Planning Commission Staff Report

Meeting Date: July 2, 2024 Agenda Item: 9A
ABANDONMENT CASE NUMBER: WAB24-0004 & WPVAR24-0006 (Sheets)
BRIEF SUMMARY OF REQUEST: Request to abandon a construction

easement and vary the front yard setback
STAFF PLANNER: Julee Olander, Planner

Phone Number: 775.328.3627
E-mail: jolander@washoecounty.gov

CASE DESCRIPTION
For hearing, discussion, and possible action to approve |y 3
an abandonment of Washoe County’s interest in a 55- "'—Q.)
foot construction grading easement on a 5 acre parcel ||~
(APN 055-021-02) bordering JS Bar Ranch Road and
to vary the front yard setback on the same parcel from
30 feet to 15 feet to construct a garage due to the slope.
Applicant/ Kenneth Sheets "
Property Owner: gggg%
Location: 2050 JS Bar Ranch Road
APN: 055-021-02
Parcel Size: 5 acres
Master Plan: Rural Residential (RR)
Regulatory Medium Density Rural
Zone: (MDR)
Area Plan: South Valleys
Development Authorized in Article 806, e
Code: Vacations and 0 05 »
Abandonments of Sy 6
Easements or Streets & -
Article 804, Variances Vicinity Ma
Commission 2 — Commissioner Clark ety Vap
District:
ABANDONMNET 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 Planning Commission approve
Abandonment Case Number WAB24-0004 for Kenneth Sheets, with the conditions included as Exhibit A
to this matter, having made all three findings in accordance with Washoe County Code Section 110.806.20

(Motion with Findings on Page 13)

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133
Www.washoecounty.gov/csd/planning_amd_development"\”\324"30004-"\’PVAR24'0006
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VARIANCE 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 Planning Commission approve
Variance Case Number WPVAR24-0006 for Kenneth Sheets, 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

(Motion with Findings on Page 13)
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Abandonment Definition

The purpose of an abandonment is to allow for the vacation or abandonment of easements or
streets. If the Planning Commission grants an approval of the abandonment, that approval is
subject to conditions of approval. Conditions of approval are requirements that need to be
completed prior to the recordation of the Resolution and Order of Abandonment.

The Resolution and Order of Abandonment is the legal record, prepared by the Engineering and
Capital Projects Division which is recorded to complete the abandonment process. The
Engineering and Capital Projects Division completes a technical review of the legal description,
exhibit maps and any new easements, submitted by the applicant’s surveyor, that are required by
the conditions of approval. When the Engineering and Capital Projects Division is satisfied that
all conditions of approval have been met, then the Engineering and Capital Projects Division will
record the Resolution and Order of Abandonment with the County Recorder. The abandonment
is complete upon the recordation of the Resolution and Order of Abandonment with the County
Recorder.

The conditions of approval for Abandonment Case Number WAB24-0004 are attached to this staff
report and will be included with the Action Order if granted approval.

e All conditions of approval are required to be completed before the abandonment can be
recorded and finalized.

e The abandonment will be effective after the approval of a Resolution and Order of
Abandonment by the Engineering and Capital Projects Division and after the recordation
of the Resolution and Order of Abandonment by the County Recorder.

The subject property has a regulatory zone of Medium Density Rural (MDR).

Variance Definition

The purpose of a variance is to provide a means of altering the requirements in specific instances
where the strict application of those requirements would deprive a property of privileges enjoyed
by other properties with the identical regulatory zone because of special features or constraints
unique to the property involved; and to provide for a procedure whereby such alterations might
be permitted by further restricting or conditioning the project so as to mitigate or eliminate possible
adverse impacts. If the Board of Adjustment/Planning Commission grants an approval of the
variance, 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 Variance Case Number WPVAR24-0006 are attached to this staff
report and if granted approval, will be included with the action order.

The subject property has a regulatory zone of Medium Density Rural (MDR) and the parcel size
is 5 acres. Pursuant to Article 406, Building Placement Standards, Section 110.406.50.1, Yard
and Setback Dimensions, the front yard and rear yard setbacks are 30 feet and the side yard
setback is 15 feet.

Abandonment Case Number WAB24-0004 & WPVAR24-00
Page 3 of 14 %ABZ4-00004.WPVAR§:—:2$§
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Vicinity Map

Abandonment Case Number WAB24-0004 & WPVAR24-OO% AB24-
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Abandonment Site Plan
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Variance Site Plan

Project Evaluation

The applicant is seeking to abandon a 55-foot construction grading easement along JS Bar Ranch
Road and to vary the front yard setback from 30 feet to 15 feet for a 5-acre parcel (APN: 055-021-
02).

The applicant states the following concerning the construction grading easement, “This type of
easement is typically a temporary construction guidance from a subdivision application and on
competition” are abandoned. The abandonment of the easement will not inhibit access to the
applicant’s parcel or any other parcels.

The applicant is also requesting to reduce the front yard setback from 30 feet to 15 feet to facilitate
the construction of a garage with an attached water tank structure. The parcel has a regulatory
zoning of medium density rural (MDR) and the required front setback is 30 feet from the front
property line per WCC Table 110.406.05.1. The parcel is a sloped lot and approving the variance
for 15-foot for the front yard setback will allow the applicant to locate the garage with an attached
water tank structure in a flatter area adjacent to JS Bar Ranch Rd, a paved 2-lane road. This will
also enable the garage building to be located on 10% grade instead of a grade greater than 20%.
The setback variance will additional reduce the amount of grading and will lessen the removal of
trees. The applicant states, “Moving the building downhill 55 feet before starting the structure

Abandonment Case Number WAB24-0004 & WPVAR24-OO% AB24-00004.WPVAR24-0006

Page 6 of 14

SHEETS



Washoe County Planning Commission Staff Report Date: July 2, 2024

would cause the removal of additional trees, increase grading, structural requirements and
expose the downhill facade to unusually high visibility from the Franktown Road side of the
property.”

The 3 story garage building will include area for 4-cars, to provide parking off the street, which
will reduce the potential for vehicles interfering with snow removal equipment. A living space will
be located on the second floor, which the property owner will use until a larger main residence is
constructed. The lower level will be used for storage and uses. The attached water tank will
provide additional water for possible fires uses. The top of the roof peak of the proposed building
will be “below any potential building pad behind the home” and will not block views or interfere
with any sight-line in the area according to the applicant. There are currently 3 homes that have
been built in the 6-lot subdivision.

Variance Site Planning Showing the 30-foot setback and 15-foot Setback
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Slope Map

Abandonment Case Number WAB24-0004 & WPVAR24-00
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Proposed Garage Floor Plan
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Overall Views of Site
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View of Proposed Garage Building Site View of Proposed Garage Building from
JS Bar Road

Approval of a variance under County Code is limited to particular circumstances. The applicant
has the responsibility to demonstrate that the subject property exhibits one or more of the following
characteristics to demonstrate a hardship that would warrant granting the variance:

1) exceptional narrowness, shallowness, or shape of a specific piece of property; or
2) by reason of exceptional topographic conditions; or
3) other extraordinary and exceptional situation or condition of the piece of property.

If such a finding of fact can first be made, then the Board must also determine that the strict
application of the regulation would result in peculiar and exceptional practical difficulties to, or
exceptional and undue hardships upon, the owner of the property.

Exceptional narrowness, shallowness, or shape of a specific piece of property:

The 5-acre parcel does not meet any exceptional characteristics of narrowness, shallowness, or
shape that would warrant granting a variance. The width of the parcel is 244 feet. The shortest
length is 778 feet. And the property is largely rectangular in shape. Per Washoe County Code
(WCC) Table 110.406.05.1, for parcels zoned MDR, the minimum lot width is 200 feet and the
minimum lot size is 4 acres. This parcel meets these standards.

Exceptional topographic conditions:

There are some “exceptional topographic conditions” on the 5-acre parcel (See the Slope Map on
page 7). The applicant is proposing to locate the garage on a relatively flat spot adjacent to the
roadway. To locate the building at this location requires to vary the required 30-foot front setback
to 15-feet.

Extraordinary and exceptional situation or condition of the property and/or location of
surroundings:

The applicant contends that there is an “extraordinary and exceptional situation or condition of
the property”, based upon the slope adjacent to the roadway. There are flat areas on the 5-acre
parcel, however, the property owner is asking to locate the garage building adjacent to the
roadway. Placing the building in this area will lessen the amount of grading and removal of trees
and will not impact roadway access or views. Staff is supportive of this location.

Abandonment Case Number WAB24-0004 & WPVAR24-00
Page 10 of 14 %ABZ4-00004.WPVAR§:—22$§



11

Washoe County Planning Commission Staff Report Date: July 2, 2024

South Valleys Planning Area

The subject parcel is located within the South Valleys Planning Area. Staff was unable to find
any relevant policies related to the abandonment of easements or related to variances in the
South Valleys Planning Area.

Reviewing Agencies

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

Agencies Senf to Responded Prn\{lr:led Contact
hd Review Conditions
Washoe County Parks & Open i
space X X Faye-Marie L. Pekar, fpekar@washoecounty.gov
Washoe County Water Rights X
Manager (All Apps)
Washoe County Engineering X X X Robert Wimer, rwimer@washoecounty.gov
(Land Development) (All Apps)
Washoe County Engineering &
Capital Projects Director (All X
Apps)
MMNPH EMS X X James English, jenglish@nnph.org
TMFPD X X Brittany Lemon, blemon@tmfpd.us
ATET X
NV Energy X
Truckee Meadows Water X
Authority

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

Staff Comment on Abandonment Required Findings

WCC Section 110.806.20 requires that all of the following findings be made to the satisfaction of
the Washoe County Planning Commission before granting approval of the abandonment request.
Staff has completed an analysis of the application and has determined that the proposal is in
compliance with the required findings as follows.

(a) Master Plan. The abandonment or vacation is consistent with the policies, action
programs, standards and maps of the Master Plan and the South Valleys Planning Area.

Staff Comments: The proposed abandonment does not affect any standards of either the
Master Plan or the South Valleys Planning Area. Staff has not found any applicable
policies, action programs, standards or maps in either the Master Plan or South Valleys
Planning Area related to this abandonment request.

(b) No Detriment. The abandonment or vacation does not result in a material injury to the
public.

Staff Comments: The request was submitted to all relevant agencies and departments for
review and conditions of approval are included with the staff report as Exhibit A. The
construction grading easement is not being used for any purpose, since it was created in
1972 for the Franktown Hills Subdivision. The abandonment will not result in a material
injury to the public.

(c) Existing Easements. Existing public utility easements in the area to be abandoned or
vacated can be reasonably relocated to provide similar or enhanced service.

Abandonment Case Number WAB24-0004 & WPVAR24-OO%ABZ4_00004 WPVAR24-0006
SHEETS
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Staff Comments: AT&T, NV Energy and Truckee Meadows Water Authority (TMWA)
were sent the project description and no comments were received. Washoe County
Engineering also reviewed the project and provided a condition addressing public utility
easements. Conditions are included in Exhibit A. No public utility easements need to be
vacated.

