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Subject: Special Use Permit Case Number WSUP17-0011 

Applicant:   Erin Spohr, Star Street Farms, Inc. 

Agenda Item Number: 9C 
Project Summary: Special Use Permit to re-authorize an existing commercial stable 

operation and to increase the maximum allowed number of 
boarded horses from 19 to 34  

Recommendation: Approval with Conditions 
Prepared by: Chad Giesinger, AICP, Senior Planner 

Washoe County Community Services Department 
 Planning and Building Division 
Phone:   775.328.3626 
E-Mail:  cgiesinger@washoecounty.us 
 
 
Description 
Special Use Permit Case Number WSUP17-0011 (Star Farms Stables) – For possible action, 
hearing, and discussion to approve a special use permit to allow the continuing operation of an 
existing commercial stable that was previously approved by Administrative Permit case number 
AP12-8-99, but expired due to the failure to maintain a business license.  The previously 
approved use permit allowed a maximum of 19 horses to be boarded and prohibited special 
events.  As part of this special use permit application, the owner / operator is requesting 
authorization to board up to 34 horses and to host small, members only, training clinics. 
 

• Applicant: Erin Spohr 
Star Street Farms, Inc. 

• Property Owner: Erin Spohr 
• Location: 1115 N. Cantlon Lane 

Reno, NV  89521 
• Assessor’s Parcel Number: 017-380-25 
• Parcel Size: 9.58 acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• 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 WSUP17-0011 are attached 
to this staff report and if the permit is approved will be included with the Action Order.   
 
The subject property has a regulatory zone of High Density Rural (HDR) and is located in the 
Steamboat Rural Transition Mixed Use Character Management Area of the South Valleys Area 
Plan.  The applicant is requesting to re-authorize an existing commercial stable operation and to 
increase the maximum allowed number of boarded horses from 19 to 34.  Commercial Stables, 
a subset of the Animal Services and Sales use type, is a commercial use type defined in 
Washoe County Code (WCC) Section 110.304.25(c)(2), and the proposed use meets this 
definition.  The Commercial Stables use is allowed in the HDR regulatory zone subject to 
approval of 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 

WSUP17-0011 
STAR FARMS STABLES



Washoe County Board of Adjustment Staff Report Date:  July 14, 2017 

Special Use Permit Case Number WSUP17-0011 
Page 5 of 17 

Existing Site Conditions 

View Looking East 

View Looking North 
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Site Plan 
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Project Background and Evaluation 
The applicant is requesting approval of a special use permit to allow the re-establishment of a 
commercial stables operation for training and boarding of up to 34 horses at any one time.  As 
noted later in this staff report, a previous Administrative Permit for a 19 horse commercial stable 
operation at the subject property expired due to the failure to maintain a business license.  The 
previous commercial stables use is, therefore, no longer valid on the property without the 
approval of a new Special Use Permit application.  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.  The 1999 version 
of the Development Code (i.e., WCC Chapter 110), which is when the initial approval was 
obtained, required the approval of an Administrative Permit to establish the commercial stables 
use type.  The currently adopted version of the Development Code requires a Special Use 
Permit approved by the Board of Adjustment (Board) to establish the use.  

The commercial stables use is a commercial use type that is allowed in certain residential 
regulatory zones.  The commercial stable use type has the following classification and definition 
and is allowed in the regulatory zones shown below:  

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 previous approval on the property for the commercial stables use type was Administrative 
Permit Case Number AP12-8-99 (Willomonte Ranch).  That administrative permit was approved 
with conditions on December 20, 1999 (see Exhibit D).  A Condition of Approval for the permit 
(i.e. condition #4 in attached Exhibit D) required the operator to obtain and maintain a Washoe 
County Business License.  Compliance with this condition lapsed due to the failure to maintain a 
business license, resulting in the expiration / invalidation of the permit.  The AP12-8-99 
application request was described as follows: 
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A commercial stable has been operating on the property since June of 2001.  The current 
owners obtained the property in February 2016 and have been running a commercial stable 
business since 2004.  Existing operations and facilities at the site include a 28,497 square foot 
stable and riding arena, a 2,720 square foot barn/stable, another 2,040 square foot barn/stable, 
an open air riding arena, a 68 foot diameter pole electric horse walker, various fenced turn out 
pasture areas with small shelters, training and rehabilitation areas, and a small office and 
meeting room with one bathroom.  The entire perimeter of the property is enclosed by electrified 
white vinyl 3 rail equestrian fencing, as are the internal turn out pasture areas.  The property 
also includes a legally permitted detached accessory dwelling, which serves as a caretakers 
quarters.  No additional improvements are necessary at this time to continue operating the 
business the applicant is proposing to re-establish.   

