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WASHOE COUNTY  
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NOTICE OF MEETING AND AGENDA 
 
Board of Adjustment Members Thursday February 7, 2013 
Robert F. Wideman, Chair 1:30 p.m. 
Kim Toulouse, Vice Chair  
Richard “R.J.” Cieri Washoe County Health Department 
Philip J. Horan Conference Rooms A and B 
Lee Lawrence 1001 East Ninth Street 
William Whitney, Secretary Reno, NV 
____________________________________________________________________________________ 

PUBLIC HEARING ITEMS  
(complete case descriptions are provided beginning on page three of this agenda) 

• Administrative Permit Case No. AP12-009 - David Wood (Continued Time Certain from the 
December 6, 2012 meeting) 

• Olson-Olson Architects Case No. AC13-001, amending Special Use Permit Case No. 
SB09-002 for Tahoe Estates, LLC 

• Special Use Permit Case No. SB12-014 and Variance Case No. VA12-005– Sierra Nevada 
College 

• Variance Case No. VA12-006 - Moaessessi 
• Administrative Permit Case No AP12-011 – Baca 
• Amendment of Conditions Case No. AC12-006 – Sierra Nevada Teen Ranch 
_____________________________________________________________________________ 
Items for Possible Action:  All numbered or lettered items on this agenda are hereby designated for 
possible action as if the words “for possible action” were written next to each item (NRS 241.020), except 
for items marked with an asterisk (*).  Those items marked with an asterisk (*) may be discussed but action 
will not be taken on them.     

Possible Changes to Agenda Order and Timing:  Discussion may be delayed on any item on this 
agenda, and items on this agenda may be taken out of order, combined with other items and discussed or 
voted on as a block, removed from the agenda, moved to the agenda of another later meeting or moved to 
or from the consent section.  Items designated for a specified time will not be heard before that time, but 
may be delayed beyond the specified time.     
 
Public Comment; Disrupting of Meeting:  During the “Public Comment” periods listed below, anyone may 
speak pertaining to any matter either on or off the agenda.  Public comment during these periods is limited 
to three minutes.  Additionally, during action items (those not marked with an asterisk), public comment will 
be heard on that particular item before action is taken.  See “Public Participation,” below, for time limits.  In 
either event, each speaker must fill out a “Request to Speak” form and give it to the recording secretary.  
Unused time may not be reserved or transferred.  Comments are to be directed to the board as a whole and 
not to one individual.  The presiding officer may (with or without advance warning) order the removal of a 
person whose conduct willfully disrupts the meeting to the extent that its orderly conduct is made 
impractical.   
 

Public Participation:  The Board of Adjustment adopted Rules, Policies and Procedures are available on 
the website provided above or by contacting the Planning and Development Department. 
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At least one copy of items displayed and at least ten copies of any written or graphic material for the 
Board’s consideration should be provided to the Recording Secretary.  Materials longer than one page in 
length submitted within six days of the Board of Adjustment meeting may not be considered by the Board in 
their deliberations.  Subject to applicable law and the board’s rules, policies, and procedures, public 
comment or testimony may be submitted to the board in written form for its consideration.  However, the 
board is not required to read written statements aloud during the meeting. 

Time allocations for public hearing items are as follows:  15 minutes for staff’s presentation; 15 minutes for 
an applicant’s presentation; 5 minutes for a group representative’s comments; 3 minutes for individual 
comment.  At the discretion of the Chair, additional time may be provided to any party if the request is made 
at least 24 hours in advance of the meeting start time.  The Chair may reduce the per person time allotment 
for comment on a particular item; this determination will be made prior to hearing comment on the item. 

Posting of Agenda; Website Location:  Pursuant to NRS 241.020, this notice has been posted at the 
Washoe County Administration Complex, 1001 E. Ninth Street, Reno, Nevada, and at the following 
locations: Washoe County Courthouse (Court and Virginia Streets), Washoe County Library (301 South 
Center Street), and Sparks Justice Court (1675 East Prater Way, Suite 107).  Agendas and staff reports are 
posted to the Washoe County website at www.washoecounty.us/comdev four days prior to the meeting. 

Special Accommodations:  Facilities in which this meeting is being held are accessible to the disabled. 
Persons with disabilities who require special accommodations or assistance (e.g. sign language, 
interpreters, or assisted listening devices) at the meeting should notify Washoe County Planning and 
Development, at 775.328.3600, two working days prior to the meeting. 

Appeal Procedure:  Most decisions rendered by the Board of Adjustment are appealable to the Board of 
County Commissioners.  If you disagree with the decision of the Board of Adjustment and you want to 
appeal its action, call the Planning staff immediately, at 328-6100.  You will be informed of the appeal 
procedure, application fee, and the time in which you must act.  Appeal periods vary from seven (7) to 
fifteen (15) days, depending on the type of application. 
_____________________________________________________________________________ 
 
1:30 p.m.  AGENDA 

1. *Determination of Quorum 

2. *Pledge of Allegiance 

3. *Ethics Law Announcement 

4. *Appeal Procedure 

5. *Public Comment 
The public is invited to speak on any item on or off the agenda during this period.  
However, action may not be taken until this item is placed on an agenda as an action item.   

6. Approval of Agenda 

7. Approval of Minutes 
December 6, 2012 

1:30 p.m. 8. Planning Items and Public Hearings – On the following items, the Board of Adjustment 
may take action to approve (with or without conditions), modify and approve (with or 
without conditions), or deny the request.  The Board of Adjustment may also take action to 
continue an item to a future agenda. 

http://www.co.washoe.nv.us/comdev/
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A. PUBLIC HEARING:  Administrative Permit Case No. AP12-009 – David Wood 
(Continued Time Certain from the December 6, 2012 meeting) - To allow the 
construction of an accessory structure (garage and indoor play area) that will be larger 
in square footage than the proposed main dwelling. 

 
• Applicant/Property Owner David Wood 
• Project Location: 14085 Bihler Road, Reno, NV 89511 
• Assessor’s Parcel No: 142-241-19 
• Parcel Size: + 2.5 Acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 306, Accessory Uses and Structures 

Article 808, Administrative Permits 
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 30, T18N, R20E, MDM, Washoe County 
• Staff: Grace Sannazzaro, Planner 
• Phone: 775-328-3771 
• Email: gsannazzaro@washoecounty.us 

B. PUBLIC HEARING: - Olson-Olson Architects Case No. AC13-001, amending 
Special Use Permit Case No. SB09-002 for Tahoe Estates, LLC– To increase the 
area of livable space by 291 square feet for a Detached Accessory Dwelling that was 
previously approved under Special Use Permit Case No. SB09-002.  The original 
approval granted 1,200 square feet of livable space, and the new request is asking for 
1,491 square feet of livable space. 

• Property Owner: Tahoe Estates, LLC 
• Applicant: Olson-Olson Architects 
• Project Address/Location: 1019 Lakeshore Boulevard, Incline Village, 

South side of Lakeshore Boulevard, approximately 
600 feet west of its intersection with Selby Drive 

• Assessor’s Parcel No.: 130-230-05 
• Parcel Size: + 2.17 Acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: High Density Suburban (HDS) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay 
• Development Code: Article 306, Accessory Uses and Structures 

Article 810, Special Use Permits 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 23, T16N, R18E, MDM, Washoe County 
• Staff: Grace Sannazzaro, Planner 
• Phone: 775-328-3771 
• Email: gsannazzaro@washoecounty.us 

 
C. PUBLIC HEARING:  Special Use Permit Case No. SB12-014 – Sierra Nevada 

College – To allow the operation of a “Schools-College” in a currently unoccupied 
commercial building, within the Incline Village Tourist Community Plan. 

AND 
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Variance Case No. VA12-005 – Sierra Nevada College – To allow the construction 
of two front entry features with a reduction in front yard setback to zero (0) feet from 
the existing structure sited at five (5) feet. 

• Applicant/Property Owner: Sierra Nevada College 
• Location: 1008 Tahoe Boulevard 
• Assessor’s Parcel No.(s): 130-050-11 
• Parcel Size: ± .404 Acres 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village / Crystal Bay 
• Commission District: 1 – Commissioner Berkbigler 
• Development Code: Article 810, Special Use Permits 
• Section/Township/Range: Within T16N, R18E, MDM, Washoe County, NV 
• Staff: Roger D. Pelham, MPA, Senior Planner 
• Phone: 775.328.3622 
• Email: rpelham@washoecounty.us 

D. PUBLIC HEARING:  Variance Case No VA12-006 - Kurosh Moassessi – To vary 
the required front yard setback from 30 feet to 28 feet to allow the existing garage to 
remain as it was constructed in 1956. 

• Applicant/Property Owner: Kurosh Moassessi 
• Location: 12755 Valley Springs Road, at the northwest corner 

of Valley Springs Road and Cottonwood Road. 
• Assessor’s Parcel No: 049-355-01 
• Parcel Size: 1 acre 
• Regulatory Zone: Low Density Suburban (LDS) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 804    
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 20, T 18 N, R 20 E, MDM 
• Staff: Roger D. Pelham, MPA, Senior Planner 
• Phone:   775.328.3622 
• Email: rpelham@washoecounty.us 

E. PUBLIC HEARING:  Administrative Permit Case No AP12-011 – Baca – To permit 
the temporary use of a recreational vehicle as a residence for the care of the infirm at 
5672 Lupin Drive, Sun Valley, in conjunction with the existing single family residence.  

• Applicant Richard and Tamera Baca 
• Property Owner George W. Paine Jr. 
• Location: 5672 Lupin Drive 
• Assessor’s Parcel No: 504-042-05 
• Parcel Size: 0.35 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: 110.310.35(g) 
• Commission District: 3 – Commissioner Jung 
• Section/Township/Range: Section 17, T20N, R20E, MDM, Washoe County, NV 
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• Staff: Eva Krause, AICP, Planner 
• Phone: 775.328.3796 
• Email: ekrause@washoecounty.us 

F. PUBLIC HEARING:  Amendment of Conditions Case No. AC12-006 – Sierra 
Nevada Teen Ranch - To amend condition #7 of the Special Use Permit case number 
SB07-019 to extend the time for completion of each phase of the project by two 
additional years such that phase one will be extended to February 12, 2015, phase two 
will be extended to February 12, 2017, phase three will be extended to February 12, 
2019 and phase four will be extended to February 12, 2022 as authorized in Section 
110.810 of the Washoe County Development Code. The facility comprises a teen 
group care facility that will include housing, counseling, education and recreational 
opportunities for up to 40 at-risk teenagers, as authorized in Article 810 of the Washoe 
County Development Code.  The proposed facility will include the phased construction 
of four 5,200-square-foot residential buildings, one 1,500-square-foot vocational 
building, one 4,000-square-foot multi-purpose building, one 1,000-square-foot 
reception area, one 1,500-square-foot barn and an obstacle course. 

 
• Property Owner/Applicant: Sierra Nevada Teen Ranch, Marvin Neal 
• Location: The project is located in Bedell Flat, east of the 

Sierra Ranchos/Rancho Haven communities. 
• Assessor’s Parcel No.: 079-210-15 
• Parcel Size: 29.03 acres 
• Regulatory Zone: General Rural (GR) 
• Master Plan Designation: Rural (R) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 
• Commission District: 5 - Commissioner Weber  
• Development Code: Article 810, Amendment of Regulatory Zone    
• Section/Township/Range: Within Section 4, T23N, R19E, MDM  

Washoe County, NV 
• Staff: Trevor Lloyd, Senior Planner 
• Phone: 775.328.3620 
• Email: tlloyd@washoecounty.us 

G. Draft Ordinance Amending Articles 912 and 914 - Review proposed text of an 
ordinance establishing general rules governing appeals to the Board of Adjustment 
and provide direction to staff and recommendations to the Planning Commission for 
drafting and proposing the ordinance.  Proposed ordinance generally covers what 
matters can be appealed to the Board of Adjustment, the timelines and procedures for 
such appeals (including what evidence may be reviewed and who has the burden of 
persuasion), and the right to either seek judicial review of the decisions of the Board of 
Adjustment or appeal them to the Board of County Commissioners. 

• Staff: Greg Salter, Deputy District Attorney 
• Phone: 775.337.5726 
• Email: gsalter@washoecounty.us 
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9. Chair and Board Items  
(Unless otherwise listed with a topic description, this portion of the agenda is limited to 
announcements, staff discussion of items or suggested items to be scheduled proposed 
for action at future meetings, and reports on planning issues and/or activities of 
organizations in which individual members may be involved.) 

A. Discussion and possible action to adopt the revised Rules, Policies and Procedures.  

B. *Report on Previous Board of Adjustment Items 

C. Future Agenda Items and Staff Reports 

10. Director’s Items 
A. *Legal Information and Updates 

11. *Public Comment 
The public is invited to speak on any item on or off the agenda during this period.  
However, action may not be taken until this item is placed on an agenda as an action item.   

12. Adjournment 

 



 

Washoe County Community Development Department 
Post Office Box 11130, Reno, NV  89520-0147 – 1001 E. Ninth St., Reno, NV  89512 

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 BOARD OF ADJUSTMENT 
 MEETING MINUTES 

 
 
Board of Adjustment Members Thursday, December 6, 2012 
Robert F. Wideman, Chair 1:30 p.m. 
Kim Toulouse, Vice Chair Washoe County Health Department  
Richard “R.J.” Cieri  1001 East Ninth Street 
Philip J. Horan  Reno, NV 
William Whitney, Secretary  
____________________________________________________________________________________ 

WASHOE COUNTY BOARD OF ADJUSTMENT 
Minutes 

December 6, 2012 

The regular meeting of the Washoe County Board of Adjustment was scheduled for 
Thursday, December 6, 2012 at 1:30 p.m., in the Washoe County Commission Chambers, 1001 
East Ninth Street, Reno, Nevada. 

1. Determination of Quorum 

Chair Wideman called the meeting to order at 1:30 p.m.  The following members and 
staff were present:  

Members present:  Robert Wideman, Chair 
Kim Toulouse 
Philip Horan 
Richard “R.J.” Cieri 

Members absent:  None 

Staff present: William Whitney, Director, Planning and Development 
Roger Pelham, Senior Planner, Planning and Development 
Trevor Lloyd, Senior Planner, Planning and Development 
Grace Sannazzaro, Planner, Planning and Development 
Eva Krause, Senior Planner, Planning and Development  
Greg Salter, Deputy District Attorney, District Attorney’s Office  
Dawn Spinola, Recording Secretary, Planning and Development 

2. Pledge of Allegiance 

Member Horan led the pledge to the flag. 

3. Ethics Law Announcement 

Deputy District Attorney (DDA) Salter recited the Ethics Law standards. 

4. Appeal Procedure 

Mr. Whitney recited the appeal procedure for items heard before the Board of 
Adjustment. 



.
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5. Public Comment  

As there was no response to the call for public comment, Chair Wideman closed the 
public comment period. 

6. Approval of Agenda 

Mr. Whitney informed the Board that Special Use Permit SB12-016 for NV Energy had 
been pulled from the agenda.  Chair Wideman announced Item 8D had been withdrawn and 
would not be heard.  

In accordance with the Open Meeting Law, Member Toulouse moved to approve the 
agenda of December 6, 2012 as amended.  The motion, seconded by Member Horan, passed 
unanimously.   

7. Approval of Minutes 

Member Cieri moved to approve the minutes of October 4, 2012.  The motion was 
seconded by Member Toulouse and passed unanimously. 

8. Planning Items and Public Hearings 
Agenda Item 8A 

PUBLIC HEARING:  Special Use Permit SB11-001: Southwind Communications Facility – 
To allow for the construction of an unmanned wireless communications facility involving the 
installation of four wireless telephone carriers and/or broadband internet providers (each 
carrier/provider has the capability of holding three to four antennas concealed inside and 
secured within the prescribed elevation within a new 75 vertical foot monopole). The 
monopole will be camouflaged to appear to look like a pine tree which is identified in the 
industry as a “monopine”.  The monopine and equipment cabinets would be installed within 
a 30’x40’ chain link fence with privacy slats, pursuant to Article 324 of the Development 
Code (Washoe County Code Chapter 110). 

 
• Applicant Tallac Tower Group 
• Property Owner Thomas Danzinger Family Trust 
• Location: 17 Southwind Drive in Washoe Valley 
• Assessor’s Parcel No.: 046-060-18 
• Parcel Size: +5 acres 
• Current Regulatory Zone(s): General Rural (GR) 
• Area Plan: South Valleys 
• Citizen Advisory Board: West Washoe Valley 
• Development Code: Authorized in Article 324, Communication Facilities 

and Article 810, Special Use Permits 
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Within Section 23, T17N, R19E, MDM  

Washoe County, NV 

Chair Wideman recited the case description and opened the public hearing.   

Mr. Lloyd reviewed the staff report dated November 26, 2012.  He noted the neighbors 
most closely impacted were located 270 feet, ¼ mile and 1/3 mile away, respectively, and that 
the closest had submitted a letter of support.  Mr. Lloyd pointed out the facility was commercial 
but was more accurately described as a utility, and due to its nature, it was necessary to place it 



.
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in a near residences so that it best served its purpose, that of serving the public in the area.  He 
opined the facility would be adequately camouflaged.    

Applicant’s Representative Mitch LeGarza stated he supported Mr. Lloyd’s opinion. 

Catherine Rotes, Kai Wallis, Jeff Frankovich and Craig Cunningham spoke against the 
project, primarily citing visual impact, lack of a gap coverage study and opining the tower was 
better located elsewhere. Ms. Rotes stated she had a petition requesting the Board deny the 
project, signed by 69 people.  Mr. Frankovich suggested the tower should be reduced to 50 feet 
in height and disguised as a green pine tree, as there are no Blue Spruce in the area.  He stated 
he was the closest neighbor, and therefore he was the person Mr. Lloyd had stated was 
supporting the project.  He emphasized that was incorrect. 

Member Horan asked Mr. Lloyd to discuss Mr. Frankovich’s claim that he was the 
closest neighbor and did not support the project.  Mr. Lloyd explained Mr. Frankovich’s parcel 
was the one he had described as being 1/3 mile away.  The neighbor that had shown support 
was the closest, at 270 feet.   

Member Toulouse noted extensive claims from adjoining property owners stating the 
towers would reduce their property values.  He asked Mr. Lloyd if he was aware of any studies 
confirming or denying this claim.  Mr. Lloyd said he was not, but opined there were many other 
factors involved that would make it difficult to prove the tower was directly to blame for any 
diminished values.  

Member Toulouse asked if it could be conditioned that the tower could be disguised as a 
pine tree rather than a Blue Spruce.  Mr. Whitney opined there were different types of 
camouflage for the towers and asked Mr. Lloyd if he knew if the applicant had explored different 
options.  Mr. Lloyd replied he had not heard of any.  Mr. LeGarza stated they could find 
something that blended further with the surroundings. 

Member Cieri asked if it needed to be 75 feet high and Mr. LeGarza replied it was critical 
for good transmission in the area.   

Member Toulouse asked if they had contracts in place and Mr. LeGarza explained they 
were in negotiations with two companies.  Chair Wideman asked how they had determined that 
there was a coverage gap.  Mr. LeGarza conceded there were a number of towers in the area, 
but pointed out companies do not typically share facilities.  This left two major carriers with gaps 
in the area.   

DDA Salter asked if any of the existing towers had facilities for those two carriers and 
Mr. LeGarza replied they did not.  DDA Salter asked if a denial of the case would result in a 
denial of adequate coverage for the carrier.  Mr. LeGarza said it would.  Studies had been 
conducted to select another location and the only other real option was to build a huge tower in 
the middle of the valley.  He reiterated the companies were in competition and it suited one 
company’s interest if the other did not have coverage. 

Member Horan expounded on the topic, asking if the public were being underserved if 
the tower was not approved.  Mr. LeGarza opined it was.   

Member Cieri asked if Mr. Lloyd had known of the petition with the 69 signatures and Mr. 
Lloyd replied he had not.  

Chair Wideman closed the public hearing and asked if any of the Members had anything 
to disclose.  None did. 



.
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Member Toulouse noted more of the towers were being constructed and he was 
concerned about the fact there were few reports about their impacts.  He felt there would be 
significant negative impacts to the vistas and the community.   

Member Cieri agreed and opined disguising it as a pine tree as opposed to a Blue 
Spruce was preferable.   

Chair Wideman pointed out rules governing communication were state and federal.  He 
noted there were in excess of 300,000 towers in the United States and they continue to be built 
due to demand, and are part of the greater good for the greater number.  He opined the tower 
would not stand out unnecessarily and it complies with land use rules, so he would support it.  

Member Horan moved to approve conditionally Special Use Permit SB11-001: 
Southwind Communications Facility.  Mr. Whitney asked if the maker of the motion wished to 
include the condition the pole be disguised as a pine tree.  Member Horan had no objection, and 
it was added as Condition 1k.  The motion was seconded by Chair Wideman.   

Member Horan opined the findings had been made and they were potentially limiting the 
property owner’s rights to use their land as allowed by Code.   

Member Cieri reiterated there were other location options, and a neighborhood was not 
the place for it.  Chair Wideman stated that placing them elsewhere was a significant 
engineering challenge.   

Member Toulouse felt the project could be detrimental and indicated he was struggling 
because there had been no studies done to effectively demonstrate there were coverage gaps.  
He opined there were significant impacts on the view shed and stated he could not support the 
project.  

Member Horan noted that everything is detrimental to someone.  Member Toulouse 
agreed but still could not make the finding.  

Members Horan and Wideman voted in support of the motion and members Toulouse 
and Cieri voted against the motion.  In the absence of a majority, the motion did not carry.   

Chair Wideman asked that the appeal procedure be clarified and Mr. Whitney explained 
it for the applicant.   

Agenda Item 8B 

PUBLIC HEARING:  Administrative Permit Case No AP12-008 – Gary Owens - To allow the 
construction of a detached accessory structure that is larger than the dwelling on the parcel. 

 
• Applicant/Owner Gary Owens, 3983 S. McCarran #258, Reno, NV 

89502 
• Location: 8895 Lakeside Drive, at the southwest corner of its 

intersection with Holcomb Ranch Road   
• Assessor’s Parcel No: 041-130-57 
• Parcel Size: 5.73 acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 



.
 

December 6, 2012 Washoe County Board of Adjustment Meeting Minutes Page 5 of 9 

• Development Code: Article 306, Accessory Uses and Structures 
Article 808, Administrative Permits 

• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 11, Township 18 North, Range 19 East, 

MDB&M, Washoe County, NV 

Chair Wideman opened the public hearing. 

Mr. Pelham reviewed the staff report dated November 21, 2012.  He explained it would 
be constructed as a portion of a previously approved Detached Accessory Dwelling.  The 
structure would not match the existing main dwelling, but that one is to be torn down and a new 
one built that it will match.  He requested the Board let him know if they would like an additional 
condition added regarding the color of the structure.  

Member Cieri requested and received further clarification of what the structure would 
look like when completed.  He asked if it was visually compatible with the community and Mr. 
Pelham replied it complied with conditions of approval but he would leave the judgment 
regarding visual compatibility to the Board.   

Applicant’s Representative James Molder explained to Member Cieri the area was quite 
diverse in terms of architectural styles, and plans for shielding the visual impact of the building 
included a greenhouse and extensive vegetation.  

Chair Wideman reiterated the Administrative Permit was required because the proposed 
building was larger than the current main dwelling.  He opined it would help the Board to make a 
decision if they understood whether or not the new structure was intended to replace the current 
main dwelling unit.   

Mr. Molder stated it was not meant to replace it; the owner would reside in an approved 
smaller unit while the larger main dwelling was being constructed.  The building under 
consideration is designed for storage and to contain support facilities for the main dwelling.  Mr. 
Pelham further explained the smaller, existing dwelling would be removed when the new main 
dwelling was completed.   

As there was no response to the call for public testimony, Chair Wideman closed the 
public hearing and asked if any Board members wished to provide disclosures.  None did.   

Member Horan moved to approve Administrative Permit Case No AP12-008 – Gary 
Owens.  The motion was seconded by Member Cieri and passed unanimously. 

The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the 
proposed improvements are properly related to existing and proposed roadways, 
and an adequate public facilities determination has been made in accordance 
with Division Seven; 

3. Site Suitability. That the site is physically suitable for a Detached Accessory 
Structure, and for the intensity of such a development; 



.
 

December 6, 2012 Washoe County Board of Adjustment Meeting Minutes Page 6 of 9 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area; ; and 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

Chair Wideman declared a five-minute recess at 2:40 p.m.  The meeting reconvened at 
2:45 p.m. 

Agenda Item 8C 

PUBLIC HEARING:  Administrative Permit Case No. AP12-009 – David Wood - To allow the 
construction of an accessory structure (garage and indoor play area) that will be larger in 
square footage than the proposed main dwelling. 

 
• Applicant/Property Owner David Wood 
• Project Location: 14085 Bihler Road, Reno, NV 89511 
• Assessor’s Parcel No: 142-241-19 
• Parcel Size: + 2.5 Acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 306, Accessory Uses and Structures 

Article 808, Administrative Permits 
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 30, T18N, R20E, MDM, Washoe County 

Chair Wideman opened the public hearing  

Ms. Sannazzaro reviewed the staff report dated November 19, 2012.  She explained 
neighbors had contacted her regarding concerns that the facility could be used for commercial 
purposes and it was not in character with the surrounding area.  

Applicant’s Representative Joseph Snider stated they accepted all of the conditions with 
the exception of the requirement for a sprinkler system as conditioned by Fire.  Applicant David 
Wood declared he would not install a sprinkler system.   

DDA Salter asked Mr. Wood if he would like to withdraw his application.  If the Board 
approved his application as conditioned, he would be required to install the system.  Mr. Wood 
explained he had attempted to contact Fire to discuss the condition and had been unsuccessful.  
DDA Salter suggested he may want to ask for a continuance so that he would have more time 
to work with Fire and perhaps come to a solution.  Mr. Wood requested the continuance. 

