
Board of Adjustment Staff Report 
Meeting Date:  June, 06, 2019 Agenda Item:  8L 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

SPECIAL USE PERMIT CASE NUMBER: WSUP19-0010 (Bell Residence) 

BRIEF SUMMARY OF REQUEST: To allow the replacement of a Single Family Home in 
a Neighborhood Commercial zone. 

STAFF PLANNER: Jacob Parker 
775.328.3628 
jparker@washoecounty.us 

CASE DESCRIPTION 

For possible action, hearing, and discussion to approve a 
special use permit for the replacement of a manufactured 
home with a ±1,760 square foot single family dwelling in a 
neighborhood commercial (NC) regulatory zone. 

Applicant/Property 
Owner: 

Ron Bell 

Location: 109 Grumpy Lane 
APN: 085-230-52
Parcel Size: 6,882 sq. ft. 
Master Plan: Commercial (C) 
Regulatory Zone: Neighborhood Commercial 

(NC) 
Area Plan: Sun Valley 
Citizen Advisory Board: Sun Valley 
Development Code: Authorized in Article 810, 

Special Use Permits 
Commission District: 3 – Commissioner Jung 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE 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 with conditions Special 
Use Permit Case Number WSUP19-0010 for Ron Bell, having made all five findings in accordance with 
Washoe County Code Section 110.810.30. 

(Motion with Findings on Pages 8) 
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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. If 
the Board of Adjustment grants an approval of the Special Use Permit, 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 Special Use Permit Case Number WSUP19-0010 are attached to 
this staff report and will be included with the Action Order, if approved 

The subject property is designated as Neighborhood Commercial (NC).  The proposed use of a 
new home is classified a Single Family Detached Residence which is permitted in NC with a 
special use permit per WCC 110.302.05.1.  Therefore, the applicant is seeking approval of this 
SUP from the Board of Adjustment.  
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Vicinity Map  
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Site Plan 
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Site Photo – Looking North 
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Project Evaluation 

The applicant is pursuing a special use permit to allow the replacement of a prior dwelling with a 
±1,760 sq. ft. single family dwelling on a property within a neighborhood commercial regulatory 
zone.  A manufactured home was legally permitted on the property in December 1994.  It has been 
removed from the property in anticipation of replacement. 

Washoe County recently adopted a master plan amendment to allow for manufactured homes 
within the neighborhood commercial (NC) regulatory zone in the Downtown Character 
Management Area of the Sun Valley Area Plan with approval of a special use permit.  The 
applicant (Mr. Bell) was actively involved in the amendment process to allow residential uses in an 
area that has historically allowed for manufactured housing. 

The surrounding properties are all manufactured homes on lots of similar size and shape.  The 
parcels in the immediate area have all been divided to small lots for placement of manufactured 
homes.  The parcel is surrounded by similarly attributed parcels ±500 feet in all directions, ±2000 
feet east and west.  The applicant has stated that the placing of a home on the parcel will increase 
the value of the surrounding parcels with the decrease of vacant land.  Additionally, the placement 
of a home on the property will help prevent it from being used as an illegal camping spot and 
dumping ground.  The property has a fence enclosing the property that enhances the appearance 
of Grumpy Lane. 

Sun Valley Citizen Advisory Board (SVCAB) 
The Sun Valley CAB did not meet during the time period for review.  A review worksheet was sent 
to the CAB.  No comments were returned. 

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

• Washoe County Community Services Department 

o Planning and Building Division 

o Engineering and Capital Projects Division 

• Washoe County Health District  

o Emergency Medical Services 

o Environmental Health Services Division 

• Sun Valley General Improvement District 

• Washoe-Storey Conservation District 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

Three out of the eight 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. 

• Washoe County Planning and Building Division addressed the hours of operation, set 
landscaping, parking and lighting standards and imposed operational conditions that will be 
in effect for the life of the project.  
Contact:  Jacob Parker, 775.328.3628, jparker@washoecounty.us  
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• The Water Rights Manager of the Washoe County Planning and Building Division 
addressed water supplied to the site.  
Contact:  Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us  

• Sun Valley General Improvement District addressed utilities to the site and inspection prior 
to Certificate of Occupancy can be issued.  
Contact:  Chris Melton, 775.673.2253, CMelton@svgid.com  
 

Staff Comment on Required Findings 
WCC Section 110.810.30, 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 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 Sun Valley Area Plan. 