Caretakers quarters and perimeter / internal fencing 

The main 28,497 square foot stable and riding arena currently accommodates 20 stables / 
horses (see Exhibit G for floor plan).  The 2 additional, recently constructed, barns will 
accommodate 8 boarding stalls each (for 16 total).  The new barns were constructed without 
building permits and will, therefore, need to obtain and comply with all building permit 
requirements before they can be used for any commercial boarding activity.  Use of all potential 
stalls (assuming permits are successfully obtained for the new barns) would result in 38 stalls 
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total, which exceeds the requested amount of 34 maximum commercial horse boarding stalls. 
Should the application be approved, staff will include a condition of approval limiting the number 
of commercially boarded horses to 34.  

The property also includes the owner’s personal horses.  The applicant states that the number 
of personal horses present varies due to sale, purchase, and training, but that usually no less 
than 4 and no more than 10 are on the property at any given time.  It could be that the extra 4 
available stalls are planned to be used by the owner to stable their personal horses, but the 
application is not clear on where the personal horses are boarded.  Staff assumes that if there 
are more than 4 personal horses present, then the operation would have to dedicate some of 
the commercial stalls to boarding personal horses. 

The facility will operate 7 days a week and the owners/operators live on site continually 
monitoring and operating the facility.  In addition, the aforementioned caretakers quarters can 
be utilized for a caretaker to manage the facility when the owners are not present for any 
prolonged period of time.  All boarded horses are rotated for a few hours a day in the turn out 
pastures.  Planned hours of operation are 9 a.m. to 7 p.m. during summer, spring and fall; and 9 
a.m. to 4:30 p.m. in the winter.  There will be no outside lighting as part of commercial
operations (to include training activities).  There is no signage on the property advertising the
business activity.

According to the applicant, in addition to the owner’s training activities and lessons, there will be 
2 additional trainers providing training Monday through Friday.  The owner offers periodic 
“training clinics” to small groups of members only (10 or less) where the participants can 
compare skills against one another, but which are not advertised competitions or special events 
open to large numbers of riders or the public. 

Animal waste (manure) is professionally disposed of on a weekly basis and is kept in an 
enclosed dumpster/manure control system that keeps flies and pests to a minimum and 
prevents any prolonged contact with the ground / soil.  Dust is mitigated by a watering truck, 
when necessary, (recently planted pasture grass will provide additional mitigation in certain 
areas) and the operation is required to obtain and maintain in good standing an annual air 
quality permit. 

Zoning and Compatibility 

The subject site has a regulatory zone of High Density Rural (HDR), which allows the proposed 
use type subject to approval of a Special Use Permit by the Board.  There is another 
commercial stable approved and operating directly adjacent to the subject site along the west 
property line.  To the east and south are identical 10-acre properties also zoned HDR and with 
similar agricultural characteristics.  To the north is a 39 acre parcel with a regulatory zone of 
Low Density Suburban (LDS).  At present, this LDS zoned parcel is developed with a large 
single family house and is also rural / agricultural in character.  But if adequate infrastructure is 
extended to the area, it is possible this large parcel could be developed in the future into a small 
suburban subdivision of 1-acre lots.  Below is a graphic showing surrounding regulatory zones 
and development which is a mixture of LDR (1 du/10-acres density), MDR (1 du/5-acres 
density), HDR (1 du/2.5-acres density), and LDS (1 du/1-acre density) zoning with single family 
detached housing:  
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Surrounding zoning and development 

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, under current ownership, the 
Division has not received complaints from surrounding property owners regarding negative 
impacts from the use.  Nor has staff received any negative public comment from those 
surrounding properties that received notice of the Special Use Permit application.  For this 
reason, it is staff’s opinion that re-establishment of the use is unlikely to create significant 
impacts to surrounding properties and that conditions of approval could adequately mitigate any 
potential negative impacts.   

Landscaping 

All applications for a Special Use Permit are required to submit a landscaping plan 
demonstrating compliance with WCC section 110.412, unless the requirements are either 
modified by approval of a Director’s Modification or the Board varies the standards as part of the 
Special Use Permit Approval process per WCC section 110.810.20(e).  Due to the pastoral 
nature of the property, its location, and its proposed use, as well as the presence of existing 
landscaping elements and mature vegetation on the property, the applicant did not submit a 
landscaping plan under the assumption that existing site conditions adequately addresses 
landscaping requirements.   

Staff has advised the applicant, however, that they still need to submit a landscaping plan 
demonstrating how the existing site conditions meet landscaping requirements, or alternatively, 
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formally request that the Board vary landscaping standards based on unique site conditions and 
the nature and location of the proposed use. 

As previously discussed, the northern and eastern border of the project site is adjacent to a 
residential use.  WCC Section 110.412.40(c) requires that a buffer be installed between a 
commercial use and adjacent residential uses, as shown below: 

In addition, WCC Section 110.412.40(d) requires screening with a solid wall or decorative fence 
between residential and commercial uses as shown below: 

However, the proposed commercial stables use is not like most traditional commercial uses in 
terms of intensity and potential incompatibility with surrounding uses due to the large lot size 
and agricultural character of the properties typically involved.  In fact, meeting the requirement 
for a 6 to 7 foot high solid wall or fence would actually be detrimental to the character of the 
area, which is typified by 3 rail vinyl equestrian / open fencing.  Therefore, staff believes varying 
the buffering standards, in particular, is warranted.   

