS 

Coordinator/Manager needs to be listed. 
 

*** End of Conditions *** 

mailto:sakurosawa@washoecounty.us
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EXHIBIT A 
 
 Conditions of Approval        

            Special Use Permit Case No. SB13-003 

 
The project approved under Special Use Permit Case No: SB13-003 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on April 4, 
2013. 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 Planning & Development Division.   

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 Planning & Development Division prior to 
the renewal of a business license each year.  Failure to adhere to the Operational Conditions 
may result in the Planning & Development Division 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.   

THE FOLLOWING ARE OPERATIONAL CONDITIONS OF APPROVAL SET BY THE 
REVIEWING AGENCIES.  THESE OPERATIONAL CONDITIONS SHALL BE REQUIRED 
FOR THE LIFE OF THE BUSINESS.  EACH CONDITION MUST BE MET TO THE 
SATISFACTION OF THE ISSUING AGENCY.  

Washoe County Planning and Development Division 

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

Contact Name – Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us 

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

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

c. Noncompliance with the conditions of approval shall be treated as a violation and 
may be grounds for the Planning and Development Division to take action in 
accordance with the Washoe County Development Code. 

d. There shall be no more than four one-day Rodeo events per calendar year and 
no more than four Rodeo related practice days per calendar year. 

e. Each Rodeo event and each practice day shall be for one day and shall operate 
between the hours of 2:00 p.m. and 7:00 p.m.   

f. There shall be no more than 200 people in attendance for each Rodeo Event.  
This shall include participants, vendors, and spectators. 

g. There shall be no more than 75 people in attendance for each practice day.  

h. The applicant shall submit an event calendar no later than April 15, 2013, to the 
Planning and Development Division, showing the exact dates and times of 2013 
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Rodeo events and practice days for the Rodeo season of May, June, July and 
August. 

i. For the years following 2013, the applicant shall submit an events calendar on an 
annual basis no later than March 15th of each year to the Planning and 
Development Division, showing the exact dates and times of the current year’s 
Rodeo events and practice days for the Rodeo season of May, June, July and 
August. 

j. There shall be no amplified noise on practice days. 

k. There shall be no more than 15 horses brought in for Rodeo events or practice 
days. 

l. Gates to the Rodeo event will open to the public no earlier than 1:30 p.m. All 
event spectators and participants shall be off the subject property no later than 
7:30 p.m. on the day of the event. 

m. There shall be no off-site parking.  All parking shall remain on the subject parcel. 

n. Pursuant to Washoe County Building Code, all structures over 120 square feet 
require a building permit. 

o. There shall be no requirement to abide by the regulations in Washoe County 
Development Code, Section 110.410.25 Design of Parking Standards and Article 
412, Landscaping due to being in a rural/agricultural environment and an arid 
high desert area.  

p. There shall be no overnight camping. 

q. The applicant shall have a minimum of five security guards on the premises at all 
times during Rodeo events. 

r. The applicant shall have at least one ambulance and two medical personnel on 
the subject parcel throughout Rodeo events. 

s. All vendors contracted to provide food and beverage services for the event shall 
obtain appropriate Washoe County business and intoxicating liquor licenses.   

t. Amplified noise from speakers and announcement systems associated with the 
event shall begin no earlier than 2:00 p.m. and shall stop no later than 7:00 p.m.   

u. The applicant shall be responsible for total cleanup of the event site. 

v. The applicant shall have cleanup crews collect trash along the access roads of 
Roadrunner Road and Ernie Lane after the last of the vehicles have departed the 
Rodeo events. 

w. The applicant shall immediately notify the Washoe County Sheriff’s Office upon 
any sign of disturbance during Rodeo related events. 

x. This special use permit shall remain in effect until or unless it is revoked or is 
inactive for one year. 
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y. Failure to comply with the Conditions of Approval shall render this approval null 
and void.  Compliance with this condition shall be determined by the Planning & 
Development Division. 

z. The applicant and any successors shall direct any potential purchaser/operator of 
the site and/or the special use permit to meet with the Planning & Development 
Division 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 Planning & Development Division of the name, 
address, telephone number, and contact person of the new purchaser/operator 
within 30 days of the final sale. 

aa. 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, P.E., 775.325.8023, lvesely@washoecounty.us   

a. A portion of the parcel is shown on the FEMA Flood Insurance Rate Map as a 100 
year flood zone.  Manure shall be stored outside of the FEMA 100 year flood zone. 

 
b. Natural drainages shall not be impeded by the development and use of the parcel.  

Maintenance of natural drainage facilities is the responsibility of parcel owner. 
 
c. A grading permit shall be obtained if grading in excess of fifty (50) cubic yards is to 

be done.  Any grading shall be in conformance with the Washoe County Code 
Article 438. 

