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Overview

= Reduce font yard setback from 30’ to 20’
along the west property line.

= Reduce front yard setback from 30’ to 20’
along the east property line.

= Reduce side yard setback from 15’ to 8’ along
the north property line.

= To bring a home into conformance with code
that was permitted in violation of setbacks.




Hidden Valley MDS
Sethacks in Blue

Site Plan

[ ] ARGHITEGTURAL SITE PLAN

Standard MDS
Sethacks in Yellow
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Findings

= Special Circumstances. Because of the special
circumstances applicable to the property, including
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;

= No Detriment.

= No Special Privileges.
= Use Authorized.
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Grading Requirements

"= Not result in slopes on fill in excess of or steeper
than four to one (4:1).

" Not result in elevations or fill that differ from the
natural grade by more than forty-eight (48) inches
or when grading occurs adjacent to an existing
residence.

= Fills shall not be placed within an area that exceeds
a projected slope of four to one (4:1) for a distance
of forty (40) feet from the common property line.
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Proposed Changes
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Possible Motion for Approval

=" | move to deny the appeal and affirm the approval
of Variance Case Number WPVAR18-0008 (Eekhoff
Residence). The approval is based upon the ability
to make the findings required by WCC Section
110.804.25, Findings.
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From: Don Mackey

To: Lloyd, Trevor

Cc: Deane Shaver (sshaver2913@charter.net

Subject: Eekhoff-Shaver Variance

Date: Wednesday, September 19, 2018 3:36:16 PM
Attachments: - 2018-09- haver - Section at Middle Building Jog.pdf

2018-09-19 Shaver - Section at Northwest Corner of Building.pdf

Good Afternoon, Trevor

Attached are two additional site sections that represent a more ‘real-life’ version of the civil
engineer’s concept section of extending another stem wall outside the existing footing.

These are true to the grades shot by the surveyor as represented on the site plan you shared with
Shaver.

Note a few of the issues:

o All of this work must be done a short (6-10’ ?) section at a time so the existing footing doesn’t
fail.

e The inherent load eccentricity must be resisted in the new stem wall and the new footing.

e The bottom of footing must be 24” minimum below grade for frost protection

e For water to flow down the drain swale, it must be kept free of vegetation and debris.

e The thought that trees can be planted in this area is unrealistic. The free-flowing drain swale
and the new wall footing are both contradictory to tree placement. Root ball and root growth
concerns are obvious.

e The new stem wall further intrudes into the building setback (yard) area at least 12” and
probably 16” after the new stem wall is structurally engineered.

e, The NW Corner section demonstrates that there is fill material in the “NO FILL ALLOWED” area
in violation of Section 110.212.10(b)(1). The approval conditions of the variance for setbacks
requires compliance with this section.

e These sections demonstrate a reasonable condition, should the Commissioners decide to deny
the Shaver appeal. Cultured stone is planned for the lower portion of these walls per the
Frame plans. The extension of the cultured stone down to the grade line, with a stone ‘water
table’ at the stem wall jog, will help to mitigate the excessive violation of setback and grading
requirements within the Washoe County Development Code.

¢ Note that at the NW corner, the finish floor is over 9’ above the grade at the property line of
the Shaver property; a 10’ high wall on top of that; and that wall is a single flat plane that is 75
long. Mitigation is certainly warranted before granting a variance approval for setback and
grading violations.

e This stem wall extension shown is only one Architect’s version of what could be done. | realize
that a structural engineer could develop a plan to underpin the footings every 6-10’; excavate;
and then pour the new stem wall directly underneath the existing foundation. But a L-shaped
footing would still be needed to resist the lateral loading on the new wall.

Please review and call me. It is easier to talk one-on-one than send email messages.

] B A 7 S St .
. e T-2519  H)g
Don mack e



And Shaver is asking that you include these section drawings within your packages to the County
Commissioners. It would help them to see realistic sections through the site at this critical wall,
and to understand the scale of the problems.

I look forward to a brief chat with you this afternoon or tomorrow.
Thanks,

Don Mackey AIA

Don Mackey Architect, Ltd.
875 Roberta Lane, Suite 101
Sparks, Nevada 89431
775-356-1317 Office
775-742-3019 Cell
www.dmackey.com
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Table 110.406.05.1 (continued)
STANDARDS

Part Three: Yard and Setback Dimensions

LDR MDR HDR LDS LDS 2 MDS MDS 4 HDS LDU MDU
Front Yard (feet) 30 30 30 30 30 20 20 20 15 15
Side Yards (feet) 50 15 15 12 10 8 T 5 5 5
Rear Yard (feet) 30 30 30 30 30 20 20 20 10 20

Part Three: Yard and Setback Dimensions (continued)

HDU GC NC TC I PSP PR s GR GRA
Front Yard (feet) 20 10 15 20 15 20 20 n/a 30 30
Side Yards (feet) 5 10 15 10 10 15 15 nla 50 50
Rear Yard (feet) 20 10 20 10 15 20 20 nla 30 30
Source: Sedway Cooke Associates

/ {mended by Ord. 939, provisions eff. 11/1/95 Ord. 1023, provisions eff. 7/1/98; Ord. 1140, provisions eff.
12/31/01; Ord. 1290, provisions eff. 3/24/06; Ord. 1447, provisions eff. 9/9/10; Ord. 1458, provisions eff
2/4/11; Ord. 1473, provisions eff. 1/12/12; Ord 1618, provisions eff 5/4/18.]

