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Hearing, discussion, and possible action on Appea1 Case Number AXl6-
004, appealing the denial by the Washoe County Board of Adjustment of
Variance Case Number VA16-003 (Fleming Front Yard Setback
Reduction) which sought a variance pursuant to Article 804 of the Washoe
County Development Code to allow the reduction in the front yard setback
from 15 feet to approximately 10 feet and 13116 inches, to facilitate the
expansion of the existing dwelling. The Board of County Commissioners
may take action to confirm the Board of Adjustment's denial; or reverse
the Board of Adjustment's denial and issue the Variance with Conditions
of Approval.

The Applicant's representative is Elise Fett and Associates Attn: Julie
Rinaldo PO Box 5989 Incline Village, NV 89450. The properfy owners
are Thomas and Susan Fleming. The property's location is 715 Cristina
Drive, approximately 750 feet southeast of its intersection with Eagle
Drive, in Incline Village NV (APN 126-251-06). Parcel Size is * .363
acres with a Master Plan Category of Suburban Residential (SR) and a
Regulatory Zone of Medium Density Suburban (MDS). The property is in
the Tahoe Area Plan of the Washoe County Master Plan. (Commission
District 1.)
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TO:

FROM:
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SUBJECT:

SUMMARY

Confirmation, reversal or modification, of denial by the Washoe County Board of
Adjustment of Variance Case Number VA16-003 (Fleming Front Yard Setback
Reduction) which sought a variance to allow the reduction in the front yard setback from
15 feet to approximately 10 feet and 13116 inches, to facilitate the expansion of the
existing dwelling.

Washoe County Strategic Objective supported by this item: Safe, Secure and Healthy
Communities.

AGENDA ITEM # \+
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PREVIOUS ACTION

The variance request was discussed at the regular meeting of the Incline Village / Crystal
Bay Citizen Advisory Board on April 25,2016. The CAB declined to take a vote on the
request, and rather indicated that each member would submit their individual comments
to Staff. Those comments are included in the Staff Report to the Board of Adjustment,
attached to this report.

The variance request was heard by the Washoe County Board of Adjustment (BOA) on
Jrrne2,2016. The BOA voted three in favor and one opposed to deny the variance being
unable to make the appropriate findings for approval.

BACKGROUND

The applicant has appealed the denial of the Variance request to reduce the front yard
setback. The topography of the subject site is substantially similar to surrounding parcels
which appear to be constructed within the required setbacks. The Board of Adjuitment
found no exceptional narrowness, shallowness, or shape of a specific piece of property, or
by exceptional topographic conditions or other extraordinary and exceptionaliituation or
condition of the piece of property.

VARIANCE STANDARDS
The purpose of a variance is.to provide a means of altering the requirements in specific
instances where the strict application of those requirements would deprive a proplrty of
privileges enjoyed by other properties with the identical regulatoryo.r. 

-b.ruuse 
of

special features or constraints unique to the property involved; and to provide for a
procedure whereby such alterations might be permiued by further iestricting or
conditioning the project so as to mitigate or eliminate possible adverse impacts.
NRS 278.300 (1) (c) limits the power of the Board of Adjustment to grant variances only
under the following circumstances:

where by reason of exceptional narowness, shallowness, or shape of a
specific piece of property at the time of the enactment of the regulition, or
by reason of exceptional topographic cbnditions or other extraordinary and
exceptional situation or condition of the piece of property, the strict
application of any regulation enacted under NRS 279.010 to 279.630,
inclusive, would result in peculiar and exceptional practical difficulties to,
or exceptional and undue hardships upon, the owner of the property, the
Board of Adjustment has the power to authorize a variance from that strict
application so as to relieve the difficulties or hardship, if the relief may be
granted without substantial detriment to the public good, without
substantial impairment of affected natural resources and without
substantially impairing the intent and pur?ose of any ordinance or
resolution.

The statute is jurisdictional in that if the circumstances are not as described above, the
Board of Adjustment does not have the power to grant a variance from the strict
application of a regulation. Along that line, under Washoe County Code Section
110.804.25, the Board of Adjustment must make five findings which are discussed in the
Board of Adjustment staff report dated May 12, 2016, and included as Attachment A to
this report.
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If the Board of Adjustment grants an approval of the Variance, that approval may be
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 Board of Adjustment has denied the variance request thus, there are no Conditions of
Approval attached. Should the Board of County Commissioners make all five findings
and approve the requested variance, staff will be prepared to provide recommended
Conditions of Approval at the public hearing.

VARIANCE EVALUATION
At the hearing before the Board of Adjustment the applicant indicated that a variance had
been approved on the subject parcel approximately 22 years ago, but the improvements
had never been constructed. Variances are typically granted for a period of two years. If
building permits are not obtained during that time period, the approval expires.
Evaluation of the variance request at that time was under a previous version of the
Development Code. The current Development Code was adopted approximately 19 years

ago and requires an evaluation of whether or not a hardship exists. The previous approval
simply made findings that there was a 26Yo slope, that the site chosen was the "only
reasonable" location, that there would be no detriment, that the request is consistent with
the Tahoe Area Plan and that no special privileges would be granted. The applicant also
indicated that it would be a benefit to the surrounding property owners if the variance
were granted, as no additional obstruction of views of the Lake from Cristina Drive
would be created. Staff recommended denial due to an evaluation of the lack of any
special circumstances as required by the current Development Code and based upon the
recommendation of the County Traffic Engineer who provided comments that, "a garage

could be located within setbacks, a vehicle parked in front of the garage would encroach
in the traveled way of Cristina Dr., and snow storage would be reduced."

The Board of Adjustment found that there are no special circumstances that rise to the
level of a hardship and voted to deny the variance. The vote was 3 to I to deny the
request. The draft minutes from that meeting are attached to this report.

An overhead photo of the subject site and surrounding dwellings with approximate front
yard setback dimensions follows:
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FISCAL IMPACT

No fiscal impact.

RECOMMENDATION

It is recommended that the Board of County Commissioners take action to confirm the
Board of Adjustment's denial of Variance Case Number VAl6-003 (Fleming Front Yard
Setback Reduction) which sought a variance to allow the reduction in the front yard
setback from 15 feet to approximately l0 feet and 13116 inches, to facilitate the
expansion of the existing dwelling, and deny Appeal Case Number AX16-004.

POSSIBLE MOTION

Should the Board agree with staffs recommendation, a possible motion would be:
"Move to confirm the Board of Adjustment's denial of Variance Case Number VA16-003
(Fle'ming Front Yard Setback Reduction) which sought a variance to allow the reduction
in the front yard setback from 15 feet to approximately 10 feet and 13116 inches, to
facilitate the expansion of the existing dwelling, and deny Appeal Case Number AXl6-
004."

Should the Board disagree with stafPs recommendation, an alternative motion might be:
"Move to reverse the Board of Adjustment's denial of Variance Case Number VAl6-003
(Flerning Front Yard Setback Reduction) which sought a variance to allow the reduction
in the front yard setback from 15 feet to approximately 10 feet and 13116 inches, to
facilitate the expansion of the existing dwelling, and to approve the variance having made

,Approxrnrately 26' Approxrn:ataly 28 AOPro\l:nately l-1

Sublect Parcel

Aooro xrnratel), 2 1 Aporoxrmatel,,25 Aoproxrmstel!,25
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the following findings in accordance with Washoe County Development Code Section
110.804.25:

Special Circumstances. Because of the special circumstances applicable to the
property, including exceptional narrowness, shallowness or shape of the specific
piece of property; exceptional topograilhic conditions; extraordinary and
exceptional situation or condition of the property and/or location of sunoundings;
the strict application of the regulation results in exceptional and undue hardships

upon the owner of the property;
No Detriment. The relief will not create a substantial detriment to the public
good, substantially impair affected natural resources or impair the intent and
purpose of the Development Code or applicable policies under which the variance
is granted;
No Special Privileges. The granting of the variance will not constitute a grant of
special privileges inconsistent with the limitations upon other properties in the
vicinity and the identical regulatory zone in which the property is situated;
Use Authorized. The variance will not authorize a use or activity which is not
otherwise expressly authorized by the regulation goveming the parcel of
property."

Attachments:
A: Board of Adjustment Staff Report Dated: May 12,2016
B: Board of Adjustment Action Order Dated: Jurc7,2016
C: Board of County Commissioners Alternative Motion
D: Appeal of Decision Application

2
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Attachment A:

Board of Adjustment Staff Report Dated 5/72/2016



Subject:

Applicant(s):

Agenda ltem Number:

Project Summary:

Recommendation:

Prepared by:

Phone:
E'ttlail:

Board of Adiustment Staff Report
Meeting Date: June 2,2016

Variance Case Number: VA16-003

Thomas and Susan Fleming

Reduction in the front yard setback from 15 feet to approximately
10 feet and 13/16 inches

Denial

Roger Pelham, MPA, Senior Planner
Washoe County Community Services Department
Division of Planning and Development
775.328.3622
rpelham @ washoecountv. us

Description

Variance Case Number VA16-003 (Fleming Front Yard Setback Reduction) - Hearing,
discussion, and possible action to approve a variance to allow the reduction in the front yard
setback f rom 15 feet to approximately 10 feet and 13i 16 inches, to facilitate the expansion of the
existing dwelling.

Applicant:a

a Property Owner:

a Location

Assessor's Parcel Number(s):
Parcel Size:
Master Plan Category:
Regulatory Zone:
Area Plan:
Citizen Advisory Board:
Development Code:
Commission District:
Sectionffownship/Range:

Elise Fett and Assoc, attn. Julie Rinaldo, PO Box
5989, lncline Village, NV 89450
Thomas and Susan Fleming, 5111 Alta Canyada
Road, La Canada Flitridge, CA 910'11
715 Cristina Drive, approximately 750 feet
southeast of its intersection with Eagle Drive, in
lncline Village.
126-251-06
r.363 acres
Suburban Residential
Medium Density Suburban
Tahoe
lncline Village / Crystal Bay
Article 804, Variances
1 - Commissioner Berkbigler
Section 1O & 1 1, T16N, R18E, MDM,
Washoe County, NV

Post Office Box 1 1 130, Fleno, NV 89520-0027 - 1 001 E. Ninth St., Fleno, NV 89512
Telephone: 775.328.3600 - Fax: 775.328.61 33

www.washoecou nty. usr/comdev
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Variance Definition
The purpose of a Variance is to provide a means of altering the requirements in specific
instances where the strict application of those requirements would deprive a property of
privileges enjoyed by other properties with the identical regulatory zone because of special
features or constraints unique to the propedy involved; and to provide for a procedure whereby
such alterations might be permitted by further restricting or conditioning the project so as to
mitigate or eliminate possible adverse impacts.

NRS 278.300 (1) (c) limits the power of the Board of Adjustment to grant variances only under
the following circumstances:

Where by reason of exceptional narrowness, shallowness, or shape of a specific
piece of property at the time of the enactment of the regulation, or by reason of
exceptional topographic conditions or other extraordinary and exceptional
situation or condition of the piece of property, the strict application of any
regulation enacted under NRS 278.010 to 278.630, inclusive, would result in
peculiar and exceptional practical difficulties to, or exceptional and undue
hardships upon, the owner of the property, the Board of Adjustment has the
power to authorize a variance from that strict application so as to relieve the
difficulties or hardship, if the relief may be granted without substantial detriment
to the public good, without substantial impairment of affected natural resources
and without substantially impairing the intent and purpose of any ordinance or
resolution.

The statute is jurisdictional in that if the circumstances are not as described above, the Board
does not have the power to grant a variance from the strict application of a regulation. Along
that line, under Washoe County Code Section 1 10.804.25, Variance, the Board must make four
findings which are discussed below.

lf the Board of Adjustment grants an approval of the Variance, that approval may be subject to
Conditions of Approval. Conditions of Approval are requirerfients 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.

Since a recommendation of denial has been made, there are no Conditions of Approval
attached. Should the Board find that special circumstances exist and approve the requested
variance, staff will provide Conditions of Approval at the public hearing.

Variance Case Numben VA16-003
Page 3 of 14
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Proiect EvaluA!!gn

The applicant is requesting to reduce the required front yard setback to facilitate expansion of
the existing dwelling. The expansion is proposed to consist of both living area as well as garage
area,

It is important to recognize that the approval of any variance is jurisdictional, that is to say that
Nevada Revised Statues limits the power of the Board. of Adjustment to grant variances only
under particular circumstances. Among those circumstances are: 1) exceptional narrowness,
shallowness, or shape of a specific piece of property; or 2) by reason of exceptionaltopographic
conditions; or 3) other extraordinary and exceptional situation or condition of the piece of
property. lf such a finding of fact can be made the Board must also show that the strict
application of the regulation would result in peculiar and exceptional practical difficulties to, or
exceptional and undue hardships upon, the owner of the propefty.

Evaluation of the request to vary standards willfollow the criteria as required above.

Exceptional Narrowness: The parcel is located within the Medium Density Suburban zone. The
minimum lot size in that zone is 12,000 square feet. The subject parcel is approximately .363
acres or 15,812 square feet in size. The minimum lot width in that zone is 80 feet. The subject
parcel is approximately 115 feet in width at the front property line. The subject parcel is not
exceptionally narrow.

Exceptional Shallowness: The side property lines of the subject parcel are approximately 195
and 184 feet in length, for an average lot depth of approximately 189 feet. The subject parcel is
not exceptionally shallow.

Exceptional Topoqraphic Conditions: The subject parcel, overall, is sloped at approximately
24%. The Development Code recognizes that all parcels with such slopes present challenges
for the design of access. For this reason section 110.406.30(b) reduces the front yard setback
to 15 feet. This is an accommodation for such parcels, in other instances, parcels within the
same regulatory zone would be required to maintain 2O-foot front yard setbacks.

As can be seen in the following overhead photograph, the slope of the subject parcel is
consistent with the slope of most surrounding parcels. Each yellow line represents a change in
elevation of two feet. The topography of the subject parcel is not "exceptional."

Variance Case Numben VA16-003
PageT ot 14
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Other Extraordinarv and Exceptional Situation or Condition of the Piece of Propertv: Statf has

not been able to identify any characteristic of the property that creates an extraordinary or
exceptional situation or condition. lt is instructive to note that, based upon the overhead
photograph, the adjacent dwellings seem to be constructed in conformance with the required

setbacks.

Variance Case Number: VA16-003
Page 8 ol 14
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It is also important to recognize that the Development Code, in the Tahoe Area Plan modifiers,
section 110.220.2O(d), allows the construction of a detached garage up to the front proper$ line
when the lots includes a slope of 2lo/o or greater. The subject parcel includes such a slope.

The variance application provides some detail as to the reasons that the variance has been
requested. Those include, The site has a 30% slope and an existing parking deck at the font of
the house. Locating the garage addition where the existing parking deck structure is located is
the least obtrusive option for an attached garage. Any other location would require a new
driveway approach at an even steeper area of the lot. The kitchen of the existing house is
directly in front of the proposed garage and the roofline of the existing house can continue over
the garage and new entry for reasonable and etficient construction that provides safe access to
the home."

All of the factors evaluated show that there are essentially unlimited options for construction of
additional living area as well as a garage on the subject parcel without the approval of the
variance requested. While Statf recognizes that the configuration requested with the Variance
may be the most convenient for the applicant, there is no hardship that rises to the level of
recommendation of approvalfor the variance request.

Variance Case Number VA1&003
Page 9 ol 14



i
Washoe County Board of Ar.rlrlstment

I' -raff Repoft Date: May 12,2016

The request was also evaluated by interested agencies and departments as it covered in detail

below, however, among the most instructive evaluations was provided by Clara Lawson,

Washoe County Traffic Engineer. Her evaluation includes a recommendation for denial for the
reasons that, "a garage could be located within setbacks, a vehicle parked in front ol the garage

would encroach in the traveled way of Cristina Dr., and snow storage would be reduced."

For these reasons, staff recommends denial being unable to make the necessary findings of
fact as required by both Nevada Revised Statutes and the Washoe County Development Code.

Citizen Advisorv. Board

The proposed project was discussed at the regular meeting of the lncline Village / Crystal Bay

CAB on April 25, 2016. The CAB declined to take a vote on the request, and rather indicated
that each member would submit their individual comments in writing to Staff. Minutes are
attached as Exhibit B, the following are taken from those minutes.

r Roger [Pelham] said he isn't representing the project but will answer any code, policy, or
process questions. He isn't for or against the request.