With the exception of the required buffers and the formal submission of a landscaping plan, 
landscaping on the subject site appears to be in general conformance with landscaping 
requirements.  Although not shown on a landscaping plan, the applicant is proposing to plant 
trees around the perimeter of the property approximately every 15 to 20 feet, in addition to the 
existing pasture, rose garden, bushes, and trees on the site thereby meeting a portion of the 
buffering and screening requirements.  It should also be noted that the project site is located off 
a cul-de-sac at the end of a dead end road and the majority of the site is not visible from a 
public street or even surrounding properties. 

Parking 

Parking and loading areas, as currently constructed and shown on submitted plans, 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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Parking on the site is currently provided by a 6,000 square foot area of compacted gravel which 
is slurry sealed, but not paved, marked, or landscaped.  There is also a full horse trailer turn 
around area and additional areas of compacted gravel that could be used for parking.   
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Existing parking and trailer turn around area 
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Based on the number of horses to be boarded (34) and number of additional trainers (2), the 
operation is required to have approximately 11 parking spaces, one of which must be marked 
and designed to meet handicapped requirements.  There appears to be adequate space 
available in the existing parking area or elsewhere on the property to accommodate the required 
amount of parking.  The applicant is formally requesting that the surfacing, landscaping, and 
striping requirements of WCC Section 110.410.25 be waived by the Board and allow the 
provision of parking to remain as is.  However, the Board is not authorized to vary the 
handicapped parking required by WCC Section 110.410.15(c) as that is actually also a Federal 
Americans with Disabilities Act (ADA) requirement.  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.   

The following is an email from the applicant requesting variance to parking standards: 

“My name is Daniel Serafini, and I am asking permission to avoid completing the asphalt 
parking lot due to making it unsafe for rider and horse. 

When asphalt is complete, it makes it very slippery for horses to walk on with their metal 
or aluminum shoes. During the summer it is not so bad during mid-day because it 
softens. During early morning it has re hardened overnight and makes no traction for the 
horses. During the winter they can barely walk on it due to the frozen stages. We cannot 
salt the road to make it safer for the horses because the salt is bad for their feet. 

We are hoping you understand our concerns on this issue. Obviously we will do 
whatever we must to make the property and our business to comply. We are just hoping 
you understand our safety concerns on this and waive this one procedure.  Thank you 
for your time. We will still have all locations marked for parking and handicap parking as 
well.  Sincerely, Daniel Serafini.    

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The proposed project was presented by the applicant at the regularly scheduled STM/WV 
Citizen Advisory Board meeting on July 13, 2017.  The CAB discussion on the proposed special 
use permit was minimal and the CAB unanimously recommended approval.  Discussion of the 
project was positive and it was noted that the use had been established for some time and that 
it is a clean, attractive and orderly facility.  The only issues of concern raised by those in 
attendance were in regard to early morning equipment noise (back up alarms) and traffic 
speeding to and from the stable operations in the area.  Fire safety and adequate plans for 
evacuation of animals was also briefly discussed, but the CAB seemed satisfied with fire safety 
conditions present at the site (the arena has fire sprinklers, the property has defensible space, 
and numerous trailers are available for transport).  Minutes of the CAB meeting are attached 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 Building Division

o Planning
o Water Rights Manager

o Engineering and Capital Projects Division
o Land Development
o Traffic

• Washoe County Health District
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o Air Quality Management Division 
o Vector-Borne Diseases Program 
o Environmental Health Services Division 
o Emergency Medical Services Program 

• Truckee Meadows Fire Protection District 
• Regional Transportation Commission 
• Washoe County Regional Animal Services 
• Washoe-Storey Conservation District 

Four 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. 
Engineering, Land Development, Traffic, and RTC, responded with no comment.  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 as 
Exhibit A and will be included with the Action Order, if the application is approved by the Board. 

• Washoe County Planning and Building Division imposed operational conditions, such as 
hours of operation, which will be in effect for the life of the project.  
Contact:  Chad Giesinger, AICP, Senior Planner, 775.328.3626, 
cgiesinger@washoecounty.us 

• Washoe County Regional Animal Services addressed the requirement for a 
Commercial Animal Welfare Permit. 
Contact:  Robert Smith, 775.353.8945, rasmith@washeocounty.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 requires stand-alone (non-
supplemental) ground water rights to be dedicated in support of the commercial 
activities proposed; or, if the previous project owners conformed to the County Code 
requirements, proof of transfer of said water rights (see Exhibit F). 