Staff Comment on Variance Required Findings

Washoe County Development Code Section 110.804.25, Article 804, Variances, requires that all
of the following findings be made to the satisfaction of the Washoe County Planning Commission
before granting approval of the request. Staff has completed an analysis of the variance
application and has determined that the proposal is in compliance with the required findings as
follows.

(a) Special Circumstances. Because of the special circumstances applicable to the property,
including exceptional narrowness, shallowness or shape of the specific piece of property;
exceptional topographic conditions; extraordinary and exceptional situation or condition of
the property and/or location of surroundings; the strict application of the regulation results
in exceptional and undue hardships upon the owner of the property.

Staff Comment: The property is not constrained by exceptional narrowness, shallowness,
or shape. However, the parcel has exceptional topographic conditions, with slopes greater
than 30% throughout the parcel. The owner wants to locate the garage building adjacent to
the roadway where there is less slope. This requires a 15-foot variance from the required
30-foot front setback. This will lessen the grading impact and removal of trees. To place the
garage building, as required 30-feet from the parcel line, creates an “exceptional and undue
hardships upon the owner of the property”. Staff concludes meeting the required 30-foot
front setback will result in a hardship for the property owner and supports the variance
request.

(b) No Detriment. The relief will not create a substantial detriment to the public good,

substantially impair affected natural resources or impair the intent and purpose of the
Development Code or applicable policies under which the variance is granted.
Staff Comment: The variance will allow for the construction of a building in a more ideal
topographic location. The area is rural with few houses along the road with a low vehicle
use. The proposed 15-foot setback will allow for a significant setback from the roadway.
This application was reviewed by Washoe County Engineering and supported the variance
with a condition addressing the roadway. Granting the variance ‘will not create a substantial
detriment to the public good, substantially impair affected natural resources or impair the
intent and purpose of the Development Code or applicable policies”. Staff can make this
finding and support approval of the variance request.

(c) No Special Privileges. The granting of the variance will not constitute a grant of special
privileges inconsistent with the limitations upon other properties in the vicinity and the
identical regulatory zone in which the property is situated.

Staff Comment: There are special circumstances applicable to the property, with significant
slopes. Approval of the requested variance will grant special privileges, however the
granting of the variance is allowed if the Findings can be meet. Staff can has found that the
garage to be constructed within the required front yard setback. While other properties in
the area have not applied for a variance the Development Code does allow varying
standards per WCC 110.804.00. Allowing the variance of the front setback does conform

Abandonment Case Number WAB24-0004 & WPVAR24-00
Page 12 of 14 %ABZ4-00004.WPVAR§:—:2$§
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to generally applicable Code requirements. Staff can make this finding and support approval
of the variance request.

(d) Use Authorized. The variance will not authorize a use or activity which is not otherwise
expressly authorized by the regulation governing the parcel of property.

Staff Comment: The proposed garage building with a residence on the second floor is an
authorize a use or activity allowed on this parcel. This property is zoned MDR and garages
and residences are allowed within that regulatory zone. Thus, the granting of a variance will
not authorize a use or activity which is not otherwise expressly authorized by the regulation
governing the parcel of property. Staff can make this finding and support approval of the
variance request.

(e) Effect on _a Military Installation. The variance will not have a detrimental effect on the
location, purpose and mission of the military installation.

Staff Comment: There are no military installations within the required noticing area;
therefore the board is not required to make this finding.

Abandonment Recommendation

After a thorough analysis and review, Abandonment Case Number WAB24-0004 is being
recommended for approval with conditions. Staff offers the following motion for the Commission’s
consideration.

Abandonment 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 Planning Commission
approve Abandonment Case Number WAB24-0004 for Kenneth Sheets, with the conditions
included as Exhibit A to this matter, having made all three findings in accordance with Washoe
County Code Section 110.806.20.

(a) Master_Plan. The abandonment or vacation is consistent with the policies, action
programs, standards and maps of the Master Plan and the South Valleys Planning Area;
and

(b) No Detriment. The abandonment or vacation does not result in a material injury to the
public; and

(c) Existing Easements. Existing public utility easements in the area to be abandoned or
vacated can be reasonably relocated to provide similar or enhanced service.

Variance Recommendation

After a thorough analysis and review, Variance Case Number WPVAR24-0006 is being
recommended for approval with conditions. Staff offers the following motion for the
Board/Commission’s consideration.

Variance 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 Planning Commission
approve Variance Case Number WPVAR24-0006 for Kenneth Sheets, 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:

Abandonment Case Number WAB24-0004 & WPVAR24-00
Page 13 of 14 %ABZ4-00004.WPVAR§:—:2$§
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(a) Special Circumstances. Because of the special circumstances applicable to the
property, including exceptional narrowness, shallowness or shape of the specific piece
of property; exceptional topographic conditions; extraordinary and exceptional
situation or condition of the property and/or location of surroundings; the strict
application of the regulation results in exceptional and undue hardships upon the
owner of the property;

(b) No Detriment. The relief will not create a substantial detriment to the public good,
substantially impair affected natural resources or impair the intent and purpose of the
Development Code or applicable policies under which the variance is granted;

(c) No Special Privileges. The granting of the variance will not constitute a grant of special
privileges inconsistent with the limitations upon other properties in the vicinity and the
identical regulatory zone in which the property is situated;

(d) Use Authorized. The variance will not authorize a use or activity which is not
otherwise expressly authorized by the regulation governing the parcel of property;

(e) Effect on a Military Installation. Issuance of the permit will not have a detrimental
effect on the location, purpose or mission of the military installation.

Appeal Process

Planning Commission 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).

Abandonment Case Number WAB24-0004 & WPVAR24-00
Page 14 of 14 %ABZ4-00004.WPVAR§:—:2$§



Conditions of Approval

Abandonment Case Number WAB24-0004

The project approved under Abandonment Case Number WAB24-0004 shall be carried out in
accordance with the conditions of approval granted by the Planning Commission on July 2, 2024.
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.

Furthermore, with regard to the abandonment, to the extent that Washoe County does not own
the easements in question, it cannot abandon them. Therefore, this request is in effect a
“quitclaim” by the County of whatever interest it might have in the easements in favor of the
owners who applied for the abandonment. Nothing in this abandonment should be construed as
an assertion by the County of ownership over the easements in question. To the extent other
property owners nearby or other entities might have any ownership interests in these easements,
this abandonment does not affect those interests and the property owners associated with this
abandonment are responsible for utilizing whatever legal mechanisms are necessary to address
those interests on their own.

Unless otherwise specified, all conditions related to the approval of this Abandonment shall be
met prior to recordation of the Resolution and Order of Abandonment. Prior to recordation of the
Resolution and Order of Abandonment, each agency shall determine when compliance of their
specific conditions is met by the applicant as set forth in the Conditions of Approval. All
agreements, easements, or other documentation required by these conditions shall have a copy
filed with the County Engineer and the Community Services Department — Planning and Building
Division.

Compliance with the conditions of approval related to this abandonment 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. All conditions of approval must be met prior to the
Engineering and Capital Projects Division recording the required Resolution and Order of
Abandonment.

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

o All conditions of approval are required to be completed before the Abandonment can be
recorded and finalized.

e The abandonment will be effective after the approval of a Resolution and Order of
Abandonment by the Engineering and Capital Projects and after the recordation of the
Resolution and Order of Abandonment by the County Recorder.

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

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WAB24-0004
www.washoecounty.gov/csd/planning_and_development EXHIBIT A



Washoe County Conditions of Approval

Washoe County Planning and Building Division

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

Contact Name — Julee Olander, Planner, 775.328.3627, jolander@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
abandonment.

b. The applicant shall demonstrate substantial conformance to the plans approved as part of
the abandonment action. The County Engineer shall determine compliance with this
condition.

c. This Abandonment will be effective upon recordation of the Resolution and Order of
Abandonment by the County Recorder.

Washoe County Engineering and Capital Projects

2. The following conditions are requirements of Engineering and Capital Projects, which shall be
responsible for determining compliance with these conditions.

Contact Name — Robert Wimer, P.E. 775.328.2059, rwimer@washoecounty.gov

a. Prior to recordation of the Order of Abandonment, the applicant shall submit a legal
description and exhibit map for the area of abandonment, any new easements and any
easement reservations that are required, to the Engineering and Capital Projects Division
for review and approval. Legal description and exhibit map shall be prepared by a Nevada
professional land surveyor.

b. Retention or relocation of all public utility easements is required to the satisfaction of and at
no expense to Washoe County or the existing public utilities that originally accepted and
approved said easements, as well as any other public utilities now in existence that currently
utilize said easements. Said relocations shall be evidenced by the recordation of properly
executed documents reflecting the grant of new easements (if required) to said public
utilities and the relinquishment by said public utilities of their former easements.

c. The applicant shall comply with conditions necessary to affect the Resolution and Order of
Abandonment within two (2) years from the date of the action by the Planning Commission
or this conditional abandonment will be null and void.

*** End of Conditions ***

Abandonment CPase Nzun]lbzer WAB24-0004 WAB24-0004
age o EXHIBIT A
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Conditions of Approval

Variance Case Number WPVAR24-0006

The project approved under Abandonment Case Number Variance Case Number
WPVAR24-0006 shall be carried out in accordance with the conditions of approval granted by the
Planning Commission on July 2, 2024. 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 approval of this variance 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 variance 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 variance may result in the institution of revocation procedures.

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:

e Prior to permit issuance (i.e., grading permits, building permits, etc.).

¢ Prior to obtaining a final inspection and/or a certificate of occupancy.

e 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.

e 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.

Washoe County Planning and Building Division

1. The following conditions are requirements of CSD — Planning and Building Division, which
shall be responsible for determining compliance with these conditions.
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Washoe County Conditions of Approval

Contact Name — Julee Olander, Planner, 775.328.3627, jolander@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
variance.

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

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. Compliance with this condition
shall be determined by the Planning and Building Division.

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 Engineering and Capital Projects

2. The following conditions are requirements of Engineering and Capital Projects, which shall be
responsible for determining compliance with these conditions.

Contact Name — Robert Wimer, P.E. 775.328.2059, rwimer@washoecounty.gov

a. Prior to issuance of a building permit, the applicant shall execute a Hold Harmless
Agreement, by reason of any structures being constructed closer than thirty (30) feet to the
front property line, with the County Engineer's Office for carrying out County-related
activities within the County owned right-of-way. The applicant shall request this document
from the Engineering Department’s Permit Reviewer for owner signature with the application
of a building permit. This document shall be recorded in the County Recorder’s Office prior
to issuance of a building permit.

Truckee Meadows Fire Protection District

3. 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/

Northern Nevada Public Health (NNPH), Environmental Health Division, (EHS

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

Variance CasePNumgeerg/PVAR24-0006 WPVAR24-0006
age o EXHIBIT B


mailto:rwimer@washoecounty.gov
https://tmfpd.us/fire-code/

19

Washoe County Conditions of Approval

with these conditions. The District Board of Health has jurisdiction over all public health

matters in NNPH. Any conditions set by NNPH must be appealed to the District Board of
Health.