. Gerry Eick said he went by the parcel, and the variance request is consistent with the

neighbors. He said he was concerned visualizing the structure; it's strategically located
in a square shape in between large trees. He said he looked at the site plan, and they
are making it a deeper structure and removing trees. He said it may change the visual
corridor. He asked if it fit the character of the street. He said the owners had received a
letter of support, but does it affect anyone else in the neighborhood. Roger Pelham said
he hasn't heard any controversy for this project, but it's early. The standards by which
variances are judged are state law. The criteria for state law are in the code. lt comes
down to legal standard that forces variance. Roger spoke about standards such as
exceptional narrowness and other exceptional conditions of the property. He said its
about the characteristics of land, not convenience of the applicant. Gerry said with the
condition and slope, it makes sense to have these characteristics, but he said he is
concerned that it goes from square to an entirely different shape with the garage on one
side. They are making one argument, but doing other things. He said it was an

observation.

Judy Miller said she walked the street and obserued many of the homes that have deep
enough driveways to have two parking spaces in front of the garage. She said another
home in the neighborhood had a physical constrain on a narrow lot. She said a variance
is only supposed to be granted when there are extraordinary conditions. She said she
didn't believe or couldn't find reason to go any other reason. She doesn't think it's
appropriate for this property.

Andy Wolfe said he came to similar conclusions as Judy. He said he didn't see any topo

or physical constraints. He said the garage is 24 feet deep, and if you don't demolish the
existing home, you have to intrude into the setback, He said if you cut the garage to 20
feet, you wouldn't have an intrusion, but might not work for storage. He asked is the
location of the existing building a physical constrain that we should consider when
locating the garage. He said it's not a special convenience to have a24tool garage that
is standard. He asked if the avoidance of demolishing the current home making it a
constraint. Roger said the Board of Adjustment will make that final decision. Roger said
no, it's not an extraordinary condition. The location of the dwelling isn't a hardship. He

a

a

Variance Case Number: VA16-003
Page 10 of 14
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said another factor in play is when the conditions are 20% slope. They could build a
garage detached in the same location, but not attached.

Judy Miller said they don't currently have enclosed parking. She asked if he is trading
one non-conforming for another. Roger said not in this case. One enclosed parking
space and one off street parking space is required. He said right now, there are two non-
conforming. lt's legal, non-conforming. Judy said we have seen a lot of vacation rentals
with higher occupancy with no parking. She said there is not a lot of storage; storage will
happen in the garage, and parking will be displaced outside on the street. lt creates a
dangerous situation, especially on a school route,

o

a Gerry Eick said Roger mentioned it's early in the process. Roger said they accept
variance requests on the 15th of every even month. He said its only 9 days after it's
been submitting. He said he will receive comments back from all the agencies: health,
fire, GAB. Roger said he will form his recommendation after he receives everyone's
comments. Gerry said this goes to the BOA on June 2nd. Roger said all the other
agencies feedback will be put into a recommendation in the form of a staff report prior to
the public hearing. Notices will go to the property owner for the official hearing. He said
at the beginning of the process, courtesy notices are sent out. He said he promises
those comments that are submitted in writing will be put into his staff report. Gerry said
he was hoping to make additional comments later in the process. Judy said she was
disappointed in the fact the applicant isn't here. Roger asked everyone to submit
comment or come to the public hearing.

Tom Cardinale said ifs none of our business regarding their storage. She is asking for
access and wants to remove two trees. She wants to make this house valuable to her.

. Gerry Eick recommended to submitting our own comments.

. Andy Wolfe said if he puts himself in the neighbo/s shoes, he said he would rather have
the variance, and leave a view corridor. He said he would want to preserve the views,

Reviewino Aqencies

The following agencies received a copy of the project application for review and evaluation:

. Washoe County Planning and Development Division

o Planning and Development

o Engineering and Capital Projects

o Utilities

o Parks and Open Spaces

o Building and Safety

. Washoe County Health District

o Vector-Borne Diseases Division

o Environmental Health Division

o Air Quality

o Emergency Medical Services

Variance Case Number: VA16-003
Page 11 of 14
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. Washoe County Sheriffs Office

. RegionalTransportation Commission

. Washoe-Storey Conservation District

. lncline Village General lmprovement District

. Nevada State lands

. Nevada Tahoe Conservation District

. North Lake Tahoe Fire Protection District

-.alf Report Date: May 12,2016

Two out of the sixteen above listed agencies/departments provided substantive comments
and/or recommendations in response to their evaluation of the project application, most of the
reviewing agencies simply replied that they had no comment. A summary of each agency's
substantive comments and/or recommendation and their contact information is provided.

Washoe Countv Planninq and Development recommended denial of the request
due to lack of an identifiable hardship applicable to the subiect parceL
Contact: Roger Pelham, 775.328.3622, rpelham @ washoecountv.us

Washoe Countv Enoineerino and Caoital Proiects lTraffie Fnoineerl
recommended denial of the request due possible conflict betvveen parked cars
and traffic on Cristina Drive and reduced snow storage area.
Co ntact : Cl a ra Lawso n, P E, 7 7 5. 328. 360 3, cl awson @ washo eco u ntv. u s

Statf Comment on Required Findinqs

Section 110.804.25 of Article 804, Variances, within the Washoe County Development Code,
requires that all of the following findings be made to the satisfaction of the Washoe County
Board of Adjustment before granting approval of the abandonment request. Staff has
completed an analysis of the application and has determined that the proposal is not in

compliance with the required findings as follows.

1. Special Circumstances. Because of the special circumstances applicable to the property,

including exceptional narrowness, shallowness or shape of the specific piece of property;

exceptional topographic conditions; extraordinary and exceptional situation or condition of
the property and/or location of surroundings; the strict application of the regulation results
in exceptional and undue hardships upon the owner of the property.

Staff Comment As noted previously, there are no special circumstances applicable to the
property that result in exceptional and undue hardships upon the owner of the property.

2. No Detriment. The relief will not create a substantial detriment to the public good,

substantially impair affected natural resources or impair the intent and purpose of the
Development Code or applicable policies under which the variance is granted.

Staff Comment: Because there are no special circumstances applicable to the property that
result in exceptional and undue hardships upon the owner of the property, the relief has the
potential to impair the intent and purpose of the Development Code, also the reduction in the
front yard setback has the potential to create conflict between cars parked in front of the
garage and traffic on Cristina Drive.

Variance Case Number: VA16-003
Page 12 of 14
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3. No Special Privileoes. The granting of the variance will not constitute a grant of special
privileges inconsistent with the limitations upon other properties in the vicinity and the
identical regulatory zone in which the property is situated.

Staff Comment: Because there are no special circumstances applicable to the property that
result in exceptional and undue hardships upon the owner of the property, the relief would
constitute a grant of special privileges inconsistent with the limitations upon other properties in
the vicinity and the identical regulatory zone.

4. Use Authorized. The variance will not authorize a use or activity which is not otheruvise
expressly authorized by the regulation governing the parcel of property.

Staff Comment: Residential additions and garages are allowed uses within the Medium
Density Suburban zone.

5. Effect on a Militarv lnstallation. The variance will not have a detrimental effect on the
location, purpose and mission of the military installation.

Staff Comment: There is no military installation within 3,000 feet of the subject site, therefore
this finding is not applicable.

Recommendation

After a thorough analysis and review, due to the lack of any special circumstances applicable to
the property that result in any exceptional or undue hardships upon the owner of the propefi
Variance Case Number VA16-003 is being recommended for denial. Staff offers the following
motion for the Board's consideration.

Motion
I move that after giving reasoned consideration to the information contained in the staff report
and information received during the public hearing, the Washoe County Board of Adjustment
deny Variance Case Number VA16-003 for Thomas and Susan Fleming, being unable to make
all four applicable findings in accordance with Washoe County Development Code Section
1 10.804.25:

1. Special Circumstances. Because of the special circumstances applicable to the property,
including exceptional narrowness, shallowness or shape of the specific piece of property;
exceptional topographic conditions; extraordinary and exceptional situation or condition of
the property and/or location of surroundings; the strict application of the regulation results
in exceptional and undue hardships upon the owner of the property;

2. No Detriment. The relief will not create a substantial detriment to the public good,
substantially impair affected natural resources or impair the intent and purpose of the
Development Code or applicable policies under which the variance is granted;

3. No Special Privileqes. The granting of the variance will not constitute a grant of special
privileges inconsistent with the limitations upon other properties in the vicinity and the
identical regulatory zone in which the property is situated;

4. Use Authorized. The variance will not authorize a use or activity which is not otherwise
expressly authorized by the regulation governing the parcel of property.

Variance Case Number: VA16-003
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i
Washoe County Board of Aulr.rslment -.aff Beport Date: May 12,2016

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 original applicant, unless the
action is appealed to the Washoe County Board of County Commissioners, in which case the
outcome of the appeal shall be determined by the Washoe County Board of County
Commissioners. Any appeal must be filed in writing with the Planning and Development
Division within 10 calendar days after the written decision is filed with the Secretary to the Board
of Adjustment and mailed to the original applicant.

xc:
Property Owner: Thomas and Susan Fleming, 5111 Alta Canyada Fload, La Canada

Flitridge, CA 91011

Representatives: Elise Fett and Assoc, attn. Julie Rinaldo, PO Box 5989, lncline Village,
NV 89450

Action Order xc:

Variance Case Number: VA16-003
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From:
senE:
TO:
cc:
subject:

Exhibit A, vA16-003
Lanson, clara
rriday, May 06, 2016 4:55 Ptt
PeIham, Roqer
vesely, t-e6; smith, onayne E.

vA 16-003 APN 126-251-06

r recommend denia'l because a garage could be'located nithin setbacks, a vehic'le
parked 'in front of the garage-vrould encroach in the trave'led uray of cristina or. ,
and snov storage uould 6e r6duced.

c'lara Lawson, PE, proE, Licensed Enq'ineer
washoe county I community services oept I engineering oivision 1001 E. Ninrh sr- t Reno Nv

<'lawson@rr,ashoecounEy.us I o 775-328-36031 fax 775-328-3699

connect with us: cuai1 I ttritter I racebook I rrtrr-washoecounty.us

89520

Frorn: corbridge, rimble
Sent: Thursday, May 05, 2016 9:17 A,q
To: Pe I h:rm, Roqer
ccr vese'ly, ue6
subiect: - vA 16-003
httis : /Arr'.rv. r,tashoecounty. us/csd/p'l anni nq-and-deve'l ooment,/apo'l i cati ons
/f i 1 es -p1 ann'i ng - devel opi,rentr'comfl-di st-ofr e,/val6-003rr.. pdf ' "

Roqer,
t 6ave no com.nents for Road issues.
teo shou'ld add conditions for an automatic garage door opener and perhaps a hold harmless for snow

removal operations.
Thx,
ri mb] e
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WASHOE COUNTY
COTII\IUNITY SER1TCE S DEPARTI\IE}{T

Euginecing and Cepital Projects Dhisbn

"Deilicarcil to Exccllenca ia htblic Scnrtc"

INTEROFF!CE MEMORANDUM

DATE:

TO:

FROIil:

SUBJECT:

Moy, 95,29,,

Roger Pelhom, Plcnning ond Developmenl Division

Leo R. Vesely, P.E., Engineering ond Copitol Projects Division

vAl6-003
APN 126-25t-06
rIEMING SEIBACK VARIANCE

I hove revierved lhe referenceo'vorionce cose ond recommend deniol.

LRV/lrv
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.mV
Washoe-Storey
Conservation

District

Natural Resource
Conservation Service
{365 Corporate Btvd.

Reno, NV 89502

Tel: (775) 857-8500
ext.131

Fax: (775) 857-8525

Board of Supervisors:

Bret Tyler
Chairman

James Shaffer
Secretarl

County Appointee

Kevin Roukey
Directo

Tory Friedmen
Supervisor

Spencer Scott
Superviso

John hluntin
Supervisor

OPEN
City Appointee

!ot

Exhibit A, vA16-003

Roger Pelham, trIPA, Seuior Plauner
Iu\-'trIullin, Plauuer
Treror Llord, Senior Plauner
Chad Giuhger, AICP Senior Planner
Lora R. Robb, Planner
$'rshoe Coun\' Commuui(v Senices Deputment
Plenning aorl Derelopment Dirtsion
l00l E.N-itrth St.,Bldg. A
Reno,liT895l2 Apdl23,20t6

Subject .{,pril.{geuc1 Rerien'- Caselr:os.-PIfl&004 (Cole); P}IIG006 (ILMt.
Rosc Estates); ^{.C1G002(Iliiklen Tellel Fire Strtion); SBlG00{$erizon
.{,rron'creek Couatr.r' CIub); TAIG001 (Ufer); S\1' tG002 (Heorlenon)

Rogu, et al,

Thauk 1'oufor poviding us dre April Agsc, Rerte$.s ud fte opportrrrft!' to reries.
ad proltde counxeuE. \\re har.e rerie$'ed fre subject propoled p,rojec6 u requested
arud n'e hare &e follos'iug coEEstB:

Parcel llap Case I\umb er PlIlG00,1 (terri Cole)
The poposed poject is to qprove a Teutative lvlap to allos. &e dirtsion of a 2.1i+cre
prcel (017-342-29) into a 1.00S-acre prcel ard a l.I*acre prcel. The projsct is
located tu Ssctiou 04, Tl7N, R20E, IIIDBI"I tE \$arhoe Cor.rnty. \1'e harre &e
follos'iug couurenr ou this proposd project

l. Regrdiug Suppleueuul Iaformatiou iteor 9 - The applicart sues drat te
property coutains uo n'edatls. Hon'el'er, &e aea is n'i&in dose !,ro.\imrt,' of inigtiou
dit&es ard Steanrboat Creeli ad fte property eppears o harc poteutial n'edaud
sigutrues ou &e uor& erd of ihe pacd iu thl Iielil Also &e N\\Ih.Irys for&e area

iudicete PEIvIC frelh n'ater n'eilards in &e r.icinig of the proputl'. Further tLe soil ot
&e popeny is listed as Tm&ee Siltloam (S00), s'hictr is listed as aHydic Soil ou&e
N*ioual H1'dric Soils List Therefore, it is our recoumsrrlatiou &at &e Courty
couditiou &e eppord th* fte ryplicart be requted to submit a Jruisdicioual
Detemriutiou to &e U.S. Amry Corps sf Fn,qineers for rerie$. ud rerificetiou offre
nedaruds on fte popaty so that &ey may assesseil for dre potelrtial impact to fteor
from ay proposed pojecr

2. Regarding Supplemeuul Idormaliou it"ru 1l -The4plicart sw-s ft.at
property is uotrear a$'ater body, sreu, Siguificut H1-drolo_qic Rerouce orripuiu
aea- The ploperly is ues &e Jrurbo Inigtiou Dit& aril &e St-u Bot Creeli The
propsqy has aFlood Zone dusificatious ofX ud AE. \\re recommeutl the Cou:rty
cou.ditiou the approtal requiring ihe applicat to comply s'i& rypropriae Cormtl
ordiuaucer regudiug Floodplain l{anageueut

Tentrth'e Parcel trIap Casel{umber P.\t 1G006 (trIonte Tista rt Estdes et trIouut
Rose)
The poposed project is to appor:e a Tennfre M4 to allos' the divisiou ofa +.L 6.65-
acre parcel (150-{60-05) iuto tn'o pucels of +,'- 3.90-acre parcel ad a *r'- 2.75-acre
pucel. The poject is located iu Sectior 35, TlSli, R19E, IdDBNI iu\\rashoe Couoty-
\\re ha-e &e follos'iug coEEErE ou ftis poposeil projecr

l. Regadtng Supplemenal Information iteu 9 - l}e ryplicat replid
NO to the questious Does &e property coutaiu n'eduds? Amoug! &e popertl' may

conain rvedands per se. &e proJect uea rs adjacent to \\tites Cree\ afruisdicional
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Exhibit A, VA16-003

lTaras of dre Uuted States, aud u sudt a deliueetiou of dre linrin oftlris feature should be

couduccd to ideutifl' the ltmis of dre U.S. Anry Corps ofF".einrsrs. It is otu
recomm"urdatiou &at &e Connty couditious dre appord to require the spplicent to coutluct a
Jruisdiaiond Detetariuatiou and subuit tt to the U.S..{my Corps ofEugiueers fo,r

rerificatiou.
?. Regadiu-q Supplor"rntal Infomratiou iten ll - TheEplicart has&e&ed NOtothe

questiou reguding geologic hazsds such as ..-. Is it subjsct o ---flash floo,ils, il itnex a
s'ater body sream .--or ripuiau aea? Hon'eter, ir is appreudy dex drat the proputf i;
adjaceut to l\tites Cree} ard ie rtpuiau sea- Also l$lrires Cre'.L is desiguaed u Flood
Zoue A and X. Itis oru recornmeudatiou &at fte County conilition the appor-el thar dte
qplicaut be requireil to subrrit the proper docureuE ud urapr to aildrers ftere i:ruer.

