Board of Adjustment Staff Report

Meeting Date: July 1, 2021 Agenda ltem: 9E

SPECIAL USE PERMIT CASE NUMBER: WSUP21-0018 (Tailwater Ranch)

BRIEF SUMMARY OF REQUEST: A special use permit for a horse boarding, training, and
rehabilitation center for a maximum of 25 horses

STAFF PLANNER:

Planner’'s Name: Julee Olander
Phone Number: 775.328.3627
E-mail: jolander@washoecounty.us

CASE DESCRIPTION

For hearing, discussion, and possible action to approve
a special use permit for to board up to 25 horses and
training and rehabilitation. The applicant also, requests
modifications of paved parking spaces to allow non-
paved surface and reduction of landscape standards for

a commercial use.

Applicant:
Property Owner:
Location:

APN:
Parcel Size:
Master Plan:

Regulatory Zone:

Area Plan:

Development Code:

Commission District:

Citizen Advisory Board:

Bennett and Darcy Bauer
Bennett and Darcy Bauer

145 Ox Yoke Lane, Reno,
NV 89521
017-310-21

10.89 acres

Suburban Residential
(SR)

Low Density Suburban
(LDS)

South Valleys (SV)
South Truckee
Meadows/Washoe Valley
Authorized in Article 810,
Special Use Permits

2 — Commissioner Lucey

Vicinity Map

APPROVE

STAFF RECOMMENDATION

APPROVE WITH CONDITIONS ]

DENY

POSSIBLE 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
conditions Special Use Permit Case Number WSUP21-0018 for Bennett and Darcy Bauer, with the
conditions included as Exhibit A to this matter, having made all five findings in accordance with Washoe

County Code Section 110.810.30.

(Motion with Findings on Page 7)

1001 E. Ninth St., Reno, NV 89512-2845

Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/csd/planning_and_development
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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 WSUP21-0018 are attached to this
staff report and will be included with the action order, if approved.

The subject property is designated as Low Density Suburban (LDS). The proposed use of a horse
board facility which is classified as commercial stables which is permitted in LDS with a special use
permit per WCC 110.302.05.3. Therefore, the applicant is seeking approval of this SUP from the
Board of Adjustment.

Additionally, Article 810, Special Use Permits, allows the Board of Adjustment to vary development
code standards in conjunction with the approval process per WCC 110.810.20(e). The Board of
Adjustment will be ruling on the requests to vary standards below:

Variance(s) Requested Relevant Code
Paved Parking Spaces 110.410.25 (e)
Reduce Landscaping 110.412.40
Special Use Permit Case Number WSUP21-0018 WSUP21-0018
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Site Plan

Project Evaluation

The applicant is requesting approval of a special use permit to allow for the operation of a commercial
stable use type at 145 Ox Yoke Lane (APN: 017-310-21). The request is to board up to 25 horses
with up to 5 horses owned by the property owner. The applicant is requesting a facility with boarding,
training, and rehabilitation. The barn will stable 10 horses, with a tack and a feed room and other
horses will be on pasture. The training will be done by professional instructors seven days a week
from 7am to 7 pm, only during daylight hours, with four events throughout the year. The events will

be non-sanctioned competition for clients only. The facility will specialize in safety, education and
the responsibly to unite horse and rider.

The facilities on the site will include, a 10 stalls barn, with attached 12 ft. x16 ft. paddocks (see barn
layout below), a 204 ft. x 60 ft. outdoor riding arena, a round pen and 6 turn out pastures (see site
plan above). A separate adjacent building will house the office and restrooms. There is also, an
existing 7,180 SF residence where the property owners live, who will be available to address any
issues on site. The driveway, parking areas and trailer turn around area will be constructed with

Special Use Permit Case Number WSUP21-0018
Page 4 of 8
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Washoe County Board of Adjustment Staff Report Date: June 7, 2021

compact gravel. The applicant is asking to waive the paved parking area requirement for the safety
of horses and riders. Also, the landscape requirement of 20% for commercial use is requested to
be waived. Staff is in support of waiving the landscaping requirements because of the rural and
pasture environment, except when any structure is within 30 feet of the property line. At those
locations at least one tree shall be planted every twenty linear feet on the property line, as required
in Article 412.
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Barn Layout

The applicant will have manure removal weekly by a professional service and a pest company will
manage any pest or rodent issues. The applicant indicates that there will be no ground water
contamination as horses will not be pastured in flood irrigation areas. All lighting will be low voltage
and not impact the neighboring properties. A sign will be placed at the entrance of the property.

There are other commercial horse stables in the area, off the southern portion of Rhodes Road, the
applicant sees a need for additional horse boarding/equestrian facilities. The applicant indicates
that there are waiting lists at the surrounding facilities. The applicant does want to keep the facilities’
structures a distant from existing neighbors and to keep the “agriculture environment” and maintain
the “beautiful landscape”. The applicant will maintain the look of the area and the existing ranch
type fencing will be maintained with post and redwood boards to continue the ranch like atmosphere
of the area.

Area Plan Evaluation

The subject parcel is located within the South Valleys Area Plan. The South Valley Area Plan speaks
to the care and use of various livestock animals as a core component of the South Valleys’
community character and should be protected. The Plan states, “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 Plan also states, “The

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
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breeding, care, display and use of horses for both commercial and personal benefit is a core
component of the area'’s character.” The following is a pertinent policy from the Area Plan:

Relevant Area Plan Policies Reviewed

Policy Brief Policy Description Complies Condition of Approval
SV.2.18 | Livestock animals found throughout area | Yes
South Truckee Meadows/Washoe Valley Citizen Advisory Board (STMWV CAB)

The regularly scheduled Citizen Advisory Board meeting on June 3, 2021, was canceled.Reviewing
Agencies

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

Agency Sentto Responded Provided Contact
Review Conditions

Washoe County Building & O UJ

Safety

Washoe County Water Rights Vahid Behmaram Behrman,
vbehmaram@washoecounty.us

Washoe County Engineering O Walt West,
wwest@washoecounty.us

WCHD - Air Quality Ol Genine Rosa,
grosa@washoecounty.us

WCHD - Environment Health David Kelly,

dkelly@washoecounty.us

Truckee Meadows Fire Ol Dale Way / Brittany Lemon,

Protection District dway@tmfpd.us /
blemon@tmfpd.us

RTC Washoe O U

Washoe-Storey Conservation O Jim Shaffer,

District shafferjam51@gmaill.com

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of Approval.