Chair Wideman suggested the additional time may also provide him with the opportunity 
to work with his neighbors to alleviate some of their concerns, if he was so inclined.  Mr. Wood 
stated he had no intention to use the facility for commercial purposes.  

DDA Salter opined the Board should hear public comment prior to making the decision 
and motion whether or not they approved the continuance.  



.
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Neighbors Larry Sliter, Jan Sluchak, Edward Yenick, Todd Tresidder, Kurt Spencer, 
Allen Mundt, Nora Boiselle and Cyndi Yenick all spoke against the project.  They reiterated 
concerns about the appearance of the structure not matching the area and the opportunity for it 
to be used commercially.  They explained they maintained the roads themselves, and additional 
traffic would cause unnecessary deterioration and be a further burden.   

Chair Wideman closed the public hearing and asked if any Board members wished to 
provide disclosures.  None did.   

Member Cieri moved to continue Administrative Permit Case No. AP12-009 – David 
Wood to the February 7, 2013 meeting, time certain at 1:30 p.m.  The motion was seconded by 
Member Toulouse and passed unanimously. 

DDA Salter announced the case would not be re-noticed due to the fact it had been 
continued time certain.   

Agenda Item 8E 

PUBLIC HEARING:  Administrative Permit Case No AP12-010 – Robert and Joan Newman 
- To permit the temporary use of a recreational vehicle as a residence for the care of the 
infirm at 3935 White Pine Drive, in conjunction with the existing single family residence.  

 
• Applicant/ Property Owner Robert and Joan Newman 
• Location: 3935 White Pine Drive  
• Assessor’s Parcel No: 050-482-20 
• Parcel Size: 1.25 acres 
• Master Plan Category: SR 
• Regulatory Zone: LDS (Trailer overlay) 
• Area Plan: South Valleys 
• Citizen Advisory Board: East Washoe Valley 
• Development Code: 110.310.35(g) 
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 6, T16N, R20E, MDB&M, Washoe County, 

NV 

Chair Wideman opened the public hearing. 

Ms. Krause reviewed the staff report dated November 13, 2012.  She explained the 
permit would expire at the time the infirm person vacated the recreational vehicle.  A letter from 
the physician verifying the need for care was required annually.   

Member Horan asked if screening was typically required and Ms. Krause replied it was 
for this type of application.  It would not be required if it were a storage unit.  Member Horan 
asked if that would be a burden to the applicants and Ms. Krause indicated they were in the 
audience, if he wanted to ask them.  

As there was no response to the call for public testimony, Chair Wideman closed the 
public hearing and asked if any Board members wished to provide disclosures.  None did. 

Member Horan suggested the requirement for the screening should be removed.  Chair 
Wideman indicated he had no objection.  Member Toulouse identified it as Condition 1c. 
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Member Toulouse moved to approve conditionally as amended Administrative Permit 
Case No AP12-010 – Robert and Joan Newman.  The motion was seconded by Member Horan 
and passed unanimously. 

The motion was based on the following findings: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the South Valleys Area 
Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the 
proposed improvements are properly related to existing and proposed roadways, 
and an adequate public facilities determination has been made in accordance 
with Division Seven; 

3. Site Suitability.  That the site is physically suitable for the temporary use of a 
recreational vehicle as living quarters for the care of infirm, and for the intensity 
of such a development; 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area; and 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

AGENDA ITEM 8F 

Draft Ordinance Amending Articles 912 and 914 - Review proposed text of an ordinance 
establishing general rules governing appeals to the Board of Adjustment and provide 
direction to staff and recommendations to the Planning Commission for drafting and 
proposing the ordinance.  Proposed ordinance generally covers what matters can be 
appealed to the Board of Adjustment, the timelines and procedures for such appeals 
(including what evidence may be reviewed and who has the burden of persuasion), and the 
right to either seek judicial review of the decisions of the Board of Adjustment or appeal 
them to the Board of County Commissioners. 

DDA Salter explained review of the Boards Rules, Policies and Procedures had 
uncovered some inconsistencies with Washoe County Code and Nevada Revised Statues.  The 
draft ordinance provides necessary clarification and direction.  He asked the Board if they would 
grant him the permission to make minor modifications that did not alter content, and they agreed 
to that. 

Member Cieri felt portions of the document caused the powers of the Board to be 
retracted and vested to only the Chair, and was not in favor of that.  DDA Salter explained they 
had set it up that way so the proceedings would not need to be public.  He did see where it 
could raise Open Meeting Law challenges.  Member Toulouse opined the public process with a 
full Board was more transparent.   

Chair Wideman pointed out that civil court allowed the opportunity for aggrieved parties 
to come to an agreement, which the court ratifies.  The appeals process as proposed was 
similar.  Member Toulouse stated he did not have a problem with the evidentiary and pre-
hearing process being handled by the Chair, but the final decision should be made by the Board 
as a whole.   
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Discussion ensued regarding the value of transparency and public input, driving the 
necessity of an open meeting forum for the final decision.   

DDA Salter stated he would add that language to the draft ordinance.   

Member Horan moved that the changes discussed by the Board of Adjustment 
concerning this matter be included within the draft ordinance and, further, moved to recommend 
to the Planning Commission that the draft ordinance, as amended, be submitted to the Board of 
County Commissioners for adoption.  The motion was seconded by Member Toulouse and 
passed unanimously. 

Member Cieri asked for clarification of what amendment was being proposed, and 
Member Horan stated it was “amended as discussed.”   

Member Horan withdrew his motion. 

Member Cieri moved that the changes discussed by the Board of Adjustment concerning 
this matter be included within the draft ordinance and, further, moved to recommend to the 
Planning Commission that the draft ordinance, as amended and revised by discussion Bullet 
Nos. 3-5, be presented to the Board of Adjustment for review before final adoption.   

DDA Salter clarified the changes and additions, and offered to send the revised version 
to the Board members for review. 

Member Cieri withdrew his motion. 

9. Chair and Board Items  

Mr. Whitney noted the announcement regarding the removal of Item 8D from the agenda 
had included the word “withdrawn.”  He clarified the applicant did not wish to withdraw, the item 
had been continued indefinitely.   

Mr. Whitney explained to the Board staff would be brining the draft of the revised Rules, 
Policies and Procedures to them for approval as soon as possible.  

10. Director’s Items  

None. 

11. Public Comment  
As there was no response to the call for public comment, Chair Wideman closed the 

public comment period. 

Member Horan complimented staff in their presentation of material, particularly the 
upgrade which made the Motions easily accessible.  Chair Wideman concurred.  

12. Adjournment 
There being no further business to come before the Board of Adjustment, the meeting 

adjourned at 4:09 p.m. 

Respectfully submitted, 

 _________________________________________ 
 Dawn Spinola, Recording Secretary 

Approved by Board in session on _________________, 2013 

 

   
 William Whitney 
 Secretary to the Board of Adjustment 
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Subject: Administrative Permit Case No: AP12-009 

Applicant:   David Wood 

Agenda Item No.  8A 
Summary: To allow the construction of an accessory structure (garage and indoor 

play area) that will be larger in square footage than the proposed main 
dwelling. 

 
Recommendation: Approval with Conditions 
Prepared by: Grace Sannazzaro, Planner 

Washoe County Community Services Department 
Division of Planning and Development 
Phone:  775.328.3771 
Email:  gsannazzaro@washoecounty.us 

 
   

Description 
 
Administrative Permit Case No. AP12-009 – To allow the construction of an accessory structure 
(garage and indoor play area) that will be larger in square footage than the proposed main 
dwelling. 
 
• Applicant/Property Owner David Wood 
• Project Location: 14085 Bihler Road, Reno, NV 89511 
• Assessor’s Parcel No: 142-241-19 
• Parcel Size: + 2.5 Acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 306, Accessory Uses and Structures 
  Article 808, Administrative Permits  
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range:  Section 30, T18N, R20E, MDM, Washoe County 
 
 

This staff report was originally presented at the December 6, 2012, public hearing before 
the Board of Adjustment. At that time, the Board of Adjustment granted a continuance of 
this item to the February 7, 2013, public hearing in order to allow the applicant time to talk 
with the Truckee Meadows Fire Protection District (TMFPD) about their conditions of 
approval.  Since the December 2012 public hearing, the TMFPD has changed their 
conditions of approval, which is reflected under “Reviewing Agencies” on Page 11 of this 
updated staff report.  Exhibit E – The original TMFPD conditions of approval have been 
replaced with their revised conditions of approval stated in a letter dated January 24, 2013. 
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Administrative Permit Definition 
The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possesses characteristics that require a thorough appraisal in order to determine if the use 
has the potential to adversely affect other land uses, transportation, or facilities in the vicinity. The 
Board of Adjustment may require conditions of approval necessary to eliminate, mitigate, or 
minimize to an acceptable level any potentially adverse effects of a use or to specify the terms 
under which commencement and operation of the use must comply.  Prior to approving an 
application for an Administrative Permit, the Board of Adjustment must find that all of the required 
findings, if applicable, are true. 
 
The Conditions of Approval for Administrative Permit Case No. AP12-009 are attached to this staff 
report and will be included with the Action Order.   
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Vicinity Map 
Subject Parcel Address:  14085 Bihler Road, Reno 

Southwest Truckee Meadows Planning Area 
Access to the subject parcel is roughly ¾ of a mile north of the Mount Rose Highway (SR 431). 

 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 

    
       

Subject 
Parcel 



Washoe County Board of Adjustment Staff Report                              Original Staff Report Dated:  November 19, 2012 
  Staff Report Updated:  January 25, 2013 
 

     
 

Administrative Permit Case No: AP12-009 
Page 5 of 13 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site Plan 
 
 
 
 
 

 

North 



Washoe County Board of Adjustment Staff Report                              Original Staff Report Dated:  November 19, 2012 
  Staff Report Updated:  January 25, 2013 
 

     
 

Administrative Permit Case No: AP12-009 
Page 6 of 13 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Elevations & Floor Plan of Accessory Structure  
(Cont’d on next page) 

 
 
 
 
 

Proposed 3,724 Sq Ft 
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Elevations & Floor Plan of Accessory Structure (Cont’d) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Elevations & Floor Plan of Main Dwelling 
(For information only. Not a part of this application.) 
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Project Evaluation 
The applicant is requesting to construct a detached accessory structure larger in square footage 
than the main single family dwelling.  Article 306, Accessory Uses and Structures, of the Washoe 
County Development Code states that a proposal to establish a detached accessory structure that 
is larger (i.e., has more square footage or a larger building footprint) than the main structure shall 
require the approval of an Administrative Permit pursuant to Article 808, Administrative Permits.  
The construction of a main residence does not require special review/approval and is allowed by 
right.   
 
The applicant is requesting to construct a 3,725 square foot detached accessory structure 
alongside a 1,080 square foot single family dwelling on an undeveloped 2.5 acre parcel that has a 
regulatory zone designation of High Density Rural (HDR).  The subject parcel is a part of the 
government homesites subdivision that is situated north of the Mount Rose Highway and south of 
Arrowcreek Parkway, and is within the Southwest Truckee Meadows Planning Area.  Access to 
the subject parcel is off of the Mount Rose Highway to the north, through the Galena Estates 
subdivision, and onto a private unpaved access easement known as Bihler Road.  The subject 
parcel is fairly level and the Southwest Truckee Meadows Development Suitability Map identifies 
the parcel as most suitable for development. Water and sewer will be provided by a new domestic 
well and septic system. 
 
The surrounding parcels are government homesite parcels, all being approximately 2.5 acres and 
all are designated with High Density Rural (HDR) zoning.  Two of the four adjacent parcels are 
developed with single family homes, each with their own domestic well and septic system.  
According to the Washoe County Assessor, the parcel adjacent to the west has a two story 4,233 
square foot single family dwelling and a 1,320 square foot detached garage; the parcel adjacent 
to the east has a two story 4,123 square foot single family dwelling, and the parcels adjacent to 
the north and south remain undeveloped.  The square footage of the proposed accessory 
structure will be in the same size range as the existing homes on the surrounding parcels. The 
proposed detached accessory structure will have a +2,780 square foot garage/storage room, a 
+902 square foot recreation/play room, two full bathrooms, and a 152 square foot upstairs loft 
area.  Article 306 of the Washoe County Development Code requires that the combined square 
footage of building footprints on any parcel with High Density Suburban (HDS) zoning cannot 
exceed 50% lot coverage.  With the subject parcel being 2.5 acres (108,900 square feet), there is 
54,450 square feet of allowed lot coverage available.  The combined square footage of proposed 
building footprints (accessory structure and main dwelling) is +3,335 square feet. 
 
Section 110.304.15, Residential Use Types, of the Washoe County Development Code states that 
a detached accessory structure may be connected to water and wastewater systems subject to 
the recordation of a deed restriction prohibiting the use of the structure as a dwelling unit. 
Installation of both a kitchen (as defined in Article 902) and a toilet in a detached accessory 
structure causes the structure to be considered as a detached accessory dwelling and it is then 
subject to accessory dwelling unit provisions. Therefore, the property owner will be required to 
sign and record a deed restriction prohibiting the proposed accessory structure from being used in 
a fashion that would constitute a secondary residence, a separate living space, or a detached 
accessory dwelling, with no kitchen facilities being installed.  
 
Article 902 of the Washoe County Development Code defines "Kitchen" as a room or space within 
a room equipped with such electrical or gas hookup that would enable the installation of a range, 
oven, or like appliance using 220/40 volts or natural gas (or similar fuels, such as propane) for the 
preparation of food, and also containing either or both a refrigerator and sink for the washing 
and/or disposal of food.  The applicant had originally planned for both a kitchen and bathrooms in 
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the accessory structure, but submitted an amended project description (Exhibit H) and omitted the 
kitchen on the floor plan after learning that installation of both a kitchen and a bathroom changes 
the classification of an accessory structure to an accessory dwelling. An accessory dwelling has 
its own requirements of which the applicant did not want to go through. The regulations for an 
accessory dwelling include a limited amount of square footage compared to the main house, and 
review and approval by the Director of Planning and Development.   
 
The site plan submitted for this proposal shows the accessory structure (and the main house) will 
meet the required setbacks for High Density Rural (HDR) zoning, which are 30 feet for front/rear 
yards and 15 feet for side yards.  The proposed accessory structure will not exceed the maximum 
height requirement of 35 feet.  Plans for the accessory structure will go through the building permit 
process, which will involve review of plans by several departments/agencies for safety, health and 
welfare. As is customary, the accessory structure will not receive a final sign-off on the building 
permit until all building and safety requirements and conditions of approval related to the 
Administrative Permit are satisfied.   With this in mind, Washoe County staff does not foresee that 
the proposed accessory structure would be a risk to public health, safety or welfare.  Additionally, 
with the proposed accessory structure being similar in size to the two adjacent single family 
dwellings, staff does not expect that the proposed accessory structure would create any kind of 
substantial negative impact to the adjacent neighbors or to the surrounding neighborhood.   

Southwest Truckee Meadows  Citizen Advisory Board  
Washoe County Code does not require Administrative permits to be presented at Citizen Advisory 
Board (CAB) meetings.  However, the CAB board members were notified of the proposed 
accessory structure, and their comments, questions, and concerns were requested.  Planning and 
Development staff received two replies from CAB members.  One CAB member stated that they 
had no comment on the project and the other CAB member stated that the accessory structure is 
an appropriate use, and the property owner will need to follow any requirements of CC&R’s or 
other guiding documents (Exhibit B).    

Reviewing Agencies 
The following five divisions/agencies received a copy of the project application for review and 
evaluation.  
 

• Washoe County Planning & Development Division 
• Washoe County Engineering Division 
• Washoe County Department of Water Resources 
• Washoe County Environmental Health Division 
• Truckee Meadows Fire Protection District  

 
The following four divisions/agencies responded with recommended conditions of approval in 
response to their evaluation of the project application.  A summary of the recommended 
conditions of approval and contact information are provided below. Any question regarding a 
condition of approval should be directed to the specific contact person. The Conditions of 
Approval in their entirety are attached to this staff report and if the proposal is approved, they will 
be included with the Action Order. 
 

• Washoe County Planning and Development Division is requiring a signed and 
recorded Deed Restriction to better ensure that the proposed detached accessory 
structure will not be used as a second dwelling unit.   
Contact: Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us 

mailto:gsannazzaro@washoecounty.us
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• Washoe County Engineering Division is requiring a complete set of construction 

improvement drawings and an onsite grading plan. 
Contact:  Leo Vesely, 775.328.8032, lvesely@washoecounty.us 
 

• Washoe County Department of Water Resources is requiring installation of a meter 
near the well, submittal of total water usage to the Nevada State Engineer on an 
annual basis, and advised that no more than 2 acre feet per year of total water usage 
is allowed per Nevada Revised Statutes (NRS). The Nevada Division of Water 
Resources will determine a final agreement with the property owner.   
Contact:  John Cella, 775.954-4656, jcella@washoecounty.us 

 
• Truckee Meadows Fire Protection District is requiring a residential fire sprinkler 

system in the detached accessory structure due to the lack of water in the area for fire 
suppression. a residential fire sprinkler system and/or a water supply for fire 
suppression due to lack of water for fire suppression.  
Contact:  Amy Ray, Fire Marshal, 775.326.6005, aray@washoecounty.us 

 

Staff Comment on Required Findings  
Section 110.808.25 of Article 808, Administrative Permits, 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 Administrative Permit.  Staff 
has completed an analysis of the application and has determined that the proposal is in 
compliance with the required findings as follows. 
 

1. Consistency.  That the proposed use of an accessory structure that is larger in square 
footage than the main dwelling is consistent with the action programs, policies, standards 
and maps of the Master Plan and the Southwest Truckee Meadows Area Plan. 

Staff Comment:  The proposed accessory dwelling does not contradict the Goals or 
Policies of the Master Plan. This proposal supports Goal Three of the Land Use and 
Transportation Element of the Master Plan in that the proposed development will 
occur on an existing vacant lot that is within an existing Suburban Character 
Management Area. Additionally, this proposal does not conflict with the goals or 
policies of the Southwest Truckee Meadows Area Plan. 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed improvements 
are properly related to existing and proposed roadways, and an adequate public facilities 
determination has been made in accordance with Division Seven. 

Staff Comment: The only improvements necessary for this proposal will be a private 
well and septic system; and power will be provided by NV Energy.  Access will be 
from Bihler Road, which is an existing unpaved private road that adequately serves 
other homes.   

 

 

mailto:lvesely@washoecounty.us
mailto:aray@washoecounty.us
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3. Site Suitability.  That the site is physically suitable for a large accessory structure and for 
the intensity of such a structure. 

Staff Comment:  The subject site consists of a parcel approximately 2.5 acres in 
size. The subject parcel is fairly flat, and is situated among other 2.5 acre parcels. 
The intensity of a 3,724 square foot structure is not unusual for the neighborhood. 
Two of the adjacent parcels are each developed with two story houses that exceed 
4,000 square feet, and one of these parcels also has a 1,320 square foot detached 
accessory structure. 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental 
to the public health, safety or welfare; injurious to the property or improvements of 
adjacent properties; or detrimental to the character of the surrounding area.  

Staff Comment: The proposed plans for the accessory structure (and main house) 
meet the required setbacks for the High Density Rural (HDR) regulatory zone, which 
are 30 feet for front/rear yards and 15 feet for side yards.  The proposed accessory 
structure (and main house) will go through the building permit process, which 
means they will need to meet all of the regulations/requirements issued by the 
various reviewing agencies.  Also, the square footage and design of the proposed 
accessory structure will not be out of character with the existing dwellings and 
accessory structures on adjacent parcels.  

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect on 
the location, purpose or mission of the military installation. 

Staff Comment:  This condition is not applicable, as there is no military installation 
nearby. 

Recommendation 
Those agencies which reviewed the application have recommended conditions in support of 
approval of this project.   Therefore, after a thorough analysis and review, Administrative Permit 
Case No. AP12-009 is being recommended for approval with conditions. 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 Board of Adjustment approve Administrative 
Permit Case No. AP12-009 for David Wood, having made all five findings in accordance with 
Washoe County Development Code Section 110.808.25:  
 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an 
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adequate public facilities determination has been made in accordance with Division 
Seven; 

3. Site Suitability.  That the site is physically suitable for a large accessory structure, 
and for the intensity of such an accessory structure; 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area;  

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

Appeal Process 
Board of Adjustment action will be effective 10 days after the public hearing, unless the action is 
appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc: Applicant/Property Owner: David Wood, 8094 Anselmo Court, Reno, NV 89511  
  
 Consultant: Joe Snider, 2212 Longwood Drive, Reno, NV 89509 
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EXHIBIT A 
 
 Conditions of Approval        

            Administrative Permit Case No. AP12-009 

 
The project approved under Administrative Permit Case No: AP12-009 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on December 
6, 2012. Conditions of Approval are requirements placed on a permit or development by each 
reviewing agency.  These Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this Administrative Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Development Division.   

Compliance with the conditions of approval related to this Administrative Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Administrative Permit may result in the initiation of 
revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
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Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

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

Washoe County Planning and Development Division 

1. The following are conditions of the Planning and Development Division, which shall 
determine compliance with these conditions.   

Contact:  Grace Sannazzaro, 775.328.3771, gsannazzaro@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this administrative permit.   

b. No accessory structure shall be constructed prior to the construction of the main single 
family dwelling. 

c. The subject accessory structure shall not contain a kitchen as defined in Article 902 of 
the Washoe County Development Code. 

d. Prior to receiving approval of a building permit for the subject detached accessory 
structure, the property owner shall have their signature notarized on a Deed Restriction 
and Covenant Against Use of Detached Accessory Structure as a Detached Accessory 
Dwelling Where Structure is Connected to Water or Wastewater Facilities which is 
provided by the Planning and Development Division of Washoe County; and the property 
owner shall be responsible for recording the Deed Restriction and Covenant with the 
Washoe County Recorder’s Office, and shall provide a conformed copy of the recorded 
document to the Planning and Development Division. 

e. The applicant shall submit complete construction plans and building permits shall be 
issued within two years from the date of approval by Washoe County. The applicant 
shall complete construction within the time specified by the building permits. Compliance 
with this condition shall be determined by the Planning and Development Division. 

f. The applicant shall attach a copy of the Action Order approving this project to all 
administrative permit applications (including building permits) applied for as part of this 
administrative permit. 

g. Best practice design guidelines shall be implemented to mitigate visual impacts. 
Architectural articulations shall be used to break up long blank walls.  
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h. There shall be complete screening of roof mounted HVAC equipment. 

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered during site 
development, work shall temporarily be halted at the specific site and the 
State Historic Preservation Office of the Department of Museums, Library 
and Arts shall be notified to record and photograph the site.  The period of 
temporary delay shall be limited to a maximum of two (2) working days from 
the date of notification. 

j. The following Operational Conditions shall be required for the life of the development: 

1. This Administrative Permit shall remain in effect until or unless it is 
revoked or is inactive for one year. 

2. Failure to comply with the conditions of approval shall render this 
approval null and void.  Compliance with this condition shall be 
determined by the Planning and Development Division.  

3. The applicant and any successors shall direct any potential 
purchaser/operator of the site and/or the administrative permit to meet 
with the Planning and Development Division to review conditions of 
approval prior to the final sale of the site and/or the administrative permit.  
Any subsequent purchaser/operator of the site and/or the administrative 
permit shall notify the Planning and Development Division of the name, 
address, telephone number, and contact person of the new 
purchaser/operator within 30 days of the final sale. 

Washoe County Engineering Division 

2. The following condition is a requirement of the Engineering Division, which shall be 
responsible for determining compliance with this condition.  

Contact:  Leo Vesely, 775.325.8032, lvesely@washoecounty.us 

a. A complete set of construction improvement drawings, including an on-site grading plan, 
shall be submitted when applying for a building/grading permit. Grading shall comply 
with Best Management Practices (BMP’s) and shall include detailed plans for grading, 
site drainage, erosion control, and slope stabilization. Placement or removal of any 
excavated materials shall be indicated on the site/grading plans. Silts shall be controlled 
on site and shall not be allowed to exit the subject property. 
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Washoe County Department of Water Resources (WCDWR) 

3. The following conditions are requirements of the Department of Water Resources, which 
shall determine compliance with these conditions.  

Contact:  John Cella, 775.954-4656, jcella@washoecounty.us 
 

a. The combined water use from the well for the main residence and any accessory 
dwelling shall not exceed two (2) acre-feet per year as provided in Chapter 534.180 of 
the Nevada Revised Statutes (NRS).   

 
b. A totalizing meter shall be installed near the discharge of the well that provides water to 

the main residence and the accessory dwelling.  This meter shall be easily accessible for 
meter reading by the Nevada State Engineer staff and maintained in good working order 
and shall be installed to measure all water pumped from the well for the purposes of this 
approval.  No water shall be used by the accessory dwelling until the meter has been 
installed.  

 
c. The main residence and any accessory dwelling shall remain on the same parcel as       

determined by the County Assessors’ records, or this authorization shall be rescinded.  
 
d. Water usage measurements from the totalizing meter must be submitted by the parcel 

owner to Nevada State Engineer no later than January 31st of each calendar year.  
 
e. The “Acceptance of Conditions and Approval for Domestic Water Well Use for an 

Accessory Dwelling” form (available from the Washoe County website) regarding 
accessory dwellings shall be completed and returned to WCDWR for approval, and  
WCDWR will send the request to the Nevada State Engineer.  The Nevada Division of 
Water Resources will determine the final agreement with the owner of the property.   

Truckee Meadows Fire Protection District  

4. The following conditions are requirements of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with these conditions. 

