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AGENDA  

MEETING OF 
WASHOE COUNTY BOARD OF ADJUSTMENT 

Washoe County Commission Chambers 
1001 East Ninth Street, Reno, Nevada 

Thursday, 1:30 p.m., May 3, 2007 
__________ 

 
 
 
May 3, 2007 
 
1:30 p.m. DETERMINATION OF QUORUM 

 PLEDGE OF ALLEGIANCE 

 APPROVAL OF AGENDA 

 APPROVAL OF MINUTES 

  April 5, 2007 

 PUBLIC COMMENT (Limited to items not on this agenda; three-minute time limit, 
however the Board reserves the right to reduce this three-minute time limit, as 
well as limit the total time for public comment, if more than 10 people request to 
speak.  The same applies to public comment on each agenda item.) 
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 CHAIR AND BOARD ITEMS (Unless otherwise listed with a topic description, this 
portion of the agenda is limited to announcements, discussion of items proposed 
for action at future meetings, and reports on planning issues and/or activities of 
organizations in which individual members may be involved.) 

a. Report on Previous Board of Adjustment Actions 

 DIRECTOR’S ITEMS (Unless otherwise listed with a topic description, this portion of 
the agenda is limited to announcements, discussion of items proposed for action 
at future meetings, and reports on planning issues and/or activities of 
organizations in which individual members may be involved.) 

 CONSENT ITEMS   

 PROJECT REVIEW ITEMS 

1:30 p.m. 1. PUBLIC HEARING:  VARIANCE CASE NO. VA07-009 (ADAM AND RICHELLE 
AARONS) – To reduce the front setback from 15 feet to one-half (.5) foot for an 
interior lot (with a greater than 20% slope) to facilitate the construction of an 
attached two-car garage.  The project is located at 827 Geraldine Drive, Unit 
#1, in Incline Village near the intersection of Geraldine Drive and Jennifer 
Street.  The ±0.184-acre parcel is designated High Density Suburban (HDS) in 
the Tahoe Area Plan, and is situated in a portion of Section 09, T16N, R18E, 
MDM, Washoe County, Nevada.  The property is located in the Incline 
Village/Crystal Bay Citizen Advisory Board boundary and Washoe County 
Commission District No. 1. (APN 125-223-07)  Staff Representative:  Don 
Morehouse, Planner, 775.328.3632 

 OTHER ITEMS  

 ADJOURNMENT 

Cases heard by the Board of Adjustment are final actions and, therefore, appealable to the Board of County Commissioners.  If you 
disagree with the decision of the Board of Adjustment and you want to appeal its action, call the Planning staff immediately at 
328-6100 and you will be informed of the appeal procedure.  The appeal period is ten (10) days from the date of the Board’s action. 
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WASHOE COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT 
STAFF REPORT 

 
To: Washoe County Board of Adjustment 
 
Re: Variance Case No. VA07-009 
 
Date: April 19, 2007 Prepared By:  Don Morehouse, Planner 
 

GENERAL INFORMATION SUMMARY 

 
Applicant: Adam and Richelle Aarons 
 
Requested Action: (Adam and Richelle Aarons) – To reduce the front setback from 
15 feet to one half (.5) foott for an interior lot (with less than 20% slope) to facilitate the 
construction of an attached two-car garage.  The project is located at 827 Geraldine 
Drive (unit #1), in Incline Village near the intersection of Geraldine Drive and 
Jennifer Street.  The ±0.184-acre parcel is designated High Density Suburban (HDS) in 
the Tahoe Area Plan, and is situated in a portion of Section 09, T16N, R18E, MDM, 
Washoe County, Nevada.  The property is located in the Incline Village/Crystal Bay 
Citizen Advisory Board boundary and Washoe County Commission District No. 1. (APN: 
125-223-07)  Staff Representative:  Don Morehouse, Planner (775) 328-3632. 
 

RECOMMENDATION/FINDINGS 

 
Based upon the staff analysis, comments received, and the site inspection, staff 
recommends denial of the request with conditions and offers the following motion for 
your consideration: 
 

I move that the Washoe County Board of Adjustment deny Variance Case 
No. VA07-004 having made the following findings in accordance with 
Washoe County Development Code Section 110.804.25 to approve a 
variance: 
 
1. Special Circumstances.  While the property does have some 

topographic constraints, the strict application of the regulation 
does not result in exceptional and undue hardships upon the 
owner of the property. The property is currently developed with an 
existing house and garage and other options exist that would 
permit the applicant to meet ordinance requirements with the 
addition of an attached street-level two-car garage without 
needing a setback variance; 
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2. No Detriment.  The relief will 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; 

 
3. No Special Privileges.  The granting of the variance would set a 

precedent and be inconsistent, allowing a special privilege. The 
variance would allow a development standard, which is not 
otherwise expressly authorized in the County and is not legally 
consistent with the surrounding properties;  

 
4. Use Authorized.  The proposed variance would not authorize a 

use or activity which is not otherwise expressly authorized by the 
regulation governing the parcel of property; and 

5. Reasoned Consideration.  That the Board of Adjustment gave 
reasoned consideration to the information contained within the 
staff report and information received during the meeting. 

