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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 Community Development staff at 775.328.6100.

Project Information Staff Assigned Case No.:

Project Name (commercial/industrial projects only):

Project Removal of a existing single family residence.
Description: Rebuild new residence with attached garage.

Project Address: 400 Gonowabie Road Crystal Bay , Nv,

Project Area (acres or square feet): 29 QEA QR 59 Arre

Project Location (with point of reference to major cross streets AND area locator):
Crystal Bay, NV. Gonowabie Raod/ SR 28

Assessor’s Parcel No(s): Parcel Acreage: Assessor’s Parcel No(s): Parcel Acreage:
123-145-04 .52
Section(s)/Township/Range: Crystal Bay Park Unofficisl)Sub L4 Blk12

Indicate any previous Washoe County approvals associated with this application:
Case Nos. None

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: Grable B.Ronning Trustee | Name. Wayne Ford
Address; P.,0.Box 7804 Incline Address:. P,0.Box 4775 Incline
village, Nv. Zip: 89450 Village, Nv. Zip: 89450
Phone: 775-831-2270 Fax Phone: 775-772-2495 Fax: 831-5535
Email: Email:
Cell: Other: Cell: same Other:
Contact Person: Grable B.Ronning Contact Person: wayne Ford
Applicant/Developer: ' Other Persons to be Contacted:
Name: Name:
Address: Address:

Zip: Zip:
Phone: » Fax: Phone;: , Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
July 1, 2012
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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?

Current Zoning is MDS which has 8 foot side yard
setbacks. The request for the variance is to re-
duce the side yard setback on the south side of
the parcel to 3 foot. This side will have no de-
velopment for it is owned by NV. State Lands.

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

The parcel has three of the criteria for the finding
of (a) Special Circumstances.

(1) Exceptional narrowness, shallowness or shape of
the specific piece of property, or.

The parcel width in the building area is 94 feet.
The building area is created by the Gonowabie Road
being on the parcel. ( Easement granted see sheet

5 of the architectural documents.) This is one fa-
ctor which restricts where the new residence can
be placed. We are maintaining the 15 foot setback
from the easement for the front yard setback. The
second factor is the large boulder field that is
present on the parcel. This field sets up locations
that will allow for the garage and connecting stru-
ctures to the main residence below. TRPA considers
these boulders to be protected as part of the scen-
ic aspect of the parcel. We also hold the same be-
lief. See attached for continued narrative (A)

July 1, 2008
Page 1
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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?

The approval for a 3 foot side yard setback on the
south paroperty line will increase the privacy for
the only neighbor on the north. All development above
the parcel is so removed and at such a elevation to
the development area no views will be reduced. In
using the new TRPA code which has been discussed the
impacts that would have been under the old height
code will not now exist. (stepping down the slope).

Many people now , who live in the area walk on Gono-
wabie. In having the garage at 15 feet back and as
far to the south with a 3 foot setback it will keep
cars parking on the turn. It will make the area at
the end of Gonowabie Road at the turn a safer area
for pedestrian use. Traffic safety was discussed
under section 2.

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.)?

The need for off street parking on Gonowabie is a
big issue. This for summer and winter. The ability
to plow Gonowabie in the winter has been a problem
for many homes do not have enough on: site or guest
parking.

The current design for a three car garage is &woe more
covered parking spaces than the code requires. The
design also allows for three spaces in front of the
garage.

In not removing the existing driveway more spaces
are provide up to another garage below and parking
in front for to or three cars on site.

This plan of having the garage at three feet from
the property line at only one of its corners allows
for all this parking to be workable above and below.

This get cars into garages and guest cars parked in a
manner that keeps most elow the road and out of view

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? :

The issue of proper placement of the garage will allow
for more parking than most homes in the area have now.

The enjoyment of use will come from knowing that even
though the Gonowabie Road bisects the parcel the add-
ition of the garage will not impact,in a negative way,
the neighbors use of the of it.

By placing the garage and having it attached will be
in keeping with the neighbors homesg,the majority which
have attached garages, the character of the neighbor-
hood.

