
Board of Adjustment Staff Report 
Meeting Date:  October 5, 2017 

Subject: Special Use Permit Case Number WSUP17-0019 

Applicant:  2 Cent Cattle Company 

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

operation, and to board up to 15 horses and host 15 special 
events/competitions per year 

Recommendation: Approval with Conditions 
Prepared by: Roger Pelham, Senior Planner and Julee Olander, Planner 

Washoe County Community Services Department 
Planning and Building Division 

Phone: 775-328-3622 (Roger) 775-328-3627 (Julee)
E-Mail: rpelham@wahoecounty.us

jolander@washoecounty.us

Description 
Special Use Permit Case Number WSUP17-0019 (2 Cent Cattle Company) – For possible 
action, hearing, and discussion to approve a special use permit to allow the continuing operation 
of an existing commercial stable that was originally approved by Administrative Permit AP6-4-
97, Administrative Permit AP03-008 and Amendment of Conditions AC04-0001. The previously 
approved permits on five different numbered parcels allowed varying numbers of boarded 
horses, varying number and types of special events, and allowed for the construction of a semi 
enclosed arena. This special use permit requests authorization to board up to 15 horses and 
host 15 special events / competitions per year at 3275 Lakeshore Drive (APN 050-320-16).  
Each event/competition is proposed to be limited to a maximum of 50 people on the site at any 
time and will be held during daylight hours only. The applicant also, requests modifications of 
parking standards to allow non-paved surface and reduction of landscape standards. This 
special use permit application will supersede all previously approved discretionary 
permits/actions on the subject site and discretionary permits/actions approvals that included 
adjacent parcels of land. 

• Applicant/Property Owner: 2 Cent Cattle Company, LLC 
• Location: 3275 Lakeshore Drive 

Washoe Valley, NV  89704 
• Assessor’s Parcel Number: 050-320-16
• Parcel Size: 8.87
• 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 6, T16N, R20E

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 (Board) 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 WSUP17-0019 are attached 
to this staff report, as Exhibit A, and will be included with the Action Order if the application is 
approved by the Board.   

The subject property is designated as High Density Rural (HDR).  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 only with a Board approved 
special use permit per WCC Table 110.302.05.3.  The applicant is therefore seeking approval 
from the Board of the proposed special use permit. 
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Project Evaluation 
The applicant is requesting approval of a special use permit to allow for the operation of a 
commercial stable use type at 3275 Lakeshore Drive (APN 050-320-16).  The intent of this 
special use permit is to supersede all previous discretionary permits/actions as described in this 
staff report on this parcel and neighboring parcels.  There have been previous discretionary 
permit/action approvals for a commercial stable use type for this parcel and neighboring parcels.  
However, the original parcels as cited in those approvals have been split and combined over the 
years, making the determination of the commercial stables uses allowed on this property very 
difficult to determine (see Exhibit B).  Many of the conditions associated with earlier approved 
permits were modified and dropped over the past ten years, further clouding the approved uses 
for this property.  Therefore, Washoe County is initiating this special use permit for this parcel to 
clarify what will be permitted for commercial stables uses on 3275 Lakeshore Drive (APN 050-
320-16).  

Background 
The previous discretionary approvals include different numbered parcels and varying numbers 
of horses to be boarded, number of structures, allowing or not allowing ancillary activities, the 
number of events, and for the construction of a semi-enclosed arena.  The following is a short 
description of the previous discretionary approvals for the commercial stable use type with the 
associated parcel numbers (listed from the oldest permit onward): 

1. Administrative Permit Case Number AP6-4-97 (see Exhibit C) was approved with 
conditions on March 8, 1999 for parcel numbers 050-320-07, 11, 12, 13, & 14. The 
following is the case description for AP6-4-97:  

 

2. Administrative Permit Case Number AP3-008 (see Exhibit D) was approved with 
conditions on August 11, 2003 for parcel numbers 050-320-11, 12, &13.  The following is 
the case description for AP3-008: 
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3. Amendment of Conditions Case Number AC04-001 (Administrative Permit Case Number 
AP3-008) (see Exhibit E) was approved with conditions on April 6, 2004 for parcel 
numbers 050-320-11, 12, &13.  The following is the case description for AC04-001: 

 
 
The final action concerning these permits was an Action Order on August 7, 2006 by Washoe 
County Board of County Commission.  The Action Order consolidated all of the permits under 
AP6-4-97, to allow for the continuation of the commercial horse stables (see Exhibit F). 
 
