WASHOE COUNTY

BOARD OF ADJUSTMENT
DRAFT Meeting Minutes

Board of Adjustment Members Thursday, July 3, 2025
Rob Pierce, Chair 1:30 p.m.
Patrick Caldwell
Kathie Julian Washoe County Administrative Complex
Peter Ghishan Commission Chambers
Leo A. Horishny 1001 East Ninth Street
Reno, NV
Secretary and available via
Trevor Lloyd Zoom Webinar

1. Determination of Quorum

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

Members Rob Pierce, Chair
Present: Patrick Caldwell
Kathie Julian (via Zoom)
Peter Ghishan
Leo A. Horishny
Members None
Absent:
Staff Present: Tim Evans, Planner, Planning and Building Division

Julee Olander, Planner, Planning and Building Division

Eric Young, Senior Planner, Planning and Building Division

Elizabeth Hickman, Deputy District Attorney, District Attorney’s Office
Adriana Albarran, Recording Secretary, Planning and Building Division
Brandon Roman, Recording Secretary, Planning and Building Division

2. Pledge of Allegiance
Member Ghishan led the pledge of allegiance.
3. Ethics Law Announcement and Instructions for Providing Public Comment via

Zoom/Telephone

Deputy District Attorney Elizabeth Hickman recited the Ethics Law standards and the
instructions for providing public comment via Zoom/Telephone.

Washoe County Community Services Department, Planning and Building Division
1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/csd/planning_and_development



. Appeal Procedure

Secretary Trevor Lloyd recited the appeal procedure for items heard before the Board of
Adjustment.

. Public Comment
There was no response to the request for public comment.

. Approval of the July 3, 2025 Agenda

In accordance with the Open Meeting Law, Member Ghishan moved to approve the
agenda of July 3, 2025. Member Horishny seconded the motion, which carried
unanimously.

. Approval of the June 5, 2025 Draft Minutes

Member Horishny moved to approve the minutes of June 5, 2025 as written. Member
Ghishan seconded the motion, which carried unanimously.

. Planning ltems

A. Resolution of Appreciation — Possible action to approve the resolution of
Appreciation of Service for Donald (Don) Christensen and to authorize the Chair to sign
the resolution on behalf of the Board of Adjustment.

Chair Pierce read the resolution. Mr. Christensen said he learned a lot during his time on
the Board of Adjustment.

. Public Hearing Items

A. Variance Case Number WPVAR25-0002 (Ellis) [For Possible Action] — For
hearing, discussion, and possible action to approve a variance to vary the fence height
along the side and rear property lines from six (6) feet to seven (7) feet for safety,
privacy, and security purposes.

e Applicant / Owner: Erin Ellis

e Location: 6850 Prestwick Circle

e APN: 051-132-20

e Parcel Size: 0.538 acres

e Master Plan: Suburban Residential

e Regulatory Zone: Medium Density Suburban (MDS)

e AreaPlan: Southeast Truckee Meadows

e Development Code: Authorized in Article 804, Variances

e Commission District: 4 — Commissioner Andriola

o Staff: Tim Evans, Planner
Washoe County Community Services Department
Planning and Building

e Phone: 775.328.2314

e E-mail: TEvans@washoecounty.gov
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Chair Pierce disclosed that he visited the subject property and spoke to the owner,
though he did not engage in any discussion other than hearing the owner's concerns
and plans to rectify those concerns. Member Ghishan made the same disclosure.

Planner Tim Evans conducted a slideshow presentation and reviewed slides with the
following titles: Vicinity Map; Request; Site Plan; Evaluation (5 slides); Reviewing
Agencies; Public Notice; Findings; and Possible Motion. He noted that three of the five
public comments were in favor of the project. One commenter originally opposed the
project before understanding it but later submitted a second public comment expressing
support for the project.

Dave Snelgrove with Bowman Consulting Group explained his involvement with the
project. He conducted a slideshow presentation and reviewed slides with the following
titles: Project Location/Shape; Coyote Access to Parcel; Request; Site Plan; Neighbor
Support Letters; Staff Analysis; Animal Control Attempt; News Article Front Page of
RGJ; Findings (4 slides); and Coyote Evidence (4 slides). He indicated the coyote
appears in the applicant's backyard three to five days a week, and the applicant installed
17 motion sensor cameras to try to capture what is happening in her yard.

