
Board of Adjustment Staff Report 
Meeting Date:  November 3, 2022 Agenda Item: 8B

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

ADMINISTRATIVE CASE NUMBER: WADMIN22-0021 (May-Doyle Garage) 

BRIEF SUMMARY OF REQUEST: To allow for a detached accessory 
structure larger than the main residence. 

STAFF PLANNER: Julee Olander, Planner 

Phone Number: 775.328.3627 

E-mail: jolander@washoecounty.gov

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve an 
administrative permit for a 2,400 SF detached accessory 
structure that is larger than the existing 1,558 SF main 
residence. 

Applicant/ Property 
Owner: 

Rebecca J. May-Doyle 

Location: 165 Monica Court 

APN: 530-173-11

Parcel Size: 0.338 acres 

Master Plan: Suburban Residential (SR) 

Regulatory Zone: Medium Density Suburban 
(MDS) 

Area Plan: Spanish Springs 

Development Code: Authorized in Article 306, 
Accessory Uses and 
Structures; and Article 
808, Administrative 
Permits 

Commission District: 4 – Commissioner Hartung 

Vicinity Map 

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 Administrative Permit 

Case Number WADMIN22-0021 for Rebecca J May-Doyle, with the conditions included as Exhibit A to this 

matter, having made all five findings in accordance with Washoe County Development Code Section 

110.808.25  

(Motion with Findings on Page 8) 
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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 Board of Adjustment must find that all of the 
required findings, if applicable, are true. 

The conditions of approval for Administrative Permit Case Number WADMIN22-0021 is attached 
to this staff report and will be included with the action order.   

The subject property is designated as Medium Density Suburban (MDS) in the Spanish Springs 
Plan.  The Spanish Springs Area Plan per Appendix C requires a special use permit for detached 
accessory structures.  Accessory structures that are larger than the main residence are permitted 
within the MDS regulatory zone subject to approval of an administrative permit per Washoe 
County Code 110.306.10(d). 
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Vicinity Map 

Site Plan 

Breezeway 

Proposed 2,400 

SF Garage  

Residence 
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Elevations 
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Vicinity Map 

Project Evaluation 

The applicant is requesting an administrative permit to approve a ± 2,400 SF. detached accessory 
structure on a 14,723 SF parcel of land where a ±1,558 SF. main residence is located.  An 
administrative permit is required per Washoe County Code 110.306.10(d), for accessory 
structures that are larger than the main residence.  

The parcel has a regulatory zone of Medium Density Suburban (MDS) as do the surrounding 
parcels.  The structure will comply with the minimum MDS setbacks of 20 feet in the front and 
rear and 8 feet on the sides and will meet the required 35-feet height requirement.  The allowed 
lot coverage for MDS building footprint is 50%.  The total square footage of the existing and 
proposed building ±3,958 SF, approximately 27% of the 14,723 SF lot.  

The parcel is relatively flat and the proposed detached accessory structure will be located to the 
rear of the parcel, behind the residence (See the Site Plan on page 4).  The applicant indicates 
that the structure will be used as a garage and a proposed breezeway will connect the garage to 
the residence.  The breezeway does not create an attached structure per Washoe County Code. 
The garage will be used to store a large RV, boat and other vehicles.  The structure will have 
electricity, however there will be no plumbing connections.  The structure will be painted to match 
the existing residence and landscaping will be added around the building.   

Spanish Springs Area Plan 

The subject parcel is located within the Spanish Springs Area Plan.  The Spanish Springs Area 
Plan per Appendix C requires a special use permit for detached accessory structures.  There are 
no other relevant policies related to detached accessory structures. 

WADMIN22-0021 
MAY-DOYLE GARAGE 

6



Washoe County Board of Adjustment Staff Report Date: October 14, 2022 

Administrative Permit Case Number: WADMIN22-0021 
Page 7 of 9 

Reviewing Agencies 

The following agencies/individuals received a copy of the project application for review and 
evaluation. 

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of 
Approval.  

Staff Comment on Required Findings 

WCC 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. 

(a) 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 requested detached accessory structure does not conflict with the
policies, action programs, standards, and maps of the Master Plan and the Spanish
Springs Area Plan.  The Spanish Springs Area Plan, Appendix C requires the applicant
apply for a special use permit.  The applicant has applied for an administrative permit per
Washoe County Code Article 306, which meets this requirement with the same Findings
and review.

(b) 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:  A detached accessory structure will not create a significant demand on
the existing utilities, roadway improvements, sanitation, or water supply.  The detached
accessory structure will have electricity and no water or sewer connections are proposed.

(c) Site Suitability.  That the site is physically suitable for detached accessory structure and
for the intensity of such a development.
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Staff Comment: The site is relatively flat and physically suitable for a detached accessory 
structure.  There is an existing residence on the site, a detached accessory structure will 
not be a significant intensification to the site. The structure will be painted to match the 
main residence and landscaping will be added around the structure. 