 

 Should the Board of Adjustment disagree with the staff’s 
recommendation and can make all four hardship findings, staff will 
have conditions of approval available for the Board’s and 
applicant’s consideration. No unique or extraordinary conditions of 
approval are requested. All of the conditions are related to the 
service needs and/or development impacts resulting from the 
variance proposal. 

ANALYSIS 

 
Background: 

The project is a developed single-family interior lot in Incline Village. The developer is 
requesting a variance to reduce the setback from 15 feet to .5 feet in order to facilitate 
construction of an attached two-car garage. The Development Code currently allows 
front setbacks on interior lots with greater than 20% slope a reduction in setback from 20 
to 15 feet. This reduced setback is already in place on this property. 

Under Section 406 of the Washoe County Development Code (Building Setbacks): 

Interior Lots.  On any interior lot in any residential land use category or general 
rural or general rural residential zone, the front yard requirement shall be fifteen 
(15) feet where the slope of the front half of the lot is greater than a two (2) foot 
rise (or fall) above (or below) the established street grade for every ten (10) feet 
of horizontal distance.  Plans submitted must be specific enough to establish 
conformance with these provisions. 
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Special Circumstances: 
 
The slope of the property is greater than 20% with a short, steep driveway into 
any existing single-car garage. The applicant finds this to be a substantial hazard 
during the winter months. The applicant would like to build a two-car garage over 
the existing driveway and parking deck at street level. The distance of the 
proposed two-car garage would be between 12 and 13 feet from the pavement 
edge of Geraldine Drive. It is staff’s opinion that this does not constitute a special 
circumstance based on the fact that there is another option available for the 
construction of a garage without reducing the setback.  

After a thorough review of the plans, staff finds it evident that a tandem two-car 
garage could be built on the second story level on the east side of the property. 
This addition could be built with a street-level bridge eliminating the need to 
encroach into the 15 foot setback. The new street-level bridge would also be 
used as an extra parking space. Coverage from the existing driveway could be 
moved to the east side of the structure in order to meet TRPA standards.  

Impacts: 

A reduction in the setback from 15’ to 0.5’ would allow the building to be pushed closer 
to the street thereby moving the residence out of conformance with the Development 
Code and surrounding properties.  

Site Analysis: 

The property is forested with mature trees and natural vegetation. The front of the 
proposed garage would be approximately 12 feet from the pavement edge of Geraldine 
Drive. 

Development Suitability Constraints: 

The Tahoe Area Suitability Map identifies the site as having slopes greater than 15%. 

Parking Required/Provided: 

Single-family detached dwelling units require two parking spaces per dwelling unit, one 
of which must be in an enclosed garage.  This requirement has been met with the 
existing enclosed garage and parking deck. 

Landscaping Required/Provided: 

There are no landscaping requirements for single-family residences. No landscaping is 
proposed.   
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Site Photos of 827 Geraldine 

 
Parking deck and entrance  

 

 
 

North side of residence 
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Site Photos of 827 Geraldine (Continued) 

 
Existing parking deck, driveway and garage 

 

 
 

Existing parking deck 
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AGENCY COMMENTS 

 
The plans were submitted to involved agencies.  There was one condition from the 
Incline Village General Improvement District (IVGID) involving structures built over 
existing water and sewer service lines.  
 
No unique or extraordinary conditions of approval were requested.  All of the conditions 
are related to the service needs and/or development impacts of the reviewing agencies 
resulting from the variance proposal. 
 

CITIZEN ADVISORY BOARD COMMENTS 

 
The proposed plans were submitted to the Incline Village/Crystal Bay Citizen Advisory 
Board and will be discussed during the May 2, 2007 meeting.  A report will be given 
during the May 3, 2007 BOA meeting. 
 
 

APPLICABLE REGULATIONS 

 
Nevada Revised Statutes Chapter 278; Washoe County Code Chapter 110.220 and 
110.406 
 
VA07-009(DM) 
 
Attachments: Site Plan, Elevations, Letter and Variance Request Summary from 

Ogilvy Consulting dated March 15, 2007, Memos from Washoe 
County District Health Department dated March 30, 2007, North 
Lake Tahoe Fire Protection District dated March 27, 2007, Incline 
Village General Improvement District dated March 28, 2007, Email 
from noticed citizen Niran Shah dated April 24, 2007. 

 
xc:  Incline Village/Crystal Bay Citizen Advisory Board 
 
Applicant:  Adam and Richelle Aarons, 24269 Dawnridge Drive, Los Altos, 

CA 94024 
 
Representatives: Ogilvy Consulting, PO Box 1636, Kings Beach, CA 96143 
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