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

| @ Yes Q No If yes, please attach a copy. Sheet 5 of plans |

7. Whatis your type of water service provided?

I O Well I & Community Water System ”

8. What is your type of sanitary waste disposal?

IE Individual Septic System I ® Community Sewer System WI

See attachments

July 1, 2008
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WAYNE FOR D RESIDENTIAL DESIGN LIC. NO. 9I-p
P.0O.BOx 4775
INCLINE VILLAGE, NV.
89450

(775) 772-2495

Continued Narrative: Attachment 1

2. Topographic Conditions
Special Circumstances

The boulder field causes the building area on the parcel

to be of a shallow nature. There is only one logical location
for the garage. The relation ship to Gonowabie Road and the
garage location is one of being able to have a level transition
from the driveway onto the road at the easement line. The

need to move the garage as far south as we can and still re-
spect and assure no. disturbance to the land owned by the

State of Nevada,is based on the design principle

We also have to be sure that the large boulders in the front
yard are not disturbed because of the design of the new system
to connect the garage to the residence below.

Shape: In all of what is stated the flat areas that now exist
on the parcel must be respected to have the least disturbance
for doing a new residence. The existance of areas already dis-
turbd by cuts is part of the required findings for the use or
relocation of coverage under TRPA Code Section 30.4.5. In the
findings required for construction on a la parcel, under Baily
Established Coverage specific findings are required to be able
to relocate this coverage. By using the existing level areas
and most of the areas already cut for driveways the findings
can be made to allow for construction as proposed,

This kind of regulation leads to forming a very specific shape
of the allowed areas that construction can occure. This shape
only allow for a very limited set of options which is part of
the need to move the residence to a 3 foot side yard setback.

(2) By reason of exceptional topographic conditions, or

Slope on the parcel.

The parcels natural slope is 20 to 54%. In many areas this slope
has been modified for the existing development or Gonowabie

Road.

i th PA height . i
We are useing € new TRPA heig code. This allows for the VA14-004




Grable B. Ronning:

Variance Application Findings
(2) Slope on the parcel Attachment 2

residecne's design to be divided into three distinct attached
segments. By setting the garage on the 3 foot setback line

it helps keep the garage,under this system to not to exceed
28 feet in height, measured from the lowest point of natural
grade of each segment for the "ground floor".

The parcel having natural slopes of over 30 % then allows for
the lower two segments to meet the TRPA code. The average max-
mimum height of 150% can be met under this code. (37.4.2.)

The placement of the garage and other structures ( Master Bedroom
below) on the parcel allow for the project to be set back from
the Gonowabie Road. In many project approved under the old hei-
ght code by TRPA two things had to be done. The fist was the
upper structures would not be attached to the main residence.
This under Washoe County Code lead to a variance request for
detached front yard structures. The second impact was that tall
structures had to be done with a great deal of structural framing
being cantilevered to keep the low point for total height meas-
urment as far up the slope to meet the 42 foot allowed height.

In the proposed placement of the garage with the rest of the
development moving down the slope the height can be better set
into the steep parcel.

In addition to the height it allow for the main part of the
residence to be build over where the current residence now sits.
The current residence is a small cabin with a 8 foot retaining
wall for the lower living area. This area can only be reached
by going outside on the north end. Thus the home, built in 1949
was mainly for summer use. The cabin also did not have a garage,
that also likely made the use of the home mostly in the summer.

Being able to located the new structure further to the south
helps keep the new development away from the historic Tram on
the parcel. It also helps keep the new residence somewhat away
from the neighbor on the north. It maintains the natural access
to the existing pier below. It also allow for more room to

not have to provide new utility trenches through unknown loca-
tions on the parcel. ( The large unknown boulders below would
require a great deal of disturbance is they were to be moved).

