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Subject: Special Use Permit Case Number SB14-001 
 
Applicant: Truckee Meadows Fire Protection District (TMFPD) 
 
Agenda Item Number: 8D 
 
Project Summary: To complete tenant improvements/remodel of an existing 

unfinished metal building to be used in conjunction with, and be 
part of, the Peavine Volunteer Fire Station #331 in the North 
Valleys; and to vary the front yard setback standards along 
Longview Lane from 20 feet to a minimum of ±16 feet. 

 
Recommendation: Approval with Conditions 
 
Prepared by: Sandra Monsalvè, AICP, Senior Planner 
 Washoe County Community Services Department 

Planning and Development Division 
Phone:  775.328.3608 
E-Mail:  smonsalve@washoecounty.us 

____________________________________________________________________________ 
 
Description 
 
Special Use Permit Case No. SB14-001 Truckee Meadows Fire Protection District 
(TMFPD) Peavine Fire Station No. 331 – This is a request to complete tenant 
improvements/remodel of an existing unfinished metal building to be used in conjunction with, 
and be part of, the Peavine Volunteer Fire Station #331 in the North Valleys; and to vary the 
front yard setback standards along Longview Lane from 20 feet to a minimum of ±16 feet. 

 

 Applicant/ Property Owner: Truckee Meadows Fire Protection District (TMFPD) 
 Project Location: 11005 Longview Lane, Reno, NV 
 Assessor’s Parcel Number: 081-040-01 
 Parcel Size: ±1.00 acres 
 Regulatory Zone: Public Semi-Public Facilities (PSP) 
 Master Plan Category: Public Semi-Public Facilities (PSP)) 
 Area Plan: North Valleys 
 Citizen Advisory Board: North Valleys 
 Commission District 5 – Commissioner Weber 
 Development Code: Article 302, Allowed Uses; Article 304, Use 

Classification System; Article 412, Landscaping; Article 
804, Variances; and Article 810, Special Use Permits 

 Section/Township/Range: Section 18, T20N, R18E, MDM Washoe County, NV 
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Project Application 
 
The project application may be reviewed in its entirety on the Washoe County website at 
http://www.washoecounty.us/comdev/da/da_index.htm 
 
Special Use Permit 
 
The purpose of a special use permit is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted 
by further restricting or conditioning them so as to mitigate or eliminate possible adverse 
impacts. The Board of Adjustment is authorized to issue special use permits under NRS 
278.315 and Washoe County Code (WCC) Article 810.  Certain notice requirements must be 
met, which are discussed in this report.  In approving the special use permit, the Board must 
consider and make five Findings of Fact, which are discussed below. [WCC Section 110.810.30] 
The notice requirements and findings are discussed in this report. The Board of Adjustment is 
allowed to grant an approval of the special use permit that is subject to Conditions of Approval.  
Conditions of Approval are requirements that need to be completed during different stages of 
the proposed project, including conditions prior to permit issuance, prior to obtaining a final 
inspection and/or certificate of occupancy, prior to issuance of a business license, or ongoing 
“operational conditions” which must be continually complied with for the life of the project.  
 
The Conditions of Approval for Special Use Permit Case No. SB14-001 is attached to this staff 
report as Exhibit A and will be included with the Action Order. 
 
As a part of approval of a special use permit, the Board of Adjustment may also vary standards 
of the Development Code as they would apply to the Project.  [See WCC Section 110.810.20 
(e).]  In so doing, the Board must make the five findings required for variances as set out in 
WCC Section 110.804.25. 
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Subject Parcel 

 
 

 
 
 
 

Existing Conditions 

The project site is currently developed with two (2) structures, one is a 2,400 square foot metal 
framed building with three (3) garage doors facing Copperfield Drive; and the other building is of 
metal frame construction, and similar in size to the first and sits adjacent to Longview Lane. 
 
The parcels adjacent to the subject property (south, west, north, and east) are all zoned High 
Density Rural (HDR) and the two (2) streets adjacent to the property (Longview Lane and 
Copperfield Drive) are zoned Public Semi-Public Facilities (PSP). 
  

Subject Property 

N
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Project Evaluation/Analysis 
 
The applicant, Truckee Meadows Fire Protection District, is requesting this Special Use Permit 
in order to complete an existing volunteer fire station, Peavine Station #331, in the North 
Valleys, in addition to varying the front setback from ±20 feet to no less than ±16 feet along the 
property line adjacent to Longview Lane. 
 
