
Board of Adjustment Staff Report 
Meeting Date:  September 15, 2025 Agenda Item: 8A 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

AMENDMENT OF CONDITIONS CASE 
NUMBER: 

WAC25-0015 for WSUP23-0034 
(Team Yriarte) 

BRIEF SUMMARY OF REQUEST: Amend conditions of a special use 
permit to eliminate the requirement of 
a permanent bathroom and 
commercial septic system, to allow for 
a 3-year period for completion of all 
conditions, and to vary the 
requirement that the commercial use 
operate out of a commercial structure. 

STAFF PLANNER: Tim Evans, Planner 
775.328.2314 
TEvans@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve an amendment of conditions 
for Special Use Permit WSUP23-0034 for a commercial stable to vary the requirement 
that the commercial use operate out of a commercial structure, to eliminate the 
requirement of a permanent bathroom and commercial septic system, to reduce the 
number of auditors per special event to 25, and to allow for a 3-year period for 
completion of the special use permit conditions until December 7, 2028. 

Applicant / Owner: Daniel and Katherine 
Yriarte 

Location: 23950 Fetlock Drive, Reno, 
NV 89508 

APN: 078-302-23

Parcel Size: 12.29 acres 

Master Plan: Rural Residential 

Regulatory Zone: Low Density Rural (LDR) 

Area Plan: North Valleys 

Development Code: Authorized in Article 810, 
Special Use Permits 

Commission District: 5 – Commissioner Herman 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

Subject 
Property

N. Red Rock
Rd.
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Amendment of Conditions 

An amendment of conditions application is necessary in order to change a condition(s) of 
an approved discretionary permit, such as a special use permit, a variance, an 
abandonment of an easement or a tentative subdivision map.  Some examples of why an 
amendment of conditions application is submitted are listed below: 

• Change in operating hours 
• Physical expansion  
• Extend the expiration date of the discretionary permit 
• Extend the time to complete phases of the approved project 

The amendment of conditions request is required to be heard by the same board that 
approved the original application and only the specific amendment may be discussed and 
considered for approval. The amendment of conditions application is processed in the 
same manner as the original discretionary permit application, including a public hearing, 
noticing, possible involvement of a citizen advisory board, agency review and analysis, 
and satisfying the required findings.  If the Board of Adjustment grants an approval of the 
amendment of conditions request, an amended action order is created along with 
amended conditions of approval.   

The subject property is designated as Low Density Rural (LDR).  The special use permit 
approved by the Board of Adjustment on December 7, 2023, allowed the establishment 
of a commercial stable use type for horse boarding, training, riding lessons, and 
horsemanship education. The amendment of conditions seeks to remove the condition of 
approval requiring a permanent bathroom and commercial septic system, allow for a 3-
year period for completion of the special use permit conditions, and vary the standard set 
forth by Washoe County Code (WCC) Sec. 110.304.25, Commercial Use Types, waiving 
the requirement that permanent commercial uses operate from a commercial structure. 

The amended conditions of approval for Amendment of Conditions Case Number 
WAC25-0015 is attached to this staff report and will be included with the amended action 
order.   
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Site Plan 
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Team Yriarte Horsemanship Training Facility 

Team Ynarte Horsemanship, LLC 
Training Facility 
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Special Use Permit Application 

Click below to access interactive map: 

https://www.google.com/maps/d/u/O/edit?mid=1wZIVDnuORwbokgN623ddWeslLYi-ybQ&usp=sharing 
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Background and Evaluation of Amendment Request 

A special use permit application (Exhibit D) was approved on December 7, 2023, by the 
Board of Adjustment to bring the existing horse boarding and training facility on a property 
zoned LDR (Low Density Rural) into compliance as a “commercial stables” use pursuant 
to Washoe County Code Section 110.302.05, Table of Uses, Table 110.302.05.3, Table 
of Uses (Commercial Use Types).  

The approved special use permit entails the following: 

- Use of a developed parcel which includes: a single-family dwelling; multiple 
parking areas; two (2) open steel pipe corral shelters with runs/pastures; multiple 
accessory structures for the storage of hay, grain/supplements, and 
tack/equipment. 

- Boarding of horses; by-appointment only riding lessons and horse training; six (6) 
training events per year for horsemanship education that may include, but not be 
limited to, topics such as rider biomechanics, working equitation, classical 
dressage principles, Californios-style bridle horsemanship, hackamore 
horsemanship, ranch riding, working-cow horse, pleasure riding, and ranch horse 
versatility.  

 
- A maximum of fourteen (14) horses boarded, with a maximum of five (5) 

participants per week for lessons and training and forty (40) participants per event.  
 

