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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: 

�x Change in operating hours 
�x Physical expansion  
�x Extend the expiration date of the discretionary permit 
�x 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 subject property has a low density suburban (LDS) regulatory zone.  The proposed 
fire station, which is classified as a safety services use type, is permitted in the LDS 
regulatory zone with a special use permit per WCC 110.302.05.2.  

The conditions of approval for Amendment of Conditions Case Number WAC25-0013 is 
attached to this staff report and will be included with the amended action order.   
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Site Plan 
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Background and Evaluation of Amendment Request 

On July 6, 2023, the Washoe County Board of Adjustment approved Special Use Permit 
Case Number WSUP23-0011(TMFPD Washoe Valley). The proposal was for a single-
story building that is approximately 11,700 square feet in size and includes an apparatus 
bay with front and back aprons, crew quarters to house 6 fire crew, 7,500 square feet of 
ancillary storage buildings, public and staff parking, and trash and green waste collection 
areas. The special use permit also included grading of 900 cubic yards of cut, and 2,000 
cubic yards of import, with a total disturbance of 87,400 square feet.  

The applicant has indicated that the project remains as originally designed; however, 
progress has been delayed due to funding-related issues. The request before the Board 
of Adjustment is to extend the expiration date of the existing Special Use Permit for 4 
additional years, from July 7, 2025, to July 7, 2029. There have been no updates related 
to the site plan, floor plans, or elevations; and per the applicant, the building and site plans 
submitted with the original special use permit remain current.  

The applicant notes that Truckee Meadows Fire Protection District has historically 
constructed fire stations using standardized building designs, as seen with Fire Stations 
36, 42, and 45. The same approach was proposed for Fire Stations 32 and 35, with 
identical building and site plans except for differences in the water source and the fire 
sprinkler water supply tank. Fire Station 35, located at 21233 W. Reno Technology 
Parkway (APN: 084-191-10), is currently under construction using this same building and 
site plan. Due to this, the applicant has requested that the originally submitted plans be 
referenced for this application. 

The applicant states that when design work for the facility began more than five years 
ago, the projected construction cost was estimated to be under $10 million. This estimate 
was based on the cost of constructing Fire Station 33, located at 470 Foothill Road (APN: 
044-300-27), and the projected costs for the submitted design at that time. The applicant 
states that construction costs in the Truckee Meadows area have since increased, citing 
Fire Station 35, currently under construction, with a contract cost of approximately $16.3 
million.  

The applicant further indicates that operational costs for Truckee Meadows Fire 
Protection District have also risen over the same period. Examples provided include 
increased costs for energy, fuel, wages, and steel; with steel directly impacting the 
expenses related to replacing fire apparatus. The applicant notes that a Type 1 structural 
fire engine cost approximately $384,000 in 2008 and approximately $1.1 million in 2023. 

The applicant states that revenues have not increased at the same rate as costs. Property 
tax increases in the District are capped at 3% annually for residential parcels and 8% for 
commercial parcels. The applicant reports that the majority of the District’s tax revenue is 
derived from residential parcels. Consolidated sales tax (C-Tax) revenues have shown a 
recent slight increase following prior periods of decline. The applicant also reports that 
the District did pursue supplemental funding sources, including grants, loans, and 
partnerships. According to the applicant, grant applications were unsuccessful, 
partnerships did not proceed due to other entities shifting priorities or experiencing project 
delays, and although several loans were approved, the District determined it could not 
sustain the loan payments due to increased operational costs. 
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The applicant is requesting to amend the original conditions of approval in item 1(c) to 
read as follows:  

The applicant shall submit construction plans, with all information 
necessary for comprehensive review by Washoe County and building 
permits shall be issued by July 7, 2029. The applicant shall complete 
construction within the time specified by the building permits.  

County staff is supportive of this extension of time request.  

Reviewing Agencies  

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

 

All conditions required by the contacted agencies can be found in Exhibit A, Conditions 
of Approval.  

Recommendation 

After a thorough review and analysis, Amendment of Conditions Case Number 
WAC25-0013 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 Amendment of Conditions Case Number WAC25-0013 for Truckee 
Meadows Fire Protection District, with the conditions included as Exhibit A to this matter, 
having made all five findings in accordance with Washoe County Code Section 
110.810.30:  

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

(b) Improvements.  That adequate utilities, roadway improvements, sanitation, 
water supply, drainage, and other necessary facilities have been provided, 
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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; 

(c) Site Suitability.  That the site is physically suitable for a safety services use 
type, and for the intensity of such a development; 

(d) 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;  

(e) 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 Planning Commission and mailed to the applicant(s), 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 Planning and 
Building Division within 10 calendar days from the date the written decision is filed with 
the Secretary to the Planning Commission and mailed to the applicant(s). 
 

