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ADMINISTRATIVE CASE NUMBER: WADMIN18-0001 (Christensen) 
 
BRIEF SUMMARY OF REQUEST: Enlarge an existing accessory structure to a size 

larger that the home.  
 
STAFF PLANNER:  Planner’s Name:  Eva Krause 
  Phone Number:  775.328.3628 
  E-mail:  ekrause@washoecounty.us 
  

CASE DESCRIPTION 

For possible action, hearing, and discussion to 
approve an administrative permit for the enlargement 
of an accessory structure used as a garage and 
shop, resulting in an accessory structure of ±1700 
sq. ft. which has a building foot print larger than the 
primary residence.   
 
Applicant/Owner: Paul and Cynthia 

Christensen 
Location: 716 Encanto Drive 
APN: 076-300-78 
Parcel Size: ±9.34 acre 
Master Plan: Rural (R) 
Regulatory Zone: General Rural (GR) 
Area Plan: Spanish Springs 
Citizen Advisory Board: Spanish Springs 
Development Code: Authorized in Article 

306 Accessory 
Uses and 
Structures 

Commission District: 4 – Commissioner 
Hartung 

Section/Township/Range: Section 8, T21N, 
R21E, MDM, 
Washoe County, 
NV 

 

 

   
STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Board of Adjustment approve with conditions 
Administrative Permit Case Number WADMIN18-0001 for Paul and Cynthia Christensen. 

(Motion with Findings on Page 9) 

 
  

Vicinity Map 

Subject 
property 

WADMIN18-0001 
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Administrative Permit Definition 
The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possess characteristics that requires a thorough appraisal in order to determine if the use 
has the potential to adversely affect other land uses, transportation or facilities in the vicinity. 
The Board of Adjustment or the Hearing Examiner may require conditions of approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an administrative permit, the Hearing 
Examiner or the Board of Adjustment must find that all of the required findings, if applicable, are 
true. 

The Conditions of Approval for Administrative Permit Case Number WADMIN18-0001 is 
attached to this staff report and if approved will be included with the Action Order.   

The subject property is designated as General Rural (GR) which permits single family dwelling 
with accessory structures. The property is developed with a single family residence and an 
accessory structure used as a garage and shop.   

The applicant is proposing to build an addition to an existing detached accessory structure, 
which results in the accessory structure being larger than the dwelling.  A detached accessory 
structure is an allowed use in the General Rural regulatory zone but when the accessory 
structure is larger than the dwelling an administrative permit is required per WCC Section 
110.306.10(d).  

WADMIN18-0001 
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Surrounding Properties Aerial Photo 

Project Evaluation 
The subject property is 9.34 acres and has a regulatory zone of General Rural.  There is a 
±3,000 sq. ft., 2-story single-family home and a 1,500 sq. ft. detached accessory building used 
as a garage and shop.  The applicant is proposing to build an addition on the existing accessory 
building; increasing its size to ±3,300 sq. ft.  Because the accessory structure will be larger than 
the dwelling an administrative permit is required.  

The parcels to the west and south of the subject property are approximately 10 acres in size. 
The properties to the north and east are 40 acres or more in size.  All the surrounding parcels 
have General Rural regulatory zones.  Most of the surrounding parcels are developed with 
single family dwellings with accessory structures.  

The applicant states that the existing metal building is used as a workshop and storage of 4 
vintage vehicles.  The proposed addition will provide garage parking for the owner’s vehicles 
that are used daily, as well as another vintage vehicle and other items that are currently stored 
outside on the north side of the building.  The structure does have electricity, but will not have 
sanitation, water or any signage.  

The proposed location of the addition is on the south side of the existing garage and shop.  That 
structure is over 200 feet from the Encanto Drive, and over 750 feet from the nearest neighbor’s 
dwelling. 

Subject 
property 
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The existing metal building and the proposed addition is 12 feet in height, therefore the required 
setback is 5 feet from the side property line. The applicant is proposing to locate the addition 13 
feet from the side property line at its closest point.  

Site Plan 

Floor Plan 
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Southeast Elevation  
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Southwest Elevation 

Spanish Springs Citizen Advisory Board (SSCAB) 
Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board meeting.  The application was sent to the CAB members for comment.  Staff 
received one response.   

“No concerns or issue, they have a large parcel and should be able to put a 
large[r] than! dwelling on their property.”  

Location of 
addition 

WADMIN18-0001 
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Public Comment 
The neighbors (Ms. Townsend and Mr. Root) closest to the proposed shop addition, have 
expressed concerns about the site plan being accurate and the possibility that the structure may 
encroach onto their property.  

When a building is located close to a property line it is not unusual for staff to request a letter 
from a surveyor licensed in Nevada certifying the location is correct.  Staff has included a 
requirement for a surveyor’s letter as a proposed condition of approval.   

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation.   

• Washoe County Community Services Department 
o Engineering and Capital Projects Division 
o Planning Program 
o Building Program 

• Washoe County Health District  
o Environmental Health Services Division 

• Washoe-Storey Conservation District 
• Regional Transportation Commission 

Two out of the six 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, if the application is approved, will be included with the Action Order. 

• Washoe County Planning and Building Division noted that the approved use of the 
structure is for personal storage and cannot be used for commercial storage. 
Contact – Eva Krause, 775.328.3628, ekrause@washoecounty.us 

• Washoe County Health District - Environmental Health Services stated that all building 
plans require Health District approval which may require locating the actual leach lines in 
the field.  
Contact – Wes Rubio, 775.328.2635, wrubio@washoecounty.us  

Staff Comment on Required Findings  
WCC Section 110.808.25 requires that all of the following findings be made to the satisfaction of 
the Washoe County Board of Adjustment before granting approval of the administrative permit 
request.  Staff has completed an analysis of the 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 Spanish Springs Area Plan. 