- Proposed days of operation are Monday - Saturday, closed Sundays, except for 
special events, and operating hours are 8:00 am – 6:00 pm, by appointment only. 
 

- Average weekly number of clients of four (4) to five (5) people by appointment only, 
except for when one (1) of the six (6) yearly events are held which would have a 
maximum of forty (40) participants.  

- Pursuant to WCC Section Table 110.410.10., 0.25 parking spaces are required for 
every horse, along with one parking space per employee during peak employment 
shift. The site will have up to 14 horses, which requires 4 parking spaces, with 2 
additional parking spaces for peak employment shift. Per the applicant, the parking 
areas are surfaced with sand. 

- Waived paving requirement for parking area, except for the ADA parking space.  

Applicant Amendment Request 

On July 8, 2025, the applicant submitted an amendment of conditions application to 
amend the project and conditions as follows: 

Amendment Request on Application Staff Response 

“Reduce the scope of the original request 
to more closely reflect the existing 
business operation (e.g., an average of 
five visitors per week; our business is 
primarily to train the boarded horses; the 
only riding lessons we provide are for 

A condition of approval has been 
added to reflect the reduction in scope 
of the project to reduce the number of 
auditors present at special events to 
25. 
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those who are boarding horses, explicitly 
limiting the number of daily visitors, etc.)” 
 
Per a conversation with the applicant on 
August 28, 2025, the reduction in scope 
would specifically entail reducing the 
number of auditors for events to 25. 

“Waiver of the requirement for installation 
of a permanent bathroom and 
commercial septic system and approval 
of use of an existing ADA-compliant 
portable restroom that is professionally 
maintained and serviced on a weekly 
basis. Due to the limited scope of activity 
and minimal public use of the facility, 
Environmental Health and Safety and 
Northern Nevada Public Health officials 
have agreed that a professionally 
maintained, ADA-compliant bathroom is 
acceptable for our home-based horse 
training facility.” 
 
Request to amend Condition of Approval 
2(a)(ii), which states “If a business license 
is required for the use, the facility shall 
install bathrooms and a commercial 
septic system for use.” 

Comment was received from 
Environmental Health Services, 
Northern Nevada Public Health, 
stating, “EHS has reviewed the 
application and has no concerns 
amending the conditions and allowing 
the three-year extension of time.” 
 
Therefore, the amended language of 
Condition of Approval 2(a)(ii) will be as 
follows: 
 
“The facility shall have, to the 
satisfaction of EHS, a professionally 
maintained ADA-compliant 
bathroom(s) for use.” 

“Request to vary the standard requiring 
commercial business to operate out of a 
commercial structure. The “commercial 
stable” is operated on a private property 
in a rural equestrian community as is 
typical for this type and scope of 
business.” 

WCC Sec. 110.304.25, Commercial 
Use Types, requires permanent 
commercial uses to operate from a 
commercial structure.  
 
Pursuant to Washoe County Code 
Section 110.810.20(e), Action, the 
Board of Adjustment may vary 
development code standards in 
conjunction with the approval process.  
 
Staff is supportive of varying the 
standard to not require the 
commercial stables to operate from a 
commercial structure because, as the 
applicant stated, the commercial 
stables are “operated on private 
property in a rural equestrian 
community as is typical for this type 
and scope of business.” Operating the 
commercial stables out of a 

WAC25-0015 
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commercial structure is not 
appropriate in this situation.  

Extend time to completion of the SUP 
requirements and business license 
approval to 3 years to allow time to 
complete the required conditions of 
approval. 

Due to issues with constructing a 
bathroom and commercial septic 
system for the use (board, training, 
and events), meeting the conditions of 
the special use permit were delayed. 
The applicant worked with Planning 
staff and Northern Nevada Public 
Health staff since the date of approval 
of the special use permit to come to a 
resolution on Condition of Approval 
2(a)(ii). The resolution was to apply for 
an amendment of conditions to modify 
the condition and reduce the scope of 
the project to only include boarding 
horses and riding lessons for the 
owners boarding horses – the six (6) 
events have been removed. 
 
A condition of approval has been 
added to address the time for 
complying with Condition 1(m) stating 
the following: 
 

“The special use permit expires on 
December 7, 2028, if the applicant has 
not met all conditions of this special 
use permit including obtaining a 
business license.”   

 

North Valleys Planning Area  

The subject parcel is located within the North Valleys Planning Area. Staff was unable to 
find any relevant policies related to the amendment of conditions for a special use permit 
in the North Valleys Planning Area or the Washoe County Master Plan. 
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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; 

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

(d) 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;  

(e) 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 Planning Commission and mailed to the applicant(s), 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 from the date the written decision is filed with 
the Secretary to the Planning Commission and mailed to the applicant(s). 