Washoe County Health District  

3. The following conditions are requirements of the Air Quality Management Division of the 
Washoe County Health District, 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 Washoe County Health District 
must be appealed to the District Board of Health.   

 Contact Name – Charlene Albee, 775.784.7211, calbee@washoecounty.us 

a. A water truck shall be available on site the day prior to through the day after all 
events. 

b. Access roads, parking areas, arena areas, and any other travel areas must be 
watered as necessary to control the generation of fugitive dust emissions. 

4. The following conditions are requirements of the Environmental Health Services Division 
of the Washoe County Health District, 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 Washoe County 
Health District must be appealed to the District Board of Health.  
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 Contact Name – Jim L. Shaffer, 775.328.2434, jshaffer@washoecounty.us 

a. All manure generated by domestic animals from the outdoor arena, as well as the 
operation of the stables, shall be picked up and removed weekly (050.0150).  
The manure shall be stored in such a manner that there shall be no escape of 
odor, no attraction, harborage or breeding of vectors or vermin and no creation of 
nuisance (050.155).  The emergence of flies will be eliminated thru the timely 
pickup and storage of manure from becoming an annoyance to adjacent 
residents. 

b. When the special use permit is issued an inspection of premises is required prior 
to the event that effective management practices of manure pick up and storage 
is in place.  

Truckee Meadows Fire Protection District  

5. 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, 775.326.6005, aray@tmfpd.us 

a. The access gate shall remain unlocked and accessible in the event of an 
emergency.  

b. Access to the event shall be maintained at all times for emergency response. 

c. Fire extinguishers are required at all event related cooking areas.   

d. The applicant shall contact the Truckee Meadows Fire Protection District each 
and every year so that the Truckee Meadows Fire Protection District can do an 
inspection within 10 days prior to the first Rodeo event of the calendar year.  

Washoe County Regional Animal Services 

6. The following conditions are requirements of Washoe County Regional Animal Services, 
which shall be responsible for determining compliance with these conditions. 

a. All events must comply with NRS Chapter 574 Animal Cruelty and Washoe 
County Code Chapter 55 relating to animals. 

b. There shall be a Large Animal Veterinarian plan in place to care for injured 
animals and the plan must be submitted to Washoe County Regional Animal 
Services for approval no later than 15 days prior to the first practice or Rodeo 
event. 

Contact Name – Bobby Smith, 775.353.8900, rasmith@washoecounty.us 

 

 

 

*** End of Conditions *** 

mailto:jshaffer@washoecounty.us
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WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

                
 

  "Dedicated to Excellence in Public Service" 
 
 
 
 

 

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

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  March 14, 2012 

TO:  Grace Sannazzaro, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: SB13-003 
  APN 076-200-10 
  TRADITIONAL MEXICAN RODEO 
               
 
 
I have reviewed the referenced special use permit and recommend the following conditions: 
 
1. A portion of the parcel is shown on the FEMA Flood Insurance Rate Map as a 100 year 

flood zone.  Manure shall be stored outside of the FEMA 100 year flood zone. 
 
2. Natural drainages shall not be impeded by the development and use of the parcel.  

Maintenance of natural drainage facilities is the responsibility of parcel owner. 
 
3. A grading permit shall be obtained if grading in excess of fifty (50) cubic yards is to be 

done.  Any grading shall be in conformance with the Washoe County Code Article 438. 
 
 
 

 

LRV/lrv 
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From:                              Albee, Charlene 
Sent:                               Wednesday, March 13, 2013 9:20 AM 
To:                                   Sannazzaro, Grace 
Subject:                          RE: Traditional Mexican Rodeo Conditions 
  
Categories:                     No Changes Made 

 Hi Grace, 

Those are perfect.  Basically, they have to control the dust before, during, and after the event. 

Thanks for finding those for me. 

Charlene Albee  
Chief, Permitting & Enforcement Branch  
Air Quality Management Division  
Washoe County Health District  
1001 E. 9th Street #B171  
Reno, NV  89512 

775.784.7211 Phone  
775.784.7225 FAX 

 From: Sannazzaro, Grace  
Sent: Wednesday, March 13, 2013 8:31 AM 
To: Albee, Charlene 
Subject: Traditional Mexican Rodeo Conditions 

 Hi Charlene, 

I wanted to show you what I have for conditions from the previous application (see below).  Thanks. 

a.     A water truck shall be available on site the day prior to through the day after all 
events. 

b.    Access roads, parking areas, arena areas, and any other travel areas must be 
watered as necessary to control the generation of fugitive dust emissions. 

