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Subject: Special Use Permit Case Number SB15-010 

Applicant:   Barry Iremonger 

Agenda Item Number: 8E 
Project Summary: Major Grading for construction of a permanent earthen structure 

twenty-two feet in height and importation of approximately 900 
cubic yards of earthen material 

Recommendation: Approval with Conditions 
Prepared by: Roger Pelham, MPA, Senior Planner 
 Planning and Development Division 

Washoe County Community Services Department 
Phone:   775.328.3622 
E-Mail:  rpelham@washoecounty.us 
 
 
Description 
 
Special Use Permit Case Number SB15-010 (Iremonger Grading) – Hearing, discussion, and 
possible action to approve Major Grading for construction of a permanent earthen structure 
greater than six feet in height on a residential parcel of land. The overall height is proposed to 
be twenty-two feet above existing grade; it will require the importation of approximately 900 
cubic yards of earthen material and includes approximately 14,000 square feet of disturbance. 
 

• Applicant/Property Owner: Barry Iremonger 
9695 Passa Tempo Drive 
Reno, NV  89511 

• Location: 9695 Passa Tempo Drive, on the west side of the 
road and approximately 4/10 of a mile south of its 
intersection with Holcomb Ranch Lane 

• Assessor’s Parcel Number: 044-401-03 
• Parcel Size: ± 2.53 Acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Article 438, Grading Standards and 

Article 810, Special Use Permits. 
• Commission District: 2 – Commissioner Lucey 
• Section/Township/Range: Section 7, T18N, R20E, MDM, 

Washoe County, NV 
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Special Use Permit  
 
The purpose of a Special Use Permit is to allow a method of review to identify any potential 
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate 
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted 
by further restricting or conditioning them so as to mitigate or eliminate possible adverse 
impacts. If the Board of Adjustment grants an approval of the Special Use Permit, 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 Special Use Permit Case Number SB15-010 are attached to this 
staff report and will be included with the Action Order, if the Special Use Permit is approved by 
the Board of Adjustment. 
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Vicinity Map  
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Detail of Grading and Rockery Wall Locations 
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Project Evaluation 
 
The applicant is seeking approval for Major Grading to construct a permanent earthen structure 
greater than six feet in height on a residential parcel of land.  The overall height of the earthen 
structure is proposed to be 22 feet above existing grade.  It will require the importation of 
approximately 900 cubic yards of earthen material and include 14,000 square-feet of 
disturbance.  The purpose of the permanent earthen structure is to be an ornamental landscape 
feature which includes ponds, waterfalls, and rockery walls. 
 
The project area is located behind the existing dwelling and will be visible from the rear yards of 
several adjacent dwellings.  There are certain aspects of the plans submitted that do not comply 
with the requirements of the grading code.  Conditions of approval have been proposed to 
highlight those existing Code requirements including: 
 

• All final slopes shall be at a ratio of three horizontal to one vertical (3H:1V) or shallower. 
• Rip-rap slopes are prohibited. 

 
The proposed permanent earthen structure is primarily ornamental in nature, but there are 
visual impacts that may be anticipated to adjacent property owners.  To address the anticipated 
visual impacts conditions of approval have been proposed, including: 
 

• Temporary construction fencing shall be installed five feet from the north property line 
and no activity will take place within that five feet. 

• Construction plans shall be based upon an accurate survey of the project area and shall 
be submitted by an Engineer licensed in Nevada. 

• No earthen fill greater than six feet above existing grade shall be allowed within 22 feet 
(the overall height of the earthen structure) of the northern property line. 

 
Subject to the conditions outlined above, and the standard conditions of approval for special use 
permits for grading, staff believes that the Board of Adjustment may make the required findings 
of fact in support of approval of the request. 
 
South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 
 
The proposed project was discussed at the regularly scheduled STM/WV Citizen Advisory 
Board meeting on January 14, 2016.  The CAB voted to recommend approval of the project, but 
expressed concerns regarding visual impact upon the adjacent property owner and the loss of 
water to evaporation from the proposed water feature. 
 
Public Notice 
 
This special use permit request was noticed to affected property owners in accordance with the 
requirements of Article 810 of the Development Code.  The noticing map is attached as Exhibit 
C to this report.  
 
Reviewing Agencies 
 
The following agencies received a copy of the project application for review and evaluation. 
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• Washoe County Community Services Department 

o Planning and Development Division 

o Engineering and Capitol Projects Division 

o Building and Safety Division 

• Washoe County Health District  

o Vector-Borne Diseases Program 

o Environmental Health Services Division 

o Air Quality Management Division 

• Truckee Meadows Fire Protection District 

• Washoe – Storey Conservation District 

• Regional Transportation Commission 
 
Two out of the ten above listed agencies/departments provided comments and/or recommended 
conditions of approval in response to their evaluation of the project application.  A summary of 
each agency’s comments and/or recommended conditions of approval and their contact 
information is provided.  The Conditions of Approval document is attached to this staff report 
and will be included with the Action Order. 