The lack of clarity concerning the past discretionary approvals for the various parcels has led 
Washoe County to initiate this special use permit application to rectify the situation.  It became 
evident to both legal and planning staff after extensive research on the previous permits that it 
was unclear what had been completed or not.  There were numerous concerns expressed by 
neighbors during the approval process of the previous permits, including landscaping, noise and 
lighting.  Also, the permits had been heard by the Board of Adjustment, the Design Review 
Committee and the Board of County Commission on appeal, and then referred back to another 
Board and heard again.  Over the past ten years there have been numerous decisions about 
uses by different Boards, parcel numbers have changed, parcel lines have been altered, and 
ownership has changed.  It is difficult to clearly establish what uses and conditions are allowed 
and satisfied on each of the parcels involved with the various permits.  Additionally, the 
commercial stables use has been approved by previous permits to five different parcels while 
site inspections appear to validate that the use has mainly been established and operated only 
on the parcel where the arena is currently located.  The proposed special use permit will allow 
the current property owner to start anew, while meeting all current code requirements for the 

WSUP17-0019 
2 CENT CATTLE COMPANY



 
Washoe County Board of Adjustment  Staff Report Date: September 19, 2017 
 

     
 

Special Use Permit Case Number WSUP17-0019 
Page 8 of 14 

commercial stables use type.  This new special use permit will address the current and 
proposed activities that are planned for the property and will void all previous discretionary 
approvals and conditions on all parcels associated with those previous permits.  
 
The property owners of the neighboring parcels that were included in the previous discretionary 
permits were contacted through certified mail and regular mail.  They were informed of the new 
special use permit and asked if they would like their property to be included with the new special 
use permit or if they had any questions about the process and the new permit.  No responses 
were received.  

Regulatory 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.  To the north and south are 
8 and 9 acre properties zoned HDR with similar agricultural characteristics.  To the east are 1-
acre properties zoned Low Density Suburban (LDS).  To the west is Washoe Lake State Park 
zoned Parks and Recreation (PR) and owned by the State of Nevada. 
 
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 HDR regulatory zoning with a Special Use permit as 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 current owner is requesting to establish a Commercial Stables Use Type on the subject site 
and is subject to all current Development Code standards as would be applied to any other new 
commercial stables use request.  The applicant is requesting to board up to 15 horses and allow 
up to an additional 6 horses that are owned by the property owner.  Activities at the stables are 

WSUP17-0019 
2 CENT CATTLE COMPANY



 
Washoe County Board of Adjustment  Staff Report Date: September 19, 2017 
 

     
 

Special Use Permit Case Number WSUP17-0019 
Page 9 of 14 

proposed to take place during daylight hours only and are limited to horse training and boarding.  
Equestrian events including spectators or competitors are proposed with a limit of 15 events per 
year with a maximum of 50 attendees for any one event.  The facility will operate 7 days a week 
and the owners, who live on site, will monitor and operate the facility.  At this time there are no 
proposed changes to any of the structures on the property.  
 
The general area and the subject site have been used for 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.” 