Staff Comment: The subject parcel is located in the Spanish Springs Rural Character 
Management Area. The proposed use is allowed within the Rural Character 
Management Area.    

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: The proposed structure does not require additional public improvements 
or public facilities for the use. 

WADMIN18-0001 
CHRISTENSEN
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3. Site Suitability.  That the site is physically suitable for an accessory structure larger than 
the primary dwelling, and for the intensity of such a development. 

Staff Comment: The site is suitable for development. There is existing access to the 
garage/shop and the dwelling.  The dwelling, existing garage shop and the proposed 
addition combined use less than 1% of the parcel.  

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: The proposed addition is more than 750 feet from the nearest 
neighbor’s home.  While the structure may be visible from some homes, it does not 
create a detriment to the health, safety, or welfare of the properties in the 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 are no military installations within the required noticing distance 
(3,000 feet) of the subject parcel; therefore, this finding is not required to be made for the 
Administrative Permit approval. 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project or provided no comments.  Therefore, after a thorough analysis and review, 
Administrative Permit Case Number WADMIN18-0001 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 Board of Adjustment approve, with the 
Conditions of Approval included in Exhibit A to this matter, Administrative Permit Case Number 
WADMIN18-0001 for Paul and Cynthia Christensen, having made the four required findings in 
accordance with Washoe County Code Section 110.808.25:  

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Spanish Springs 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 an accessory structure larger than 
the primary dwelling, 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. 

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 original applicant, unless the 
action is appealed to the Washoe County Board of County Commissioners, in which case the 
outcome of the appeal shall be determined by the Washoe County Board of County 
Commissioners.  Any appeal must be filed in writing with the Planning and Building Division 

WADMIN18-0001 
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within 10 calendar days from the date the written decision is filed with the Secretary to the 
Board of Adjustment and mailed to the original applicant. 
 
 
Applicant/Property Owner: Paul and Cynthia Christensen 
  716 Encanto Drive 
  Sparks, NV  89441 
  paucinbus@gmail.com 
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Conditions of Approval 
Administrative Permit Case Number WADMIN18-0001 

 
The project approved under Administrative Permit Case Number WADMIN18-0001 shall be 
carried out in accordance with the Conditions of Approval granted by the Board of Adjustment 
on April 5, 2018.  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 Administrative 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 Building Division.   

Compliance with the conditions of approval related to this Administrative 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 Administrative Permit may result in the initiation of 
revocation procedures.   

Operational Conditions are subject to review by the Planning and Building Division prior to the 
renewal of a business license each year.  Failure to adhere to the Operational Conditions may 
result in the Planning and Building Division recommending that the business license not be 
renewed until conditions are complied with to the satisfaction of Washoe County. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative 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:  

WADMIN18-0001 
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a. The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, 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. 

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 Building Division 
1. The following conditions are requirements of the Planning and Building Division, which shall 

be responsible for determining compliance with these conditions.   
 Contact Name – Eva Krause, AICP, Planner, 775.328.3628, ekrasue@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this administrative permit.  Planning and Building shall determine compliance with this 
condition. 

b. The applicant shall submit complete construction plans and building permits shall be 
issued within two (2) years from the date of approval by Washoe County.  The applicant 
shall complete construction within the time specified by the building permits.  
Compliance with this condition shall be determined by Planning and Building. 

c. A Survey Certification letter prepared by a Civil Engineer, Soils Engineer, Engineering 
Geologist or Land Surveyor with a current Nevada Registration, is required to be 
submitted to planning at the time of the footing inspection.  The letter shall state that the 
foundation setbacks are per the approved construction plans.  

d. The addition to the accessory structure shall match in color and appearance with the 
existing building.  

e. 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. 

f. The accessory structure is permitted as accessory to the dwelling and shall not be used 
for commercial purposes.  

g. The accessory structure shall not be used as an accessory dwelling, unless and until the 
owner legally converts the detached accessory structure to an accessory dwelling unit.   

Washoe County Health District (WCHD) 
2. The following condition is a requirement of the Health District, which shall be responsible for 

determining compliance with this condition.  The District Board of Health has jurisdiction 
over all public health matters in the Health District.  Any conditions set by the Health Distsrict 
must be appealed to the District Board of Health.   
Contact Name – Wes Rubio, 775.328.3658, wrubio@washoecounty.us  
a. All building plans must be reviewed by WCHD for approval; May require locating the 

actual leach lines in the field, depending upon the building and construction proposal.  

*** End of Conditions *** 

WADMIN18-0001 
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

 
 
 
 
February 7, 2018 
 
 
 
Eva Krause, AICP, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Christensen; APN 076-300-78  
 Administrative Permit; WADMIN18-0001 
  
Dear Ms. Krause: 
 
The Washoe County Health District, Environmental Health Services Division (WCHD) has reviewed 
the above referenced project.  Approval by the WCHD is subject to the following conditions: 
 
1. WCHD has reviewed the above referenced administrative permit and has no objections to the 

approval of this project with the following conditions: 
a. All building plans must be reviewed by WCHD for approval; 

i. May require locating the actual leach lines in the field, depending upon the 
building and construction proposed; 

 
If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health 
District comments. 
 
Sincerely, 
 
 
 
James English, REHS, CP-FS 
EHS Supervisor 
Waste Management/Land Development Programs 

JE:wr 
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Public Notice 
 
Washoe County Code requires that public notification of an Administrative Permit be 
mailed to a minimum of 30 separate property owners within a minimum 500 foot radius 
of the subject property a minimum of 10 days prior to the public hearing date.  This 
proposal was noticed within a 500-foot radius of the subject property, noticing 33 
separate property owners a minimum of 10 days prior to the public hearing date.  

 

 
Public Notice Map 
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