Applicant / Property Owner: Truckee Meadows Fire Protection District 
   Jay Cwiak; jcwiak@tmfpd.us  
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Amended Conditions of Approval 
Amendment of Conditions Case Number WAC25-0013 
For Special Use Permit Case Number WSUP23-0011 

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

www.washoecounty.gov/csd/planning_and_development 

The project approved under Amendment of Conditions Case Number WAC25-0013 for 
Special Use Permit Case Number WSUP23-0011 shall be carried out in accordance 
with the Amended Conditions of Approval granted by the Board of Adjustment on 
September 4, 2025. 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, and neither these conditions nor the 
approval by the County of this project/use override or negate any other applicable 
restrictions on uses or development on the property. 

Unless otherwise specified, all conditions related to the amendment of conditions 
approval regarding the 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 amended conditions of approval related to the 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 amended conditions imposed regarding the approved Special 
Use Permit may result in the initiation of revocation procedures.   

Washoe County reserves the right to review and revise the amended 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 Northern Nevada Public
Health (NNPH), has jurisdiction over public health matters.  Any
conditions set by NNPH must be appealed to the District Board of
Health.

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

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

Contact Name – Chris Bronczyk, Senior Planner, 775.328.3612,
cbronczyk@washoecounty.gov

a. The applicant shall attach a copy of the action order approving this project to all
permits and applications (including building permits) applied for as part of this
special use permit.

b. The applicant shall include a condition response memorandum with each
subsequent permit application. That memorandum shall list each condition of
approval, shall provide a narrative describing how each condition has been
complied with, and the location of the information showing compliance with each
condition within the improvement plan set that has been submitted.

c. The applicant shall submit construction plans, with all information
necessary for comprehensive review by Washoe County and building
permits shall be issued by July 7, 2029. The applicant shall complete
construction within the time specified by the building permits.

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

NOTE 

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at 
the specific site and the Sheriff’s Office as well as the State 
Historic Preservation Office of the Department of Conservation 
and Natural Resources shall be immediately notified per NRS 
383.170. 

e. Construction activities shall be limited to the hours between 7am to 7pm, Monday
through Saturday only.  Any construction machinery activity or any noise
associated with the construction activity are also limited to these hours.

Washoe County Parks and Open Space 
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2. The following conditions are requirements of the Planning and Building Division,
which shall be responsible for determining compliance with these conditions.

Contact Name – Faye-Marie Pekar, Parks Planner, 775.328.3623,
fpekar@washoecounty.gov

a. Should any earthen materials need be imported to the site, they shall be

“certified weed free” to prevent the spread of noxious and invasive weeds.

b. The project shall comply with Washoe County Code Section 110.412.67,

Revegetation

Washoe County Engineering and Capital Projects 

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

GENERAL CONDITIONS 
Contact Information: Robert Wimer, P.E.  (775) 328-2059 

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. For construction areas larger than 1 acre, the developer shall obtain from the
Nevada Division of Environmental Protection a Stormwater Discharge Permit or
Waiver for construction and submit a copy to the Engineering Division prior to
issuance of a grading permit.

c. For construction areas larger than 1 acre, the developer shall complete and
submit the Construction Permit Submittal 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 $2,000/acre of disturbed area shall be provided to the
Engineering Division prior to any grading.

e. All disturbed areas left undeveloped for more than 30 days shall be treated with a
dust palliative. Disturbed areas left undeveloped for more than 45 days shall be
revegetated. Methods and seed mix must be approved by the County Engineer
with technical assistance from the Washoe-Storey Conservation District. The
applicant shall submit a revegetation plan to the Washoe-Storey Conservation
District for review.

f. Complete a Reversion of Acreage on the associated parcels and abandon
conflicting easements prior to the issuance of a grading permit/building permit.
Washoe County Engineering shall determine compliance with this condition.
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g. The Landscape Plans and Civil Plans are showing the leach field and backup
leach field reversed with respect to each set of plans; the plans should be
coordinated to show the leach field and backup leach field consistent with each
other.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 

Contact Information: Robert Wimer, P.E.  (775) 328-2059 

h. The following note shall be added to the construction drawings; “All properties,
regardless if they are located within or outside of a FEMA designated flood zone,
may be subject to flooding.  The property owner is required to maintain all
drainage easements and natural drainages and not perform or allow unpermitted
and unapproved modifications to the property that may have detrimental impacts
to surrounding properties.”

i. Comply with Washoe County Code 416 based on the latest FEMA flood maps
available at the time of building/grading permit issuance.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 

Contact Information: Mitch Fink, (775) 328-2050 

j. An approved encroachment permit shall be obtained from the Nevada
Department of Transportation (NDOT), for access to, from, or under roads and
highways maintained by NDOT and a copy of said permit sent to the Engineering
Division.

k. Provide installation of an advanced active warning system (Emergency Vehicle
sign W11-8 with beacons or approved equal) on Highway 395 in accordance with
the recommendations of the project Traffic Impact Study and NDOT approval.

