








































Truckee Meadows Fire 
Protection District 
Station #14  
Special Use Permit 



Existing Fire 
Station 
 

Location 
Access 
Building Conditions 



Fire Station 
#14 - Service 
Boundary 



Relocated Fire 
Station Site 
 3 acre parcel 

 Bounded by Foothill Road & Broken Hill 
Road 

 Zoned Medium Density Suburban (MDS) 

 1,400 feet from S. Virginia 

 



Site Plan 
 ±10,662 square foot 

building 
 Parking areas 
 Sidewalks 
 Signal lighting/ 
 emergency vehicle 
 crossing signage & 
 striping 
 Future expansion 
 

 



Neighborhood 
Meeting 
 Residential 

Adjacency 
 Noise 
 Fire Truck Sirens 
 Generator 

 Lighting 
 Dark Sky’s 

 Parking 
 

 

Calls serviced in month of May 



Neighborhood 
Meeting 

 School Bus Stop 
 Traffic 
 Foothill Road 
 Level of Service 

2:00 p.m. 2:05 p.m. 2:10 p.m. 

2:15 p.m. 2:20 p.m. 2:25 p.m. 

2:30 p.m. 2:35 p.m. 



Questions? 











Landscape Plan 
 35 Trees provided (25 required) 

 Landscape required: 20% 

 





Washoe County Board of  Adjustment  
Administrative Permit Case  

# AP16-008 

Sun Valley GID 

Electronic Message Display 



∗ The existing marquee was installed in 1996. 
 



Existing Marquee: 



Replacement of Sun Valley 
marquee 



 
Proposed site near E7th Ave. and SV Blvd. to 
comply with WC Sign Ordinance. 

 
Existing Marquee site 

North 



















Thank you for the opportunity 
to present our request today. 



Lypka – VA16-005 
755 Judith Court 

Washoe County  
Board of Adjustment Meeting 

December 01, 2016 
NRS 278 300 (1) (c) limits the power of the Board of Adjustment to grant variances only under 
the following circumstances: 

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



Lypka – 755 Judith Court 

Entry 

Two-car garage 
With two car 
off-street parking 



Summary 
• Parcel size – 6,461 sq. ft. (small lot for the neighborhood) 

– Allowed building area – 2,787 sq. ft. (43% is buildable inside setbacks) 
– Set-back and/or restricted areas – 3,674 sq. ft. (57% is restricted) 

• Corner lot (Judith & Harper)  
• Structure built in 2001 
• Existing living space = 2,388 sq. ft. 
• Garage = 460 sq. ft. 
• Outside deck as built is severely limited – only 39 sq. ft. (16 sq. ft is unusable) 

 
• Proposal:  

– Addition in rear of residence of 336 sq. ft. living area (14% increase)  
• Creates new total living area of 2,724 sq. ft. 

– New deck area of 314 sq. ft. 
 

• Requested Variance to current setbacks: 
– Reduction of rear-yard setback from 20 ft. to 14’6” 



Existing and Proposed Site Plan 

 

Proposed 
Addition 



Proposed Floorplan Proposed Elevations 

Existing Floorplan Existing Elevations 



Lot Shape and Dimensions 
• Trapezium* shape which 

narrows from front (@65 ft.) to 
rear (@50 ft.) 

• Narrowing of lot lines and 
building envelope represents a 
hardship 

• Mr. Pehlam indicated his denial 
was based on the fact that the 
lot was a rectangle in late 
August 2016 in a phone call  

• HDS minimum lot width is 60 ft. 
(Lypka lot is 10 ft. short at 50 
ft.) 

– Minimal HDS-zoned lot is 
5,000 sq. ft.  

– Code presumes lots are 
rectangles. As shown at 
left, Lypka lot is not 
rectangular.  

– Lypka lot buildable area is 
3,081 sq. ft. 

• At the imposed 20 ft. rear  
setback, the rear of the building 
envelope is  only  41.5 ft. 
 

* Trapezium: a quadrilateral with no 
two sides parallel 

 
 



Rear of Subject 
Addition is straight-forward extension 
of rear of structure 

In winter, this rear slider freezes shut which 
creates potential safety issues. 



View of Open Space 



Coverage and Restrictions 

• IPES score (745) allows coverage of 1,292 sq. 
ft.  