 

Applicant/Property Owner: Daniel and Katherine Yriarte; mrs.yriarte@gmail.com 
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Amended Conditions of Approval 
Amendment of Conditions Case Number WAC25-0015 
For Special Use Permit Case Number WSUP23-0034 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

The project approved under Amendment of Conditions Case Number WAC25-0015 for 
Special Use Permit Case Number WSUP23-0034 shall be carried out in accordance with 
the Amended Conditions of Approval granted by the Board of Adjustment on September 
15, 2025. 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 amendment of conditions 
approval regarding Special Use Permit Case Number WSUP23-0034 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 amended conditions of approval related to the Special Use Permit 
Case Number WSUP23-0034 is the responsibility of the applicant, his/her successor in 
interest, and all owners, assignees, and occupants of the property and their successors 
in interest.  Failure to comply with any of the amended conditions imposed regarding the 
approved Special Use Permit Case Number WSUP23-0034 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 amended conditions of 
approval related to Special Use Permit Case Number WSUP23-0034 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: 

WAC25-0015 
EXHIBIT A
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• 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 Northern Nevada Public
Health (NNPH), has jurisdiction over public health matters.  Any
conditions set by NNPH must be appealed to the District Board of
Health.

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

Washoe County Planning and Building Division 

1. The following conditions are requirements of Planning and Building, which shall be
responsible for determining compliance with these conditions.

Contact Name – Tim Evans, Planner, 775.328.2314, TEvans@washoecounty.gov

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

b. The applicant shall include a condition response memorandum with each
subsequent permit application. That memorandum shall list each condition of
approval, shall provide a narrative describing how each condition has been
complied with, and the location of the information showing compliance with each
condition within the improvement plan set that has been submitted.

c. A business license shall be obtained for the commercial stables use.

d. Should any building permits be applied for in the future for the commercial stables
use, prior to the issuance of a building permit for the use, a geotechnical report
meeting the requirements of North Valleys Area Plan policies NV 13.1 and NV 13.2
shall be submitted.

e. Should Washoe County receive complaints related to impacts of the commercial
stables use on neighboring properties, then landscaping, screening, or buffering
requirements may be reinstated in order for the use to continue. This condition is
applicable throughout the life of the business. Compliance shall be determined by
the Planning and Building Division Director.

f. Prior to the issuance of a business license, a sign permit for the existing signage
shall be obtained from the Washoe County Planning and Building Division.

WAC25-0015 
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Washoe County Amended Conditions of Approval 

Page 3 of 5 

g. Any signage on the parcel shall adhere to the applicable requirements of WCC
Article 505, Sign Regulations.

h. Pursuant to WCC Section 110.505.15, General Standards, Table 110.505.15.1,
Permanent Sign Regulations by Principal Use Type of Sites, only one (1)
freestanding sign is permitted per street frontage. Therefore, one (1) of the existing
freestanding signs, either the 24” x 48” sign or the 24” x 36” sign, shall be removed
from along the street frontage.

i. Pursuant to WCC Section Table 110.410.10.3, Off-street Parking Space
Requirements, 0.25 parking spaces are required for every horse on site, along with
one parking space per employee during peak employment shift. The site will have
fourteen (14) horses, which requires four (4) parking spaces, with two (2) additional
parking spaces for peak employment shift. Parking spaces shall meet the
applicable design standards set forth in WCC Article 410, Parking and Loading,
with the exceptions of those sections waived.

j. Pursuant to WCC Table 110.410.15.1, Handicapped Accessible Parking Spaces,
one (1) parking space shall be provided that meets ADA requirements and shall
also be van accessible. One (1) van accessible space shall be provided in each
parking area pursuant to WCC Section 110.410.15(c)(1), Handicapped Parking.

k. The following Operational Conditions shall be required for the life of the
business:

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 any of the conditions of approval shall render this
approval out of conformance and subject to revocation.

iii. The applicant and any successors shall direct any potential
purchaser/operator of the site and/or the administrative permit to meet with
Planning and Building to review conditions of approval prior to the final sale
of the site and/or the administrative permit.  Any subsequent
purchaser/operator of the site and/or the administrative permit shall notify
Planning and Building 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. Days of operation shall be Monday - Saturday, closed Sundays, operating
hours shall be 8:00 am – 6:00 pm, by appointment only.

Added Conditions (l) and (m): 

l. The special events for the commercial stables shall have no more than twenty-five
(25) auditors at each event.

m. The special use permit expires on December 7, 2028, if the applicant has not met
all conditions of this special use permit including obtaining a business license.