UTILITIES (County Code 422 & Sewer Ordinance) 

Contact Information: Katrina Pascual, (775) 954-7352 

l. No Conditions.

Truckee Meadows Fire Protection District 

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

Contact Name – Dale Way, Fire Chief, dway@tmfpd.us

a. This project shall meet and comply with all requirements of currently adopted
TMFPD fire codes, ordinances, and standards at the time of construction to
include infrastructure for fire apparatus access roads and water supply.
https://tmfpd.us/fire-code/

Northern Nevada Public Health- Environmental 

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

Contact Name:  James English, Environmental Health Specialist Supervisor, 
775. 328.2610, jenglish@washoecounty.gov

a. The WCHD has reviewed the above referenced project and has no objections to
the approval of the application as submitted for grading, soil import and to modify
screening standards.

b. It is noted the subject parcel will be served by a community water system and
onsite sewage disposal system. The onsite sewage disposal system will have to
be submitted to and approved by the Nevada Division of Environmental
Protection

c. If the special use permit application is approved, all future building permits and
plans must be submitted to the WCHD for review and approval.

Washoe County Water Rights Coordinator 

6. The following conditions are requirements of the Water Rights Coordinator, which
shall be responsible for determining compliance with these conditions.

Contact Name – Timber Weiss, P.E., 775.954.4626 , tweiss@washoecounty.gov

a. The application states water service will be provided from the Truckee Meadows
Water Authority (TMWA).  The applicant shall provide a letter of
acknowledgement from TMWA which will indicate the adequacy of water rights to
support the project. Please upload this document to the building permit for this
structure.

b. TMWA may require additional water rights, or if there are sufficient water rights to
support the project, TMWA will simply issue a letter indicating no additional water
rights are necessary.

*** End of Amended Conditions *** 
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Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-2040   |   F: (775) 328-3699   |   washoecounty.gov 

Date: July 27, 2025 

To: Chris Bronczyk, Senior Planner 

From: Janelle K. Thomas, P.E., Senior Licensed Engineer 
Robert Wimer, P.E., Licensed Engineer 

Re: Amendment of Conditions Case WAC25-0013 for WSUP23-0011 
APN: 050-220-70 

GENERAL COMMENTS 
Washoe County Engineering staff have reviewed the above referenced application.  The 
Amendment of Conditions case is to amend the conditions for Special Use Permit Case Number 
WSUP23-0011 to extend the expiration date by four additional years from July 7, 2025, to July 7, 
2029. The Engineering and Capital Projects Division recommends approval with no additional 
comments or conditions of approval based upon our review of the site and the application 
prepared by the property owner. 
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Engineering and Capital Projects 

Date: July 16, 2025 

To: Chris Bronczyk, Senior Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: Amendment of Conditions Case Number WAC25-0013 (TMFPD AoC) for 
WSUP23-0011 

GENERAL PROJECT DISCUSSION 

For hearing, discussion, and possible action to approve an amendment of conditions for 
Special Use Permit Case Number WSUP23-001 to give a 4 year extension of time.  

The Community Services Department (CSD) recommends approval of this project 
with the following Water Rights conditions: 

There are no water rights conditions for this amendment. 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-
 
2040   |   F: (775) 328-3699   |   washoecounty.gov 
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ENVIRONMENTAL HEALTH SERVICES 

1001 East Ninth Street I  Reno, Nevada 89512 

775-328-2434   I  Fax: 775-328-6176   I  www.nnph.org 

Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

July 29, 2025 

Washoe County Community Services 
Planning and Development Division 

RE: TMFD AoC for WSUP23-0011; 050-2200-70 
Amendment of Conditions Case; WAC25-0013 

Dear Washoe County Staff: 

The following conditions are requirements of Northern Nevada Public Health (NNPH), 
Environmental Health Division, (EHS) which shall be responsible for determining compliance with 
these conditions.  

Contact Name – James English - jenglish@washoecounty.us 

a) Condition #1:  EHS has reviewed the application and has no concerns amending the
conditions and allowing the four year extension of time.

b) Condition #2:  All other conditions placed on WSUP23-0011 are still applicable.

c) If the application is approved, all future building permits must be routed to EHS for review and
subsequent approval.

If you have any questions or would like clarification regarding the foregoing, please contact James 
English, EHS Supervisor at jenglish@washoecounty.us regarding all NNPH comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Environmental Health Services 
Northern Nevada Public Health 
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From: Way, Dale
To: Bronczyk, Christopher
Subject: WAC25-0013 (TMFPD AoC) for WSUP23-0011 - Amendment of Conditions
Date: Wednesday, July 16, 2025 1:03:01 PM

Chris,
 
TMFPD has no additional specific comments related to this amendment request.
 
