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Meeting Date:  April 6, 2017 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 
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Subject: Special Use Permit Case Number WSUP17-0003 

Applicant:  Kirsten Sorensen 

Agenda Item Number: 9I 
Project Summary: Special use permit for commercial stables for training of up to 25 

horses at one time and for construction of an indoor riding arena 
of approximately 20,000 square feet 

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

Washoe County Community Services Department 
Planning and Development Division 

Phone: 775.328.3622 
E-Mail: rpelham@washoecounty.us 

Description 
Special Use Permit Case Number WSUP17-0003 (UDS Barn, LLC – Commercial Stables) – 
For possible action, hearing and discussion to approve a special use permit for commercial 
stables for training of up to 25 horses at one time and for construction of an indoor riding arena 
of approximately 20,000 square feet. 

• Applicant/Property Owner: Kirsten Sorensen 
430 Anitra Drive 
Reno, NV  89511 

• Location: 2955 Rhodes Road at the northeast corner of its 
intersection with Paddlewheel Lane 

• Assessor’s Parcel Numbers: 017-380-19, 017-380-20, and 17-380-12
• Parcel Size: ± 30 acres
• Master Plan Category: Rural (R)
• Regulatory Zone: Low Density Rural (LDR)
• Area Plan: South Valleys
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley
• Development Code: Authorized in Article 810, Special Use Permits
• Commission District: 2 – Commissioner Lucey
• Section/Township/Range: Section 4, T17N, 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 Number WSUP17-0003 are attached 
to this staff report and will be included with the Action Order, if the request is approved. 
 
The subject property has a regulatory zone of Low Density Rural (LDR).  Commercial Stables, a 
subset of the Animal Services and Sales use type, is a commercial use type defined in WCC 
Section 110.304.25(c)(2), and the proposed use meets this definition.  The Commercial Stables 
use is allowed in the LDR regulatory zone only with a Board of Adjustment special use permit 
per WCC Table 110.302.05.3.  The applicant is therefore seeking approval from the Board of 
Adjustment of the proposed special use permit. 
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Vicinity Map 

Subject Site 
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Site Plan (southern 20 acres of the 30-acre site) 
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Overhead Photo (Entire 30-acre project site) 
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Project Evaluation 
The applicant is requesting approval of a special use permit to allow the operation of 
commercial stables for training and boarding of up to 25 horses at one time and for construction 
of an indoor riding arena of approximately 20,000 square feet.  As noted later in this staff report, 
a previous administrative permit for commercial stables expired in July of 2015 and the 
commercial stables use is no longer valid on the property without the approval of a new special 
use permit application. 

Animal Sales and Services - Commercial Stables use type is defined at WCC Section 
110.304.25 (c)(2) as follows: 

(c) Animal Sales and Services.  Animal sales and services use type refers to establishments 
or places of business primarily engaged in animal-related sales and services.  Animals 
kept as domestic pets or as accessory uses to a residential use are regulated by the 
accessory use provisions of Article 330, Domestic Pets and Livestock.  The following are 
animal sales and services use types: 

(2) Commercial Stables.  Commercial stables refers to boarding or raising of three (3) 
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. 

 
The first of the previous approvals on the property for the commercial stables use type was 
Administrative Permit Case Number AP02-002. That administrative permit was approved with 
conditions on February 14, 2002. That permit was described as follows: 
 

 
 

It is important to note that the staff report for that action specifically noted that dedication of 
water rights was a requirement, pursuant to the South Valleys modifiers within the Development 
Code, and the staff report included the pertinent code section within as the following excerpt 
from that report: 
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It is also important to note that a condition of approval was included to require renewal of the 
administrative permit after seven years, as the following excerpt from that action order shows: 

A Washoe County business license was obtained by the applicant, in 2002, for the commercial 
stable, however, water rights were not obtained pursuant to WCC Section 110.210.05. 

The next approval obtained by the applicant was Amendment of Conditions Case Number 
AC05-005.  That amendment of conditions was approved on July 8, 2005.  That amendment 
was described as follows: 

At that time the Washoe County Board of Adjustment renewed the approval for a further ten 
years, as the following excerpt from that action order shows: 

The applicant did not seek renewal of the administrative permit and the approval to operate a 
commercial stable at the subject site expired on July 8, 2015.  In January or February of 2017 
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the applicant applied for a business license at the subject site to add additional training and 
riding uses.  In researching the previous approval, staff noted that the approval for commercial 
stables on the property had expired approximately 18 months earlier.  The Action Orders for 
both Administrative Permit Case Number AP02-002 and Amendment of Conditions Case 
Number AC05-005 are attached to this report at Exhibit C.  
 