Staff Comment on Required Findings

WCC Section 110.810.30, Article 810, Special Use Permits, 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.

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
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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. 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 commercial stables and for the
intensity of such a development.

Staff Comment:  The site is physically suitable for the type of development. The
surrounding properties are large properties with livestock. The site is primarily pasture with
a residence is located on a portion of the 10 acre site.

4. lIssuance 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. The conditions
of approval will further provide requirements for the facility to 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.

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

After a thorough analysis and review, Special Use Permit Case Number WSUP21-0018 is being
recommended for approval with conditions. Staff offers the following motion for the Board’s
consideration.

Motion

| 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 conditions Special Use Permit Case Number WSUP21-0018 for Bennett and Darcy Bauer, with
the conditions included as Exhibit A to this matter, 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. lIssuance 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.

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
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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 from the date the
written decision is filed with the Secretary to the Board of Adjustment and mailed to the applicant.

Applicant/Owner: Bennett and Darcy Bauer
145 Ox Yoke Ln
Reno, NV 89521

Email: darcyobauer@gmail.com

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
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Conditions of Approval

Special Use Permit Case Number WSUP21-0018

The project approved under Special Use Permit Case Number WSUP21-0018 shall be carried
out in accordance with the conditions of approval granted by the Board of Adjustment on July 1,
2021. 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:

e Prior to permit issuance (i.e., grading permits, building permits, etc.).
¢ Prior to obtaining a final inspection and/or a certificate of occupancy.
e Prior to the issuance of a business license or other permits/licenses.

e 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.

e 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.

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WSUP21-0018
www.washoecounty.us/csd/planning_and_development EXHIBIT A



Washoe County Conditions of Approval

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 — Julee Olander, Planner, 775.328.3627, jolander@washoecounty.us or
Katy Stark, Planner Trainee, 775.328.3618, krstark@washoecounty.us

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 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.

c. The applicant shall submit construction plans, with all information necessary for
comprehensive review by Washoe County, and initial 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.

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

Should any cairn or grave of a Native American be discovered during
site development, work shall temporarily be halted at the specific site
and the Sheriff's Office as well as the State Historic Preservation
Office of the Department of Conservation and Natural Resources
shall be immediately notified per NRS 383.170.

e. The maximum number of horses boarded and trained on the property shall not exceed
twenty-five (25) at any time.

f. A landscaping buffer located along property lines where any type of riding facilities are
located within 30 feet of the property line with at least one (1) tree every twenty (20) linear
feet on the property line, planted in off-set rows or groupings to achieve maximum
screening per Article 410.60

g. Construction work hours will be limited to 7am to 7pm Monday to Saturday.

h. Anyimported earthen materials shall be “certified weed free” in order to prevent the spread
of noxious weeds within the county.

i. All horse type activities on the site shall only occur between 7 AM and 7 PM during daylight
hours.

j. All outdoor lighting shall be down shielded and no lighting shall cross property lines.
k. There shall be no amplification on site.
I. A business license will be obtained to for the use.

m. The facility shall manage any dust control issues so as to not impact neighboring
properties.

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
Page 2 of 4 EXHIBIT A
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Washoe County Conditions of Approval

n. The facility will utilize a professionally managed manure waste disposal process weekly
0. Riding arenas shall be at least 150 feet from adjacent residential property lines.
p. 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 two years.

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.

Washoe County Engineering and Capital Projects

2. The following conditions are requirements of the Engineering Division, which shall be
responsible for determining compliance with these conditions.

Contact Name — Walter West, P.E., 775.328.2310, wwest@washoecounty.us

a. A complete set of construction improvement drawings, including an on-site grading plan,
shall be submitted when applying for a building/grading permit. Grading shall comply with
best management practices (BMP’s) and shall include detailed plans for grading, site
drainage, erosion control (including BMP locations and installation details), slope
stabilization, and mosquito abatement. Placement or removal of any excavated materials
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed
onto adjacent property.

b. Applicant shall indicate, on the plans, where exported materials will be taken and a grading
permit shall be obtained for the import site.

Exported materials shall not be sold without the proper business license.

Cross-sections indicating cuts and fills shall be submitted when applying for a grading
permit. Estimated total volumes shall be indicated.

e. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated.
Methods and seed mix must be approved by the County Engineer with technical
assistance from the Washoe-Storey Conservation District. The applicant shall submit a
revegetation plan to the Washoe-Storey Conservation District for review.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)

f. The following note shall be added to the construction drawings; “All properties, regardless
if they are located within or outside of a FEMA designated flood zone, may be subject to
flooding. The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
Page 3 of 4 EXHIBIT A



Washoe County Conditions of Approval

Truckee Meadows Fire Protection District (TMFPD)

3. The following conditions are requirements of the Fire Protection District, which shall
be responsible for determining compliance with these conditions.
Contact Name — Dale Way/Brittany Lemon, 775.326.6000,
dway@tmfpd.us/blemon@tmfpd.us

a. The Truckee Meadows Fire Protection District (TMFPD) will require that this project meet
the requirements of Washoe County Code 60 to include infrastructure, access, and water
for fire suppression.

Washoe County Health District- Air Quality

4. The following conditions are requirements of the Health District, which shall be responsible
for determining compliance with these conditions. The District Board of Health has jurisdiction
over all public health matters in the Health District. Any conditions set by the Health District
must be appealed to the District Board of Health.

Contact Name — David Kelly, 775-328.2434, dkelly@washoecounty.us

a. All Building permits associated with this construction must be routed for review and
approval by EHS.

b. Septic systems for commercial entities are regulated by Nevada Division of Environmental
Protection, Bureau of Water Pollution Control (BWPC). EHS will require BWPC approval of
any modifications or tie ins prior to approving any associated Building permits.

c. A Public Water System permit from Nevada Division of Environmental Protection, Bureau
of Safe Drinking Water (BSDW) may be required. EHS will require verification of permitting
or evidence from BSDW that no permit is required prior to approving any associated
Building permits.

Water Rights and Water Resources Management

5. The following conditions are requirements of Water Rights & Water Resources Management,
which shall be responsible for determining compliance with these conditions.

