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FPSN - Snyder Residence - 540 Gonowabie

Remodel and garage addition to an existing single family residence that
does not have covered parking.

540 Gonowabie Rd. Crystal Bay, NV 89402

Located near the exit, on the one-way street, Gonowabie, that intersects with State Route 28.

123-101-04 0.563 (24,536 SF)

S19/T16/R18

Snyder 1998 Family Trust Elise Fett & Associates Ltd.

Patrick and Filomena Snyder Elise Fett

6285 Crooked Stick Cir. PO Box 5989

snyderp6@comcast.net elise@elisefett.com

Patrick or Fil Snyder Elise Fett or Julie

same as consultant n/a

n/a

95219

209-481-1501 n/a

89450

775-833-3388 833-2388

The proposed detached garage will have 
living space below.
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Variance Application
Supplemental Information

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 

references to variances may be found in Article 804, Variances. 

1. What provisions of the Development Code (e.g. front yard setback, height, etc.) must be waived or 

varied to permit your request?

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?
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The front yard set-back, Article 406-Building Placement Standard 110.406.30.  In order to create a 

detached garage with living space below, we are requesting that the front yard set-back be reduced 

to 1.7' (at the closest point) from the edge of pavement.  The steepness and narrowness of the lot,  

as well as the existing structure, make pushing the proposed structure further from the edge of  

pavement unfeasible.  

The lot is divided by the existing paved road, Gonowabie.  The existing structure is on the lakeside 

of the lot, where the slope from the edge of pavement to the high water line is 43%.  Currently, there  

is no off-street parking on the lakeside of the lot, which means residents must cross the street every 

time they enter or exit the property from a car.  Additionally, there is no covered parking as required  

by current development code section 110.410.10 Required Parking Spaces.  The steepness of the  

lot along with the location of the existing residence prohibits the structure from being set further back  

from the road on the lakeside of the property.  Were the garage structure to be placed on the opposite 

side of Gonowabie from the residence, a variance would still be required as the existing off-street,  

paved parking is within the set-back and the slope is steeper on that side of the lot.  
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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?

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.)?
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As mentioned previously, there is currently no parking on the same side of the road as the residence, 

therefore, the proposed project improves the current situation by lessening the pedestrians crossing 

the road.  The parcel itself is bisected by Gonowabie, there are no upslope neighbors and no impact 

on the view from state route 28.  The view from Gonowabie will be impacted, but the finishes  

selected will be consistent with the other residences along Gonowabie and the visual  

magnitude from the street will be less than that of most neighboring properties as the existing 

residence is not being increased and is 1.5 stories below road level.  The garage structure will  

appear as a single story from the road.

The approval of this variance will provide enclosed parking, thus eliminating clutter in view of the 

neighbors and reducing the number of vehicles parked on the road.  There is currently a health and 

safety issue with residents having to cross the road, which year round impacts traffic and in the  

winter can be slick car packed ice.  The natural slope and vegetation across the road is preserved  

and the lake side slope will be better stabilized with BMP's around the garage structure minimizing  

run off into Lake Tahoe.
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5. What enjoyment or use of your property would you be denied that is common to other properties in 

your neighborhood?

6. Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs) that apply to 

the area subject to the variance request?

Yes No If yes, please attach a copy.

7. What is your type of water service provided?

8. What is your type of sewer service provided?
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The owners would be denied enclosed parking and access to their residence without having to cross 

the street if the variance were not approved.  Most residences on Gonowabie (at least 90%) have a  

reduced set-back for garage structures because of the steepness of the lots and narrowness of the 

roadway. We have enclosed an aerial photo that depicts the proximity of the immediate neighbors to 

the edge of pavement, all of which are approximately 5' or less from edge of pavement.  

Water service is provided by IVGID.

Sewer service is provided by IVGID.

X       See title report
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