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Washoe County Development Application

Your entire application is a public record. If you have a concern about releasing
personal information, please contact Planning and Development staff at 775.328.3600.
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Variance Application
Supplemental Information

(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.g. front yard setback, height, etc.) must be waived or
varied to permit your request?

S8 ATTHEHEL

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

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

Cee pltacHed

4. How will this variance enhance the scenic or environmental character of the neighborhood (e.g.
eliminate encroachment onto slopes or wetlands, provide enclosed parking, eliminate clutter in view
of neighbors, etc.)?
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5. What enjoyment or use of your property would you be denied that is commen to other properties in
your neighborhood?
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6. Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs} that apply to
the area subject to the variance request?

| O Yes I % No | If yes, please attach a copy. |

7. Whatis your type of water service provided?

I a Wwell Iﬁ Community Water System ||

8. What is your type of sanitary waste dispcsal?

i m Individual Septic System | O Community Sewer System ||
¥
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Mr. and Mrs. Van Leuven
25 Aguilar Court
Sparks, Nevada 89411

RE: Building Addition Setback Variance
Site and Flood Evaluation
25 Aguilar Court
Sparks, Nevada 89411

Herein we our addressing our evaluation of the site and vicinity conditions in an attempt to aid the
Van Leuvens (property owners) in obtaining a variance to the side yard building setback distance
for a new planned garage addition on the southwest side of the existing garage. For this addi-
tion, we (Nortech) understand that the building designer, Aesthetic Engineering, has shown the
set back as 15.50 feet on the plans. This is an error, as the actual set back is to be 50 feet.
Therefore, the variance involves allowing the 15.50 foot set back to remain.

We further understand that the Washoe County Variance Board believes that the addition should
be moved to the northeast side of the existing garage, where the setback can be met. The
owners believe that this is not feasible and we are providing flooding, topographic, drainage and
access evidence and hardship considerations to aid in building their case for the variance to be
granted.

The document entitled “Variance Application Supplemental Information” contains eight queries
addressing information needed for Washoe County to fully evaluate the variance request.
Nortech will respond to the first five queries and the owners will respond to queries six through
eight. Our response to the five are as follows:

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

Response 1: The side yard building setback is shown as 15.50 feet on the design plans
and the Development Code setback is 50.00 feet. We are requesting that the 15.50 foot
setback be approved and the addition be built at the design location.

Question 2: What are the topographic conditions, extraordinary or exceptional circum-
stances, 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?

Response 2: The topography shown on Sheet C-1 of the Aesthetic Engineering plans
indicates that if the garage was placed on the northeast side, then a minimum cut of about
2 feet would be required to attain the slab subgrade elevation. This would mean that for
surface drainage the around the northeast side of the residence, another one foot or so of
cut would be needed to channel the drainage away. This would result in a large, deep cut
and could impact the existing septic system.
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Project. 25 Aguilar Court
Project No.: 11171-11N
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However, this is of concern, but not the major concern. The major concern is in regard to
the new floodway that has been created, apparently as a result of drainage changes along
Valle Del Sole Boulevard. Plate 1 attached shows the FEMA Flood Insurance Rate Map
of the site vicinity indicating that the subject property is in Zone X, a zone of the 0.2 %
annual chance flood hazard (500 year flood zone). This is a zone of flooding with a return
period as 500 years. However, the owners are supplying pictures of the flood conditions
that occurred and inundated their property about 3 years ago. The flood water scourging
with rock deposits and washed sand deposits are visible in the zone shown on Plate 2
(Google map dated 6/24/15). As shown in the pictures, the flood that occurred can be
classified as a major event.

The ramifications of this flooding condition is, if the garage is built on the northeast side, it
would essentially “dam up” the flood waters, raising the flood level and possibly causing
water to enter the residence above the floor level. Major interior damage would result.
The owners have pictures indicating that their garage was flooded in the referenced event,
but the water did not rise to the living space floor level. We believe that this would not be
the case if the dam condition was created.

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

Response 3: There is no need for any steps to be taken as the addition will not result in
any of the above negative impacts. In fact, the only negative impact for the addition to be
relocated to the northeast side would be that the access to the residence front door would
be blocked. The owners would have to walk around a 28 foot long,19 foot wide append-
age to enter their front door from their driveway.

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

Response 4: This variance will have no affect on the scenic or environmental character of
the neighborhood.

Question 5: What enjoyment or use of your property would you be denied that is common
to other properties in your neighborhood?

Response 5: The enjoyment of adding a large new garage that will house equipment
and/or vehicles other than the automobiles that would be housed in the existing garage.
People typically buy these large properties, specifically for the reason of gaining privacy
and, sometimes even more importantly, to allow construction of attached or detached
garages and shops for sport, gardening, etc. equipment and vehicles and/or for increased
work place and hobby shop use.
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Project: 25 Aguilar Court
Project No.: 11171-11N
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As can be seen by the reviewing Board, there is ample justification in granting this variance.
We trust that this fulfills satisfactory response to the above stated queries, if you have any
guestions, please contact our office.

Yours very truly,

NORTECH Geotechnical/Civil Consultants, Ltd.
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Nicholas S. Vestbie
Civil Engineer - 5173

NSV/Iim

Enclosures: Plate 1: FEMA Flood Mapping
Plate 2. Recent Flood Mapping
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