Contact:  Amy Ray, Fire Marshal, 775.326.6005, aray@washoecounty.us 

a. A water supply for fire suppression and/or a residential fire sprinkler system shall be 
required for structures constructed on the property due to the lack of water for fire 
suppression, per the Washoe County Code 60 and the International Fire Code (IFC), in 
the area. 

b. Plans and/or permits for the residence shall be obtained and approved prior to 
construction in accordance with Washoe County Code 60. 

 

*** End of Conditions *** 

mailto:jcella@washoecounty.us
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WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

                
 

  "Dedicated to Excellence in Public Service" 
 
 
 
 

 
                

Equipment Services   Reprographics & Mail Services   Capital Projects   Facility Mgmt.   Engineering   Roads 

1001 East 9th Street PO Box 11130 Reno, Nevada  89520 Telephone: (775) 328-2040 Fax: (775) 328-3699 

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  November 19, 2012 

TO:  Grace Sannazzaro, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: AP12-009 
  APN 142-241-19 
  WOOD ACCESSORY STRUCTURE 
               
 
 
I have reviewed the referenced administrative permit application and have the following 
condition: 
 

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

 

LRV/lrv 
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November 07, 2012  
 

 
To:  Grace Sannazzaro, Planner; Community Development 
 
From:  John Cella, Engineering Tech; Department of Water Resources 
 
Subject:  AP12-009   David Wood 

 
 

The Department of Water Resources (DWR) has reviewed the subject application and has the 
following comments: 

 
1. The applicant is proposing the installation of a Mobile Home (main dwelling) and the 

construction of an Accessory Dwelling.  The parcel size is ±2.5 acres, located at 14085 Bihler 
Road in the Southwest Truckee Meadows Area Plan.   

 
2. Water and sewer will be provided by a new domestic well and septic system.   

 
 

The Department of Water Resources (DWR) has reviewed the subject application and 
recommends approval with the following condition: 

 
 

1. The combined water use from the well for the main residence and any accessory dwelling shall 
not exceed two (2) acre-feet per year as provided in Chapter 534.180 of the Nevada Revised 
Statutes (NRS).   

 
2. A totalizing meter shall be installed near the discharge of the well that provides water to the 

main residence and the accessory dwelling.  This meter shall be easily accessible for meter 
reading by the Nevada State Engineer staff and maintained in good working order and shall be 
installed to measure all water pumped from the well for the purposes of this approval.  No water 
shall be used by the accessory dwelling until the meter has been installed.  
 

3. The main residence and any accessory dwelling shall remain on the same parcel as       
determined by the County Assessors’ records, or this authorization shall be rescinded.  
 

4. Water usage measurements from the totalizing meter must be submitted by the parcel owner to 
Nevada State Engineer no later than January 31st of each calendar year.  

 
5. The “Acceptance of Conditions and Approval for Domestic Water Well Use for an Accessory 

Dwelling” form (available from the Washoe County website) regarding accessory dwellings 
shall be completed and returned to WCDWR for approval, and  WCDWR will send the request 
to the Nevada State Engineer.  The Nevada Division of Water Resources will determine the final 
agreement with the owner of the property.   

 
/jc 

 
 

Washoe County 
Department of 

Water Resources 
4930 Energy Way 
Reno, NV  89502 

Tel:  775-954-4600 
Fax:  775-954-4610 
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Exhibit F 
 
Public Notice 
 
Washoe County Code requires that public notification of an Administrative Permit be 
mailed to a minimum of 30 separate property owners within a minimum 500 foot radius 
of the subject property.  This proposal was noticed within a 750 foot radius of the subject 
property, noticing 36 separate property owners at least 10 days prior to the public 
hearing date.  
 

 
 

Noticing Map 
For Administrative Permit Case No. AP12-009 
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To: Board of Adjustments c/o 
Grace Sannazzaro, Planner, Washoe County Community Services Department 
PO Box 11130, Reno, NV 89520-0027  
gsannazzaro@washoecounty.us 
 

From: Gail Ferrell and Michael Wilkin, Property Owners  
14430 Spezia Rd. 
Reno, NV 89511 
csaws@pointers.reno.nv.us 
 
January 31, 2013 
 
Re: Administrative Permit Case No. AP12-009 - David Wood  
 
Dear Sirs and Madams, 

Members of our community in the ‘government lots’ north of the Mt. Rose Highway, west of 
Wedge Parkway and east of Thomas Creek in south Reno oppose the plans set forth by Mr. David Wood, 
Administrative Permit Case No. AP12-009.  Mr. Wood’s plans to place a modular home and warehouse 
among our traditional high quality built homes will cause our neighborhood irreversible damage to the 
quality of our neighborhood and to the value of our homes and properties.  

 Rather than having excessive regulations, our neighborhood relies on the good judgment and 
community cooperation to maintain a high quality neighborhood of well maintained homes made of 
superior materials, self maintained roads and an understanding that our homes are our investment in 
our neighborhood and our community. The quality of our homes create a desirable neighborhood with 
high aesthetic appeal. We work hard to keep our neighborhood up, and do so due to the integrity of the 
home owners. 

 Mr. Wood’s proposal to place a modular structure of low quality and low visual appeal as well as 
a warehouse structure will be an eyesore in our neighborhood. His proposal takes advantage of the 
goodwill of the neighborhood. Common sense and common courtesy are demonstrated through  
respect for other peoples’ property. Mr. Wood’s proposal does neither. It demonstrates a lack of respect 
for our neighborhood by the desire to put a warehouse 345% larger than the mobile home, and  
degrades the neighborhood by creating a storage facility on his property; not a single family home as on 
all other properties. 

  Following are photos of our home, which demonstrates the type of homes we expect in our 
neighborhood. Mr. Wood’s proposal will truly degrade the value of our home and the integrity of our 
neighborhood.  At the very minimum, please require the applicant to present the plans to the Design 
Review Committee to mitigate community concerns. The Design Review Committee is requested to 
review all aspects of the proposal including quality of materials, lighting, viewscapes, integrity of the 
neighborhood, the potential to adversely affect other land uses, transportation including our road 
maintenance, and safety including all facilities in the vicinity. Also consider there are no fire 
hydrants in the ‘government lots’, no street lighting, no gutters, no paved roads and the views of 

mailto:gsannazzaro@washoecounty.us�
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adjacent parcels, including the large and well maintained home directly to the east of the 
proposed structures will be greatly compromised. 

 

 



 

 

 Additionally, we take exception to the staff recommendation that “the proposed accessory 
structure would (not) create any kind of substantial negative impact to the adjacent neighbors or 
to the surrounding neighborhood.” (p10) In fact, the warehouse proposed in this plan is 
profoundly inconsistent with (a) the residential nature and ambiance of the neighborhood and 
(b) of the quality of building materials of the other homes in the neighborhood. The modular 
home is completely inconsistent with the superior quality of these homes. 
 
 Homes in the ‘government  lots’ date back at least 50 years. At no such time have any 
lots been warehouse or gymnasium type of structures nor have any modular homes been 
placed on these lots. To do so is inconsistent with the standards and heritage of the Southwest 
Area Plan and therefore does not meet the Consistency requirement of the Required 

Findings: 

“SOUTHWEST  TRUCKEE MEADOWS AREA PLAN Vision  

Through cooperation with the Washoe County Board of County Commissioners and the Washoe  

County Planning Commission, the communities of the Southwest Truckee Meadows planning  

area will maintain and apply objective standards and criteria that serve to manage growth and  

development in a manner that:  

• Respects the heritage of the area by encouraging architectural and site design standards that  

are responsive to this heritage” 



Other Findings not met in Administrative Permit Case No. AP12-009 - David Wood 

From the staff report: 

2. Improvements.  
Staff Comment: The only improvements necessary for this proposal will be a 
private well and septic system; and power will be provided by NV Energy. Access 
will be from Bihler Road, which is an existing unpaved private road that 
adequately serves other homes. 

In fact the unpaved roads in this neighborhood are maintained by cooperative agreement 

and regular upkeep is required on a volunteer basis by members of the neighborhood. 

The staff comment misrepresents the fact that additional traffic on Bihler road will 

require additional necessary upkeep, especially if the intended warehouse is actually to 

be used by many others outside the neighborhood. Mr. Wood has made no provisions for 

such upkeep. 

3. Site Suitability.  
Staff Comment: The subject site consists of a parcel approximately 2.5 acres in 
size. The subject parcel is fairly flat, and is situated among other 2.5 acre parcels. 
The intensity of a 3,724 square foot structure is not unusual for the neighborhood. 
Two of the adjacent parcels are each developed with two story houses that exceed 
4,000 square feet, and one of these parcels also has a 1,320 square foot detached 
accessory structure. 

In fact it IS unusual for a warehouse or gymnasium to be situated in a residential 

community so the Suitability Finding has NOT been met. 

4.Issuance Not Detrimental. That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area. 
Staff Comment: The proposed plans for the accessory structure (and main house) 
meet the required setbacks for the High Density Rural (HDR) regulatory zone, 
which are 30 feet for front/rear yards and 15 feet for side yards. The proposed 
accessory structure (and main house) will go through the building permit process, 
which means they will need to meet all of the regulations/requirements issued by 
the various reviewing agencies. Also, the square footage and design of the 
proposed accessory structure will not be out of character with the existing 
dwellings and accessory structures on adjacent parcels. 
 
This is the most egregious Finding: a low quality residence and a warehouse over 300% 
larger than the residence WILL BE Detrimental to the character of the surrounding area 
and to the adjacent properties by: 

1. Compromising the consistency of high quality family homes and the residential integrity of the 
neighborhood 

2. Decrease the value of existing homes by such low quality and commercial type structures 
3. Increase traffic from visitors to the gymnasium thereby creating the feel of a commercial area in 

a residential neighborhood 
4. Creates an eyesore 



Mr. Wood has the opportunity to have a warehouse and/or gymnasium in an appropriate location such 
as an already established commercial area. However his choice to locate this type of facility in our 
residential neighborhood degrades the quality of the neighborhood, invites others to further 
compromise our neighborhood with inferior quality buildings and demonstrates a lack of respect for the 
community overall. 
 
Respectfully, 
Gail Ferrell 
Michael Wilkin 
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From:                                         Todd Tresidder [todd@financialmentor.com]
Sent:                                           Sunday, January 27, 2013 3:25 PM
To:                                               Sannazzaro, Grace
Subject:                                     Administrative Permit Case No. AP12-009 - David Wood
 
Hi Grace,
 
I’m a homeowner at 14085 Raider Run Road (immediately adjacent to the proposed Wood development), and I would like to
request that “Administrative Permit Case No. AP12-009 - David Wood”  pending before the Board of Adjustments meeting on

February 7th be denied.
 
With all due respect, I feel the staff findings were in error.
 
Most specifically, the proposed structure would cause great damage to the surrounding homeowners and the entire Whites
Creek Crossing community.
 
We are a community of custom built single family homes. The homes immediately surrounding the proposed structure are
high quality and valued from $500,000 and up.
 
Mr. Woods proposed development would be so dramatically inconsistent with the character of current and trending
development that it would lower the value of the surrounding homes hurting both the homeowners and Washoe County
through reduced long-term tax revenues. This impact would further spread throughout the community as the surrounding
lots get developed in the future. In other words, it is highly likely these lots will attract similarly low quality development
when a 30 foot tall, unattractive, steel commercial building with an adjacent modular home is the neighbor.  This is just
common sense.
 
Furthermore, economics research supports this claim through a concept known as the “broken window effect”. Research
shows a home can sit vacant for a year or more and not cause any problem for the community as long as the condition
remains intact. However, as soon as the first broken window occurs then suddenly the home attracts graffiti, additional
broken windows, and vandalism thus hurting the entire community.
 
Mr. Woods proposed development would precipitate the broken window effect in our community – first by negatively
impacting the value of all adjacent homeowners and second by negatively impacting the quality of all future development in
the immediate area. It would be like introducing cancer into our community.
 
I respect Mr. Woods right to develop his property, but he should not have the right to do it in a way that takes value from the
adjacent homeowners, the surrounding Whites Creek Crossing community, and the County as well. His plans are completely
incongruent with what we have here and will not fit in.
 
I request that this permit be denied on the basis that issuance would be extremely damaging to the surrounding homeowners
and the community.
 
Thank you,
 
Todd & Katherine Tresidder
Tresidder Family Trust
14085 Raider Run Road
Reno, Nevada 89511
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From:                              Edward Yenick [edwardyenick@hotmail.com]
Sent:                               Sunday, January 27, 2013 12:10 PM
To:                                   Sannazzaro, Grace
Cc:                                   lynn; todd; kurt specer
Subject:                          (2nd addition as first had typo) Administrative Permit Case No. AP12-009-David Wood
Attachments:                 Jan 2013 054.JPG
 
January 24, 2013

 

Washoe County Community Services Department

Grace Sannazzaro, Planner

PO Box 11130

Reno, NV 89520-0027

            RE:  Administrative Permit Case No. AP12-009-David Wood

Dear Ms. Sannazzaro,

 

We would like to go on record for opposing and request denial to the above Administrative Permit Case submitted
by David Wood for the following reasons:

1.      This application will have a negative impact on property values, thus reducing the county’s tax base, and
future prospective home builders will re-consider building elsewhere that does not have commercial
structures in neighborhoods. Our house and property recently appraised in excess of $950,000.00, and this
application by Woods will severely impact our hard work and lifetime of investment and costing us hundreds
of thousands of dollars.

2.       Most homes are on well and septic, and Woods accessory structure shows two side by side showers which
will deplete natural resources and lower the water table if used excessively by visitors who might use the
accessory structure as a gym in a commercial enterprise. 

3.      The dirt roads are maintained by volunteers of the community and homeowners, and receive no public
funding.  The increased traffic for a gym or commercial building would cause an additional burden on the
roads and costs to maintain those roads to current home owners.  It also would generate pollution and dust
to the area.  Safety would also be concern to home owners who exercise or walk their dogs on our
community rural roads with no traffic signs or traffic enforcement with the increased traffic of a commercial
building.

4.      This accessory structure will create a negative impact to the quality of life by increased traffic, and changing
this rural gemstone into a commercial business area for the future, that belongs in an appropriate
commercially zoned area. There are no commercial buildings or modular homes in our community, only
garages and barns.

5.      If Wood opts to use water storage tanks or ponds for fire suppression, this will further deplete the precious
water resources in the area.
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6.      Wood under LLC, Good to Be Wood owns 55 properties in Washoe County to include a gated CC&R custom
lot ¼ mile from this application property.  It is unreasonable to think he would move his family of six into a
1,000 sf modular home on the application property.

-1-
 

 
 
 

If this application is approved, we would request that the following added to the Conditions of Approval.

1.      The accessory have a fire alarm system that is monitored 24 hours a day and a bond placed to insure that
this monitoring company is contracted a year at a time with one year paid in advance.

2.      Require the applicant to present the plans to the Design Review Committee to mitigate community concerns.
3.      Require the applicant to post a bond for road damages and general maintenance for the large equipment to

construct a commercial building.
4.      Reduce the bathrooms in the accessory building to one, if it is only to be used as storage and not a

commercial enterprise.
5.      Require soundproofing, as commercial buildings could be potentially noise polluting to the community.
6.      Limit the amount of exterior lighting found in commercial buildings to Wood’s accessory structure which will

be in excess of thirty feet tall (similar to commercial structures).

 

Please deny Administrative Permit Case No. AP12-009-David Wood, for the above reasons.

 

Thank you,

 

 

Edward Yenick, Jr.

Cyndi L. Yenick

14080 Bihler Rd

Reno, NV  89511

775.851.7683 home

Photo Attachment of our residence, 14080 Bihler Rd.

-2-
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Subject:                          FW: Administrative Permit Case No. AP12-009 - David Wood
Attachments:                 House.jpg
 
 
 
Grace Sannazzaro, Planner
Washoe County Community Services Department
Planning & Development Division
Phone: 775-328-3771
Email: gsannazzaro@washoecounty.us
 

From: Nora Boisselle [mailto:noraboisselle@sbcglobal.net] 
Sent: Monday, January 28, 2013 12:15 PM
To: Sannazzaro, Grace
Cc: lynmundt@mac.com; todd@financialmentor.com; edwardyenick@hotmail.com
Subject: Administrative Permit Case No. AP12-009 - David Wood
 
Dear Grace:
 
My husband and I are opposed to the permit request from David Wood to build a small module home and an
oversized accessory structure on 14085 Bihler Road and request that the Board of Adjustments deny the request.  
 
I have attached a picture of our home as an example of the type of homes in our community.  Our home is one of
the smaller homes in the community.  We appreciate your time and consideration of the following concerns:
 
1. We feel that the project is not consistent with the other homes in the area. 

·         Our community consists of primary residences not second homes or income properties. Most of the
residents are long term community members.   

·         Our homes are large, stick built homes representing a variety of architectural styles.
·         There are no modules or mobile homes in our community. 
·         There are no warehouse type accessory structures; most of the larger accessory structures are

barns that house horses.
·         This accessory structure design is a commercial style structure not keeping with the look of the rest

of the buildings in the community. 
·         Our community is a rural oasis in the midst of suburban communities; this accessory structure is an

urban warehouse building.
2. We feel that the utilities are not adequate to support this structure.

·         The majority of the homes in the area are on well and septic tank.  This accessory structure is
intended to be a gymnasium with a basketball court and includes 2 full bathrooms.  It implies that
multiple people will be showering after the games.  This will require more water usages than a
normal accessory structure and deplete the already dwindling water table in the area.

·         The additional sewage in the septic tank will seriously impact the quality of the water table. 
·         The dirt roads are maintained by the community NOT by any public agencies.  Basketball games

require anywhere from 10 – 20 people, these games will add a great deal of additional traffic to the
one lane roads in the community and causing additional road maintenance to be provided by the
community.  

·         A safety concern is vehicles exiting from the property onto Bihler Road (junction of Raider Run) will
be coming in on a blind curve. 

·         There are no street lights or stop signs in our community.
·         Access to the property requires crossing Whites Creek.  The additional traffic will generate pollution

detrimental to the creek and surrounding vegetation.
3. We feel that this project is detrimental to the character of the surrounding community and will
negatively impact property values. 

·         This project will be detrimental to the public health of the community impacting the ground water
and the creek water.

·         The additional traffic generated by this project will jeopardize the safety of the residents of the
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community and cause an undue burden on the community for road maintenance.
·         This project will negatively impact the property value of the 2 adjacent properties with homes and

therefore, the entire community.  There are very few comparable in our community.  Any sale in our
community impacts all the property values in the community.

·         The 2 empty lots on either side of this property will not attract the same quality of homes as the
rest of the community if this structure is built, further reducing property values. 

·         The visual impact of this accessory structure will be impact the views throughout the community,
effecting more than the adjacent property owners and further reduce the property values in the
community.

·         This accessory structure will create a negative impact to the quality of life in our community by the
additional amount of lighting, increased noise and by changing the look and feel of the community
from rural to urban.

·         This accessory structure has the potential to become a commercial building in a non- commercial
community.

 
If the Board of Adjustments approves this permit application, we request that the following be added to
the Conditions of Approval:

1.  Lighting – No lighting higher than a one story building.  All exterior lighting should be down lighting,
low wattage and not impact any existing or future homes.
2. The accessory structure roof include sound proofing.
3. Reduce the number of full bathrooms in the accessory structure to 1 full bathroom.
4. Require the applicant to post a bond to pay for any damages and general maintenance to the roads as a
result of the heavy construction equipment needed to build this structure.
5. If the residence is not a primary residence, a monitored fire alarm system should be included in the
accessory structure.
6. Require the applicant to move into the residence prior the construction of the accessory building to
mitigate potential construction related issues.
7. Require the applicant to present the plans to the Design Review Committee to mitigate community
concerns.
 

Thank you for your help!
 
Nora and Chuck Boisselle
3155 Kessaris Way
775 853-5723
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From:                              mom dad [finelinedp@sbcglobal.net]
Sent:                               Monday, January 28, 2013 4:11 PM
To:                                   Sannazzaro, Grace
Subject:                          Wood Case No. AP12-009
 
Hello Grace,
 
My wife, Paula and I are home owners in the government homesites along Whites Creeks and have
lived in the home we built ourselves for the past 25 yrs. It is are belief that the proposed project by
David Wood is not of the nature of the existing neighborhood and would severely change the
atmosphere of our community not to mention property values and the family orientation that
currently exists and has since we have lived here! Therefore, we request that Mr. Woods' /
Administrative Permit Case No. AP12-009 be denied !
 
We feel that the proposed structure by Mr. Wood does not fit into the rural lifestyle of the
neighborhood and would only increase traffic flow and noise to the area. We, as neighbors, do our
own road maintenance and repair of which the increased traffic flow to the "Basketball Gym" style
structure would cause excessive wear and tear, thereby involving more time, cost and overall effort
to keep the dirt roads of the neighborhood serviceable to our community.
 
 
Thank you for your interest in our community,
 
David Peterson
3467 Mt. Rose Hwy. (actually on Cinder Lane)
Reno, NV 89511
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Subject:  Amendment of Special Use Permit Case No: AC13-001 

Regarding Special Use Permit Case No: SB09-002 
 
Applicant:   Olson-Olson Architects 
 
Agenda Item No:  8B 
  
Summary: To increase the habitable living space of an approved detached 

accessory dwelling from 1,200 square feet to 1,491 square feet. 
 
Recommendation: Approval with Conditions 
 
Prepared by: Grace Sannazzaro, Planner 

Washoe County Community Services Department 
Division of Planning and Development 
Phone: 775.328.3771 
E-Mail: gsannazzaro@washoecounty.us 

  
 
Description 
Olson-Olson Architects Case No. AC13-001, amending Special Use Permit Case No. 
SB09-002 for Tahoe Estates, LLC - To increase the area of habitable living space by 291 
square feet of a detached accessory dwelling that was previously approved under Special Use 
Permit Case No. SB09-002.  The original approval granted 1,200 square feet of habitable living 
space, and the new request is asking for 1,491 square feet of habitable living space. 
 
• Applicant: Olson-Olson Architects 
• Property Owner: Tahoe Estates, LLC 
• Project Address/Location: 1019 Lakeshore Boulevard, Incline Village 

South side of Lakeshore Boulevard, approximately 600 
feet west of its intersection with Selby Drive 

• Assessor’s Parcel No.: 130-230-05 
• Parcel Size: + 2.17 Acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: High Density Suburban (HDS) 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay 
• Development Code: Article 306, Accessory Uses and Structures 
  Article 810, Special Use Permits 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 23, T16N, R18E, MDM, Washoe County 
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Amendment of Special Use Permit Application Definition 
 
An amendment of special use permit application is necessary in order to modify an approved 
special use permit.  Some examples of why an amendment of special use permit application is 
submitted are listed below: 
 

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

 
An amendment of special use permit application is required to be heard by the same board that 
approved the original application and only the requested amendment may be discussed and 
considered. An amendment of special use permit application is processed in the same manner 
as the original special use permit application, including a public hearing, noticing, feedback from 
the citizen advisory board, reviewing agency analyses, and satisfying the required findings.  If 
an approval of the amendment request is granted, an amended Action Order is created along 
with amended conditions of approval.   
 
The conditions of approval for Amendment of Special Use Permit Case No. AC13-001 is 
attached to this staff report and will be included with the amended Action Order if granted 
approval.   
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Vicinity Map 
Subject Site Address:  1019 Lakeshore Boulevard, Incline Village 

 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT 
PARCEL 

LAKESHORE BLVD 

NORTH 

TAHOE BLVD 
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Site Plan 
 

LAKESHORE BOULEVARD 

LAKE TAHOE 

Main House – 
Currently under 
construction.    
+8,800 square feet  

+ 2.17 Acre Parcel  

Subject Detached 
Accessory Dwelling 
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Proposed Floor Plan for Detached Accessory Dwelling 
1,491 square feet of habitable living space 

4 bedrooms/4 bathrooms 
1,848.92 square foot footprint 
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Existing Floor Plan for Detached Accessory Dwelling 
Approved by Board of Adjustment in 2009 
1,200 square feet of habitable living space 

2 bedrooms/2 bathrooms 
1,848.92 square foot footprint 
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Elevations     
Detached Accessory Dwelling 

Approved by Board of Adjustment in 2009 
The 1,848.92 square foot footprint is not increasing in size. 

The exterior design is not changing.  
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Public Notice 
Notice of the subject application going before the Board of Adjustment was sent to 238 separate 
property owners within 500 feet of the subject parcel within 10 days of the public hearing date. 
Washoe County Development Code, Article 810 Special Use Permits, requires notice to be sent 
to a minimum of 30 separate property owners within 500 feet of the subject parcel within 10 
days of the scheduled public hearing. (Exhibit E – Public Notice Map) 

Project Evaluation 
A special use permit for a detached accessory dwelling was approved with conditions by the 
Board of Adjustment on April 3, 2009. The footprint of the detached accessory dwelling is 
approximately 1,849 square feet and out of this square footage, 1,200 square feet was 
approved as habitable living space. The square footage of garages, crawl spaces, attics, cellars, 
or basements not designed for human occupancy are not considered as habitable living space.  
Even though the approval was granted in 2009, construction of the detached accessory dwelling 
has not yet been initiated. A +8,800 square foot main house is currently under construction on 
the same parcel.   

The subject parcel is +2.17 acres, is zoned High Density Suburban (HDS), and is one of three 
adjacent residential lots on Lakeshore Boulevard in Incline Village, all owned by the same 
property owner. The three parcels combined total approximately 7.67 acres.  These three 
parcels are being developed as one large private residential compound, and are in a row with 
several other parcels owned by other property owners. 