 Contact:  Vahid Behmaram, 775.328.3622 vbehemaram@washoecounty.us  

Staff Comment on Required Findings 
WCC Section 110.810.30 requires that all of the following findings be made to the satisfaction of 
the Board 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. The Area Plan states that, “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.  The breeding, care, display, and use of horses for both commercial and 
personal benefit is a core component of the area’s character.” Therefore, the 
proposed Commercial Stables use type is consistent with the Area Plan’s adopted 
character statement.  
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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:  Based on agency review comments received to date and proposed 
conditions of approval, it appears that adequate utilities, roadway improvements, 
sanitation, water supply, drainage, and other necessary facilities are either available 
or have been provided.  There has been a commercial stable operating at the site 
since 2001. This approval will require compliance with all applicable codes and 
requirements should any have not been previously met. 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 the type of development and 
for the intensity of such a development. 

 Staff Comment:  The site is physically suitable for the type of development. There 
has been a commercial stable operating at the site since 2001 and there are several 
other commercial stables operating in the vicinity. 

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 will likely enhance the character of the area. The facility can operate 
without significant negative impact upon the surrounding area and 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.  In addition, the facility will utilize a professionally managed 
manure waste disposal process.   

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 within the required noticing distance 
for this application.  Therefore there is no effect on a military installation. 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project or provided no comments.  Therefore, after a thorough analysis and review, 
Special Use Permit Case Number WSUP17-0011 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 WSUP17-0011, with the Conditions of Approval 
included as Exhibit A for this matter and including the partial variance of landscaping and 
parking requirements, for Star Street Farms Stables, having made all five findings in accordance 
with Washoe County 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; 
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2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an 
adequate public facilities determination has been made in accordance with Division 
Seven; 

3. Site Suitability.  That the site is physically suitable for the type of development 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. 

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 Building 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: Erin Spohr and Danial Serafini 
   1115 N. Cantlon Lane 
   Reno, NV  89521  
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 Conditions of Approval 
 Special Use Permit Case Number WSUP17-0011 
 

 
 
The project approved under Special Use Permit Case Number WSUP17-0011 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on 
August 3, 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 Building 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 and Building Division prior to the 
renewal of a business license each year.  Failure to adhere to the Operational Conditions may 
result in the Planning and Building 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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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 Building Division 
1. The following conditions are requirements of the Planning and Building Division, which shall 

be responsible for determining compliance with these conditions.   
Contact Name – Chad Giesinger, 775.328.3626, cgiesinger@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

of this special use permit.  The Planning and Building Division shall determine 
compliance with this condition. 

b. The applicant shall submit complete construction plans and building permits shall be 
issued for all structures on the property.  Prior to issuance of a business license, the 2 
barns constructed without building permits shall be legalized through obtaining approval 
and issuance of building permits for said structures.  

c. 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 Special Use Permit. 

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

NOTE 

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

e. The applicant shall obtain and maintain a valid Washoe County Business License.  

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

i. Provide handicapped parking on-site in accordance with all applicable provisions 
of WCC Chapter 110, Article 410 (Parking and Loading). 

ii. Obtain valid building permits for the 2,720 square foot and 2,040 square foot barns 
constructed without permits.  

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

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

v. Provide documentation to the Planning and Building Division from Community 
Services Division, Water Planning Coordinator that all required conditions of 
approval concerning the dedication of water rights have been satisfied. 

g. The maximum number of horses boarded and trained on the property shall not exceed 
thirty four (34) at any time.  

h. Equestrian events with competitors and spectators are prohibited.  Small members only 
group training clinics, not to exceed 10 persons, is allowed.   
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i. Trail rides to and from the site are prohibited. 

j. All landscaping and pastures shall be maintained.  The applicant shall plant trees, 
spaced every 20 feet, along the northern and eastern property lines.     

k. 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 in the 
designated parking area. 

l. 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 
Building Division.  

iii. The applicant and any successors shall direct any potential purchaser and/or the 
special use permit to meet with the Planning and Building 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 and Building 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.  There shall be no outside lighting used as part of the 
commercial operations, to include training activities. 

vi. Equipment that generates noise, such as back up alarms, shall not be operated 
before 7 a.m. nor after dark. 

vii. No signage advertising the business is approved as part of this Special Use Permit.  
Should signage be proposed, the operator shall obtain a valid building permit and 
meet all requirements of WCC 110.505. 

viii. Removal of animal waste (i.e. manure) shall continue to be managed and disposed 
of as outlined / described in the Special Use Permit application. 

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 

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

Truckee Meadows Fire Protection District 
3. 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.   
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Community Services Department - Water Planning 
4. 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 
This project will require stand-alone (non-supplemental) ground water rights in support of 
the commercial activities proposed.  If the previous project owners conformed to the County 
code requirements, proof of transfer of said water rights will substitute for the conditions 
described below: 

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 Code 
Chapter 110 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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WASHOE COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT 