Contact Name — James English, REHS, CP-FS, EHS Supervisor, 775.900.7239,
jenglish@washoecounty.gov

a. All future development and all building plans must be routed to EHS for review and
approval. All construction plans will be reviewed to the current Washoe County District
Board of Health Regulations Governing Sewage Wastewater and Sanitation and the
Washoe County Board of Health Regulations Governing Well Construction.

*** End of Conditions ***

Variance Case Number WPVAR24-0006 WPVAR24-0006
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COMMUNITY

SERVICES DEPARTMENT Engineering and Capital Projects

Date: May 24, 2024
To: Julee Olander, Planner

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

Re: Abandonment Case WAB24-0004 WPVAR24-0006 Sheets Construction Easement
Abandonment
APN: 055-021-02

GENERAL COMMENTS

Washoe County Engineering and Capital Project staff have reviewed the above referenced
application. The application is for the abandonment of construction easement along the west side
of JS Bar Ranch Road. The parcel is located on approximately 5 acres west of the intersection
of JS Bar Ranch Road with Franktown Road. The Engineering and Capital Projects Division
recommends approval with the following comments and conditions of approval which supplement
the applicable County Code and are based upon our review of the application prepared by the
owner. The County Engineer shall determine compliance with all the following conditions of
approval.

For questions related to sections below, please contact the staff’'s name referenced.
GENERAL CONDITIONS
Contact Information: Robert Wimer, P.E. (775) 328-2059

1. Prior to recordation of the Order of Abandonment, the applicant shall submit a legal
description and exhibit map for the area of abandonment, any new easements and any
easement reservations that are required, to the Engineering and Capital Projects Division
for review and approval. Legal description and exhibit map shall be prepared by a Nevada
professional land surveyor.

2. Retention or relocation of all public utility easements is required to the satisfaction of and
at no expense to Washoe County or the existing public utilities that originally accepted
and approved said easements, as well as any other public utilities now in existence that
currently utilize said easements. Said relocations shall be evidenced by the recordation
of properly executed documents reflecting the grant of new easements (if required) to said
public utilities and the relinquishment by said public utilities of their former easements.

3. The applicant shall comply with conditions necessary to affect the Resolution and Order
of Abandonment within two (2) years from the date of the action by the Planning
Commission or this conditional abandonment will be null and void.

4. Prior to issuance of a building permit, the applicant shall execute a Hold Harmless
Agreement, by reason of any structures being constructed closer than thirty (30) feet to
the front property line, with the County Engineer’s Office for carrying out County-related
activities within the County owned right-of-way. The applicant shall request this
document from the Engineering Department’s Permit Reviewer for owner signature with
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the application of a building permit. This document shall be recorded in the County
Recorder’s Office prior to issuance of a building permit.
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From: Lemon, Brittany

To: Olander, Julee

Cc: Way, Dale

Subject: WPVAR24-0006 (Sheets) Conditions of Approval
Date: Friday, May 24, 2024 12:26:31 PM
Attachments: image001.png

HiJulee,

TMFPD has no specific conditions for this request.

Have a great holiday!

Brittany Lemon
Fire Captain - Fire Prevention | Truckee Meadows Fire & Rescue

blemon@tmfpd.us | Office: 775.326.6079 | Cell: 775.379.0584
3663 Barron Way, Reno, NV 89511

" Committed to excellence, service, and the protection of life and property in our community”
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NORTHERN

Environmental

Public Health | feaith

May 24, 2024

Washoe County Community Services
Planning and Development Division

RE:  Sheets; 055-021-02
Abandonment and Variance; WAB24-0004 and WPVAR24-0006

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 applications as submitted and has no concerns with
the approval of the application as submitted.

b) Condition #2: The project is proposed on a parcel which has an existing onsite sewage
disposal system installed and a residential domestic well. None of the proposed requests in
the application will adversely affect this infrastructure.

c) Condition #3: If the applications are approved, future development and all building plans must
be routed to EHS for review and approval. All construction plans will be reviewed to the current
Washoe County District Board of Health Regulations Governing Sewage Wastewater and
Sanitation and the Washoe County Board of Health Regulations Governing Well Construction.

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,

Environmental Health Services
Northern Nevada Public Health

1001 East Ninth Street | Reno, Nevada 89512

é 5-328-2434 | Fax: 775-328-6176 | www.nnph.org
ing Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer PublicHealth

ENVIRONMENTAL HEALTH SERVICES @



COMMUNITY

SERVICES DEPARTMENT Engineering and Capital Projects

Date: May 28, 2024

To: Julee Olander, Planner

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

Re:  Variance Case Number WAB24-0004 and Case Number WPVAR24-0006 (Sheets)

GENERAL PROJECT DISCUSSION

For hearing, discussion, and
possible action to approve an abandonment for a 55-foot construction grading easement and to
vary front yard setback from 30 feet to 15 feet due to the slope.

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

No water rights conditions for this variance.

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-3600 | F:(775)328-3699 | washoecounty.gov




Public Notice

Pursuant to Washoe County Code Section 110.804.20 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 3,000 foot radius of the subject property, noticing
46 separate property owners.

WAB24-0004 & WPVAR24-0006 (Sheets) Community Services
Department
Noticing Map -3,000 feet :
WASHOE COUNTY
0 1000 2000 3000 NEVADA
N
Feet

Sowce: Plaming and Buikling Drison Dusr: 5132024

NOTICING MAP

WAB24-00004.WPVAR24-0006
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Washoe County Development Application

Your entire application is a public record. If you have a concern about releasing
personal information, please contact Planning and Building staff at 775.328.6100.

Project Information Staff Assigned Case No.:

"ot Sheets - JS Bar Ranch Road

Project  Request abandonment of 1972 original 55ft grading easement. Easement for original
Description: construction of road in addition to road easement not abandoned after construction.

Project Address: 2050 JS Bar Ranch Road, Washoe Valley, NV 89704
Project Area (acres or square feet): 5 acres overall
Project Location (with point of reference to major cross streets AND area locator):

APN: 055-021-02, Closest cross street Franktown Road and JS Bar Ranch Road

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:
APN 055-021-02 5 acres

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: Kenneth W. Sheets Jr. Name: NA

Address: PO Box 6543 Address:

Incline Village, NV Zip: 89450 Zip:
Phone: Fax: Phone: Fax:
Email: kwsheets@hotmail.com Emait:

Cell: 925-389-6718 Other: Cell: Other:
Contact Person: Ken Sheets - owner Contact Person:

Applicant/Developer: Other Persons to be Contacted:
Name: Kenneth W. Sheets Jr. Name:

Address: PO Box 6543 Address:

Incline Village, NV Zip: 89450 Zip:
Phone: Fax: Phone: Fax:
Email: kwsheets@hotmail.com Email:

Cell: 925-389-6718 Other: Cell: Other:
Contact Person: Ken Sheets - owner Contact Person:
For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):

February 2024

WAB24-00004.WPVAR24-0006
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Abandonment Application

Supplemental Information
(All required information may be separately attached)

1. What and where is the abandonment that is being requested?
/@‘fc?uﬁsﬂ e AN ABBN DO IIENIT oF SF el N e FRANKTOONT HiCCS SUBDIVISion I3 LlAPNG

Requesting an abandonment of original Franktown Hills Subdivision #1351 Grading Easement of 55 feet. Originat Grading Easements are typically used to denote maximum encroachments on properties during initial construction of roads only
EASEMNG~T OF S5S-FEET ., ORIGING L GitADING BASEMENTS ATUZ TYPic3edy LUSED 72 DENOIE. |[min imunm
ENCROACIMIEANTS ©OAd [RLOFERTIRS DURINTG INITTAC CONSTIACTION O/ RoADS

2. On which map or document (please include with application) is the easement or right-of-way first
referenced?

Franktown Hills Subdivision #1351, APN 055-021-01

3. What is the proposed use for the vacated area?

Vacated area to be used for home site on hillside. Location 55 feet downhill would seriously impact construction and stability of home site.

4. What replacement easements are proposed for any to be abandoned?

None Proposed

5. What factors exist or will be employed to prevent the proposed abandonment from resulting in
significant damage or discrimination to other property in the vicinity?

Abandonment of easement should cause no damage to properties. Road has been in place for 52 years without erosion of sloped embankments.

6. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the abandonment request? (If so, please attach a copy.)

[ Yes | * No (No HOA or CCRYs in this Subdivision) |

IMPORTANT
NOTICE REGARDING ABANDONMENTS:

To the extent that Washoe County does not own the easements in question, it cannot abandon them.
Therefore, an abandonment request is in effect a “quitclaim” by the County of whatever interest it
might have in the easements in favor of the owners who applied for the abandonment. For example,
if the abandonment is approved by Washoe County and recorded, it will likely affect the allowable
building envelope on the property, to the benefit of the applicant. However, even if the abandonment
is approved, it should not be construed as an assertion by the County of ownership over the easements
in question. To the extent other property owners nearby or other entities might have any ownership
interests in these easements, an approved abandonment by the County does not affect those interests
and the property owners associated with this abandonment are responsible for utilizing whatever legal
mechanisms are necessary to address those interests on their own.

February 2024

Washoe County Planning and Building
27 ABANDONMENT DEVELOPMENT SUPPLEMENTAL INFORMA TION WAB24-00004.WPVAR24-0006

EXHIBIT E




Washoe County Development Application

Your entire application is a public record. If you have a concern about releasing
personal information, please contact Planning and Building staff at 775.328.6100.

Project Information Staff Assigned Case No.:

"ot Sheets - JS Bar Ranch Road

Project Request for Variance on sloped lot with 30 foot required to a 15 feet setback from property line.

Description: Proposed building site with 15 foot setback will not interfere with any sight-line within the subdivision. Proposed building site
p " will have a peak roof line below any building pad behind the home. A 4 car garage will accommodate off street interior parking

and not interfere with snow removal operations.

Project Address: 2050 JS Bar Ranch Road, Washoe Valley, NV 89704

Project Area (acres or square feet): 5.0 acres

Project Location (with point of reference to major cross streets AND area locator):

Closest cross street JS Bar Ranch Road and Franktc

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:
055-021-02 5.0 -

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:

Name: Kenneth W. Sheets Jr. Name: Owner Builder
Address: 2050 JS Bar Ranch Road Address:

Washoe Valley, NV Zip: 89704 Zip:
Phone: Fax: Phone: Fax:
Email: kwsheets@hotmail.com Email:

Cell: 925-389-6718 Other: Cell: Other:
Contact Person: Contact Person:

Applicant/Developer: Other Persons to be Contacted:
Name: Kenneth W. Sheets Jr. - owner builder Name:

Address: PO Box 6543 Address:

Incline Village, NV Zip: 89450 Zip:
Phone: Fax: Phone: Fax:
Email: kwsheets@hotmail.com Email:

Cell: 925-389-6718 Other: Cell: Other:
Contact Person: Ken Sheets Contact Person:
For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):

February 2024
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9. Building Elevations: All buildings and structures including fences, walls, poles, and monument
signs proposed for construction within the project shall be clearly depicted in vertical architectural
drawings provided in accurate architectural scale. All architectural elevations from all building faces
shall be presented.