 Staff Comment:  The proposed dwelling is consistent with the Master Plan and the Sun 
Valley Area Plan upon issuance of a Special Use Permit. 

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 proposed single family dwelling has adequate utilities, access, 
drainage and facilities. 

3. Site Suitability.  That the site is physically suitable for a detached single family dwelling 
and for the intensity of such a development. 

 Staff Comment:  The site has historically been used as a residential property with 
manufactured home(s) and is suitable for this application. 

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:  An issuance of a special use permit will be in compliance with the 
Washoe County Development Code and will not do undue harm to the public, 
surrounding properties and area overall. 

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 near the proposed site. 

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 
WSUP19-0010 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 
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with conditions Special Use Permit Case Number WSUP19-0010 for Ron Bell, having made all five 
findings in accordance with Washoe County Code Section 110.810.30: 

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 a detached single family dwelling 
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. 

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed with 
the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is appealed 
to the Washoe County Board of County Commissioners, in which case the outcome of the appeal 
shall be determined by the Washoe County Board of County Commissioners.  Any appeal must be 
filed in writing with the  and Building Division within 10 calendar days from the date the written 
decision is filed with the Secretary to the Board of Adjustment and mailed to the applicant. 
 
 
Applicant/Owner Ron Bell  
  2390 Homestead Pl. 
  Reno, NV  89509 
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The project approved under Special Use Permit Case Number WSUP19-0010 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on June 
6, 2019. 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 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 Building Division.   

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 institution 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. 
 
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 Health District must be appealed to the District 
Board of Health. 
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• 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 Building Division 
1. The following conditions are requirements of Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact Name – Jacob Parker, (775) 328-3628, jparker@washoecounty.us 
a. 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. 

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

c. 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 Building Division. 

d. The following Operational Conditions shall be required for the life of the Single Family 
Dwelling: 

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

Washoe County Community Services Department (CSD) Water Rights 
2. The following condition is a requirement of the Water Rights Manager, which shall be 

responsible for determining compliance with this condition.  
Contact Name – Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us 
a. Applicant shall provide a will-serve letter in support of the proposed project or an 

acknowledgement letter from SVGID, the water supplier, indicating that sufficient water 
rights are available to the proposed project. 

Sun Valley General Improvement District 
3. The following condition is a requirement of the Sun Valley General Improvement District, 

which shall be responsible for determining compliance with this condition.  
Contact Name – Chris Melton, 775.673.2253, CMelton@washoecounty.us 
a. Compliance with applicable regulations and policies of the Sun Valley General 

Improvement District shall be required 

b. Sewer must be inspected by SVGID prior to Certificate of Occupancy.  

*** End of Conditions *** 
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OFFICIAL NOTICE OF PUBLIC HEARING 
 
DATE:  May 24, 2019 
 
You are hereby notified that the Washoe County Board of Adjustment will conduct a public hearing at the following 
time and location: 
 
 1:30 p.m., Thursday, June 6, 2019 
 County Commission Chambers, 1001 East Ninth Street, Reno, NV  89512  
 
Special Use Permit Case Number WSUP19-0010 (Bell Residence) – For possible action, hearing, and discussion 
to approve a special use permit for the replacement of a manufactured home with a ±1,760 square foot single family 
dwelling in a neighborhood commercial (NC) regulatory zone. 

• Applicant/Property Owner: Ron Bell 
• Location: 109 Grumpy Lane 
• APN: 085-230-52 
• Parcel Size: 6,863 sq. ft. 
• Master Plan: Commercial (C) 
• Regulatory Zone: Neighborhood Commercial (NC) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Authorized in Article 810, Special Use Permits 
• Commission District: 3 – Commissioner Jung 
• Staff: Jacob Parker, Planner 

Washoe County Community Services Department 
Planning and Building Division 

• Phone: 775.328.3628 
• E-mail: jparker@washoecounty.us 

As an owner of property in the vicinity, you are invited to present testimony relative to these matters. 
 

To access additional information about this item, please visit our website 
at www.washoecounty.us/csd/planning_and_development/, choose Boards and Commissions, then Board of 
Adjustment, Meetings, +2019.  Then click on the above referenced meeting date. 
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