ADMINISTRATIVE PERMIT 

To: Bil! Fleiner/ Anne Louise Candon Trust 

From: Washoe County Department of Community Development 

Re: Administrative Permit Case No. AP17.-8-99 for Willomonte Ranch 

Date: December 20, 1999 

REQUEST 

This Administrative Permit is requested to allow the establishment and operation of a 
commercial stables [WCC l 10.304.25(c)(l)J offering boarding for a maximum of 19 horses. 
The ±9,58 acre parcel is located approximately 1 1/2 miles east of US 395 South in the 
Steamboat area at the terminus of North Cantlon Lane (private), which is east of Paddlewheel 
Lane and northeast of and accessed from Andrew Lane. Approval of the project will allow 
construction and use of a 19-stall barn containing restrooms and a tack room and with an arena 
of ±16,000 square feet. Also, a barn for hay storage of approximately 1,600 square feet, a 
fenced electric walker, and a fenced arena with dimensions of 125 feet by 225 feet will be 
constructed. Parking for 12 vehicles will be provided. No events, competition, rodeos, trail 
rides, fox hunts, feed sales, or on-site veterinary services are allowed. The property is zoned 
High Density Rural (HDR) and General Rural (GR) in the South Valleys Area Plan and is 
within Section 4, Tl 7N, R20E, MDM, Washoe Cowity Commission District No. 2. 
(APN: 017-380-15) 

ACTION/FINDINGS 

Based upon the staff analysis and the information submitted, and in accordance with Article 808 
of the Was hoe County Development Code, the Zoning Administrator conditionally approves 
Administrative Permit Case No. AP12-8-99 for Willomonte Ranch, having made the following 
findings: · 

1. That, as conditioned, the commercial stables facility does not conflict with the policies 
of the Washoe County Comprehensive Plan or the South Valleys Area Plan; 

2. That adequate utilities, roadway improvements, sanitation, water supply and other 
necessary facilities will be provided; 

3. That the site is physically suitable for the establishment of rural commercial stables; 

4. That the issuance of the permit will not be significantly detrimental to the public health, 
safety or welfare or injurious to the property or improvements of adjacent properties 
since the proposed facility is consistent with the character of the area and neighboring 
properties; 
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5. That periodic review by the District Health Department will ensure that the stables are 
maintained in a sanitary manner and that the operation will be conducted in accordance 
with the regulations of the District Health Department; and 

6. That the improvements on the site will meet or exceed the requirements of the Washoe 
County Code and the conditions of the Administrative Permit. 

ANALYSIS 

Admirustrative Permit Case No. API2-8-99 is issued to allow the operation of a commercial 
stables providing boarding for a maximum of 19 horses. The client of the applicant will be 
constructing a dwelling on the parcel. This approval will allow the construction and use of a 
19-stall barn containing restrooms, a tack room and an arena of± 16,000 square feet. A barn of 
approximately 1,600 square feet for hay storage, a fenced electric walker, and a fenced arena 
with dimensions of 125 feet by 225 feet will also be constructed. Parking for 12 vehicles will 
be provided. The initial request referenced a caretaker quarters on the same parcel, but that 
portion of the request has been withdrawn.' Caretakers quarters [WCC 110.306.25} would 
require approval of a Special Use Permit issued ·by the Board of Adjustment. 

No events, competition, rodeos, hosted trail rides, fox hunts, or commercial breaking of horses 
are allowed by this permit. No feed sales or veterinary services will be provided other than for 
on-site, permitted horses. Any uses not specifically permitted by this Administrative Permit 
will require amendment in a manner consistent with the requirements for the initial approval. 

The parcel is almost ten acres in size and is located approximately one and one-half miles east 
of US 395 South in the Steamboat area. The site for the proposed commercial stables is east of 
Paddlewheel Lane at the north end of North Cantlon Lane, a private road. The property is 
accessed from US 395 South via Andrew Lane. The parcel is in the South Valleys Area Plan 
and has split zoning of High Density Rural (HDR) on the east side of the property and General 
Rural (GR) on the west side of the property. 

The proposed arched entrance gate will need to be set back thirty feet from the access easement 
in order to meet county requirements for a structure exceeding 12 feet in height. For horse and 
rider safety, the proposed parking area will be gravel surfaced rather than paved. Additional 
traffic will be minimal and will not reduce the Level of Service of affected roadways to below 
adopted Washoe County standards. 

The Engineering Division has noted that a Regional Road Impact Fee (approximately $72.57 
per stall at this time) will be collected at time of the issuance of the building permit. Because 
commercial stables are a considered a commercial development, the Washoe County Utility 
Services Division may also require water rights, in accordance with the South Valleys Area 
Plan, be dedicated to Washoe County. 

The Truckee Meadows Fire Protection District has noted that any structure in excess of 10,000 
square feet must be equipped with an automatic extinguishing system. The arena building will 
need an approved evacuation alarm monitored by a central station. Additionally, an 
underground water supply of no less than 10,000 gallons will be required. 
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The District Health Department has submitted a letter dated 12/15/99 that specifies their 
requirements. Some of these conditions appear to be related to the original subdivision of the 
Willomonte Ranch. Because appeals of District Health Department conditions may only be 
made to the District Board of Health, the District Health letter has been separately attached. No 
conditions specific to the District Health Department have been attached to this permit as 
conditions enforceable by the Department of Conununity Development..· 

The conditions of approval of this Administrative Permit require completion of all the proposed 
improvements within thirty-six months of approval. 