The subject special use permit for the detached accessory dwelling that was approved in 2009 
has a condition of approval that requires the applicants to obtain a building permit within two 
years of the date of the special use permit approval or the special use permit becomes null and 
void.  In early 2011, the applicants had not submitted for a building permit, and time was running 
out, so they submitted a request to extend the special use permit for another two years through 
an Amendment of Conditions application.  In June of 2011, the Board of Adjustment granted the 
applicant’s request, which extends the special use permit to April 3, 2013. The applicants now 
have until April 3, 2013, to apply for a building permit in order to keep the subject special use 
permit active.   

With April 3, 2013, right around the corner, the applicants are planning to obtain a building 
permit before the special use permit expiration date; however, they would like to increase the 
habitable living space of the subject detached accessory dwelling from the approved 1,200 
square feet to 1,491 square feet, but will keep with the same overall square footage of 1,849 
square feet.  This equates to an interior increase of 291 square feet of habitable living space. To 
create the additional living space they are mainly reducing the bedroom sizes and the garage 
area. They want to add two more bedrooms and two more bathrooms, which will result in a four 
bedroom, four bathroom detached accessory dwelling (see existing and proposed floor plans on 
Pages 7 and 8). Again, there won’t be any change in the total size or exterior design of the 
detached accessory dwelling (see elevations on Page 9). 

Since the 2009 approval of the subject special use permit, Washoe County Development Code, 
Article 306 Accessory Uses and Structures was amended. In January 2011, various regulations 
regarding detached accessory dwellings were amended.  The Board of Adjustment must make 
a decision as to which version of the Development Code to use for considering approval of the 
current request that was originally approved in 2009.  

If the 2009 Development Code is used, approval of the subject request cannot be considered 
because the maximum habitable square footage allowed for a detached accessory dwelling was 
1,200 square feet or 50% of the main dwelling unit’s habitable floor area, whichever was less.  If 
the current Development Code is used, approval of the 291 square foot increase of habitable 
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living space can be considered because the maximum size for a detached accessory dwelling is 
1,500 square feet of habitable space or 50% of the main dwelling unit’s habitable floor area, 
whichever is less.   
 
With the current Development Code allowing more square footage for a detached accessory 
dwelling than the 2009 Development Code, the applicant had considered submitting a complete 
new special use permit application. However, upon further examination, it was discovered that a 
new application was not an option because the current Development Code does not allow 
detached accessory dwellings in High Density Suburban (HDS) zoning, which is the subject 
parcel’s zoning designation. The 2009 Development Code allowed detached accessory 
dwellings in HDS zoning.   
 
The applicant also looked into applying for a zoning map amendment to change the existing 
HDS zoning to High Density Rural (HDR) zoning because several of the surrounding parcels 
have HDR zoning, and the current Development Code allows detached accessory dwellings in 
HDR zoning with an approved Administrative Permit application. If the subject parcel were 
granted approval for HDR zoning, then the applicants could make application for a detached 
accessory dwelling that has 1,500 square feet of habitable living space.  The issue here is that 
the subject parcel does not meet the minimum lot width requirement for HDR zoning, which is 
150 feet. The subject parcel is approximately 105 feet in width.  

Staff Commentary 

The applicant is proposing an increase in habitable living space of a detached accessory 
dwelling that was approved in 2009 by the Board of Adjustment.  The proposed floor plan 
revision will result in a 291 square foot increase of interior habitable living space, which will not 
change the overall size of the detached accessory dwelling. The proposal is consistent with the 
current Development Code, Article 306 Accessory Uses and Structures, the Tahoe Area Plan, 
and there is no conflict with the Washoe County Master Plan.  An increase in habitable living 
space will not create a need for any additional improvements. The property is serviced (water 
and sewer) by the Incline Village General Improvement District, which responded to the 
application with no concerns.  The parcel’s access is from Lakeshore Boulevard, which is a 
paved public street that provides access to several other parcels that are developed with very 
large homes.  
 
Staff has compared the subject request with the required findings in Article 810 Special Use 
Permits and has determined that the request meets all of the findings.  Staff has not found a 
reason to consider that 291 more square feet of interior habitable living space in the detached 
accessory dwelling will create any kind of detriment to the public health, safety or welfare, 
injurious to the property or improvements of adjacent properties, or detrimental to the character 
of the surrounding area. Any development in the Tahoe Planning Area must adhere to Tahoe 
Regional Planning Agency (TRPA) regulations, which are often more stringent than Washoe 
County regulations.  The applicant will be submitting the amendment to the TRPA if the Board of 
Adjustment grants approval. 

Incline Village/Crystal Bay Citizen Advisory Board (IVCBCAB) 
The Incline Village/Crystal Bay Citizen Advisory Board members were notified of the proposed 
amendment requesting to increase the interior habitable living space by 291 square feet, and 
their comments, questions, and concerns were requested.  As of the writing of this staff report, 
no comments have been received from the Incline Village/Crystal Bay Citizen Advisory Board 
members.   
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Reviewing Agencies 
The following agencies received a copy of the Amendment of Special Use Permit Application for 
review and evaluation. A response was received from the Incline Village General Improvement 
District, the Washoe County Building Division, and the Washoe County Engineering Division.  
All three agencies advised that they have no comments or concerns regarding the proposal to 
add 291 square feet of interior habitable living space to the approved detached accessory 
dwelling. 
 

• Washoe County Planning and Development Division 
• Washoe County Building Division 
• Washoe County Engineering Division 
• Incline Village General Improvement District (IVGID) 
• North Lake Tahoe Fire Protection District 

Staff Comment on Required Findings  
Washoe County Development Code, Article 810 Special Use Permits, requires that all of the 
following findings be made to the satisfaction of the Washoe County Board of Adjustment before 
granting approval of an amendment to a Special Use Permit.  Staff has completed an analysis 
of the application and has determined that the proposal is in compliance with the required 
findings as follows. 

1. Consistency.  The proposed amendment is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Tahoe Area Plan; 

Staff Comment:  The proposal of increasing the habitable living space of the 
previously approved detached accessory dwelling by 291 square feet does not 
contradict the action programs, policies, standards and maps of the Master Plan, 
nor does it conflict with the goals or policies of the Tahoe Area Plan.  

2. Improvements.  Adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven; 

Staff Comment: The proposal of 291 more square feet of habitable living space in 
a previously approved detached accessory dwelling will not create a demand for 
any additional improvements.  

3. Site Suitability.  The site is physically suitable to accommodate this proposal and for the 
intensity of such development; 

Staff Comment: The proposal of 291 more square feet of habitable living space in 
a previously approved detached accessory dwelling will not impact the subject 
+2.17 acre parcel because the footprint is not increasing in size. 

4. Issuance Not Detrimental.  Approval of the proposed amendment will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area; and 

Staff Comment:  The proposal of 291 more square feet of habitable living space in 
a previously approved detached accessory dwelling will not affect anything 
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outside of the detached accessory dwelling. The subject detached accessory 
dwelling is required to go through the building permit process, which means it will 
need to meet all of the regulations/requirements issued by the various reviewing 
agencies.  The square footage and design of the detached accessory dwelling is 
in character with the existing dwellings and accessory structures on adjacent 
parcels.  

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the safety, security, location, purpose or mission of the military installation. 

Staff Comment: This condition is not applicable, as there is no military installation 
nearby. 

Recommendation 
Those agencies which reviewed the application expressed no concerns regarding the 
amendment request of Special Use Permit Case No SB09-002.   Therefore, after a thorough 
review and analysis, Amendment of Special Use Permit Case No. AC13-001, requesting a 291 
square foot increase of habitable living space for the previously approved detached accessory 
dwelling, is being recommended for approval. The conditions in the original approval of Special 
Use Permit Case No. SB09-002 shall remain. Staff offers the following motion for the Board’s 
consideration.  

Motion     
I move that after giving reasoned consideration to the information contained within the staff 
report and the information received during the public hearing, the Washoe County Board of 
Adjustment approve Amendment of Special Use Permit Case No. AC13-001 for Olson-Olson 
Architects, which will amend Special Use Permit Case No. SB09-002 to allow 1,491 square feet 
of habitable living space, having made all five findings in accordance with Washoe County 
Development Code Section 110.810.30:  
 

1. Consistency.  The proposed amendment is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Tahoe Area Plan; 

2. Improvements.  Adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven.; 

3. Site Suitability.  The site is physically suitable to accommodate this proposal and for the 
intensity of such development; 

4. Issuance Not Detrimental.  Approval of the proposed amendment will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area; and 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the safety, security, location, purpose or mission of the military installation. 
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Appeal Process 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc: Applicant: Olson-Olson Architects, LLP Attn:  Lori Shannon, LLP, PO Box 7949, 

Tahoe City, CA 96145 
 
 Property Owner: Tahoe Estates, LLC 101 Ygnacio Valley Road, Suite 320, Walnut Creek, 

CA 94596 
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EXHIBIT A 
 
  

 Amended Conditions of Approval 
             Amendment of Special Use Permit Case No. AC13-001 
 For Special Use Permit Case No. SB09-002 
 
The detached accessory dwelling approved in 2009 under Special Use Permit Case No. SB09-
002 shall be carried out in accordance with the approval of Amendment of Special Use Permit 
Case No. AC13-001, by the Board of Adjustment on February 7, 2013. The conditions of 
approval have been amended with the addition of Condition 1g under “Washoe County 
Planning and Development Division”, which allows a maximum of 1,491 square feet of 
habitable living space in a detached accessory dwelling that was approved in 2009.  
Conditions of Approval are requirements placed on a permit or development by each reviewing 
agency.  These Amended Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 
 
Unless otherwise specified, all conditions related to the approval of Amendment of Special 
Use Permit Case No. AC13-001, regarding Special Use Permit Case No. SB09-002 shall be 
met or financial assurance must be provided to satisfy the conditions of approval prior to 
issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Development Division   

Compliance with the amended conditions of approval related to the Special Use Permit Case 
No. SB09-002 is the responsibility of the applicant, his/her successor in interest, and all owners, 
assignees, and occupants of the property and their successors in interest.  Failure to comply 
with any of the amended conditions imposed regarding the approved Special Use Permit Case 
No. SB09-002 may result in the initiation of revocation procedures.   

Washoe County reserves the right to review and revise the amended conditions of approval 
related to Special Use Permit Case No. SB09-002 should it be determined that a subsequent 
license or permit issued by Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 
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• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

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

Washoe County Planning and Development Division 

1. The following conditions are requirements of the Planning and Development Division, 
which shall be responsible for determining compliance with these conditions. Condition 
1-g has been added to allow 1,491 square feet of habitable living space without 
increasing the footprint of the subject detached accessory dwelling.   

Contact Name – Grace Sannazzaro 775.328.3771; gsannazzaro@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this special use permit.   

b. The applicant shall submit complete construction plans and building permits shall 
be issued within two years (April 3, 2013) from the date of approval by Washoe 
County and the Tahoe Regional Planning Agency. The applicant shall complete 
construction within the time specified by the building permits.  

c. A copy of the Final Order stating conditional approval of this special use permit 
shall be attached to all applications for administrative permits issued by Washoe 
County.  

d. Prior to the issuance of any administrative permit issued by Washoe County, the 
applicant shall place a restrictive covenant on the property that prohibits the 
erection of off-premise signs, with Washoe County made a part to the covenant.  
The District Attorney’s Office and the Department of Planning and Development 
Division shall determine compliance with this condition.  

e. The applicant and any successors shall direct any potential purchaser/operator of 
the special use permit to meet with the Planning and Development Division to 
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review conditions of approval prior to the final sale of the special use permit.  The 
subsequent purchaser/operator of the special use permit shall notify the Planning 
and Development Division of the name, address, telephone number, and contact 
person of the new purchaser/operator within 30 days of the final sale. 

 

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

 
NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to 
record and photograph the site.  The period of temporary delay 
shall be limited to a maximum of two (2) working days from the 
date of notification. 

g. The footprint of the subject detached accessory dwelling shall not exceed 1,849 
square feet; and the habitable living space of the detached accessory dwelling 
shall not exceed 1,491 square feet. The square footage of garages, crawl 
spaces, attics, cellars, or basements not designed for human occupancy are not 
considered as habitable living space.  
  

Washoe County Department of Public Works 
 

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

Contact Name – Leo Vesely 775.328.2040; lvesely@washoecounty.us 

a. A complete set of construction improvement drawings, including an on-site 
grading plan, shall be submitted when applying for a building/grading permit. 
Grading shall comply with best management practices (BMPs) and shall include 
detailed plans for grading, site drainage, erosion control (including BMP locations 
and installation details), slope stabilization, and mosquito abatement. Placement 
or removal of any excavated materials shall be indicated on the grading plan. 
Silts shall be controlled on-site by BMPs. The Engineering Department shall 
determine compliance with this condition. 

b. The Regional Road Impact Fee is not applicable in this area and will not be due. 

 

*** End of Conditions *** 
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*** End of Amended Conditions *** 



 
Development Review Status Sheet 

Date: 1-8-2013 

 

Attention:  Grace Sannazzaro 

  Washoe County Department of Community Development 

  PO Box 11130, Reno NV 89520 

 

RE:  Amendment of Special Use Permit NO. AC13-001, to amend NO.SB09-002 

APN:  130-230-05 

Service Address: 1019 Lakeshore Blvd  

   Incline Village NV 89451 

Owner:  Tahoe Estates, LLC  

Phone:  Fax: Email: 

Mailing Address:   
     

 

Request:  

Request: Amendment of Special Use Permit Case No. AC13-001, to amend Special Use 
Permit Case No. SB09-002 for Tahoe Estates, LLC – To increase the area of livable space by 
291 square feet for a Detached Accessory Dwelling that was previously approved under Special 
Use Permit Case No. SB09-002.  The original approval granted 1,200 square feet of livable 
space, and the new request is asking for 1,491 square feet of livable space. 
 

 

 

Comments and Conditions:  

No impact to Incline Village General Improvement District. 

 

 

 

 

 

 

 

 

 

Completed by: Scott Todt, Senior Inspector 

Phone: (775) 832-1314     Fax: (775) 832-1260 

Incline Village General Improvement District, 1220 Sweetwater Road, Incline Village NV 89451 

 
The contents of this transmission are intended only for the individual or entity to which it is addressed and may contain information that is privileged, confidential, 

and exempt from disclosure under applicable law.  If the reader of this message is not the intended recipient, you are hereby notified that any dissemination, 

distribution, or copying of this communication is strictly prohibited.  If you receive this communication in error, please notify us immediately by telephone and 

return the original to us at the above address via US Postal Service.  We will reimburse you for your postage.   Thank you. 
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WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

                
 

  "Dedicated to Excellence in Public Service" 
 
 
 
 

 
                

Equipment Services   Reprographics & Mail Services   Capital Projects   Facility Mgmt.   Engineering   Roads 

1001 East 9th Street PO Box 11130 Reno, Nevada  89520 Telephone: (775) 328-2040 Fax: (775) 328-3699 

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  January 15, 2013 

TO:  Grace Sannazzaro, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: AC13-001 
  APN 130-230-05 
  AMEND SB09-002 FOR TAHOE ESTATES LLC 
               
 
 
I have reviewed the referenced amendment of conditions case application and have no 
comments or concerns. 
 
 
 

LRV/lrv 
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 From: Jeppson, Don C  
Sent: Friday, January 04, 2013 7:59 AM 
To: Spinola, Dawn 
Subject: RE: Agency Review Memo 
 
 
No issue from building. Just need to obtain building permits. 
 
Don C. Jeppson, AIA 
Director 
Washoe County  
Building & Safety Department 
Mail: P.O. Box 11130, Reno, NV 89520 
Phone:  775-328-2030; Fax: 775-328-6132 
e-mail: dcjeppson@washoecounty.us  web: www.washoecounty.us 
 

 Please consider the environment before printing this message. 
 
 
  
 
 

mailto:dcjeppson@washoecounty.us
http://www.washoecounty.us/
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Planning & 
Development
Division

Post Office Box 11130
Reno, Nevada  89520
(775) 328-3600

WASHOE COUNTY
NEVADA

Public Notice Map
Amendment of Conditions Case No. AC13-001
1019 Lakeshore Boulevard, Incline Village, NV
APN: 130-230-05
 238 Separate Property Owners Noticed
Within 500 Feet of Subject Parcel Source: Washoe County Planning & Development Division Date: January 2013

Z
0 250 500

Feet

Subject Parcel
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 Board of Adjustment Staff Report  
Meeting Date: February 7, 2013 

    
Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 

 
Subject: Variance Case No: VA12-006 

Applicant(s):   Kurosh Moassessi 

Agenda Item No.  8D 
Project Summary: To allow a two-foot encroachment into the front yard setback to 

remain as the dwelling was originally constructed. 

Recommendation: Approval with Conditions 
Prepared by: Roger D. Pelham, MPA, Senior Planner 
 Washoe County Community Services Department 

Division of Planning and Development 
Phone: 775.328.3622 
E-Mail: rpelham@washoecounty.us 

 
 
Description 
 
Variance Case No VA12-006, for Kurosh Moassessi – To vary the required front yard setback 
from 30 feet to 28 feet to allow the existing garage to remain as it was constructed in 1956. 
 
• Location: 12755 Valley Springs Road, at the northwest corner of 

Valley Springs Road and Cottonwood Road. 
• Assessor’s Parcel No: 049-355-01 
• Parcel Size: 1 acre 
• Regulatory Zone: Low Density Suburban (LDS) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: Southwest Truckee Meadows 
• Development Code: Article 804    
• Commission District: 2 – Commissioner Humke 
• Section/Township/Range: Section 20, T 18 N, R 20 E, MDM 
 
 
 
 
 
 
 
 
 
 

mailto:rpelham@washoecounty.us


Washoe County Board of Adjustment                                                   Staff Report Date: January 18, 2013 
 
   

     
 

Variance Case No: VA12-006 
Page 2 of 10 

Staff Report Contents 
 

Variance Definition ..................................................................................................................... 3 
Vicinity Map ............................................................................................................................... 4 
Site Plan .................................................................................................................................... 5 
Project Evaluation ...................................................................................................................... 6 
Reviewing Agencies ................................................................................................................... 8 
Recommendation ....................................................................................................................... 9 
Motion ........................................................................................................................................ 9 
Appeal Process .........................................................................................................................10 

 
 
Exhibits Contents 
Conditions of Approval ...........................................................................................Exhibit A 

Citizen Advisory Board Member Comments ...........................................................Exhibit B 

Public Notice Map ..................................................................................................Exhibit C 

Project Application .................................................................................................Exhibit D 
Truckee Meadows Fire Letter Dated 1/10/13 .........................................................Exhibit E 



Washoe County Board of Adjustment                                                   Staff Report Date: January 18, 2013 
 
   

     
 

Variance Case No: VA12-006 
Page 3 of 10 

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 property 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.  If the Board of Adjustment grants an approval of 
the Variance, that approval is subject to Conditions of Approval.  Conditions of Approval are 
requirements that need to be completed during different stages of the proposed project.  Those 
stages are typically: 

• Prior to permit issuance (i.e., a grading permit, a building permit, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy on a 
structure. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some Conditions of Approval are referred to as “Operational Conditions”.  
These conditions must be continually complied with for the life of the 
business or project. 

The Conditions of Approval for Variance Case No. VA12-006 are attached to this staff report 
and will be included with the Action Order.   
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Vicinity Map  
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Site Plan 
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Project Evaluation 
 
The applicant is seeking to legalize an encroachment of two feet into the required thirty-foot 
front yard setback of the parcel. The encroachment has existed since the dwelling was originally 
constructed in 1956. The applicant applied for, and was granted, a building permit to enlarge the 
dwelling in 2008. While the garage itself was not remodeled during this process, it was noted 
that the garage encroached into the required front yard setback and would have to be shortened 
by two feet (to meet the required setback) prior to the issuance of a final certificate of occupancy 
for the remodel. All other portions of the remodel project have been completed and the applicant 
is now seeking for the encroaching portion of the garage to remain. 
 
The application states that if the garage were to be shortened by the two feet required that the 
garage would be less than 18 feet in length, making it impractical for parking a vehicle. Washoe 
County Code does not specifically state the minimum length required for a garage, however, the 
minimum length required for a parking space in a parking lot is eighteen feet, and that 
dimension has been used as a minimum for garage depth. 
 
For the Board of Adjustment to approve a variance request certain findings of fact must be 
made. Foremost among them is that there are, “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.”   
 
Because the garage would be shortened to less than the required depth if it were to meet the 
front yard setback, and because the garage has not been expanded during the current 
remodeling project, and because the garage will remain as it was constructed in the 1950’s, 
staff believes that the Board of Adjustment can make the required finding that there is an, 
“extraordinary and exceptional situation and that the strict application of the regulation results in 
exceptional and undue hardships upon the owner of the property.” 
 
Photos of the garage follow. 
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Garage, looking west from Valley Springs Road 

 
Garage, looking north from Cottonwood Road. 

 
The proposed project was provided to the members of the Southwest Truckee Meadows Citizen 
Advisory Board. Written responses were received from Brian Wheeler and Matt Hansen, both of 
which expressed support for approval of the request to alleviate an undue burden on the 
applicant. Both of their responses are included in the exhibits attached to this report. 
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Reviewing Agencies 
 
The following agencies received a copy of the project application for review and evaluation:  

• Washoe County Community Services Department 

o Planning and Development Division 

o Engineering and Capitol Projects Division 

• Washoe County Health District, Environmental Health Division 

• Truckee Meadows Fire Protection District (TMFPD) 

• Regional Transportation Commission 

 

Of the above-listed agencies and departments only the TMPFD provided substantive comments 
or recommended conditions of approval in response to their evaluation of the project application 
Their condition is included in the attached action order.  Washoe County Planning and 
Development has evaluated the project and provided standard conditions of approval.  

 
Staff Comment on Required Findings  
 
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 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: Because the garage would be shortened to less than the 
required depth if it were to meet the front yard setback, and because the garage 
has not been expanded during the current remodeling project, and because the 
garage will remain as it was constructed in the 1950’s, staff believes that the 
Board of Adjustment can make the required finding that there is an, 
“extraordinary and exceptional situation and that 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. 

Staff Comment: The garage will remain as it was constructed in the 1950’s, 
therefore no additional detriment could occur if the variance is granted. 
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3. 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. 

Staff Comment: The applicant is seeking to retain the depth of a garage, which is 
consistent with the surrounding uses. 

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. 

Staff Comment: Garages are not only allowed, but actually required, as part of 
single-family dwellings. 

5. Effect on a Military Installation. 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 in the vicinity. 

 

Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Variance Case No. VA12-006 is 
being recommended for approval with conditions. 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 
approve Variance Case No. VA12-006 for Kurosh Moassessi, having made all five findings in 
accordance with Washoe County Development Code Section 110.804.25: 

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

property, including an exceptional situation or condition of the property, 
particularly that shortening the garage to meet the required setback would result 
in a garage less than 18 feet in length; 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 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;  

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;  
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5. Effect on a Military Installation. The variance will not have a detrimental effect on 
the location, purpose and mission of any military installation. 

 

Appeal Process 
 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
xc: Property Owner: Kurosh Moassessi, 12755 Valley Springs Road, Reno, NV 89511 
 
Action Order xc: 



Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev 
 

EXHIBIT A 
 
 Conditions of Approval        

            Variance Case No: VA12-006  

 
The project approved under Variance Case No: VA12-006 shall be carried out in accordance 
with the Conditions of Approval granted by the Board of Adjustment on February 7, 2013.  
Conditions of Approval are requirements placed on a permit or development by each reviewing 
agency.  These Conditions of Approval may require submittal of documents, applications, fees, 
inspections, amendments to plans, and more.  These conditions do not relieve the applicant of 
the obligation to obtain any other approvals and licenses from relevant authorities required 
under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this Variance shall be met 
or financial assurance must be provided to satisfy the conditions of approval prior to issuance of 
a grading or building permit.  The agency responsible for determining compliance with a specific 
condition shall determine whether the condition must be fully completed or whether the 
applicant shall be offered the option of providing financial assurance.  All agreements, 
easements, or other documentation required by these conditions shall have a copy filed with the 
County Engineer and the Planning and Development Division.   

Compliance with the conditions of approval related to this Variance is the responsibility of the 
applicant, his/her successor in interest, and all owners, assignees, and occupants of the 
property and their successors in interest.  Failure to comply with any of the conditions imposed 
in the approval of the Variance may result in the initiation of revocation procedures.  

Washoe County reserves the right to review and revise the conditions of approval related to this 
Variance should it be determined that a subsequent license or permit issued by Washoe County 
violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions”.  These 
conditions must be continually complied with for the life of the project or business. 

 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
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Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own board.  Therefore, any conditions set by the Regional 
Transportation Commission must be appealed to that Board.   

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

Washoe County Planning and Development Division 

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

Contact Name – Roger Pelham, 775.328.3622 

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this variance.  The Planning and Development Division shall determine 
compliance with this condition. 

b. A copy of the Final Order stating conditional approval of this variance shall be 
attached to all applications for administrative permits, including building permits, 
issued by Washoe County. 

Truckee Meadows Fire Protection District 

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

Contact Name – Amy Ray, 775.326.6005 

a. Plans and/or permits for the project shall be obtained and approved prior to 
construction in accordance with Washoe County Code 60. 

*** End of Conditions *** 
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Board of Adjustment Staff Report 
  Meeting Date: February 7, 2013  

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev 
 

 
 

Subject: Administrative Permit Case No. AP12-011 

Applicant(s):   Richard and Tamera Baca 

Agenda Item No.   8E 
Summary: To permit the temporary use of a recreational vehicle as a 

residence for the care of the infirm at 5672 Lupin Drive, Sun 
Valley, in conjunction with the existing single family residence.  

Recommendation: Approval with Conditions 
Prepared by: Eva M. Krause - AICP, Planner 

Washoe County Community Services Department 
Division of Planning and Development 
Phone: 775.328.3796 
E-Mail: ekrause@washoecounty.us 

 
   

Description 
 
Administrative Permit Case No AP12-011 ( Baca) – To permit the temporary use of a 
recreational vehicle as a residence for the care of the infirm at 5672 Lupin Drive, Sun Valley, in 
conjunction with the existing single family residence.  
 