 
• Washoe County Planning and Development addressed the requirements of the 

Grading Code and possible visual impacts. 
Contact:  Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

• Washoe County Engineering provided standard conditions requiring complete 
construction drawings. 
Contact:  Leo Vesely, 775.328.2040, lvesely@washoecounty.us 

 
Staff Comment on Required Findings 
 
Washoe County Code Section 110.810.30 requires that all of the following findings be made to 
the satisfaction of the Washoe County Board of Adjustment before granting approval of the 
request.  Staff has completed an analysis of the special use permit application and has 
determined that the proposal is in compliance with the required findings as follows. 
 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area 
Plan. 

 Staff Comment:  Major Grading for a permanent earthen structure greater than six feet in 
height is permissible subject to the approval of a special use permit. 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven. 

 Staff Comment:  Major Grading for a permanent earthen structure greater than six feet in 
height will not create additional demand for utilities, roadway improvements, sanitation, 
water supply, drainage, and other necessary facilities. 
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3. Site Suitability.  That the site is physically suitable for Major Grading for a permanent 
earthen structure greater than six feet in height and for the intensity of such a 
development. 

 Staff Comment:  The site is currently essentially flat and the Major Grading for a 
permanent earthen structure greater than six feet in height is intended to create an 
artificial topographic feature.  

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area. 

 Staff Comment:  Subject to the conditions of approval as recommended and to mitigate 
the identified potential impact, the Major Grading for a permanent earthen structure 
greater than six feet in height will not be significantly detrimental to the public health, 
safety or welfare; injurious to the property or improvements of adjacent properties, or 
detrimental to the character of the surrounding area. 

5. 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. 

 Staff Comment:  There is no military installation within the required noticing distance for 
this request, therefore this finding is not required to be made. 

 
Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Special Use Permit Case 
Number SB15-010 is being recommended for approval with conditions.  Staff offers the 
following motion for the Board’s consideration. 
Motion 
 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Board of Adjustment 
approve with the condition, included as Exhibit A to this staff report, the Special Use Permit 
Case Number SB15-010 for Barry Iremonger, having made all four findings in accordance with 
Washoe County Development Code Section 110.810.30. 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area 
Plan. 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an adequate 
public facilities determination has been made in accordance with Division Seven. 

3. Site Suitability.  That the site is physically suitable for Major Grading for a permanent 
earthen structure greater than six feet in height, and for the intensity of such a 
development. 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area. 
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Appeal Process 
 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Board of Adjustment and mailed to the applicant, unless the action is 
appealed to the Washoe County Board of Commissioners, in which case the outcome of the 
appeal shall be determined by the Washoe County Board of Commissioners.  Any appeal must 
be filed in writing with the Planning and Development Division within 10 calendar days after the 
written decision is filed with the Secretary to the Board of Adjustment and mailed to the 
applicant. 
 
 
xc: Applicant: Barry Iremonger 
  9695 Pasa Tempo Drive 
  Reno, NV  89511 
 
 
Property Owner: Barry Iremonger 
  9695 Pasa Tempo Drive 
  Reno, NV  89511 
 
Consultant: Gail Willey Landscaping 
  Attn:  Tom Schuster 
  9825 S. Virginia Street 
  Reno, NV  89511 
 
Representatives: K2 Engineering 
  Attn:  Brandt Kennedy 
  3100 Mill Street #107 
  Reno, NV  89502 
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 Conditions of Approval 
 Special Use Permit Case Number SB15-010 

 
 
 
The project approved under Special Use Permit Case Number SB15-010 shall be carried out in 
accordance with the Conditions of Approval granted by the Board of Adjustment on February 4, 
2016. 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 Special Use Permit 
shall be met or financial assurance must be provided to satisfy the Conditions of Approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Development Division.   

Compliance with the Conditions of Approval related to this Special Use Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Special Use Permit may result in the initiation of 
revocation procedures.   

Washoe County reserves the right to review and revise the Conditions of Approval related to 
this Special Use Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

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

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 
 

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

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

• Prior to the issuance of a business license or other permits/licenses. 

• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the project or business. 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
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Any conditions set by the Health District must be appealed to the District 
Board of Health. 

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

Washoe County Planning and Development Division 

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

Contact Name:  Roger Pelham, 775.328-3622, rpelham@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this special use permit.  The Planning and Development Division shall determine 
compliance with this condition. 

b. The applicant shall submit complete construction plans and building (grading) 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 (grading) 
permits.  