WAC25-0015 
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Washoe County Amended Conditions of Approval 

Page 4 of 5 

Northern Nevada Public Health 

2. The following condition is a requirement of the Health District, which shall be
responsible for determining compliance with this condition.  The District Board of
Health has jurisdiction over all public health matters in the Health District.  Any
conditions set by the Health District must be appealed to the District Board of Health.

Contact Name – James English, EHS Supervisor, 775.328.2434,
JEnglish@washoecounty.gov

a. EHS has reviewed the application as submitted and has the following conditions
for the permit if it is approved:

i. The business must be evaluated for whether or not it meets the requirements
of a Public Water System pursuant to NAC and NRS 445A.

Amended Condition 2(a)(ii): 

ii. The facility shall have, to the satisfaction of EHS, a professionally maintained,
ADA-compliant bathroom(s) for use.

iii. The applicant must develop a manure management plan for the operation
which meets the requirements of the Washoe County District Board of Health
Regulations Governing Solid Waste Management.

b. The project is proposed on a parcel currently served by a domestic well and
residential onsite sewage disposal system.

c. Any future building plans must be routed to EHS for review and subsequent
approval since the property is served by a well and onsite sewage disposal system.

Removed Condition 2(d): 

d. Based on the application, one portable toilet is inadequate for temporary events of
40 participants, additional portable toilets must be provided along with handwash
stations pursuant to the Washoe County District Board of Health Regulations
Governing Sewage, Wastewater and Sanitation.

Washoe County Water Management Planner Coordinator 

3. The following conditions are requirements of Washoe County Water Management
Planner Coordinator, who shall be responsible for determining compliance with these
conditions.

Contact: Contact: Timber Weiss, PE, 775.954.4626, tweiss@washoecounty.gov

a. Prior to building permit approval or business license signoff, a copy of the
approved water right permit sufficient to serve commercial or quasi-municipal
water demands under this project must be provided to Washoe County.

Truckee Meadows Fire Protection District 

4. The following condition is a requirement of the Truckee Meadows Fire Protection
District, which shall be responsible for determining compliance with this condition.

Contact Name – Dale Way, Fire Chief, dway@tmfpd.us

WAC25-0015 
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Washoe County Amended Conditions of Approval 

Page 5 of 5 

a. This project shall meet and comply with all requirements of currently adopted
TMFPD fire codes, ordinances, and standards at the time of construction to include
infrastructure for fire apparatus access roads and water supply.
https://tmfpd.us/fire-code/

b. The owners shall ensure the access road complies with the 2018 International Fire
Code (IFC) and International Wildland Urban Interface Code (IWUIC) and is
capable of supporting 80,000 pounds.

*** End of Amended Conditions *** 
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This Message Is From an External Sender
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

     Report Suspicious     ‌

From: COOPER, CLIFFORD E
To: Evans, Timothy
Subject: WAC25-0015 (Team Yriarte)
Date: Thursday, July 24, 2025 7:48:41 AM

Tim, 
AT&T does not have any adverse comments for this application.
Thanks, 

CLIFF COOPER
SR SPECIALIST-OSP DESIGN ENGINEER
AT&T NEVADA
1375 Capital Blvd rm 115
Reno, NV  89502
ROW Office: 775-453-7578
Cell: 775-200-6015
Email: cc2132@att.com
TEXTING and DRIVING…It Can Wait
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ENVIRONMENTAL HEALTH SERVICES 

1001 East Ninth Street I  Reno, Nevada 89512 

775-328-2434   I  Fax: 775-328-6176   I  www.nnph.org 

Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

July 29, 2025 

Washoe County Community Services 
Planning and Development Division 

RE: Team Yriarte AoC for WSUP23-0011; 078-302-23 
Amendment of Conditions Case; WAC25-0015 

Dear Washoe County Staff: 

The following conditions are requirements of Northern Nevada Public Health (NNPH), 
Environmental Health Division, (EHS) which shall be responsible for determining compliance with 
these conditions.  

Contact Name – James English - jenglish@washoecounty.us 

a) Condition #1:  EHS has reviewed the application and has no concerns amending the
conditions and allowing the three-year extension of time.

b) Condition #2:  All other conditions placed on WSUP23-0034 are still applicable.

c) Condition #3:  If the application is approved, all future building permits must be routed to EHS
for review and subsequent approval.