• Applicant: Richard and Tamera Baca 
• Property Owner: George W. Paine Jr. 
• Location: 5672 Lupin Drive 
• Assessor’s Parcel No: 504-042-05 
• Parcel Size: 0.37 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Article 310 and Article 808 
• Commission District: 3 – Commissioner Jung 
• Section/Township/Range: Section 17, T20N, R20E, MDM, Washoe County, NV 
  

mailto:ekrause@washoecounty.us
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Administrative Permit Definition 

The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possesses characteristics that require a thorough appraisal in order to determine if the 
use has the potential to adversely affect other land uses, transportation or facilities in the 
vicinity. The Board of Adjustment or the Hearing Examiner may require Conditions of Approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an Administrative Permit, the Hearing 
Examiner or the Board of Adjustment must find that all of the required findings, if applicable, are 
true. 
 
The Conditions of Approval for Administrative Permit Case No. AP12-011 are attached to this 
staff report and will be included with the Action Order.   

Temporary Occupancy for the Care of the Infirm (Article 310 Temporary Uses and 
Structures) 

Section 110.310.00 Purpose.  The purpose of this article, Article 310, Temporary Uses and 
Structures, is to establish allowed temporary uses and structures, and standards and conditions 
for regulating same. 

Section 110.310.05 Site Plan Required.  For any temporary use subject to the provisions of this 
article, excluding temporary contractor’s offices used to manage the construction of a project, a 
site plan shall be prepared and presented to the satisfaction of the Director of Community 
Development.  Such site plan shall indicate the location of any permanent uses and structures 
on the parcel, the temporary use and any temporary structures, all vehicular access points 
proposed for the temporary use, the location of all required parking, and the location of 
adequate restroom facilities for the temporary use. 

Section 110.310.35 Mobile Homes, Manufactured Homes, Travel Trailers, Commercial Coaches 
and Recreational Vehicles. 

(g) Temporary Occupancy for the Care of the Infirm.  One (1) self-contained travel 
trailer or recreational vehicle may be occupied as a legal use for person(s) 
responsible for the care of an infirm resident of a permanent single-family 
dwelling.  Prior to the establishment of this use, the requirements of Article 808, 
Administrative Permits, must be satisfied.  The Administrative Permit application 
shall include a signed affidavit from a Nevada licensed physician identifying the 
need for such on-premise care.  The Administrative Permit must be renewed on 
an annual basis to ensure that the need for such on-premise care still exists.  
The travel trailer or recreational vehicle shall be located on the parcel to provide 
as much screening as practical from being viewed from the street.  No discharge 
of any litter, sewage, effluent or other matter shall occur except into sanitary 
facilities designed to dispose of the material.  Any temporary utility connections 
shall be to the satisfaction of the Building and Safety Division. 
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Vicinity Map 
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Site Plan 

Project Evaluation 

The subject property is a 0.37-acre lot with a manufactured home and garage. The property is 
accessed by a shared access easement on along the north property line. The access easement 
serves three lots created by parcel map 1462 in 1983 (5670, 5672 and 5674 Lupin Drive). The 
access ends at 5674 and does not go through to the next street (Pearl Drive).  The entire block 
between Lupin and Pearl, and 6th and 7th is zoned Medium Density Suburban (MDS) with all but 
one lot averaging a third of an acre (one parcel is +1-acre). All the properties abutting the 
subject parcel are approximately +0.37-acres.    
 
The property is owned by George W. Paine Jr., who lives in the home.  Ursulo Baca, age 91, 
rents a room and shares the house with Mr. Paine.  Mr. Paine is not related to Mr. Baca.  Mr. 
Baca’s physician has signed an affidavit stating that Mr. Baca has medical conditions that 
require assistance with life function. Mr. Baca’s son and daughter-in-law have moved their RV 
next to the house so that they can be there to assist the elder Mr. Baca.  
 
The RV is located in the south side yard between the house and the garage. There is a solid 
wood fence along the rear yard, between subject parcel and the neighbor at 5674. The south 
side-yard is fenced with chain link and looks on to the neighbor’s rear yard.   
 
The location of the RV behind the garage and with another house between the road and the 
subject property, therefore a fence is not required to screen the RV from the street.  

General 
location of RV 
 

5670 
 

5672 
 

5674 
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Mr. Ursulo Baca’s son, Richard Baca, and daughter-in-law, Tamera Baca have moved their 42-
foot 5th wheel (RV) into the side-yard of Mr. Paine’s property so that they can assist their father 
with his personal care.   The RV is hooked-up to electrical service, but not water or sewer.  
According to Richard Baca, he and his wife use the RV for sleeping, but they spend most of 
their day in the house. They use the bathroom and kitchen in the house.  
 

 
The RV that the Baca’s are living in is set-up in Mr. Paine’s side-yard behind the garage.  
 
The Fire Marshal has expressed concern about the use of extension cords as a source of power 
for the RV.  The applicant has stated the RV is hooked directly to the power source on the 
garage. There is one extension cord ran from the house to the RV so they can watch TV, but 
they will remove it if that is a problem.  The Conditions of Approval require that the applicant to 
have an inspection by the Building and Safety Division, and if the power service source does not 
comply with the codes, they shall apply for a permit and bring the power source up to the 
adopted International Fire Code.  
 
In addition, the Conditions of Approval require that the applicant apply to the Sun Valley General 
Improvement District for their approval of the temporary care of the infirm unit and pay additional 
sewer and water fees. 
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Sun Valley Citizen Advisory Board (SVCAB) 

Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board meeting.  The SVCAB was notified of the application and given the opportunity 
to comment.  No comments were received by staff.  
 

Public Comment 

Staff received three phone calls from neighboring property owners after the courtesy notice was 
mailed. (Legal Notices will be mailed 10 days prior to the Public Hearing) 

• One person said he was opposed in principle to any use of RV for care of the infirmed, 
because it is “opening a can of worms.”  

• One person stated that Mr. Baca doesn’t need assistance. 
• One person didn’t care as long as they were responsible and considerate of the 

neighbors.  
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Reviewing Agencies 

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

• Washoe County Community Services, Department,  
o Planning  
o Engineering 
o Water Resources 
o Building and Safety  

• Washoe County Health District, Environmental Health Division 
• Truckee Meadows Fire District 
• Sun Valley CAB members 
• Sun Valley General Improvement District 
• Regional Transportation Commission 

 
Six out of the seven above listed agencies/departments provided comments and/or 
recommended Conditions of Approval in response to their evaluation of the project application.  
A summary of each agency’s comments and/or recommended Conditions of Approval and their 
contact information is provided.  The Conditions of Approval document is attached to this staff 
report and will be included with the Action Order. 

 
Planning addressed operational conditions, renewal requirements and the 
termination of the permit once Mr. Ursulo Baca no longer resides at the residence or 
no longer needs assistance.   
Contact Eva Krause, AICP Planner, 775.328.3796, ekrause@washoecounty.us 
 
Truckee Meadows Fire Protection District addressed their concerns about the use of 
extension cords for electrical service.  
Contact Amy Ray, Fire Marshall, 775.326.6005 aray@TMFPD.us 
 
Sun Valley General Improvement District requires the applicant to apply to the GID 
for approval of care of the infirmed unit and to pay additional water and sewer fees 
for said unit.  
Contact Mike Ariztia, SVGID Public Works Director, 775.673.2253 
maritzia@svgid.com 
 
The following agencies responded that they had no comments, concerns or 
conditions: 

• Engineering 
• Water Resources 
• Regional Transportation Commission 

 

Staff Comment on Required Findings  

Section 110.808.25 of Article 808, Administrative Permits, 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 Administrative Permit 
request.  Staff has completed an analysis of the application and has determined that the 
proposal is in compliance with the required findings as follows. 

mailto:ekrause@washoecounty.us
mailto:aray@TMFPD.us
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1. Consistency.  That the proposed use is consistent with the action programs, policies, 

standards and maps of the Master Plan and the Sun Valley Area Plan. 

Staff Comment: The intent of allowing an RV as a temporary use for care of the infirm is 
to provide persons who need physical assistance to maintain a semblance of 
independence, but to have caregivers nearby to provide living assistance. The 
temporary use of a recreational vehicle as living quarters for the care of the infirm is 
compatible with the residential zoning of the property.  There is a primary residential 
structure on the parcel. The RV is a temporary accessory to the house.  Conditions of 
Approval state that once the infirm person has moved or no longer needs assistance, the 
Administrative Permit shall be revoked and the RV shall no longer be used as living 
quarters.  

2. Improvements.  That adequate utility, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven. 

Staff Comment: The RV is not hooked-up to water or sewer and the applicant has stated 
that they use the kitchen and bath in the house. The Conditions of Approval state that all 
waste material must be properly disposed of. Failure to comply with these conditions 
could cause the Administrative Permit to be revoked.  Sun Valley General Improvement 
District (SVGID) was notified of this request. The applicant is required to apply to SVGID 
for a temporary use permit and to pay additional water and sewer fees per SVGID 
regulations.  

3. Site Suitability.  That the site is physically suitable for the type of development and for 
the intensity the development. 

Staff Comment: The subject property is 0.37 acres which is a similar in size to all the 
surrounding properties. The location of the RV is in the side-yard behind the garage so it 
does not interfere with access to subject parcel or either of the neighbors’ parcels. The 
RV is screened from view by a solid fence on the rear of the lot and a garage on the 
front of the lot.  

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area.  

Staff Comment: The use of the RV as living quarters is compatible with residential uses.  
While the RV may be in use for a long period of time, it is temporary in that no one else 
can occupy the RV on a long term basis once the infirm person for whom the permit is 
approved for has moved out.  RV’s are allowed to be parked/stored on residential lots. 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the location, purpose or mission of the military installation. 

Staff Comment: There are no military installations in the area.  
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Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the project.   Therefore, after a thorough analysis and review, Administrative Permit Case No. 
AP12-011 for Richard and Tamera Baca is being recommended for approval with conditions. 
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 Board of Adjustment approve with 
conditions Administrative Permit Case No. AP12-011 for Richard and Tamera Baca having 
made all five findings in accordance with Washoe County Development Code Section 
110.808.25:  
 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Sun Valley Area Plan; 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the 
proposed improvements are properly related to existing and proposed roadways, 
and an adequate public facilities determination has been made in accordance 
with Division Seven; 

3. Site Suitability.  That the site is physically suitable for the temporary use of a RV 
as living quarters for the care givers for the infirm, and for the intensity of such a 
development; 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area;  

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation; and 

Appeal Process 

Board of Adjustment action will be effective 15 days after the public hearing, unless the action is 
appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc: Applicant: Richard and Tamera Baca  
 
 Property Owner: George W. Paine Jr.  
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Staff Report xc: Bert Bracy, Zoning Enforcement Officer; Don Jeppson, Building and 

Safety Official; Amy Ray, Fire Marshall, Truckee Meadow Fire Protection 
District; Mike Ariztia, SVGID Public Works Director 
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EXHIBIT A 
 
 Conditions of Approval   

          Administrative Permit Case No. AP12-011 

 
The project approved under Administrative Permit Case No: AP12-011 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on February 7, 
2013. Conditions of Approval are requirements placed on a permit or development by each 
reviewing agency.  These Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act. 
 
Unless otherwise specified, all conditions related to the approval of this Administrative Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and Planning and Development.   

Compliance with the Conditions of Approval related to this Administrative Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Administrative Permit may result in the initiation of 
revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the project or business. 

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

  



Washoe County Conditions of Approval 
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Washoe County Planning and Development 

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

Contact – Eva M. Krause, AICP, Planner, 775.328.3796, ekrause@washoecounty.us 

a. The approval of this Administrative Permit is limited to use of the RV for living 
quarters for the caregivers of Mr. Ursulo Baca; no other persons shall be 
permitted to live in the RV while located on the subject parcel.  

b. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this Administrative Permit.   

c. Within 60 days from approval by the Board of Adjustment, the applicant shall 
provide Planning staff evidence of approval by Sun Valley General Improvement 
District for Infirm Care unit.  

d. Within 30 days from approval by the Board of Adjustment, the applicant shall 
provide Planning staff evidence of compliance with Truckee Meadows Fire 
Protection District requirements.  

e. The following Operational Conditions shall be required for the duration of the 
use: 

1. No discharge of any litter, sewage, effluent or other matter shall occur 
except into sanitary facilities designed for the disposal of said material.  

2. All utility connections shall be to the satisfaction of Building and Safety and 
the Truckee Meadows Fire Protection District.  

3. On an annual basis, the applicant shall provide a letter from the infirm 
person’s physician verifying that Mr. Ursulo Baca continues to need 
physical assistance from the family. The letter shall be received by the 
Planning staff on or before December 15 of each year. Staff shall have 2 
weeks to review the physician’s letter for adequacy and verify that the use 
remains in substantial compliance with the Conditions of Approval prior to 
renewing the permit each year. Failure to submit said letter, lack of 
adequate information or failure to remain in compliance with the conditions 
shall void this Administrative Permit. 

4. Upon Mr. Ursulo Baca vacating the subject property, the Administrative 
Permit shall be null and void. 

5. Once the Administrative Permit becomes null and void, the use of the RV 
as living quarters shall cease and the RV shall be disconnected from all 
utilities.  

Truckee Meadows Fire Protection District 

2. The following conditions are requirements of the Truckee Meadow Fire Protection 
District (TMFPD), which shall be responsible for determining compliance with these 
conditions.   

mailto:ekrause@washoecounty.us
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Contact – Amy Ray, Fire Marshal, 326-6005, aray@TMFPD.us 

a. The Truckee Meadows Fire Protection District (TMFPD) will approve permit with 
the following condition:  the recreational vehicle shall be provided with permanent 
power. The recreational vehicle would have to be provided with permanent 
wiring, not used with an extension cord, to accommodate the proper power 
supply required for the vehicle. The International Fire Code, as adopted in 
Washoe County Code 60 Section 605, does not permit the use of extension 
cords as a substitute for permanent wiring, and extension cords are only 
approved for use with portable appliances. Any temporary wiring shall be allowed 
for a period not to exceed 90 days shall be in accordance with the International 
Electric Code. Within 15 days of approval by the Board of Adjustment the 
applicant shall obtain a permit, pay appropriate fees and install permanent power 
(or if current in compliance, pay an inspection fee and obtain approval of said 
service) from Washoe County Building and Safety to verify compliance and 
safety.  

Sun Valley General Improvement District 

3. The following conditions are requirements of the Sun Valley General Improvement 
District (SVGID), which shall be responsible for determining compliance with these 
conditions.  

Contact Mike Ariztia, SVGID Public Works Director, 775.673.2253 
maritzia@svgid.com 
 

a. Sun Valley General Improvement District current Regulations and Policies 
provide guidance on requests for infirm care units. In addition to Washoe 
County requirements individuals requesting to establish an infirm care unit 
must comply with the requirements set forth in SVGID Rule 21, Section E and 
Rule 22, Section H.  

b. Within 15 days of approval of the Board of Adjustment, the applicant shall 
make application to SVGID for a temporary infirm care unit.   

 

*** End of Conditions *** 

mailto:aray@TMFPD.us
mailto:maritzia@svgid.com
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 RULE NO. 22 
 
 SEWER SERVICE RULES, RATES, FEES AND CHARGES 

 
In addition to any fees, charges or rates established in the preceding Rules, the following 
shall apply as to sewer service: 
 
 
I.  SEWER RATES FOR SERVICE CLASSIFICATIONS -GENERALLY 
 

A. AVAILABILITY AND REQUIREMENT OF SEWER SERVICE: 
 

Sewer service is available and is required to be obtained from the District 
to the property of Customers in all applicable service classifications 
defined in Rule No. 1 for real property within the service boundaries and 
legal boundaries of the Sun Valley Water & Sanitation District, per these 
Rules and/or Regulations validly adopted by the Sun Valley General 
Improvement District, to the extent the District has allocated to it sufficient 
capacity therefore in the Truckee Meadows Water Reclamation Facility.   

 
B. MODIFICATIONS TO EXISTING SEWER  
 
 Any existing customer who makes modification to his existing sewer in size, 

character or extent of the equipment or operations for which the service is 
utilized shall immediately file with the District a modification form. 

 
Upon receipt of such form, the District will determine the following: 

 
If the modification is to any commercial or industrial property and results in 
an additional new or separate use of the property by an additional and 
separate commercial or industrial business, all appropriate charges set out 
in this Rule 22 shall apply to the customer, as a new customer.  It shall be 
presumed that if a customer receives a new business license for such 
additional business, and/or building permit for such modifications these 
charges apply.  

 
C. WATER METER REQUIREMENT: 

 
For property under any service classification as defined in Rule No. 1 
desiring or being mandated by law to utilize the District's sewer system, the 
sewer rates, fees and charges therefore are to be based on water utilized at 
such property, whether such water be supplied to such property by the 
District or through that property owner's own independent sources, such as 
a private well. For such purposes, therefore, any property owner desiring 
or being mandated by law to utilize the District's sewer system to serve 
such property within the District's boundaries shall, if not utilizing the 
District's water system and associated water meter at the time of connection 
to the District's sewer system, be required to have a water meter installed 
on the property to be served with the District's sewer service, such 
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installation being at the point where the Customer's water supply enters a 
building, mobile home, or separate defined portion thereof, such as an 
apartment, or any structure of any type wherein are located fixtures which 
result in discharge to the District's sewer system. 

 
1. The District shall be requested by the Customer so to install the 

water meter for such purposes, by written request therefore to the 
District so far in advance of the date of installation as reasonably 
required by the District. 

 
2. The Customer shall pay to the District the actual costs of installation 

of said meter, based on an amount equal to the time and material 
expended by the District in said installation. 

 
3. The meter shall remain the property of the District, but Customer 

shall be responsible for maintenance and upkeep of associated lines 
and other private water system devices utilized by the District. 

 
4. By his written request to install said meter, the Customer consents to 

the District's installation of same and agrees to hold the District and 
its officers, agents and employees acting within the scope of their 
duties of employment hereunder harmless from any liability in 
connection with the said installation unless such liability arises due to 
negligence of such officers, agents and employees.  Further, by said 
written request, the Customer agrees to be bound by these Rules as 
they relate to sewer service as well as Rule 21 II re restoration of 
water service and Rule 19 re water meter tests. 

 
D. PROPERTIES WITH WELL WATER CAPABILITY: 

 
In the event any property within the District served by the District water 
system also has an existing serviceable well with which well the inhabited 
or occupied improvements on the property could be served with water and 
which well does not have a water meter installed to measure water supplied 
from such well to said improvements, the District reserves the right either 
to install such meter per the provisions of Paragraph I (C) above or to 
provide some method of assurance satisfactory to the District that the water 
capable of being pumped from such well is not in fact being utilized by the 
property owner or Customer to serve such improvements in such a manner 
that would allow discharge into the District's sewer system.  The cost of such 
meter shall be paid by the Customer per I (C) above, as shall the cost of the 
latter alternative.  Provided, however, that no multiple-unit residential, 
commercial or industrial buildings shall be allowed to be served through 
well water. 

 
E. SPECIAL CHARGES FOR UNAUTHORIZED USES (SEWER USE ORDINANCE) 

 
1. The District adopted, on September 10, 1981, "Rules of Operation - 

Sewer Division" which Rules, inter alia, prohibit, at the second 
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paragraph thereof, the discharge into the District's sewer system of 
certain water or wastes. 

 
2. In addition to the payments required under "Surcharge" II C 6 below, 

in the event any user of the District's sewer system is found to be 
violating such Rules of Operation, as they may be from time to time 
amended, the District may, at its discretion, discontinue sewer 
and/or water service to said property until the owner thereof shall 
demonstrate to the District's satisfaction his ability and intent to 
comply with said Rules of Operation as to prohibited discharges.  
Further, in the event the District is subject to payment by a 
governmental agency of a fine, fee, penalty or any other charge 
involving payment of funds of the District to a governmental agency 
because of such discharge, before such water and/or sewer service 
is re-established to the subject property, the District shall be 
reimbursed by the property owner for the amount of such fine, fee, 
penalty or other charge paid by the District. 

 
F. GUIDELINES FOR CUSTOMER CHARGES: 

 
The charges set out in Sections II and III of this Rule 22 are based upon the 
actual use of the District's system by the respective customers' properties 
located within District boundaries.  Each customer is, under this system of 
charges, to pay its proportionate share of operation and maintenance 
(including replacement) costs of the District's sewer system, based on the 
customer's property's proportionate contribution of wastewater, or will be 
based upon in the future, factors such as, volume and loading 
characteristics.  The costs of operation and maintenance for sewer flow not 
directly attributable to the property of customer (i.e., inflow and infiltration) 
are distributed among all customers of the system in the same manner that 
it distributes costs of operation and maintenance among customers for 
actual use. 

 
G. ACCESSORY DWELLING 

 
A Customer applying for service to an Attached Accessory Dwelling or a 
Detached Accessory Dwelling, as defined in Rule No. 1, shall comply with 
the following conditions before service is supplied: 

 
1. The sewer service line to service an Attached Accessory Dwelling 

shall be an extension of the service line servicing the main 
residence.  The sewer service line to service a Detached Accessory 
Dwelling shall be a separate sewer line, with a separate and 
independent tap into the sewer main, and all inspections thereof 
shall be made and fees therefore shall be paid, as with new 
construction. 

 
2. The Customer shall pay the current sewer hookup fee. 
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3. The Customer shall comply with the District's construction and 
inspection specifications (i.e. the Green Sheet), and the construction 
shall be inspected by the District prior to any use. 

  
H. INFIRM CARE UNIT: 
 

The requirements of Rule 22 G and Rule 21 I E are applicable and must be met for 
initial and continued sewer service to any infirm care unit.  In addition, the 
following conditions apply: 
 

1. The sewer service line for the unit shall be inspected and approved 
by District staff as meeting all current District regulations therefore, 
in advance of occupancy of the unit. 

2. In lieu of all other sewer fees, the customer shall pay, for sewer 
service to the unit: 

(a) The monthly additional unit charge set forth in paragraph III B 2 b of 
this rule, as it may be changed from time to time 

(b) A fee in the amount of $25.00 each month, up to a maximum of 
$2,500.00 in accumulated payments of $25.00 per month.  After such 
$2,500.00 has been paid, no additional $25.00 monthly payments 
need to be made.  

 
II.   SEWER REVENUE SYSTEM 
 

A. THE CAPITALIZATION FUND: 
 

The capitalization fund shall provide funding for capital expenditures and 
all other non-Operating Maintenance and Replacement costs as the Board 
may consider appropriate, including redemption of the principal and 
payment of the interest on sewer bonds. 

 
1. Revenue Components for the Capitalization Fund shall include: 

 
a. SERVICE CHARGES - Assessed customers to recover non-

Operation, Maintenance and Replacement costs (for which the 
User Charge System is not appropriate) including the Sewer 
Connection (hookup) Fees and the Monthly Capitalization 
Charge.  The rate of the Capitalization Charge shall be 
established by the Board of Trustees and customers shall be 
notified of the charge as a portion of their monthly Sewer Fee 
bill pursuant to Rule 5. 

 
2. REVENUE OFFSETS - These include funds generated through 

activities other than wastewater treatment services including sales of 
excess equipment or facilities.  However Revenue derived from the 
sale of treatment- related by-products shall accrue only to the User 
Charge System. 
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B. FEES, PENALTIES & EXTRAORDINARY CHARGES: 

 
These are collected by the District and not related to regular Operation, 
Maintenance and Replacement expenses, and shall accrue to the 
Capitalization Fund. 

 
C. THE USER CHARGE SYSTEM: 

 
The user charge system shall be based on actual use of the District's 
wastewater treatment facilities.  Each user (user class) shall pay his 
proportionate share of Operation, Maintenance and Replacement costs 
based upon his actual contribution to the flow volume and loading of the 
plant, thereby assuring the fiscal self-sufficiency of the facility over its 
useful life. The User Charge System shall include: 

 
1. A Financial Management System shall prescribe accounting 

budgetary procedures to accurately depict revenue requirements 
and procedures to generate revenue sufficient to operate and 
maintain the plant. 

 
2. Separate Accounts shall be maintained for the User Charge System 

and the Capitalization Fund. 
 

3. Operation, Maintenance and Replacement costs of the treatment 
system shall be enumerated through a line item budget including the 
following categories: 

  
- Salaries and Wages 
- Indirect Salary and Wage Costs 
- Contractual Services 
- Materials and Supplies 
- Utilities 
- Equipment Replacement 
- Administrative Expenses 

 
Operation, Maintenance and Replacement costs shall include the 
costs required to achieve and maintain compliance with discharge 
permits. 

 
4. The User Charge Rate shall generate revenue sufficient to meet 

Operation, Maintenance and Repairs costs and maintain a prudent 
equipment reserve thereby assuring the facilities fiscal operational 
viability, through charges to customers which are proportionate to 
their usage (volume and loading). 

 
5. Annual User Charge Rate:  The Annual User Charge Rate per 1,000 

gallons shall be based on the following formula: 
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Annual User Charge Rate 
Rate = Operation, Maintenance & Replacement Costs 

Total Volume  
 

6. Industrial/Commercial Surcharge: 
 

A surcharge shall be levied upon any customer whose property's discharge 
loadings exceed those found to be the average amongst the predominant 
user class (residential). 