(3). Other extraordinary and exceptional situation or condition
of the property and/ or location of surroundings,

It was touched on in the first section of the narrative that
the proposed location of the garage was the best place to be
able to access Gonowabie Road. This was a slope from the driveway

VA14-004




Grable B. Ronning

Variance Application Findings
(3) Other extraordinary .... cont Attachment 3

to the road issue and one of transition for the driveway
to be a level as possible.

Safety: In addition to the transition issue is one of being
able to view the turn on Gonowabie. This ability to view
back when backing up before the car is onto the turn is
very important.

Even though the turn faces south and gets a good deal of sun,
the slope into the turn is 12%. The turn itself is 8%. By
having the garage, thus driveway as far to the south it allows
for a person backing up a car out of the garage to have a

full view of the turn.This makes the location of the garage
and a 3 foot setback the most safe design for the project.

In the final application if the 8 foot application for a
setback on this side was applied it would cause a undue hard-
ship not only on the property owner but also not have the
most safe design for the use of Gonowabie Road for the nei-
ghbors who use the one way road system.

Portion of setback at 8 feet going to 3 feet at master bedroom
area of new residence:

The master bedroom is designed using a hexagon pod system,
Each pod is supported at each corner on a stone column ped-
estal system. Each pedestal in this area is set on a large
boulder. This will reduce the disturbance near the parcel
owned by Nevada State Lands. It will also keep the area
under the rooms above open for lower areas to have a view
of Lake Tahoe and the unbuildable land to the south.

The design for new living area for a year around residence

is limited by only being able to go so far down the slope,

It is also limited by the boulder field and how far you can

go down the slope. The tram system also limits how far to
north you can go an still maintain the location for the existing
system built in 1949. This has put the design for the bedroom
to be on the upper level to the south, thus needing the
reduction of the side yard. In keeping with the garage findings
needing a three foot side yard, the master bedroom works at

the lower area with it's deck at the side vard with the least
amount of impact to the site.

VA14-004




|
|

|

Grable B. Ronning
Variance Application Findings Attachment4

Protection of land off site from proposed excavation at
south property line.

Protection of vegetation off site from proposed excavation
at south property line.

Locations: Corner of New Garage. At Upper area for Master
Bedroom Column Support.

Master Bedroom foundations: This area down the slope has some
large boulders. The foundation system being proposed is for
the support for the upper floor and roof is to have columns
set onto the boulders. These boulders based on a Geotechnical
Engineers report will support the loads. If the loads do not
work for the boulders then the approach will be to have a
portion of the boulder removed per the direction of the
Geotechnical Engineer. In no case will the removal or the

use of the boulder disturb any vegetation or soil on the land
owned by Nevada State Lands.

The Geotechnical Engineer will follow a process outlined by
OSHA to insure not distrubance of vegetation of soils off
site. This is based on OSHA Specific Excavation Requirements
in 1926.651(That apply)

Garage Corner: We have identified the boulder location and
will have the least amount of excavation at the area that is
the nearest to the property line. By uding the boulders and

or only having a two foot deep excavation we can be assured
no soil or vegetation will be disturbed on the parcel owned
by Nevada State Lands. Same Geotechnical Engineer oversite and
OSHA requirements for this area.

Note: In place now per owner agreement with Nevada State

Lands a 6 foot high fence exists. Metal and meets TRPA scenic

requirements. This will remain durning and after the building

of the residence to protect the parcel of land owned by Nevada
State Lands to the south.

Snow Control of of build structures and decks:

Decks: Decks have been held back to allow for snow removal
with no impact on the property owned by Nevada State Lands.

Snow off roofs. A snow melt system on the eaves to a heated

gutter and down spout system will be installed at all locations

where snow could fall off the roofs into the limited side yard.
VA14-004




Grable B. Ronning

Variance Application Findings Attachment 5
Snow off roofs cont:

The down spouts from these roof areas will have the water
discharged taken to on site drywells to be infiltrated. In
no case will any water be discharged on to the land owned
by Nevada State Lands.

All snow will be held by snow poles per engineer's require-

ments on the roof system where it might fall onto the limited
side yard area.

End of Findings for
Variance Application.
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