The applicant has now applied for a Special Use Permit to re-establish a Commercial Stables 
Use Type on the subject site.  Because the previous approval has expired the current request 
must be reviewed as a completely new use and is subject to all current Development Code 
standards, as would be applied to any other new request.  Further, in the time since the 
previous approval was granted, the Development Code has been amended such that 
Commercial Stables Use Type now requires the approval of a Special Use Permit as opposed 
to an Administrative Permit.  
 
The applicant is requesting to board up to 25 horses on the subject site and to conduct riding 
and training activities on the subject site.  According to the project application, “Rhodes 
Properties owns 2 adjacent parcels totaling approximately 20 acres.  We have also recently 
leased an additional 10 acres directly to our north for even more pasture space.”  The 
expansion of the use from one parcel of about 10 acres to three parcels of about 30 acres 
necessitates the evaluation of impacts associated with that expansion. 
 
The general area and the subject site have been used for various types of agricultural and 
commercial equestrian uses for many years.  In general terms, the use type requested is 
compatible with the character of the surrounding area and with the intent of the Master Plan for 
this area which includes, as a part of the character statement, “The existence of livestock, 
particularly horses and cattle, for recreational, economic and educational purposes is 
commonplace and recognized as a significant contributor to the local character.” 
 
During the time the commercial stables have been in operation at the subject site, staff has not 
received complaints from surrounding property owners regarding impacts of that use.  For this 
reason staff is confident that a new approval for commercial stables on the property, is likewise 
unlikely to create significant impact on surrounding properties and that conditions of approval 
will be generally limited to compliance with current development standards required by the 
Development Code.  Several, but not all, of the relevant standards are detailed in the following 
portion of this staff report. 
 
The northern border of the project site is adjacent to a residential use. WCC Section 
110.412.40(c) requires that a buffer be installed between the commercial use and the adjacent 
residential use as shown below: 
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Similarly, with the inclusion of two additional parcels within the project area, that project area 
now fronts on both Paddlewheel and on Rhodes Road.  Those frontages are also subject to 
certain landscape requirements pursuant to WCC Section 110.412.40(b), as shown below: 
 

 
 

With the exception of the required buffers, landscaping on the subject site appears to be in 
general conformance with the requirements of WCC Chapter 110, Article 412 (Landscaping). 
Recent photos of the subject site follow: 
 

 
 

 
 
Parking and loading areas, as currently constructed, do not meet the design requirements of 
WCC Section 110.410.25, which requires parking and loading areas to be paved, striped and 
landscaped, as shown below: 
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Handicapped parking is required by WCC Section 110.410.15(c).  A condition of approval has 
been recommended that handicapped parking be constructed prior to approval of a business 
license, if this special use permit is approved.   
 
Very late in the review process, the applicants’ representative submitted a request to the 
Planning and Development Division asking to amend the application.  That amendment 
requests that certain parking and landscaping standards be reduced by the Board of 
Adjustment, if the special use permit is approved.  Due to the very short time for review, the 
modification request was provided only to Washoe County Engineering, Animal Services and 
Environmental Health.  No recommendation for denial of the request was received.  That 
request follows:  
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Staff is not comfortable recommending approval of the elimination of the required screening 
adjacent to the residential uses, without the knowledge and consent of the effected 
homeowners.  Staff is, however, comfortable with the reduction in the parking surfacing.  The 
following conditions are recommended (and have been added to the recommended conditions 
of approval) to address these modification requests: 

1) Prior to approval of a business license the applicant shall provide a parking plan to the
Planning and Development Division that demonstrates compliance with all applicable

WSUP17-0003 
UDS BARN, LLC - COMMERCIAL STABLES



 
Washoe County Board of Adjustment  Staff Report Date: March 20, 2017 
 

     
 

Special Use Permit Case Number WSUP17-0003 
Page 14 of 19 

provisions of WCC 110.410, (Parking and Loading) with the exception of surfacing of the 
parking area. The surfacing of the parking area shall be gravel or Decomposed Granite 
and shall be installed in a manner acceptable to the County Engineer and the Truckee 
Meadows Fire Protection District.  