Applicant Erin Ellis concluded the presentation by reviewing slides entitled Why This
Request Has Been Made and This is an extraordinary and exceptional situation... She
stated she wanted to keep her pet safe. She provided history of states where she lived
with abundant wildlife, but the frequency with which she encounters this coyote is
alarming. The coyote still appears even though the den has been blocked off, she noted.
Installing a 7-foot fence will prevent the coyote from jumping the fence with her dog in
its mouth, giving her time to rescue the dog should that happen.

Mr. Snelgrove reiterated that all adjacent neighbors have expressed support for the
taller fence, and this is not a special privilege. He felt it is reasonable for the applicant
to be able to use her backyard the way she thought she envisioned when she bought
the house. He urged the Board to approve the request.

In response to Member Horishny's questions, Mr. Snelgrove confirmed the equestrian
corridor is currently a clear access path. He illustrated how the equestrian easements
sometimes fall within properties on Prestwick Circle and sometimes on Piping Rock
Drive, pointing out that the path is split between properties to the west. Ms. Ellis
remarked that the trapper she hired was unable to trap the coyote for two months.

Member Caldwell brought up killing the coyote. Ms. Ellis said coyotes can be killed by
catching them, but she is unable to use a firearm where she lives.

Member Julian asked the applicant what she did to prevent the coyote from denning.
Ms. Ellis said she filled the den in with soil, rock, and screening, and plans to pull up the
deck and install patio pavers to prevent any animal from living there. Regarding the
potential use of coyote rollers, she said they would be useful on a seven-foot fence, but
not on a six-foot fence. She believed the seven-foot fence would work as a deterrent
without the need for roll bars.

There was no response to the call for public comment.
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Member Ghishan recalled other fence variance requests and expressed frustration that
this portion of code does not factor in different lot types. He believed the Board has the
latitude to consider the location of the surroundings when contemplating the variance
request, which he felt would constitute a special circumstance.

Chair Pierce agreed that the appellant's situation would be an exceptional situation, not
a special privilege. Should the request not be approved, he recommended exploring the
use of a roll bar. He favored approving the project.

Member Horishny pointed out the coyote could have adopted other yards as a home,
but it clearly has chosen the applicant's yard. Not only is the dog's safety a worthwhile
consideration, but he felt human safety is also an exceptional consideration. He noted
the applicant has done as much due diligence as she could, and he would support the
request. Member Caldwell asked about other homes in the area with seven-foot fences.
Ms. Ellis replied she was not aware of any. Member Caldwell stated homes in his
neighborhood that abut equestrian paths experience greater danger from coyotes than
those that do not. He said he was in favor of granting the variance.

Member Julian expressed concern about setting a precedent where homeowners,
particularly in Incline Village, all submit variance requests for seven-foot fences.
However, she agreed this is an exceptional situation, given that the applicant has
endeavored to fix the den while not killing the coyote.

Member Ghishan moved that Variance Case Number WPVAR25-0002 for Erin Ellis be
approved, having been able to make all four (4) required findings in accordance with
Washoe County Development Code Section 110.804.25. Chair Pierce seconded the
motion, which carried unanimously.

B. Variance Case Number WPVAR25-0003 (Hayden Garage Variance) [For
Possible Action] — For hearing, discussion, and possible action to approve a
variance for the front yard setback from 30 feet to 14, in order to construct a new 2-
car detached garage structure with living space below the garage and to bring an
existing residence into conformance with code.

e Applicant: Elise Fett & Associates, Ltd.