.{.menilment of Couilitions Case \-umber ACIG002 (Hitlilen \rellel Fire Station)

The proposd project i: to allow for &e Amendmeut of Conditious of fte exirtiug Special Ltse Pamit SB

12-007 to esrerd fte time puioil to allon' a mmufactued houe to be used as lfting qu.aatets fm
pofessional for professioual firefigbtas uutil July 01, 2021. Ite poject is locaed at 32i5 I$e:t HidiIEt
\taley Drirre, Reno, \\rashoe ft*t,', Nevaila iu Seciou 22, T19N, Rf0E I,IDBIU.\\'e hn-e dre follon'in-q

couuueutr ou dris poposed Foject

l. Geueral Coumeut - Ile poject is iu dose proxinity tothe Hiddeu Valley mttigatiou a€a
ard as suctr n'e s.oulil recommsd drat the Co,rug require &e applicart to install ad.br
maiuein uy aud all BlvIPs uecessery to iusure frat any pollutauti frour seilim".ut ruuoff&om
enteriug dris site.

Specid I;t e Peruit Cru e lfumber SBIG00{ (\rerhon - Arton creek Countrl' Club)

The poposd poject is to allos. fo,r &e coustructiou of a uen' nireless cellulr faciltty cousistiug ofa 56-
foothietr mouopole utliziug a steal& desigu disguised as apine tee s'i& for sectols, eadr s'ih &ree S-

foottall anterrras per sectqr foratotal of 12 ater:ras. 12 grormd mounted remote radio unin (RRII),
usocitert equipmart cabinet. all erdosed ni&in afErces 30'x 30'leare uea The poject il lotrted *
190j Arron'cre* Parbivay, Reno, \\rashoe Couuty, Netada in Sectiou 23, TISN, RlgE [.IDB]',I. \Te here
any coEuneEts on dris poposed Projsct

l. General CouuErb -The poject it loc$ed in dose poximitl' o a e.risting draiuage ctrurel
to &e sou& of&e project sire. It is sul sscaulleqd:tiou drat &e County coudiu-ou &e

ry1rrotal to require he applicent to iushll &e necessal' BlvlPs that s:.f,I per'ent uy posrible

flos' ofrur-off pollutmE from euterbg &e &ainage.

\rariluce Crse \-umber YAI6002 Ofer)

The propoled poject is to allow for (a) &e reductiou of fte required frout yud letbadi ou &e nor& siite

of&e prcel from 20 feet to lS fee! and (b) reduce dre required ftont yard setba& ou &e s'est side of tLe

pucel &oar 20 feet to l{ feet, itr order to accommotlare a ues.marufactuetl home ni& carpo& TLe

Eoject is loctd * l20lvlalcolm Ateuu: iu Gratdrien' Tcrrace. Relro, \\rahoe &*B', Nerada in
Secriou lC Tl0N, RlgE l',IDBl',[ \\'e hate any coulletrt on fiis poposed plojecE

l. Geueral Coumsrt -Ihe poject is locxed in dose poximiry' to ar existirg drainage chuuel
to rLe sou& of ihe poject site. It is our recommendatiou drat dre County couditiou &e

ry!'rol'el to require he ryplicat to iusall fte ueceisry BluIPs &at s:.ilI per-eut uy possible

flos' ofrur-off pollums from euteriug &e drainage.
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2. It is ou recoussrdatiou that the Cor.ruty couditiou dre approval to require thu the rypliraut
coutact and coordiuate s'i& the \\rashoe-Storel Consen-atiou Distict to rerim' &e poposed
laudrcape plau ad poposeil seed ui.i to be usediu dre poposed laudsc4e plar.

Sp ecial t se Peruit C rs e Number S\141G002 (Ilenilenon)

The poposed poject is to app(ove a 1,016 squae footmodular home a: adetacld effessory' ds.dltug
ou a puc.J dru couta'ns au eiisting 2,033 squue foot ur& ds'elltug. The poject is lor*ed ar 95
Camreros Drire, Spuks, \Yuhoe ft*ty, Nerada in Section 36, TllN, R20E L.IDBNI. \lie hare uo
conmeub on dfl poposeil projecr

These pojects; .{P 1G002 (Classical Tahoe); \'IA 1G003 (FIeninO; T}I 1G003 (Iudine Creek
Estetes) are loceted-ouaiile-of&e \\rarhoefStorqy- Cousen'aioa Distsict Serrtce Area so ne har'e u0
coE4€nt Hos'eter, &e projre ae located s.i&in ihe bounduies ofthe Neveda Tahoe Coulenatiou
Diitict serrice see \Ye recoumentl you poride drem copies ofdre proposed project forfreir rertsn'
Their contact iufomoatiou is:

Netarla Tahoe Conserrariou Disrict
P.O.Box 9li
?nph1t Cote, !.i\/ S9:l4S
Jasou Brand, Distict Nlaua_qer

Tel. -i75-is&1610 exr 33

tlre:e rre our coulr€nb aud recoumsdatious fo,r &e subject pojecs. \Te appreciate the opportuuitl' to
portile coDrneub aud recouueudatious ou pojecB ftat urey hare impacts on our rtattual resoluces.
Should you hn'e ary fi:r&a questions pleue couhct Kert J. Rouliey byphoue s 775-132-lj7l or
email kertuir Sldanuet

Siucerely,

,iOnliud Siened bylGvitr J.Roukey

Knin J-Rortel', Di*ia Dtrector
\yashoerStore, Consen atiou Distict
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WASHOE COUNTY
HEALTH DISTRICT
ENHANCING OUALITY OF LIFE

April26,2016

DonnaFagat
l!'aslroe C,o unty Com mun ity Sen'ices Dep artntent
l00l E.Ninth Sbeet, Bldg.A
Renql.I\/ 89512

DuuMs. Fagan:

I roccivcd yourcmail datod April2l,2016, rcqucstinga reviewof ilre April AgenryRer'lervMenro III
rcgarding tho tariancc apptication (ltcm 5).

Bascd on ilrc subrnittcd docrrmcntation, it is anticipatcd that there rvill be minirnal irnpacls conce m ing Ett{S

rtriponscs to thc rusidcntial parc*t. Additionotly, it is not anticipoted that there u'ill be impacls concem[ng

acccs$ {o hcslthcare services urd facilitics. Should you nccd a cornpletc Environnrental Impaot Assessmenl,

pleasc contact thc \Iraslme County Hcalth Disuict's Division of Environment Health Seniccs at (775) 32&
2434.

Adrnnced Life Suppon (ALS) fue and ambulancc seryices are prcvidcd by thc Norlh Lalic Tahw Fire

Protection Disrict The closest fire stalior to thc nsidential pnrccl is approximatcly onc rnilc away,

Therp is also o hoqrital rrithin proxlmity to tlre Cdstina Drive sita shorld rssidmts rcquirt sush scrviccs. Thc
Incline Village Community Hospitat is approxiruately l.? miles arvsy frum the nxidsflcs. Thcre are slso swtral
o0rer acule care hospitals and heahhcare ruonrces srailable in lVashoe County,

It is rpcommerrded thc residentia! unit hrs flre lpuse nurntxr olearly rnarked ort the curb U{tlrs drwlling so the

residcnts can bs quickly located by pubtic safetl'agencies.

Plcaso foel frcc to conhctme if you hat'e any guestions,

Sincrrcly,

0C ,..L't-,
Cluistina Conti
E[4S Program !\,lanager
c cont i 

rn'l naslrr r* or t nl y.t I s.#

CI?s)326{,042

EPIDEMIOLOGY AND PUBLIC HEALTH PREPAREDNESS
I 00'l East Nlnth Street I P.O, Box I I 'l 30 I Reno, Nevada 89520
EPHPoffice: 775-326-6055 I Fax: 775-325-E130' I washoecounty.us,/health
s..vtng teno. Sprrlr rnd rl o, U/stho{ Counrr. N€y!dr, Wrlhor Co{|nl}, lr il [qur; 9tr.rtunlty trnplsy.r.

@
Ft$lIcHt.ht
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4ttxcuNr
latrlvru^GE16ffi
ent Revievl Status Sheet

Date: t2-22-15

RE:

APN:

Service Address:

vA 15-003
126-251-06
715 Cristina
lncline Village NV E9451
Thomas and Susan FlemingOvrner:

Phone: Fax' Email:

Mailing A&lress: N/A

Attention: Roger D Pelham

Washoe County Department of Cornmunity Development
PO Box 1113q Reno NVE9520

Variance Case Number VAl6-003 (Fleming Front Yard Setback Reduction)
Hearing. discussion. and possible aclion to approve a variance to allow the reduc{ion in the
frontyard setbackfrontl5feetto approximately l0feetand 13/16 inches, to facititatethe
expansion of the existing duvelling.
Applicant Elise Fett and Associates Attn: Julie Rinalclo PO Box 5989 lncline Viilage, NV 89450
Propefi Owner: Thomas and Susan Fleming 5111 Alta Canyada Road
La Canada Flitri<lge, CA 91011
: Location: 715 CriSina Drive, approximately 750 feet southea$ of its interseclion with Eagle
Drive, in lncline Village
- Assessor's Parcel Number: 126-251-06
: ParcelSize: t.363 acres
- lylaster Plan Category: Suburban Residential (SR)
: Regulatory Zone: lr{edium Densig Suburban (!ulDS)

= 
Area Plan: Tahoe

- Citizen Advisory Board: lncline Village/Crys1al Bay
- DevelopmentCode: Authorized in Articte 804, Variances
- Commission District 1 - CommissionerBerkbigler
I Sectionffownship/Range: Seclion 10 & 11,T16N, R1BE, l,.lDht.
Washoe County, NV
r staff: Roger D. Pelham, l;lPA, senior Plannerwashoe county community services
Department Planning and Development Division
I Phone:775-328-3622
: E-mail: rpelham@washoecounty.us

No impaa tothe lncline General lm ent District

Completed by: Tim Brmon, Chief lnspector
Phone: (775) 832-1245 Fax. (775) 832-1260

lncline Village General lmprovement Distric, 1220 Svreewrater Road lncline Village NV 89451
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Erom: Eagan, Donna
Sent: Wednesday, April 27, 20LG 9:24 AI{
To: Young, Eric; Pelham, Roger
Subject: EW: April Agency Review Memo III

Eric and Roger,

Conne rr!-9_ f.e.r - !y9..*AB*1. 6-OO2 and five, VAI-6-003.

Donna

Erom: l4ark Regan [mailto :mreganGnltfpd.net]
Sent: Monday, April 25, 20L6 9:46 PM

To: Fagan, Donna
Subject: Re: April Agency Review Memo III

NLTFPD I{ good with both two and fit€i

Mark Regan
Battalion Chief/Assistant Eire l{arshal
NLTFPD
775-46L-6200

prom: Fagan. Donna
sent: wednesday, April 27, 20L6 10:07 At{
To: Pelham, Roger
Subject: Fr{: April Agency Review Memo III

Roger,

c-oJtqqe,{lls rqgqSQing. i_tgp.f-1, 4c16:0-0?-: a4Q item #s, vAL6-003.

- Donna -

From: Crump, Eric S

Sent: Wednesday, April 27, 201-6 9:11 AM

fo: Fagan, Donna
Subject: RE: April Agency Review Memo III

Donna,

I have reviewed *1 & *5 and do not have any conditions

Eric crump
operations Division Director
washoe County Community Services Department
775.328.2182 (office)
715.386.3129 (ce11)
ecrump@wa shoe county. us
3101 Longley Ln., Reno, NV 89502
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'Erom: Sirpson, Tlrr
Sent: Ifiursday, P+riI 21, 2016 1:38 Ptil
To: Pel-tram, Roger
Subject: 1Dl6-003 (Eleuling Eront Yand Setback ReducEior)

Roger,
Ihe utility has no cormnEnEs for IfAl6-003 (EIerdIg FronE Yard Setback
Reduction).

thanks,
Ti:rnthy Si.:rpson, P.E.
EI'iTTiRONMENIAI ENGINEER II
Hashoe County CSD, Engi-neering and Capital Projecus
E: tejnpsonQwaghoecounty.us I O: (?75) 954-464e I E:
1001 E. Ninth SEreeE BId A, Reno, IW 89512
P.O. BOX 11130, Reno, NV e9520-0027

(?7s) 32e-3699

CorurecE with ug: d,Iail I lr,,'itter I Eacebook I wnr.r+ashoecounty.us

Itom: froy. Dennis V
Sent: thursday, April 21, 20l-.6 1:32 P[t
To: Pelham, Roger
Strbjects: Vbiiance Case No. VA16-003

Hi Roger,

laifs has no-c&unenti on the above menbioned. variance case tso red.uce the
front yard setsloack.

ahanks !

DT

Dennis Sroyl Park Plauner
p 775.328-20s91 f 7'?5.829.8014
I{ashoe County I CorEounily ServLces DepartmenE-parks
P.O. Box LL130l Reno, NV 89520
vn'n, . wastroecounblparks . com

Page 9 of 11
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^
RtGtoNAr InANSPORTAnON COlt iltsstoN
llctropolllan Plannlng . Publk rronspottatton & opcratlons , hginccring c constructlon
Mctropolrtrn Pluning Orgrniatron of l\'uhoc Counly, Ncvadr--g

April28, 2016 FR: Chrono/PL 18&16

Mr. Bill \Mitney, Divislon Director
Commun ity Services Department
Washoe Coung
P.O. Box 11130
Reno, NV 89520

RE: ACl6{,02 (Hldden Valtey Fire Statlon)
API 8{02 (Claaslcal Tahoe)
SB16-004 (Verlzon Arrowcreek Country Club)
VAl6{02 (Ufer)
VAl6{03 (Flemmlng Front Yard Setback Reducflon)

Dear Mr. Whitney,

we have reviewed the above applications and have no comments at this time.

Thank you for the opportunity to comment on these appli<xtions. Please feelfree to contact me at
3324174 if you have any questions or @nrnents.

Sinwrely,

,&r*#d^
Rebeoca Kapuler
Planner

RMm

Copies: Roger Pelham, Washoe County Communlty Services
Erlc Young, Washoe County Community Services
Chad Giesinger, Washoe County Community Servlces
Lona Robb, Washoe County Community Servlces
Debra Goodwin, Regional Transportation Commission
Julie Masterpool, Regional Transportation Cornmisslon
Tina Wu, Reglonal Transportation Commiss'lon
Davkl Jickling, Regional Transportation Commission

/Washoo Coonty no convnonl G!05t6

RTc Eorrd: tloofi. Jo.don (chrr) . Ron snilh onc. chd.) . Bob Luccy . p6ul ucl$ilh . Hmh. Bortbghr
FoBox3@2 Reno. 1w89520' ll05Tmrhtwry Rcno.iwE9502.77s.ge{x00.,t6lrath(rrrm
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WASI-.{OE COUN l-Y
HEALTH DISTRICT

May 3,2016

Roger Pelham, Senirx Planner
Washoe County Community Services
Planning and Developnrent Elivision
PO Box 11130
Reno, NV 89520-0027

RE: Fleming;126-251-06
Variance Case. VAI 6-003

DearMr. Pelham:

The Vttashoe County Heallh Dislrict EnvironnrentalHealth Services Divis'rcn (Division) Engjneering
and Vector have reviewedthe above referenced pojed. Approval by this Division is sufiedto the
follovhg condtions.

1. The proposal to redtce the buldng setbacks to accomrnodate the proposed con$rudion rvill not
adversely inpactthe lot This parcel is served by municipal sewer and municipalwater.
Environmental Health has no otjedions to the approval of this variance.

lf you have any qteslir:ns regardngthe foregong, please callJrm English 328-2610 orJim Shaffer
7854599 regarding engheering orvector conments, respedively.

Sincerely,

James English
Environmental Health Specialist Supervisor
Environmental Health SeMces

JE/JS/;gq

cc: File -Washoe County Health Distrid

Elise Fett & Associates - elise@elisefet.com

J.L. Shaffer
Pro gram Coordnator/Plann er
Vector€orne D seases Program
Environmental Health Services
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lncline Village Crystal Bay Citizens Advisory Board
DRAFT: Approval of these draft minutes, or any changes to the draft minutes, will be reflected in writing in
the next meeting minutes and/or in the minutes of any future meeting where changes to these minutes are
approved by the CAB.

Minutes of the lncline Village Crystal Bay Citizens Advisory Board meeting held at lncline Village General lmprovement
District, 893 Southwood Blvd, lncline Village, NV 89451 on APRIL 25, 6:00 P.M.

1. *CALL TO ORDEH/ PLEDGE OF ALLEGIANCE - Pete Todoroff called the meeting to order at 6:00 P.M.

2. *ROLL CALUDETERMINATION OF A OUOHUM - Pete Todoroff, Gerry Eick, Tom Cardinale (Alternate for Kevin
Lyons); Mike Sullivan (Alternate), Andy Wolfe (arrived late); Judy Miller. A quorum was determined.

Absent: Kevin Lyons (excused)

3. *PUBLIC COMMENT.