2) Prior to approval of a business license the applicant shall provide a landscape plan to 
the Planning and Development Division that demonstrates compliance with all applicable 
provisions of WCC 110.412, (Landscaping), with the exception that buffering of the 
commercial use from the residential uses to the north may be reduced to three-rail 
fencing and one tree every 50 feet along the common property line, if and only if, the 
applicant provides documentation from the property owners to the north, to the Director 
of Planning and Development, indicating that the property owners to the north agree to 
the reduction in standards. 

 
Existing signage at the subject site does not appear to meet the standards of WCC Chapter 
110, Article 505 (Sign Regulations).  A condition of approval has been recommended to require 
the applicant to apply for an appropriate building permit for any signage and to comply with the 
applicable sign standards of the Development Code.  A photo of the existing signage follows. 
 

 
 
Activity at the stables is proposed to take place during daylight hours only and is limited to horse 
training and boarding.  Equestrian events including spectators or competitors are not proposed 
and conditions of approval have been recommended to define permitted uses as being boarding 
and on-site training of horses only.  
 
Washoe County Animal Services conducted an inspection as part of the review process for this 
special use permit. The comments provided by that agency are below: 
 

This is a large established property used for the keeping of livestock, specifically 
horses. The stabling areas are well constructed and maintained for the safety of 
the animals. The existing fencing consists of vinyl or galvanized steel three rail 
fencing. Fasteners on the fencing are turned in to prevent injury. Fencing is 
designed and maintained to prevent escapes. Stalls / pathways / pens / arenas / 
round pens were clean and sanitary for the animals. There was no standing 
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water in the stalls and protected the animals from inclement. Pastures were as 
expected due to recent and persistent wet weather conditions. Areas of the 
pasture had standing water and/or mud but still provided adequate high ground 
to ensure the animals welfare. Food storage has been well planned. Grain 
storage is kept in the stabling area. Grains, pellets and mash are stored in lidded 
containers and well labelled and organized. This room has been designed to 
prevent / minimize contamination / infestation. Hay is kept in metal building with 
large access areas for delivery and air flow. Water drains away from this area to 
prevent it from damaging / contaminating the hay. The area proposed for 
improvement appears to be in an area where some drainage occurs. The area 
will have to be raised to prevent standing water against/in the enclosed arena. 

 
During review of this proposal the Water Rights Supervisor for Washoe County determined that 
water rights for the commercial use which had been required with approval of the original permit 
had not been provided.  Conditions of approval to require dedication of appropriate water rights 
to support the commercial use have been recommended with the proposed conditions of 
approval. 
 
The applicant is proposing to construct a covered riding arena 20,800 square feet in size. The 
size of the structure is consistent with several other structures in the immediate vicinity.  Staff 
believes that there is little potential for additional impact of the new structure upon the 
surrounding area.  Most of the activity that is proposed to take place within the new riding area 
currently takes place in the open area, so minimal conditions of approval are recommended.  A 
proposed condition of approval has been recommended to require that the new riding arena 
match all of the existing structures in general architectural design and choice of building and 
roofing colors and materials.  The following photo was included in the application and shows the 
general architectural style proposed by the applicant for the riding arena. 
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The following overhead photo indicates other large equestrian structures in the immediate 
vicinity. 
 

 
 
A general summation of the analysis conducted by Washoe County Staff is that: the use type is 
consistent with the surrounding area; does not pose substantial potential for negative impact 
upon the surrounding area; and, can be recommended for approval, with conditions to ensure 
compliance with generally applicable code provisions. 

South Truckee Meadows /Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The proposed project was presented by the applicant’s representative at the regularly 
scheduled STM/WV Citizen Advisory Board meeting on March 9, 2017.  The CAB discussion on 
the proposed special use permit was minimal and the CAB recommended approval.  Discussion 
of the project was positive and it was noted that the use has been established for some time 
and that it is a clean, attractive and orderly facility. Minutes of that meeting are attached to this 
report as Exhibit E. 

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 Capital Projects Division 

o Utilities/Water Rights 

o Building and Safety Division 
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• Washoe County Health District  

o Air Quality Management Division 

o Vector-Borne Diseases Program 

o Environmental Health Services Division 

• Washoe County Regional Animal Services 

• Washoe County Sheriff’s Office 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Washoe-Storey Conservation District 

Five out of the twelve 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, if the Special Use Permit is approved by the 
Board. 

• Washoe County Planning and Development Division addressed the hours of operation, 
set landscaping, parking and lighting standards and imposed operational conditions 
that will be in effect for the life of the project. 

 Contact:  Roger Pelham, 775.328-3622, rpelham@washoecounty.us  

• Washoe County Animal Services addressed the requirement for a Commercial Welfare 
Permit. 