If you have any questions or would like clarification regarding the foregoing, please contact James 
English, EHS Supervisor at jenglish@washoecounty.us regarding all NNPH comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Environmental Health Services 
Northern Nevada Public Health 

WAC25-0015 
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Engineering and Capital Projects 

Date: July 16, 2025 

To: Tim Evans, Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: Amendment of Conditions Case Number WAC25-0015 (Team Yriarte) for 
WSUP23-0034 

GENERAL PROJECT DISCUSSION 

For hearing, discussion, and possible action to approve an amendment of conditions for 
Special Use Permit WSUP23-0034 for a commercial stable to not require a permanent 
bathroom and commercial septic system, as well as allow for a 3-year period for 
completion of the special use permit conditions. 

The Community Services Department (CSD) recommends approval of this project 
with the following Water Rights conditions: 

There are no water rights conditions for this amendment. Owner has acquired Permit 
93279 for this operation. 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-
 
3600   |   F: (775) 328-3699   |   washoecounty.gov 
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From: Wines-Jennings, Tammy L
To: Evans, Timothy
Subject: WAC25-0015
Date: Friday, August 1, 2025 10:55:34 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Hello,
I am sorry this email got missed in the mass of emails that I get. We see no issues from
an Animal Services perspective.
 
Thank You,
 

Tammy Wines-Jennings
Assistant Director | Washoe County Regional Animal Services
twines-jennings@washoecounty.gov | Office: 775.353.8945 | Dispatch:: 775.322.3647
2825 Longley Lane., Suite A, Reno, NV 89502
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Public Notice 

Washoe County Code requires that public notification for a special use permit must be mailed to 
a minimum of 30 separate property owners within a minimum 500-foot radius of the subject 
property a minimum of 10 days prior to the public hearing date.  A notice setting forth the time, 
place, purpose of hearing, a description of the request and the land involved was sent within 
a 1750-foot radius of the subject property. A total of 39 separate property owners were noticed
a minimum of 10 days prior to the public hearing date.  

Public Notice Map 

Special Use Permit Case Number WAC25-0015 
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Washoe County Development Application 

Your entire application is a public record. If you have a concern about releasing 
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information Staff Assigned Case No.: 

Project Name:
Team Yriarte Horsemanship, LLC Training Facility 

Project 
Description: 

Project Address:23950 Fetlock Drive, Reno, NV 89508 
Project Area (acres or square feet):12.29 acres 
Project Location (with point of reference to major cross streets AND area locator): 

Rancho Haven Properly Owners Association localed in North Red Rock. East lrom N Red Rock Rd onto Clydesdale Dr for 0.5 mile, and right on to FeUock Drive 

Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreage: 
078-302-23 12.29 

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). WSUP23-0034, WBLD24-100685 

Applicant Information (attach additional sheets if necessary) 

Property Owner: 

Name:Daniel and Katherine Yriarte 
Address:23950 Fetlock Drive 

Reno, NV

Phone: 775-287-3016 
Email: mrs.yriarte@gmail.com 

Cell: 775-530-7173 

Zip:89508 
Fax: 

Other: 

Contact Person:Katherine Yriarte 
Applicant/Developer: 

Name:Team Yriarte Horsemanship, LLC 
Address:23950 Fetlock Drive 

Reno, NV Zip:89508 
Phone: 775-287-3016 Fax: 
Email: mrs.yriarte@gmail.com 
Cell: 775-530-7173 Other: 
Contact Person: Katherine Yriarte 

Professional Consultant: 

Name: 
Address: 

Zip: 
Phone: Fax: 
Email: 
Cell: Other: 

Contact Person: 
Other Persons to be Contacted: 

Name: 
Address: 

Zip: 
Phone: Fax: 
Email: 
Cell: Other: 
Contact Person: 

For Office Use Only 

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

3 

February 2024 

WAC25-0015 
EXHIBIT D

20

I 

I 



.. 

Required Information 

Amendment of Conditions Application 
Supplemental Information 

(All required Information may be separately attached) 

1. The following information is required for an Amendment of Conditions:

a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

b. Identify the specific Condition or Conditions that you are requesting to amend.

c. Provide the requested amendment language to each Condition or Conditions, and provide both
the existing and proposed condition(s).

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the
amendment. Describe how the amendment affects the required findings as approved.

Washoe County Planning and Building February 2024 
AMENDMENT OF CONDITIONS APPL/CATION SUPPLEMENTAL INFORMATION 

5 WAC25-0015 
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WSUP23-0034 Amendment of Conditions Application Supplemental Information 

1. 

a. Reduce the scope of the original request to more closely reflect the existing business

operation (e.g. an average of five visitors per week; our business is primarily to train the

boarded horses; the only riding lessons we provide are for those who are boarding

horses, explicitly limiting the number of daily visitors, etc.)