• TRPA small lot relief under TRPA Chap 30.4.2 
allows 1,800 sq. ft. of coverage 

• Restrictive setbacks 
– Front yard (Judith) – 20 ft. (North side) 
– Side yard (Harper) – 10 ft. (West side) 
– Side yard (Neighbor) – 5 ft. (East side) 
– Back yard (IVGID) – 20ft. (South side) 

 



Evolution of Setbacks 

– 1968 original subdivision map recorded lot with 
• Front yard setback – 20 ft. (Judith) 
• Side yard setback – 10 ft. (Harper) 
• Side yard setback – 0 ft. (Neighbor) 
• Rear-yard setback – 0 ft. (IVGID) 

 

– 1998 changes 
• Washoe County imposed new HDS zoning on previously 

unrecorded areas of property creating two new setbacks 
– Side yard setback – 5 ft. (Neighbor) 
– Rear-yard setback – 20 ft. (IVGID) 



Hardship Criteria for Small Lot 
• Criteria for hardship assessment 

– This size of the subject property is among the smallest lots 
of the approximate 96 HDS-zoned lots in the neighborhood  

– The tapering trapezium shape of the lot to approximately 
50 feet in the rear combine with current setback 
requirements to create hardship in the form of an unduly 
problematic building envelope 

– Corner lot suffers from larger side-yard (Harper Ct.) 
setback of 10 ft. versus “normal” side yard of 5 ft. 

– Harper Ct. side of property is used by Washoe County for 
snow storage during winter months. 

– Neighbor lot is 260 sq. ft. smaller (@ 6,201 sq. ft.) but has 
larger building envelope by 194 sf. ft. (@3,081 sq. ft.) 

• Lypka property suffers from lack of buildable area because it is a 
corner-lot with additional required corner-lot setbacks. 



Request for Relief 
• Variance request for reduction of rear-yard setback from 20 

ft. to 14’6” 
– IVGID property to the rear (South side) of the property will 

never be built upon 
– Neighbor at 757 Judith Ct. has no objection, and has submitted 

letter of support (see letter dated 16 July 2016 attached to variance application) 

– Safe egress from the rear of the home (South side) of home may 
now be achieved. 

– Alleviate dangerous ice formation on sidewalk and icicles that 
could drop on pedestrians. 

– Least amount of structural impact to the existing home. Any 
other expansion to the west would likely require entire house 
be torn down. 

– Energy efficiency: Solar gain more sustainable.  



Average 
Winter  
Scene 

Harper Ct. Side: 
Note snow height 



Area Map 

Subject 



Area Commentary 

• 96 parcels reviewed in immediate area 
• Lot size ranges from 6K to 20K sq. ft. 
• HDS zoning 
• Average parcel size is 9,652 sq. ft. 
• Lypka parcel at 6,461 sq. ft. is among the 

smaller parcels 
• Some of the smaller corner parcels in the area 

have been sold to the Forest Service 



Front of Subject 
Overhang expansion of gable end for water 
control and elimination of ice on walkway  
as well as elimination of dangerous icicles  
that can fall on pedestrians in winter. 
 



Summary of Judith Ct. Variance Request 
• Hardships 

– Dangerous ice formation on sidewalk  
– Dangerous icicles that could drop on pedestrians 
– Frozen shut rear (South side) sliding doors prevent egress in an emergency 
– Although not the smallest lot, it is the smallest buildable lot in the subdivision 
– Tapering trapezium shape narrowing to approximately 50 feet in rear (South side) 
– Three of the four sides are restricted to building (Judith/Harper/Neighbor) 

• The only practical remaining direction left to build is toward the IVGID Open Space lands (rear) 
• No environmental impact building toward IVGID Open Space lands 
• Current rear setback to IVGID Open Space lands is highly questionable 

 
• Positives 

– Proposed expansion allows residence to have what other neighbors already enjoy--normal 
useable deck area and south-facing windows that allow for forest views 

– Alleviates dangerous safety issues by exposed doors freezing closed during snowfall 
– Allows safe ingress/egress to the rear of the building despite severe weather conditions 
– Takes advantage of solar efficiency in lighting and heating the building 
– This is a modest building expansion that enhances the building architecturally 
– There are no known negatives or opposition to this variance 



Board Approval Requested 
• The Zoning states the minimal lot width for this parcel is to be 60 feet . The parcel 

width where we need to build is 50 feet. So the parcel does not meet the minimal 
lot width for the zoning. The parcel is a trapezium not a rectangle as stated by Mr. 
Pelham. As state in NRS 300 (1) “ Where by reason of exceptional narrowness “ 
which this parcel has, “or shape of a specific piece of property” of which this lot is 
as a Trapezium , funnel shape, the strict application of any regulation enacted 
under NRS.278.010 to 278.603 , inclusive , would result in peculiar and exceptional 
difficulties or exceptional and undue hardship upon, the property owner , the 
Board of Adjustment has the power to authorize a variance……..”  

 
• Based on these facts and findings a approval for our request to reduce the rear 

yard setback from 20 feet to 14 feet 6 inches can be supported by the Board of 
Adjustment in a motion for approval based on hardship existing.  Due to the safety 
issues the request to allow for the front overhang to of the eaves of the exiting 
dwelling from 2 feet to 4 feet 6 inches can be supported in a motion to approve by 
the Board of Adjustment to alleviate the safety problem. 
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