 Contact:  Robert Smith, 775.353.8945, rasmith@washeocounty.us  

• Washoe County Health District addressed the requirement for compliance with District 
Board of Health Regulations Governing Air Quality Management, and generally 
applicable regulations for potable water and for management of manure. 

 Contact:  Mike Wolf, 775.784.7206, mwolf@washoecounty.us  

• Truckee Meadows Fire Protection District addressed requirement for compliance with 
Washoe County Code 60 and the International Fire Code and International Wildland 
Urban Interface Code.    

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

• Washoe County Water Management Planner Coordinator addressed the requirements 
for adequate water rights for the commercial use. 

 Contact:  Vahid Behmaram, 775.328.3622 vbehemaram@washoecounty.us  

Staff Comment on Required Findings 
WCC Section 110.810.30, Article 810, requires that all of 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 South Valleys Area Plan. 

 Staff Comment: There are no policies or action programs within the South Valleys 
Area Plan that prohibit the proposed use. That Area Plan notes that, “The existence of 
livestock, particularly horses and cattle, for recreational, economic and educational 
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purposes is commonplace and recognized as a significant contributor to the local 
character.” Therefore, the proposed Commercial Stables use type is consistent with 
the Area Plan’s adopted character statement. 

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 has been in operation for approximately 15 years. This 
approval will require compliance with all applicable codes and requirements. Water 
rights necessitated by the commercial use will be provided prior to approval of a 
business license. 

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

 Staff Comment: The facility has been in operation for approximately 15 years, 
therefore, the site is suitable for the continued operation of a commercial stables on 
the property. 

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 use is very similar to several other uses in the immediate vicinity 
and has been in operation for approximately 15 years, without significant negative 
impact upon 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 in the area required to be noticed for 
this permit. Therefore, this project cannot create a detrimental effect on a military 
installation. 

Recommendation 
Those agencies which reviewed the application either recommended conditions in support of 
approval of the project or provided no comment.  Therefore, after a thorough analysis and 
review, Special Use Permit Case Number WSUP17-0003 is being recommended for approval 
with conditions.  Staff offers the following motion for the Board’s consideration. 

Motion 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve Special Use Permit Case Number WSUP17-0003 for UDS Barn, LLC, with the 
conditions of approval included as Exhibit A for this matter, 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 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 
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adequate public facilities determination has been made in accordance with Division 
Seven; 

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

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

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

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is 
appealed to the Washoe County Board of County Commissioners, in which case the outcome of 
the appeal shall be determined by the Washoe County Board of County Commissioners.  Any 
appeal must be filed in writing with the Planning and Development Division within 10 calendar 
days after the written decision is filed with the Secretary to the Board of Adjustment and mailed 
to the applicant. 
 
Applicant / Property Owner: Kirsten Sorensen 
   430 Anitra Drive 
   Reno, NV  89511 
 
 
Property Owner:   Ward Chilton 
    1900 Manzanita Lane 
    Reno, NV  89509 
  
Representatives:  John Krmpotic 
   9480 Double Diamond Pkwy., Suite 299 
   Reno, NV  8921 
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 Conditions of Approval 
 Special Use Permit Case Number WSUP17-0003 
 

 
 
The project approved under Special Use Permit Case Number WSUP17-0003 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on April 
6, 2017. 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, and 
neither these conditions nor the approval by the County of this project/use override or negate 
any other applicable restrictions on uses or development on the property. 
 
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 and 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 Department of Community Development 
prior to the renewal of a business license each year.  Failure to adhere to the Operational 
Conditions may result in the Department of Community Development recommending that the 
business license not be renewed until conditions are complied with to the satisfaction of 
Washoe County. 

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

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

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

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District 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 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 special use permit.  The Planning and Development Division shall determine 
compliance with this condition. 

b. The applicant shall submit complete construction plans and building permits shall be 
issued for the proposed riding arena 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 riding arena shall match the existing structures on the subject site in building and 
roofing materials, color and general architectural design. 

d. The applicant shall attach a copy of the action order approving this project to all 
administrative permit applications (including building permits and business licenses) 
applied for as part of this administrative 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 obtain and maintain a valid Washoe County Business License.  

g. Prior to approval of a Washoe County Business License the applicant shall: 

i. Provide documentation to the Planning and Development Division that all 
applicable standards required by the Truckee Meadows Fire Protection District 
have been satisfied. 