The project will consist of tenant improvements to complete the office/meeting rooms building 
adjacent to Longview Lane, in addition to completing all on-site parking, landscaping, irrigation, 
and other necessary site improvements.  It is anticipated that once these improvements are 
completed, the station will be a fully functional volunteer fire station ready to service emergency 
situations within the immediate North Valleys areas by the Truckee Meadows (TMFPD). 
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As part of this project, the applicant is also requesting to vary the front yard setback along 
Longview Lane, reducing the setback from 20 feet to ±16 feet in order to bring the property into 
compliance with the current Development Code standards. 

History/Background 

The property was established in 1962 (Document #365055) and belonged to the State of 
Nevada.  During the time the State owned this property, the accessory building along Longview 
Lane was constructed without building permits, (not required for government owned properties) 
and under a different zoning code.  On September 25, 2009 the Peavine Fire Station was 
quitclaimed over to Washoe County Public Works Department, (Document #3805377) in “as is” 
condition.  Consequently, under this special use permit for the fire station use, the applicant 
must also bring the accessory building into compliance with the setback requirements of the 
current Washoe County Development Code.  Hence the request for the front yard setback 
variance.  There has been no building activity since the property transfer. 

 

Code Requirements/Use Type 

Per Table 110.302.05.1, Table of Uses/Civic Use Types, of the Development Code, this project 
requires the approval of a Special Use Permit by the Washoe County Board of Adjustment for 
Safety Services. 
 
  

Setback from 
20’ to 16’
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Use Type 
 
Section 110.304.20  Civic Use Types.  Civic use types include the performance of utility, 
educational, cultural, medical, protective, governmental and other uses which are strongly 
vested with public or social importance. 

(p) Safety Services.  Safety services use type refers to public safety and emergency 
services, including police and fire protection services, and emergency medical 
and ambulance services. 

 
Variance Special Circumstance/Hardship 
 

Because the property was acquired with the accessory structure already in place, the applicant 
must process a variance as part of this Special Use Permit application.  The accessory building 
was placed ±16 feet from the front property line along Longview Lane, thus encroaching into the 
front setback of 20 feet by ±4 feet.  The variance request is required in order to bring the 
building up to the standards of the current Washoe County Development Code. 

As discussed below, Staff is confident that this is an extraordinary and exceptional situation that 
meets the requirements of the findings for a variance as listed under WCC Section 110.804.25.  
In particular, the extraordinary exceptional situation related to this property is that the building 
was a legal non-conforming use at the time it was built as a public safety facility by the federal 
government, and is now needed as a fire station for the public safety and general welfare of the 
surrounding community. With the approval of the variance, the emergency response times will 
be decreased due to the proximity of this fire station to rural areas of the North Valleys planning 
area.  Further, the “encroachment” is not noticeable and does not offend the character of the 
neighborhood around it.    Without the variance relief, the fire station will not be built there and 
the community will continue to suffer long response times to fire and medical calls. 
 
Impacts: 
 
Staff sees no significant impacts to neighboring properties as a result of the proposed front yard 
setback reduction along Longview Lane.  Staff has made all mandated findings for the variance 
request. 
 
 
Access/Parking: 
 
Article 410, Parking and Loading, of Washoe County Development Code requires one (1) 
parking space per employee during peak employment shift.  The applicant has stated in the 
application that twelve (12) parking spaces are planned, plus one (1) van accessible handicap 
space.  The applicant has met the requirements of Article 410, Parking and Loading. 

 
Signage/Lighting: 
 
No freestanding signs are proposed.  There will be a building identification sign consisting of 10” 
letters, illuminated with down lighting.  Other on-site lighting will consist of nighttime security 
lighting only. 
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Landscaping: 
 
Section 110.412.40  Civic and Commercial Use Types.  The following minimum landscaping 
requirements shall apply to the total developed land area for civic and commercial uses, except 
those exempted by Section 110.412.10, Exemptions. 

(a) Coverage.  A minimum twenty (20) percent of the total developed land area shall 
be landscaped.  Any disturbance to undeveloped portions of a site shall be 
mitigated. 

(b) Required Yards Adjoining Streets.  All required yards which adjoin a public street 
shall be landscaped and shall include at least one (1) tree for every fifty (50) 
linear feet of street frontage, or fraction thereof. 