Michelle Bays, Supervising lnvestigator from the District Attorney's office, introduced herself. She said they have been
focusing on outreach. She would like to get Mr. Hicks on the agenda for a future meeting to open up the line of
communication. She said they would like to come and give an update. She said they have a civil division, family division,
and fraud check division. She said they have a big role in public safety.

4. APPROVAL OF THE AGENDA FOR THE MEETING OF APRIL 25,2016- Gerry Eick moved to approve the agenda
for the meeting of APRIL 25, 2016. Andy Wolfe seconded the motion to approve the agenda. The motion passed
unanimously.

5. APPROVAL OF THE MINUTES FOR THE SPECIAL MEETING OF MABCH 28,2016 - Judy Miller made a motion to
approve the minutes lrom the meeting of MARCH 28,2016. Tom Cardinale seconded the motion to approve the minutes.
The motion passed unanimously.

6. *PUBLIC OFFICIAL REPORTS
A. *Washoe County Commissioner - Commissioner Marsha Berkbigler was unable to attend. Commissioner Berkbigler
may be reached at 77 5-328-2005 or mberkbi gler@ washoecou nty. us.

Al Roger invited everyone to contact Commissioner Berkbigler with any questions.

7. DEVELOPMENT PROJECTS - The project description is provided below with links to the application or you may visit
the Planning and Development Division website and select the Application Submittals page:
http://www.washoecountv.us/comdev/da/da index.htm.

A. Tentative Map 16-003 (lncline Creek Estates Phase 2) - Request for community feedback, discussion and possible
action to approve a common open space subdivision that will include dividing a 11.68 acre parcel into 10 single family lots
and one common open space lol. (This item is for possible action by the CAB.)
ApplicanUProperty Owner: NCP/lCP, LLC.
Location: 800 College Drive
APN:129-280-21
Staff : Trevor Lloyd, 77 5-328-3608, tl loyd @ washoeco u nty. us
Reviewing Body: This case is tentatively scheduled to be heard by the Washoe County Planning Commission tentatively
on June 7.

Andy said his lncline Law Group has had involvement with this project. He said this connection is significant enough and it
would raise concern. He said he will abstain from the discussion and voting.

Brian Helm, Representative for lncline Creek Estates Development, gave an overview of the project:
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. He said they are requesting approval for the tentative map for phase 2 of the lncline Creek Estates Subdivision.

Brian gave some background:
. The subdivision is located olf of College Drive
o Phase 1 included 57 units; 10.25 acre subdivided in 2005.
o They have sold 55 of 57 units. Two are currently under contract. The HOA is owner controlled.
o Phase 2: ln 2008, THPA conditional use and tentative use map were approved; both approvals expired in 2011

due to Phase 1's slow progress. He said they are bringing it back because Phase 1 is nearly complete.
r Phase 2 has 10 single family lots and one common lol which will be annexed into the HOA.
. The Affordable housing requirement was completed in 2008.
o Brian showed the Phase 1 and Phase 2 on a map. Phase 2 will satisly the secondary egress for fire emergency

access.
. He showed the subdivision tentative map with examples and pictures from Phase 1.
. 36,000 sq ft of impervious coverage; 33%; banked and onsite and ready for use.
. Required BMPs.
. No variances required.
o No changes to original project. All findings to project, plan, suitability were made; no special conditions.
. The architecture is an update to the existing; asphalt and shingle with stone detailing.
. He said it's currently under TRPA review.
r Upcoming meetings: tt/ay 13th & June 7rh - Planning Commission for Tentative Map approval.

Comments:
. Tom Cardinale asked if the smaller units are integrated in the other 7 units. Brian said the smaller units will have

patio space outside.
. Gerry Eick asked about the area north of unit 59. Gerry asked about the tocation of BMP and open space with

neighbors to the west of Phase 2. Brian said that a SEZ with vegetation. Brian said that will remain as open
space. He said they met with Fire Department and Forest Service to discuss fuels management for that space.
The agencies issued a letter about that, Gerry asked aboul occupancy for July 1 , 2017 , He said when you go
before the County, this is one parcel now, and it will be changed into 11 parcels. Brian said we would have record
that as soon as the final plan was recorded. They will take the linal map to the County in July.

o Pete Todoroff asked about the financing. Brian said the financing has been funded. Phase 1 profits will pay for
Phase 2,

. Tom Cardinale asked if they have received feedback from the residents. Brian said no, they have received no
comments.

. Gerry Eick said this is consistent with the original plan; they picked up where they left off.

. Judy Miller said the fact they aren't asking for a variance and it's a continuation from an existing project, it would
be successful. Tom Cardinale agreed with Judy Miller, and said no one is complaining. Gerry Eick said it's
positive that ihey are finishing the roadway for proper access.

. Peter Morris said he goes by here every day. He said it's an eyesore. He said it would be a great thing for it to be
complete.

. Wayne Ford said he has been here for a long time. He said it is a real plus and improvement compared to what
was there before.

. Kendra Wong said she lives across the street. She said it was a very well planned community. They did a great
job with the project. She hasn't seen any impact with traffic.

. Judy lt/iller said we are quick to criticize, but we all supported this. We can voice our support.

MOTION: Judy Miller moved to recommend support for the Tentative Map and development for the lncline Creek
Estates proiect; Tom Cardinale seconded the motion. Motion passed unanimously. Andy Wolfe abstained.

B. Variance Gase Number VA16-003 (Fleming Front Yard Setback Reduction) - Request for community feedback,
discussion and possible action to approve a variance to allow the reduction in the front yard setback from 15 feet to
approximately 10 feet and '13l16 inches, to facilitate the expansion of the existing dwelling. (This item is for possible action
by the cAB.)
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ApplicanUProperty Owner: Elise Fett and Assoc, attn. Julie Rinaldo, PO Box 5989, lncline Village, NV 89450

Location: 715 Cristina Drive, approximately 750 feet southeast of its intersection with Eagle Drive, in lncline Village'
APN:126-251-06
Staff : Ro ger Pelham, 77 5-328-3622, rpel ham @ washoecounty. us
Reviewing Body: This case is tentatively scheduled to be heard by the Washoe County Board of Adjustment on June 2,

2016.

a

Roger said he isn't representing the project but will answer any code, policy, or proeess questions. He isn't for or
against the request.
Gerry Eick said he went by the parcel, and the variance request is consistent with the neighbors. He said he was

concerned visualizing the structure; it's strategically located in a square shape in between large trees. He said he

looked at the site plan, and they are making it a deeper structure and removing trees. He said it may change the
visual corridor. He asked if it fit the character ol the street. He said the owners had received a letter of suppott,

but does it affect anyons else in the neighborhood. Roger Pelham said he hasn't heard any controversy for this
project, but it's early. The standards by which variances are judged are state law. The criteria for state law are in'
ihe code. lt comes down to legal standard that forces variance. Roger spoke about standards such as exceptional
narrowness and other exceptional conditions of the property. He said its about the characteristics of land, not

convenience of the applicant. Gerry said with the condition and slope, it makes sense to have these
characteristics, but he said he is concerned that it goes from square to an entirely different shape with the garage

on one side. They are making one argument, but doing other things. He said it was an observation.

Judy Miller said she walked the street and observed many of the homes that have deep enough driveways to

havb two parking spaces in lront of the garage. She said another home in the neighborhood had a physical

constrain on a narrow lot. She said a variance is only supposed to be granted when there are extraordinary
conditions. She said she didn't believe or couldn't lind reason to go any other reason. She doesn't think it's
appropriate for this propefty.

Andy Wolfe said he came to similar conclusions as Judy. He said he didn't see any topo or physical constraints.

He said the garage is 24 feet deep, and if you don't demolish the existing horne, you have to intrude into the
setback. He said if you cut the garage to 20 feet, you wouldn't have an intrusion, but might not work for storage.

He asked is the location of the existing building a physical constrain that we should consider when locating the
garage. He said it's not a special convenience to have a24lootgarage that is standard. He asked if the

ivoidance of demolishing the current home making it a constraint. Roger said the Board of Adjustment will make
that final decision. Roger said no, it's not an extraordinary condition. The location of the dwelling isn't a hardship.
He said another factor in play is when the conditions are ZOYo slope. They could build a garage detached in the
same location, but not attached.
Judy Miller said they don't currently have enclosed parking. She'asked if he is trading one non-conforming for
anoiher. Boger said not in this case. One enclosed parking space and one off street parking space is required. He

said right now, there are two non-conforming. lt's legal, non-conforming. Judy said we have seen a lot of vacation
rentals with higher occupancy with no parking. She said there is not a lot of storage; storage will happen in the
garage, and parking will be displaced outside on the street. lt creates a dangerous situation, especially on a
school route.
Gerry Eick said Roger mentioned it's early in the process. Roger said they accept variance requests on the 1Sth of
every even month. He said its only 9 days after it's been submitting. He said he will receive comments back from

all the agencies: health, fire, CAB. Roger said he will form his recommendation after he receives everyone's
com.",its. Gerry said this goes to thtBOA on June 2il. Roger said allthe other agencies feedback will be put

into a recommendation in the form of a staff report prior to the public hearing. Notices will go to the property

owner for the official hearing. He said at the beginning of the process, courtesy nolices are sent out. He said he

promises those comments that are submitted in writing will be put into his staff report. Gerry said he was hoping

to make additional comments later in the process. Judy said she was disappointed in the fact the applicant isn't
here. Roger asked everyone to submit comment or come to the public hearing,

Tom Cardinale said it's none of our business regarding their storage. She is asking for access and wants to
remove two trees. She wants to make this house valuable to her.
Gerry Eick recommended to submitting our own comments.
Andy Wolfe said if he puts himself in the neighbo/s shoes, he said he would rather have the variance, and leave
a view corridor. He said he would want to preserve the views.

a

a

a

a

a
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C. Case Number AP16-002 (Classical Tahoe) - Flequest for community feedback, discussion and possible action to
approve an Administrative Permit and outdoor community event business license and associated license conditions for
Classical Tahoe, an outdoor concert event to be held at the Sierra Nevada College in lncline Village, Nevada on July 29,
30, August 5, 6, 12, 13 2016. (This item is for possible action by the CAB,)
Applicant: Classical Tahoe - Kirby Combs
Property Owner: Sierra Nevada College
Location: 948 lncline Way, lncline Village
APN: 127-040-10 (College)and 127-040-07 (lVGlD Recreation Center)
Staff : Erie You ng, 77 5.328.3613, eyou ng @ washoecounty. us
Beviewing Body: This case is tentatively scheduled to be heard by the Washoe County Board of Adjustment on June 2,
2016.

Roger Pelham said he is here for Eric Young. He said this is the same it has been the same as the past few
years. lt will be Sunday evenings.
Gerry said this is formerly known as Summerfest. He said that existing relationship among amenities and cross
collateral should be noted. Roger said that might be outside of the land use description. Gerry said there [s no
objection to the event, they have made good relationships with other entities with traffic and parking, they might
want to cross their Ts and dot there 'l's in order to make sure the entities know who they are dealing with.
Judy Miller said this is a wonderful event. She said we haven't had problem with this evenl before, and the
parking is good. She said she took handicapped woman and the tighting was difficult and the paths aren't paved.
The footing might be hazardous. She said she is concerned about lighting and paths lor handicapped. She is
happy to have this in this community.

. MOTION: Andy Wolfe moved to support this application for an administrative permit for Classical Tahoe. Gerry
Eick seconded the motion. Motion passed unanimously.

8.*COUNTY UPDATE - Sarah Tone, Office of the County Manager will provide an update on County services. Ms. Tone
is available to answer questions and concerns. Please feel free to contact her at stone@washoecounty.us or (77q 32e-
2721 . To sign up to receive email updates f rom the County visit www.washoecounty.us/cmail, (This item is for information
only and no action will be taken by the CAB).

Al Rogers gave an update:
. He thanked the Board and said he appreciates their due diligence.
. The budget will be presented at the Board of County Commission meeting; tentative budget to State April 15- This

is a recommended budget, but not final.
o He said he encouraged the CAB to take advantage of Michelle Bay's offer to come out; as well as other

departments within Washoe County. He said the website has many videos. He said he hopes our citizens are
informed.

o Pete Todoroff asked Alto speak about the Orbit station. Pete said Wayne Ford is here to talk to that. Pete said he
is concerned about the blocked off access on Somers Loop. Al Roger said he has no update or comment, but can
follow up when we get the information.

o Pete asked about the bus shelter across from the college. He asked why it will cost $100,000 to have a shelter,
Gerry said he understands there will be more; it doesn't make sense. The memo implied that there is more detail
to come.

. Pete talked about the Tanager Roofing Company. He said he would like to find out what's going on with that as
well.

. He wants to know more about the Tahoe Area Plan. A representative, Morgan Barrel, from the TRPA wanted to
give a presentation in June, but we don't' have a meeting. Geny said Sarah Tone mentioned this will be an item
at the Community meeting in May. Al said we have to determine the date and time for Community Forum.o Pete said Calneva Cottages won't be getting financing anytime soon,

a

a

a
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9. *CHAIRMANIBOARD MEMBER ITEMS/NEXT AGENDA ITEMS - This item is limited to announcements by CAB
members and topics/issues posed for future workshops/agendas. (This item is for information only and no action will be
taken by the CAB).

Pete said he would like a representative from TRPA and the Gounty to give an update regarding the area plan for
the July CAB meeting.
Gerry Eick spoke about the upcoming IVGID Watermain projects taking place between August 1 - October, 2016
(Enterprise, Oriel, Wassou, Teresa). The locations aren't through roads, so it won't aftect traffic but will impact the
road.
Gerry also announced the NDOT SR 28 Bikeway and lmprovement public hearing on Tuesday, Aprit 26, 4-7pm,
at the Chateau.

10. *PUBLIC COMMENT -
Wayne Ford said he wanted it to bring it to the boards'attention about the Orbit Station. There is a breakdown of TRPA
pre-grade process, BMP, and final BMPs, He said he will pass along a repod and photographs to Marsha. There was
runoff of sediments during the storm. The amount of runoff goes into the IVGID park. There is active runoff. There was
emergency grading; no action was taken. Everyone has to do this during construction. There is 18,000 sq feet of
impervious coverage that isn't being contained, no plans to take care of it. That is a big impact on the water quality in our
lake, Everyone else is spending a lot of money, and this site is doing nothing.

ADJOURNMENT - Meeting adjourned at 6:50pm.

a

a

a

Number of CAB members presenl: 5 Number of Public PresenL 9
Number of staff present: 2
Submitted By: Misty Moga

Presence of Elected Oflicials:0
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Commu n ity Services Department

Planning and Development

VARIANCE

APPLICATION

Community Services Depadment
Planning and Development

1001 E. Ninth St., Bldg A
Reno, NV 89520

Telephone: 775.328.3600



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

Project lnformation Staff Assigned Gase No.:

Project Name:

TSFL - Fleming Residence

Project
Description:

Remodel and adciition to a single family residence. The proposed plan featttres a hvo-stoly

addrtion at the front of the house with a garage al the street level atrd living space below. The

proposed livirrg space as proposed does not encroach into any setbacks.

ProjectAddress: 7'15 Cristina Dr. lnclineVillage, NV 89451

Project Area (acres or square feet):

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

Approx. 500 feet from Eagle Dr, across from intersection of lncline Pines with Cristina Dr. Nearest
major crossroads are Country Club and Village (approx 1500ft away by road).

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

126-251-06 0.363

Section(s)ffownship/Range:Section - 10/11, Township - 16, Range - 18

lndicate any previous Washoe County approvals associated with this application:

Case No.(s).

Applicant lnformation (attach additional sheets if necessary)

Property Owner: Professional Consultant:

Name:Thomas and Susan Fleming Name:Elise Fett & Associates Ltd.

Address:5111 Alta Canyada Rd. Address:PO Box 5989

La Canada Flitridge, CA Zip:-91011 lncline Village, NV Zip: 89450

Phone:2'13-300-1711 Fax: Phone:775-833-3388 Fax:775-833-2388

Email: tfl eming@onesbell.com Email: elise@elisefett.com

Cell: Other: Cell: 775-762-3388 Other:

Contact Person:Tom Fleming Contact Person: Elise Feft

ApplicanUDeveloper: Other Persons to be Contacted:

Name:Elise Fett & Associates Ltd. Name:

Address:PO Box 5989 Address:

lncline Village, NV Zip:89450 zip:

Phone:775-833-3388 Fax:775-833-2388 Phone: Fax:

Email: julie@elisefett.com Email

Cell: Other: Cell: Other:

Contact Person: Julie Rinaldo Contact Person:

For Office Use Only

Date Received: lnitial Planning Area:

Master Plan Designation(s):County Commission District: !

CAB(s): Regulatory Zoning(s):

February 2014



Property Owner Affidavit

Applicant Name: Elise Fett & Assodates Ltd.

The receipt of this application at thd time of submittal does not guarantee the application complies with all

requirements of th6-Washoe County Development Code, the Washoe County Master Plan or the

apflicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will

be processed.