10. Submission Packets: One (1) packet and a flash drive. Any digital documents need to have a
resolution of 300 dpi. If materials are unreadable, you will be asked to provide a higher quality copy.
The packet shall include one (1) 8.5” x 11” reduction of any applicable site plan, development plan,
and/or application map. Labeling on these reproductions should be no smaller than 8 point on the
8.5” x 11" display. Large format sheets should be included in a slide pocket(s). Any specialized
reports identified above shall be included as attachments or appendices and be annotated as such

Notes:
() Application and map submittals must comply with all specific criteria as established in the
Washoe County Development Code and/or the Nevada Revised Statutes.
(ii) Appropriate map engineering and building architectural scales are subject to the approval of
the Planning and Building and/or Engineering and Capital Projects.
(iii) All oversized maps and plans must be folded to a 9” x 12” size.
(iv) Based on the specific nature of the development request, Washoe County reserves the right

to specify additional submittal packets, additional information and/or specialized studies that
clarify the potential impacts and potential conditions of development in order to minimize or
mitigate impacts resulting from the project. No application shall be processed until the
information necessary to review and evaluate the proposed project is deemed complete by
the Director of Planning and Building.

(V) The Title Report should only be included in the one (1) original packet.

(vi) Labels: If the assigned planner determines the abandonment will affect the access to a
mobile home park, the applicant will be required to submit a list of mailing addresses for
every tenant residing in the mobile home park.

Washoe County Planning and Building February 2024
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Variance Application

Supplemental Information
(All required information may be separately attached)

1. What provisions of the Development Code (e.g. front yard setback, height, etc.) must be waived or
varied to permit your request?

Building Dept. : Front and Rear Setback 30 feet from property lir

You must answer the following questions in detail. Failure to provide complete and accurate
information will result in denial of the application.

2. What are the topographic conditions, extraordinary or exceptional circumstances, shape of the
property or location of surroundings that are unique to your property and, therefore, prevent you from
complying with the Development Code requirements?

The owners sloping lot has few buildable locatons due to setbacl

3. What steps will be taken to prevent substantial negative impacts (e.g. blocking views, reducing
privacy, decreasing pedestrian or traffic safety, etc.) to other properties or uses in the area?

The original Franktown Hills Subdivision was for 6 lots of 5-7 acr

4. How will this variance enhance the scenic or environmental character of the neighborhood (e.g.
eliminate encroachment onto slopes or wetlands, provide enclosed parking, eliminate clutter in view
of neighbors, etc.)?

Graning of the requested Variance to 15 feet will provide for less

5. What enjoyment or use of your property would be denied to you that is common to other properties in
your neighborhood?

All properties in this subdivision have great views of Washoe Val

6. Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs) that apply to
the area subject to the variance request?

| O Yes | No | If yes, please attach a copy. |

~

How is your current water provided?

Existing tested well operational at time of sale 07/14/2023.

8. How is your current sewer provided?

Existing septic tank inspected and approved for use by licensed"

Washoe County Planning and Building February 2024
30 VARIANCE APPLICATION SUPPLEMENTAL INFORMATION WAB24-00004.WPVAR24-0006
5 EXHIBIT E



06 April 2024

Street address of project Mailing address of owner
From: Kenneth W. Sheets Jr. Kenneth W. Sheets Jr.
2050 JS Bar Ranch Road PO Box 6543
Washoe Valley, NV 89704 Incline Village, NV 89450
APN: 055-021-02 925-389-6718
1972 Subdivision #1351 kwsheets@hotmail.com

To: Washoe County Planning Department

Subject: Abandonment of Easement question 6, Title Search.

Dear Washoe County Planning Dept.,

As sole owner of the property APN 055-021-02 | am have requested an updated Title Search which is
Dated 08 Apr. 2024.

Name: Kenneth W. Sheets Jr.
Legal description off property: See Title Search next to last page, APN 055-021-02.
Description of all Easements and/or deed restrictions:

1. Building Department, Standard 30-foot setback from front or back road. Application in progress
for Variance Request to reduce setback to 20 -feet due to sloping lot.

2. 55-foot Construction Grading Easement: Application in with Planning for Abandonment of
Easement. This type of easement is typically a temporary construction guidance from a
Subdivision Application and on completion of the Subdivision the Grading Easement is
abandoned.

Any Covenants, conditions and restrictions (CC&R’s) that apply: None at this time.

See Attached Title Report dated 08 Apr. 2024

7
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06 April 2024

Street address of project Mailing address of owner
From: Kenneth W. Sheets Jr. Kenneth W. Sheets th
2050 JS Bar Ranch Road PO Box 6543
Washoe Valley, NV 89704 Incline Village, NV 89450
APN: 055-021-02 925-389-6718
1972 Subdivision #1351 kwsheets@hotmail.com

To: Washoe County Planning Department

Subject: Request for Abandonment of existing 55—foot Construction Grading Easement on 055-021-02.

Dear Washoe County Planning Dept.,

As sole owner of the property APN 055-021-02 | am hereby requesting that the Washoe County Planning
Dept. consider the abandonment of an existing 55-foot Construction Grading Easement.

Included in the application package are the original Franktown Hills Subdivision Grading Plans. These
plans show the property owners prospective plans to grade and include limits on the amount of
encroachment into each lot that is proposed. That distance selected was 55 feet on the downslope and
50 feet on the upslope. This is meant to keep grading within proposed limits. Typically, after roads have
been rough graded and compacted the 30-foot road easement is recorded within the easement
proposed boundaries and the additional grading easement is abandoned. Completed in 1972 this road
has shown no signs of downhill sluff that would require grading into any of these properties.

Attached are additional plot maps with contours and setbacks noting existing well, septic and power on
site along with easement setbacks and the proposed building site.

The proposed building site is currently within the 55-foot setback. Moving the building downhill 55 feet
before starting the structure would cause the removal of additional trees, increase grading, structural
requirements and expose the downhill fagcade to unusually high visibility from the Franktown Road side
of the property.

| am asking that the current 55-foot Grading Easement be abandoned.

32 WAB24-00004.WPVAR24-0006
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For Official Use Only

Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation (s):
CAB(s): Regulatory Zoning(s):

Variance Application — Supplemental Information
(All required information may be separately attached)

1. What provisions of the Development Code (e.g. front yard setback, height, etc.) must be
waived or varied to permit your request?
Regulatory - Zoning Development Standards for this lot, APN: 055-021-02, MDR Medium Density
Rural is 30 feet setback from front and rear property lines and 15 feet on sides.

2. What are the topographic conditions, extraordinary or exceptional circumstances, shape of the
property or location of surroundings that are unique to your property and, therefore, prevent
you from complying with the Development Code requirements.

This owner of this long narrow lot, roughly 243 ft. x 901ft., requests a reduction in rear lot
setback from 30 to 15 feet due to sloped lot. The standard 30-foot setback will cause the
downslope part of the proposed building to be built on slopes greater than 20 percent. A
reduction to a 15-foot setback lessens the building footprint to a manageable 10 percent grade
with far less grading impact. The proposed building site would be 700-800 feet from the front lot
line at Franktown Road and also lessen visual impacts from downhill.

3. What steps will be taken to prevent substantial negative impacts (e.g. blocking views, reducing
privacy, decreasing pedestrian or traffic safety, etc.) to other properties or uses in the area?

The original Franktown Hills Subdivision was for 6 lots of 5-7 acres zoned MDR. Currently only 3
lots have homes on them with the closest home approximately 500 feet from the proposed
building site. The other 2 homes are either at higher altitudes or behind existing stands of large
trees. JS Bar Ranch Road is a dead-end cul-de-sac with 2 remaining lots available in this
subdivision. Both building site pads for these lots are higher than the proposed building roofline
and would not impact views or privacy of adjoining lots.

4. How will this variance enhance the scenic or environmental character of the neighborhood
(e.g. eliminate encroachment onto slopes or wetlands, provide enclosed parking, eliminate
clutter in view of neighbors, etc.)

33 WAB24-00004.WPVAR24-0006
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Granting of the 15-foot setback will locate the proposed building in an area that would least
impact visual or scenic views. The building design is to create all inside parking with the least
amount of grading required. No environmental change to the local area is expected.

What enjoyment or use of your property would be denied to you that is common to other
properties in your neighborhood?

All properties in this subdivision have exceptional views of Washoe Valley and the proposed
building site for this property would be located as far away from visual impact as possible while
enabling views. It is not expected that the proposed building site will impact any other property
in this subdivision.

Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs) that
apply to the area subject to the variance request?

None known.

How is your current water provided?

Existing well tested and operational at time o f sale 07/14/2023. Property also includes 2
additional acre feet of water rights.

How is your current sewer provided?

Existing septic tank inspected and approved for use by licensed inspector at time of property
purchase, 7/14/2023

WAB24-00004.WPVAR24-0006
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Property Owner Affidavit

Applicant Name: KEMoNETH W, SHEETS Jr.

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA )

)
COUNTY OF WASHOE )

] KedNemw w. SHEETS da.

(please print name)

being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.

(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s): 055-021-02

Printed Name /5//‘//“/’2774 W SUEETS Jn.
)
Signed /Kéﬂ W%?

Address /3 e

NCNE Ve pec NV S350

Subscribed and ysworn to before me this
2 day of A«Pnl_\ &_QE}’ (Notary Stamp)

T
WO
Notary Public in ahd_for & unty Band state Cortificab
A\ ttached ificate
My commission expires: OC& ! \‘ﬁ )O‘(C‘Z:‘}/ -so.A

A|[oo24
*Owner refers to the following: (Please mark appropriate box.)

® Owner
Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Power of Attorney (Provide copy of Power of Attorney.)
Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
Property Agent (Provide copy of record document indicating authority to sign.)

O000Oo

Letter from Government Agency with Stewardship
February 2024
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Aty tha dentity Of the nav!iGla: igned

COMp his certificate verifies 0
the document 1o which this certificate s attacn ed and not the fruthfu

iiness, acc

State of California

County T(mm @—gﬂ/

Subscribed and sworn to {or affirmed) before me on

this O 8‘“} day of —A—Pmi .20 KR4~ by

Date Monrh Year

. KenNel W SHeers jR/

(and { 2
B s - Name(s) of Signer(s)
PSNAL KALPESH VAIDYA ‘%
i 3 - ™ s s
NOE‘;?UP:[C"O’;B %i‘t‘f:t’y”‘a 5 oroved to me on e basis of satisfyctory svidence 1o
Commission # 2462868 E the person
Signature
Plgce Notary Seal and/or Stamp Above
; OPTIONAL ——
; z
, ompleting this information can deter alteration of the document or ‘1

‘N

raudulent regttachment of this form to an unintended :focumenf.

| Description of Attachad Document '

MNumber of Pages:

36
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AFconps FEQuestT WOSHOZ 311 - 2024 ~0117 WASHE3 Il CLARIFCATION o
TRAEMAP i35 Sysigers — RE€ots REQ.