Parking 

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: 

 

There is parking on the site in various locations including around the barns, office, arena and a 
75,000 square foot area of compacted gravel that is also used to park horse trailers.  Based on 
the number of horses to be boarded (15) and number of additional owner horses (6), the 
operation meets the parking requirement by having 6 parking spaces.  There is adequate space 
available in the existing parking area and elsewhere on the property to accommodate the 
required amount of parking.  Handicapped parking is required by WCC Section 110.410.15(c), 
one parking space must be marked and designed to meet handicapped requirements.  There is 
currently one paved handicapped parking space on the site. 
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Parking area (75,000 square foot) 

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).  Staff has advised the 
applicant that they need to meet landscaping requirements or, alternatively, 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 southern borders of the project site are 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 
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and agricultural character of the properties typically involved.  In fact, meeting the required solid 
wall or fence would actually be detrimental to the character of the area, which is typified by 3 rail 
equestrian/open fencing.  Therefore, staff believes that a Directors Modification is warranted in 
this case and landscape plans will be review by the Director during the modification process.   

Signage 

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. 

Water Rights 

During review of this proposal the Water Management Planner Coordinator 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. 

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The proposed project was agendized at the regularly scheduled STM/WV Citizen Advisory 
Board meeting on September 14, 2017.  There was no presentation, staff was available for 
questions; however there were no questions and the CAB had no recommendation. 

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 Engineering and Capital Projects Division 
o Utilities/Water Rights  
o Parks and Open Spaces 

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

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

 
Five out of the ten 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 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 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. 
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Contact:  Roger Pelham, 775.328-3622, rpelham@washoecounty.us 
Julee Olander, 775.328.3627, jolander@washoecounty.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. 

 Contact:  Vahid Behmaram, 775.328.3622 vbehemaram@washoecounty.us  
 

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

 Contact:  Shyanne Schull, 775.328.2142, sschull@washoecounty.us  
 

• Washoe County Health District addressed the requirement for compliance with District 
Board of Health Regulations Governing Permitted Public Water System and Solid 
Waste Management. 

 Contact:  Mike Wolf, 775.784.7206, mwolf@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 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. 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.  

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 1997. This approval will require compliance with all applicable codes and 
requirements should any have not been previously met. 

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

WSUP17-0019 
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 Staff Comment:  The site is physically suitable for the type of development. There 
has been a commercial stable operating at the site since 1997 and there are 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 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 WSUP17-0019 is being recommended for approval with 
conditions.  Staff offers the following motion for the Board’s consideration.  

Motion 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve, with the conditions included with Exhibit A to this matter and approving the 
modification to parking standards to allow a non-paved surface, Special Use Permit Case 
Number WSUP17-0019 for 2 Cent Cattle Company, 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; 

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 commercial stables, 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. 
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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: 2 Cent Cattle Company 
   3275 Lakeshore Drive  
   Reno, NV  89704 
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Special Use Permit Case Number WSUP17-0019 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev/ 

The project approved under Special Use Permit Case Number WSUP17-0019 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on 
October 5, 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. 

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 institution of 
revocation procedures.   

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

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

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

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

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

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

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

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.

WSUP17-0019 
EXHIBIT A



Washoe County Conditions of Approval  Special Use Permit Case WSUP17-0019 
 

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 Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact Name – Roger Pelham, 775.328-3622, rpelham@washoecounty.us 

Julee Olander, 775.328-3627, jolander@wahoecounty.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 within two years from the date of approval by Washoe County. The applicant 
shall complete construction within the time specified by the building permits. Compliance 
with this condition shall be determined by the Planning and Building Division. 

c. 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. 

d. 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. 

WSUP17-0019 
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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 documentation to the Planning and Building 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). 

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 Building Division from Washoe 
County Animal Services that a Commercial Welfare Permit has been obtained. 

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

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

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

viii. Prior to approval of a business license the applicant shall provide a parking plan to 
the Planning and Building 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.  

ix. Prior to approval of a business license the applicant shall provide a landscape plan 
to the Planning and Building Division that demonstrates compliance with all 
applicable provisions of WCC 110.412, (Landscaping), unless modified by means 
of a Director Modification. 

x. Landscaping shall be installed and approved prior to approval of a business 
license. 

g. The maximum number of horses boarded and trained on the property shall not exceed 
fifteen (15) at any time and horses owned by the owner shall not exceed six (6) at any 
time.  

h. The maximum number of fifteen (15) equestrian events with competitors are allowed 
with a maximum of fifty (50) spectators for any one individual event during daylight 
hours. 

