
































04/08/2024 Washoe County Development Application (WAB24-0004)  

Supplemental submission: Rewrite of application due to limited space in comments section of 

application: 

Project Name: Sheets – JS Bar Ranch Road                 Staff Assigned Case No: WAB24-0004 

Project Description: Owner requests an Abandonment of Easement for original 1972 grading easement 

of 55 feet. This type of easements is typical for development road construction however are normally 

abandoned after the road has been installed. In this case it does not appear that the developer 

rescinded the original grading easement.  

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 street AND area locator):  

APN: 055-021-02, Closest cross street to 2050 JS Bar Ranch Road is Franktown Road and JS Bar Ranch 

Road (Rural area Washoe Valley, NV). 

Assessors Parcel No. (s): 055-021-02 

Indicate any previous Washoe County approvals associated with this application. (None) 

Applicant Information (attach additional sheets If necessary) 

Property Owner:  (1) 

Name:     Kenneth W. Sheets Jr.                                   

Address: 2050 JS Bar Ranch Road                               

                 Washoe Valley, NV 89704                            

Email:      kwsheets@hotmail.com 

Cell:         925-389-6718 

Contact Person: Kenneth W. Sheets Jr. - owner 

Professional Consultant: Owner 

Applicant/Developer: Owner 

Name:     Kenneth W. Sheets Jr. 

Address: PO Box 6543 

                 Incline Village, NV 89450 

Email:      kwsheets@hotmail.com 

Cell:         925-389-6718 

mailto:kwsheets@hotmail.com
mailto:kwsheets@hotmail.com


Contact Person: Kenneth W. Sheets Jr. - owner 

_____________________________________________________________________________________ 

For Official Use Only 

Date Received:                                        Initial:                          Planning Area: 

County Commission District:                                                     Master Plan Designation (s): 

CAB(s):                                                                                            Regulatory Zoning(s): 

____________________________________________________________________________________  

Abandonment of Easement – Supplemental Information                                                                                             

(All required information may be separately attached) 

1. What and where is the abandonment that is being requested?     

The request is to the abandonment of the original Franktown Hills Subdivision #1351 Grading 

Easement of 55 feet on JS Bar Ranch Road, Washoe Valley, NV 89704, for lot APN: 055-021-02. 

 

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

first referenced?                                                                                                                                          

Franktown Hills Subdivision #1351, APN: 055-021-02. 

  

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

The vacated area is to be used for a home site on a sloping lot. Locating the building pad 55 feet 

downhill would seriously impact construction and stability of the home site causing substantial 

grading and removal of trees. 

 

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

None proposed. Road has shown no evidence of movement in 52 years nor called for regrading 

from the original design, 1972.  

 

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 adjacent or other properties. The 

original 55-foot downhill easement was for guidance on maximum grading which has been 

completed and in place for 52 years without erosion of the sloped embankment. 

 

6. Are there any restrictive covenants, recorded conditions, or deed restrictions (CCR’s) that 

apply to the area subject to the abandonment request? (If so, please attach a copy.) 

None known. (No HOA or CCR’s in affect this subdivision) 
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Washoe County Planning and Building February 2024
VARIANCE APPLICATION SUBMITTAL REQUIREMENTS 

Development Application Submittal Requirements 

Applications are accepted on the 8th of each month. If the 8th falls on a non-business day, applications will 
be accepted on the next business day. 

If you are submitting your application online, you may do so at OneNV.us 

_________________________________________________________________________________________________________________________

1. Fees:  See Master Fee Schedule. Most payments can be made directly through the OneNV.us
portal. If you would like to pay by check, please make the check payable to Washoe County and
bring your application and payment to the Community Services Department (CSD).

2. Development Application:  A completed Washoe County Development Application form.

3. Owner Affidavit:  The Owner Affidavit must be signed and notarized by all owners of the property
subject to the application request.

4. Proof of Property Tax Payment:  The applicant must provide a written statement from the Washoe
County Treasurer’s Office indicating all property taxes for the current quarter of the fiscal year on the
land have been paid.

5. Neighborhood Meeting: This project may require a Neighborhood Meeting to be held prior to

application submittal. Please contact Washoe County Planning at Planning@washoecounty.gov or by

phone at 775-328-6100 to discuss requirements.

6. Application Materials:  The completed Variance Application materials.

7. Title Report:  A preliminary title report, with an effective date of no more than one hundred twenty
(120) days of the submittal date, by a title company which provides the following information:

• Name and address of property owners.

• Legal description of property.

• Description of all easements and/or deed restrictions.

• Description of all liens against property.

• Any covenants, conditions and restrictions (CC&Rs) that apply.

8. Site Plan Specifications:

a. Lot size with dimensions drawn using standard engineering scales (e.g. scale 1” = 100’, 1” = 200’,
or 1” = 500’) showing all streets and ingress/egress to the property.

b. Show the location and configuration of all proposed buildings (with distances from the property
lines and from each other), all existing buildings that will remain (with distances from the property
lines and from each other), all existing buildings that will be removed, and site improvements on a
base map with existing and proposed topography expressed in intervals of no more than five (5)
feet.

c. Show the location and configuration of wells, septic systems and leach fields, overhead utilities,
water and sewer lines, and all easements.

d. Show locations of parking, landscaping, signage and lighting.