ID

153215

Location

2050 J S Bar Ranch Rd, New Washoe City

Status

open

Comment

Request information on 1972 Subdivision Tract Map 1351. Map and survey locate a systern
easement of 15'x25' in NW corner of lot. $ inch standpipe with 2 x 2 1/2" connections at
easement location. Looking for size of systern and related documents such as who required it to
be installed. TMFD has no record of this item. Please clarify requirement for systern and
easement

History
Created now

Request information on 1972 Subdivision Tract Map 1351. Map and survey locate a systern
easement of 15'x25' in NW corner of lot. $ inch standpipe with 2 x 2 1/2" connections at
easement location. Looking for size of systern and related documents such as who required it to
be installed. TMFD has no record of this item. Please clarify requirement for systern and
easement

Sign in to add comments

WAB24-00004.WPVAR24-0006
EXHIBIT E

o



e T e G g e AP w pew § = i o = o e - & ip

ST -t e s iy N

SEMSTT 7T A0 yovAIN'SYOIASY YAYAIN‘SRIVdS ( . i 2
7 onuaws| SYINNVIA [ SYIINIONI  ONILINSNOD ==y o [Nj;!\h ag
2287z 2775 una|  POVASH A RN AINGOT 50 y 7

T _aoan| 6/ N9IL 01235 Y1MS MMS B 6 23S Y1 IS 41 IS UOd \4§i§k o

3 .M!wr ) ! ON LINN 7 174 Jd 2 yo to pojoey oy u\wa
Nwwa g T o 45 7 PIOPD. &y . dow s 148440 SSPIAIPIIE DYy ”

TEm el NOISINIGENS STTIH NMOLYNVYA [~ 1 e e T i, T T ot
G oN G LVId IS0 WS AT UYOIILIFI F7UL

OM.\w W.\.v\

eparsy Afunoy 8oy oY
Fad

Sy o pIovas Lof payls
Sltae 7

1,61 .05 685
v SYY D

YeLeoz

KA
YD ey iy el poe
LA G Gl JUOIZGLTE JO

s L 28y /17 P 52 24007

Witz

= A7

b T , : !
% % > 2 [ 223 B N sdid wob, § py
i FETF oyt o Fpungy soyony pis Tyoeds vigy o Cwsssiiigy ’ | §
LT X

feiad \..\...s_o s worstyognS syl o TN say Gt V. ) Y m_ wH
: . osrenp gy, TIWINTY R

. BT VY 7ak s I
; Stcorperenss fo gy o
oA 2 v it hns\ o vo o4y /!
- E . g el % ( 3nv1 sion
o el LB %f\ poy o pran. 1 LA

e

LS
B )
&
\

o4 ot yany 61 dow sqs fous perswos wo 1 (oy) pUO

P \\\\». uege pue ye 1044 poe
- pesye 200,

Ui vos dow sy pouriors 9p0y I 1oy Mo T
Pt NOLLYIISUIID

7R I o sindes , .Q :
Arsb. SoYD 04 pbita PADY [JOYS SRYIT UILIPPD UI EPoASN SO Avt
\oh“tt& L avines rree opy Ge Avaduay samey 24doey BAtels v.v“ “r N
PRROSAID Lo prYsYD USRG PAOY SO/ EIH UD UmIOYS Spopw6o3 DYl

LZNS\“NNFZNE&QQ

3 .\!\u.th»ux@ﬁ?u&x&\@%%ﬁ «
. persig wys b i nd > bos waims BQOOYIIE /)2
LD PP GOf LGISIAPIRE Cags pIUNDX® 4oy T so4s Kfitseo Kgascy I

Fowe0s
z

LNIWISHT ALtun “ﬂ%ﬂ / ’
Y

D NN G SIS GRY 4S9 199 38 oL LNINOPOK © J |

N Z M\ o~ 2o/ TITEETG 1O B et VOYI L7 o

syyp w0 parayoliis sonm Farips ayp 1oy pue 114G TH S6iF YL T 1925 NG o imamon ’ W i
N

|
|
|

y Aoy (orgre  ss0 pup Wossdy Lmoys §O
e e e M B O rectiviind s ooyenzosce Hrochison
worg 2noy so20yd ouged pun BESIE YT Gpof proe g0 sLonE0 P 7 Sy pIOBE I IHLOL

A > pres pus YOIRPLPONS A Jepun pPRAINIRE LOD4PY, Py UmMepDL] 60L GY
wDigs Adrgseo Agesey op Ciome Amp bureq Naoay M OINNY T RomybiH 401G ppooey <stuuweg fo st5og

w&:.km\:\S&» u.
so O ot o SR 00, INOE

|
l%—»)

1 19759 =7
_.w‘odmm.tu
15002 =7

2 tfar

. Justunvowt B
o  OZLOE/ M.5% 64 685 ¢ o e y

ZE6SE

e (ST 210N
/
&
OoN T

452/

Heois-g
#2002 ~ (1 #9F O
Soounog 2up 40 2z $SOT 2L Jo 2y

;-
/),

S

=

IR soptchee vosss, ;,:

=7

_ [SS 106 7é5,0F.68 B

. ot sopo iy \ua\ puo foe
Pyp CpEpS SO 404 POYSIN S0 IUNOT It U D2iifo At 1o (09
S poxiipo puo puoy Aw 408 opunsssy #2004 I \w&\h&&ﬂ.«wwu& N\\.w\\{\
nunn\kh\\.&hn\h\\vk\\&\\th \x\\n\\\\v\s\ \Qn\ﬁ\?\u%au(\\\\anuxv 4
\A
,

Rt
/O0'CESY = 10,62 o5 =V

, -

2y polL sut of oym % ysus buiobasoy syt pafron
oy pUD Ut PG IITSEp  YOSIIT Syt DG of Pl of LMoYy
2 % (opopspy’ 10 o405 woysop o Kune Suys s pUo L ougng AoLoy ©
B Y rdd Loioncs Gpocsarsd "oy Sia s o v
e \3«3& SO0 AL
VIR 70 LIS

| _ #

18697 %7
[~ 2—— 0008555 = 7/

\.fue\ql WISEZ =
e LY
1 pemagpiiny

- Em\&\\\.\\ bnpgy. %\,% .\\

&W\s‘\\

Mg 6+ Z
N\QMN«SNNVI Vo Aopar—siy pasble o7 of

e ey potnoo eouanon | AT 10 2L AN SEYIAL o

05 ap 4o 106 s pEiONPYP Agesow 545 10/d Sy Yo Umos §o

“CBETHTR |\ ey NI D SO STV GRISTNET

_ESVDWIISYS o LLDYY 2L
IS @«(\Q\Qw:mv CIOVMILE N

Gy Hroned wbg S & TRWENTY Ouod — 2T 207

A
19€02  ~ F. 208,08 © T

—o- o~ SSO Z&( s

SrIeD Guodl g of enNviPiYo Syroofls
oD aoy I IDIYe JdSS sz reHS 2L

B N I
ﬂ;;\\ur\h._xhs&\wa\ Fegpeyg — %}
22964 i

o

RS e

- ‘9
uy woys pro 1ofd w0 dow il o PojusSEIdas pUa SO LSDH PYF 1O o . 2 o ....MVU ‘_./va O A
some 24L&/ NN AL 1 [FTF0F PoubIssapur syl fOUt Kf1gs32 of f Sl “ y QJ

HS <11~ H - 390 \n.
a2 Ve - AN ¢\
A POSTZA ¢

SN oo DPNDIIQ T

ISelg ~oISINGINS ~pNord O )

/35—y

< | i

T T & S g D 3 s = -

|

WAB24-00004.WPVAR24-0006

EXHIBIT E

-}
o
Nt aa i dub e PR




©
o
8
“LooI0Y poEaUop \ L o—‘-‘m oo'oze — [ Itu\i [l
ejep ay) jo Aorinode Jo Adudions ouj o) se 1 : 4
pawnsse s IGel ON "$as1udId ay jo Aonins @ i i 2
juosaidoljou £30p ]| “Ajuo sesodind anessny
pue JUDWSSISSE 10} JOSSISSY AIUNOD I0YSEAA t R
a4} jo 3 ) Jo) paredord sem dew SiuL (31ON } A
! 08 0255 I >
(s)dews uo umoys Asnotasd ease “ Foreeres .m e glr'g & P
i ~
:pojepdn yse __ , 0-220-550 g w-
THI0we0/01 DT Hapoon . M
__ - 167058 F 4 m
1 g ealt
i e (=]
V= [
“ m J—— 4
! W 98 2905 n
: i 10-120-550 R g
-y ! “
| Rle-ro-sgotvgy =4I 1A - FONYIO | ) =
T RN AUV O1RJ0 FLH- NI 220 E
| e 08 924,
.|| V7ON LINN'NOISIAIQENS
STUHNMOLYNVYA oy
e ra) ! " — 18
,, cisei) i W f
> ! 985005 ®
i 20°120-550
1 &
“ LO-1rTo-SSO NY o, =
_ 4 ot i 228 0051
§5'106 -
“ :
i
H e eses 98 900G
! 4 £0-120-550 10-220°550
et 00z = 3614 - N9kL o )
1 X \
e —n 0l NOILO3S % MS 40 NOILHOd
- 9921 3
® 6 NOILDO3S 74 38 40 NOILHOd B e e
g
! W ?%L
_‘
i H i
: @ m
¢ 'ON 1INN NolIsiAIdgns: o g 1 o |
A ] $0-120°550 | 50120550 8
,” &
STTIH NMOLYMNVHd | | ‘
L, (€pLa) 2| |
a Bupiing e B 15'eeR i
10945 YwIN 1983 1001 0259 woin = -8 - == —
1055985y UOS|IM *© Bnysop g W
01440 SHOSSISSY <
ALNNOD JOHSVM !
YAVAIN 40 3LVLS ! 9e plEZL g
1 3|
! 90120650 md.
20-550 Q_ |
Joquin dep s Jossassy 1 |
| 8r'60sH u

EXHIBIT E

39




‘UOREBUIEP JO "LOIENOIED JUBLIBINSBALY JOj PBS 8y O} PIPUBIU JOU pue Uojedo] JO
UORN|0Sal AJEPUNOQ J0f pasn aq JON ‘A|UO $as0d0Ind JARENS

Aunwwo) sesn g9 ay) pue ‘soiydesBoas sejsypes texepy ‘s :90inog
S19 Aunon soysem

w ozt 0€ 0

4 0cy S0

EXHIBIT E

£202 ‘61 snbny

WAB24-00004.WPVAR24-0006




s s [

Teumans Wi [

om0
TGS

ava

SNOISIAGY

&

EJ e

66646L000°L 40

A8 SONVLSIO IO 'GIN9 OL LHIANOD OL ‘GNNOYSD

32V NMOHS SZLYNIGHO0D GNV SIONVASIG dv SIHL NO NMOHS SINBINNOW ASAUNS

NO NBAYL OILYIWANDA 3NIL TVEY '¥6/68 QYN 3NOZ
1S3M WILSAS SLVNIOHOOD 3NVTd J1VAS VAVAIN SI YN SIHL HO4 SONINY3E 30 SISVE SHL