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

Washoe County Planning and Building Division - Water Planning  
2. The following conditions are requirements of the Community Services Department, Water 

Management Planning Coordinator, which shall be responsible for determining compliance 
with these conditions. 
Contact Name – Vahid Behmaram, 775.328.4647, vbehmaram@washoecounty.us 

a. 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.  

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

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

d. 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. 

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

be responsible for determining compliance with these conditions. 
Contact Name – Shyanne Schull, 775.328.2142, sschull@washoecounty.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  
4. The following conditions are requirements of the Washoe County Health District which shall 

be responsible for determining compliance with these conditions. 
Contact Name:  Wes Rubio, 775.328.2434, wrubio@washoecounty.us 

a. The 2 Cent Cattle Company is required to become a Permitted Public Water System 
based on the current usage and the additional proposed usage with the additional 
events throughout the year.  

i. See the attached letter from NDEP (Exhibit G).  

ii. The application to become a permitted public water system may be found here:  
https://www.washoecounty.us/health/forms-applications.php  
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b. 2 Cent Cattle Company must provide a solid waste management plan identifying how all
animal waste will be managed in accordance with the WCHD Regulations Governing
Solid Waste Management.

*** End of Conditions *** 
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Parcel Number History 

Parcels 050-320-07, 11, 12, 13, & 14 

Parcels 050-320-11 & 12, combined and became 050-320-15 in 2004 
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Parcels 050-320 & 15 became 050-320-16 & 17 
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OFFICIAL NOTICE OF PUBLIC HEARING 

DATE:  September 22, 2017 

You are hereby notified that the Washoe County Board of Adjustment will conduct a public hearing at the following 
time and location: 

1:30 p.m., Thursday, October 5, 2017 
County Commission Chambers, 1001 East Ninth Street, Reno, NV  89512 

RE:  Special Use Permit Case Number WSUP17-0019 (2 Cent Cattle Company) – For possible action, hearing, 
and discussion to approve a special use permit to allow the continuing operation of an existing commercial 
stable that was originally approved by Administrative Permit AP6-4-97, Administrative Permit AP03-008 and 
Amendment of Conditions AC04-0001. The previously approved permits on five different numbered parcels 
allowed varying numbers of boarded horses, varying number and types of special events, and allowed for the 
construction of a semi enclosed arena. This special use permit requests authorization to board up to 15 horses 
and host 15 special events / competitions per year at 3275 Lakeshore Drive (APN 050-320-16).  Each 
event/competition is proposed to be limited to a maximum of 50 people on the site at any time and will be held 
during daylight hours only. The applicant also, requests modifications of parking standards to allow non-paved 
surface and reduction of landscape standards. This special use permit application will supersede all previously 
approved discretionary permits/actions on the subject site and discretionary permits/actions approvals that 
included adjacent parcels of land. 

• Applicant 2 Cent Cattle Company  
• Property Owner 2 Cent Cattle Company, LLC 
• Location: 3275 Lakeshore Drive 

Washoe Valley, NV  89704 
• Assessor’s Parcel Number: 050-320-16
• Parcel Size: 8.87
• 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 6, T16N, R20E

Washoe County, NV
• Staff: Roger Pelham, Senior Planner

Julee Olander, Planner
Washoe County Community Services Department
Planning and Building Division

• Phone: 775.328.3622 (Roger); 775.328.3627 (Julee)
• E-mail: rpelham@washoecounty.us

jolander@washoecounty.us

As an owner of property in the vicinity, you are invited to present testimony relative to these matters. 

To access additional information about this item, please visit our website at 
www.washoecounty.us/csd/planning_and_development/, choose Boards and Commissions, then Board of 
Adjustment, Meetings, +2017.  Then click on the above referenced meeting date. 
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