 
The Surcharge shall be based on treatment cost of loadings over standard 
levels.  The standard is the local domestic wastewater strength, which 
follows; 

 
Parameter    Domestic Wastewater Strength 
 
BOD5d Inhibited     151 mg/l 
SSd       149 mg/l 
Pd       11.2mg/l 
Nd       20.20mg/l 

 
 SURCHARGE RATE SCHEDULE 
 
CLASS USER/TYPE       TOTAL SURCHARGE 

PER $/1,000 GAL 
 
1  Large Hotel/Casino       $0.60  
2  Small Hotel/Casino       $0.20 
3  Restaurant        $1.20 
4  Pizza Shop        $0.50 
5  Hotel Laundry       $1.70 
6  Laundromat        $0.50 
7  Wand Car Wash       $0.20 
8  Commercial Bakery      $0.10 
9  Donut Bakery       $2.40 
10  Truck & Bus Wash       $0.70 
11  RV Park w/dump site      $1.10 
12  Commercial Portable Toilet Dump    $36.40 
13  Meat Packer        $0.50 
14  Market with Bakery & Delicatessen    $0.40 
15  Kitchen, commercial      $1.90 
 

Weighted Fixture Unit Schedule. 
 
In order to fairly apply the surcharge rate schedule to those user types 
whose properties are on a multiple service, the weighted fixture unit 
schedule will be applied as per the Uniform Plumbing Code Standards. 

 
The number of weighted fixture units for discharges exceeding the said 
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average shall be determined from the follow schedule: 
 

Fixture Type      Weighted Fixture Units 
Private Public 

Bathtub (including shower head)   2.5 
Bedpan (washer and sterilizer)    3.0         5 
(1) Car wash (stall)      12  28 
      Dental units (cuspidors)     1 
(2) Drinking fountain (per head) 
      with valve control      1   2 
(2) Dishwasher (conveyor)      

 100 
(2) Dishwasher (under counter type)      2  10 
(2) Disposal (commercial type)     25  50 
    Laundry (tub and trays)       2    4 
(2) Lavatory        1   2 
(1) Laundry, commercial (per pound 
      capacity of machine)           1.5  
(2) Laundry, self-service (per pound 
      capacity of machine)      1   .75 
(2) Sink: kitchen or service      2    4 
(2) Sink: wash or bar       1    2 
      Shower: each heard       2.5    5 
(2) Urinal, tough (per 2 foot) valve 
       controlled       3    6 
(2) Urinal, individual valve  
       controlled       3    6 
(2) Water closet            3    6 
(2) Floor drain        2    4 

        Recreational vehicle dump station    25 
      Recreational vehicle park (per wet 
       space)         7 

 
(1) Recycle: reduce by thirty-five percent 
(2) Multiply 1.5 for private and public facilities with greater than twelve-
hour and less than sixteen-hour operations.  Multiply by 2.0 for private and 
public facilities with greater than sixteen-hour operation. 

 
In order to protest the surcharge before the Board of Trustees the customer 
will be required to have 10 days of sampling from a State of Nevada 
Certified Lab. 
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III. SEWER RULES, RATES, FEES AND CHARGES FOR RESIDENTIAL SERVICE 

CLASSIFICATION 
 

A. APPLICABILITY: 
 

To all properties defined under domestic or residential service 
classifications in Rule No. 1 located within the District's Service Area and 
connected to the sewer system owned and operated by the Sun Valley 
General Improvement District. 

 
B. SEWER SERVICE CHARGE: 

 
1. User Charge Component: 

 
a. Based upon metered water consumption, each Customer in 

each single family dwelling or having residential service shall 
be billed at the rate of $4.29 per each 1,000 gallons of water 
metered.  Each Customer in each single-family dwelling shall 
be billed the above rate based on 100% of their metered 
water consumption during the months of December, January 
and February (due to the District’s billing cycles this 
consumption means metered water consumption during a 
consecutive three month period from November through 
March).  The average monthly consumption during that period 
shall establish that specific Customer's monthly billable 
quantity for sewer service for the remainder of the year, 
unless the monthly discharge is less than the average monthly 
consumption, in which event the billing shall be based on the 
actual metered water consumption for that period. 

 
b. In the event of excessive loadings, the surcharge defined in II 

C 6 above shall also be paid monthly. 
 

2. Capitalization Fund: 
 

a. In addition to the sewer service user charge component 
established above, each Customer in each single family 
dwelling or having residential service shall also pay the flat 
monthly sum of $17.14. 

 
b. Unit Charge: 

 
Where Applicable - For each unit in excess of one (1) unit 
served from a single metered service connection, the unit 
charge shall be $17.14 per unit. 
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C. ESTABLISHING SEWER SERVICE CHARGE: 

 
In the event a person becomes a Customer of the District at such a time of 
year as not to be able to establish the discharge component of the sewer 
bill set forth in Paragraph III B 1 above, such component, pending 
calculation of same per the method set forth in Paragraph III B 1 above, shall 
be the average of such component for all existing residential service 
classification Customers. 

 
D. NEW CUSTOMER SET-UP FEE: 

 
Upon application for service under this Paragraph III, the Customer shall 
also pay the sum of $15.00 to the District to defray initial costs of 
establishing sewer records and billing procedures for such Customer.  All 
requests for physical connection to sewer shall be complied with during 
regular working hours, if possible on the date of the request, as conditions 
permit.  In the event a request is made to connect service at other than 
regular working hours, the District will endeavor so to make the connection 
if practicable under the circumstances, but is under no obligation to do so 
unless an emergency exists in the opinion of the District. A connection shall 
be made at other than regular working hours only if the Applicant pays an 
additional fee equal to 1.5 times the normal fee for the particular service 
connection. 

 
 
IV. SEWER RULES, RATES, FEES, AND CHARGES FOR COMMERCIAL AND 

INDUSTRIAL SERVICE CLASSIFICATION 
 

A. APPLICABILITY: 
 

To all properties defined under Commercial and Industrial service 
classifications in Rule No. 1 located within the District's Service Area and 
connected to the sewer system owned and operated by the Sun Valley 
General Improvement District. 

 
B. SEWER SERVICE CHARGE: 

 
1. (a) User Charge Component:  Based upon metered water 

consumption, each Customer in each commercial or industrial 
unit shall be billed at the rate of $4.57 per each 1,000 gallons 
of water metered.  Provided, however, any Customer being 
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billed under a Commercial or Industrial service classification 
may apply to the Board for an irrigation allowance as set out in 
Paragraph III B 1 above, for Domestic/Residential Service 
classifications, but only in the event such Customer does 
regularly utilize water supplied by the District for substantial 
residential-type plant irrigation purposes on the subject 
property. 

 
(b) In the event of excessive discharge loadings, the surcharge 

defined in II C 6 above shall also be paid monthly. 
 

2. (a) Capitalization Component:  In addition to the sewer service 
user charge component established above, each Customer in 
each commercial or Industrial unit shall also pay the flat 
monthly sum of $17.14. 

 
(b) Unit Charge: 

 
Where Applicable - For each unit in excess of one (1) unit 
served from a single metered service connection, the unit 
charge shall be $17.14 per unit. 
 

C. NEW CUSTOMER SET-UP FEE: 
 

Upon application for service under this Paragraph IV-D, the Customer shall 
also pay the sum of $15.00 to the District to defray initial costs of 
establishing sewer records and billing procedures for such Customer.   All 
requests for physical connection to sewer shall be complied with during 
regular working hours, if possible on the date of the request, as conditions 
permit.  In the event a request is made to connect service at other than 
regular working hours, the District will endeavor so to make the connection 
if practicable under the circumstances, but is under no obligation to do so 
unless an emergency exists in the opinion of the District. A connection shall 
be made at other than regular working hours only if the Applicant pays an 
additional fee equal to 1.5 times the normal fee for the particular service 
connection.  
 

D. EMERGENCY SERVICE FEES: 
  

In the event that customer or property owner requests District personnel to 
inspect and/or repair sewer service and it is, upon such inspection or 
repair, determined by such District personnel that the cause of the need for 
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such inspection or repair was not the responsibility of the District (i.e., 
blockage on customer’s private lines, etc.) then there shall be added to the 
monthly bill for the premises a minimum charge of $30.00 for such services 
supplied after normal District working hours. (See rule 23 as to charges 
over and above those noted). 

 
 
V. SEWER SERVICE CONNECTION RULES, RATES, FEES AND CHARGES 
 

 
A. SEPARATE SERVICES: 

 
As to each commercial or industrial premises constructed after the effective 
date of this rule, a separate sewer lateral shall be required for each unit of 
commercial or industrial property, whether or not the same are adjacent 
and/or owned by one person.  

 
B. GENERAL SEWER FACILITIES CHARGES: 

  
1. For the availability of sewer service, the District shall charge and the 

Customer shall pay a fee based upon factors including, but not 
limited to, the District's current investment in the sewer system, 
system development costs and the cost of capital.  This fee shall be 
separate and apart from the costs of construction of private yard 
lines and house piping upon the Customer's property, which costs of 
construction are the sole responsibilities of the Customer.  The 
General Sewer Facilities Charge shall be based upon service level 
and water meter sizes, as stated below.   

 
2. Water Meter Size     Fee 

 
3/4 inch     $ 6,340 
    1 inch     $ 7,982  

        1-1/2 inch     $ 10,582  
       2 inch     $ 13,482  
       3 inch         $ 20,482 

   4 inch         $ 30,482 
   6 inch         $ 55,482 

 
C. PAYMENT: 

 
1. All sewer fees set forth in this Section shall be paid in full to the 
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District prior to commencement of construction of improvements on 
subject property. 

 
 Provided, however, that for any improvements to real property 

which divides the property into four (4) parcels or less, for ¾” meter 
size only, the Customer may request in writing to pay the connection 
fee under the following agreed terms: 

 
a) One-third of the connection fee paid at the time of the 

District’s approval of the parcel map; 
b) One-third of the connection fee paid at the time of 

commencement of construction of improvements upon the 
parcel, including grading and utility trenching; 

c) One-third of the connection fee paid at the completion of 
improvements upon the parcel or at time of the customer’s 
request for sewer service to the parcel. 

 
No customer may have in excess of one parcel map with payments 
being made under the above schedule pending completion of the 
payments to the District at any one time. For these purposes, 
“customer” includes family members of the customer and what 
would be, in the District’s sole discretion, the customer’s closely 
related business entities. 
 
The District shall have a lien on the subject property for any 
payments due under this rule. 
 
Right to make partial payments allowed herein shall not be 
transferable to an new owner without the District’s prior written 
approval. In the event that any one or more of the up to four (4) 
parcels subject to this partial payment schedule shall be sold or 
transferred to another owner in any manner whatsoever, the balance 
of the partial payments unpaid at the time of transfer of such 
parcel(s) shall be paid in full.  
 

2. Refund Procedure: In the event an applicant cannot develop 
parcel(s), any request for a refund must be approved by the board of 
trustees. Consideration of District bonded indebtedness obligations 
and the District’s financial condition shall be of primary importance 
in decisions on such refunds.  Refunds shall be considered only on a 
case by case basis. All requests for refund of facility fees must be 
submitted in writing no later than six (6) months from the date of 
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payment of first payment of facility fees.  No refunds will be 
considered if map has been recorded or if taps have been installed. 

 
 
D. CUSTOMER REFUSAL TO CONNECT: 

  
In the event a customer or owner of property fails neglects or refuses 
to connect the Customer's property to the District's sewer system 
when required and within the time allowed by the District, the 
District shall take whatever steps are appropriate to cause such 
connection to be made at the earliest possible date.  These steps 
include, but are not limited to: 

 
1. Reference of the failure to legal counsel for the District and/or the 

attorney General of the State of Nevada and/or the District Attorney 
of Washoe County for criminal prosecution for such failure, as 
allowed by law. 

 
2. Imposing a charge to the Customer or owner against the subject 

property, which charge shall be denominated a "standby sewer 
service charge."  Such charge shall be in an amount equal to the 
monthly sewer service charge otherwise charged to the Customer 
had such property been properly connected to the District's sewer 
system, as calculated by reference to the District's records regarding 
the subject property and by reference to Rule 22 regarding sewer 
service fees and charges.  Such charge shall be billed monthly 
commencing not earlier than the first regular billing due upon the 
subject property after failure to connect as required herein and, in 
the first billing, also shall be included the sewer connection fee for 
such property effective on the date of the first billing.  In the event 
such billing is not paid within the time required in these Rules, the 
provisions of these Rules, including Rule 5 hereof, shall apply as to 
such non-payment. 

 
E. SPARKS' INSPECTION FEES: 
 

All properties defined under Commercial and Industrial Service 
classifications in Rule No. 1 shall also be assessed by the District for 
wastewater inspection fees charged to each separate Commercial-and/or-
Industrial classified property, as such fees are charged to the District by the 
City of Sparks which performs such inspections of said properties. In the 
event such inspection fee is not paid within Sixty (60) days of its due date, 
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the customer from who the fee is due shall pay a sum equal to two and one-
half (2 ½) times the amount of the original bill, as and for a late payment 
penalty.  In  the event such fee remains unpaid after Sixty (60) days from its 
due date, the District also reserves the right to: 
 
1. Disconnect water service to the subject premises, upon written Notice 

as required herein, to the customer as well as the tenant and 
landowner and/or; 

 
2. In situations where to disconnect water service would potentially 

result in undue hardship upon others, such as with multiple-tenant 
commercial buildings, file suit to collect the monies from the 
customer responsible and/or from the owner of the subject property, 
including enforcing the District’s lien on real property for sums due 
the District for services supplied. 

 
F. TAP FEE 

 
The installation of sewer taps will be billed to the applicant at the 
actual cost of installation in terms of District staff time, equipment and 
material upon completion of work.  Due to the differences in sewer 
main depths and soil conditions, a firm estimate of cost cannot be 
given.  A deposit shall be paid to the District, based on District's 
estimate of actual job costs.  When pavement removal and 
replacement are required, an additional deposit based on the size of 
the street cut will be required.   

 
G. ADDITIONAL CHARGES 

 
In addition to the tap fee set out above, the applicant shall also pay 
the actual cost to the District of any street cut permit and of pavement 
cutting, removing and replacement.  In the event a tap is requested 
by the applicant to be performed outside of the District's regular 
working hours as set by the District, the applicant shall also pay the 
regular overtime wages paid by the District to its employees and 
agents performing said tap. 
 

H. REFUND PROCEDURE 
 

In the event an applicant cannot develop parcel(s) and taps have not 
been completed, any requests for a refund must be approved by the 
board of trustees. Consideration of District bonded indebtedness 
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obligations and the District’s financial condition shall be of primary 
importance in decisions on such refunds.  Refunds shall be 
considered only on a case by case basis. 

 
I. SPECIAL CONDITIONS: 

 
1. The User Charge System described in this Rule shall take 

precedence over the terms & and conditions of any agreements or 
contracts to which the District is a party which are inconsistent with 
the requirement of the Water Quality Act (as amended 1986) and the 
applicable regulations of the U.S. EPA. 

 
2. All street cut permits will be obtained by the District personnel, 

unless construction is being done by the contractor in which case the 
contractor or property owner will obtain the permit. 

 
 
VI. IRRIGATION SERVICE 
 

Where a Customer has meter only measuring water used for irrigation purposes 
on the premises, the sewer charges shall be as follows: 

 
1. Where the premises are served only by water through a single meter, and 

there is no sewer service supplied to the premises by the District, for the 
availability of sewer service to the premises the Customer shall also pay the 
flat monthly fee defined in "Capitalization Fund" in Section III B 2 of this Rule 
No. 22. 

 
2. Where sewer service is or will be supplied to the premises by the District 

and there exists or will exist one or more meters utilized to measure the 
charges by the District for such water and sewer services, the Customer 
shall pay (in addition to the charges arising from the other meters) only for 
the water measured in the irrigation meter, and shall not pay the flat 
monthly fee defined in the "Capitalization Fund" in Section III B 2 of this Rule 
No. 22. 

 
3.  When there is a modification of the use of the meter used for purposes of 

irrigation only, and the premises are to be served with both water and 
sewer services by the District, the Customer shall promptly notify the 
District as required in Rule No. 21, and at the time of such modification of 
use shall pay to the District the sewer Set Up Charge provided in Sections 
III or IV above. 
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 RULE NO. 21 
 
 WATER SERVICE RULES, FEES, CHARGES AND RATES 
 
I.   METERED WATER RATES, FEES AND CHARGES 
 

In addition to any fees, charges or rates established in the preceding Rules, the 
following shall apply as to water service: 

 
A. AVAILABILITY OF WATER SERVICE: 
 

Water service is available from the District to Customers for real property 
within the service area and legal boundaries of the Sun Valley General 
Improvement District, per the Rules and/or Regulations of the Sun Valley 
General Improvement District. 

 
In addition to compliance with all other standards for granting applications 
for connections, all applicants whose property was annexed after 1990 shall 
be required to assign to the District water rights necessary to meet the 
projected water demand of the applicant's project, as required by the 
District’s water rights policy. 

 
B. APPLICABILITY OF WATER RULES, RATES, FEES AND CHARGES: 

 
The rules, fees and rates established in the Rules are applicable to all 
customers or owners of property connected to the water system owned, 
operated or controlled by the District, and to all Applicants desiring or 
being mandated by law to become so connected. 

 
In addition, this Rule is applicable to Truckee Meadows Water Authority or 
any successor entity as follows:  Truckee Meadows Water Authority is 
required to furnish to the District in written form on a monthly basis the 
results of all water meter readings on all multiple family residential 
dwellings located within the area south of the District which is served by 
that sewer capacity leased by the District to the County of Washoe. 

 
C. RATES, FEES AND CHARGES: 

1. Service Charge - For properties connected to the District's water 
system, the minimum charge for service only shall be as follows: 

 
Service Connection   Per Meter - Per Month 

3/4"     $22.23 
  1"     $24.25 

        1-1/2"     $28.27 
  2"     $28.84 

      3"     $35.48            
        4"     $51.79 
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  6"     $57.61  
 

    
2. Additional Consumption Charge - For each 1,000 gallons of water 

consumed per month, as shown by the Customer's water meter, the 
consumption charge shall be $2.34 per 1,000 gallons per month. 

 
3. Unit Charge, Where Applicable - For each unit in excess of one (1) 

unit served from a single metered service connection, the unit 
charge shall be $22.23. 

 
4. Nevada law creates a Western Regional Water Commission to plan 

for and manage the supply and quality of water, the collection and 
treatment of sewage, and the drainage and alleviation of excessive 
surface water among other things. Pursuant to such statutes an 
additional fee at a rate of 1.5% percent of the amount billed only on 
the base rate, applicable unit charge and gallons consumed (water 
only is to be billed by each supplier of water to its customers within 
the region.  As a supplier of water, the District hereby imposes this 
charge as well.  This charge will be stated separately on the water 
bill and dispersed for use by such Western Regional Water 
Commission. 

 
5. Minimum Charge - The minimum monthly charge for service shall be 

the sum of Rate 1, Service Charge plus the applicable charges 
calculated in Rate 3, Unit Charge, and additional fee imposed in Rate 
2 and 4. 

 
6. Emergency Service Fees - In the event that a Customer or property 

owner requests District personnel to inspect and/or repair water 
service and it is, upon such inspection or repair, determined by such 
District personnel that the cause of the need for such inspection or 
repair was not the responsibility of the District (i.e., frozen pipes, 
etc.) then there shall be added to the monthly bill for the premises a 
minimum charge of $30.00 for such services supplied after normal 
District working hours.  (See Rule 23 as to charges over and above 
those noted) 

 
D. A Customer applying for service to an Attached Accessory Dwelling or a 

Detached Accessory Dwelling, as defined in Rule No. 1 shall comply with 
the following conditions before service is supplied:  

 
1. The Customer must apply for and receive a "Will Serve" letter from 

the District.  
 
2. The water service line to service an Attached Accessory Dwelling 

shall be an extension of the service line servicing the main 
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residence.  The water service line to service a Detached Accessory 
Dwelling shall be a separate service line, with a separate and 
independent tap into the water main, with its own water meter, and 
all inspections thereof shall be made and fees therefore shall be 
paid, as with new construction. 

 
E. INFIRM CARE UNITS  
 
 A customer applying for service to an infirm care unit, as defined in Rule 

No. 1, must comply with the following conditions before service is supplied: 
 

1. The customer must first apply for and receive a permit from Washoe 
County for the occupancy of such infirm care unit. 

 
2. The customer shall then apply, on a District-provided form, for 

temporary occupancy of the infirm care unit in the District.  Such 
District form shall require, and the customer, by making such 
application, does agree that: 

  
(a) Suitable medical documentation supporting the need for the 

infirm care until must be supplied with the application; 
(b) All provisions of the District Rules and/or Regulations for 

water service to a residential unit must be met, except for the 
provision of a water meter to such unit, except as discussed 
below.  These provisions include the application of all District 
inspection and approval of water service lines to the unit prior 
to occupancy. 

(c) The property owner must either be the caregiver for an 
immediate family member, or the actual infirm person; 

(d) The infirm care unit may not be transferred to another 
individual and/or property. 

(e) Any approval of such unit is automatically cancelled upon any 
transfer of ownership of the real property, upon which the unit 
is located, unless the District’s approval is first obtained. 

(f) District staff, on initial approval, and the Board of Trustees on 
any subsequent renewal, may make any additional conditions 
to approval of the unit as are required in the particular 
circumstances of the infirm care situation. 

 
3. All infirm care units are strictly temporary in nature, and continued 

occupancy thereof is not permanent or guaranteed by the District.  If 
approved by District staff, the initial approval expires on the date Six 
(6) months from the date of issuance.  If renewal of the approval of 
the infirm care unit is desired by the customer, prior to such 
expiration the customer shall request to be placed on the agenda for 
a regular meeting of the Board of Trustees to consider such renewal. 
 At the time of the meeting, customer shall supply a new set of 
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medical documentation supporting the need for the continuation of 
the infirm care unit.  The Board of Trustees, in its sole discretion, and 
whether or not such medical documentation is supplied, may for any 
legal reason approve or disapprove the renewal of the unit for an 
additional period of Six (6) months from the date of expiration of the 
initial approval.  Thereafter, the same process must be followed by 
customer every Six (6) months from renewal of the unit until the unit 
is no longer in use. 

 
4. Customer shall pay, on a monthly basis, the following fees for each 

month, or part thereof, for the occupancy of such infirm care unit: 
 

(a) The additional unit charge set forth in paragraph C3 of this 
rule, as it may be changed from time to time. 

(b) In lieu of all other fees beside the additional unit charge 
above, the amount of $25.00 per month, up to a maximum of 
$2,500.00 in accumulated payments of $25.00 per month. After 
such $2,500.00 has been paid, no additional $25.00 monthly 
payments need to be made. 

(c) At the conclusion of the occupancy of the unit, there shall be 
no refunds sought or given for fees paid to the District under 
this rule. 

 
5. The District reserves the right, at its own cost and expense, and at 

any time, to place a water meter of its choice at any suitable location 
of its choice, to read and measure the amount of water being utilized 
in such infirm care unit.  By application for such infirm care unit, 
customer gives the District the right to come onto the property of 
customer to install, read, maintain and remove such meter. 

 
6. It is a violation of these Rules and/or Regulations for any customer to 

utilize an unapproved infirm care unit or to use an infirm care unit as 
a rental or otherwise to produce income there from. In the event of a 
disapproval of the continuation of the unit by the Board, the unit must 
be vacated by any occupant thereof within Ten (10) days of 
disapproval.  In the event any such occupant does not vacate the unit 
within that time, or in the event of a use of the unit in violation of 
these Rules and/or Regulations, the District may immediately 
thereafter, on Five (5) days written notice, take such steps as are 
necessary to stop the occupancy of such unit, including but not 
limited to, discontinuance of water service to the entire subject 
property of customer. 

 
F. NON-TAXPAYING CUSTOMERS: 

 
During any period of time that a Customer of the District is exempt, 
as a matter of law, from payment of ad valorem taxes, the Service 
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Charge in Paragraph C 1 above shall be increased by a percentage 
determined as follows: 

 
Total District revenues from ad valorem property taxes shall be 
calculated as the numerator of a fraction, which has as its 
denominator total District revenues from all sources.  That fraction 
shall be converted to a percentage.  This percentage increase shall 
apply equally to all sizes of service connection to such exempt 
properties.  These percentages shall be adjusted and determined 
from time to time as the Board of Trustees of the District may see fit. 

 
In the event that the District determines that a non-taxpaying 
customer has or will provide other consideration or services to the 
District or its customers which consideration or service is 
substantially equal to or greater than the money to be derived from 
the foregoing percentage service charge increase, the Board of 
Trustees of the District may, in its sole discretion, waive the 
foregoing percentage increase charge set out in this paragraph. 

 
G. SPECIAL CONDITIONS: 

 
1. For the purposes of computing the unit charge under Paragraph 3 

above, a unit is defined under Rule I "Definitions."  
 
2. Service hereunder shall be subject to the Rules and/or Regulations 

applying to water service, which are incorporated herein by 
reference, except insofar as such Rules and/or Regulations are in 
conflict with this Rule, in which event the provisions of this Rule shall 
control. 

 
II. WATER SERVICE CONSTRUCTION CONNECTION RULES, RATES, FEES AND                   
   CHARGES 

 
A. AVAILABILITY OF WATER AND SERVICE CONNECTION: 

 
Water connections are available from the District to Customers for real 
property within the service area and legal boundaries of the Sun Valley 
General Improvement District, per the Rules and/or Regulations of the Sun 
Valley General Improvement District. 

 
B. APPLICABILITY OF WATER SERVICE CONNECTION RULES, RATES, FEES, 

AND CHARGES: 
 

The rules, rates, fees and charges for water service connections established 
in these rules are applicable to all persons applying for water connections 
to service any property falling under any service classification defined in 
Rule No. 1 herein.  
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C. FEES AND CHARGES: 

 
1. Tap Fee 
 

a.  Base fees: The installation of water taps will be billed to the 
applicant at the actual cost of installation in terms of District staff 
time, equipment and material, and due upon completion of work. 
Due to the differences in water main depths and soil conditions, a 
firm estimate of cost cannot be given.   The District’s estimate of 
actual job costs shall be the required deposit. When pavement 
removal and replacement are required, an additional deposit 
based on the size of the street cut will be required. 