SONRIVIE 40 sisve

14043y
FIUIL LNZHHNO Y OL ¥3434 ‘NOLYWHOHNI LNIWISVS 11N 04 AAHNS SIHL NO NMOHS
3YY 'VAVASN 'ALNNOO 30HSYM 'SAMOOH TWIOI4H0 ‘2464 'L HIBN3DIA 03AU0D3Y 15
‘ON dYIN LOV¥L '} ‘ON LINA NOISIAIGSNS STIH NMOLYNYYA NO NMOHS SLNINISVE ANO 2

ONINOZ A L 343 8YOVBL3S ONIING HOd 'L

S3LON

2 : 1L
m, #,. £202 "0 AINT /,, ggﬁﬁ@xﬂdﬁ“\\
m | NN\ epsiAd
£ _ NN L D
i , N iy
H _ . o g =
H _ = ~._/
m i NI Q3L IAHOD SYM AIANNS 3HL 'SLIIHS N3X 4O FONVLSNI 3HL LV zo_nmmnwwﬂ_ﬂq_—w
W ~ 19310 AW ¥IANN 30V AZANNS V 30 SLINSIY HL SINISTUAIY dYW SIHL
w H INIWILVYLS SHOAINENS %
@ |
o !
3 & —— S
g2 9y e g
£ Mmm o
[%2] b b
WH e "l s b8
w .
5 20-1ze-s50 N/
v
LSEL "ON dViN LOVHL
M ‘agns STIH NMODINYHA
m €101 i
: H T Lruzecud iy
8 8 ) oo SRS b SULE N |
g 2 e _ , ,
3 5 mae s SYNIATING, DNUSHZY @ j
o L “- ﬁ / o /
g 2 \mﬁI\\V & v { masicers [ gaonmsugon!
£ W 2.%\ * { wovwensal f /
fi ' =g
Wm 5 o B
B 2 aron vz £ o _ sl ! |
s SV ALSUN GesEAne oN T ]
g m . \ _/ /
R
Op=.l TVOS ‘,/ /,ﬂ /,
; S ; %\
- TS s N

101

WAB24-00004.WPVAR24-0006

41

EXHIBIT E




AINNOD FOHSVA

‘0¥ NMODINVYS 6725
S133HS NaX
0
AIAYNS DIHAYHDOdOL 8 AdVANNOEF

vavAaN

133HS 1 o4,

woosiofenRspuERUIdRDAY YT
1691111621 Hd
20568 AN ONTY “1D T2AVHO 56EL

smunrag

weuens s [
aungns s [
prEEs

“ava
ava
“awa

SNOISIATY

6202 1SM9NY
NI G313T14HOD SYM ABAYNS FHL SLFIHS N3M 40 JONVASN| FHL 1Y NOISIANIANS
LD3MIG AW HIONN 30VA AZANNS ¥ 40 SLINS3N FHL SINISIUJIY dVIN SIHL *

INIWILVLS SHOAIAANS

3WNDId D
10120550 oY,

LvgwIst/s) RMOEYT, SS

o191 SN BV
IMUVERY Ot >

1004 Z =1WAYILNI ¥NOLNOO

Op=.) 3IVOS

[ m—
— ™ ™ ™ |

o9k o8 o e 0 or

&

£/ i3

N

£88181000'L 40

00V AR 3QINC QIO OL GNAOND

TV NMOH FONVSIO YA SIHL NO NAOHS AZANNS

NO NIYVL SNOLYAHIESO 549 (3114 OLLVINININ 3L '96/28 QYN 3NOZ
1S3M 'W3LSAS 3LYNIGHOOD 3NV1d TLVLS YOVAIN S S StAL 08 SONIMY3E 40 IS8 3HL
SONIMVY3E dO sisva

"SNOLLYO0T ALIILN ONNOMONZANN

AdH3A OL HLMON YSN TIVO NOILONNLSNOD ANV OL ¥ORId AJANNS SIHL ¥3d Q1¥007 LON
TAM IVHL 1SIX3 AVI SALLNLLA ONNOHOUAANN MIHLO AFAMNS SIHL NO NMOHS 3V LNITD
‘HL AB SNOILYOOT GILNIVY ISOHL ONY SNOILYOOT ALIILA LNFYEdY JOVAHNS AINO &

"SSWRIHLO QALON SSTINA STIVAM ANDIOOH 34V NMOHS ST1YM ©

‘L40dIY
it v OL Y343 ANIWISVE TN O ABANNS SIHL NO NMOHS
24y YOVAIN ALNNOO SOHSYIM ‘STH00Y TVIOIA0 2161 12 ¥381I930 03ANQ0 '1se
‘ON dVIN LOVML '} 'ON STUH NG NMOHS AMNQ T

'SIONVNIONO DNINOZ ALNNOD JOHSYM INIHNNO OL ¥A434 SYOVALIS ONIATING b0+

S3LON

It E..

//// /Q/uv/ (Nﬁ
Gn

//@J/ ?5&

mm, RS J,ymp

o /QE._ STUH

%/l/ﬂﬂdpof\\.

\ e s u$ING
b -

QL7304 FONY
SO1Z0550 Y

9101
:I@/

12131804 1
0120990 ‘NaY

¥ 101

¥2431 40 X08 WauLOTI
X08 INOHATTAL

0B NCUVNNINGD
xoa oL evo )

6699 5. o ¥
INNONGR I3 NNEINZO OO @
G0N §Y LNO4 ONNOS @

anNaoa1

W43 ATIGIS O
10120690 NetY
g101

EXHIBIT E

WAB24-00004.WPVAR24-0006

42




SITHS NI YINMO

| TEERTTD

25225 s £ ON T

72021070
WA AS C3LAVHQ. m

2
] SM
3 ol
5 Sk
E
. 2
By}
=
yoo
82 3
dzm_ 1
TEITOQ
gzmM @
sEm 2
ER
gw 3
(s}
7]
3
5
=z
2 <
8

woorsiofennspueRUCDoNY VI
V6P11LLSLL HA
20$68 AN 'O "L0 13AVHO S6€L

sarmumrzva (]

wwwans s [
EF

s i (]

avo
awa

m—]

‘SHOISIAZY

/, // By A §
N i
5 S~ AN
R R XOB F13Lol .uﬂmmv%p,
N, Aé/,
3 L.
e S ////WWV\_TQ,,\/
e

VT e fow
WUSNGY 97

...... -5
«£79l STH. OVL

<~

NZ>~Z.0p-

L \\m<mmm & AN
g2/ o
- B / / \ ;

! /
VA s

fe
ﬂDMo.vNoymmo NV

~gl101

9699 'S Td 'HITIA 7 TIVHOIN

€202 “LSNONY

NI G2LI1dHOD SYM AZANNS SHL ‘SLZ3HS N3Y 40 JONVLSN! IHL LV NOISIANIANS

1031 AW IANN JOVWA AZANNS ¥ 40 SLINS3Y IHL SINISTUATY dVA SIHL

TNSWALVLS SHOAIANNS
.
.
W008€.2€=V.
T

N~ ——

RSy

TSI TR

llr&\\\\\\\\l\\\\\\
R

1004 Z =VAYALN ¥NOLNOD

02=.1 VIS

N

et sl \x_r»zwzmmﬁ\?c\\\_\i\k
ﬁ ST T -7 NMAISAS ST XK

g e e

777 _-uveay . aNd

or oz o o

&

/r
//
- aloN Y
< TSyveay L and .
T e uzes e

=g\ IYNOVA L3S,

=

I 1 H
| / A | St s e
— A e o ey o - / \ i 4 = =
~ J )3 3 X — s 3 . ! / / \ 7 _\ 14 AHH .00°6C, L i
e d . \ , (| =
P 106,10\ 5505568 N N 7 T [ T 1 GioN U
- — - e S | Il / | | \ § | | |
T T o » i S A S U U W |\ uvazu.gand ! 1
—— e o P I I | \ | L [
s m | i | \ \ 1 I \
- P m \ \ \ \ H i \ /
.
v .
L \ /
\
SNOLLYDOT ALTILN ANNO¥OYIANN 3 / /’
AdINIA OL HL4ON VSN TIVD NOILONYLSNOO ANV OL HOI¥d ASAUNS SIHL ¥3d GALVI0T LON m 1
FH3IM LVHL 1SiX3 HIHLO AIANNS SIHL NO NMOHS FdV ININD l
3HL A8 SNOILYOOT OZLNIVd ISOHL ONY SNOILVIOT ALITILN INSUYddY 3OVAENS AINO '+ /
“3SIMHZHLO GILON SSTINN STIVM AHSNOON 3HY NMOHS STIVI ¢ N \
LHOd3Y
F1LIL LINSHENO V OL ¥34TH ‘NOLLYANOIN! INIWISYS 1IN MO 'AIANNS SIHL NO NMOHS mmuha,waoa 140

MY 'VAVAIN ALNNOD 3OHSYM ‘SO¥O03Y WIOI4O ‘2261 '1Z ¥38WI03A 03AMOOIY '15E
‘ON dVI 1OVHL 'L 'ON H NO ANOZ

"SIONVNIOHO BNINOZ ALNNOD SOHSYAL LNZHNNO OL ¥33434 SHOVALSS BNITING ¥OH L

S3LON

any 3QIAT ‘TI¥D OL aNAO¥D

Y NMOHS S3LYNIGHO0D NV SFONVLSIO GV SIHA NO NMOHS SLNSWINOW AJAUNS

'NO N3V SNOILVANZESO Sd9 (418) OLLYINANDI 3WLL TY3d NON 03SVE '¥6/E8 QYN 3NOZ
1S3M 'W3LSAS 3LYNIQHOOO INVId ZUVLS YOVAIN SI dYIW SIHL 4O SONINYIE 40 SISVE 3HL

SONV3g 40 sisve

oz

WAB24-00004.WPVAR24-0006

43

EXHIBIT E




b~
D

5 T I
L R EInTns Vg 030008 )CEL ene et/

~ Ig¢/ .

sEHS - 40

* a3K0UddY.