(d) 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.

(e) Staff Comment:  The subject property is located on a residential parcel with a regulatory
zone of Medium Density Suburban (MDS).  Issuance of a permit for a detached accessory
structure 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.

(f) 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 in the required noticing distance of the
proposed structure; therefore, this finding is not required to be made.

Recommendation 

After a thorough analysis and review, Administrative Permit Case Number WADMIN22-0021 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 
Administrative Permit Case Number WADMIN22-0021 for Rebecca J May-Doyle, with the 
conditions included as Exhibit A to this matter, having made all five findings in accordance with 
Washoe County Development Code Section 110.808.25:  

(a) 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;

(b) 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;

(c) Site Suitability.  That the site is physically suitable for detached accessory structure and
for the intensity of such a development;

(d) 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;

(e) 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.

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 
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appeal must be filed in writing with the Planning and Building Division 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:   Michael Doyle 

mtdoyle5757@yahoo.com 

Rebecca J. May-Doyle 

rebmay957@yahoo.com 
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Conditions of Approval 
Administrative Permit Case Number WADMIN22-0021 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

The project approved under Administrative Permit Case Number WADMIN22-0021 shall be 
carried out in accordance with the conditions of approval granted by the Board of Adjustment on 
November 3, 2022.  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.

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

WADMIN22-0021 
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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 – Julee Olander, Planner, 775.328.3627, jolander@washoecounty.gov 

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

b. 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. 

c. The applicant shall submit construction plans, with all information necessary for 
comprehensive review by Washoe County, and initial building 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 permits. Compliance with 
this condition shall be determined by the Planning and Building Division. 

d. Construction hours are 7am to 7pm Monday through Saturday 

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

NOTE 

Should any cairn or grave of a Native American be discovered 
during site development, work shall temporarily be halted at the 
specific site and the Sheriff’s Office as well as the State Historic 
Preservation Office of the Department of Conservation and Natural 
Resources shall be immediately notified per NRS 383.170. 

Truckee Meadows Fire Protection District 

2. The following condition is a requirement of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with this condition.  

Contact Name – Brittany Lemon, Title, 775.326.6079, blemon@tmfpd.us 

a. This project shall meet and comply with all requirements of currently adopted TMFPD 
fire codes, ordinances, and standards at the time of construction to include infrastructure 
for fire apparatus access roads and water supply. https://tmfpd.us/fire-code/    

 

*** End of Conditions *** 
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From: Landis, Rosa
To: Olander, Julee
Subject: September Agency Review - Memorandum II, Items 1 & 6
Date: Tuesday, September 27, 2022 1:20:28 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Good afternoon Julee,
 I have reviewed items 1 & 6 for the Building Division and here are my comments:

Item 1 – WADMIN22-0021 ( May – Doyle Garage)
The garage must meet the requirements of the 2018 IRC code and the 2018 Northern Nevada
Amendments.

Item 6 – WSUP22-0024 (St. Peter Catholic Church)
Based on the information provided, this structure or portions of this structure will be
considered an A-3 occupancy type due to the religious assembly use. The project must meet
the requirements of the 2018 IBC and the 2018 IEBC. More information is needed to
determine if the size of the proposed building is allowable. Structures containing an A-3
occupancy that are not provided with a sprinkler system and constructed with type 5B
construction cannot exceed 6,000 sqft in total size. I would recommend a pre-development
meeting with the Building Division to go over project limitations and code requirements prior
to permit submittal.

Please let me know if you have any questions or need additional information.
Thank you,

Rosa Landis
ICC Certified Plans Examiner | Community Services Department
RLandis@washoecounty.gov | Direct Line: 775.328.2034
In-Office Hours: Mon & Tues, 7:30 am – 4:30pm
Visit us online: www.washoecounty.us/csd
For Building call: 775.328.2020
Building Email: building@washoecounty.gov

1001 E. 9th Street, Reno, NV 89512

Have some kudos to share about a Community Services Department employee or
experience?
⭐Submit a Nomination⭐
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Engineering and Capital Projects 
 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-2040   |   F: (775) 328-3699   |   washoecounty.gov 
 

 
 

INTEROFFICE MEMORANDUM 
 
DATE:  September 27, 2022 
TO:  Julee Olander, Planner, Planning and Building Division 
FROM:  Robert Wimer, P.E., Engineering and Capital Projects Division 
 
SUBJECT: WADMIN22-0021 
  APN 530-173-11 
  May-Doyle Garage 
              
 
GENERAL PROJECT DISCUSSION   
 
Washoe County Engineering staff has reviewed the above referenced application.  The 
Engineering and Capital Projects Division recommends approval. 