e Property Owner: Lizanich Hayden Family Trust

e Location: 446 State Route 28 Crystal Bay

e APN: 123-101-15

o Parcel Size: 0.901 acres

e Master Plan: Tahoe- Crystal Bay

e Regulatory Zone: Tahoe- Crystal Bay TA_CB

e Area Plan: Tahoe

e Development Code: Authorized in Article 804, Variances

e Commission District: 1 — Commissioner Hill

o Staff: Julee Olander, Planner
Washoe County Community Services Department
Planning and Building

e Phone: 775.328.3627

e E-mail: JOlander@washoecounty.gov

July 3, 2025, Washoe County Board of Adjustment Draft Meeting Minutes Page 4 of 9



Planner Julee Olander conducted a slideshow presentation and reviewed slides with
the following titles: Request; Vicinity Map; Overall Site Plan (2 slides); Elevations; Floor
Plans; Evaluation (2 slides); Requirement 1 & 2; Requirement 3; Noticing; Reviewing
Agencies; Findings; and Possible Motion.

Via Zoom, Applicant Elise Fett mentioned the original home has been there for more
than 60 years. This proposal seeks to enclose the existing entry walk and connect it to
a covered stairwell in the new garage structure. The garage cannot be placed further
back without creating issues driving into the garage or placing a roof on the structure.

Member Julian asked whether the current fence would remain the fence line after the
project is done. Ms. Fett confirmed the fence is at the property line, and that is where
the new fence will also be located, though the new fence will be shorter than the existing
fence at 4.5 feet.

Member Ghishan asked about the existence of a special use permit (SUP) since it this
property contains single-family residence.

There was no response to the call for public comment.

Regarding Member Ghishan's question, Secretary Trevor Lloyd believed an SUP would
be required, though he will double check that. He recommended proceeding with the
variance, and the applicant could bring it back for an SUP if necessary. The Tahoe Area
Plan is currently being amended with the SUP requirement likely to be eliminated
altogether. He expected the amendment process to be completed by the fall, though he
was unsure of the applicant's timeline.

Ms. Fett confirmed construction plans have not been submitted to the Tahoe Regional
Planning Agency (TRPA) yet, and the process could take at least three months at that
point. Should the variance be approved, she proposed having a concurrent review so
excavation could possibly begin in October, assuming TRPA is able to complete their
review within three months.

Member Ghishan pointed out the SUP matter is likely not within the Board's purview to
discuss, but he expressed support for the variance. Deputy District Attorney Elizabeth
Hickman noted the appellant would need to address any SUP issues if they are currently
required by code, even if that code is expected to be changed in the future.

Member Horishny moved that Variance Case Number WPVAR25-0003 for Lizanich
Hayden Family Trust be approved with the conditions of approval included as Exhibit A
for this matter, having made all four required findings in accordance with Washoe
County Development Code Section 110.804.25. Member Caldwell seconded the
motion, which carried unanimously.

C. Special Use Permit Case Number WSUP25-0010 (Black Rock Rentals and
Storage) [For Possible Action] — For hearing, discussion, and possible action to
approve a special use permit for the following use-types: Storage of Operable
Vehicles, Construction Sales and Services, and Equipment Repair and Sales. In
addition to requesting these use-types, the applicant is also requesting to waive
landscape requirements and to use an alternative screening method.

July 3, 2025, Washoe County Board of Adjustment Draft Meeting Minutes Page 5 of 9



e Applicant / Owner: Keith B. DeForest

Location: Parcel is located in Empire, NV, on the west side of
Highway 447, approximately one-quarter mile north of
the C Street intersection.

e APN: 071-120-09

o Parcel Size: 5.37 acres

e Master Plan: Commercial

e Regulatory Zone: General Commercial

e AreaPlan: High Desert

e Development Code: Authorized in Article 810, Special Use Permits

e Commission District: 5 - Commissioner Herman

o Staff: Eric Young, Senior Planner
Washoe County Community Services Department
Planning and Building

e Phone: 775.328.3613

e E-mail: EYoung@washoecounty.gov

Senior Planner Eric Young conducted a slideshow presentation and reviewed slides
with the following titles: Empire, Nevada...; Vicinity Map; Request; Existing Site
Condition; Site Plan — Small Scale; Alternative screening and landscaping (4 slides);
Concept Renderings for Alternative Screening (2 slides); Site Plan — Small Scale;
Concept Renderings for Alternative Screening; Evaluation; Proposed additional
Condition; Reviewing Agencies; Public Notice; Findings; and Possible Motion.