STATE OF NEVADA

COUNTY OF WASHOE

'. G. Thonas Flenlng I1I
name)

Assessor Parcel Number(s): -06

Printed G. Thomas

Address' 715 Cristina./ P.

lncline Vil Nevada 89451

Subscribed and sworn to before me this

.!!$- day of Anrl'l 20t6 (Notary Stamp)

being duly swom, depose and say that I am the ownef of the property or properties involved in this

applicatioi as listed betow and that the foregoing statements and answers herein conlained and the

iriformation herewith submitted are in all respects complete, true and correct to the best of my knowledge
and belief. I understand that no assurance or guarantee can be given by members of Planning and

Development

{A separate Affidavit must be provided by each property owner named in the title report.}

Zaydrr
Public in and for said county and state

My commission expires: January 14, 2019

'Owner reFrs to the following: (Please mark appropriate box.)

6tner
tr Corporate Officer/Partner (Providg copy of recorded document indicating authority to sign.)

tr Power of Attorney (Provide copy of Power of Attomey.)

tr Owner Agent (Provide notarized letter from property ownei giving legal authority to agent.)

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

tr Letter from Government Agency with Stewardship

conmhrlm , 2003t01
noii0 nouc - ormorrill

Lor fiuh3

February 2014



Property Owner Affidavit

Applicant Name: Elise Fett & Associates Ltd.

The receipt of this application at the time of submittal does not guarantee the application complies with all

requirements of th6'Washoe County Devetopment Code, the Washoe County Master Plan or the

applicable area plan, the applicable regulatory zoning, or lhat the application is deemed complete and will

be processed.

STATE OF NEVADA

COUNry OF WASHOE

I Srrc.an S.
(please print name)

being duly sworn, depose and say that I am the owner' of the property or properties involved in this

appii-catioi as lisied below and th;t the foregoing statements and answers herein contained and the

infbrmation herewith submitted are in all respe-ts complete, true and conect to the best of my knowledge

and belief. I understand that no assurance or guarantee can be given by members of Planning and

Development.

(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Numbe(s): 12&251{6

PrinteC Nam Susan S

lncline Villaqe, Nevada 89451

Subscribed and sworn to before me this
dayof . (Notary Stamp)

Notary Public in and for said county and state

r-;fr.

ff,ffi*ei"|.'gs(
My commission exp

'OwneTefers to the following: (Please mark appropriate box,)

lDl Owner

B Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign.)

tr Po.ver of Attorney (Provide copy of Power of Attorney.)

tr Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

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

tr Letter from Government Agency with Stewardship

February 2414



A notary public or other officer completing this certificate.verifies only the identity of the individual who signed thedocument to which this certificate is attached, and not the truthfulness, accuracy, o'r vatidity of that document.

CALTFORNTA ALL.PURPOSE ACKNOIII'LEDGMENT CIVIL CODE S 1189ffiR

State of Califomia

County of {
On L 2- Zaa l- before me, {\ S /*7t Dx (<_\

Date

personally appeared
,hr.'r*ff .)a,ff'UF-s

lnsert Name and Title of the Officeria
Name(s) of Signe(s)

who proved to me on the basis of satisfactory evidence to be the person(sfwhose namdslf;i/are-subscribed to the within instrument and acknowledoed to -" tnri i"isf5.ii'::i .;;;;^:.;11':'
;iid2i#i,.;-,iii5,il"i'tupuc*y(ies[ ;r,ilrdH:lffirLuilf;l*mffi#i:,;,.",:;.,..ffdi]
or the entity upon behalf of which the persongfactd6l executel ttre in!1rument.

I certify under PENALTy OF PERJURY under the laws
of the State of California that the foregoing paragraph
is true and correct.

WITNESS my hand and official seal. /HARRIET I, HARRIS

Place Notary Seal Above

Notary

OPTIONAL
Though thrb sectron is optional, completing

fraudu lent reattachment of
Description of Attached Document

this information can deter alteration of the document or
this form to an unintended document. (z'4-

Title or Type of Document:
Document Date:

t>c T lFy&.
Number of 5z&>_

rNv
en+sl

.,
Signer(s) Other Than Named Above: lNc-r-lFr E
Capacity(ies) Claimed by Signer(s)
Signer's Name:
E Corporate
E Partner -E lndividual
D Trustee
E Other:

Officer - Title(s):
flLimited tr

trG or Conservator

Signer ls

Officer - Title(s):
tr Limited E General

fJAttorney in Fact
E Guardian or Conservator

Signer's Name:
fl Corporate
U Partner -
tr Individual
E Trustee
D Other:
Signer ls Representing:

020 Notary Association . www,NationalNotary.org . 1-800-US NOTARY (1-800-876-6824 ttem #5907



Variance Application
Supplemental lnformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
references to variances may be found in Article 804, Variances.

1. What provisions of the. Development Code (e.9. ftont yard setback, height, etc.) must be waived or
varied to permit your request?

Front yard setback article 406-Building Placement Standard 110.406.30 is the provision we are

requesting a variance for. The proposed garage design encroaches upon the front yard setback by

3' '11". The covered entry deck column encroaches 5' 6" because the property line gradually

curves back with the road, but this column is only 6" in front of the proposed garage wall. The roof

overhangs both the columns and garage by 3'. We are therefore reducing from 15' setback to 10'

13/16" at the entry deck roof column

You must answer the following questions in detail. Failure to provide complete and accurate
information will result in denial of the application.

2. Wrat are the topographic conditions, extraordinary or exceptional circumstances, shape of the
property or location of surroundings that are unique to your property and, therefore, prevent you from
complying with the Development Code requirements?

The site has a 30% slope and an existing parking deck at the front of the house. Locailng the

garage addition where the existing parking deck structure is located is the least obtrusive option for

an attached garage. Any other location would require a new driveway approach at an even steeper

area of the lot. The kitchen of the existing house is directly in front of the proposed garage and the

roof line of the existing house can continue over the garage and rrew entry for reasonable and

efficient construction that provides safe access to the home.

July 1,2008
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3. What steps will be taken to prevent substantial negative impacts (e.9. blocking views, reducing
privacy, decreasing pedestrian or traffic safety, etc.) to other properties or uses in the area?

The garage and covered entry deck addition will appear as a single story at the street level of the

house and it is within the setbacks at the rear and sides of the house. By building the garage in

front of the (e) house, there is still a large view corridor to the lake from the road and adlacent

neighbors. The homes become more separated from each other at the roadside since the

lots are on a curve. There are not any houses on the opposite side of the street. By constructing
above the existing parking deck, only one tree will need to be removed.

4. How will this variance enhance the scenic or environmental character of the neighborhood (e.9.
eliminate encroachment onto slopes or wetlands, provide enclosed parking, eliminate clufter in view
of neighbors, etc.)?

Creating a two-car garage will decrease clutter on the street and hide cars from view. The cars,
fire wood piles and various storage items that are currently stored on the parking deck will be kept
in the garage and out of view. From the edge of pavement, there will still be 18 feet of off-street
parking available at the front of the house. As part of this project, the foundation that was poured
in the 90's at the north side of the lot will be removed and the area will be restored to a natural
vegetative state. The existing street facade does not have a visible entry since it is a 1/2 level
below the road and screened by the parking deck. The proposed facade will have an inviting,
functional and attractive entry point to the right of the garage and will feature a mix of heavy stone
and wood siding. The facade will have an updated high quality curbside interest that will add to the
appeal of the neighborhood.

July 1,2008
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5. What enjoyment or use of your property would you be denied that is common to other properties in
your neighborhood?

A garage and covered entry is errjoyed by neighbors and conrmonplace in Tahoe. The lack of
an enclosed parking space is a violation of developmerrt code 1 1 0.4'l 0.1 0. 1 , tlre proposed garage
will bring the residence into compliance with this code. Currently, residents must navigate steep
stairs that are exposed to the elements to get from the parkrng deck into the main level of the house
The (e) entry comes in at a split level landing of the home: therefore, you have to go down stairs
outside attd back up stairs on the inside to get to the lrving level. Writh the proposed garage arrd

covered entry deck, residents and guests will be able to enter the house at a single level
and enjoy the benefit of a covered, apparent, and attractive entry deck which is significantly safer
and more functional.

6. Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs) that apply to
the area subject to the variance request?

tr Yes El No lf yes, please attach a copy.

7. \Mlat is your type of water service provided?

B Well El Communig Water System

8. ffiat is your type of sanitary waste disposal?

tr lndividual EI Sewer

July 1, 2008
Page 3
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Washoc County Trcasurer
Tamml Davls

Accarnt Detail

Back to Search Resutts Change of Address , Print this Page j

Washoe County Parcel Information

Account Detail

Parcel ID

12625106

Current Owner:
TTMING, G THOMAS III & SUSAN S

5111 ALTA CANYADA RD
LA CANADA FLINTRIDGE, CA 91011

Taxlng District
5200

Last Update

4/LS|2OL62:10:21 i

AM

Pay Online

No payment due for
this account,

$0.00

rily By (lrelk

Pless mk6 checks payable lo:
WASHOE COUNTY TREASURER

Hrlllng Addnrr:
P.O. Box 30039
Rono, lw 89520.3039

Ovrmlght Addc!!:
1001 E. hfinth St., St. 0140
Rcno, NV 69512-28,15

Status

Active

SITUS:
715 CRISTINA DR
INCL NV

Geo CD

Legal Descripfion

SubdivisionName SCOTCHWOOD SUBDIVISION Township 16 Range 18 Lot 17

Tax Year

I 2O1s

2014

2013

20t2

2011

Net Tax

$7,92L,47

$7,949.44

$7,956,42

$7,943,40

$7,736,20

Total Paid

$7,92t,47

$7,g4g.44

$7,956.43

$7,943.40

$7,736.20

Penalty/Fees

$0.00

$0.00

$0.00

$o.oo

$0.00

Interest

$0.00

$0.00

$0,00

$0.00

$0.00

Total

Balance Due

$0.00

$0.00

$0.00

$0.00

$o.oo

$0.00

ll{4 reymeut Infonntlon

IrI Specid Arrosrnent
Dlrtrlct

\/r' Inrtdlment Dete
Informndon

\\Asrerment InforrRtion
ii iT:fiTs:P;,'il:::jr1l;ffi[1,1. u," Jerinquent, the search resurts disprayeJ,.y not

' 
reflect the correct amount owing. Please contact our office for the current amount due.

r 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,

The Washoe County Treasurer's Offce. makes ev€ry etrorl to produce and pubbh the most current and acclrate hforrnallon posslbh, No wananties, expressed or lnpled, are
provlded for the data horeh, ts r.rse. or its hterpretatbn. lfyou have any quistir:ns, please contact us at (775) 328-2510 o. lai<@washoecounty.us

This sitc b b6t vhwld Ging G@glc Chmc, lntlmt ExCftr 11, Meiia FiEfq or Sdd,

http//rv-wastretreastrer.maElron.cornffabsffaxSeactr/Accou,rDeLil.aspx?p=12625106&a=1291g2 111
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To: lncline Village Planning Department

We, the owners of the property adjacent to the proposed remodel at 715 Cristina , lncline Village,

hereby consent to the variance of approximately 4-feet from the 15-foot setback for a 2-car garage

which has been requested by Susan and Tom Fleming as described above. We view their remodel,

including the requested variance, as beneficial to our adjacent property and the neighborhood in
general.

71,./^-
Mark Chew

713 Cristina Drive

lncline Village, NV 89451

Christina Chew

713 Cristina Drive

lncline Village, NV 89451



(

$

N8.,

8T!I

iil:
rllrl
iirrrilr
5!!l
:lr!
t, gl
ttt9

!iiiartti:; r
ii.illli[

t!,

\
0

€-
st
s\{ 'uo
6

1

@

I
I 88n ,-r

sdx-r- I6mS:zNA
,-* Esioi<
24 96
*; EEar, ?a

1,9

I

,@

I

hh
aa
.lq

ar
;Ea-
3r

$I
rl
iE
PT

B\
e

@
N(h

$

-



VA16-003, Exhibit D
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VA16-003, Exhibit E

To: lncllne Village Planning Department

We, the owners of the property adjacent to the proposed remodel at 715 Cristina , lncline Village,

hereby consent to the variance of approximately 4-feet from the ls-foot setback for a 2-car garage

which has been requested by Susan and Tom Fleming as described above. We view their rernodel,

including the requested variance, as beneficial to our adiacent property and the neighborhood in

general.

C/.7n* &^-r
Mark Chew

713 Cristina Drive

lncline Village, NV 89451

Christina Chew

713 Cristina Drive

lncline Village, NV 89451

To: Washoe County/Incline Village Planning Departrnent
Re: 715 Cristina (the Flemings' request for a variance)

I arn the owner ofthe property located at 72l Cristina, Incline Village, Nevada, which is adjaccnt
to the proposed remodel of the home of Susan antl Tom Fleming at 715 Cristjna, Inclinc Village.
I hereby consent to the variance that my neighbors have requested of approximatcly 4-5 feet
from the lS-foot setback for a 2-car garage, which rvould be located in the arca now occupicd by
their uncovered parking deck. I am in support oftheir request for a variance for several reasons:
not only rvould their remodel (rvith the requested variance) improve the appearance and utility of
their property and our neighborhood in general, but it would avoid the necessity of constructing
their garagc on that portion oftheir lot rvhich is closer to my home, which I understand they
could do without requesting any variance, but rvould result in coverage of nrore ofthe forest
floor. That alternative would also impair the vierv of the lake from the street, which the
requested variance would avoid. I am in full support ofthe Flemings' proposed remodel,
including the requested variance, which I vierv it as beneficial to our adjacent property and to the
neighborhood in general.

J
721

Incline Village, Nevada 89450
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w'A$Bfloffi G$uNT,xr
Planning and Developrnelrt

INTEGRITY COMMt,IF'ICATIOiI SERVICE

Conrnrunity Services Dept.
P.O. Box 11130
Reno, Nevada 89520-0027
Phone: (775) 328-6100
Fax: (775) 328-6133

Board of Adiustment Action Order
Variance Case Number VA16-003

Decision:

Decision Date:

Mailing/Filing Date:

Propefi Owner:

Assigned Planner:

Phone:
E-tVIail:

c

Denial

June 2, 2016

June 7, 2016

Thomas and Susan Fleming

Roger Pelham, MPA, Senior Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3622
rpelham @washoecounty. us

e

Variance Gase Number VA16-003 (Fleming Front Yard Setback Reduction) - Hearing, discussion,
and possible action to approve a variance to allow the reduction in the front yard setback from 15 feet
to approximately 10 feet and 13/16 inches, to facilitate the expansion of the existing dwelling.

Applicant: Elise Fett, and Associates
Attn: Julie Rinaldo
PO Box 5989
lncline Village, NV 89450
Thomas and Susan Fleming
5111 Alta Canyada Road
La Canada Flitridge, CA 91011
715 Cristina Drive, approximately 750 feet
southeast of its intersection with Eagle Drive, in
lncline Village
126-251-06
t .363 acres
Suburban Residential (SR)
Medium Density Suburban (MDS)
Tahoe
lncline Village/Crystal Bay
Authorized in Article 804, Variances
1 - Commissioner Berkbigler
Section 10 & 11, T16N, R18E, MD[I,
Washoe County, NV

Property Owner:

a Location:'

. Assesso/s Parcel Number:
o ParcelSize:
r lVlaster Plan Category:
. Regulatory Zone:
. Area Plan:
r Citizen Advisory Board:
n Development Code:
o Commission District:
. Sectionffownship/Range:

Notice is hereby given that the Washoe County Board of Adjustment denied the above referenced case
number based on the inability to make the findings required by Washoe County Development Code
Section 110.804.25.



To:
Subject:
Date:
Page:

i
Fleming Front Yard Seroack Reduction
Variance Case Number VA16-003
June 7, 2016
3

Tahoe Fire Protection District; 866 Oriole Way, lncline Village, NV 89451-
9439; lncline Village/Crystal Bay Citizen Advisory Board; lncline Village
General lmprovement District, 893 Southwood Boulevard, lncline Village,
NV 89451; Nevada Division of Forestry, 885 Eastlake Boulevard, Carson
City, NV 89701; Nevada State Lands, Rex Harold, 901 South Stewaft
Street, Suite 5003, Carson City, NV 89701-5246; USFS, Brian Garrett,
Urban Lands llanager, 35 College Drive, South Lake Tahoe, CA 96150



AX15-004

Attachment C:

Board of County Commissioners Alternative lVlotion



L

ALTERNATIVE MOTION

I move that the Board of County Commissioners take action to uphold Appeal Case Number AX16-004,

and reverse the denial by the Washoe County Board of Adjustment of Variance Case Number VA15-003

(Fleming Front Yard Setback Reduction) - which sought a variance to allow the reduction in the front

yard setback from 15 feet to approximately 10 feet and L3/L5 inches, to facilitate the expansion of the

existing dwelling, and to approve the variance having made the following findings in accordance with

Washoe County Development Code Section 110.804.25:

Special Circumstances. Because of the special circumstances applicable to the property,

including exceptional narrowness, shallowness or shape of the specific piece of property;

exceptional topographic conditions; extraordinary and exceptional situation or condition of the

property and/or location of surroundings; the strict application of the regulation results in

exceptional and undue hardships upon the ownerofthe property;

No Detriment. The relief will not create a substantial detriment to the public good, substantially

impair affected natural resources or impair the intent and purpose of the Development Code or

applicable policies under which the variance is granted;

No Special Privileqgg. The granting of the variance will not constitute a grant of special

privileges inconsistent with the limitations upon other properties in the vicinity and the identical

regulatory zone in whlch the property is situated;

Use Authorized. The variance will not authorize a use or activity which is not otherwise

expressly authorized by the regulation governing the parcel of property.