CITIZENS ADVISORY BOARD COMMENTS: Because of the relatively short review and 
approval process, Administrative Permits are not forwarded to Citizens Advisory Boards until 
after the action has been taken. 

LAND USE SUMMARY 

Land Use Designation: High Density Rural (HDR) and General Rural (GR) 

Development Suitability Constraints: None indicated 

Use Type: 

Section 110.304,25 Commercial Use Tyoes.(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 above section of the Development Code allows the proposed stables to be established and 
operated subject to the issuance of an Administrative Permit. The requirement of an 
Administrative Permit allows the imposition of any conditions that may be necessary to ensure 
that adverse impacts are properly mitigated. · 

Adjacent Land Uses: 

The adjacent land use designations for the parcels surrounding the subject property, and their 
compatibility with the existing land use designations of High Density Rural (HDR) and General 
Rural (GR), are listed in Table l. The "High" land use compatibility rating with the 
surrounding land uses generally indicates that minimal conflicts could occur with adjacent land 
uses, and little or no screening or buffering measures are necessary. The "Medium" land use 
compatibility rating generally indicates that limited screening and buffering is necessary. 
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Table 1 

Compatibility of Adjacent Parcels with High Density Rural (HDR) Zoning on the West 
Side of the Parcel and General Rural (GR) Zoning on the East Side of the Parcel 

Source: 

Direction Land Use Desi1!Ilation Land Use Compatibilitv 
Northeast Low Densitv Suburban (LOS) Medium 
Northwest General Rural GR Hi!!h 

West General Rural GR High 
Southwest General Rural GR High 
Southeast High Density Rural t HUR) High 

East Hii,h Densitv Rural ffiDR)) Hi<rh 

Table 3, Land Use Compatibility Matrix, of the adopted Washoe County 
Comprehensive Plan, Land Use and Transportation Element. 

Applicable Area Plan Modifiers: 

Section 110.210.os Water Rights Dedication Requirements. 

(b) Pleasant Valley Hydrographic Basin. Eagle Valley Hydrographic Basin. and 
Truckee Meadows Hydrographic Basin. Dedication of sufficient certificated or 
permitted water rights from the specified hydrographic basins, or imported water 
rights from an adjoining hydrographic basin when a parcel is split by the 
specified hydrographic basins, or "will serve" letters when served by a water 
purveyor, shall be provided for all development in the Pleasant Valley 
Hydrographic Basin, Eagle Valley Hydrographic Basin, and Truckee Meadows 
Hydrographic Basin, including division of land maps, parcel maps, subdivision 
maps, and new civic. commercial and industrial use types. 

CONDITIONS 

1. The project shall comply with all applicable statutes, ordinances, rules, regulations, and 
policies in effect at the time of submittal of the request or, if requested by the developer 
and approved by the applicable agency, those in effect at the time of a subsequent Washoe 
County permit. 

2. The applicant shall demonstrate substantial conformance with the submitted plans 
approved as part of this Administrative Permit. Modification to the site plan may require 
amendment to and reprocessing of the Administrative Permit. All improvements shown on 
plan must be completed within thirty-six (36) months. The Department of Community 
Development shall be responsible for determining compliance with this condition. 

3. A copy of this Administrative Permit shall be attached to all ministerial permit applications 
requested from Washoe County. The Department of Community Development shall be 
responsible for determining compliance with this condition. 
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4. The applicant shall obtain and maintain a Washoe Coun·ty Business License. The 
Department of Community Development shall be responsible for detcnnining compliance 
with this condition. 

5. The applicant shall comply with all applicable regulations of the Washoe County District 
Health Department. 

6. The applicant shall comply with the requirements of the Truckee Meadows Fire Protection 
District regarding automatic extinguishing systems, monitored evacuation alanns, and 
water supply for fire protection. The Truckee Meadows Fire Protection District shall be 
responsible for determining compliance with this condition. 

7. The applicant shall comply with the applicable requirements of the Department of Building 
and Safety. As of January 1, 2000, the 1997 Uniform Building Code becomes effective. 

8. No competitive events, rodeos, hosted trail rides, fox hunts, or commercial breaking of 
horses may be conducted at the facility or the site. The Department of Community 
Development shall be responsible for determining compliance with this condition. 

9. Business hours shall be limited to the hours between 7:00 A.M. and 11 :00 P.M. The 
Department of Community Development shall be responsible for determining compliance 
with this condition. 

APPEALS 

In accordance with Section 110.808.45 of the Development Code, the action of the Zoning 
Administrator may be appealed to the Washoe County Board of County Commissioners. An 
appeal may be filed by an aggrieved person (applicant or affected property owner) and must be 
submitted to the Department of Community Development by close-of business January 4, 2000 
and accompanied by a $164.00 filing fee. If filed, an appeal stays any further action on the 
permit until final resolution of the appeal. The applicant should contact the Department of 
Community Development on January 5, 2000, at 328-6100 to determine whether any appeals 
have been filed. 