 
When the County Building Department requires larger than a 1" 
inch service line between the meter and the building served, and 
a single meter box is to be installed, then a service line of a size 
equal to that required by the County Building Department 
between the meter and the building served shall be installed 
between the main and the single meter box.  When the County 
Building Department requires larger than a 3/4 inch service line, 
and a double meter box is to be installed, then a 1-1/2 inch size 
line shall be installed between the main and the double meter 
box.  The base fee for connection by the District of water service 
pipes in excess of 1 inch in diameter shall be in an amount equal 
to the actual cost of installation thereof, which cost includes, but is 
not limited to, cost of meter, meter box, yoke, service lateral, 
sand, labor and all other costs incident to such installation. 

 
b. Additional charges:  In addition to the base fee for the tap as set 

out above, the applicant shall also pay the actual cost to the 
District of any street cut permit and of pavement cutting, 
removing and replacement.    All street cut permits will be 
obtained by the District unless construction is being done by a 
contractor approved by the District, in which case the contractor 
or property owner will obtain the permit. 

 
In the event a tap is requested by the Applicant to be performed 
outside of the District's regular working hours as set by the 
District, the Applicant shall also pay the overtime wages paid by 
the District to its employees and agents performing said tap. 

 
c. Refund Procedure:  In the event an applicant cannot develop 

parcel(s) and taps have not been completed, any request for a 
refund must be approved by the Board of Trustees. Consideration 
of District bonded indebtedness obligations and the District’s 
financial condition shall be of primary importance in decisions on 
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such refunds.  Refunds shall be considered only on a case by 
case basis. 

 
2. GENERAL WATER FACILITIES CHARGE 

 
a. For the availability of water service, the District shall charge and 

the Customer shall pay a fee based upon factors including, but 
not limited to, the District's current investment in the water 
system, system development costs and the cost of capital.  This 
fee shall be separate and apart from costs of construction of 
private yard lines and house piping upon the Customer's 
property, which costs of construction are the sole responsibilities 
of the Customer. The General Water Facilities Charge shall be 
$11,244 for any size new water connection. 

 
b.  All water fees set forth in this Section shall be paid in full to the 

district prior to commencement of construction of improvements 
on the subject property. Provided, however, that for any 
improvement to real property which divides the property into 
four (4) parcels or less, the Customer may request in writing to 
pay the General Water Facilities Charge for each parcel under 
the following agreed terms: 

      1.  One-third of the charge paid at the time the District’s 
approval of the parcel map;      

  2.  One-third of the charge paid at the time of 
commencement of construction of improvements 
upon the parcel, including grading and utility 
trenching; 

       3.  One-third of the charge paid at the completion of 
improvements upon the parcel or at time of 
customer’s request for water service to the parcel. 

 
 No customer may have in excess of one parcel map with 

payments being made under the above schedule pending 
completion of the payments to the District at any one time. 
For these purposes, “customer” includes family members 
of the customer and what would be in the District’s sole 
discretion, the customer’s closely related business entities. 

 
 The District shall have a lien on the subject property for any 

payment due under this rule. 
 
 Rights to make the partial payments allowed herein shall 

not be transferable to a new owner without the District’s 
prior written approval. In the event that any one or more of 
the up to 4 parcels subject to this partial payment schedule 
shall be sold or transferred to another owner in any manner 
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whatsoever, the balance of the partial payments unpaid at 
the time of transfer of such parcel(s) shall be due in full.  

 
c. Refund Procedure:  In the event an applicant cannot develop 

parcel(s), any request for a refund must be approved by the 
Board of Trustees. Consideration of District bonded indebtedness 
obligations and the District’s financial condition shall be of 
primary importance in decisions on such refunds.  Refunds shall 
be considered only on a case by case basis.  All requests for 
refund of a facility charge must be submitted in writing no later 
than six (6) months from the date of payment of first payment of 
the facility charge.  No refunds will be considered if map has 
been recorded or if taps have been installed. 

 
 

D. SPECIAL CONDITIONS: 
 

1. Service hereunder shall be subject to the Rules and/or Regulations 
applying to water service, which are incorporated herein by 
reference, except insofar as such Rules and/or Regulations are in 
conflict with this Rule, in which event the provisions of this Rule shall 
control. 

 
2. Only duly authorized employees or agents of the District will be 

authorized to install service connections. 
 

3. All street cut permits will be obtained by District personnel, unless 
construction is being done by the contractor in which case the 
contractor or property owner will obtain the permit. 

 
4. Some property in the District may be serviced by the property's own 

private well water supply. On those properties a water meter has 
been installed per the provisions of Rule No. 22 I C. In the event the 
owner of such property makes application to replace the private well 
water supply to the property with water to be supplied by the 
District, the hookup charge set out in Paragraph C above shall apply. 
However, the Applicant shall be credited toward that charge the cost 
to the District, at the time of purchase, of the water meter being then 
utilized to meter water flow from the well (if that water meter is also 
to be relocated to the District's water service connection point). 

 
5. A customer may request, on a special form supplied by the District, 

that only Irrigation Service, as defined in Rule No. 1, be supplied to 
the premises of the customer. The customer shall pay, for this 
service, all fees, charges, and rates as specifies in the Rule No. 21. 

 
6. Any existing customer who makes modification to his/her existing 
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water line size, character or extent of the equipment or operations 
for which the service is utilized shall immediately file with the District 
office a modification form. 

 
Upon receipt of such form, the District will determine the following: 

 
(a) If the modifications are to such an extent that the water used 

on the subject property exceeds that water allocated to the 
property under the water allocation map defined in Rule 2, I, 
A (3), the customer will be required to purchase and dedicate 
the needed additional water rights per Rule 2. 

 
(b) If the modification is to a commercial or industrial property 

and results in an additional new and separate commercial or 
industrial business, all appropriate charges set out in this Rule 
21 shall apply to the customer, as a new customer.   It shall be 
presumed that if a customer receives a new business license 
for such additional business, these charges apply. 

 
III.   INSTALLATION FEES 
 

A. NEW CUSTOMER SETUP FEES: 
 

For initiation of service to a new customer, the District shall charge the 
Customer for either replacing or reading a meter at an existing installation, 
regardless of length of time service was provided, as follows: 

 
Service Connection     Fee 

3/4 inch     $15.00 
      1 inch      $15.00 
 
   If requested after 4:30 p.m. an additional $7.50 
 

For any service connection in excess of 1", a charge to the Customer 
equal to $25.00 plus the actual cost of the materials and labor of the 
District for such replacement or reading shall be paid. 

 
B. REINSTALLATION OF DISCONNECTED SERVICE FEES: 

In the event a meter has been removed from an existing installation for non-
payment of water bills, replacement of a meter at such existing installation 
to the same customer shall be subject to a charge to the Customer as 
follows: 

 
Service Connection     Fee 

3/4 inch     $40.00 
  1 inch     $40.00 
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   If requested after 4:30 pm. and additional  $20.00 
 

If payment is made after the last day for payment prior to disconnect and 
the service has not been disconnected but the service technician has been 
dispatched to perform the disconnection the customer shall pay a $40.00 
service connection fee.  
 
For any service connection in excess of 1", a charge to the customer equal 
to $10.00 plus the actual costs of materials and labor of the District for such 
replacement shall be paid. 

 
In addition, in the event a meter has been removed for non-payment of 
water and/or sewer bills, prior to the replacement of such meter, the 
deposit required in the Rules and/or Regulations Rule 12 A shall be 
increased as follows: 

 
For the first removal for such nonpayment, the deposit may be increased to 
6 months estimated total water and sewer bill. 

 
For any subsequent removals for such non-payment after the first removal, 
the deposit may be increased to 12 months estimated total water and sewer 
bill. 

 
C. FEE ADJUSTMENT FOR TIME OR REPLACEMENT: 

 
The fees set out in subparagraphs A and B above are based upon 
reconnection during regular working hours.  All requests for such 
reconnection shall be complied with during regular working hours. If 
possible on the date of the request, it shall be done during regular working 
hours of such new working day as conditions permit.  In the event a request 
is made to reconnect service at other than regular working hours, the 
District will endeavor so to make the reconnection if practicable under the 
circumstances, but is under no obligation to do so unless an emergency 
exists in the opinion of the District, and a reconnection shall be made at 
other than regular working hours only if the Applicant pays an additional 
fee equal to 1.5 times the normal fee for the particular service connection 
set forth in Subparagraphs A and B above. 
 

D. SPECIAL CONDITIONS: 
 

Services hereunder shall be subject to the Rules and/or Regulations 
applying to water services which are incorporated herein by reference, 
except insofar as such Rules and/or Regulations are in conflict with this 
Tariff, in which event the provisions of this Tariff shall control. 

 
IV. IRRIGATION SERVICE 
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A. Where a customer utilizes Irrigation Service as defined in Rule 1, which 
irrigation water is to irrigate common areas owned or administered by 
Homeowner's Associations, or to irrigate public property grounds such as 
schools, soccer fields, or for irrigation service to properties utilizing 
commercial or industrial service etc., a water meter shall be installed to 
measure such use. The following Rule determines the amount of water 
rights to be dedicated to the District for such Irrigation Service: 

 
1. The customer shall submit to the district two copies of a landscape 

diagram/plan which shows the manner in which water will be used 
on the property, and the purposes of such use.  The diagram/plan 
shall be prepared by a licensed landscape engineer or civil 
engineer and stamped by such engineer as his work product.  The 
diagram/plan shall include all information necessary for the District 
to determine the amount of water likely to be utilized on the property 
during the month(s) of highest water use, including but not limited to 
size of water service requested, type of irrigation system to be 
utilized, size, and location and type of lawn, if any to be installed, 
size, location and type of other landscaping items such as trees and 
shrubs, and size and type of drinking fountain (if any) to be serviced 
on such items as playground areas. 

 
2. From this information, the District shall determine the amount of 

water rights to be dedicated to the District before water service may 
commence to be used on the property, using the following 
guideline: 3.41 acre feet of water for each acre of grass.  Shrubs - 5 
gallons size 8 gallons an hour, 2 hours a day, twice a week for 32 
weeks.  Trees - 15 gallon size 16 gallons an hour, 2 hours a day, twice 
a week for 32 weeks.  The total calculated shall then be increased by 
the drought factor then being utilized by Truckee Meadow Water 
Authority.  Any fraction of an acre-foot of water rights shall be 
rounded to the nearest 1/2-acre foot, i.e. a final calculation of 4.3 
acre feet shall be rounded to 4.5 acre feet, and a calculation of 3.7 
acre feet shall be rounded to 4 acre feet. 

 
3. After the installation of such Irrigation Service, the District shall, at 

the end of September of each year, determine the amount of acre 
feet actually used in Irrigation Service on the subject property.    

 In the event that an amount in excess of 1/2 acre foot over that 
originally dedicated to the District for such Irrigation Service has 
been utilized, the owner of such property shall, within 6 months from 
the date of written demand from the District therefore, dedicate to 
the District the additional required acre feet of water.  The District 
may make available to the customer water rights owned by the 
District, selling such rights as are required herein to the customer, at 
a price equal to the cost the District paid for the water rights or the 
fair market value of water rights, whichever is greater.  In the event 
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the property owner does not so dedicate the additional water 
required within the time allowed, the District may thereafter remove 
the Irrigation Service water meter(s) from the subject property 
during the following irrigation season at such time as the customer 
has used, on the subject property, the amount of water that had been 
dedicated for the Irrigation Service to the property. The District shall 
provide the property owner 30 day's written advance Notice of its 
intention to remove such meter. 



Exhibit E 
 
Public Notice 
 
Pursuant to Washoe County Development Code Section 110.806.15 public notification 
consists of notification by mail to each owner of property abutting the proposed vacation 
or abandonment.  This proposal was noticed to 55 separate property owners within 500 
feet of subject parcel.   
 

 
NOTICING MAP 



dspinola
Typewritten Text
EXHIBIT F













 Board of Adjustment Staff Report  
 Meeting Date: February 7, 2012 

    
Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/comdev 

 

 
 
Subject: Amendment of Conditions Case No. AC12-006  for Special Use 

Permit Case No: SB07-019 

Applicant(s):   Sierra Nevada Teen Ranch 

Agenda Item No.  8F 
Project Summary: Extend for two years each of the phases of Special Use Permit 

Case No. SB07-019 

Recommendation: Approval with Conditions 
Prepared by: Trevor Lloyd, Senior Planner 
 Planning & Development Division 

Washoe County Community Services Department 
Phone: 775.328.3620 
E-Mail: tlloyd@washoecounty.us 

 
 
Description 
 
Amendment of Conditions Case No. AC12-006 – Sierra Nevada Teen Ranch - To amend 
condition #7 of the Special Use Permit case number SB07-019 to extend the time for completion 
of each phase of the project by two additional years such that phase one will be extended to 
February 12, 2015, phase two will be extended to February 12, 2017, phase three will be 
extended to February 12, 2019 and phase four will be extended to February 12, 2022 as 
authorized in Section 110.810 of the Washoe County Development Code. The facility comprises 
a teen group care facility that will include housing, counseling, education and recreational 
opportunities for up to 40 at-risk teenagers, as authorized in Article 810 of the Washoe County 
Development Code.  The proposed facility will include the phased construction of four 5,200-
square-foot residential buildings, one 1,500-square-foot vocational building, one 4,000-square-
foot multi-purpose building, one 1,000-square-foot reception area, one 1,500-square-foot barn 
and an obstacle course. 
 
• Applicant/Owner Sierra Nevada Teen Ranch, Marvin Neal 
• Location: Bedell Flat, east of the Sierra Ranchos/Rancho Haven 

communities 
• Assessor’s Parcel No: 079-210-15 
• Parcel Size: 29.03 acres 
• Master Plan Category: General Rural (GR) 
• Regulatory Zone: Rural (R) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 
• Development Code: Authorized in Article 810 
• Commission District: 5 - Commissioner Weber 
• Section/Township/Range: Within Section 4, T23N, R19E, MDM 
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Amendment of Conditions  
 
An Amendment of Conditions application is necessary in order to change a condition(s) of an 
approved discretionary permit, such as a special use permit, a variance, an abandonment of an 
easement or a tentative subdivision map.  Some examples of why an Amendment of Conditions 
application is submitted are listed below: 
 

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

 
The Amendment of Conditions request is required to be heard by the same board that approved 
the original application and only the specific amendment may be discussed and considered for 
approval. The Amendment of Conditions application is processed in the same manner as the 
original discretionary permit application, including a public hearing, noticing, possible 
involvement of a citizen advisory board, agency review and analysis, and satisfying the required 
findings.  If the Board of Adjustment grants an approval of the Amendment of Conditions 
request, an amended Action Order is created along with amended conditions of approval.   
 
The Conditions of Approval for Amendment of Conditions Case No. AC12-006 is attached to 
this staff report and will be included with the amended Action Order.   
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Project Evaluation 
 
The applicants for the Sierra Nevada Teen Ranch have submitted an application to extend the 
life of an approved special use permit for a teen ranch facility to house up to 40 at-risk 
teenagers. The special use permit for this use was approved in 2007 and has been extended 
previously on two separate occasions by the use of amendment of condition applications. The 
first amendment occurred on February 1, 2010 in which the Board of Adjustment approved a 
one year time extension. The second amendment occurred on February 3, 2011 in which the 
Board of Adjustment approved a two year time extension. The applicants have indicated that the 
current economic recession has restricted funding for the construction of the facility and should 
therefore warrant justification of the time extension.  
 
The applicants for the Sierra Nevada Teen Ranch are asking to amend condition #7 of the 
approved special use permit case number SB07-019 for an additional extension of the phasing 
of the project such that each of the four phases shall be extended by two additional years per 
phase. The applicants are asking that condition number 7 be amended as provided below: 
 
7. The development of the facility shall comply with the following phasing plan: 

Phase 1: First residential building, water and septic and first phase of water tank. 
Completion Date: February 12, 2013 February 12, 2015  

Phase 2: Second residential building, barn and expansion of water tank. Completion 
Date: February 12, 2015 February 12, 2017 

Phase 3: Third residential building, vocational building and expansion of water tank. 
Completion Date: February 12, 2017 February 12, 2019 

Phase 4: Fourth residential building, multipurpose building, reception center and final 
expansion of water tank. Completion Date: February 12, 2020 February 12, 
2022 

 Failure to comply with the above phasing will render that phase and subsequent phases 
of the Special Use Permit null and void. The Department of Community Development 
shall determine compliance with this condition. 

 
The Washoe County Code does not provide explicit findings or justifications for extending the 
time frame for the construction of a discretionary permit. The practice of the Planning and 
Development Division involves a review of the original findings and a determination of whether 
those findings are still applicable or if changes have occurred to warrant reversing those 
findings. Based on a review of the original findings, staff believes that all of the original findings 
for the special use permit are still applicable. 
 
Over the past few years staff has received requests to extend the life of many discretionary 
projects. Since 2009, Washoe County has processed 14 amendment of condition applications 
specifically for project extensions and four extension of time requests for map extensions. For 
nearly all of these applications, the primary reason for the extension request is due to a lack of 
funding in our current economy. Within this same two year timeframe only one of these requests 
was denied by Washoe County.  
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Since the approval of the special use permit, the applicant has had five years to commence 
construction of the facility. In that time, there have been several obstacles to overcome primarily 
concerning access to the site through BLM lands and financing issues for the facility. At the 
February 1, 2010 meeting, the Board of Adjustment expressed a desire to see progress be 
made towards the construction of the facility. To date, no construction permits have been issued 
through Washoe County. However, it was made explicitly clear by the former Director of 
Community Development, Adrian Freund, and confirmed by legal staff at that time that this 
request does not open up a rehearing of the entire special use permit. The original special use 
permit was approved by the Board of Adjustment and later by the Board of County Commission 
on appeal after a lengthy discussion involving the merits of the project. The Board of Adjustment 
is asked to determine the appropriateness of amending condition number 7 of the special use 
permit only. 
 

Reviewing Agencies 
 

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

• Washoe County Planning and Development 

• Washoe County Engineering Division 

• Washoe County Water Resources 

• Washoe County Health District  

o Vector-Borne Diseases Division 

o Environmental Health Division 

• Washoe County Regional Animal Services 

• Washoe County Parks and  Open Space 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Nevada Department of Transportation 

Five out of the ten above listed agencies/departments provided comments in response to their 
evaluation of the project application.  None of the responding agencies provided any negative 
comments or recommended conditions. The Conditions of Approval document is attached to 
this staff report and will be included with the Action Order..    
 
Recommendation 
 
Those agencies which reviewed the application recommended support for approval of the 
project. Therefore, after a thorough analysis and review, Amendment of Conditions Case No. 
AC12-006 is being recommended for approval. Staff offers the following motion for the Board’s 
consideration.  
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Motion 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve Amendment of Conditions Case No. AC12-006 for Sierra Nevada Teen Ranch, having 
made all five findings in accordance with Washoe County Development Code Section 
110.810.30: [If a denial is recommended, of course revise the above paragraph.]  

 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Comprehensive Plan and the North Valleys area plan. The 
proposed teen group care facility does not conflict with any of the goals or policies of the 
Washoe County Comprehensive Plan or the North Valleys Area Plan; 

2. Improvements.  That pursuant to the conditions of approval contained herein, findings 
can be made that adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven; 

3. Site Suitability.  That the site is physically suitable for the type of development and for 
the intensity of development. The General Rural (GR) designation on the property allows 
civic uses such as a teen group care facility. Also, there are no development constraints 
on the property that would  prevent the development of the proposed facility; 

4. Issuance Not Detrimental.  That, as conditioned, issuance of the permit will not be 
significantly detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area. The subject property is located ±2.5 miles from the nearest residence and due to 
topographic conditions, the facility will not be visible from any neighboring privately 
owned properties, and; 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the location, purpose or mission of the military installation. 

Appeal Process 
 
Board of Adjustment action will be effective 10 days after the public hearing date, unless the 
action is appealed to the County Commission, in which case the outcome of the appeal shall be 
determined by the Washoe County Commission. 
 
 
xc:   
Applicant:/Owner Sierra Nevada Teen Ranch, Attn: Marvin Neal, PO Box 14945, Reno, NV 

89507  
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CONDITIONS FOR  

SPECIAL USE PERMIT CASE NO.  SB07-019 

Sierra Nevada Teen Ranch 
(As Amended by the Board of Adjustment on February 3, 2011) 

 
***IMPORTANT—PLEASE READ*** 

FOR THE PURPOSES OF CONDITIONS IMPOSED BY WASHOE COUNTY, “MAY” IS 
PERMISSIVE AND “SHALL” OR “MUST” IS MANDATORY. 

UNLESS OTHERWISE SPECIFIED, ALL CONDITIONS MUST BE MET OR FINANCIAL 
ASSURANCES MUST BE PROVIDED TO SATISFY THE CONDITIONS PRIOR TO 
SUBMITTAL FOR A BUILDING PERMIT.  THE AGENCY RESPONSIBLE FOR 
DETERMINING COMPLIANCE WITH A SPECIFIC CONDITION SHALL DETERMINE 
WHETHER THE CONDITION MUST BE FULLY COMPLETED OR WHETHER THE 
APPLICANT SHALL BE OFFERED THE OPTION OF PROVIDING FINANCIAL 
ASSURANCES.  ALL AGREEMENTS, EASEMENTS, OR OTHER DOCUMENTATION 
REQUIRED BY THESE CONDITIONS SHALL HAVE A COPY FILED WITH THE COUNTY 
ENGINEER AND THE DEPARTMENT OF COMMUNITY DEVELOPMENT. 
 
COMPLIANCE WITH THE CONDITIONS OF THIS SPECIAL USE PERMIT IS THE 
RESPONSIBILITY OF THE APPLICANT, HIS SUCCESSOR IN INTEREST, AND ALL 
OWNERS, ASSIGNEES, AND OCCUPANTS OF THE PROPERTY AND THEIR 
SUCCESSORS IN INTEREST.  FAILURE TO COMPLY WITH ANY CONDITIONS IMPOSED 
IN THE ISSUANCE OF THE SPECIAL USE PERMIT MAY RESULT IN THE INSTITUTION OF 
REVOCATION PROCEDURES. 
 
ANY OPERATIONS CONDITIONS ARE SUBJECT TO REVIEW BY THE DEPARTMENT OF 
COMMUNITY DEVELOPMENT PRIOR TO THE RENEWAL OF A BUSINESS LICENSE 
EACH YEAR.  FAILURE TO ADHERE TO THE CONDITIONS MAY RESULT IN 
WITHHOLDING RENEWAL OF THE BUSINESS LICENSE UNTIL CONDITIONS ARE 
COMPLIED WITH TO THE SATISFACTION OF THE DEPARTMENT OF COMMUNITY 
DEVELOPMENT. 
 
WASHOE COUNTY RESERVES THE RIGHT TO REVIEW AND REVISE THE CONDITIONS 
OF THIS APPROVAL SHOULD THEY DETERMINE THAT A SUBSEQUENT LICENSE OR 
PERMIT ISSUED BY WASHOE COUNTY VIOLATES THE INTENT OF THIS APPROVAL. 

 

mailto:birkeld@ci.reno.nv.us


Exhibit A  
 

GENERAL CONDITIONS 

1. The applicant shall demonstrate conformance to the plans approved as part of this 
special use permit.  The Department of Community Development shall determine 
compliance with this condition. 

2. A copy of the Final Action Order stating conditional approval of this special use permit 
shall be attached to all applications for administrative permits, including building permits, 
issued by Washoe County. 

3. The applicant and any successors shall direct any potential purchaser/operator of the 
site and/or the Special Use Permit to meet with the Department of Community 
Development to review conditions of approval prior to the final sale of the site or other 
change of operator under the Special Use Permit.  Any subsequent purchaser/ operator 
of the site and/or the Special Use Permit shall notify the Department of Community 
Development of the name, address, telephone number, and contact person of the new 
purchaser/operator within 30 days of the final sale.  

4. This special use permit shall remain in effect as long as the business is in operation and 
maintains a valid business license. The Department of Community Development shall 
determine compliance with this condition. 

5. This special use permit shall remain in effect until or unless it is revoked or is inactive for 
one year. 

6. Failure to comply with the conditions of approval shall render this approval null and void. 
Compliance with this condition shall be determined by the Department of Community 
Development. 

7. The development of the facility shall comply with the following phasing plan: 
 

Phase 1: First residential building, water and septic and first phase of water tank. 
Completion Date: February 12, 2013  

Phase 2: Second residential building, barn and expansion of water tank. Completion 
Date: February 12, 2015 

Phase 3: Third residential building, vocational building and expansion of water tank. 
Completion Date: February 12, 2017 

 Phase 4: Fourth residential building, multipurpose building, reception center and final 
expansion of water tank. Completion Date: February 12, 2020 

 
 Failure to comply with the above phasing will render that phase and subsequent phases 

of the Special Use Permit null and void. The Department of Community Development 
shall determine compliance with this condition. 

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts, shall be notified to record 
and photograph the site.  The period of temporary delay shall be 
limited to a maximum of two (2) working days from the date of 
notification. 

 
9. To blend with the surrounding landscape, the water tank shall be painted a dark, non-

glossy color. The applicant shall provide color samples to the Department of Community 
Development prior to issuance of a building permit. The Department of Community 
Development shall determine compliance with this condition. 