ii. Provide handicapped parking on-site in accordance with all applicable provisions 
of WCC Chapter 110, Article 410 (Parking and Loading). 
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iii. Obtain valid building permit for on-site signage. Signage shall be in accordance 
with all applicable provisions of WCC Chapter 110, Article 505 (Sign Regulations). 

iv. Provide documentation to the Planning and Development Division from Washoe 
County Animal Services that a Commercial Welfare Permit has been obtained. 

v. Provide documentation to the Planning and Development Division from Washoe 
County Air Quality Management Division that all applicable regulations have been 
met. 

vi. Provide documentation to the Planning and Development Division from Truckee 
Meadows Fire Protection District that all applicable regulations have been met. 

vii. Provide documentation to the Planning and Development Division from Community 
Services Division, Water Rights Supervisor that all required conditions of approval 
concerning the dedication of water rights have been satisfied. 

h. The maximum number of horses boarded and trained on the property, including horses 
personally owned by the owner and employees, shall not exceed twenty-five (25) at any 
time.  

i. Equestrian events with competitors and spectators are prohibited. 

j. Trail rides to and from the site are prohibited. 

k. All landscaping shall be maintained in accordance with the provisions found in WCC 
Section 110.412.75, Maintenance. 

l. Prior to approval of a business license the applicant shall provide a parking plan to the 
Planning and Development Division that demonstrates compliance with all applicable 
provisions of WCC 110.410, (Parking and Loading) with the exception of surfacing of the 
parking area. The surfacing of the parking area shall be gravel or Decomposed Granite 
and shall be installed in a manner acceptable to the County Engineer and the Truckee 
Meadows Fire Protection District.  

m. The parking area shall be for the exclusive use of the commercial stables. Storage of 
equipment and vehicles not utilized by the commercial stables is not allowed. 

n. Prior to approval of a business license the applicant shall provide a landscape plan to 
the Planning and Development Division that demonstrates compliance with all applicable 
provisions of WCC 110.412, (Landscaping), with the exception that buffering of the 
commercial use from the residential uses to the north may be reduced to three-rail 
fencing and one tree every 50 feet along the common property line, if and only if, the 
applicant provides documentation from the property owners to the north, to the Director 
of Planning and Development, indicating that the property owners to the north agree to 
the reduction in standards. 

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

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

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

iii. The applicant and any successors shall direct any potential purchaser and/or the 
special use 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 special use permit.  
Any subsequent purchaser/operator of the site and/or the special use permit shall 
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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. 

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

v. Business hours shall be limited to daylight hours only. No commercial activity shall
take place during the night.

Washoe County Animal Services 
2. The following conditions are requirements of Washoe County Animal Services, which shall

be responsible for determining compliance with these conditions.
Contact Name – Robert Smith, 775.353.8945, rasmith@washeocounty.us
a. The applicant must contact Animal Services to obtain information on the Commercial

Welfare Permit.  The applicant shall obtain a Commercial Welfare Permit.

Washoe County Health District, Air Quality Management Division 
3. The following conditions are requirements of the Health District, Air Quality Management

Division and Environmental Health Services Division, which shall be responsible for
determining compliance with these conditions.  The District Board of Health has jurisdiction
over all public health matters in the Health District.  Any conditions set by the Health District
must be appealed to the District Board of Health.
Contact Name – Mike Wolf, 775.784.7206, mwolf@washoecounty.us
a. The applicant shall comply with District Board of Health Regulations Governing Air

Quality Management 040.030 and District Board of Health Regulations Governing Air
Quality Management 040.055.

Contact Name – Wes Rubio, 775.328.2434, wrubio@washoecounty.us 
b. Provide an approval from the State of Nevada, Division of Environmental Protection,

Bureau of Water Pollution Control for the commercial use of the existing On-site Sewage
Disposal System;

c. Provide the total number of employees and anticipated visitors to the location per week;

d. Identify the source of potable water for the proposed use of the facility;

i. Depending on the source of water and proposed use, an official Water Project may
be required for review and approval by the WCHD;

ii. The facility may be required to become a permitted Public Water System as part of
this process;

e. Provide a waste management plan for the management and disposal of all manure and
animal waste for the facility and privately owned stock.