2

3.

4.
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Washoe County
Appeal of Decision Application

Appeal of Decision by (Gheck one)
El Board of ustment tr Hearing Examiner
tr Review Committee tr ParcelMap Review Commiftee
tr Director of & 278.31 tr Phnning Commission
tr Director of and tr Code Enforcement Officer

Appellant lnformation
Name: G.Thomas Phone: (775) 8334551
Address;715 Cristina Fax (213) 68$1004

P.O. Box 5282 f6sil; fabflemings@aol.com

lncline Mllage State: CR 89450 Cell:

Original Application Numben VAlmOg

Project Name: Fleming Front Yard Setback Reduction

Project Location: 715 Cristina, lncline Village, CA 89450

Date of decision forwhich is filed: June 2,2016

State the specific action you are appealing:

Denial of request for variance to allow the reduction in the front yard setback by
approximately 4 feet 11-3116 inches to allow the construction of an enclosed garage in
space currently occupied by an existing exposed parking deck.

state the reasons why the decision should or should not have been made;

(Please see the attached "statement of Reasons" why Board of Adjustment's Decision
was erroneous, which is incorporated herein by this reference as though set forth in
full.)

For Staff Use Only
AppealNumber: Date Stamp

Notes:

Staff:_



Appel lant lnformation (continued)
Cite the specific outcome you are requesting under the appeal:

Appellant seeks the approval of a variance to allow the reduction in the front yard
setback from 15 feet to approximately'10 feet, 13/16 inches, to allows the construction
of an enclosed garage in space presently occupied by an existing, exposed parking
deck.

Slate how you are an affected individual entifled to file this appeal:

Please see the attached'Affected lndividual's Statemenfl'which is incorporated hereby
by this reference as though set forth in fuil.

Did you speak at the public hearing when this item was considered? a
tr

Yes

No
Did you submit written comments prior to the action on the item being appealed? El

tr
Yes

No

For time limitations imposed for the various types of appeals, please refer to the Washoe County
Development Code (wcc chapter 1 10) ano Nev'aoa nevi'ieu siaiutes Ghapter 278 (NRS 278).

APPELLANT AFFIDAVIT
CALlFORNIA

STATEOFNE\AADA )
LOS ANGELqS

couNTY oF br/tsHeE )

being duly swom, depose and say
statements andthat the foregoing

in all respects complete. true and conect to the best of

that I am an appellant seeking the relief specified in this petition and
answers herein contained and the information submifted are

my knowledge belief. that no
assurance or guarantee can be given by staffoftho Planning and

715 na

lncline Villaoe. NV 89450

and for

to before me thisalb.
and

of

slamp)

KARTA KALLASORG
Commlssion # 21lE61g
t{olary Publlc - Calilornia

LoE Angclos CounlyMy commission expires

and state
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STATEMEI{T OX' REASONS WHY BOARD OT' ADJUSTMENT'S
DECISION WAS ERRONEOUS, AI.ID SHOITLD BE REVERSED;

A}[D THE APPLICATION SIIOI]LD BE GRANTED

I, the undersigned, am the oluler of the property commonly known as 715 Cristina,
Incline Village, Nevada (the "Property"). I am appealing the June 2,21l6decision of ttre V/ashoe

County Board of Adjustment (the "Board") denying my application in Variance Case Number
VAl6-003 @leming Front Yard Setbac$, hereinafter the "Requested Variance.', I submit that the
Board's 3 to I decision denying that Requested Vmiance was an abuse of the Board,s discretioru
and should be reversed, for the following reasons:

1. T@lepo5t Fliled to Inform the Board. and The Board tr'airca To Consider
R"l"*"rt P"..ud.ot Io Sroqo"t of th"

The Board ofAdjustrnent StaffReport forthis matter (dated May l2,2}t6)states, at pages

7-8, that several "adjacent dwellings seem to be constucted in conformance with the required
setbacks." The Staff Report completely fails, however, to mention that substantially identical
variance reguests have been granted in recent yems, for substantiatly identical purposes, on this
same street, including the subiect property. Themost relevant variances previously granted by the

Board include the following: '
(a) 715 Cristina Maurice and Sheryl Verbrugge. Case No. V7-40-94 (previous ovurers

of the Subject Prope4v) : a substantially tdentical appltcation, fo, o voriance for
an attached garage in the same location was made by the previous owners, and
granted by the Board ofAdjwtment. ln approving a4-foot reduction in the 15-foot
setback for constnrction of a garage (CaseNo. V7-40-94),the Board found, among
other reasons for approval, that:

"1. That due to the26% slope of the property and [TRpA]
coverage requirements, the site chosen is the only

reasonablb locationfor an enclosed garage;

I Thc previously-approved variance was almost identical to the request in the present case: the previousty variance
for this same p_roperty allowed a 4-foot reduction in the ftont v*a seiu*r, ,.from 15 feet to I t feet to facilitate the
constuction-of a proposed gara}e- . - ." see ExhibitA, paie t, rr,. t"o applications are differen! in that thepreviously plan sought to substantially *pandtheexisting'resiiencc; the present plan does aor.
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(b)

2. That the request will not create a detriment to scenic or

environmental character of the sunounding areq nor affect

lake views of the adjacent properties;

4. That granting the request will not constitute a grant of

special privileges. . . ." (Emphasis added.)

True and correct copies of Washoe County's records reflecting the approval of the

variance request in Case No. V7-40-94 are attached as Exhibit A.

Nothing has changed since the variance was previously approved that should have

caused the current Requested Variance to not also be approved: the slope'of the

parcel has not changed; the location of the existing home has not changed, nor has

the location of the existing parking deck (which is the location of the proposed

garage); and there has been no relevant change to NRS g 27S.300(c) which would

support a different decision. When the Board learned of this previously-approved

variance at the hearing on June 2,2016 (this material fact was omitted from the

Staff Report), the Chair wondered aloud, why should the same variance if
previously granted forthis property be denied today? The Staff could only answer

that there are now "different personalities on the Staff, and on the Board of

Adjustnent. Obviously, "different personalities" ars not a valid basis for denying

the Requested Variance, when the same variance was previousiy approved by the

Washoe County Board of Adjustment (but has now expired).

701 9ristina. Philip andRandi Moore. CaseNo. VA0002-005 (.neiehborsto the east

of Applicant): Variance approved a7-lD-footthe reduction of the required front

yard set-back (from 15 feet to 7-ll2feet) forthe coustruction of a2-car garage. The

Board found that the property's 28% downslope justified a7-ll}-foot variance,

which still "meets the minimum length of driveway/deck acceptable to the Washoe

County Roads Division . . . ." The garage constructed by the Moores pursuant to

tJtrs 7 -l/2-foot variance is in use today; as the Board of Adjustment expressly for:nd

when the 7-ll2-foot variance was approved, it does not create any "detiment to

scenic orenvironmental character ofthe sunounding areq" and that the granting of

the Moores' 7-ll}-foot variance does "not constifute a grant of speoial privileges

inconsistent with the limitations upon other properties in the vicinity . . . ." The
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Applicant in the present case agrees with those findings, and submits that the same

findings - and the granting of a substantiaity identical, but /ess extensive variance

(less than 5 feet) - should also be made in the present case.

True copies of the Washoe County records reflecting the approval of this substantially

identisal variance request in case no. VA0002-005 are attached as E>rhibit B.

Other exarnples of comparable variances granted to other similarly-situated homeowners

will be provided, if requested; the exarnples cited above are particularly relevant to the Requested

Variance, because these properties axe all in ciose proximity to 715 Cristina; these parcels are all

located on the same south-facing slope, and all have slopes well in excess of 20%. These examples

show that there is no objective, good-faith basis for the Board's decision to deny the Requested

Variance after having ganted the others.

5. Ihe Staff ReDort. ,and The Eoard of Adiustment Failed To Consider , fhj
, Prt**A..ty tra ,fr.
Which Comnelsthe Grant of theRequestqd Vflriance.

The StaffReport consluded that the subjectparcel was neither exceptionally'harrow,,, nor

exceptionally "shallow," nor presented any "exceptional topographic conditions,,, nor presented

any "other extaordinary and exceptional situation or condition." Based upon that conclusioo the

StaffReport recommended that the Requested Variance be denied. The Board of Adjustmen! by

a vote of 3 to 1, essentially adopted the Staffs conslusions anrl denied the Requested Variance.

However, the Staff Report (and the Board) fatted to take into account several

"exhaordinary and excepional" aspects of the parcel, and ofthe existing improvements thereon,

which not only make the Requested Variance appropriate under Nevada Revised Statutes $

278-300, but should compel the grant of the Requested. Variance. Those '.exfraordinary and

excepional" conditions include the following:

(a) Exceptional Steepness: the steepness of the Northern slope of the subject parcel

varies, from an average of 24% on the northwestern boundary to over 28Yo onthe
northeastern borurdary for the 20 feet inside the property line along the road (near

the site of the Requested Variance). There ue 12'wide sections within the set,

back area that have 50% slope. This is an "exceptional topographic condition,,

. which the Staff Report either ignored, or to which the Staff failed to give any

weight. (The StaffReport at page 7 states the "Staff has not been able to identify"
any such exceptional situation.)
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However, the extraordinary andvariable steepness of the slopefor homes

on Crtstina was o maieriat factor in the Board's prior approval of substontially

identtcal variance applications for 715 Cristtno (a 4-foot reduction in the L1-foot

setbackfor the subject parcel), as well as 701 Cristina (a 7-I/2-foot reductionfor

the neighbor to the East), and others. (The Site Plan for the subject parcel, which

shows the exceptional steepness of the slopq is apart of the StaffReport which is

already aparty of the record on this Appeal. As noted in the Staff Report, where a

slope is 20Yo ot greater, a property owner may, as a matter or right, construct an

attached guage with a l5-foot setback. The slope of the subject'parcel is

substantially steeper than 2\Yo,justi$ing a reduction of the l5-foot setback (as

previously approved for both 701 Cristina, and7li Cristina). The application seeks

a minor reduction of the l5-foot setback to 10 feet, 13/16 inches: a concession of
only 4 feef 1l-13/16 inches.) As noted in Pafi 1 above, the exceptional steepness

of the slope on Cristina was a material factor in the Board's previous decisions to

grant variances for both the subject parcel, and 701 Cristina.

The failure of the Staff, and of the Board to consider the exceptional

steepness ofthis parcel as an "extaordinary and exceptional situation or condition"

warranting relief under NRS 278.300(l)(c) is in itselfjustification for reversal.

(b) Other Extraordinary and Exceptional Conditions of the Parcel. aod the Existing

lmprovements Thereon: NRS 278.300(lxc) does not limit the Board's power to

grant variances only in cases of a parcel's "narrownessr" of 'oshallownessr" or

"shape." Unfortunately, the StaffReport, and the Board's decision, focused only

on those nanow criteria, and ignored other material, and "exceptional

extaordinary" conditions. As a result, the Board abused its discretion, and its

decision must be reversed.

NRS 278.300(1)(c) gives the Board broad disuetion to consider any

"extaordinary and exceptional sifuation or condition of the piece of property"

which may justify a variance.2 In the present case there are several "extaordinary

and exceptional" situations and conditions of the parcel, and the existing

2 Please see the attached "Affected Individual's Statement" for a description of the exceptional difficulties and
undue hardships which will result if the Requested Variance is denied. Thase difficulties and hardships wcrc also
ignored by the stafi and by the Board, but are relevant factors underNRS 27s.300(c)(l).
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improvements thereon, which not only give the Board the authority to grant the
Requested Variance, but should compelthem to do so:

(i) The subject parcel is approximately 113 of an acre; the existing residence is

of modest size, and is situated entirely ia the northeast corner of the parcel;

there is an existing, exposed parking deck which connects the existing

residence to the south edge of Cristina (sheet).

(it) The existing home and parking deck are in disrepair, and sorely in need of
renovation; also, the exposed parking deck is an existing, non-conforming

use which the Requested variance would cure, by covering the parking deck

with an enclosed garage.

(iit) The owners (ApplicantiAppellant) have planned a'tesponsible remodel',

which seels nol to expand the footprint of the existing residence (as the

staffReport incorrectly states), but to: remainwithin the..footprinf, ofthe
existing residence; ovoid covering more of the forest floor; arcid
urulecessary removal of tees; atd to cover the existing, exposed parktng
deckwith an attached garage, getting cars out of srght and off the street.

(c) The Requested Variance is a key comlrcnent of that plan, as a usable attached

guage is not possible without the Variance.

(d) The Staffs only suggested solution was to build a detached gwage. A detached.

garage' as noted at page 9 of the Staff Report, could be constructed without a
variance, "and could be butlt up to the front of the property ltne," with no ..set-

back" at all.

(e) The construction of a detached Ba€e, as suggested by the Staff, would require the
creation of a new, unwanted stucfiue that would unnecessarily cover several

hundred square feet of the forest floor; it would require the removal of several

mature hees; it would cost substantially more; and it would substantiall y eliminate

the views across the western half of the subject properfy of the forest, and of Lake
Tahoe for our neighbors, as well as any vehicle or ped.estrian fraffic on Cristina.

AU of the foregoing constitute "extraordinary and exceptional" eonditions which not only
justify, but should compel the grant of the Requested Variance under NRS 27g.300(c)(l). These
conditions were given no consideration either by the Staff, or by the Board of Adjustmenf in their
decision to deny the Requested Variance.
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It is also important to consider the "practical diffrculties" and o'undue hardship" to the

owner, if the Requested Variance is not approved. Those are detailed in the attached "Affected

Individual's Statement " which is attached hereto and incorporated herein by this reference. All
of those difficulties and hardships also were disregarded both in the dtaffRepo4 and by the Board

of Adjustment.

The staff also pointed out a concern witten by Clara Lawson of the engineering

departmen! but this "concerl" has oo application to the plans proposed by the Appellant/Owner.

The loss of snow storage would be a negative result if a detached garage, but no loss of snow

storage will result from the Requested Variance. This is why Kimble Corbridge, also of the

engineering departmen! had "no comments for Road issues" (another material fact disregarded by

the Staff.)

Finally, NRS 278.300(c)(1) provides that the Board of Adjustment "has the power to

authorize a variance . . . if the relief may be granted without substantial detriment to the public

good." That is clearly the case here, but the Staff and the Board failed to consider the "public

good" in connection with the Requested Variance. The Requested Variance is not a detriment, but

a beneJit to the "public good," including (but not limited to) the owners, and their neighbors. This

is why both adjacent neighbors submitted letters in support of the Requested Variance; and not

one of theneighbors in the surrounding area submitted any objection to the Requested Variance.

For all of the foregoing reasons, the Board of Adjustment abused its discretion by faiting

to consider several material, exceptional and extraordinary conditions of the subject property,

which resulted in the Board's denial ofthe Requested Variance. That decision should be reversed.

Respectfully submitted

Dated: June 20r6
G. Fleming
Appellant/Owner

(s.r
Susan S, Fleming
Appellant/Owner
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Individual's Statement," which is attached hereto and incorporated herein. AII of tlose
difficulties and hardships also were disregarded in the Staff Report, and were also disregarded by
the Board of Adjustment.
Finally, NRS 278-30@(rl provides that the Board of Adjustment "has the power to aurhorize a
variance . ' . if the relief may be granted without substaatial dekiment to thl public good.,, The
Staff and the Board faited to consider the "exceptional and extraordinary" factirs set iorth above,
as well as the detriment to the public good which will result, if the iequested Variance is not
granted. (.lee the Affected Individual's Statement for a description.) The Requested Variance is
not a detriment, but abenefit to the "public good," including (6ut not limited t,o) the owners, and
their neighbors. This is why both adjacent neighbors iubmitted letters in support of the
Requested Variance; and not one of the neighbors in the surounding u."u ,ob*itted any
objection to the Requested Variance.
For {l of the foregoing reasons, the Board of Adjustment abused its discretion by failing to
consider several material, exceptional and extraordinary conditions of the subject propefiy,
which resulted in the Board's denial of the Requested Variance. That decision should be
reversed.