Section 110.406.10 TRPA Standards. Requirements for development occurring in the Tahoe
area including, but not limited to, building placement standards shall be the most restrictive of
Tahoe Regional Planning Agency standards and Washoe County standards.

Section 110.406.15 Double Counting Yards. No required yard or open space around any
building shall be considered a yard or open space for any other building on an adjoining lot or
parcel.

Section 110.406.20 Combining Lots. If two (2) or more lots must be combined to meet the
minimum yard requirements of this article, the lots shall be legally merged into one (1) lot before a
building permit will be issued.

[Amended by Ord. 876, provisions eff. 7/7/93.]

Section 110.406.25 Unobstructed Yards. Any yard required by the Development Code shall
be open and unobstructed from the ground to the sky except as provided in this article.

Section 110.406.30 Front Yards. Front yards shall comply with the provisions of this section.

(a) Through Lots. On through lots, either end lot line may be considered the front
line, except when the access would be from a street classified as a collector or
an arterial. The minimum rear yard shall not be less than the required front yard
in the regulatory zone in which such lot is located. After development of the lot
has occurred, the yard chosen as the front yard shall remain the front yard for all
further development on the lot.

(b) Interior Lots. On any interior lot in any residential land use category or, in
General Rural or General Rural Agricultural land use categories, 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

Washoe County Development Code May 4, 2018
BUILDING PLACEMENT STANDARDS Page 406-3



I WASHOE COUNTY ASSESSOR PROPERTY DATA I 0B/02/2018
APN: (151-293-07  Card 1 of 1
Owner Information & Legal Description Building Information
Situs | 5545 FHIDDENVALLEY DR, WASHOE COUNTY 89502 wality | RS0 Viery Gond Bldg Type | SglFam Res
Owner 1 | EEKHOFF, TODD & MARC Stortes | SINGLE STORY Square Feet | 5072
Mail Adldress | 5705 LONE HORSE DR Year Bullt [ 2018 =1 does not include Basement or Garage Conversion Area.
REND MV 89502 WAY. | 2018 Finished Bsmt | O
RecDocNo | 4 Rec Date | 093072004 Badrooms | 4 Unfin Bsmt | 0
Prior Owner | COOK FAMILY TRUST, R 5 Full Baths [ 4 Bsmit Type [
Prior Doc | 4745 Half Baths [ a Gar Conv Sq Foot | O
Keyline Desc | PM 5107 LOT 2-A Fixtures | 17 Total Gar Area | 1450
Subdivision | HIDDEN VALLEY SUBDIVISION 1 Fireplaces | 1 GarT',lpe. ATTACHED
Lot 24 Block:L Sub Maps [ 562 HeatType | FAJAC DetGarage | 0
Record of Survey Map: Parcel Mapg | 5107 Sec Heat Type | Bsmt Gar Door | O
Section: 27 Township: 19 Range: 20 ExtWalls | SIDING/FR Sub Floor | SLAR
Tax Dist | 4000 SecExtWalls | STMVEN/FR Frame | FRAME
Use does not qualify for Low Cap, High Cap Apphed Roof Cover | COMP SIENGLE Construction Med | O
| L] | 1
% Complete | 7% 1
Land Information
el Use | 200 Zoning | MDS Sewer | Septic NEC | NEJE
Size | 25,508 5qFt or - 0.58 Acre Water | Wel Sureet | Paved NBC Map
Valuation Information Sales/Transfer Information/Recorded Document
201718 2018119 D Doc Date Value/Sale Price Grantor Grantee
i i TMGA 015302014 140,000 | COOKFAMILY TRUST, RS [ EEKHOFF, TODD & MARC!
Texable Land Value sl A INTT 10282013 0| COOKFAMILY TRUST, RS | COOK FAMILY TRUST, RS
Taxable Improvement Value (1] 186,236
Taxable Total | 60,300 249,336
Assessed Land Value 21,106 22,085
Assessed Improverment Value 1] 66,183
Total Assessed mnans RI26R
Building #1 Sketch Property Photo
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OWNERS® CERTIFICATE:

TUIS IS TO CERTIFY THAT THE UNDEASIGNED, R, 3. CODK FAMILY TAUST DATED NQVEMIER 5. 1898
15 Tve ONER GETIE TRACT OF LaND REFRLSENEED du RIS eLaT afD HAs CoSENTED T
PAEPAASTION AND BECORBATION OF THIS PLAT ANG | € SAME TS EXECUTED TN COMPLTAKCE
WITH AND SUBJECT 16 THE DHOVISTONS OF NEVADA REVL;EL) STATUTES EHAPTEA 278