WASHOE COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

D. Sumner" ' Young, AJCP 
Zoning Administrator/Plann 

DSY(AP899AO) 

Attachments: District Health Department letter of 12/15/99, Location Maps 
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xc: Applicant: Bill Fleiner, Anne Louise Cantlon Trust, 565 Reno Avenue, Reno, NV 
89502 
Property Owner: Anne Louise Cantlon Trust, 565 Reno Avenue, Reno, NV 89502 

Plan Preparation: Bob LeMond, 6502 South McCarran Boulevard, Suite C, Reno, NV, 
89509 
Citizens Advisory Board: Galena-Steamboat Citizens Advisory Board 
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·10. \/•/hat types of landsc~iping ,tc g,, r.tirubs, tree~. to11c1nf.i, :;,·11nt1ng :1cherne, 11~c.} are proposec? (Please 
indicate location on site pian. 

Tr•-::88 nnct !::ihruhs t,-c:i.1.L lJ1> rdncc,o r.tL 1l'Jl_l1\1_i Lhr· hc,r~:/' 1,1lld !Jti.: IJLll'tL fJ.:.·r·;rneter renclltf.:.; 

-------------~~.-- ,,,, ___ _ 
1 i. \/·/hat :ype of signs 2nd llgnting will no prov1dod'? 011 a sepnrJle s11Mt. show a depiction (height, wiat11, 

construction rnakmais; co!ors1 ;llt:m11:ution methods. lign:W;t-J 1:iwnsi!y, :Jase \tJ1'ldscaoh1g, e(C.) of ,e.scf'. sign 
and ihe typical lighting st2ncards (Pli:as,: ,ndicato iccwtir.m of :s,gns. and lighis en s:te pfan.) 

WSUP17-0011 
EXHIBIT D



• • 
SUPPLEMENTAL INFORMATION (continued) 

12. Are there any restrictive covenants, recorded conditions. or deed restrictions (CC&Rs) that apply to the area 
subject to the abandonment request? YES __ NO _L If so, please attach a copy to the original 
application submittal. 

13. Utilities; (Please specify name of provider) 

a. Sewer Service ~·ea rte Ptf"K - ef L.;,7te,lt f:,e(d 
' 

b. Electrical Service :S, . eo 
C. Telephone Service N/3111\og T3 e,lf 

d. LPG or Natural Gas Service 

e. Solid Waste Disposal Service ReAltZ Dl:Sfa:SA-:/ 

f. Cable Television Service 

g. Water Service 

For most uses other than residen~al, Article 422 of the Development Code and/or the State Engineer 
require the dedication of water rights to Washoe County. Additionally, some planning areas require proof of 
water rights at time of application. Please indicate the type and quantity of water rights you have available if 
dedication is required: 

a. Penni! # and acre-feet per year 

b. Certificate# and acre-feet per year l>eef,,;e 'T{if/:, ;t l<(,1f,/-,e 6,',,.,,-;;; a11TN ,e/m 3115' '!II#/'!? 

C. Surface Claim# and acre-feet per year7 61~(en(1:z« :t (f"(ttt s O '. 6S:6 Af;. 
d. Other. # and acre-feet per year 

Title of those rights (as filed with the State Engineer in the Division of Water Resources of the Departmen! 
of Conservation and Natural Resources): 

u), 1/ow, on Tc L-lfND ,:/ L.11/c.s'7:q.cl< 

14. Community Services: (Provider and nearest facilities) 

a. Fire Statton 

b. Hea/thcarefacility WI\SHO!< fl'\£DIC!I;<. t!'e,em&, ?RHvl!'ie tu"', 1 J<.e,<10 

c. Elementary School /?Lt:4[1 H., I/ 1/-11,:
7 

d. Middle School /111.ft: (H, (u>lr ,rcioo ( 

e. Park (Fl{ L,:f/1 er eeK /'!lrl< 

f. Library G: ,/!d..e('ltf t>ftfycf, - ?.,u T,:A c"4 .f:S, T)' l&'ef:-J 

g. Citlfare bus stop 

Janu.1ry 8, 1999 (AP~AP6.00C) 
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 South Truckee Meadows/Washoe Valley Citizens Advisory Board 
 
 

MEMORANDUM 
 
Date:  July 13, 2017 
To:  Chad Giesinger, Washoe County Planner 
Re:  Special Use Permit Case Number WSUP17-0011 (Star Farms Stables)  
From:  Misty Moga, Recording Secretary 
 
The following is an excerpt from the South Truckee Meadows/Washoe Valley Citizen Advisory Board on July 13, 2017  
 
6. 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. 
 