YOYAINSYDIA SY1-NOLONIHSYM ‘SULYIS - YOVAIN ‘SHYYS =
7 onimms| SYINNVIH / SYIINIONI  ONILINSNOD

Ze/2207% 3va | VAVAIN " vaon AINTOD FOHSVA

YA/ 7w nwvea

S a0 | I 6/Y N9/L 012IS MMS MMS ¥ 6 DIS ¥ IS ¥ IS HOd

R ! ON_ LINN

 pA_G3NoIsIa

LV7d  TVI2/440

NOISIAIGENS STTIH \<§0h¥>\v.tk»mﬂ.¢z§_,|§| N

SNOISIAZY

257 oN 8or
A e.d. I
Jﬂuil\%ﬁ)«@iw ne os4 -
Py i
Tmo/ p) =
¥ 9 uray onsg g eoyeom
S0 §p00Y Wl w00 00~ T t50d Seentis Yo sr6r 5 "o
Ll s P Sq1] AERT/T #ndT Gyt o proocs ot pa
Felbae 7"
YLl YELGSY
T F A
3
oo ZE o
o K2 ZE o Fpumgs peyegy pue yeedl vuyy fo wolssiwsy Vil
N&ﬂn\ \s\s\W % ;\«MM A van wars s e Tepy o P
y oYy
22978 _piprro0
073 1K AS2LLY

“NZ7D NOOIGYY

. ¢ .\\\\3 o FrpaTaly eenay Kn)
DerSEY o ElRITIEEND) o [Pty S 1A W\.\\W}Mﬁ&\\ ey P4
sy el gL 3] CEIBR O oo ._Pi TF Loy o poAcLITe 60 pe \x.\\v\.\\ku \MN“\\\

a.ﬁ; =

| wosilas Ay leyons 51 dow 2y pous peIHEE Wo 1 104 PUO

i

u\
4 REP RN % o o HO 1O pue
L= R wx%nwmt& o sy povions opoy I pouy \\\\h.w\ ;\e
=N . NOILYIIAILIZD

9 -5
Lonefr S 4 o

50 Arb pus soqovo soyro oL Jybla DAY JOYS SBYYIN LOIIPPD LI ‘BPOASN SO
\eﬁ\&ﬁ& PUOYT R, [1P5 DYl PUE AUBIUWOD 4BMOY 014108y LIIBIG ﬁ&\“ V4
PNOITID e prydsyo wssg poy topd sy WO umoys  SiuBwPess Pu

. PRURISOE SO B IOTEG f OB
ALl Syt bu 6 2 e sus ‘szt BYgoD. we
xﬁ\\\\\ms@\t&n&%\:ou.ax\\nt\%%xu{nkNxéﬁ\k\\\!xan\nﬁN

AT ANIE GO L ST YT G2 L 193

MW z M.\ ~= b/ Ty S0 hop T g

2 0 popeyclines Som hanirs syl (0o i 113G 0N P67 TYVIL U 1275 TiNG
P G fOPG BTG FYf LIGIIT MYOYT IO PIO pPuL UoLIPY LUMOYE §2
ey Dla  fsrm Potopicons Ul pakorpadied pud poysygoree Kaitop

worg spoy SEEIS 2iy7RS pro ‘EREite Syacyg G0 IO o suoiode) A

SO (BLryDg17 PEL) JO PoLOASUL Byt 40 'SP00IT 2yGrd pUO  Sip IS

BADCY G BHCY OfLlr RO LIS PUE LOISUPLPONS AUl L8pUR PSS L0245,
O PBUPOBII RN SPUO) Y SO SOl PYnsORD pud Pl O 81 4OIT

Bl pOUL fpIf190 Agosay ap ‘wiome Anp budg WI0NY M OONHINY T
50/ FHEM 10 ALNIGD
YOI S0 2LHE

NN,\J\,\m Sastelxe wo/sS, A

worprim opogo iy s02f po fop

Pyp DPOASY SO 54040 POYSON SO MUNDT Sf L B0 fis ko (088
S ponspge puo pusy A pos byunnisy aney 7 YoRITHH SSINIM NI

PO Lipssyy

SPEOTUNT LD SSS/? Pyl LOf PLO MfISOLULYUA pPUO FBoLf JWOS 2 PE4NOIXE

2 poie s of prbosfmoyan oy KUsWrLsUl burobalos syt PaIIRE

oy pro Ut pogisosip Cossad syl @G of Pus oy wmovy '
(OpopRly’ O 2/D4S POYSOM S0 FIUPOD St S pUre Ll 2/Gnd FIo4gy o

d
zww %f& u\n 0ipG pelosddo Aljowosied gy ‘N\m\ﬁx\a Aepg7 syt wo

oo 10 ALppos
o (e 5 St
Faymo

TS 27T

7% ku\\% S powbre sg ol
prwow s1y posro 6 7 5 W 008 2uk  ABIIIM 8, 74
& N T L e iyitnisins. 55ahd e oen
G 0p prodo 188 pus pooPEP Ageioy sio ioid byl o UMOYS 0
SAOmGLLy pro Sorwepo ©ppIle Sy PUS ‘9l LU0 §Z SI4IYI SIN
AC SUCISINOIT YL Of fI8/GNS PUD YLIM OUBLYTUIOD Ut DELIISXS I PUOS
P £OYy pUo 4o/ 10 dow Ak\.m o pPiuPsPsdss A\\\h\ SO fo04L 2Y) f0
vorme 2yt s, 27 pavbIssapun syl Jout Kjrjss0 of 61 Sl
LT LR % \ FOYSIH S0 ALNIOD
VORAIN 40 FLWLD

LpIISKT ALlLn Iu”ua.ﬂ
3

129 78 01 LNININOK ©

PR ANIHINON  ® d

F 8242y pI9pb IV

&

o S
o) 18 S0 Soploy Spplp paodss Pyp st o Sifp
PUO PRUILIORS U 30y SO SHHf AOUL SBILIIID Aqaivy pebiesapun Pyl
FUVOIALYFD  F7UL

0 p3y o

(Sl /
L2Ae SapupanE. Pyl 1oyt

M,61,08 685
STy

&4

TV Creguey sy suesoo pow

cogleyes \\ G \\\V.\N.\N\\\\.\V
floiies pe aiey 2.5 & 52 2y

‘opngs
uspoom ¥ aligys'

M 05 6% 68 S i woic

EYETTPY] WS
s

3NV siol

|

— MOLINVIS

05106 _~ 3.0 ZlE 8 il

|

66 555

,
N
,
,

T o2zsy

i |
S OIS L7§ o

71774

— e e
2

T orod

.oz2%5
= sowi0p ¥

ZE6SE

e (M1 200
/
&

© ON

#2002 ~ 1 .9t

SDAYINO S 23Ut 30 2/

T

PY umopiunll :60) Gt * J iU 500'¢
Roomybir 2404 pponayy <sturwag so sisog | I SN g
,00¢=, 0 FIWIS ‘ i | 17759/ %7
B O0'0OSSH »
._v_, —.o?mouqu ) )
v N 7 G065 PR e T
2
I
7 m P 282¢
I3 A 7
| M st /
\.sd#\_'| W 1GIEZ e = 7 il
\ \, [t
eradfiiay \ i
frsesod,
| v “ o -
| |

azused 9

—_— TN

Juatunvowl pg
v A g A A M, VVSI

157m —‘/

1503 2y o 2wy

k)

m‘ogc

/35—
EXH

6

JRAETOSN LS SNAB24-D0004.WEVAR2

/357




: e 'VN
2. | y

==
# S .
ey
2 4 Hoston
Gredny )

Pecieczd gy LTy

18453
RS e

— L Liay £ Sy Srecer
e LA TONG LS 50500

o 5E N 5 G Sl T ENG G

- DB T
Heas: - PR

EA CONSULTING . ENGINEERS / PLANNERS RO

‘ SPARKS, NEVADA-SEATILE, WASHINGTON -LAS VEGAS, NeVADA | o Z_suemrs.

B ] “Basemsent File =

ORIGI NA— GaBOES

a3 fraeTonin) phics sueviWAB2E.09004 WPVARZA0G0E" S




ST R e ‘""':‘*‘?

7 PO e
¥ L Bty f St b 5, * ¥ E
el VN Ao lnd Geshar o a Al
: - 7 s . ‘ .', ) e
5 ! p / T e - = p_s’;’y,“

=
|

[
_ober

Iy

it M |
I !
T

e Seotion

< .
e (A
L (\{:Zluen‘

2

|
|
|

-
-
Gsiiinne

—

FAST LARE T e o

BLOFE_PEDTELTION
Voot

Ao Zoals

SCALE : 17=100"
L |
o oF
5 o 1EZ1
A b pa i i TGIYABE
- y I aTiain
726 - 20 ] ‘ I Fovsir o
” ) | e | \’
o g A iors ‘ ¥ !
) /V s 52 Aeres o i
1 g | f i d
cor £ OV 5 P P ; \ t
i s i R razeer Iy
: it SOV ES S bl i A
Z3 ) 1 IR o i
" P I & i
td N i
h i "'x i
i } | H

\ VICINITY MAF

! wa seaie

25 fBodesy WoSTh

P

P

4o
iy s,

| PoAD 2LoPE, b!A//V/?i, & BLYE EETATION,
FRANKTOWN HILLS SUB'N*/ ==

SE 14 SE 143 SECS, POR. SWIr4 SW 173 SEC.IO
; TIEN.RISE, MOBIH
UNTY,

= ENGINEER
S E8A. Comsultiry Ergmeers [ Plerners
Richord W. Ardes : RE *jee3
950 Iadestrial oy
Sporks, Nevods N

o\ o~

NEVADA

351 Franerows dis

ORIGINGL FiLe SiDE SCOPES EXTEND OWT NO Mors
THpan 25! From RoAD E0Gt/ FralerT] LINE.
1S 1972 MAP SHowdS INTENDED cut AND FiLe AREAS
AGoviE D LEw THE 3o FooT RosD ESEMENT
SingE 1972 No EVIDENCE OF Dovniih e SLOFE E@osierS

s Gaers NoTED:

ae Fﬂa\(l«m,u/\\ Hiies SuenMABMoganAR 00067 &
EXHIBIT E

E;j I EO sibs StoPes *




GoiiEvare

i

:

f§ 4

[N i ’
g S

;Q
N
is
!h
1%
|
N
L
by
Loy Vi _MAP.
vl A
g A .
i i L 1 Bdeey WS, :
G S s i i A
i tZ 1 ; 1 |
. A 1 i Dl Grevsd i '
- L a st .
e I F 1 i 7 | ] £1 N
b ’ tors i = i = N
3 SO0 Aeres N, 4 11 R S 1 i
N N ; E i T D grt fopfiold et | T fml i
1 s Y T N ;
Sl I TrEICAL _BanmAY SELTION. sl
o Iso R \ e Lot N ;
i H 8 .\ . & 1
. : i | i
3 b3 ~
}1 3 |
- N i 1
LIS §I l P -] i
, g i
. beo 5
i . 5
’ o d , P o :
" 3 L (I LEGCEND
3 g - & o 4 —
H 3 . § = o g 207 -60%
3 e > o ® ! [ /o-20 [ 4
: pcveioped doze [ . Ca2o-50 T Gore N
; b ol jan o &-d0% = 7-40% o
- : > D w-sen [ s0-72%
N I Ay s
< ENSINEER : . ) B &
: Ssberd T Letond L SEZA. Comsulting Engimeefs /Planécs [ xvsiows RO G BPPE AP T
70, Box I317 {Richord W. Acder RE %1543 N I - g =7
i Garspn 1oy, evRZ: T 950 Indestrual” iy ! Y T TR FRANKTOWN HILLS ~ SUB'N“Y o
i Y { Sporks, Nevada v T SE17% SE 1/# SEC 3, FOR. SWI/4 SW1/3 SECIO S -
H % 3 i t L i TI6N,RISE, MOBIM oy
® andy ¢ § WASHOE COUNTY; - ! NEVADA_[owvt Ay 772
4 5 - | ¥ Y = e
< L4 ) ;
¢ : J A& ¥ gt S

RofD EASEMENT SHowW3s No GRADNG
o RaAd EASEMENT «

T : j.//»LI‘i'EQ 30 FooT
e B ErTHE SiDFE
EASENENT 2

47

| WAB24-00804,WPVAR2 =
FroneTondS Hius suabviiod oF EXHIBIT :;t °

A




78 //fxz'“,(é/:/".ﬁ'/}a}p Z A
() n Contor. 2 C2
Sl Al B Sl

PUPE_CLAmP
b Beak

B

bys
SLASH Di
or -

o
REVEGETA
Farde.