Respecfully submitted

Dated: h:rrre 7 .,201,6 QsP*ru.)
G. Thomas Fleming
Appellant/Owner

a
Susan S. Fleming
Appellant/Owner
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AFtr'EC.TED INDTWDIJAL'S STATEMENT

I, the undersigned, am ao individual who is adversely affected by the June 2, 2016 decision

of the Board ofAdjustment (the "Board') to deny the "Requested Variance" which is the subject

of this Agreement. The exceptional practical difficulties and undue hardships that will result from

the denial of the Requested variance are summarized as folrows:

1. My wife and I are the owners of the subject property (715 Cristina). It is in need

of substantial repair, and renovation. We have saved for many years in order to remodel our home

iu a responsible way. We both are now in our mid-60s, and plan to make 715 Cristina our

permanent, firll-time residence upon otu retirement.

2. Our plan for a "responsible remodel" seeks: (a) not to expand our home, but to

work within the "footprinf' of the existing sbucture; (b) to avoid removing tees unnecessarily;

(e)to not obskuct our neighbors' or the public's views through the undeveloped western portion

of our parcel; and (d) to cover the existtng, exposed parking deck wtth an enclosed garage, both

for our own safety and conventence, and to get our cars out of sight and of the street. To

accomplish these goals, we need the Requested Variance.

3. My wife and I have spent a significant portion of our savings on our architect's

plans for the "responsible remodel" described in paragraph 2, above. But those plans have been

delayed by the Board's 3 to 4 vote to deny our variance request; and those plans may have to be

substantially revised, at additional cost, if the Requested Variance is not granted.

4, If the Requested Variance is not granted, our only viable alternative would be to

constuct a detached garuge on the western portion of our parcel, which presently is undeveloped.

I am advised that a delached garage could be constnrctedwithout a variance, and with little or no

set-back from the edge of the roadway. However, the constnrction of a detached garage would

present significant inconvenience, hardship, and even safety issues for me, and for my family, as

follows:

a) Walking from a detached garuge to our home - especially as my wife and I reach

our 70's and 80's, and especially in snow - presents not just practical difficulties,

but also obvious safety issues. This safety issue also is ofparticular concem for

my 9Z-yearold father, who is a frequent guest in our home; those practical

difficulties would perhaps become impossibilities if a wheelchair or a "walker" is

required.

1



b) Construction ofa detached garage not only entails greater expense for us, but would

result in an unwanted additional structure on our parcel. It would unnecessarily

cover several hundred square feet of the forest floor, which we prefer to leave in a

natural state.

c) A detached garage would largely eliminate the down-slope views of the forest and

the lake, not just for us and our neighbors, but for any member of the public

walking, driving, or riding a bike on our street. This is a negative outcome and a

"detriment to the public good" that our "responsible remodel" seeks to avoid.

d) If a detached guage is built, it would also substantially eliminate the "snow

storage" availability of the westem, undeveloped portion of our parcel. This

undeveloped area is currently utilized and helpful to Washoe County Roads during

the winter months, as there are few such places available along Cristina for snow

storage.

Photographs of the existing home and parking deck are attached hereto as Exhibit "D" for

tle convenience ofthe Community Services Department.

I respecffirlly submit that the benefits of granting the Requested Variance are many - both

to my family and me, as well as our community, and to the public. Denial of the Requested

Variance deprives my family of those benefits, and will' result in all of the hardships,

inconveniencg and safety issues described above. Conversely, no appreciable burden whatsoever

will resuit to arryone if the Requested Variance is granted.

Respectfully

Dated: lune Y ,2016

G. Thomas Fleming

I, Susan S. Fleming, am the spouse of G. Thomas Fleming; we jointly are the owners of

7 15 Cristina. AII of the facts set forth above are true, and I respectfully request that the Requested

Variance be granted for all of the reasons described above.

( s..

2

Dated: June ,2016

Susan S. Fleming
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anyone if the Requested Variance is granted.
Respectfully submitted.

Dated: June _,2
G.rhomasn.$:* (;ee tr*; f|t)

[, Susan S. Fleming, am the spouse of G. Thomas Fleming; we jointly are the owners of 7L5
Cristina. All of the facts set forth above are [ue, and I respecfully request that the Requested
Variance be granted for all of the reasons described above.

Dated: June 1 ,2016
Susan S. Fleming dtru,Jg(
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Flan;

that grantkrg of the request wlll not consuuto a grant o, spochl
pdtdqgos lnconslgtent wlh the llmltathne upon dhsr popertler ln lhe
vlelnlty and thE Medlum DarBlty Stdulban (MDSI laIld usE
deelgnatlon; and

3.

4.



tva rhoe- Gourry r* rileulu.*or*
!0! Vrdrnm Cmr tlo. lfir-46ig,4 (Mrurlce & Choryl Vsr
Aueuat ez; tg+t - prgs 2

a
Eruggc)

fu S".Bq1d gsue reasonod conskletdon ro $o lrfonrsffon
corilahod r,ntrrln the dd rsport 8nd [6mffilon ]scelwd durh0 thotne*t*

Bacloroun{i

Ihh otHng rorHenco war brdlt h, En- ft corB&tB d lnztr$lrc feoi confrbhg thraabetlrcom and ttr, HB ry onner b propocir,g r.ruroddTdatorro upg,ado B,o 6.u.gh.omo 8nd hcmle ure eee d$ncsnt$ mo,6 h I6.plE rrtu, ihs ffi,hg chnradsr dtro eaotslope dlndha\rtaor.

9:1dy'." fl'lt ttory forndatlon o&ts fur a dochod garage wtrtdr unrs novor comptated. ThlounflnHted portbt wtl ba bttg$Etsd hto he rarnodst thlg romodol addHm world Inmare thssquala footaoe o, lhs hofio- b, approxlrnately e.ooo e+nre ruer, b*rgfng tfrei"tal;cnip-f"ilg;ro 0,722 squsrs fect tn addEto'n, i's8ras" worlil uo mirarruii drr"i"r"i"o*ng Flddng dects

soecht CtrcurUfi ,tc?t/HriUihti:

o.

The fmil hdf of thc
plovlde an

lmptc{s:

The propoced ancroutrment IIiD fio torf sstbqck.wtl slto ths oarags tt8 tear trom Edgs ofPav.msnt 9rdf bdl$r'r thap 
!r. 

amfle rmrn hr boffr b,-r-*-.,fi-6d snarl, Btorage, lrorgvar,' Re,de Pt$ *qoT.^-l !^ry na-"nr*r- iigrer,orr. sufidbrr apece b avolnbr' ro prfl Icsnpact v€hlde ofi oauemam !o accacs ttte &nge hi; c.ragr Jfir op"*t ts rsq1lort6d fiotlarg-er vef$cuh sccli.g- TI" gt gr-tiltfi-.;* not hterfore wittr Bre of dgra hr whtals tmfrconClMnaDrlrn

Tlrs rgmodsl wll ln',ohe a rig[trc8tt trcoaso l1-riz9 of^ure rcudsrcs, wh,ch b a scl*ept tu,sntyyear old rnourtaln horna. Howglrsr, t ts area a morne Irur$ h dffi iL"r.Iop.d hto E krgerosilatesrzs homea Thb rmrod€t wir as condsrant 
",1t, 

trr-iue*- dd,t ,rg il o,u "asa6;;lncho vllaga No nequfr/o lmpa" rru i*ri'to be ,.rcded tou, il,eq,r"c.
Aacnql$gl[tm,ente: np nuna wsro suEmuod to lrwoilb.t agrrdg| affl no adrnras cornments$tete rscBhEd waaltoo coutty arOneeing oirbtm-idffffifrumrn or a garago dooropon0r.

lndhe 1/lh0e Gon€rd lmprorcmont Dhtkr rapoffi m hnpact to tvctD utltttor fu 6is g{;..;geaddlhn TItg appficam b cardonsd to cotrad t6;gd#'pr#m ilr, ,.rnoel of th6 odd!,g
dl{'€illno s'}tl$${l reorrlrersrrssnrsntcsnulcooui-n#t;n*and Lrprrrr**rm a[ ff61DOrdfuncaq ndea and n"{ni"U.,tu"
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wr rhoe co u ntv e *ro?nopltrrfi o
Ro: Vrrlance Grrc No W*t&0f (Iilturlcr & GharylVerBntge!
Angustz2, tsgc - plge 3

Naada Fadsed $amee ChaF 2lE Warhoc Counry Code C-hatssr 110

sK (v1{rs4s)

AttadrrBnh Cordtlons, Maps.

XC: Mrmice & theryl Ver Bnggs, 1lg, Essex !ane, FostsrGty, Q[ g{g{; Gnalg Bonde, P. O.
Boc 4071, lrdlne \fllagg tW 89450



1

wllhoo-co.'tyr*Ji*rurrmcnr OR0: Vrdrnoo Crts 119, \p.4gr.gr4 0rtrurlcea Cneryt VrrB'rgge)Aueud22,lgg{-ptgltt ' --'- .- -'

COHDTNONS

for
vAnnNcE oASE tlo. W./rDtt

I!Lq9!DMO!{S ilU8T BE IIEI ON EHAilCUIt AS9UNAICES HUST BE PHO'IDED TOsAnsFy rHE eoilDrrolls pHon-io r$iumcE #T-dffi5iir"c prnun uilrEssOIHEBWSESPECNFIED.

q9!P!4t{cE wml rHE conDtnoiltt oF rHB yARtArcE t{t *tE nriporsmnnr or
IlqrppucAilT, rrp grrccBaon in rrieiBrT, ffiD IU. OW]t-En8, A88rOilEES, AilDoccuP$n8 oF rHE llplEryAHp nrEti 8UCCEIEOES rlt rfiEnEST. FAIJJRE rOcorrplv wmr aw couornorts ruFod;D iCiHE rss[iIst dF nrr vAnANcE rmyRESULT Ot lltE tilSmrmor or nrvoeanolt FRoGEDUREB.

fl'L-Ae-EErlEuIE' *!!uF{t! oR 0THER Doct titEt{rAlt0il REouRED By THE3ECOIIDIIIOI{s S}I'III HAVE A COFY HITD'WMr rAE DEFABTTIENT OF DEI'EI-OPIIEIITBEYIEIl',

trEfY{SlOE C(x,ilTY NESEN'EB TTIE RIG}IT TO REI'E[' AIID EEY}SE THE COilDMOilS
.olll!l8 4ryRovAr sllSrlq T}lrv oiffiullrE rr{rr A suBsEorrEln ucEfisE oRPEnUn EsrrED By WASHOE o$rilw vrorrrEs rHe ririsrir oF THtb AppBovAL

GEilERALCOilDMOilS

Ths appllcart sholl obbln a ttalH Washoe county bu[t lng penrdt.or other edndnlcfrattr/opemfr ln the flme pslod rd fudh actdorts

8- FgT-prol6.is trtddr m.rhe I Tahoo nsdonat ptam,rrg Agdncy onpAl psnntt
wlth&r ona Warmm fr6amof+proral 6yfnpAlo. 

u .e----'

b. fur pr{eur rrhrchrsqt€ a TRpA p€mr 8nd rfltdcfi tlErs TBpA approrat (or
condltout rpprovaD, trtu*r sro yearriornrr,e oaa *;pilofi by d;, wbshooCorfry Bo8rd AfOfrmmerA r

a Forpqlccrr wfil*r d-o no-tresulrc aTBFA pemdB'r,rru&r one lmrfruntu ds o,epnronl by fteWr$oo Cqnry gord Aiaumerr.
Tho appllcent ahal conrnrrce ard qndets co,tsrufro rr accodancs ti,Iu| the dmop€dods Taqr*stt brycrH e6rnrf$).

Tht udlcart rhax dsrnorErrato dDdsrdat cortonnure w& $o plano appoved as p6rtdthb talhnce- uoaniaooo to tp $-. pt"n,roy mquhe amerdrpntb and r€p(o@rng
ol tts \Elhnc& corilurnance $dl be ddsrmirpriby tr.-oerrarr;.m * Dgustoprsnr
Rsrrlsrrr.

A copy of the rrarlarpe's f,ml oder and appwed ste pn star be atEr*red to ar bundhn
ry1* appncarono ts'ued by washoe ooiry, eu[ailpils u,n-;[nffiE;-dil;
lhs llnal ordar and elte gan an anacneO.

2-

3.
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Warhoc Coumy A*r0n4rrr,tncnr
R0: Vrrlrnce Gme lloW.Oel(Urrrico
Augurt22, 1934-mgc 6

I
& ChorylVcrBrugge)

4-

S,

The applham siafl oreq.tg a hdd-]urmlm qgre€rnsrt wlh the Dhillct Attonret's cilflce
for snofl rernornl pr.trpos8a, A copv of the agneemort shall bs $tmilEd to hs
Depatlmeilof Ds\roloplltort Barlo,rrprlorto theauhnltbl da buldkrg permttapplicathn,

Tfts appficant shal hdal an autondo garags door opens ptu to hararrE of a
Certfficate of OcorpqpaT byl{adnoe Gornty Buldlng end Baftty DMclon
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EXHIBTT E(BD.

WASHOE COUNTYRECORDS
RE: CASE NO. VA-0002-05

(VARIANICE GRANTED ITOT CRISTINA)



tt
ACNONORDER

WrrhooCounlt
Dtorr.hrotof

Conurnlty
Ilcvdopncnt

lCIlEl@rSt El&A
Po$OmooD@.lll30
Am,lW P520{Xft
Tc[ 77J.321361X)
Frr 77$31t-36{l

lVrrhoaCouaty
Dorrd of

AdJurbrot
Blll Hllko,Chalr

FntrkPdertn
V.Cirir

Nod Cobb
JrnoMrrffcld

RldardTrndrU

Roburt lV. Scllm.fi
Dhrctor

April 10,2000

Phillip andRondi Moorc
PO Box 9246
Incliro Villagc, IW 89452

DcnrApplicaut:

Tho lt/ashoc County Board of Adjustment, at its rogular mecting of April6, 2000, apptovcd
with sevon (7) mnditlone:

VARIAIICE CASE NO, VA0002-005 (pHtrUp AND. XJNDI:MOOiE) = To vary thc
requiiea sstbaels withih Section 110r'406.05.1 to:koduco tlie;fr.ent yard eetback ftorl l5 ,&ot
tol%feeL'[7v requost will facilitato tbc consfirction of 1,797 squsro fcst O an existilg
2,929 squrrc foot riridonce <4,126 total), a now foot) anil 459
squsro feot of ncw deck arces. Ilgipropcrty ts 'fhtve; I.ot 11,
Scstch$,ood Subdivision, !1.5 milos north of the intcrsootion of Country Club Drivc and
Tahoc Boslcvsrd (SR 28). Thc +,36&acrc.parcol i9 dcsignatcd Modiun Donsity Subrnbao
(MDS) in tho Tahoo Arca Plan within'Washoo Counry Commissiouer Distriot No- l, and
situatsd in a portion of Scction I0, ?16I.I, Rt84 MDM Washos County, Nevada (APN:
126:25t-tz)

The 4pprovaf of thc vadauco was basad on the following findlogs:,

1. That tho properry has a downi-lopc ih cxccss. qf.28Vo:pnd tho rcduction of the front
yud setback fr6m tho requinqd distance of frftccn frit.,to 7% fcot will providc a
distanco of frfte.en fcet nom dc cdgg of thb pp.ycrycirtlg tlo garago. This distance
meets tlro minimum lengt':o1 *1 wayldccX eocopdUfitto-tfro-Washoe County
Roads Divisiriri tb provido two guost parking spaccs for thc residcnce in addition to '
tlE two onclosed garago qpaeos sinco of-sEoot parkitrg in tlc vichity ie limit€d duc
to thc narrow configuratlon of the sfccq .

2. That the mquest will not pi.e.atb a detiOcnt U) scgnic o.r cnvirBntnentril'ghargctsr .of
thc sunsusding-araa, nor affect tho lakc vicws oftho idjacint pmpcrtics. Dovelopoil
ptopcrtiet oa aithcr sids of the subjcct proprrty havc lako viows towards tho wcst. In
addi'tion, tho proporty acrpss the sheot ic a through lot with cxirting dcvclopmcnt
along tho Fairviwr Drive frontage locatcd at a much highor olcvation;

3. Thet no applicablo policies exist to makc the fmding of consistcncy or non-
consistcncy with thc policies, action programs, standards and maps of the
Comprohcnsivc Plan and thc Tahoc AteaPtan;

4. That granting of the *qu"ri will not constihltc a glant of special privilogcs
inoonsistont wi0r the limitations upon otbcr properties in ths vicinity and ths
Mcdlum Density Suburban (IvfDS) Iand urc dosignation; and

5. That the Board gavc rcasoned consid*ation to thp information containcd within the
staff report and information recsived during tho rncoting.



oIli iifilffi,piMooro
4pfl,8,2000
Pago 2

If no .appuls havo b*r.{ht in.rE trlo prliod otip,ra* in ttrc washoc corrntyDcvolopmeut Codo, ilro docirion &y thc Borrt- ofiA.i*m*t is finnl.