Variance 

Washoe County Code (WCC) Chapter 110, Article 804, Variance, provides a means to alter the 
requirements of the Development Code standards, 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.  
A Variance does not give the power to take action which, in effect, allows a land use in contravention 
of the applicable regulatory zone or in any other way changes the applicable regulatory zone.  A 
Variance cannot be used to vary the standards contained in Division Five, Signs, of this Development 
Code.  Additionally, this article cannot be used to vary the maximum size of a detached accessory 
dwelling except as stipulated in Article 306, Accessory Uses and Structures.  See WCC 110.804, for 
further information. 

https://onenv.us/
mailto:Planning@washoecounty.gov


Washoe County Planning and Building 
VARIANCE APPLICATION SUBMITTAL REQUIREMENTS 

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: 

(i) 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.

February 2024



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.: 

Project Name: 

Project 

Description: 

Project Address: 

Project Area (acres or square feet): 

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

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

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: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

Applicant/Developer: Other Persons to be Contacted: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 

County Commission District: Master Plan Designation(s): 

CAB(s): Regulatory Zoning(s): 

3
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Washoe County Planning and Building 
VARIANCE APPLICATION SUPPLEMENTAL INFORMATION 

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?

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?

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.)?

5. What enjoyment or use of your property would be denied to you 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. How is your current water provided?

8. How is your current sewer provided?

5
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refer to the Development Code Article shown above for more complete information about the application, to include specifics on 
notice, internal and external agency review. 

Variance (VA) – Article 804 

Initiation of VA by property owner or by 

Board of County Commissioners (BCC) 

Planning Commission (PC), Board of 
Adjustment (BOA), or hearing examiner 

reviews VA 

PC, BOA, or hearing examiner takes action 
on proposed VA no later than 95 days after 

acceptance of completed application 

PC, BOA, or hearing examiner approves, 
or approves with modifications, VA 

request with or without conditions of 
approval (See Note) 

PC, BOA, or hearing examiner denies VA 
request 

Approval of 
VA is 

appealed to 
BCC (See A) 

Action on VA 
application is 

effective upon 
expiration of 
appeal period 

Denial of 
VA is not 
appealed 
and is final 

Denial of 
VA is 

appealed 
to BCC 

VA expires at the time 
specified therein or, if 
not specified, (1) 18 

months after effective 
date unless 

construction or use has 
commenced or (2) five 
years if any required 

A: BCC hears 
appeal of VA 

BCC reverses or 
modifies appeal, 

BCC upholds 
appeal, and 

building permit has 
expired, has lapsed, or 
has not been extended 

and decision is 
final subject to 
judicial review 

decision is final 
subject to 

judicial review 

Note: If the VA approval is for a project of regional significance, or if VA approval causes the project to become a 
project of regional significance, then no permit for development or use of the property pursuant to the VA 
shall be issued until the Regional Planning Commission and/or the Regional Planning Governing Board has 
taken final action on the project. 

This flowchart is an overview of this development application process and is not intended to be a comprehensive guide. Please 

BCC hearing 
scheduled 

within 60 days 
of filing of 

appeal 

Public hearing held 
within 65 days of 

acceptance of 
completed application 

Notice provided 
10 days prior to 
public hearing 

















04/08/2024 Washoe County Development Application (VPVAR24-0006)  

Supplemental submission: Rewrite of application due to limited space in comments section of 

application: 

Project Information: Sheets – JS Bar Ranch Road        Staff Assigned Case No: VPVAR24-0006) 

Project Description: Request a Variance on sloped lot with 30-foot required setback to a 15-foot setback 

from property line on JS Bar Ranch Road. The proposed building site with 15-foot setback will not 

interfere with any sight-line within the subdivision. The proposed building will have a peak roofline 

below any potential building pad behind the home. A 4-car garage will provide and accommodate for off 

street interior parking and not interfere with snow removal equipment. 

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 street AND area locator):  

Closest cross street to JS Bar Ranch Road is Franktown Road and JS Bar Ranch Road (Rural area Washoe 

Valley, NV). 

Assessors Parcel No. (s): 055-021-02 

Applicant Information (attach additional sheets If necessary) 

Property Owner: single owner 

Name:     Kenneth W. Sheets Jr.                                   

Address: 2050 JS Bar Ranch Road                               

                 Washoe Valley, NV 89704                            

Email:      kwsheets@hotmail.com 

Cell:         925-389-6718 

Professional Consultant: Owner 

Applicant/Developer: Owner 

Name:     Kenneth W. Sheets Jr. 

Address: PO Box 6543 

                 Incline Village, NV 89450 

Email:      kwsheets@hotmail.com 

Cell:         925-389-6718 

Other Persons to be Contacted: NA                                                                                                                                   

mailto:kwsheets@hotmail.com
mailto:kwsheets@hotmail.com


 

____________________________________________________________________________________ 

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.)  



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. 

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 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. 

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

apply to the area subject to the variance request?  

None known. 

7. 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. 

 

8. 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 
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