Al NEW EASEMENTS SHOAN HESEDN AWE HERSHY GRANTED TOSETHER WITH THE AIGHT OF INGRESS
AA0 EGAESS FOAVER

UTILITY COMPANY CERTIFICATE:

THE UTILITY EASEMENTS SHDWN OM THIS AT BAVE BEEN CRECSED
AGCEDTED anD APPROVED BY THE UNDERGIGNED UTILITY COMPANTES.

vy
4 s L1
N E Gt DATE

AT CICRATR Y [ rihns L PREPERIT SRATLES
HNAMESTITLE (PRIRTY

<~)\

R.S. COOK FAMILY TRUZT DATED NOVEMBER 3, 1098
i

C-f-F 2

Date

i — 72{?4
gEﬂA?»\ BELL FELEFHUNE COMPANY DA %

ATET NEVADR

Q&%@EW” Ay dger

ighes.

STATE QF NEVADS 5.5
COUNTY OF WASHOE

& oF £ PERSONALLY
)

APOIARED BEFTTE WE, & T ARG FOR SATE BTATE AND_GOONTY.
H . CODE, A% TRUBTEE FORTOE RS ROGK ALY TRUBT DaTe
NOVEMBER 9, 1950 . KNGWN 70 ME oM TeE BASIS fF SAYISFACIORY EVIDENCE
TO BE TE PERCON WHD EXECUTED THE ABOVE INSTRUMENT F0A IHE

PURPBBES HEREIN STATEQD

HIDDEN VALLEY
FREGIONAL PARK!

LT [~ -2,
,f;m_"“"‘“‘ i Sron st ¢ ABSOE SouaiTy AAIATY, T, -
' Aiaed REICH  Lickden fobierm—
NOTaRY PALIC 3 Py W,ﬁ’)““é&“ el

DIRECTOR OF PLANNING AND
DEVELOPMENT CERTIFICATE:

HE BINAL PAACEL MAP CASE P 13-025 MEETS ILL THE APPLICALE STATUTES,
DED}NMEES AND CODE FROYISIONS: N SUBSTART LA, CONFORMANCE WETH T TENTATIVE

TITLE COMPANY CERTIFICATE:

THE UNDERSIGNED HERESY CERTIFIES THAT T[S SARCEL WAP HAS EECK TEMINED MO A ANE LTS GO TIONn, R £ LEWG“ TN L S gt

z o0 T2 E0NS HAVE BEEM SATISFIED FOR ECORDATION OF THIZ AR, THE O &
THAT THE £00% FAMILY TAUGT DATED NOYEWSER G 98 RS OF gecnpu a3 ENTEREST VICINITY MAP R R e A B D T B oL F EuA TN BREn 1 AEFEMOANCE

N THE nwmpm HEE Tnat 1T 18 ik oy s BECOAR 08 SALH LaND: WITH NEVATR REVISED STATUTES CHASTER 278.

BTG DuiEnS 4 RECDAD oF Teg Canh HANE STGOED TRE TINAL MAR. AU TAT NT.8
TR RE NG LIENG 0 neruna Ammsr FHe Lanos GECINEATED HERECH, ol aNY PART TAIS FIUAL WP IS APEROVED D acCEPTED Ty a013, BY
SUEREQE, FOR OELINGUENT STATE, ELOEAN. OR LOCK. TAXES 0 B AENE AND DEWELORMENT OF WATTOE coww TNEVADA. T ACCORDANCE
ASSESSUENTE TOLECTE et FEhElina, AND TS A TITLE COMMTTHENT i

THTH : A FEY ATUT 78.475 THROUGH 278
DATED MARCE-42, "30 For'Tie BENEETT OF mqﬂub COUNTY, NEVADA, HAS " | ARYADL FEVESEN SRATRTRS ¥ k b
BEER 1ssu‘EFu]‘m a0 T8 TET O e aBove
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P (o fokPoises oo ol

BY: ar s S s
BILL WHITHEY '
DIRECTOR OF PLANNING AHD CEVELOPMENT DIVESION
SURVEYOR'S CERTIFICATE: WATER RICGHT DEDICATION CERTIFICATE
REFERFNCES 1 VEE 6. SMITHSON A SEOFESSIDNAL LAND SUWEYOR LICENSED 1N
THETSTATE OF REVADL, CEATIFY ToAT THE JATER D SENER HESOURCE BEOUIRCMENTS SET FUSL Ik ASTICLE 432 OF THE
1. THIS PLAT REPFESENTS THE RESULTS OF A SURVEY CONDUCTED LWOSA MY ITRECT WASHOE COUNTY DEVELOPMENT COI LATE i ATTON OF )
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CENERAL NOTES

1.4 PUBLIC UTILITY EASIMENT 15 HERESY ::umsn WITHIN EACH
THE EACLUSIVE PURPDSE OF INSTALLING AND MATNTAINING
S FOR THE PLAPOSE

= = L |
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w
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OWNER'S CERTIFICATE
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