Mr. Young relayed that staff considers the proposed uses as consistent with neighboring
uses since they have been in operation but out of conformance for some time. The
bigger question is how to address alternative screening and landscaping. He mentioned
that the establishment of a commercial well is a significant barrier to development and
noted the term "sense of place" is often brought up at Gerlach and Empire community
meetings.

Mr. Young said all comments received in writing or at the neighborhood meeting were
in support of the request, highlighting the need for the uses proposed in this request.
No comments were received about the proposed screening. He added that this project
would be built along Washoe County's Art Trail, and he understood the applicant
expected to apply to become a part of the trail.

Member Ghishan inquired about the landscaping aspect of the proposal. Dave
Snelgrove with Bowman Consulting Group responded that the County informed him a
director's modification would not be needed as landscaping can be addressed through
the SUP. Secretary Trevor Lloyd confirmed the Board of Adjustment may vary the
standards through an SUP.

Mr. Snelgrove conducted a slideshow presentation and reviewed slides with the
following titles: Project Location; Master Plan & Zoning; Request Summary; Site Plan;
Site Cleanup — On-Going (2 slides); Conex Box Murals for Screening; Art Car Samples;
Photo Simulation; Other Examples of Art or Creative Screening; Screening Concept is
Consistent...; Condition Modification Request — 1j.v.; Conditions — General Comment;
and Continued Operation Request.
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Mr. Snelgrove spoke about the origin of the idea behind the proposed screening. He
noted the proposed paths would be meet the requirements for fire trucks to be able to
turn around. While he believed 18 months would be better, he felt the applicant could
work with a 12-month timeline. Because the Conex boxes would need to be able to
open, seven to ten feet of space might be needed between each box. He indicated the
applicant plans to use decomposed granite to surface the property if the Nevada
Department of Transportation does not require an impervious surface approach. He
said a member of the Gerlach General Improvement District (GID) told him the project
will not become a part of the GID or receive community sewer or water services.

Applicant Keith DeForest requested that he be able to continue operations while trying
to meet the conditions imposed on the project.

Member Horishny asked about utility services for the on-site office. Mr. Snelgrove
replied the site has two 3,000-gallon non-potable water tanks, which will be fitted with
appropriate attachments so they can be utilized by the fire department in an emergency.
He reviewed the lengthy SUP process, adding that the applicant has been fined for code
enforcement violations. He felt the Code needs to have an element of reasonableness
to it. Mr. DeForest said the primary purpose of the building permit was for an office for
his company Black Rock Rentals, along with a handicapped bathroom and parking
space. Mr. Young clarified that a structure is needed for a business license, even though
not all the uses on the property require SUPs.

Member Caldwell asked whether the Board is to decide on the applicant's continued
operation. Mr. DeForest responded that his business is seasonal based on Burning
Man, and he would need to be operational to stay in business. Mr. Young said the SUP
will remedy potential code violations for the length of time it will take to meet all
conditions. The applicant's request is for the SUP to grant approval of the business
license and give him time to come into compliance with the conditions, and he did not
see a reason to deny that request. Because business licenses are renewed every year,
the applicant would only have a year to come into compliance anyway, because staff
would deny his business license renewal if the property were not in conformance at that
time. Mr. Lloyd added that the process undertaken by the applicant is the mechanism
through which to come into compliance. Deputy District Attorney Elizabeth Hickman
reminded the Board that must determine whether to deny or approve the SUP.

On the call for public comment, Ms. Elisabeth Gambrell agreed via Zoom that typical
screening methods tend to get destroyed in high winds, and she thought this visual
screening would bring more tourism. She supported the project, hoping this would
encourage others to use more artistic screening.

Via Zoom, Ms. Tina Walters expressed support for approval of the SUP, saying she
approved of the murals and of small businesses in general.

Mr. Russell Bierle spoke via Zoom in favor of approval of the SUP. He concurred that
any interruption to Mr. DeForest's operations could be catastrophic to his business.