Thank you.
 
Dale Way 
Deputy Fire Chief – Fire Marshal | Truckee Meadows Fire & Rescue 
dway@tmfpd.us | Office: 775.326.6000
3663 Barron Wy, Reno, NV 89511 
 

”Committed to excellence, service, and the protection of life and property in our community” 
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This Message Is From an External Sender
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

     Report Suspicious     ‌

From: COOPER, CLIFFORD E
To: Bronczyk, Christopher
Subject: WAC25-0013 WSUP23-0011 Truckee Meadows Fire Protection District
Date: Thursday, July 24, 2025 7:47:58 AM

Chris, 
AT&T does not have any adverse comments for this application.
Thanks, 

CLIFF COOPER
SR SPECIALIST-OSP DESIGN ENGINEER
AT&T NEVADA
1375 Capital Blvd rm 115
Reno, NV  89502
ROW Office: 775-453-7578
Cell: 775-200-6015
Email: cc2132@att.com
TEXTING and DRIVING…It Can Wait
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From: Program, EMS
To: Bronczyk, Christopher
Cc: Program, EMS
Subject: FW: July Agency Review Memo I - Amendment of Conditions Case Number WAC25-0013 (TMFPD AoC) for

WSUP23-0011
Date: Wednesday, July 16, 2025 9:51:27 AM
Attachments: July Agency Review Memo I.pdf

image001.png
image002.png
image003.png
image004.png
image005.png
image006.png
image007.png
image008.png
image009.png
image010.png
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Good Morning,

The EMS Program has reviewed the July Agency Review Memo I - Amendment of
Conditions Case Number WAC25-0013 (TMFPD AoC) for WSUP23-0011, and has no
concerns or questions at this time based on the information provided. 

Thank you

April Miller
Sr. Office Specialist
Population Health Division

O: 775-326-6049
1001 E Ninth St. Bldg. B Reno, NV 89512

NNPH.org
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Planning Division 
 


1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-6100   |   F: (775) 328-6133   |   washoecounty.gov 
 


Application Review Memorandum I 


 


 
 
 
 
 
 
To: Reviewing Agencies 


Subject: Review of Applications Submitted July 2025 – Memo I 


From: Planning and Building Division 
Community Services Department 


 
____________________________________________________________________________ 


 


Agency Review Process 


Each project application received through the Planning and Building Division is sent to applicable 
agencies for review and analysis.  Each agency is responsible for providing comments and/or 
conditions for the applications to the Planning and Building Division.  Relevant agency comments will 
be included in the staff report and agency conditions will be incorporated as Conditions of Approval. 


Comments and Conditions are requested according to the above-noted schedule and may be submitted 
to the staff planner listed for each case. 


Project Descriptions:  Project descriptions are provided below with links to the applications, or you 
may visit the Planning and Building Division Applications’ website and choose the correct Commission 
District page:  www.washoecounty.gov/planning/applications 


 


1. Amendment of Conditions Case Number WAC25-0013 (TMFPD AoC) for WSUP23-0011 – 
For hearing, discussion, and possible action to approve an amendment of conditions for Special 
Use Permit Case Number WSUP23-001 to give a 4 year extension of time. 


 
• Applicant / Property Owner: Truckee Meadows Fire Protection District 


• Location: 340 US Highway 395 S 


• Assessor’s Parcel Number(s): 050-220-70 


• Parcel Size: 5.985 acres 


• Master Plan Category: Suburban Residential (SR)  


• Regulatory Zone: Low Density Suburban (LDS) 


Agency Comments and Conditions Due as Follows: 
 


#1 – #5 – Agency Comments and Conditions Due – July 24, 2025 
#6 – #7 – Agency Comments and Conditions Due – August 1, 2025 


The following case is tentatively scheduled to be heard by  


#1 – Board of Adjustment – September 4, 2025 



file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2025/Files/WAC25-0013_TMFPDAC_app.pdf





Page 2 of 5 


 


1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-6100   |   F: (775) 328-6133   |   washoecounty.gov 
 


• Area Plan: South Valleys 


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


• Commission District: 2 – Commissioner Clark 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612 


• E-mail: CBronczyk@washoecounty.gov  


 


2. Amendment of Conditions Case Number WAC25-0015 (Team Yriarte) for WSUP23-0034 – 
For hearing, discussion, and possible action to approve an amendment of conditions for Special 
Use Permit WSUP23-0034 for a commercial stable to not require a permanent bathroom and 
commercial septic system, as well as allow for a 3-year period for completion of the special use 
permit conditions. 