Contact: Vahid Behmaram,775.954.4647, vbehmaram@washoecounty.us

a. The applicant and County personnel shall estimate the projected ground water demand for
the commercial activates to the satisfaction of Washoe County. Applicant and the Washoe
County staff may seek input from the Nevada Division of Water Resources in this
determination process.

b. Adequate ground water rights per the estimate in item # 1 shall be transferred to an
appropriate ground water well on the parcel associated with this application. Transfer of
these water rights requires filing of applications with the Nevada Division of Water
Resources.

c. The water rights shall be in conformance with Article 422 of the Washoe County
development code and in conformance with the South Valley’s Area Plan.

*** End of Conditions ***

Special Use Permit Case Number WSUP21-0018 WSUP21-0018
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mailto:dway@tmfpd.us
mailto:blemon@tmfpd.us
mailto:jenglish@washoecounty.us
mailto:vbehmaram@washoecounty.us

1001 EAST 9™ STREET

WASHOE COUNTY RENO, NEVADA 89512

COMMUNITY SERVICES DEPARTMENT E:S(’i@gg’;;:;‘”o
Engineering and Capital Projects '

Date: May 21, 2021
To: Katy Stark, Planner Trainee
From: Walter West, P.E., Licensed Engineer

Re: Special Use Permit for Tailwater Ranch and Equestrian Center, WSUP21-0018
APN 017-310-21

GENERAL PROJECT DISCUSSION

Washoe County Engineering staff has reviewed the above referenced application. The Special Use
Permit is for the construction of a horse boarding, training, and rehabilitation center and is located on
approximately 10.89 acres off of Rhodes Road and Old 395. The Engineering and Capital Projects
Division recommends approval with the following comments and conditions of approval which
supplement applicable County Code and are based upon our review of the site and the application
prepared by Bennett and Darcy Bauer. The County Engineer shall determine compliance with the
following conditions of approval.

For questions related to sections below, please see the contact name provided.

GENERAL CONDITIONS
Contact Information: Walter West, P.E. (775) 328-2310

1. A complete set of construction improvement drawings, including an on-site grading plan, shall be
submitted when applying for a building/grading permit. Grading shall comply with best
management practices (BMP’s) and shall include detailed plans for grading, site drainage, erosion
control (including BMP locations and installation details), slope stabilization, and mosquito
abatement. Placement or removal of any excavated materials shall be indicated on the grading
plan. Silts shall be controlled on-site and not allowed onto adjacent property.

2. Applicant shall indicate on the plans where exported materials will be taken and a grading permit
shall be obtained for the import site.

3. Exported materials shall not be sold without the proper business license.

4. Cross-sections indicating cuts and fills shall be submitted when applying for a grading permit.
Estimated total volumes shall be indicated.

5. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust palliative.
Disturbed areas left undeveloped for more than 45 days shall be revegetated. Methods and seed
mix must be approved by the County Engineer with technical assistance from the Washoe-Storey
Conservation District. The applicant shall submit a revegetation plan to the Washoe-Storey
Conservation District for review.

EFFECTIVE QUALITY
'NTEGR'TY @commumcmlou @PUBLIC SERVICE WSUP21-0018

EXHIBIT B
WWW.WASHOECOUNTY.US



Subject: Tailwater Ranch and Equestrian Center, WSUP21-0018
Date: May 21, 2021
Page: 2

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Walter West, P.E. (775) 328-2310

1. The following note shall be added to the construction drawings; “All properties, regardless if they
are located within or outside of a FEMA designated flood zone, may be subject to flooding. The
property owner is required to maintain all drainage easements and natural drainages and not
perform or allow unpermitted and unapproved modifications to the property that may have
detrimental impacts to surrounding properties.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitch Fink, (775) 328-2050

No comment or conditions.

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Tim Simpson, P.E. (775) 954-4648

No comment or conditions

WSUP21-0018
EXHIBIT B



From: Rosa, Genine

To: Stark. Katherine

Cc: Restori, Joshua

Subject: Agency Review Memo |1

Date: Monday, May 24, 2021 4:56:10 PM

Special Use Permit Case Number WSUP21-0017 (Silver Strike Concrete Batch Plant — Lockwood) —
No Comments — we already have an application from the facility.

Special Use Permit Case Number WSUP21-0018 (Tailwater Ranch & Equestrian Center)

If disturbance will be greater than 1 acre then a Dust Control Permit will be required prior to
breaking ground, failure to do so may result in enforcement action resulting in a Notice of Violation
with associated fines.

Dust Control Permit Required call AQMD at 775-784-7200 with any questions.

Link to application: Dust Control Permit Application

Regardless of size would be subject to comply with our dust regulations:
https://www.washoecounty.us/health/files/air-quality/Current%20Regulations/040.030-

Dust%20Control_20191003.pdf

Genine Rosa
Environmental Engineer I | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.us | O: (775) 784-7204 | C: (775) 420-9185 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512

*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

www.OurCleanAir.com

WASHOE COUNTY
HEALTH DISTRICT

ENHANCING QUALITY OF LIFE ~ PublicHealth
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WASHOE COUNTY
HEALTH DISTRICT

ENHANCING QUALITY OF LIFE

June 1, 2021

Washoe County Community Services
Planning and Development Division
PO Box 11130

Reno, NV 89520-0027

RE: 145 Ox-Yoke; 017-310-21
Special Use Permit; SUP21-0018

Dear Washoe County Staff:

The following conditions are requirements of the Washoe County Health District, Environmental
Health Division (EHS), which shall be responsible for determining compliance with these
conditions.

a) All Building permits associated with this construction must be routed for review and
approval by EHS.

b) Septic systems for commercial entities are regulated by Nevada Division of
Environmental Protection, Bureau of Water Pollution Control (BWPC). EHS will require
BWPC approval of any modifications or tie ins prior to approving any associated Building
permits.

c) A Public Water System permit from Nevada Division of Environmental Protection,
Bureau of Safe Drinking Water (BSDW) may be required. EHS will require verification of
permitting or evidence from BSDW that no permit is required prior to approving any
associated Building permits.

If you have any questions or would like clarification regarding the foregoing, please contact David
Kelly regarding all EHS comments.