(c) Landscaped Buffers Adjoining Residential Uses.  When a civic or commercial 
use adjoins a residential use, a landscaped buffer is required as follows: 

(1) The buffer shall be the width of the required front, side or rear yard for the 
entire length of the adjoining common property line; and 

(2) The buffer shall include at least one (1) tree every twenty (20) linear feet 
of property frontage, or fraction thereof, planted in off-set rows or 
groupings to achieve maximum screening. 

(d) Screening Adjoining Residential Uses.  When a civic or commercial use adjoins a 
residential use, a solid decorative wall or fence shall be erected along the entire length 
of the common property line.  This wall or fence shall be at least six (6) feet but not more 
than seven (7) feet in height. 

 
 
The project site is approximately 43,667 square feet.  The applicant has prepared a preliminary 
landscaping plan, proposing ±11,913 square feet of landscaping, which is greater than the 
required 20% of the project site.  This proposal satisfies all landscaping requirements of Article 
412 of the Development Code. 
 
 
North Valleys Citizen Advisory Board 
 
The proposed project was sent to the Citizen Advisory Board Chair and members for their 
review and comment.  However, the next CAB meeting is not until April 7, 2014, consequently, 
the application cannot be discussed prior to the Board of Adjustment meeting.  However, staff 
has received worksheets from two CAB members.  One CAB member, Robert Conrad had no 
comments.  Jean Harris had the following comments: 
 

 “I strongly support any zoning or code modifications needed to complete the long, 
unfinished metal building. 

 Any use will be an improvement over its vacant status.  I’m pleased the Peavine 
Volunteer F.D. is moving ahead on this.  It will provide the F.D. with much improved 
facilities.” 

 
Staff Comment:  Just for clarification, the proposed project is not an amendment to the 
regulatory zone or a modification to the Development Code.  The request is for a Special Use 
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Permit for the use on the property, “Civic Use Types – Safety Services,” in addition to varying 
the front setback, in order to bring the entire development into compliance with the Washoe 
County Development Code. 
 
 
Reviewing Agencies 
 
The following agencies/Individuals received a copy of the project application for review, 
comments and/or conditions: 
 
 

 Washoe County Building & Safety 
 
 Washoe County Engineering & Capital Projects – Land Development 

 
 Washoe County District Health 
 
 Truckee Meadows & Sierra Fire Protection Districts 

 
 Deputy District Attorney Greg Salter 
 
 North Valleys Citizen Advisory Board. 
 
 Washoe County Sheriff’s Office 
 
 Regional Transportation Commission 

 
 
The following is a brief summary received of each agency’s comments and/or recommended 
conditions of approval and their contact information.  The Conditions of Approval document is 
attached to this staff report and will be included with the Action Order. 

 

Planning and Development addressed the site design, landscaping, and parking standards and 
has imposed operational conditions that will be in effect for the life of the project. 

o Contact:  Sandra Monsalve, 775.328.3608, smonsalve@washoecounty.us 

 

Washoe County Engineering and Capital Projects Division – Land Development addressed 
construction improvement plans including grading, storm water discharge, and paving 
requirements. 

o Contact:  Leo Vesely, 775.328.2040, lvesely@washoecounty.us 

 

Water Resources addressed water rights dedication. 

o Contact:  John Cella, 775.954.4600, jcella@washoecounty.us 
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District Health Department, Environmental Health addressed septic and solid waste 
management, Health Department conditions are attached and can only be appealed to the 
District Health Board. 

o Contact:  Wesley Rubio, 775.328.2381, wrubio@washoecounty.us 

 
REQUIRED FINDINGS 

 
Staff Comment on Required Findings 
 
Section 110.810.30 of Article 810, Special Use 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 request.  Staff has 
completed an analysis of the special use permit application and has determined that the 
proposal is in compliance with the required findings as follows. 
 
 

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

Staff Comment:  Staff has reviewed the Master Plan and the North Valleys Area 
Plan and has not identified any provisions that are offended by the project. 
 

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 of the Development Code; 

Staff Comment:  The proposed project is in compliance with Division Seven of 
the Development Code. 
 

3. Site Suitability.  That the site is physically suitable for a fire station (Safety 
Services) and for the intensity of such a development; 

Staff Comment:  The fire station will be brought into compliance with the 
Development Code, thereby meeting all landscaping, parking, and screening 
requirements. 
 

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 fire department will not create a detriment to the 
community, but rather increase public safety for the immediate neighborhood and 
outlying rural areas of the North Valleys planning area. 
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5. Effect on a Military Installation.  Issuance of the permit will not have a 
detrimental effect on the location, purpose or mission of the military 
installation. 