A. Special Use Permit Case Number WSUP17-0011 (Star Farms Stables) – For possible action, hearing, and 
discussion to approve a special use permit to allow the continuing operation of an existing commercial stable that was 
previously approved by Administrative Permit case number AP12-8-99, but expired due to the failure to maintain a 
business license.  The previously approved use permit allowed a maximum of 19 horses to be boarded and prohibited 
special events.  As part of this special use permit application, the owner / operator is requesting authorization to board up 
to 34 horses and host members only special events / competitions.  

• Applicant/ Property Owner:  Erin Spohr, Star Street Farms, Inc.  
• Location:  1115 N. Cantlon Lane, Reno, NV  89521  
• Assessor’s Parcel Number:  017-380-25  
• Staff:  Chad Giesinger, 775-328-3626, ciesinger@washoecounty.us 
• Reviewing Body: The following case is tentatively scheduled to be heard by the Board of Adjustment on August 

3, 2017. 
 
Star Street Farms representative, owner, Daniel Serafini gave an overview.  He said it was previously a horse boarding 
facility and they continued using as a horse boarding facility without renewing the special use permit. It’s residential 
property with boarding of 34 horses. He said his wife is Olympic horse jumper. She will train horses on the property. A 
20,000 sq ft riding facility is already on the property with an arena, and want to add two more barns with stalls. He said 
they are boarding 20 indoor and 14 outdoor horses. It’s the exact same things as before, but two more barns will be 
added. It’s 10 acre property. 
 
Patricia Phillips said she went out to look at the property. She asked about turn outs and schedule for horses out for 
pasture. He said they have turn outs for horse pasturing. She asked about events. He said it’s mostly for group lessons for 
up to 7-10 people at a time. He said they might have a jumping event with 10 members on Saturday, and then do it again 
on Sunday. She asked about feedback from neighbors. He said he has received positive feedback. There are similar 
properties in the area. He received positive feedback with the improvement of the property with grass and professional 
manure removal.  
 
Chad Giesinger, Washoe County planner, said the business license had lapsed on the property, which the previous admin 
permit allowed 19 horses. If they hadn’t let it lapse and followed with conditions of approval with permits, they can operate 
for however long they need. Chad said he has heard from Debbie Sheltra, who said she was concerned about fire and 
evacuations. She told him that needs to be addressed.  
 
Public Comment:  
Wendy Wood (Owner, Erin’s mother) said her daughter has been attracted with horses since she was 4. She said they 
looked at the property years ago, and it wasn’t kept up. They have done a lot to improve that property. 
 
Daniel said they have rescued horses and the barn has fire suppression.  Jim Rummings asked about the roads. Daniel 
said he said there is an evacuation plan for the area. Steven said by the pictures, there is plenty of defensible space. 
Daniel said depending on how bad the fire is, there is a need for a plan. Steven said the way the land is laid out, the 
priority for them during an evacuation might be low.  
 
Public member asked if there will be an annual review for the number of horses. Chad said it’s a complaint driven 
inspection. Daniel said we are doing this to support his wife’s life style and business. He said they wouldn’t put more 
horses on the property than allowed or what would be comfortable.  

WSUP17-011 
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Public member asked about construction hours. He said he gets woken up from the beeping from machines on the 
subject property. The public member said when he walks his dogs, the employees for the property don’t obey the speed 
limit for the property and speed down the street; the employees need to respect the area and neighbors. There are a lot of 
equestrian centers out there. Please consider working time, work being done, and individuals working, attending, and 
special events. On Saturday, there was a large special events at meadow view. There needs to be consideration for the 
neighbors. Patricia asked if there are speed bumps and signage. Public member said we have asked the County about 
that. They said no. It’s a bus route and plowed during the snow. The signage would be appreciated.  
 
MOTION: Patricia Phillips moved to support this application for the Special Use Permit request as submitted with 
instruction to look into with traffic of time of use. Steven Kelly seconded the motion. Motion passed 
unanimously.  
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COMMUNITY SERVICES 
 

 
 

 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

 

 
 

1001 E. 9TH Street, Reno, Nevada 89512 

June 26, 2017 
 
TO:  Chad Giesinger, AICP, Senior Planner, CSD, Planning & Development Division  
 
FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 
 
SUBJECT: WSUP17-0011 (Star Farms Stables) APN: 017-380-25 
 
Project description: 
  
The applicant is proposing a special use permit to allow the continuing operation of an 
existing commercial stable that was previously approved by Administrative Permit case number 
AP12-8-99, but expired due to the failure to maintain a business license. The previously 
approved use permit allowed a maximum of 19 horses to be boarded and prohibited special 
events. As part of this special use permit application, the owner / operator is requesting 
authorization to board up to 34 horses and host members only special events / competitions. 
 
This project will require stand-alone (non-supplemental) ground water rights in support of the 
commercial activities proposed.  If the previous project owners conformed to the County code 
requirements, proof of transfer of said water rights will substitute for the conditions described 
below.  
 
The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 
 
 

1) The applicant and County personnel shall estimate the projected ground water demand 
for the commercial activates to the satisfaction of Washoe County. 

2) Adequate ground water rights per the estimate in item # 1 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. 

3) 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. 
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