Yourstnrly,

Robort W. Sollman

lirccbr, Warhoo,Cbunty Comurrnity Euvetopnent
Sccrc,taryto tbsBoard oi.Adj;ilt 

.- 
-""*"

RWs/MD/km (yA0002-00jp1)

'1P'plioant . Phillip and Rartti Moora, po Bor 9246Inclino vilrago, tw 89452

Represc$tstivo: Wulme Ford, pO Bgt( 4?75, Incliao Villagg IIV g9450

Aqgocies: Incline vilhgG/Ghystat Bay citizcnb 
_Advisory poard; rnclino vilragc

Gensral lr!-jo* Dtrbic! frrnos.ga,c& be, Omoo; Iudy RamJs,
Areoesor'sOfficc: Joha Fauldor, Cnirfepprul*r, a"ror*,, Offico; Tahoc
Rogional plaTing Agonoy, post offico B;i rOgS,'iipht Coyo, tW EgMs_
1038; Nor& Ialo Tatroe Firs protccrion usrlcg s6?-tldolo way, Iucrineyiilogc.ry 8945t-9439

f,



I: tTtrd:$,ptMoore
April 10,2000
Page 3

a

ANY OPERATIONAL
SUBJEGT TO.RETflEN' BY THE
TO THE ANNUAL RENETIYAL A
THE CONDINONS iI'AY
UCENEE UNT|L THE

IN

DETERMhIED GOIJNLNNCE BEE

ALL CONDMONS LISTED
EFFECTUATE THIB
APPLICAiIT ARE FOR
REOU1ATIONS,
IIUASHOE GOUNTY. COUNTY

(A^r approvodbyWashoo
at ib meoting

THIS

T ARE T'IOT

Boardof ArljusEnont
on 6,2000)

OF COIITJIIUNITY IIEVELOPIUENT PRIOR
IICENSE. FAILURE TO COilIPLY WilI{

RENEWAL OF THE BU8INESS
COIJ'IJIUNITY DEITELOPIJIEIIT I.IAS

COMPLIANCE YYIU IHE CONDITIONS OF TflIS VARIANCE 13 THE REEPONSIBILIW
9T T}IE APPLIG'ANf, AND ALI- OI'UNERS, AS$ANEES, AND OCCUPANTS OF THE
PROPERTY AND THETR succEssoRs tN-frrrnssr. FAttuRE ro coiltpLy w]TH
ANY CONDITIONS IHPOSED lt.i THE ISSUAIICE OF THE VARTANCE ITIAY RESULT IN
THE INSITruNON OF REi'OGAIION PROCEDURES.

*'IIUPORTANT-PLEASE READ*

IMPOEED TO THIg VARIANCE APPROVAL ARE

ROVAL MUST BE SATIgFIED TO
TtlE PROPERIY OUUI'IER ANDTOR

WIil ALL REL.EVANT RULE8,
POLICEE AND PROCEOURES OF

THE RIOI{T TO ENFORCE ALL
OR VARIED BY THE APPROVALAPPL'CABLE ORDINANCIS

OF THISAPPUGATION.'

IT'ASI{OE GOUNTY RESERI'ES |IHE NUOXr rrb REVIEWAND REYISE THE GONDITIONS
OF THIE APPROVAL SI{OULD IHEr DMNTiIXE rUEr A SUBSEQUENT L ICENSE O R
PERNTIT ISSUED BY N'ASHOC CJOUUTY UOIhTES rrrE INTENT OF THIS APPROVAL.

i

GENERAL CdNpmONs
I

I' rhc appllcant shall oblain a valid w*r,* county buitdiag pormit or othor
adminisbativo pormit in tre timo pcriodlset forth ag followst

For projeots which rcquirc a rTahoe Rogionat plnnning Agcnoy CfRpA)
pcrmil wlthin onp year from dri dato of approvat by TRpA; or

I

5

yAo002.{106

Mo0BE
VARIANCE GASE

a.



ff lTllxffipdiiMoors
April10,21X)0
Pago4 j

a,

b.
i

For pmjccts whilh rcqpirc
(or conditionrl {pproval),
Wachoo County;lor

I

I
I

a T$SApcrmit and luhich havo TRPA oppruval
wifin oro rcar from thc dato gf approtral by

i

2.

c. 
for pryjccts wni*n ao oo, r*ui* aTRpA pormit, within ono year fron &e
datoof appmval $yVashooColrntf or

d. . Thc applioant eh{lt oommcnca ind comBteo consfirctiou ln accorrdanca uith
tte time poriods ilquirod by + eami{d.

The applicant ehalt dcmd,nsbs ruuotielial confomaupc with fro planr rpprovod as
put of trir voidaom. tv{oaiacdion to }ho aito phir may ruqubo ancrnaniontt rne
Tl@ring of ttcvarialco. confrnrancc snilt utearminidtiry tho DQutncnt
of CommunityDarctop{ohr 

I

A copy of thc Finrl Oriof and app,rov{ silo plrn for tip varianco shall bc athchcd to
all building-pormit appthtioniissuort by vashoo county. Building ptans will not
D! rEvlswsd url,oss both ltoFinal Ordo{ andsitro ptan oro attashEd.

3.

4.

5. Thc aiplicant an gango door qpfircr prior to tho issuanc.a of
tho of ftom 'Count5r Building antl Safoty Divloion.
Complianco
Commuuity

this ahalI dctornincd bytho staff of lhcDopalhentof

6, Tho ueo of sqaw balos either
pr_ohibibd. A ihatl placed on
used and
mahrial.

ehow ttr

Departncnt

7. Tho applicant
i$uaucc ofa
bytha stafr

emsion oonfol or muhh uatcrial is

ffrig

#

t+



WASHOE couNlry

STAET

BOABI) AI}JUSth[ENT

T

ST'MMARY

o

Monrb crs of the \Vashoci Coung

Variance Casc No. VA0002-00S

Aprit 6, 2000

AgefldsItemNo: 
-T

Staff Recommcndation: PARTIAL
CONDITIONAL

APPROVAL

ofAdjustncnt

t

To:

Re:

Datel Prcpared By: Maryann DcHavcn

Appllcant: Philtip and Randi Moorc

Scctisn 110.406,05.1 to rcduce thc front
in thc pcrmissiblc roofbvcrhang

rcqucst will frciliutc rha constnrction of
(4,126 tohl), a new two-oar gtragc

Thc propcrty is locatcd at 701 Cristina
of thc iaterscction of Country Ctub

Mcdium Dcnsitypuccl is dcsignated
County Commissioncr Diskict No. l,

fuIDM, Washoe County, Nevada 64i5J;

iSascd upon thc staff analysis, oomnen'ls rcccived thc eite iuspcolion, staff recommendspartiel approval of thc requcst with ihc 4ttaohea and offers ihc following motion foryour considcration:

oonditionally .approvcs thc
of the garagc and dcnics tho

fcct to four fcct for Variancc
firrdings':

1. That the propcrty hasi a
reduotion of the

5

frfteen feet to 7%

in excess of 28% and' thc



lVrrhoc County Uo.* or^Orrrri-l
Vrrlrncc Crlc No. Va000f-005
Aprll4 2000-prga Z

a

cdgc of thb
minimumlgngth of
Roads Difjsiou to
rcsidcnce itr addition
stcet part{ing in
configuratipn of
citcumlbnoe such

parking spaces for the

Earagc spnccs sincc off-

to the This dishncc mests the
to lhc Washos County

two
tltc two
victnity limited tlue to the narrow

the strclt. In thcrc is ho special
AE sbape or of the properly ttrat

inoreass of roof o9uhang atthe front of
to four

2. tl'isl the requcsr n0t
ofthc

a dctimcnt to socnio or

vierts of
ErcE) Eor affcci the lakc

propcrties on either
have vicws towards thc wcsL In

a through lot wi0r cxisting
Faifeicw fmntagc locatcd at a. muoh

3. tb finding of consistrcucy
pnograms, abndards and

thc Tahoc Arer PIan;

4. that grmttgg of the will cohstitnt! a grant.of spccial
privilcges witlt the upon othcr propcrtix in

Suburban (IUDS) land usc

5 that the Bpud
containcd uiitluir
meeting.

geve reaspncd to lhc information
received drrring thctlrc and

wcsJ side Cristha Drivc ncm its intcrscction with

propcrtics
north sido

Crisdra Drivs arc located on thc wcst
viows towards thc wcst of take Tahoc,

thc subjcot lot, and ttrc United SDBtcs of
'ttre lot located to the south.

fcjct wide 184 fcet dcep (approximatcly 16,000
thc 2,329

u on thp
All of fte residcnce and goppscd addition is

and.thi
and

the

B+-kFpqndr

fl

^ry*rrr{

ls the of the loi



Wrrhoe CouDtyBorrd of Ai[urrr.r?
Yrrirucc Cue No. VA0002,00S
Aprll 6, l0ll0 - Prgc 3

o

Surinl ClTcumutnucesr/HanishtD r

The propcrty'has a slopc in excess of 2
lhc tloser thc garago and adilition is con
and impcrvious oovcrage rcquircd bcca
maximizcs thc sizc of thc homc, mir
conshlotion of a two.par garagc whcre o

fmpsels:

B% for thc
gtxrotcd to
usc of thc
imDcs the
ne didnot prcviousty.

half of thc lot (facing Cristina Drive).
, tlrc lowcr the amount of grading

in drivcway lengttr" The rcquest
of oovaagc rcquircd and allows

park, store snow or even
inow bcrms. lhc Bomil

vchiclcs cstain
Cristina Drivc is a nanow, winding in Inclinc There is minimal opportunity to

g0rsgcs

cxisting

of the roadway during thc winter with

rcsidcnocs closer than fifteal feet
has grantcd
thc edgc of
has grantcdapproval and thc Board of

construction of tlrc garage improves on the by: a) providing encloscd
' for safety, b) removing pa*ed cars the c) does not exacerbatc tlte

opportuitics.roadwayconditions and Q nc.vtr available

In thc case of ncw cons!ructioir, the Division Dcpldrumt of Community Dcvclopmart
addition ofthc cncloscil gangc and ggostshffrcvicws thc rcquest undci diffcrcnt

parking in thc drive*ay will providc opporhtnity puk cars on lhe propcrty and not on
Cristina Drivc. Roads Divisions of fiftecn fect ftom thc edge. of the

fiftcen fect to thcm Villagc. applicant has provided
rcqucsL

In addition to thc rcduccd setback staff has

a

is no spccial cirsurnstance such as sizq
It is to sonstrrrct the garagc without ths

additional roofoverhang and duc to thc
an architccfi[Bl elcmcnt of the proposcd

Srat it is proposcd at thc ridgq it is most likcly

Reccntly, lhc use of straw bales for tcr4porary iontsol,or mulsh has rcsulted in i
situation wherc noxlous iveetls have into thc takc Tahoe basin. As such,

accdlc filtcr fabric, pinc nccdlcddufforaltcrnatives b sbow bales src such as
wood mulches, Thacfore, the of appmval tho use of stsaw bales and rcquirc
an altettativo form of crosion contol or

two fcct !o fcct.

Agancy QQumeBlls:

The Dcpartdcnt of PubUc Works,
applies for a Wadroe
dcparhnent has includcil of

Cltlzeu Advlsor"v Bosrd gommcnts:

Inoline Village/Crysul Bay Citizen's
Adjustmcnt mccting. Thc concerns of

ttrc rcqucst to incrcasc hc roof
Staff tas rceommddcd ttutthis

Division includcd a uondition that the applicant
pannit strow rsttoval purposes. No othcr

mcets thc.night prior to he Board of

1

Board of Adjustnent mccting.
Citizsn's Board will bc prescnted st lhe
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LAiIDUSE

Land Usc

-Wrrhor 
Couuty foud ofeO1rrr"."?

Vtrhucc Cr-sc No. VA0002.00S .
Aprll 6, 2000 - Prrp j

I

Lend Uss Desiguallon: Medium Dcnsity Suburban

Ilcvelopment Sultrbillty Coostraluts: Slopcs in

dowed UseTypcr

ofZV/o

of Uscs, 110.302.05,1, allows single-
of a Building Pcrmit

Adj acent Land Use Comprtlbitity:

Thc adjaccnt
sodrpatibiliry
in Figurc 1.

thc zubjcct property, and theh
Medlum Denrlty Suburben, $e listcd

indicatcs that
buffcring mcasurcs arc nccesssq/. The "Mcdiurr., use compatibiliry rating gcnqrally
indicatcs that limircd scrccning and buf&ring is , The "Low" Iagd usc compatibility
indicatcs significant scrccning and buffcring is

Figurc I

ADIIACENT PARCELS DENSITYSIIBRUBAITI
Use

Norfi

South

EaEt Mcdiqm

West Medium
Sourcc Mrrir ofthe adoprcd County Comprdrcnrivc Plm Lud Usc

Arce PIen Modlficrs: Tahoe Modifiers

Perklug: must bc cnoloscd
two opcn spaecs on parkiqg deck

Laudscrplngl No landscape'area required landscoping provided

q
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Ncvada Iicviscd Statuhs Chaprr 278; W.ashoc County Chaptcr ll0

MAD(VAo002{05)

AttachncnE: Conditions, Maps, Sitc Plan, Floor Plan,

XC: AppllcqD[PhillipanilRandiMoord
Rcqcgantativg; Weyne Fond

Advisory Board; Inclinc Villggc GencralAssngicq: Inolini Village/Crystal
lmprovcmentDisbict

.APPLICABLE

:
I
I

t,

!l

l0
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o

8.

b.

(As rccomrrcndcdby Dcparment of Dcvclopmcot aad
2000)attached to StaffReport datcd

building pcrmit or other a&ninisradvc

For projccts which requirc a Tahoc Ploning Agarcy (TRPA) pcnnit
within onc ycar from thc datc of byTRPA;or

TRPA and wNch have TRPA approval (or
onc ftom the datc of approval by Washoe

County; or

For projcots which do not rcquirc a
of approval by Washoc Courty; or

A permit, within o.ne year from thc tlate

Thc applicant shall commcnce and consfuction in accordancc with thc
timo pcriods rcquircil by eaid permit(s).

For projcoe which rcquire a
conditioual appqoval), vithin

c.

d.

t. ltc applicant shall dsrnonsbatc substaotial
of this vriancc. Modification to thc
rcproceqaing of the varisrlce. Conformanco
Cornmunity Developmenl

3

4. Ttic epplicant shali cxecutc a hold-harmlcss

sitc

sitc

for soovr rqmoval purposes. A copy of
Dcpartmcnt of Qommunity Devblopmcnt prior

5. The applicant shall install an automatio gsrsgc
ccrtificatc of occupanoy from Washoe
Compliauce witir this condition shall be

, Commrmity Dcvclopmcnt

A copy ofthc Final Order end approvcd
building pcrmit applicationa issued by
rcviewed unless both the Final Order md

witir ttrc plans approved as part
sitc plan rray rcquirc.amcrdmcnt !o and

bo detsmined by thc DcTartneat of

for thc variancc sholl be sttachcd to all
Corrnty. Building plans will not be
are athched.

witr tbo Distict Atornc!'s olfice
agreemsrt eh8ll bc submittcil !o thc

thc issusncc of a buililing pcrmit.

opqrcr prior to the issuance of the
Building and Safcry nivision-

by the staff of thc Departmcnt of'

.to
VARIANCE CASENO.

rt
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I

6,' The uso of: sbnw bales for eiftcr erogiotr cohtsol or mulch material is
pri,hibitcd. A nots shsl bs plaeetl on the plans shting ihat straw will aot be
uscd and shall show an zlbrnative ctosion contsol mcthod and mulching
matcrial. Complianoc with this cstrdition be detcrmincd by tlrc sbff of thc
Deparhtent of Comqrunity Dcvelopment,

7. Thc applicuht .shsll oomplcB a Washoe cncroachment pcrmit prior b thc
issuansc.ofs building pcrmit, Compliance this oondition shall bc dercrmincdby ttrc

Divisipn.staffbf thc Dcpartuent of Public Works,

1il,



EXIIIBIT 6(CD.

PHOTOGRAPHS OF GARAGE

CONSTRUCTED WITH 7%-FOOT REDUCTION
OF 15-FOOT SETBACK PER

VARIANCE IN CASE NO. VAOOO2-OO5
(70l CRrSTrNA)
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EXHIBIT 66D)'.

PHOTOGRAPHS OF E)ilSTING
RESIDENCE AND PARKING DECK

ULS CRISTINA)
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