Crass,

Bloe
Crehord  Grass

shpes exceed.
Tt

. Ve per o
Crotonrac~ Gibs. par

The hydro-mulched greas
ol S with & tsiap

Fili shope.

oo f
e

et

er ).
ner 1 par acre).

Ik, Jute Miesh. ngt
per 800 sq. T

(e impasedt by

7,05 cribbing ot - i
. Lompacid Al revegetatiors sholl be <om, seior to" Oct 15, 1974 IF it :
SN Moteris/ " . .; becornes” Spparer t it reve Zoprot bE compléted by that | -
: S ~ SECTION ®to ® _ g time, then no work shail Jhosz arcas. . i
» Scale 2. it v
2 ~ evirions DETAIL SHEET
. NGTE: D is the ramimur colvert widih, e[ LETAL SHEE, oo e 1
Y Al roek riperap to ke hond plaged and SrPETE FRANKTOWN HILLS SUBDIVISION = UNIT N® [ [sxo-stea_| "
y gf:kg,ﬂj;@’d'”y Ny State - Dor SEE SES Sect.9 & SWH SWE Sect.(0, TIGN, " [ew 1.
3 CRlardsg, . . 2 ¢ RIGE, MLDBEM. * |orom
C o | wasHoE county, NEVADA
i SPROUT ENG] & ASSOCIATE
) ; [om—= SPROUT | 3 INEERS & ASS| ES

D § Y

frpnPES OF ENGNEERED CAT

TYPieAc RoAD  [HND DTt SAMPES

48
(1280 ETOW

“Basemed File

¢ Fd ScoPES As wRLC AS

APy
~ Hi j‘i\gfr‘;tﬂ‘@%%ﬂ\"’vgui; ogg,ﬁ g




06 April 2024

Street address of project Mailing address of owner
From: Kenneth W. Sheets Jr. Kenneth W. Sheets Jr.
2050 JS Bar Ranch Road ' PO Box 6543
Washoe Valley, NV 89704 Incline Village, NV 89450
APN: 055-021-02 925-389-6718
1972 Subdivision #1351 kwsheets@hotmail.com

To: Washoe County Engineering Department

Subject: Variance — Reduction in setback from 30-15 feet: Source Building Dept. requirements & Title
Search.

Dear Washoe County Planning Dept.,

As sole owner of the property APN 055-021-02 | have included an updated Title Search which is Dated 08
Apr. 2024.

Name: Kenneth W. Sheets Jr.
Legal description off property: See Title Search next to last page, APN 055-021-02.
Description of all Easements and/or deed restrictions:

1. Building Department, Standard 30-foot setback from front or back road. Application in progress
for Variance Request to reduce setback to 15 -feet due to sloping lot and the dramatic increase
in downhill building fagade.

2. 55-foot Construction Grading Easement: Application in with Engineering Dept. for
Abandonment of Easement. This type of easement is typically a temporary construction
guidance from a Subdivision Application and on completion of the Subdivision the Grading

Easement is abandoned.
Any Covenants, conditions and restrictions (CC&R’s) that apply: None at this time.

See Attached Title Report dated 08 Apr. 2024

7
Kenneth W. Sheets Jr. /

ner
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BASIS OF BEARINGS

THE BASIS OF BEARINGS FOR THIS MAP IS NEVADA STATE PLANE COORDINATE SYSTEM, WEST
ZONE NAD 83/94, BASED UPON REAL TIME KINEMATIC (RTK) GPS OSBERVATIONS TAKEN ON
SURVEY MONUMENTS SHOWN ON THIS MAP. DISTANCES AND COORDINATES SHOWN ARE
GROUND. TO CONVERT TO GRID, DIVIDE DISTANCES AND COORDINATES BY A COMBINED FACTOR

OF 1.000197939

NOTES

1. FOR BUILDING SETBACKS REFER TO CURRENT WASHOE COUNTY ZONING ORDINANCES.

2. ONLY EASEMENTS SHOWN ON FRANKTOWN HILLS SUBDIVISION UNIT NO. 1, TRACT MAP NO.
351, RECORDED DECEMBER 21, 1972, OFFICIAL RECORDS, WASHOE COUNTY, NEVADA, ARE
SHOWN ON THIS SURVEY. FOR FULL EASEMENT INFORMATION, REFER TO A CURRENT TITLE
REPORT.

3. WALLS SHOWN ARE ROCKERY WALLS UNLESS NOTED OTHERWISE.

4. ONLY SURFACE APPARENT UTILITY LOCATIONS AND THOSE PAINTED LOCATIONS BY THE
CLIENT ARE SHOWN ON THIS SURVEY. OTHER UNDERGROUND UTILITIES MAY EXIST THAT WERE
NOT LOCATED PER THIS SURVEY. PRIOR TO ANY CONSTRUCTION CALL USA NORTH TO VERIFY
UNDERGROUND UTILITY LOCATIONS.
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SURVEYOR'S STATEMENT

THIS MAP REPRESENTS THE RESULTS OF A SURVEY MADE UNDER MY DIRECT
SUPERVISION AT THE INSTANCE OF KEN SHEETS. THE SURVEY WAS COMPLETED IN
AUGUST, 2023.
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	Exhibit C.agency.comments.pdf
	Engineering Memo.comments
	GENERAL COMMENTS
	Washoe County Engineering and Capital Project staff have reviewed the above referenced application.  The application is for the abandonment of construction easement along the west side of JS Bar Ranch Road.  The parcel is located on approximately 5 ac...
	For questions related to sections below, please contact the staff’s name referenced.


	Fire.nocomment
	Health.nocomments
	water.nocmment

	Exhibit E.app.pdf
	va_sup_info.pdf
	Variance Application Supplemental Information

	2024 0408 Variance Application 30-15 feet - questionare explination
	2024 0408 WC Variance 30-15 feet fees - WPVAR24-0006
	2050 JS Bar Ranch Rd - 15 ft setback - enlargement
	2050 JS Bar Ranch Rd - 30 ft setback - enlargement
	2050 JS Bar Ranch Road - APN 055-021-02 - Full lot with proposed house location
	2050 JS Bar Ranch road - enlarged middle and upper section with house location
	Early Application Waiver - Variance
	Same home size - final 2017 San Ramon CA - 24' Garage is replaced by 15'x15' water tower
	Same home size built 2017 San Ramon CA - Garage 24' wide replaced by 15x15' water tower
	Same size house - final 2017 - 24' garage replaced by water tower 15'x15'


	Project Name: Sheets - JS Bar Ranch Road
	Project Description: Request for Variance on sloped lot with 30 foot required to a 15 feet setback from property line. 
Proposed building site with 15 foot setback will not interfere with any sight-line within the subdivision. Proposed building site will have a peak roof line below any building pad behind the home. A 4 car garage will accommodate off street interior parking and not interfere with snow removal operations. 
	Project Address:  2050 JS Bar Ranch Road, Washoe Valley, NV 89704
	Project Area acres or square feet:   5.0 acres
	Project Location with point of reference to major cross streets AND area locator:  Closest cross street JS Bar Ranch Road and Franktown Road - Washoe Valley
	Assessors Parcel NosRow1: 055-021-02
	Parcel AcreageRow1: 5.0
	Assessors Parcel NosRow1_2: -
	Parcel AcreageRow1_2: 
	Assessors Parcel NosRow2: -
	Parcel AcreageRow2: 
	Assessors Parcel NosRow2_2: -
	Parcel AcreageRow2_2: 
	Name:  Kenneth W. Sheets Jr.
	Name_2:  Owner Builder
	Address:  2050 JS Bar Ranch Road
	Address_2: 
	Email:  kwsheets@hotmail.com
	Email_2: 
	Contact Person: 
	Contact Person_2: 
	Name_3:  Kenneth W. Sheets Jr. - owner builder
	Name_4: 
	Address_3:  PO Box 6543
	Address_4: 
	Email_3: kwsheets@hotmail.com
	Email_4: 
	Contact Person_3:  Ken Sheets
	Contact Person_4: 
	Text1: 
	Text2: 
	Text3:  Washoe Valley, NV
	Text4: 89704
	Text5: 
	Text6: 
	Text7: 
	Text8: 
	Text9: 
	Text10: 
	Text11:  925-389-6718
	Text12: 
	Text13: 
	Text14: 
	Text15:  Incline Village, NV
	Text16: 89450
	Text17: 
	Text18: 
	Text19: 
	Text20: 
	Text21: 
	Text22: 
	Text23: 925-389-6718
	Text24: 
	Text25: 
	Text26: 
	varied to permit your request: Building Dept. : Front and Rear Setback 30 feet from property line. (Requesting reduction to 15 feet)
	complying with the Development Code requirements: The owners sloping lot has few buildable locatons due to setbacks and road culverts with dry runoffs. The proposed site will not negatively impact any adjacent lot nor create any impact on Washoe County services. Moving the proposed building to the current 30 foot setback will create unnecessary downhill height elevations to the building, increate large grading requirements with engineered retaining walls and be astetically unpleasing to the eye from the busy Franktown roadway.
	privacy decreasing pedestrian or traffic safety etc to other properties or uses in the area: The original Franktown Hills Subdivision was for 6 lots of 5-7 acres. The proposed building site with 15 foot setback will not create any negative impacts to lots in the subdivision. 
	of neighbors etc: Graning of the requested Variance to 15 feet will provide for less grading requirements, fewer trees removed and be astetically more pleasing to view impacts. All parking will be well off street and mostly inside with a 4 car garage.
	your neighborhood: All properties in this subdivision have great views of Washoe Valley. Denial of the 15 foot Variance request will cause the building to move substantially downhill nearly eliminating the views. There is no negative impact to any adjacent lot for teh requested 15 foot setback. The road pavement is also an additional at the proposed site is also 16 feet from the property line. The combind distance edge of road pavement to edge of building is 31 feet.
	Yes: Off
	No: On
	How is your current water provided: Existing tested well operational at time of sale 07/14/2023.
	How is your current sewer provided: Existing septic tank inspected and approved for use by licensed vendor at time of sale, 7/14/2023.