Sincerely,

David Kelly

EHS Supervisor
Environmental Health Services
Washoe County Health District

775-328-2434 | Fax: 775-328-6176 | washoecounty.us/health
Serving Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer

ENVIRONMENTAL HEALTH SERVICES
1001 East Ninth Street | P.O.Box 11130 | Reno, Nevada 89520
< TR



Katy Stark, Planner Trainee

Washoe County — Community Services Department
1001 E. Ninth St

Reno, NV 89512

775.328.3627

May 21, 2021

Re: WSUP21-0018 (Tailwater Ranch and Equestrian Center)
Truckee Meadows Fire Protection District (TMFPD)

The following conditions are requirements of the Truckee Meadows Fire Protection District, which shall
be responsible for determining compliance with these conditions. Unless otherwise stated, these
conditions shall be met prior to the issuance of any building or grading permit or on an ongoing basis
(phased development) as determined by TMFPD.

Any future development of a single, multiple, or all parcels will be subject to currently adopted Fire
and Wildland-Urban Interface Codes at the time of development on the specific parcel.

Contact Name — Dale Way / Brett Lee, 775.326.6000, dway@tmfpd.us / blee@tmfpd.us

Fire Apparatus Access Roads

1.

2.

Fire apparatus access roads shall be in accordance with International Fire Code Appendix D
and all other applicable requirements of the IFC. (IFC 503.1 /D101.1)

Approved fire apparatus access roads shall be required for every facility, building, or portion of
a building hereafter constructed or moved into or within the jurisdiction. The fire apparatus
access roads shall comply with the requirements of IFC Section 503 and Appendix D and shall
extend to within 150 feet of all portions of the facility and all portions of the exterior walls of
the first story of the building as measured by an approved route (as the hose lays around
obstructions) around the exterior of the building or facility. (IFC 503.1.1)

Fire apparatus access roads shall have an all-weather surface and be capable of supporting
the weight of Fire District apparatus (80,000 pounds). (IFC 503.2.3 / D102.1)

. Fire apparatus access roads shall have a minimum width of 20 feet (with no parking), 26 feet

(one side parking), and 32 feet (parking on both sides), exclusive of shoulders, and an
unobstructed vertical clearance of not less than 13 feet 6 inches. (IFC 503.2.1 / D103.6.1 /
D103.6.2)

Truckee Meadows Fire Protection District = 3663 Barron Way, Reno, NV 8g511 = tmfpd.us » 775-326-6000
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be 26 feet (7925 mm), exclusive of shoulders (see Figure D103.1). (IFC D103.1)

6. Fire apparatus access roads less than the width required for parking on both sides shall be
marked and/or signed in accordance with Section 503.3 and Appendix D103.6 to identify such
roads or prohibit the obstruction thereof. The means by which fire lanes are designated shall
be maintained in a clean and legible condition at all times and be replaced or repaired when
necessary to provide adequate visibility. (IFC 503.3 / D103.6)

7. Fire apparatus access roads shall not exceed 10 percent in grade. Angles of approach and
angles of departure must not exceed 6 percent for 25 feet before or after the grade change.
(IFC D103.2/503.2.8)

8. Fire apparatus access roads shall have a minimum inside turning radius of 28 feet, and a
minimum outside turning radius of 52 feet. (IFC D103.3)

9. Dead-end fire apparatus access roads in excess of 150 feet shall be provided with width and
turnaround provisions inn accordance with Table D103.4. (IFC D103.4)

10.Gates across fire apparatus access roads shall comply with Appendix D103.5 and Sections
503.4 and 503.5.

11.Buildings four or more stories or 30 feet in height shall have at least two (2) means of fire
apparatus access for each structure. (IFC D104.1)

12.Buildings exceeding 62,000 square feet in area shall have at least two (2) means of fire
apparatus access for each structure. (IFC D104.2)

13.Where two (2) fire apparatus access roads are required, they shall be placed a distance apart
equal to not less than one half the length of the maximum overall diagonal dimension of the lot
or area to be served, measured in a straight line between accesses. (IFC D104.3)

14.Where the vertical distance between the grade plane and the highest roof surface exceeds 30
feet approved aerial fire apparatus access roads shall be provided. (IFC D105.1)

15.When aerial fire apparatus access roads are required, aerial fire apparatus access roads shall
have a minimum unobstructed width of 26 feet, exclusive of shoulders, in the immediate
vicinity of the building or portion thereof. (IFC D105.2)

16.When aerial fire apparatus access roads are required, one or more of the required access
routes meeting this condition shall be located not less than 15 feet and not greater than 30 feet
from the building, and shall be positioned parallel to one entire side of the building. The side of
the building on which the aerial fire apparatus access road is positioned shall be approved by
the fire code official. (IFC D105.3)

17.When aerial fire apparatus access roads are required, overhead utility and power lines shall

not be located over the aerial fire apparatus access road or between the aerial fire apparatus

road and the building. Other obstructions shall be permitted to be placed with the approval of
the fire code official. (IFC D105.4)

Truckee Meadows Fire Protection District = 3663 Barron Way, Reno, NV 8g511 = tmfpd.us » 775-326-6000
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Fire Protection Water Supplies

1.

8.

9.

An approved water supply capable of supplying the required fire flow for fire protection shall be
provided to premises on which facilities, buildings or portions of buildings are hereafter
constructed or moved into or within the jurisdiction. (IFC 507.1)

The number of fire hydrants available to a building shall be not less than the minimum
specified in Table C102.1. (IFC C102.1)

Fire hydrant systems shall comply with Washoe County Standard Detail W-23 and IFC
Sections 507.5.1 through 507.5.6. (IFC 507.5 / Washoe County Code)

Fire hydrants must be spaced at a maximum separation of 500 feet along the required
apparatus access lane in residential areas and 1,000 feet where not required for structures to
provide for transportation hazards. Hydrant spacing may be increased by 125 feet if all
structures within the development are provided with fire sprinkler protection. There is no
allowable increase for hydrants installed for transportation hazards. (IFC Table C102.1)

In developments with R-3 occupancies, where a portion of the facility or building hereafter
constructed or moved into or within the jurisdiction is more than 600 feet (122 m) from a
hydrant on a fire apparatus access road, as measured by an approved route around the
exterior of the facility or building, on-site fire hydrants and mains shall be provided where
required by the fire code official. (IFC 507.5.1)

Unobstructed access to fire hydrants shall be maintained at all times. The fire department shall
not be deterred or hindered from gaining immediate access to fire protection equipment or fire
hydrants. (IFC 507.5.4)

A 3-foot minimum clear space shall be maintained around the circumference of fire hydrants,
as measured from the furthest edge of a fire hydrant in any direction. (IFC 507.5.5)

Fire hydrants shall not be located within six feet of a driveway, power pole, or light standard.
(IFC 507.5.6)

Fire hydrants shall be located adjacent to apparatus access lanes and a minimum of four feet
and a maximum of seven feet from back of curb. Provide a detail on the plans. (IFC 507.5.6)

10.Fire hydrants shall have a concrete pad around the base in accordance with Washoe County

Standard Detail W-23.