 
10. The applicant shall return to the Board of Adjustment after the first year of operation to 

review compliance with the conditions of approval and review the status of the facility. At 
that time the Board of Adjustment shall determine if more stringent conditions or 
revocation of the special use permit with a referral to the Board of County Commission 
are required. Additionally, following the first year of operation, the applicant shall return 
to the Board of Adjustment if more than two (2) complaints are received by and 
substantiated by the Washoe County Sheriff’s office against the facility. The Department 
of Community Development shall determine compliance with this condition.  

 
11. The applicant shall keep a snowplow (or snow plowing equipment) and a snowcat on 

site at all times. Staff operating the snowplow equipment will be licensed or certified if 
licensing or certification is offered by the Department of Motor Vehicles or other state 
agencies. This equipment shall be stored within an enclosed structure when not in use. 
The Department of Community Development shall determine compliance with this 
condition.   

 
12. The applicant shall be responsible for maintaining the primary access road to the site. 

Failure to comply with this condition may result in revocation of the Special Use Permit.  
 
13. The applicant shall record with the Washoe County Recorder a deed restriction that 

prohibits the sale of the property for residential purposes unless all structures associated 
with the teen group care facility are removed from the site. The Department of 
Community Development shall determine compliance with this condition. 

 
LANDSCAPING AND DESIGN CONDITIONS 

14. The following conditions are requirements of the Department of Community 
Development and it shall be responsible for determining compliance with these 
conditions: 

a. The applicant shall submit a landscaping design plan to the Department of 
Community Development for review and approval.  Said plan shall address, but not 
be limited to:  landscaping material, plant material (including type, size at time of 
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planting, maturation size at full growth, period of time between planting and full 
growth), landscaping location, and the landscaping irrigation system.  

b. All landscaping shall be maintained in accordance with the provisions found in 
Washoe County Code Section 110.412.75, Maintenance.  A three year maintenance 
plan shall be submitted by a licensed landscape architect registered in the State of 
Nevada to the Department of Community Development, prior to issuance of a 
building permit.  The plan shall be wet-stamped. 

c. The applicant shall revegetate all disturbed areas on the subject site with native 
vegetation, except those areas permanently stabilized by a structure, pavement or 
ornamental landscaping that provides 50% or greater coverage by living plant 
material. Temporary irrigation shall be provided to all disturbed areas for a time 
period of not less than three years.  

d. Prior to the issuance of any permits by the Building and Safety Department, the 
applicant shall provide the Department of Community Development with a copy of an 
approved dust control permit issued by the Air Quality Management Division.  

ENGINEERING CONDITIONS 

15. The following conditions are requirements of the Engineering Division and it shall be 
responsible for determining compliance with these conditions: 

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

b. The owner/developer shall obtain from the Nevada Division of Environmental 
Protection a Stormwater Discharge Permit for construction and submit a copy to the 
Engineering Division prior to issuance of a grading permit. 

c. The owner/developer shall complete and submit the Construction Permit Submittal 
Checklist, the Performance Standards Compliance Checklist and pay the 
Construction Stormwater Inspection Fee prior to obtaining a grading permit. The 
County Engineer shall determine compliance with this condition. 

d. A grading bond of $1,500/acre of disturbed area shall be provided to the Engineering 
Division prior to any grading. 

e. All driveway improvements necessary to serve the project shall be designed and 
constructed to County standards and specifications. 

f. A detailed hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report shall 
include the locations, points of entry and discharge, flow rates and flood limits of all 
5- and 100-year storm flows impacting both the site and offsite areas and the 
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methods for handling those flows. The report shall include all storm drain pipe and 
ditch sizing calculations and a discussion of and mitigation measures for any impacts 
on existing offsite drainage facilities and properties. 

g. Standard reinforced concrete headwalls or other approved alternatives shall be 
placed on the inlet and outlet of all drainage structures and rip rap shall be used to 
prevent erosion at the inlets and outlets of all pipe culverts to the satisfaction of the 
County Engineer. 

h. Any roads disturbed or used as material haul routes shall be restored to at least 
preconstruction condition. The County Engineer shall determine compliance with this 
condition. 

i. Provide documentation of legal access from the site to a public right-of-way. 

j. Owner shall grant to Washoe County an easement, 50 feet wide, for public access, 
public utilities, and drainage over the existing dirt road shown as a presumed public 
road on the Presumed Public Roads map as published by Washoe County.  If any 
portion of the easement is relocated to a different location, the owner shall construct 
that portion of the road being relocated.  The County Engineer shall determine 
compliance with this condition. 

FIRE CONDITIONS 

16. All developments, both commercial and residential, shall provide two independent and 
separate means of fire apparatus access.  Permanent all-weather fire apparatus access 
roadways shall be required, following Washoe County Standards, not less than 20 feet in 
width.  The 2003 International Fire Code (IFC) requires that the fire apparatus access 
roadways extend to within 150 feet of all portions of the exterior walls of the first story of 
the buildings as measured by an approved route around the exterior of the building. 

 
17. All approved fire apparatus access roadways used for emergency access shall have a 

minimum clear and unobstructed width of 20 feet as outlined in Section 503.2.1 of the 
2003 IFC.  Therefore, a minimum street width of 34 feet, face of curb to face of curb (ffc 
to ffc) is necessary in order to permit residential motor vehicle on-street parking. 

 
18. The applicant shall install fire hydrants with fire flows acceptable to RFD.  For fire flow 

information and exact locations, please contact RFD Division of Fire Prevention, Plan 
Review Services. 

 
19. Fire sprinkler systems and fire alarm systems will be required for this project as required 

per 2003 International Fire Code and must be approved by RFD Plan Review Section at 
time  building permits are obtained.  

 
20. Information/details on the proposed 250, 000 gallon tank for fire uses must be approved 

by RFD Plan Review Section.  Building the water storage tank in phases must also be 
approved by the RFD Plan Review Section when building permits are obtained.  Not 
enough information in packet to approve at this time. 

 
21. Defensible space is to be provided around all buildings to provide proper clearances in 

case of fire.  Width of clearances will vary depending on locations. Defensible space 
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provisions shall be consistent with Section 304.1.2 of the 2003 International Fire Code 
and Chapter 6 Section 603 of the 2003 International Wild-Urban Interface Code. 

 
 
22. Prior to the issuance of a building permit and grading permit, the applicant shall meet 

with the Washoe County Fire Services Coordinator to develop and subsequently submit 
an acceptable Construction Safety Management Plan to the WC Fire Services 
Coordinator and the applicable fire agency.  The Washoe County Fire Services 
Coordinator and the appropriate fire agency shall determine compliance with this 
condition. 

 
DEPARTMENT OF WATER RESOURCES CONDITIONS 

23. Water rights in accordance with Article 422 of the Washoe County Development code 
and the North Valley’s Area Plan shall be dedicated to Washoe County prior to the 
release of the building permit. The water rights must be in good standing with the State 
Division of Water Resources and shall reflect the point of diversion, place of use, and 
manner of use satisfactory to the Department of Water Resources (DWR). 

VECTOR  CONDITIONS 

24. The proposed directional drainage swales for drainage improvement shall be designed 
with 4-6 inch cobble rock placed in the bottom and side slopes of this facility. The 
Department of Community Development and the District Health Department shall 
determine compliance with this condition. 

 
25. If turf is placed adjacent to impermeable surfaces, a minimum 18 inch no sod setback 

shall be required from the back face of these surfaces. A wind sensor control unit will 
also need to be included as part of the irrigation system. 

 
NEW CONDITION 

26. A licensed Emergency Medical Technician (EMT) shall be on-site at all times. The 
Department of Community Development shall determine compliance with this condition. 

 
*** END OF CONDITIONS *** 
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Subject: Appeals Procedure Ordinance 
 
Applicant: Community Development Department 
 
Agenda Item No. 8G 
 
Summary: To review proposed text of an ordinance establishing general 

rules governing appeals to the Board of Adjustment, and to 
provide direction to staff and recommendations to the Planning 
Commission for drafting and proposing the ordinance. 

 
Recommendation: Review and Comment 
 
Prepared by: Greg Salter, Deputy District Attorney 
 Phone: 775.337.5726 
 E-Mail: gsalter@da.washoecounty.us 
Washoe County 
Commission District: All Districts  
____________________________________________________________________________ 

Note:  The original staff report on this item was discussed by the Board on December 6, 
2012 and the Board asked for some changes to be made and brought back to the Board.  
This staff report is marked (in red) to show the changes proposed.  

 

Description 
Draft Ordinance Amending Articles 912 and 914 -  Following up on comments made at 
the December 6 meeting of the Board, review updated and revised proposed text of an 
ordinance establishing general rules governing appeals to the Board of Adjustment and provide 
direction to staff and recommendations to the Planning Commission for drafting and proposing 
the ordinance.  Proposed ordinance generally covers what matters can be appealed to the 
Board of Adjustment, the timelines and procedures for such appeals (including what evidence 
may be reviewed and who has the burden of persuasion), and the right to either seek judicial 
review of the decisions of the Board of Adjustment or appeal them to the Board of County 
Commissioners.   
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 ______________________________________________________________________  
 
Exhibits Contents 
 
Draft Ordinance .............................................................................................................. Exhibit A 
 
Analysis 
 
This staff report is part of staff’s ongoing efforts to update and enhance the Board of Adjustment 
Rules, Policies and Procedures, and to improve the County’s code enforcement procedures. 
 
Under NRS 278.310 and Washoe County Code (WCC) Section 110.912.(f) (1), the Board of 
Adjustment is charged with hearing appeals from: 

Any “person aggrieved by his or her inability to obtain a building permit, or by the 
decision of any administrative officer or agency based upon or made in the course of the 
administration or enforcement of the provisions of any zoning regulation or any 
regulation relating to the location or soundness of structures,” and  

“all matters referred to it or properly of concern in the administration of the Development 
Code.” 

 
Recently WCC Chapter 110, Article 910 was amended to provide that the Board of Adjustment 
is charged with hearing appeals of administrative hearing officers under a new administrative 
enforcement mechanism.  
 
As a part of staff’s overall review of the Board of Adjustment Rules, Policies and Procedures, 
staff recommends updating the rules regarding appeals to bring them up to statutory standards 
and improve efficiency of appeal hearings.  Rules regarding appeals are in Part D of the revised 
rules being considered by this Board in a separate proceeding.    
 
Staff also needs to amend the Washoe County Code to comply with NRS 278.310.2 which 
requires that the Board of County Commissioners enact, by ordinance, a set of general rules to 
govern the procedure of the Board of Adjustment when hearing appeals.  In November 2012, 
the Planning Commission initiated ordinance procedures for these changes.  The draft 
ordinance suggested by staff is attached as Exhibit A to this staff report.   
 
The principal purposes of the general rules in the ordinance are to assure that appellants are 
afforded due process of law under the federal and state constitutions, and to improve the 
efficiency and orderly conduct of appeal hearings.  Accordingly, the attached ordinance: 

• Defines which actions may be appealed to the Board of Adjustment [closely following 
NRS 278.310 and eliminating the overbroad language in WCC Section 110.912.10 (f) 
(1)]. 

• Establishes time periods for filing appeals (20 days) and for scheduling hearings on the 
appeals (60 days or next regular meeting after 60 days). 

• Permits the Board Chair to conduct ministerial prehearing procedural matters, 
including prehearing conferences, discovery proceedings, briefing schedules, and 
evidence assembly and marking; however, questions regarding jurisdiction or  
issues to be decided by the Board or admissibility of evidence are to be decided 
by the Board; 
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• Empowers the Board Chair to issue subpoenas (authorized by NRS 278.290.1) to 
compel attendance of witnesses. 

• Establishes the evidence that the Board may review at an appeal hearing, which would 
include the record on appeal (transcript and evidence used in the proceeding being 
appealed), as well as statements and information presented before or at the hearing 
before the Board.  

• Provides that decisions being appealed are presumed to be reasonable and lawful, and 
the burden of persuasion to the contrary is on the appellant. 

• Provides that the Board may affirm, modify, reverse, or remand (with or without 
instructions) a decision and establishes the grounds on which a decision may be 
reversed or modified.  

• Requires a written decision by the Board and provides possible procedures by which the 
decision may be rendered and approved.  

• Provides that decisions of the Board may either be submitted for judicial review or 
appealed to the Washoe County Commission within 25 days after the decision becomes 
final. 

 

Recommendation 
 Staff recommends that the Board of Adjustment review the proposed ordinance and 
make any changes or direct staff to make changes it feels appropriate, and then recommend the 
ordinance to the Planning Commission to review and submit to the Board of County 
Commissioners for adoption. 
 

Possible motion 

 I move that the changes discussed by the Board of Adjustment concerning this matter be 
included within the draft ordinance and, further, I move to recommend to the Planning 
Commission that the draft ordinance, as amended, be submitted to the Board of County 
Commissioners for adoption. 
 
 
Staff Report xc: Bill Whitney, Division Director 
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WORKING COPY 

INFORMATION ONLY 
 
REGULAR TEXT:  NO CHANGE IN LANGUAGE 
 
STRIKEOUT TEXT:  DELETE LANGUAGE 
 
BOLD TEXT:  NEW LANGUAGE 
 
*********************************************************** 
 
Notice:  Per NRS 239B.030, this document does not contain personal information as defined in NRS 
603A.040 

 
Summary: Amends WCC Section 110.912.10 (Board of Adjustment) to provide 

general rules governing appeals to the Board of Adjustment; 
repeals conflicting provision in WCC Subsection 110.914.05(f) 
(Appeal of Director’s Interpretation of Development Code). 

 
 

BILL NO.______ 
ORDINANCE NO._______ 

 
An Ordinance amending Washoe County Code Section 110.912.10 
(Board of Adjustment) to amend subsection (f) (1)  and add a new 
subsection (j) providing general rules governing  appeals to the 
Board of Adjustment, including kinds of matters that may be 
appealed, the procedures to be followed and providing that 
appeals from decisions of the Board of Adjustment may be 
appealed to the Board of County Commissioners or may be taken 
directly to judicial review under certain circumstances; and 
repealing Washoe County Code Subsection 110.914.05 (f) (Appeal 
of Director’s Interpretation of Development Code). 
 
WHEREAS: 
 
A. Ordinance 1501 enacted on October 23, 2012 amends Chapter 

Article 910 of the Washoe County Development Code to 
provide that certain decisions and actions made during the 
enforcement of the Development Code may be appealed to the 
Board of Adjustment;  

 
B. In accordance with NRS 278.310 (2), this Commission desires 

to amend Washoe County Code Section 110.912.10 (Board of 
Adjustment)to provide general rules governing appeals to 
the Board of Adjustment, providing for what kinds of 
matters may be appealed, the procedures to be followed, and 
that decisions  of the Board of Adjustment may be appealed 
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to the Board of County Commissioners or may submitted 
directly to judicial review under certain circumstances; 
and 

 
C. Because it is being replaced in the amendments described 

next above, this Board desires to repeal Washoe County Code 
Subsection 110.914.05 (f) (Washoe County Community 
Development Department— Appeal of Director’s Interpretation 
of Development Code); and  

 
D. This ordinance is adopted pursuant to a provision in NRS 

Chapter 278 and therefore is not a “rule” as defined in NRS 
237.060.  

 
THE BOARD OF COUNTY COMMISSIONERS OF WASHOE COUNTY DOES HEREBY 
ORDAIN: 
 
 
SECTION 1.  Subsection 110.914.05 (f) of Washoe County Code is 
hereby repealed. 
 
Section 110.914.05  Washoe County Department of Community Development. 

(f) Appeal of Director’s Interpretation of Development Code.  The following procedures shall 
be followed if an appeal is made to an interpretation by the Director of the Development 
Code. 

(1) A statement and the appropriate fee shall be filed with the Department of 
Community Development. 

(i) The statement shall identify the code section(s) and Director’s 
interpretation that is being appealed.  In addition, the statement shall 
identify the reasons why the appellant believes the interpretation is 
incorrect and any additional supporting information. 

(ii) The Department of Community Development shall schedule a hearing 
before the Board of Adjustment within sixty (60) days of the receipt of a 
complete statement and fees. 

(2) After the completion of the hearing by the Board of Adjustment, the Board of 
Adjustment shall render a decision on the appeal of the interpretation within sixty 
(60) days of the hearing, either supporting the interpretation of the Director or 
supporting the appellant’s position. 

(3) The decision of the Board of Adjustment on the appeal of the Director’s 
interpretation may be appealed to the Board of County Commissioners by the 
appellant.  The Department of Community Development shall schedule a hearing 
before the Board of County Commissioners within sixty (60) days of receipt of a 
request to appeal the Board of Adjustment’s decision and the appropriate fee. 
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(4) The Board of County Commissioners shall render a final decision on the appeal 
of the Board of Adjustment’s decision within sixty (60) days of the appeal 
hearing.  The decision shall be by a majority of the entire membership of the 
Board of County Commissioners.  In the case of a tie, the matter shall be 
continued to a future meeting.  The final decision of the Board of County 
Commissioners shall be considered final for purposes of judicial review. 

 
 
SECTION 2.  A new subsection 110.912.10 (j) is added to the 
Washoe County Code to read in its entirety as follows:  
 
Section 110.912.10  Washoe County Board of Adjustment. 

(j) Appeals to the Board of Adjustment.    

(1) Preface and Definitions.  This subsection establishes general rules 
governing appeals to the Board of Adjustment as required by NRS 278.310 
(2).  The Board of Adjustment may adopt supplemental rules not 
inconsistent with these rules.  For the purpose of this subsection, “Board” 
means the Washoe County Board of Adjustment. 

(2) Matters that may be appealed.  A person aggrieved (as defined in Section 
110.910.02) by any of the following decisions may appeal the decision to 
the Board: 

(i) A decision by the Washoe County Board of Review pursuant to 
Chapter 100 resulting in an inability to obtain a building permit; or 

(ii) A decision of an administrative hearing officer if an administrative 
enforcement proceeding is completed in accordance with Article 
910 of the Development Code; or 

(iii) A decision of the Director or the Building Official made in the 
course of administration of any zoning regulation or any regulation 
relating to the location or soundness of structures if the decision 
cannot be appealed to an administrative hearing officer or the 
Washoe County Board of Review.  

(3) Form and time for appeal.  Appeals must be in writing on forms or in the 
format prescribed by, and must delivered to, the Planning and 
Development Division of the Department of Community Services within 20 
calendar days from the date that the decision is communicated in writing to 
the appellant.  

(4) Scheduling of hearing on appeal.  The Chairman of the Board shall 
schedule the appeal for a hearing not later than the date of the next regular 
meeting of the Board following 60 days from the date the appeal was filed 
in accordance with paragraph (3) unless otherwise agreed with the 
appellant.  Within that timeline, the Chairman of the Board may also 
schedule a special meeting to hear the appeal.  If the appellant fails to 
observe any prehearing schedule, the Chairman may extend the hearing 
date for a reasonable period of time. 

(5) Prehearing procedures.  The Chairman of the Board may: 

(i) Require and oversee ministerial prehearing procedural matters, 
including prehearing conferences, discovery proceedings, briefing 
schedules, evidence assembly and marking ; however, matters 
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involving jurisdiction or issues to be heard by the Board, or 
admissibility of evidence are to be heard by the Board; 

(ii) Issue subpoenas compelling witnesses to appear before the Board; 
and 

(iii) Schedule the hearing before the Board. 

(6) Record on appeal; additional evidence.  The Board: 

(i) Shall review all evidence, testimony, documents, information and 
arguments introduced and the decision in the proceedings being 
appealed;  

(ii) Shall afford all parties an opportunity to respond and present 
relevant and non-repetitious evidence and arguments on all issues 
being decided on appeal; 

(iii) Shall conduct a public hearing, and hear and consider relevant 
information and comments by members of the public; 

(iv) May consider, upon disclosure, information and comments 
communicated to Board members before the hearing; and 

(v) May consider maps, adopted master plans to include area plans, 
and its own knowledge of conditions that exist. 

(7) Burden of proof and persuasion; reasons for reversal of underlying 
decisions; limitations on awards. 

(i) Decisions of administrative officials, hearing officers and the 
Washoe County Boards of Review are presumed to be reasonable 
and lawful, and it is the burden of the appellant to persuade the 
Board otherwise. 

(ii) The Board may affirm, modify, reverse, or remand a decision with or 
without instructions. 

(iii) Upon a vote of the majority of all the members [as required by NRS 
278.300 (2)] the Board may reverse, modify or remand a decision if 
the decision: 

(A) Was made contrary to the constitution, a statute, an 
ordinance or regulation, or the law of the case; 

(B) Exceeds the jurisdiction or statutory authority of the 
deciding official or body; 

(C) Was made on unlawful procedure; 

(D) Is affected by an erroneous interpretation or other error of 
law; 

(E) Is clearly erroneous in view of the reliable, probative and 
substantial evidence on the whole record, or 

(F) Is arbitrary or capricious or characterized by abuse of 
discretion. 

(iv) The Board may not award money damages, attorney’s fees or costs 
of the proceeding.  

(8) Decision; Communication. 
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 (i) The Board may take a matter under advisement and continue the 
hearing until its next regularly scheduled meeting, or may set a 
special public hearing to conclude the matter, and may require 
briefings or seek opinions of counsel.  The Board may render a 
decision and instruct counsel to prepare a written decision either to 
be signed by the Chairman of the Board or reviewed at a 
subsequent meeting by the Board (provided, however, that the 
outcome shall not be changed at the subsequent meeting). 

 (ii) The Board must render a written decision within 60 days after the 
hearing unless otherwise agreed with the appellant.   

 (iii) When a decision is signed by the Chairman of the Board, a copy 
shall be delivered to all parties of record, and a copy shall be filed 
with the secretary to the Board as an official record.  When a 
decision is so served and filed, it is final for purposes of judicial 
review or appeal.  A petition for reconsideration or rehearing is not 
required as a condition to judicial review or appeal to the Board of 
County Commissioners.     

(9) Appeals of Board of Adjustment Decisions.  A party of record who is 
aggrieved by a decision of the Board may: 

(i) Seek judicial review of the decision by filing a petition in the 
Second Judicial District Court for the State of Nevada within 25 
days from the date that the decision becomes final as specified 
under paragraph (8) above, and pursuant to the rules and rulings of 
the Court; or 

(ii) Appeal the decision to the Board of County Commissioners in 
accordance with paragraph (10) next below. 

(10) Appeals to the Board of County Commissioners. 

(i) Appeals to the Board of County Commissioners must be presented 
in writing to the Planning and Development Division of the 
Community Services Department within 25 days from the date that 
the decision becomes final as specified in paragraph (8) above.  

(ii) Unless otherwise provided herein, or in its rules or determined by 
the Board of County Commissioners, the hearing before the Board 
of County Commissioners shall be held in accordance with 
procedures substantially similar to provisions in paragraphs (j) (4) 
through (j) (9) above. 

(iii) In reviewing a decision, the Board of County Commissioners shall 
be guided by the statement of purpose underlying the regulations 
of the improvement of land expressed in NRS 278.020. 

(iv) The Board of County Commissioners may affirm, modify or reverse 
the decision being appealed by a majority vote of members present 
at the meeting and not abstaining. 

(v) The Board of County Commissioners must render a decision within 
60 days from the date of the hearing. 

(vi) The decision of the Board of County Commissioners is final for 
purposes of judicial review. 
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(vii) Fees for the appeal shall be established by resolution of the Board 
of County Commissioners and may include all or a portion of the 
cost of preparing the record on appeal. 

 
 

 
SECTION 3.  Subsection 110.912.10 (f) of Washoe County Code is 
hereby amended to read as follows.  
 
Section 110.912.10  Washoe County Board of Adjustment. 

(f) Powers of Board 

(1) (1) The 
Washoe County Board of Adjustment shall hear and decide appeals from 
regulations and requirements of the Development Code and shall sit and decide 
upon all matters referred to it or properly of concern in the administration of the 
Development Code.  The Washoe County Board of Adjustment shall hear 
and decide appeals under NRS 278.300 (a) and 278.310 (1) as provided in 
subsection (j) of this section. 

(2) The Washoe County Board of Adjustment shall also have the all the powers 
pursuant to NRS 278.290 to 278.310, inclusive.    

 
 
SECTION 5.  General Terms. 
 
1. All actions, proceedings, matters and things heretofore taken, had and 

done by the County and its officers not inconsistent with the 
provisions of this Ordinance are ratified and approved. 

 
2. The Chairman of the Board and the officers of the County are authorized 

and directed to take all action necessary or appropriate to effectuate 
the provisions of this ordinance.  The District Attorney is authorized 
to make non-substantive edits and corrections to this Ordinance.  

 
3. All ordinances, resolutions, bylaws and orders, or parts thereof, in 

conflict with the provisions of this ordinance are hereby repealed to 
the extent only of such inconsistency.  This repealer shall not be 
construed to revive any ordinance, resolution, bylaw or order, or part 
thereof, heretofore repealed. 

 
4. Each term and provision of this ordinance shall be valid and shall be 

enforced to the extent permitted by law. If any term or provision of 
this ordinance or the application thereof shall be deemed by a court of 
competent jurisdiction to be in violation of law or public policy, then 
it shall be deemed modified, ipso facto, to bring it within the limits 
of validity or enforceability, but if it cannot be so modified, then it 
shall be excised from this ordinance. In any event, the remainder of 
this ordinance, or the application of such term or provision to 
circumstances other than those to which it is invalid or unenforceable, 
shall not be affected.   
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Passage and Effective Date 
This ordinance was proposed on _____________ by Commissioner 
_________________. 
 
This ordinance was passed on ______________.   
Those voting “aye” were ________________________________. 
Those voting “nay” were ________________________________. 
Those absent were       ________________________________. 
Those abstaining were   ________________________________. 
 
This ordinance shall be published and shall be in force and effect 
immediately upon the date of the second publication as set forth in NRS 
244.100. 
 
      
 
     __________________________________________ 
     David A. Humke 
     Chairman 
 
ATTEST: 
 
 
 
______________________________ 
Amy Harvey, County Clerk 
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