 
• Applicant / Property Owner: Daniel and Katherine Yriarte 


• Location: 23950 Fetlock Drive, Reno, NV 89508 


• Assessor’s Parcel Number(s): 078-302-23 


• Parcel Size: 12.29 acres 


• Master Plan Category: Rural Residential 


• Regulatory Zone: Low Density Rural 


• Area Plan: North Valleys 


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


• Commission District: 5 – Commissioner Herman 


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


• Phone: 775-328-2314 


• E-mail: TEvans@washoecounty.gov  


 


3. Variance Case Number WPVAR25-0006 (Marcotte Funicular) - For hearing, discussion, and 
possible action to approve a variance for side yard setback from 8 feet to 1'5" wide for the 
installation of the track for the funicular. 


 
• Applicant / Property Owner: Rene & Margaret Marcotte Family Trust 


• Location: 552 Gonowabie Road 


The following case is tentatively scheduled to be heard by  


#2 – Board of Adjustment – September 4, 2025 


The following case is tentatively scheduled to be heard by  


#3 – Board of Adjustment – September 4, 2025 



mailto:CBronczyk@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2025/Files/WAC25-0015_WSUP23-0034_app.pdf

mailto:TEvans@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2025/Files/WPVAR25-0006_Marcotte_app.pdf
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• Assessor’s Parcel Number(s): 123-101-06 


• Parcel Size: .564 acres 


• Master Plan Category: Crystal Bay 


• Regulatory Zone: TA_CB 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 804, Variances 


• Commission District: 1 – Commissioner Hill 


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


• Phone: 775-328-3627 


• E-mail: JOlander@washoecounty.gov  


 


4. Special Use Permit Case Number WSUP25-0013 (Sanctuary of God Church) - For hearing, 
discussion, and possible action to approve a special use permit for a religious assembly use to 
allow the construction of a 15,000-square-foot single-story church which would include 
approximately 9,000 square feet of worship/assembly space (sanctuary, stage, and circulation) 
and 6,000 square feet of support areas, such as classrooms, offices, restrooms, and foyer. The 
project would also include a parking area for 154 parking spaces, utility infrastructure, and site 
grading in the amount of 18,000 cubic yards. 


 
• Applicant: Sierra Builders of Nevada  


• Property Owner: Abner and Manuel Lopez 


• Location: 3485 Rolling Ridge Road 


• Assessor’s Parcel Number(s): 085-512-32 


• Parcel Size: 5.003 acres 


• Master Plan Category: Suburban Residential 


• Regulatory Zone: Low Density Suburban (LDS) 


• Area Plan: North Valleys 


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


• Commission District: 5 – Commissioner Herman 


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


• Phone: 775-328-3613 


• E-mail: EYoung@washoecounty.gov  


 
 


The following case is tentatively scheduled to be heard by  


#4 – Board of Adjustment – September 4, 2025 



mailto:JOlander@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2025/Files/WSUP25-0013_SanctuaryChurch_app.pdf

mailto:EYoung@washoecounty.gov
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5. Special Use Permit Case Number WSUP25-0015 (Incline Village Nursery School) - For 
hearing, discussion, and possible action to approve a special use permit for a day care center per 
Washoe County Code 110.220.145.  For the purpose of establishing a pre-school for up to 15 
children, Monday – Friday 8:45am – 1:45pm and closed during summer months. 


 
• Applicant: Incline Village Nursery School 


• Property Owner: Swanson Family Trust 


• Location: 924 Incline Way, Suite I 


• Assessor’s Parcel Number(s): 132-431-07 


• Parcel Size: 0.026 acres 


• Master Plan Category: Incline Village Commercial 


• Regulatory Zone: TA_IVC 


• Area Plan: Tahoe 


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


• Commission District: 1 – Commissioner Hill 


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


• Phone: 775-328-3627 


• E-mail: JOlander@washoecount.gov  


 


6. Tentative Parcel Map Case Number WTPM25-0009 (100 Malcolm PM) - For hearing, 
discussion, and possible action to approve a tentative parcel map dividing a 3.54 acre parcel into 
2 parcels, of 3.08 acres and 17,773 acres. 