Truckee Meadows Fire Protection District = 3663 Barron Way, Reno, NV 8g511 = tmfpd.us » 775-326-6000
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International Wildland-Urban Interface Code

1.

2.

All parcels located in other than a Low Hazard WUI Rating shall comply with all provisions of
the IWUI as adopted and amended by TMFPD and Washoe County Building.

The IWUI Fire Hazard designation for your project is available on the provided Washoe
Regional Mapping System link. (https://gis.washoecounty.us/wrms/firehazard). After you have
found your property using the address search feature, the color of the background area will
indicate your wildland fire risk.

When you have determined your Fire Risk Rating use the link provided, to determine the
IWUIC construction and defensible space requirements.
(https://www.washoecounty.us/building/Files/Files/2012%20WUI1%20CODE%20GUIDE_rev%?2
011-25-13.pdf).

Truckee Meadows Fire Protection District = 3663 Barron Way, Reno, NV 8g511 = tmfpd.us » 775-326-6000
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May 26, 2021

Washoe County Community Services Department
C/0 Katy Stark, Planner

1001 E Ninth Street, Bldg. A

Reno, NV 89512

WSUP21- 0018 Tailwater Ranch & Equestrian Center
Dear Katy,

In reviewing the special use permit to approve a horse facility, the Conservation District has the
following comments.

The District recommends as a condition of approval the office, restrooms and all structures color
palette be an earth tone tint including the roofing material.

We will require a minimum of 3 to 5 trees planted at the carriage house and office to filter these
buildings from the driveway entrance.

With manure professionally disposed of weekly we will require prior to pick up manure placed in
enclosed storage bins to prevent the breeding of flies being a nuisance to adjacent residents.

With lighting proposed for the horse facility, the applicant follow Washoe County code as it relates to
dark sky illumination.

Thank you for the opportunity to review the project that may have impacts on our natural resources.

Sincerely,

Shaffer-Tyler

WSUP21-0018
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WASHOECOUNTY ...

COMMUNITY SERVICES Reno, Nevada 89520-0027

INTEGRITY COMMUNICATION SERVICE Phone: (775) 328-3600
Fax: (775) 328-3699

May 19, 2021
TO: Katy Stark, Planner Trainee, CSD, Planning & Development Division
FROM: Vahid Behmaram, Water Rights & Water Resources Consultant, CSD

SUBJECT:  Special Use Permit Case Number WSUP21-0018 (Tailwater Ranch & Equestrian
Center).

Project description:

The applicant is proposing to approve a horse boarding, training, and rehabilitation center for a
maximum of 25 horses. An 18-stall barn, an arena, a round pen, and six turnout pastures are
proposed.

Location: 145 Ox Yoke Lane, Reno, NV 89521, Assessor’s Parcel Number: 017-310-21.

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

Comments:

The applicant has been in communication with CSD staff regards water rights and water service
to the proposed project. The applicant has identified suitable water rights to acquire which can
support this project. A water rights transfer application through the Nevada Division of Water
Resources is necessary to transfer the newly acquired water rights to the well and place of use of
this project.

Conditions:

1) The applicant and County personnel shall estimate the projected ground water demand
for the commercial activates to the satisfaction of Washoe County. Applicant and the Washoe
County staff may seek input from the Nevada Division of Water Resources in this determination
process.

2) Adequate ground water rights per the estimate in item # 1 shall be transferred to an
appropriate ground water well on the parcel associated with this application. Transfer of these
water rights requires filing of applications with the Nevada Division of Water Resources.

3) The water rights shall be in conformance with article 422 of the Washoe County
development code and in conformance with the South Valley’s Area Plan.

\

1001 E. 9™ Street, Reno, Nevada 89512

WWW.WASHOECOUNTY.US



From: Jim Grimes

To: Olander, Julee

Subject: Tailwater Ranch and Equestrian Center
Date: Tuesday, June 8, 2021 6:59:54 AM
Attachments: image001.png

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Ms. Olander,

| live next door the proposed project. Myself and my son also own another 3 lots and one house on
Ox Yoke and Rhodes rd. | want to state that we are in support of Darcy’s project. She has ample
parking and a large enough piece of ground to support it. This area has several Equestrian centers,
and it does not seem fair to me to not let this one go forward. What | envision is 10 little girls getting
to have a horse and all the enjoyment that brings, vs not having a place to keep one. The actions by
our mutual neighbor is borderline psychotic. She calls the county on us for everything she can think
of. She is illegally putting things in our mail boxes. She is threatening Darcy and Ben. They have
received two threatening letters in their mailbox. One stating that something “unfortunate may
happen to their boarded horses and they would be responsible”. If this type of project is allowed by
the county, then | respectfully ask that the County gives it their support. Please dot allow us to be
bullied by a few.

Sincerely,
Jim
co crete
orth:

STRUCTURAL = SITE » PLACE & FINISH

Jim Grimes . President

Concrete North Inc . 10274 Iron Rock way . Elk Grove . Ca 95624
Nevada Office . 140 Inventors Place . Sparks . Nevada 89441
Serving . California . Nevada

0. 209.745.7400 f. 209.745.7477 c. 916.997.1991
jim@concretenorth.net

www.concretenorth.net
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From: Robert Field

To: Stark, Katherine; Olander, Julee
Subject: WSUP21-0018 Tailwater Ranch and Equestrian Center
Date: Wednesday, June 16, 2021 10:03:03 AM

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hello Planning Commission and CAB,
Attn; Katy Stark

| am a resident at 185 Cedar Lane and neighbor to the proposed development of the property at 145
Oxyoke Lane, Reno, NV 89521. WSUP21-0018. This property sits in the middle of the flood plain of
Steamboat Valley. The owners home is on high ground. The proposed development is in the low
lands and flood plain of the valley. | have grave concerns about this development because any
development to this area of their property will require fill to avoid flooding. But the size of the
project and the amount of fill would raise the ground level and act as a dam altering the natural
flow of water through the valley. This would direct water to our property and severely impact us.