Staff Comment:  There is no military installation nearby. 

Staff Comment on Required Variance Findings  
 
Section 110.804.25 of Article 804, Variances, within the Washoe County Development Code 
states “prior to approving an application for a variance, the Board of Adjustment, the Planning 
Commission or hearing examiner shall find that findings (a) through (d) apply to the property 
and, if a military installation is required to be noticed, Finding (e): 

(a) Special Circumstances.  Because of the special circumstances applicable to the 
property, including either the: 

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

(2) By reason of exceptional topographic conditions, or 

(3) Other extraordinary and exceptional situation or condition of the property 
and/or location of surroundings, (emphasis added)the strict application of 
the regulation results in exceptional and undue hardships upon the owner 
of the property; 

 Staff Comment:  Staff submits that this is an “extraordinary and exceptional 
situation” because (1) the building conformed to applicable requirements at the 
time it was built and has been operated as a public facility ever since, and (2) its 
continued use as a public safety building is crucial to the public safety and 
welfare of the surrounding community because a volunteer fire station will reduce 
emergency response time and save lives and property.  Further, since the non-
conforming building is a public facility, tenant improvements may be made under 
WCC Section 110.904.45 without triggering the need to bring the building into 
conformance with today’s setback codes. Without the variance relief, the fire 
station will not be built  and the community will continue to suffer long emergency 
response times which could affect the loss of lives or property.  

(b) 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 relief given for the front setback from 20 feet to no less 
than 16 feet will not create a detriment to the public good, health and safety of 
the community because the encroachment is on a hill and is not noticeable and 
does not offend the character of the neighborhood.  

(c) 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; and 
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 Staff Comment:  The requested Special Use Permit is not to build a new 
building that encroaches on setback.  It is to do tenant improvements on a 
preexisting and legally nonconforming building which otherwise conforms to the 
size and placement limits for detached structures, and is visually consistent with 
the limitations placed on other properties in the area. 

(d) 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:  As mentioned above, the proposed use is specifically 
authorized in the PSP zoning district. 

(e) 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 are no military installations in the area 

 
Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Special Use Permit Case 
Number SB14-001 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 make the following findings relating to a Special Use Permit and a Variance 
and approve with conditions Special Use Permit Case Number SB14-001 for Peavine 
Fire Station #331, having made all five findings in accordance with Washoe County 
Development Code Section 110.810.30, and approve to vary the front yard setback in 
order to bring the structure along Longview Lane into conformance with the 
Development Code; and all five findings in accordance with Washoe County 
Development Code Section 110.804.25. 

 

Findings required by WCC Section 110. 810.30 for a Special Use Permit: 

1. Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the North 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 a fire station, and for 
the intensity of such a development; 
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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. 

 

Findings required by WCC 110.804.25 for a Variance: 

 
(a) Special Circumstances.  Because of the special circumstances applicable to the 

property, including either the: 

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

(2) By reason of exceptional topographic conditions, or 

(3) Other 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; 

(b) 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; 

(c) 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; and  

(d) 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. 

(e) Effect on a Military Installation.  The variance will not have a detrimental effect on 
the location, purpose and mission of the military installation. 
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Appeal Process 
 
As provided in WCC Section 110.810.50 and Section 110.804.40, an appeal to the Board of 
County Commissioners may be taken within ten days from the filing of the Action Order. 
 
 
xc:. 
 
 Property Owner: Truckee Meadows Fire Protection District (TMFPD), Attn:  Maureen 

O’Brien, 1001 E. Ninth Street, Reno, NV  89520 
  
 Applicant: Same as above. 
 
 Consultant: Washoe County Public Works, Attn:  Gordon W. Northan, AIA, 1001 E. 

Ninth Street, Reno, NV  89520 
 
 
 



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   
Special Use Permit Case Number SB14-001 

 
The project approved under Special Use Permit Case Number SB14-001 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on April 3, 
2014.  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 or to abide by all other generally applicable Codes. 
 
Unless otherwise specified, all conditions related to the approval of this Special Use Permit 
shall be met or financial assurance must be provided to satisfy the Conditions of Approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Development Division of the Washoe 
County Community Services Department. 