Waiver of the requirement for installation of a permanent bathroom and commercial

septic system and approval of use of an existing ADA-compliant portable restroom that

is professionally maintained and serviced on a weekly basis. Due to the limited scope of

activity and minimal public use of the facility, Environmental Health and Safety and

Northern Nevada Public Health officials have agreed that a professionally maintained,

ADA-compliant bathroom is acceptable for our home-based horse training facility.

Request to vary the standard requiring commercial businesses to operate out of a

commercial structure. The "commercial stable" is operated on a private property in a

rural equestrian community as is typical for this type and scope of business.

Additionally, extension time to completion of the SUP requirements and business

license approval to 3 years to allow time to complete the required conditions of

approval.

No other changes are requested to the existing approval and only the above-mentioned

changes are to be considered as part of this application.

b. This application is to request an amendment to Special Use Permit WSUP23-0034

Condition of Approval 2.a.ii. which states "If a business license is required for the use,

the facility shall install bathrooms and a commercial septic system for use.", and to vary

the standard requiring a commercial business to operate out of a commercial structure.

c. This amendment of conditions application is needed to request amending the scope of

the project, specifically to vary section 110.304.45 of the Washoe County Code in order

to remove the requirement to operate from a commercial structure.

2. NO potential negative impact is anticipated to public health, safety, or welfare. Granting the

amendment as requested will be in line with the public feedback received with the initial

application and more accurately reflect the small scale, home based business model that this

business operates as.
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Team Yriarte Horsemanship Training Facility 
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Special Use Permit Application 

Click below to access interactive map: 

https://www.google.com/maps/d/u/O/edit?mid=lwZIVDnuORwbokgN623ddWes1LYi-ybQ&use=sharing 

WAC25-0015 
EXHIBIT D

23

T 

r: 

e. 

b' 

A 

0 
I'., 

n 



' 
' ' ' ' \ '

\ 

\ 
\ 

\ 
\ 

\ ' ' ' ' ' ' ' '

' 
5 

078-301-
10 99 ac .

RECORD OF SURVEY # 687 

PORTIONS OF SECTIONS 32 & 33 

-·

078-302-01 
12 40 ac. 

... '\,,a.'\, 12 59 ac 

T24N - R18E K 64 �,�,,.,.;-----r::--
\ �3 

������---
078-302-13 8 .,,_,, 

078-302-12 

:\ 
� 

�.b�� 

078-302-11 
12 13 ac. 

11 69 ac. 

.->;;;;:�-���::·---:-��:�::
_:'.

""" .'.,•· 

�

�';;• 
� 

WOO• 

L

filOO
a

s �-•-:,\ 

ITT•�>·" 

oms,,,,""-.._ 67 \ •• 

\ \ 

..... --- - -I 'f• '""'� � ••
\\ 

""' '• 

m• 
•• 

, ' 

078-302-10 � '' 

7% 731 

\ \ 

1t � - �-----"""'-�'-- ,,_ r ;,:--... 
• ITT.,�,_ 

\' 

,,.,,..\ .' 
��-' '5' C'[j;,,,

'>

., 

100Qac 

---- 'il �e-.s:·- -. 

078-302-19 

D78-J02-09 DRIVI: ; � 
%i· . • • 

si 10 oo ac. 

\, 
1079ac. 

..-:-t
� 

•«�'-. 

� 

• 
<.>-:"t..�

'"ii - �:���
==
---------­,,,,,. l ,:-.-302 ��---i,�'i-078-302-07 ' 

10 /Bae. ',, 7 

078-302-24 
1148 ac. 

·:..---e Q . LO, 
131 

--- ---
�lY\81 

BOA \ 
.::-:<.. .. -301\ 078-301-

'\' I I 
078-302-05 1! \ 

-,0 63 ac. 

12.29ac. 078-302-22 
10 66 a�. ; 

�-

078-302-21 
1114 ac . 

n� 
10 1-Jac. 

078-301-03 \ 
1010ac. 

1186ac 078-301-02
\

':,, 

\ .,,�---, 
ro� �• 

0
,' ', �"

C 

• ,• 
', \ 

!i 

', ,j:! 

-

'% ' ' ' ' 

;:/ 
078-30: 

10 73 ac. 
-�= :: =�:'..-_-_..._-_._-_-_ - --- - -- DRIVE - - -- - -I- -�.t1_-?L=...: � .. dt ... 

-,'

'\ 
103 

\ \, 
'\ ' )!:':.'

,.. I 

- - lt� • ��;� - - • - - -!! '

Assessor's Map Number 

078-30

STATE OF NEVADA 

WASHOE COUNTY 
ASSESSOR'S OFFICE 

Joshua G. Wilson, Assessor 
1001 em N1rtti �!Ht 

Bultl�D 
Reno,Na'lltd1�1:? 