In the 10 years | have been a resident here | have seen 3 separate flooding incidents. Luckily with
prior planning and sandbagging we have saved our home from flood damage. But our entire street
has been completely washed out and rebuilt as a result of two of those flooding events. The
proposed project would literally block the flood plain of this section of the valley and force water our
direction rather than continue on towards Rhodes Road. This is my greatest concern and will not
only effect my property but 12 other properties off of Cedar Lane.

| am also concerned about noise, dust, water quality and the impact on our aquifer, as well as traffic
impact on Rhodes Road and neighboring Oxyoke Lane. Please do not allow this project to proceed.
The impact is far too great to our community

Please enter this letter into the record and all future planning commission dealings about the
proposed project.

Thank you,

Sincerely,

Robert Field

185 Cedar Lane,

Reno, NV 89521

775-303-4003
robertfieldhomeopath@hotmail.com .

Sent from Mail for Windows 10
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From: Lynda Fisher

To: Tahoehills@att.net; Stanley, Brad; Thomas, Clay E; Lawrence, Lee; rlkkkstl@yahoo.com
Subject: Meeting July 1 for Tailwater Ranch and equestrian center application
Date: Sunday, June 20, 2021 4:17:37 PM

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or open attachments
unless you are sure the content is safe.]

Dear Board of Adjustment,

I am appealing to your commitment as a board members to serve your community. [ would like to ask you if you
have an opportunity if you would please come visit the area where this application has been applied, 145 Rhodes
Rd. And the surrounding areas such as Cedar Lane.

As far as I can tell there are a great many concerns in how this will affect our health, safety, air pollution, light
pollution, traffic and noise. This property was bought in a residential area, it is zoned residential , we would like to
keep it that way.

Right now Rhodes Road it’s still not completed at the bridge and has been that way for 2 1/2 years as the county
cannot get a grant to fix the bridge. We all work with that and we understand the challenges that the county and the
state have in the upkeep of our roads and highways. Firetrucks, ambulances have to go Andrew Lane around to Ox-
Yoke or Cedar Lane if someone is a need. Increased traffic and horse trailers over that bridge will cause more
damage to the bridge.

You have a very difficult job and my only hope is that you will at least come out and look at the property and
understand the concerns of our little community.

Thanking you in advance for your time with this matter. Look forward to seeing you on July 1 at 1:30.
Respectfully, Lynda Fisher

Sent from my iPad

WSUP21-0018
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Community Services Department
Planning and Building
SPECIAL USE PERMIT

(see page 7)

SPECIAL USE PERMIT FOR GRADING

(see page 9)

SPECIAL USE PERMIT FOR STABLES

(see page 12)

APPLICATION

Community Services Department
Planning and Building

1001 E. Ninth St., Bldg. A

Reno, NV 89512-2845

Telephone: 775.328.6100

WSUP21-0018
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Property Owner Affidavit

Applicant Name: \h CU(C\%\J BCLU\W

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA )

)
COUNTY OF WASHOE )

I L_/ G N EOVW
~ (please print name)
being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.
(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s): l’] - 310 -

Printed Name {bﬁuf L,\\J\MM
el OB
vl — \} | \ ;
Address \—Jﬁi) OX OKe_ \L/j\;{

RN '
TNeNo Ny 295 oL
S%cribed and swormn to before me this

day of_Aqf/ 2032 ). (Notary Stamp)
X A RS I EY & S EE LETETAETECRTLER RN LN S & ‘f
VQ& L}S M - SER SANDY SAADI :
iCi i 1 % SR\ Notary Public - State of Nevada §
Notary Public in and for said county and state = i, :

/o | (Q%E==877  APPT. NO. 20-2795-02
My commission expires:_{’ 7/6 S // Q-Ocl‘fl & Y'%:y/

*Owner refers to the following: (Please mark appropriate box.)
Q Owner
Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Power of Attorney (Provide copy of Power of Attorney.)
Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

Property Agent (Provide copy of record document indicating authority to sign.)

C0DD0DO0OCOC

Letter from Government Agency with Stewardship

December 2018
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EXHIBIT E




Washoe County Development Application

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

Project Information Staff Assigned Case No.:

Project Name:

TAWL WATER RANCH « EQUESTRIAN CENTER
Horse ?)UC@&W\C:) L VGO oo, ¥ eeldol VYrad o0

Project
Description:

Project Address: |15 () \)'EC;KQ LN Reno Ny 39521

i N
Project Area (acres or square feet): { (: ) D C\

Project Location (with point of reference to major cross streets AND area locator):

OF € Rnodes Road « Old 395

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

1-310-2\ \0. 29

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: Bennedt © Vaceu 20ue | Name:
Address: (<, (O« 1\{() Ke \:)j\; Address:

Reni SNV Zip: 8945 2.\ Zip:
Phone: Fax: Phone: Fax:
Email: Email:

Cell: Other: Cell: Other:
Contact Person: Contact Person:
Applicant/Developer: Other Persons to be Contacted:
Name: 120 e+t r{ DCu“C_L/\ Powier| Name:

Address: |1\ (Ox V'oxKe ngg Address:

Reno, Ny zZipp K959 Zip:
Phone: (S0 %K G IS ] Fax: Phone: Fax:
Email: dct..'“cu\ cbhoues i;'Q\PFa} l. (pyjnEmail:

Cell: (S50 €% G 157 Other: u Cell: Other:
Contact Person: T~ ¢\, %C{_LL&_.(- Contact Person:
& For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
December 2018
5
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Special Use Permit Application for Stables

Supplemental Information
(All required information may be separately attached)

1. What is the maximum number of horses to be boarded, both within stables and pastured?

‘We Plon Yo ave e Mmax s mum 0 £ 25 Norses
ON tWe Pro Q‘erhj Vetozen Stables aond pastuve.

2. What is the maximum number of horses owned/maintained by the owner/operator of the project, both
within stables and pastured?

Q.A.A_(»S“E.ﬂ-\'\\ﬁ A \orses, Gre OuSved) \'D'ui') Vs oe \O?@rc-g_ o5
This YuenSe < Sxuaaz€ax Yo c\narae T e Yo Scldey Pviciise

i « HENS LGN A NO MSS YDva ™ 3B and VD o re Yhan & -

—
~

3. List any ancillary or additional uses proposed (e.g., tack and saddle sales, feed sales, veterinary
services, etc.). Only those items that are requested may be permitted.