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

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

NOTE 

Should any prehistoric or historic remains/artifacts be discovered during site 
development, work shall temporarily be halted at the specific site and the State 
Historic Preservation Office of the Department of Museums, Library and Arts 
shall be notified to record and photograph the site.  The period of temporary 
delay shall be limited to a maximum of two (2) working days from the date of 
notification. 

e. All final slopes shall be at a ratio of three horizontal to one vertical (3H:1V) or shallower. 

f. Rip-rap slopes are prohibited. 

g. A minimum of three evergreen trees for screening shall be installed between the earthen 
structure and the north property.  Trees shall be a minimum of 10 feet in height at time of 
planting. 

h. Temporary construction fencing shall be installed five feet from the north property line 
and no activity will take place within that five feet. 

i. No earthen fill greater than six feet above existing grade shall be allowed within 22 feet 
(the overall height of the earthen structure) of the northern property line. 

j. Construction plans shall be based upon an accurate survey of the project area and shall 
be submitted by an Engineer licensed in Nevada. 

k. All exterior lighting fixtures shall be shielded such that light is emitted downward only.  
No light shall be directed upward.  No spill-over of light at any property line is permitted. 
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l. The following Operational Conditions shall be required for the life of the project: 

1. This special use permit shall remain in effect until or unless it is revoked or is 
inactive for one year. 

2. Failure to comply with the Conditions of Approval shall render this approval null 
and void.  Compliance with this condition shall be determined by the Planning 
and Development Division.  

3. The applicant and any successors shall direct any potential purchaser and/or the 
special use permit to meet with the Planning and Development Division to review 
Conditions of Approval prior to the final sale of the site and/or the special use 
permit.  Any subsequent purchaser/operator of the site and/or the special use 
permit shall notify the Planning and Development Division of the name, address, 
telephone number, and contact person of the new purchaser/operator within 30 
days of the final sale. 

Washoe County Engineering and Capitol Projects Division 

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

Contact Name:  Leo Vesely, 775.328.2040, lvesely@washoecounty.us 

a. A complete set of construction improvement drawings, including an on-site grading plan, 
shall be submitted when applying for a building/grading permit. Grading shall comply 
with best management practices (BMP’s) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), and 
slope stabilization.  Placement or removal of any excavated materials shall be indicated 
on the grading plan. Silts shall be controlled on-site and not allowed onto adjacent 
property. 

b. Cross-sections indicating cuts and fills shall be submitted when applying for a grading 
permit.  Estimated total volumes shall be indicated. 

Washoe County Building and Safety Division 

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

Contact Name:  Don Jeppson, 775.328.2030, djeppson@washoecounty.us 

a. Obtain necessary building or grading permits from Washoe County Building and Safety. 

Washoe County Health District 

4. The following conditions are requirements of the Health District, which shall be responsible 
for determining compliance with these conditions.  The District Board of Health has 
jurisdiction over all public health matters in the Health District.  Any conditions set by the 
Health District must be appealed to the District Board of Health.   

Contact Name:  Jim Shaffer, 775.328.6176, jshaffer@washoecounty.us 

a. The Vector-Borne Diseases Program shall require all voids in the armoring of the slope 
filled to a depth of 4 inches with mixed aggregate rock 3/4 inch to 1 1/2 inches in size 
(Health Regulations Governing the Prevention of Vector-Borne Diseases 040.0865). 
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b. Ponds and other man-made water impoundments shall be designed with graded 
bottoms and 3:1 slopes so that all water can be removed by gravity or pumping for 
maintenance purposes.  The Vector-Borne Diseases Program supports the proposed 
composite edging for the pond however, if that option is not to be used, the Health 
District will require the perimeter of the pond lined with 4"-6" rock, one foot above and 
below the high water mark of the pond, to prevent vegetation growth along the edge of 
the pond which will mitigate insect development. (Health Regulations Governing the 
Prevention of Vector-Borne Diseases 040.035). 

c. Prior to the sign off of the building plans the above detail designs are required on the 
plans and a scheduled compliance inspection with the Vector-Borne Diseases Program 
is required for the above condition(s). 

Washoe/Storey Conservation District (WSCD) 

5. The following conditions are requirements of the Washoe/Storey Conservation District, 
which shall be responsible for determining compliance with these conditions. 

Contact Name:  Kevin J. Roukey, 775-232-1571, kevinjr_51@att.net 

a. Provide exact amount of earth and boulders that will be imported. Provide exact amount 
of earthen material that will be hauled off site. The total amount of material being 
imported shall be broke down by type.  

b. Provide engineering drawings to clearly show all clearing and grubbing, pond 
excavation, and cross-sectional data 

c. All drawings must show the exact height of the proposed earthen structure, which shall 
not exceed 22 feet from existing grade.  

d. For the series of three check dams, of 2' to 4' in height, the applicant shall provide 
complete details of the design and how they are to be anchored in place. 

*** End of Conditions *** 
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