Truckee Meadows Fire Protection District 
4. 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. This business shall meet the requirements of the Washoe County Code 60 and the

International Fire Code and International Wildland Urban Interface Code.  This shall
include the installation of an automatic fire sprinkler system and access to the facility.
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Community Services Department - Water Planning 
5. The following conditions are requirements of the Community Services Department, Water 

Planning Coordinator, which shall be responsible for determining compliance with these 
conditions. 
Contact Name – Vahid Behmaram, 775.328.3622 vbehemaram@washoecounty.us 
a. The applicant and County personnel shall estimate the projected ground water demand 

for the commercial activates to the satisfaction of Washoe County. 

b. Adequate ground water rights per the estimate in item # “a” shall be transferred to an 
appropriate ground water well or wells on the parcels associated with this application.  
Transfer of these water rights requires filing of applications with the Nevada State 
Engineer. 

c. The water rights shall be in conformance with article 422 of the Washoe County 
development code and subject to dedication requirement as described under said code, 
and in conformance with the South Valleys Area Plan. 

*** End of Conditions *** 
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Additional Comments Received for Review of Request for Modification of Parking and Landscape 
standards: 
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Washoe County Development Application 

Your entire application is a public record. If you have a concern about releasing 
personal information, please contact Planning and Development staff at 775.328.3600. 

Project Information Staff Assigned Case No.: ----------1 

Project Name: 
LLC... 

Project ISGT..ALL e,AI<...� W\ \..\- "TWO AR£;�Description: �o A Rou 0D v8--)

o .JV.

Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreage: 

Section( s )/Township/Range: 
Indicate any previous Washoe County approvals asspciated with this application: 
Case No.(s). , - Co," S. 

Applicant Information (attach ad�tional sheets if necessary) 

Professional Consultant: 

Y"Y'e. c.6 � Email: 
Cell: Other: 

Contact Person: Contact Person: rAO\...Jf tv\ A e.n tJ
Applicant/Developer: Other Persons to be Contacted: 
Name: K..\C..'b"'i'BJ £c)e� Name: 

Cell: 
Contact Person: Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 

October 2016 

3 
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South Truckee Meadows/Washoe Valley Citizens Advisory Board 
 
 

MEMORANDUM 
 
Date:  March 16, 2017 
To:  Roger Pelham, Washoe County Planner 
Re:  Special Use Permit Case Number WSUP17-0003 (UDS Barn, LLC – Commercial Stables)  
From:  Misty Moga, Recording Secretary 
 
The following is an excerpt from the South Truckee Meadows/Washoe Valley Citizen Advisory Board on March 9, 2017.  
 
7. DEVELOPMENT PROJECTS – The project description is provided below with links to the application or you 
may visit the Planning and Development Division website and select the Application Submittals page: 
www.washoecounty.us/comdev/da/da_index.htm.  
 
7A. Special Use Permit Case Number WSUP17-0003 (UDS Barn, LLC – Commercial Stables) – Request 
for community feedback, discussion and possible recommendation to approve a special use permit for a 
commercial stables for training of up to 25 horses at one time and for construction of an indoor riding arena of 
approximately 20,000 square feet.  
• Applicant/Property Owner: Kirsten Sorensen, 430 Anitra Drive, Reno, NV 89511  
• Location: 2955 Rhodes Road, at the northeast corner of its intersection with Paddlewheel Lane  
• Assessor’s Parcel Numbers: 017-380-19 and 017-380-20  
• Staff: Roger Pelham, 775-328-3622, rpelham@washoecounty.us  
• Reviewing Body: The following case is tentatively scheduled to be heard the Board of Adjustment on April 6, 
2017  
 
John Krmpotic gave a PowerPoint presentation: 

• Reinstating an expired special use permit and indoor arena (20,000 sq ft) 
• He reviewed the site map – just under 20 acres 
• Balance Point training – he reviewed the employees, hours (9-5pm), rural, unmarked parking 
• No expansion, just adding features 
• No competition events 
• New areas is for training 
• He showed an example of the indoor structure 
• Zoning map – HDR, LDR 

 
Roger Pelham said it was an administrative permit, not a special use permit, but basically the same thing. He 
said the original was done in 2002 and 2005 for ten years which expired in 2015.  He said land use approvals 
run with the land with conditions of approval. It will go forever without expiration as long as conditions are met.  
John Krmpotic said we wouldn’t do this investment with an expiration date. It needs to be permanent.  
 
Jim Rummings said it’s a beautiful facility. Steven Kelly asked if there are similar covered arenas in the area. 
John said yes.  
 
MOTION: Steven Kelly moved to recommend approval Special Use Permit Case Number WSUP17-0003. 
Patricia Phillips seconded the motion of approval. The motion passed unanimously.  
 
Kathy Bowling asked if they could make the arena look more attractive architecture, not just a metal building.  
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