PeSS 1le Novrse S B0 ihs For Seve s (Not deatd ea\)

4. If additional activities are proposed, including training, events, competition, trail rides, fox hunts,
breaking, roping, etc., only those items that are requested may be permitted. Clearly describe the
number of each of the above activities which may occur, how many times per year and the number of
expected participants for each activity.

- —~ ~ o N ~\ 2 1 ~ N ey ke L ARy J \
< [ O OR 0D 1 00uIS oLwee X buDrofessional | TS e
 Workshops “\'FQ\,:,\%“\EJ‘,S o O\ “)? _ : L
e P\ Sgkic'_\c‘_\ Event s-wi v e NG Sectioned Comperthian

£ Mnevnmer S on \s_i\).- L& +ime < \?t’..f‘ SN [l S

5. What currently developed portions of the property or existing structures are going to be used with this
permit?

We VZGye Sudamncdre A oAl RN S STouchuwrel s erc Cor
Oy \S Svan\\ oG (_'?l Stad\s \Wse A %Lc‘——h-(\imic} by -\;u_c_\;\] f[_ :,U—}C; X| O Qﬁg‘
Grenery Tounmd Pen; b Yo nour Pasiod o o

6. To what uses (e.g., restrooms, offices, managers living quarters, stable area, feed storage, etc.) will
the barn be put and will the entire structure be allocated to those uses? (Provide floor plans with
dimensions).

W Wi\ Do Sudmvrd-r & P\ans Lfor aun S\ ce
WOV CeShor Donr GLS O SeRErcRe. STO ke,

7. Where are the living quarters for the operators of the stables and where will employees reside?
O fecs ! BWen 't Dovrcy Baner We LA Al Wo e on
e ReoRe ., AL o\ 4&_@‘\-_?\ DuyeesS O\ ceside
oK e QeoBecty, -

Washoe County Planning and Building December 2018
SPECIAL USE PERMITS APPLICATION STABLES SUPPLEMENTAL INFORMATION
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8. How many improved parking spaces, both on-site and off-site, are available or will be provided?
(Please indicate on site plan.) Have you provided for horse trailer turnarounds?

Loe i SN ? covide_ s G ¥ Ino C)fx‘?;:-lce___ Lo VY e e 'r':\_l}_
WNorSe O Nesrs & YWders. I\‘)o oLL sV P X X0e

; WA W a\s0 \ne_ Morse ol \er A Vi G Bound)
Z&Mﬁﬁt& S0acCe Ao Neaivevrs do YU~ xS uund) -
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9. What are the planned hours of operation?

%c\;;\f\ — L OO AN Nowwr = of OPercaMiar .
Movrs e \noe W (‘\c\tr\cﬁ NS d&%\\ A\ WNWouers o f‘\\k:-) y

10. What improvements (e.g. new structures including the square footage, roadway/driveway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.) will have to be
constructed or installed and what is the projected time frame for the completion of each?

e SLbmir e TU\) Qlan s, e v\ & et Cov Gon A%
SHto\\ varn (2s4ans Wsed Lor "*‘G--&L\‘-k-%ee_c_\j 5,\20 SCb'(:+ NS
Compactes Yrowel AW e Lonn R Qor¥iing clded Aolexistiom, 7
AHO X WD =51y DA oo ALEeNA ) CoOLnADer, qubﬁm CONSTrucH O,
\-'_')iﬁ A TJuwne (er 'E'_v\,:\) Cuonad ComMmplete \O\:) R'\AE‘)L\S"\" . -3 Ynonths Af"fﬁﬂ-l )
11. What is the intended phasing schedule for the construction and completion of the project?

We LoV W Beain CoOnsAruction OGS S00 ™ AS We receive_aPprove]
By W ASHO cduathy: Vo n 1 S alread iy Sul dshed). W Mo e Moo Shart
MT A T uwne dsnA ComPletre ‘O'\.) end of A\,\% Wit .

12. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

We Wave. a-tnPDre GO < vroe,, G-veau HuN ‘Ao Owrovend s tuee o

AN S €0 e s G SR SE | T { oSV o~ o e \ﬂiﬁd‘ N (EySoy Qﬁ’r&

i:)ﬁ\ W\ WNovel oo 5%‘7MC*-"\{%\ Celd\ e Phannmed € o wD Thod VS NS oo )
OO e f_:_b\r\&ori ey LoPer e .

13. What are the anticipated beneficial aspects or affects your project will have on adjacent properties
and the community?

W WO\ G dd T neededl CAMESH cony SPOCe. T o s
Garea Neagnwoyinag ﬂ’—%\,@g«\ﬂ- VooV e v — s NG e LRal Hing 1SS,
TOC @i sz wraku&d‘{;\ %ﬁ;{)e.;%—x;‘%u\ ves, Ths Prc,- gne_.p\# \:;.)cx_f, e Jho s\
. 1 W ACGsS Se & - S N ESS, A 's 6 Perfle oy Lo Nias S A —
\Eﬁdu*%éweﬂtu\ :.i;\r‘:% Ao Sale) »:)\"\c-cx c 3 ’E\’ﬂ\r'ie\z(;f "\f\‘:_’:\:ﬂ& (-"3(.& il Ul e Ve

14. What are the adverse impacts upon the surrounding community (including traffic, noise, odors, dust,
groundwater contamination, flies, rats, mice, etc.) and what will you do to minimize the anticipated
negative impacts or effects your project will have on adjacent properties?

M\ Gonure— WO L\ ne Qm: Less aﬁc.-g.\\b A\S Qosed C_,+ G\ wee |
i H s ]rc{¥ci5 ¢ e wo W\ voe Co ~Ao W 1’:1(\ B ?'-"Cf-*( &gt C;c'\&_\\:b (Qi\’\ft::(kl
ST O v D\ (ODMbonu: There WO\ e o Crocind waanded S oitoumaain
QS Morses Gre ot Nouwsdd Y L lood e o oo~ oureen .
15. Please describe operational parameters and/or voluntary conditions of approval to be imposed on the
administrative permit to address community impacts.
W ENASWN Speciaize W Sodekiy AU catiom Gona T AS bt
A o MocS e aand Sexr GAL T CoinerS oun VNS weh g, Lol 1\
\.g~e._ Ovofesshonal. “@“Sﬁ.& WL\ e v dc\_cc_r\ X a Safe einib e YO
Ond T Aot Pour s el TS <acivdy, ooy W\ provide oo
Ta\\av\e ?\oecé v Woree cnd ORNE “Fo e Togethies W Wieh Wi
Washoe County Planning and Building a=as b b Gt YETET VY ‘0 C’_-‘\d\'\ﬁ ﬂcn"" December 2018
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8.

Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the special use permit request? (If so, please attach a copy.)

|£ Yes IM_/NO

9. Ultilities:
a. Sewer Service S XN C
b. Electrical Service N Eeaua
c. Telephone Service Co A\ Se,/\f\)[_"é_ e\
d. LPG or Natural Gas Service LY & o= ,
e. Solid Waste Disposal Service A e A ‘\_L_";ckg\e.,d\s‘nggg_\’ 3 S;q‘\c_u_gs-,ax‘j
f. Cable Television Service _gmc}\-\r\&q\(‘\ ) I h
g. Water Service w‘g_,\\
For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource
Requirements, requires the dedication of water rights to Washoe County. Please indicate the type
and quantity of water rights you have available should dedication be required.
h. Permit # TG 1A L acre-feet per year .02
i. Certificate # v2 1471 acre-feet per year L
j. Surface Claim # acre-feet per year
k. Other # acre-feet per year
FF C e v et \wy OB ey Lo AN G eorge Linde SO ‘L \je_\,\*{c\'—@g \'\u‘ﬂcu’?;\..,ﬂ
Title of those rights (as filed with the State Engineer in the Division of Water Resources of the ©" +50 Ay
Department of Conservation and Natural Resources). © O OAH ovie |
'l Y wASe
Ve an e Couveo— cnd Ve N Boae il
10. Community Services (provided and nearest facility):
a. Fire Station me\_;;@m\z\ Llre SheWo ™ =t R4
b. Health Care Facility ST e ds Mident=Core  TIT Rose Moo,
c. Elementary School e MNP - =
d. Middle School -
e. High School N Ronecy HieS e sl
f. Parks -
g. Library
h. Citifare Bus Stop Selon en A \\‘\CU\
Washoe County Planning and Building December 2018

SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION

8

WSUP21-0018
EXHIBIT E




16.

17

18.

19.

20.

What types of landscaping (e.g. shrubs, trees, fencing, painting scheme, etc.) are proposed? (Please
indicate location on site plan.)

\,Q@’Q\Cu_v\ ) Mo terac s “rnel e\ CXEATN Oﬂﬁffcﬂp;
OGS WA\ S co\ovrhu\ ouan A Londuw CV Ko G € Ve Ve Qe
We oxre O oari cu\rura ) @anv i covrvent | aunli P\ovnto :

VGl i A XS et o\ \Om\a\*—u\ c MR alsSo VZWave C\TQY‘\&\“\“

N ee © oA . Fencina VS SXRSTTNe, Faiv-eod Xies w| fed Losad, |
What type of signs and lighting will be provided} On a separate sheet, show a depiction (height, Younels ¥
width, construction materials, colors, illumination methods, lighting intensity, base landscaping, etc.)  NO Aty |
of each sign and the typical lighting standards. (Please indicate location of signs and lights on site ~ \™ors < %
plan.) VNS |

Rerimetewr Nolnts on e born 0 8Qice j G\ oo vdHooe
ONne. DG Sifj WA eoal Lo v oA be U\ L inaNed .

Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the administrative permit request? (If so, please attach a copy.)

| O ves | ™ No ]

Community Sewer

| O ves ] No ]

Community Water

| O Yes | A No |

Washoe County Planning and Building December 2018
SPECIAL USE PERMITS APPLICATION STABLES SUPPLEMENTAL INFORMATION
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5/13/2021

Washoe County Treasurer
Tammi Davis

Account Detail

Washoe County Treasurer

P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500
Email: tax@washoecounty.us

Account Detail

Back to Account Detail

Change of Address [

Print this Page

CollectionCart

Items Total
i Checkout || View
Collection Cart 0 $0.00
Pay Online
No payment due for this account.
Washoe County Parcel Information
Parcel ID Status Last Update
01731021 Active 5/13/2021 1:40:15

AM

Current Owner:
BAUER, BENNETT J & DARCY O

145 OX YOKE LN
RENO, NV 89521

Taxing District
4000

SITUS:
145 OX-YOKE LN
WASHOE COUNTY NV

Geo CD:

Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid

2020 $15,287.54 $15,440.41
2019 $15,150.21 $15,150.21
2018 $14,964.45 $14,964.45
2017 $15,007.20 $15,157.26
2016 $14,723.34 $14,723.34

Penalty/Fees Interest Balance Due
$0.00 $0.00 $0.00
$0.00 $0.00 $0.00
$0.00 $0.00 $0.00
$0.00 $0.00 $0.00
$0.00 $0.00 $0.00

Total $0.00

https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=01731021&a=32501

Disclaimer

» ALERTS: If your real
property taxes are
delinquent, the search
results displayed may
not reflect the correct
amount owing. Please
contact our office
for the current amount
due.

= For your convenience,
online payment is
available on this site.
E-check payments are
accepted without a fee.
However, a service
fee does apply for
online credit card
payments.
See Payment
Information for details.

Pay By Check

Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845

WSUP21-0018
EXHIBIT Eq/2


http://nv-washoe-treasurer.manatron.com/paymentinformation.aspx
https://nv-washoe-treasurer.manatron.com/PaymentInformation.aspx
https://www.washoecounty.us/treas/specialassessments.php
https://www.washoecounty.us/treas/billing.php
https://www.washoecounty.us/assessor/cama/?parid=01731021&card=1&disclaimer=yes
https://www.washoecounty.us/treas/Address_Change.php
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=01731021&a=32501&b=2020389995&y=2020&t=4646254
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=01731021&a=32501&b=2019032913&y=2019&t=4248654
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=01731021&a=32501&b=2018024463&y=2018&t=4024927
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=01731021&a=32501&b=2017033228&y=2017&t=3820206
https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=01731021&a=32501&b=2016033755&y=2016&t=3603519
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