  

Grace Sannazzaro, Planner 

Washoe County Community Services Department 
Planning & Development Division 
Phone: 775-328-3771 
Email: gsannazzaro@washoecounty.us 
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From: Ray, Amy  
Sent: Tuesday, March 05, 2013 10:44 AM 
To: Sannazzaro, Grace 
Subject: RE: Conditions for SB13-003 Mexican Rodeo Special Use Permit 

1.  The access gate shall remain unlocked and accessible in the event of an emergency.  
2. Access to the event shall be maintained at all times for emergency response. 
3. Fire extinguishers are required at all cooking areas.   

Amy Ray 
Fire Marshal 
Truckee Meadows Fire Protection District 
1001 E. Ninth St., Bldg. D, Ste. 210 
Reno, NV  89512 
Office:  775-326-6005 
 
PRIVILEGED AND CONFIDENTIAL: This communication, including attachments, is for the exclusive use of addressee and may 
contain proprietary, confidential and/or privileged information. If you are not the intended recipient, any use, copying, 
disclosure, dissemination or distribution is strictly prohibited. If you are not the intended recipient, please notify the sender 
immediately by return e-mail, delete this 
communication and destroy all copies.   

 

From: Ray, Amy  
Sent: Friday, March 08, 2013 2:46 PM 
To: Sannazzaro, Grace 
Subject: RE: Conditions for SB13-003 Mexican Rodeo Special Use Permit 

Please add: 

            The applicant shall contact the TMFPD each and every year so that the TMFPD can do an 
inspection within 10 days prior to the event.   

Amy Ray 
Fire Marshal 
Truckee Meadows Fire Protection District 
1001 E. Ninth St., Bldg. D, Ste. 210 
Reno, NV  89512 
Office:  775-326-6005 
 
PRIVILEGED AND CONFIDENTIAL: This communication, including attachments, is for the exclusive use of addressee and may 
contain proprietary, confidential and/or privileged information. If you are not the intended recipient, any use, copying, 
disclosure, dissemination or distribution is strictly prohibited. If you are not the intended recipient, please notify the sender 
immediately by return e-mail, delete this 
communication and destroy all copies.   
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From:                              Palomino Valley GID [palvalgid@gmail.com] 
Sent:                               Thursday, March 14, 2013 4:12 PM 
To:                                   Sannazzaro, Grace 
Subject:                          Agency Review: Traditional Mexican Rodeo, Special Use Permit #SB13-003 
  

March 14, 2013 

 Grace Sannazzaro, Planner 

Community Services Department 
Planning and Development Division 
Via email to: gsannazzaro@washoecounty.us 

 Re:  Traditional Mexican Rodeo, Special Use Permit #SB13-003 

 Dear Ms. Sannazzaro, 

 The above referenced project will generate additional traffic on Roadrunner Road, most of which is 
maintained by the Palomino Valley General Improvement District (PVGID). Roadrunner Road is an 
untreated, dirt road, and proposed event traffic will result in dust generation potentially impacting 
adjacent residences. 

 In order to mitigate the impacts, the PVGID hereby requests the following conditions of approval be 
placed upon this project: 

1.    On event days, the proponents shall water Roadrunner Road and Ernie Lane before 
contestants and spectators arrive and re-water those roads just before their guests leave. 

2.    The proponents shall inform the PVGID of their event schedule so that the PVGID can make 
every effort to grade Roadrunner Road as soon as possible after each event. 

Sincerely, 
Cathy Glatthar 
for Larry J. Johnson 
President 
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From: Smith, Robert A  
Sent: Wednesday, March 27, 2013 10:03 AM 
To: Sannazzaro, Grace 
Subject: RE: Mexican Rodeo 

 

A) All events must comply with NRS Chapter 574 Animal Cruelty and Washoe County Code Chapter 
55 relating to animals. 

B) There shall be a large Animal Veterinarian plan in place to care for injured animals and the plan 
must be submitted to Washoe County Regional Animal Services for approval no later than 15 
days prior to the first event. 

Let me know if you need anything else. 

Bobby Smith  
Field Supervisor  
Washoe County Sheriff Department  

Regional Animal Services Division  
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From:                                         Cella, John 
Sent:                                           Tuesday, March 05, 2013 8:36 AM 
To:                                               Sannazzaro, Grace 
Subject:                                     SB13-003 
  
Hi Grace, 
  
Department of Water Resources (DWR) has “No Comments or Conditions” for the Mexican Rodeo special use 
permit.  
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WASHOE COUNTY
NEVADA

PUBLIC NOTICE MAP
Special Use Permit Case No. SB13-003
Adalberto Ortega-Peralta
6505 Ernie Lane (Warm Springs Planning Area)
31 Separate Property Owners Noticed
Within 3,000 Feet of Subject Parcel

Source: Planning & Development Date: February 2013
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