(71'5)32e-2.."l1 

, .. , - w 
O 100 200 »::I 400 ,xi 

1 inch = 500 feel 

f��fll'WI 

�\>'-,.. 
,_ ... 

- -�

♦ 
Cl'llDd�cf- lW[+:J@tJ 
---------

NQTE: lM.nap\\u.p(ep!lrtdbrttl&��lhrl 
\'MhoeC:ount'l/� kl-ravnamDl'II 1M 
bll•W��� tldoffonot� 
a���� MQta�11�lld 
astoh�Qf�:;iiey<:itll'.l-dsta _,._ 

WAC25-0015 
EXHIBIT D

24

/ 

-, 

~ I I 

' ~ ,,t(!,S i 
~ .. 

133 
:;;:J _,.. ----====--= -

I I 

_.,, : 
' ' 

1 ____,;---- ... 130 -- --

04 

\ 

\ 



Permit No. 93279 

THE STATE OF NEVADA 

PERMIT TO CHANGE THE PUBLIC WATERS OF THE 

STATE OF NEVADA HERETOFORE APPROPRIATED 

Name of Permittee: YRIARTE, DANIEL AND KATHERINE 

UNDERGROUND Source: 

Basin: 

Manner of Use: 

Period of Use: 

Priority Date: 

RED ROCK VALLEY 

COMMERCIAL 

JANUARY 1ST THROUGH DECEMBER 31ST 

01/30/1975 

********** 

APPROVAL OF STATE ENGINEER 

This is to certify that I have examined the foregoing application, and do hereby grant Jhe same, 
subject to the following limitations and conditions: 

This permit to change the point of diversion, place, and manner of use of a portion-of the waters 
of an underground source as heretofore granted under Permit 49788, Certificate 12055 is issued subject 
to the terms and conditions imposed in said permit and with the understanding that no other rights on the 
source will be affected by the change proposed herein. This permit must allow for a reasonable lowering 
of the static water level at the point of diversion by later appropriations. The well shall be equipped with 
an opening for measuring depth to water that meets the requirements of NAC 534.430. If the well is 
flowing, a valve must be installed and maintained to prevent waste. A totalizing meter must be installed 
and maintained in the discharge pipeline near the point of diversion and accurate measurements of water 
placed to beneficial use must be kept. The totalizing meter must be installed before the Proof ·of 
Completion of Work is filed and before any use of water begins. The State retains the right to regulate the 
use of the water under this proposed change at any and aU times. 

This source is located within an area designated by the State Engineer pursuant to NRS 534.030. 
Monthly records shall be kept of the amount of water pumped from this well and shall be ubmitted 

to the State Engineer on an annual basis by February 15 of each year. 
This permit does not extend the permittee the right of ingress and egress on public, private, or 

corporate lands. 
The issuance of this permit does not waive the requirements that the permit holder obtain other 

permits from State, Federal, and local agencies. 
If any portion of this permit is cancelled or if any portion of water is not placed to the intended 

beneficial use, then that portion of the right will revert to the source and not to the base water right. 
(Continued on Page 2) 

WAC25-0015 
EXHIBIT D

25



7 ,  

Nevada Division of 

WATER RESOURCES 

June 18, 2025 

Katherine and Daniel Yriarte 
23950 Fetlock Drive 

Reno, NV 89508 

RE:93279 

To Whom It May Concern: 

STATE OF NEVADA 
Department of Conservation and Natural Resources 

Joe Lombardo, Governor 

James A Settelmeyer, Director 

Adam Sullivan, P.E., State Engineer 

Enclosed herewith you will find Permit No. 93279 for the waters of an underground water source. 

Please be advised that if Proof of Completion and Proof of Beneficial Use, together with a supporting map 

that may be required, are not filed in this office prior to the dates set for such filings, the permit will be 

subject to cancellation. 

Additional information regarding this and other water rights and copies of the permits and applications may 
be found on our web page at http://water.nv.gov. 

You are responsible for notifying this office of any address change. If multiple addresses are used, the 

required legal notices will be sent to the latest address of record unless written notification from the 

applicant or agent directs otherwise. 

Please be advised that if this water right is sold, the new owner must file a report of conveyance with 

this office reflecting the change in ownership to ensure proper noticing and avoid cancellation of the 
permit. 

Sincerely, 

Adam Sullivan P.E. 