 
• Applicant: Wood Rodgers 


• Property Owner: Hero Land Holdings LLC 


• Location: 100 Malcolm Ave 


• Assessor’s Parcel Number(s): 082-262-21 


• Parcel Size: 3.54 acres 


• Master Plan Category: Suburban Residential 


• Regulatory Zone: Medium Density Suburban (MDS) 


• Area Plan: North Valleys 


• Development Code: Authorized in Article 606, Parcel Maps 


• Commission District: 5 – Commissioner Herman 


The following case is tentatively scheduled to be heard by  


#5 – Board of Adjustment – September 4, 2025 


The following case is tentatively scheduled to be heard by  


#6 – Parcel Map Review Committee – September 11, 2025 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2025/Files/WSUP25-0015_IVNursery_app.pdf

mailto:JOlander@washoecount.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2025/Files/WTPM25-0009_100Malcom_app.pdf
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• Staff: Kat Oakley, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3628 


• E-mail: KOakley@washoecounty.gov  


 


7. Tentative Parcel Map Case Number WTPM25-0010 (250 Village) - For hearing, discussion, and 
possible action to approve a tentative parcel map dividing a 35,980-sf parcel into 3 airspace 
condominiums with a 23,879-sf common area parcel. 


 
• Applicant: GilanFarr Architecture 


• Property Owner: Hodnefield Community Property Trust 


• Location: 250 Village Boulevard 


• Assessor’s Parcel Number(s): 132-232-01 


• Parcel Size: 35,980-sf 


• Master Plan Category: Commercial 


• Regulatory Zone: Tahoe – Incline Village Commercial (Ta_IVC) 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 606, Parcel Maps 


• Commission District: 1 – Commissioner Hill 


• Staff: Courtney Weiche, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3608 


• E-mail: CWeiche@washoecounty.gov  


 


The following case is tentatively scheduled to be heard by  


#7 – Board of Adjustment – September 11, 2025 



mailto:KOakley@washoecounty.gov

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2025/Files/WTPM25-0010_250Village_app.pdf

mailto:CWeiche@washoecounty.gov
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Click here to take our customer satisfaction survey





From: Pekar, Faye-Marie
To: Bronczyk, Christopher
Subject: Time Extension Request for WAC25-0013 (TMFPD AoC) for WSUP23-0011
Date: Friday, July 18, 2025 4:42:55 PM
Attachments: Outlook-xt5upsv4.png

Outlook-acgytfq5.png
Outlook-tzhk0cpn.png
Outlook-til03cnn.png
Outlook-t0mq1y4s.png

Hi Chris, 

I have reviewed WAC25-0013 (TMFPD AoC) for WSUP23-0011, if approved would allow
for a time extension for the project. 

I do not have any comments from Parks, and support the approval for the time extension
request. 

Thank you, 

Faye-Marie L. Pekar, MPA, CPRP
Park Planner
Community Services Department | Regional Parks and Open Space
fpekar@washoecounty.gov | 775.328.3623
1001 East Ninth Street, Reno, NV 89512

Have some kudos to share about a Community Services Department employee or experience?
Submit a nomination for a Washoe Star by clicking this link: WASHOE STAR
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mailto:FPekar@washoecounty.gov
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mailto:fpekar@washoecounty.gov
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https://twitter.com/washoecounty
https://www.facebook.com/washoecounty
https://www.washoecounty.gov/
https://forms.office.com/pages/responsepage.aspx?id=YBuioiVW_kOlWlL14RHXHHgpj_Fuz5VOk0XM4bRHgk5UMDhZMFlXVTVGM1E5SllIUU85TVFaUlRZOS4u






















Public Notice Map 

Pursuant to Washoe County Code Section 110.810.25 public notification consists of 

notification by mail of at least 30 separate property owners within a minimum 500-foot 

radius of the subject property.  This proposal was noticed within a 600-foot radius of the 

subject property, noticing 38 separate property owners.   

Notice Map 
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Planning Division

1001 E. 9th Street Reno, NV 89512  |  P: (775) 328-6100  |  F: (775) 328-6133  |  washoecounty.gov

Board of Adjustment Action Order
Special Use Permit Case Number WSUP23-0011 (TMFPD Washoe Valley)

Decision: Approval with Conditions
Decision Date: July 6, 2023
Mailing/Filing Date: July 7, 2023
Property Owner: Truckee Meadows Fire Protection District
Staff Planner: Chris Bronczyk, Senior Planner 

Phone: 775.328.3612
E-Mail: cbronczyk@washoecounty.gov

Special Use Permit Case Number WSUP23-0011 (TMFPD Washoe Valley)– For hearing, 
discussion, and possible action to approve a special use permit for a fire station for the Truckee 
Meadows Fire Protection District (TMFPD) be developed on parcels with a regulatory zone of Low 
Density Suburban (LDS), and includes associated grading of 900 cy cut and fill, 2,000 cy of import, 
and a total disturbance area of 87,400 sf. The application also includes a request to modify 
screening standards.