Via Zoom, Mr. David added his full support for the project.
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Ms. Christina DeForest, the applicant's daughter, said via Zoom that she felt the
muraled containers would bring more life to the area while maintaining the natural
beauty of the landscape.

Ms. Tammy Sparks, Mr. DeForest's sister, said she sold the land to him, and he has
been doing a great job cleaning up the mess she left him. She urged the Board to
approve the item.

Regarding access, Mr. DeForest confirmed that most of the Conex boxes have access
at the ends, though he has installed roll-up doors on some of them. Chair Pierce
expressed concern about visible gaps in the screening as well as the inability to fit large
equipment like forklifts in the boxes without creating even larger gaps. He suggested
putting the Conex boxes on an angle to remedy both issues. Mr. Young opined that the
boxes would not need to look exactly as rendered as long as they were substantially in
compliance with the proposed plan. Chair Pierce said he would not make his suggestion
a condition but wanted the applicant to consider it, as he felt it would also make storage
simpler.

Mr. Young discussed some of the concerns regarding the use of chain-link fencing with
vinyl slats, including long-term maintenance and the tendency for the slats to deteriorate
due to sunshine where they could result in code enforcement complaints. While that
type of screening meets code requirements, it is not an optimal solution. Chair Pierce
opined the painted Conex boxes were a great solution.

Member Caldwell inquired whether the appellant envisions having rental spaces on site.
Mr. DeForest said customers currently rent space to leave art cars, recreational
vehicles, and campers throughout the year. Customers do not inhabit those vehicles,
though.

Member Horishny asked about the origins of the proposed Conex boxes, noting the
plans show 11 containers spanning the property line. Mr. DeForest responded he
currently owns three 40-foot Conex boxes, four more are stored on his property, and
another customer indicated he wanted to store an additional four there. He has the
potential to get as many containers as he needs, and artistic pieces like a train will be
used as breaks between the boxes. Mr. Young stated the current plan articulates the
number of feet of Conex boxes before artistic elements are needed.

Responding to additional Board Member questions, Mr. DeForest said the Conex boxes
are usually picked up to go to Burning Man and are gone for about one week. He
acknowledged there will be a short time when some of the Conex boxes will not be there
to provide screening. Mr. Young anticipated that there will be times when Conex boxes
are taken away and replaced by other boxes. The plan calls for the rotation of boxes
and artistic pieces. He said staff would not permit two- to three-week periods without
screening, but he also admitted that code enforcement officials will not likely be sent out
during Burning Man to examine the screening unless a complaint is submitted.

Member Ghishan requested clarification about the conditions discussed in the
presentation. Mr. Snelgrove said conditions 2f, 2g, and 2h are clearly not applicable to
this project, and he felt they should have been included. He contested that the applicant
did not need to meet those. Regarding staff's extra condition, 1j.v, he agreed that staff's
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recommendation of one year to meet the conditions makes sense given the appellant's
need to renew his business permit. Mr. Young suggested adding condition 1j.v. to the
motion. He noted conditions 2f through 2h can be removed if they do not apply, though
he saw no harm in leaving them in either. He confirmed that the existing water tanks
satisfy public health requirements.

Member Ghishan moved that Special Use Permit Case Number WSUP25-0010 for
Keith DeForest be approved with the conditions contained in Exhibit A to this matter as
well as the special condition shown on slide 16 of staff's presentation, having made all
required findings in accordance with Washoe County Code Section 110.810.30.
Member Horishny seconded the motion, which carried unanimously.
9. Chair and Board Items
A. Future Agenda Items
There were none.
B. Requests for Information from Staff
No requests were made, but Chair Pierce welcomed Member Caldwell to the Board.
10. Director’s and Legal Counsel’s Items
A. Report on Previous Board of Adjustment ltems
There were none.
B. Legal Information and Updates
There were none.
11. Public Comment
There was no response to the call for public comment.

12. Adjournment
The meeting adjourned at 1:53 p.m.

Respectfully submitted by Derek Sonderfan, Independent Contractor

Approved by Board in Session on August 7, 2025

Trevor Lloyd
Secretary of the Board of Adjustment
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