State Engineer 

AS/ms 

cc: Vivian D. Carvin, E-mail 

901 S. Stewart Street, Suite 2002 • Carson City, Nevada 89701 • p: (775) 684-2800 • f: (TT5) 684-2811 • water.nv,gov 
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(united· 
SITE SERVICES 

Order 

Date: 05-02-25 

Customer: TEAM YRIARTE HORSEMANSHIP 

Delivery Address: 

23950 Fetlock Drive 
Reno, NV 89508 

Ordered By: 

KATHERINE YRTARTE 
775-530-7173

mrs.yriarte@gmail.com

Item 

Restroom Bundle Configuration 
Estimated Delivery 05-05-25 

1 Seivice 1 Day per Week 

ADA Restroom 

Hand Sanitizer Refill 

Other Recurring Charges 

Item 

Energy and Compliance Fee 

Energy and Compliance Fee 

Unit 

EA 

EA 

EA 

Unit Price 

$110.00 

$75.00 

$10.00 

Account#: ACT-01856305 
Order#: Q-1248364 
PO#: 

Document# 

1248364 

Qty 

1 

1 

1 

Charge Type 

Recurring 

Recurring 

Recurring 

Charge Type 

Recurring 

Recurring 

l'otal ,biµ-ge Tax 

$110.00 N 

$75.00 y 

$10.00 N 

Total Q'h.arge Tax 

$11.18 Y 

$17.88 N 

WAC25-0015 
EXHIBIT D

27

.,. 

-



Other One-Time Charges 

Item 

Delivery and Pickup 

Energy and Compliance Fee 

Units Per Location 

Jobsite - Product 

. - ADA Rest 1 Svc 1 Day Wk 

Subtotal Recurring 
Tax Recurring 

Total Recurring 

Subtotal One-Time 
Tax One-Time 

Total One-Time 

Grand Total 

Notes: 

Charge Type 

One-Time 

One-Time 

Unit Count 

• All recurring charges have been calculated using the standard USS 28 days billing tenns.
• The calculated recurring charges have been calculated for the billing period only.
• The calculated charges are subject to change at time of order.
• All taxes are estimated and could change at time of invoice.

TO PLACE AN ORDER CALL 1.800. TOILETS 

Total Gh��e Tax 

$60.00 N 

$8.95 , N 

2 

$224.06 

$7.12 

$231.18 

$68.95 

$0.00 

$68.95 

$300.13 
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United Site Services of Nevada, Inc. 
A subsidiary of United Site Services 

Customer Number: 

Customer Name: 

Order No: 

BIii To 

KATHERINE YRIARTE 
TEAM YRIARTE 
HORSEMANSHIP 
23950 FETLOCK DR 
RENO Nevada 89508 
United States 

ACT-01856305 

TEAM YRIARTE 
HORSEMANSHIP 

0-1248364

Ship To 

KATHERINE YRIARTE 
23950 Fetlock Drive 
Reno NV 89508 
United States 

(ulrited· 
SITE SERVICES 

1 of 2 

INVOICE 

Invoice No: INV-5426432 

Invoice Date: 6/30/2025 

Current Billing Period: 6/30/2025 - 7/27/2025 

Terms: Autopay 
Due Date: 6/30/2025 

Subtotal: $224.06 

Tax: $7.12 

Total: $231.18 

Amount Credited: $0.00 

Amount Paid: $231.18 

Remaining Balance Due: $0.00 

this invoice has been paid 

Ship To: 23950 Fetlock Drive Reno NV 89508 United States 
Site Name:. 

Item Unit Qty Unit Price Duration/Service Date Charge Type Total Charges Taxable 

Current Billing Period 

ADA Restroom (ADA Rest) 

Rental Charge 1 $75.00 6/30/2025 - 7/27/2025 Recurring $75.00 y 

1 Service 1 Day per Week 1 $110.00 6/30/2025- 7/27/2025 Recurring $110.00 N 

Hand Sanitizer Refill 1 $10.00 6/30/2025 - 7/27/2025 Recurring $10.00 N 

ADA Restroom Subtotal $195.00 

Site Subtotal Excluding Tax $195.00 

Site Tax $6.20 

Site Subtotal $201.20 

Ship To: 23950 Fetlock Drive Reno NV 89508 United States 
Order Level Charges 

Item Unit Qty Unit Price Duration/Service Date Charge Type Total Charges Taxable 

Current Billing Period 

Energy and Compliance Fee 6/30/2025 Fee $11.18 y 

Energy and Compliance Fee 6/30/2025 Fee $17.88 N 

Additional One Time Services Subtotal $29.06 

Subtotal Excluding Tax $29.06 

Tax $0.92 

Questions on your invoice? / 1.800.TOILETS / ARS@UnitedSiteServices.com UnitedSiteServices.com / EASY, SAFE & CLEAN 
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