Applicant / Property 
Owner:

Truckee Meadows Fire Protection District

Location: 0 White Pelican Road
APN: 050-220-61; 050-220-62; 050-220-63; 050-220-64; 050-220-65;

050-220-66
Parcel Size: All parcels are approximately 1 acre.
Master Plan: Suburban Residential (SR)
Regulatory Zone: Low Density Suburban (LDS)
Area Plan: South Valleys
Development Code: Authorized in Article 810, Special Use Permits
Commission District: 2 – Commissioner Clark

Notice is hereby given that the Washoe County Board of Adjustment granted approval with 
conditions for the above referenced case number based on the findings in accordance with 
Washoe County Development Code Article 810, Special Use Permits.  If no appeals have been 
filed within 10 calendar days from the Mailing/Filing Date shown on this Action Order, the approval 
by the Washoe County Board of Adjustment is final.  If filed, an appeal stays any further action on 
the decision until final resolution of the appeal.  An appeal shall be filed in accordance with the 
provisions found in Article 912 of the Washoe County Development Code. The action was based 
on the following findings in accordance with Washoe County Code Section 110.810.30 and South 
Valleys Area Plan Policy SV.2.16 and SV.18.3:

(a) 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;

WAC25-0013 
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To: 
Subject: 

Truckee Meadows Fire Protection District 
WSUP23-0011 

Mailing Date: July 7, 2023 
Page: Page 2 of 3 

(b) 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;

(c) Site Suitability. That the site is physically suitable for a safety services use type,
and for the intensity of such a development;

(d) 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;

(e) 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 required South Valleys Area Plan Findings: 

(f) SV.2.16: The approval of all special use permits and administrative permits must
include a finding that the community character as described in the Character
Statement can be adequately conserved through mitigation of any identified
potential negative impacts.

(g) SV.18.3: The granting of special use permits in the South Valleys must be
accompanied by a finding that no significant degradation of air quality will occur as
a result of the permit. As necessary, conditions may be placed on special use
permits to ensure no significant degradation of air quality will occur. The
Department of Community Development will seek the advice and input of the Air
Quality Division of the Department of Health in the implementation of this policy.

This Action Order is issued subject to the attached conditions and Washoe County development 
standards. Please contact the planner assigned to your project at the above-referenced phone 
number within 7 days of receipt of this Order to review the steps necessary to satisfy the 
Conditions of Approval. Any business license, certificate of occupancy, or final approval shall not 
be issued until all of the Conditions of Approval are satisfied. Additionally, compliance shall be 
required with all federal, state, and local statutes, ordinances, and regulations applicable to the 
approved project. 

This Action Order does not authorize grading or building without issuance of the 
necessary permits from the Washoe County Planning and Building Division. 

Washoe County Community Services Department 
Planning ilding Division 

R , ner 
In the a e of T 
Secretary to the ard of Adjustment 

RP/CB/AA 

1001 E. 9th Street Reno, NV 89512 I P: {775) 328-6100 I F: {775) 328-6133 I washoecounty.gov 
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To: Truckee Meadows Fire Protection District
Subject: WSUP23-0011
Mailing Date: July 7, 2023
Page: Page 3 of 3

Attachments:  Conditions of Approval

Applicant / Property Owner: Truckee Meadows Fire Protection District., Attn: Chief Moore
cmoore@tmfpd.us

Representatives: Wood Rodgers, Inc., Attn: Stacie Huggins
shuggins@woodrodgers.com 

Action Order xc: Mike Large, District Attorney’s Office; Keirsten Beck, Assessor’s 
Office; Rigo Lopez, Assessor’s Office; Alex Mayorga, Utilities; Walt 
West / Rob Wimer / Stephen Hein, Engineering and Capital 
Projects; Dale Way, Truckee Meadows Fire Protection District; 
Truckee Meadows Regional Planning Agency.

1001 E. 9th Street Reno, NV 89512  |  P: (775) 328-6100  |  F: (775) 328-6133  |  washoecounty.gov
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Conditions of Approval
Special Use Permit Case Number WSUP23-0011

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

www.washoecounty.gov/csd/planning_and_development

The project approved under Special Use Permit Case Number WSUP23-0011 shall be carried 
out in accordance with the conditions of approval granted by the Board of Adjustment on July 6, 
2023. 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.

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
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1. The following conditions are requirements of Planning and Building, which shall be
responsible for determining compliance with these conditions.
Contact Name – Chris Bronczyk, Senior Planner, 775.328.3612,
cbronczyk@washoecounty.gov
a. The applicant shall attach a copy of the action order approving this project to all

permits and 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.

c. The applicant shall submit construction plans, with all information necessary for
comprehensive review by Washoe County, and initial 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.

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

NOTE

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at the 
specific site and the Sheriff’s Office as well as the State Historic 
Preservation Office of the Department of Conservation and Natural 
Resources shall be immediately notified per NRS 383.170.

e. Construction activities shall be limited to the hours between 7am to 7pm, Monday
through Saturday only. Any construction machinery activity or any noise associated with
the construction activity are also limited to these hours.