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

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

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

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

 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. 
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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 

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

Contact Name – Sandra Monsalve, AICP, 775.328.3608, smonsalve@washoecounty.us 

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

b. 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. 

c. 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 special use permit. 
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d. 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. 

e. All new fencing installed as part of this project shall include slats and provide at 
least 75% visual screening.  Slats shall be of a color to match the surrounding 
buildings.  Fencing materials shall be non-reflective. 

f. Prior to any ground disturbing activity, the applicant shall submit a landscaping 
design plan to the Planning and Development Division.  Fifty percent (50%) of 
evergreen trees shall be at least seven (7) feet in height at time of planting and 
the remainder shall be at least five (5) feet in height at time of planting.  If these 
standards cannot be met due to extenuating circumstances then the applicant 
shall submit an application of Modification of Standards to the Planning and 
Development Division for review and approval. 

g. All existing trees and landscaping removed as part of the construction of this 
facility shall be replaced at the rate of two trees for each tree removed and two 
bushes for each bush removed. All disturbed areas shall be revegetated with a 
seed mix consisting of native plants as approved by the UNR Cooperative 
Extension.  Landscape plans shall show all existing trees and landscaping, both 
to be preserved and to be removed. 

h. The following Operational Conditions shall be required for the life of the project: 

1. This special use 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 special use permit to meet with 
the Planning and Development Division staff to review Conditions of 
Approval prior to the final sale of the site and/or the special use permit.  
Any subsequent purchaser/operator of the site and/or 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. 
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Washoe County Engineering and Capital Projects Division - Land Development 

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 (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. All paving and driveway improvements necessary to serve the project shall be 
designed and constructed to County standards and specifications. 

c. The minimum pavement requirements for on-site paving shall be three (3) inches 
of asphalt over six (6) inches of granular base to the satisfaction of the County 
Engineer. 

d. The applicant shall construct the driveways in accordance with the County 
standards.  The passenger car driveway shall have a minimum of three (3) 
inches of asphalt and the driveway to the fire equipment building shall have a 
minimum of five (5) inches of asphalt. 

e. The applicant shall obtain a street excavation permit for work in the County right-
of-way. 

Washoe County Engineering and Capital Projects - Water Resources 

3. The following conditions are requirements of Water Resources, which shall be responsible 
for determining compliance with these conditions. 

Contact Name – John Cella, 775.954.4600, jcella@washoecounty.us 

a. Water rights in accordance with Article 422 of the Washoe County Development 
Code and the North Valleys Area Plan are required.  The estimated amount is 
0.5 acre-feet of Ground water rights from West Lemmon Valley Basin. 

b. Water rights must be in good standing and must have the appropriate point of 
diversion, pl.ace and manner of use.  A water rights application and map must be 
filed with the State Engineer to transfer the water rights onto this property. 
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Washoe County District Health Department - Environmental Health 

4. The following conditions are requirements of the District Health Department, which shall 
be responsible for determining compliance with these conditions. 

Contact Name – Wesley Rubio, 775.328.2381, wrubio@washoecounty.us 

a. Prior to the issuance of building permits, the applicant shall provide a letter from 
the State of Nevada, Division of Environmental Protection approving the onsite 
sewage disposal system for the commercial usage.  An accurate plot plan must 
be also be provided for the purposes of identifying the location of all septic in 
relation to the existing domestic well. 

b. All hazardous materials and wastes stored onsite must be in regulatory 
compliance with the Washoe County Health District Regulations Governing Solid 
Waste Management. 

*** End of Conditions *** 
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Washoe County 
Board of 
Adjustment 
 
April 3, 2014 
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Vicinity Map 

Project Area 



3 

 Request by TMFPD to complete tenant 
improvements to an existing volunteer fire 
station, Peavine Station #331. 
 Includes interior remodel;  
 Request to vary the front setback from ±20 

feet to no less than ±16 feet along Longview 
Lane. 

Request 
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Site Photo 
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Aerial Photo 

Setback from 
20’ to 16’ 

Setback from 
20’ to 16’ 
Setback from 
20’ to 16’ 

Longview Lane 
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 WC Building & Safety 
 Engineering & Capital Projects 
 WC Health District 
 TMFPD 
 No. Valleys CAB 
 WC Sheriff 
 RTC 

Reviewing Agencies 
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 North Valleys CAB  
 Meeting on April 7, 2014 
 Positive correspondence received 

Citizen Advisory Board 
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 Having made all required findings; 
 Staff recommends approval with conditions 

for this special use permit, in addition to 
approving the front yard setback variance to 
bring the existing structure into conformance 
with County Code. 

Recommendation 
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