Washoe County Parks and Open Space
2. The following conditions are requirements of the Planning and Building Division, which shall

be responsible for determining compliance with these conditions.
Contact Name – Faye-Marie Pekar, Parks Planner, 775.328.3623,
fpekar@washoecounty.gov

a. Should any earthen materials need be imported to the site, they shall be “certified weed
free” to prevent the spread of noxious and invasive weeds.

b. The project shall comply with Washoe County Code Section 110.412.67, Revegetation
Washoe County Engineering and Capital Projects
3. The following conditions are requirements of the Engineering Division, which shall be

responsible for determining compliance with these conditions.
GENERAL CONDITIONS
Contact Information: Robert Wimer, P.E.  (775) 328-2059

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
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shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed 
onto adjacent property.

b. For construction areas larger than 1 acre, the developer shall obtain from the Nevada
Division of Environmental Protection a Stormwater Discharge Permit or Waiver for
construction and submit a copy to the Engineering Division prior to issuance of a grading
permit.

c. For construction areas larger than 1 acre, the developer shall complete and submit the
Construction Permit Submittal 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 $2,000/acre of disturbed area shall be provided to the Engineering
Division prior to any grading.

e. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated.
Methods and seed mix must be approved by the County Engineer with technical
assistance from the Washoe-Storey Conservation District. The applicant shall submit a
revegetation plan to the Washoe-Storey Conservation District for review.

f. Complete a Reversion of Acreage on the associated parcels and abandon conflicting
easements prior to the issuance of a grading permit/building permit. Washoe County
Engineering shall determine compliance with this condition.

g. The Landscape Plans and Civil Plans are showing the leach field and backup leach field
reversed with respect to each set of plans; the plans should be coordinated to show the
leach field and backup leach field consistent with each other.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Robert Wimer, P.E.  (775) 328-2059
h. The following note shall be added to the construction drawings; “All properties,

regardless if they are located within or outside of a FEMA designated flood zone, may be
subject to flooding.  The property owner is required to maintain all drainage easements
and natural drainages and not perform or allow unpermitted and unapproved
modifications to the property that may have detrimental impacts to surrounding
properties.”

i. Comply with Washoe County Code 416 based on the latest FEMA flood maps available
at the time of building/grading permit issuance.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitch Fink, (775) 328-2050
j. An approved encroachment permit shall be obtained from the Nevada Department of

Transportation (NDOT), for access to, from, or under roads and highways maintained by
NDOT and a copy of said permit sent to the Engineering Division.

k. Provide installation of an advanced active warning system (Emergency Vehicle sign
W11-8 with beacons or approved equal) on Highway 395 in accordance with the
recommendations of the project Traffic Impact Study and NDOT approval.

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Alexander Mayorga, P.E.  (775) 328-2313 WSUP23-0011 
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l. No Conditions.

Truckee Meadows Fire Protection District
4. The following condition is a requirement of the Truckee Meadows Fire Protection District,

which shall be responsible for determining compliance with this condition.
Contact Name – Brittany Lemon, Fire Captain, 775.326.6079, blemon@tmfpd.us
a. This project shall meet and comply with all requirements of currently adopted TMFPD

fire codes, ordinances, and standards at the time of construction to include infrastructure
for fire apparatus access roads and water supply. https://tmfpd.us/fire-code/

Washoe County Health District- Environmental
5. The following conditions are requirements of the Health District, which shall be responsible

for determining compliance with these conditions.  The District Board of Health 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.
Contact Name:  James English, Environmental Health Specialist Supervisor, 775.
328.2610, jenglish@washoecounty.gov

a. The WCHD has reviewed the above referenced project and has no objections to the
approval of the application as submitted for grading, soil import and to modify screening
standards.

b. It is noted the subject parcel will be served by a community water system and onsite
sewage disposal system. The onsite sewage disposal system will have to be submitted
to and approved by the Nevada Division of Environmental Protection

c. If the special use permit application is approved, all future building permits and plans
must be submitted to the WCHD for review and approval.

Washoe County Water Rights Coordinator
6. The following conditions are requirements of the Water Rights Coordinator, which shall be

responsible for determining compliance with these conditions.
Contact Name – Timber Weiss, P.E., 775.954.4626 , tweiss@washoecounty.gov
a. The application states water service will be provided from the Truckee Meadows Water

Authority (TMWA).  The applicant shall provide a letter of acknowledgement from TMWA
which will indicate the adequacy of water rights to support the project. Please upload this
document to the building permit for this structure.

b. TMWA may require additional water rights, or if there are sufficient water rights to
support the project, TMWA will simply issue a letter indicating no additional water rights
are necessary.

*** End of Conditions ***
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