WADMIN22-0021 
EXHIBIT B13



From: Way, Dale
To: Olander, Julee
Cc: Lemon, Brittany
Subject: WADMIN22-0021 (May-Doyle Garage)
Date: Friday, September 16, 2022 9:47:18 AM
Attachments: image001.png

Julee,

TMFPD has no specific comments or special Conditions of Approval on this request.

“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes,
ordinances, and standards at the time of construction to include infrastructure for fire apparatus
access roads and water supply.”
https://tmfpd.us/fire-code/.

Thank you.

Dale Way
Deputy Fire Chief | Truckee Meadows Fire & Rescue
dway@tmfpd.us | Office: 775.326-6000
3663 Barron Way, Reno, NV 89511

”Committed to excellence, service, and the protection of life and property in our community”
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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 

September 18, 2022 

Washoe County Community Services 
Planning and Development Division 

RE: May-Doyle Garage; 530-173-11  
Administrative Case; WADMIN22-0021 

Dear Washoe County Staff: 

The following conditions are requirements of the Washoe County Health District, Environmental 
Health Division, which shall be responsible for determining compliance with these conditions.  

Contact Name – James English - jenglish@washoecounty.us 

a) Condition #1:  The application is for a parcel which is served by public water and sewerage
systems.

b) Condition #2:  The WCHD has no comments, concerns or conditions for the application
as proposed.

If you have any questions or would like clarification regarding the foregoing, please contact James 
English, EHS Supervisor at jenglish@washoecounty.us regarding all Health District comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Environmental Health Services 
Washoe County Health District  
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September 20, 2022 

Washoe County Community Services Department 

C/O Julee Olander, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

Re: WADMIN22-0021 May-Doyle Garage 

Dear Julee, 

 In reviewing the administrative permit for a detached accessory dwelling, the Conservation District has the 

following comments. 

The District supports the matching color of the main residence to the secondary dwelling and recommend the roof 

colors match as well. 

With the applicant adding landscape, we propose adding several evergreen and deciduous trees to further filtering 

of this detached unit.  

Additionally, we recommend placing 3-to-4-inch rock in the flow line o the swale to minimize the transport of 

down stream sediment. 

Thank you for providing us the opportunity to review the project that may have impacts on our natural resources 

and any questions call us at (775) 750-8272. 

Sincerely, 

Jim Shaffer 
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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 
79 separate property owners a minimum of 10 days prior to the public hearing date.  

Public Notice Map 

Administrative Permit Case Number WADMIN22-0021 
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Willia• Heckt 
834 Alena Way 
Sparks, NV 89441 

Washoe C@umty Plan•ing aRi Buil•i�g Divisimn 
1001 E. Ninth St., Blig. A, Ren@, NV 89512 

Re: 165 Menica C$urt Case# WADMIN22-0021 
Fmr the recmri letter @pp®si�g ceffi&tructim• applicatioa 

Thank yeu fer the cari •9tifyimg meighb@rs ®f th� applicatim• 
111.!.l.biai ttetl t@ ce:m.struct wh.at a11u1unts t® a h.®nu!J aaii ti@)[\ that •early 
triples the curre�t square f@etage a•• c0npletely fills the p�eperty. 

The applicati0R tescribes the co•structio• as a 40x60 garage 
usei fer st0ra1• aR• the cari iescribes it as a "2400 SF jetachei 
acc�ssmry structure�" Both �escriptiaa� are iisiageau�us. The 
main bui1ii�g w0ul• be attachecl to the current heuue by a c�n�ector. 
Th.e pl.an sub11.i ttecl t©es -0t give the tiiwie:m.sians (l!}f the c®ml'll.ect<llr 
but it l�aks t@ be abaut 400 SF. The current builiing is 1558 SF. 
The pr@p�sei structure is 2400 + 400 ar 2800 SF. T�gethe� it is 
4358 SF. 

It is irtc�ncei vab1e fer 1u, te think that·. this w@uld. be b"1:ilt 
iM the ba.ckyari next to mine. It col;.lli :r:aed; be hitithm. The 
a.pplica.tioft s:tates, "Blllil«i:tllt; will l!lot be seeri fr©l!I the street,." 
The photQ attachei to the applicati�n mh@ws the neig�b®r'8 fence 
aai trees. The application lists "la■iscaping with builii•g" as 
the only benifi t to the ce>1Hml!li ty ( i te:ra #7) but gives n@ d.etail. 
The pl�n shews little r00• f0r laniscapin.g that W©uli be:mefit 
a:aycme. It ciees show a!ll 8' paveci friveway circliftg the blil.iltiing 
up t@ the femce ®� all si•es. 

It• s au i�unut :f'©r every h@l!l.e©WN.er; · in the l!!Hibcii vi on. It woull 
be the"largest structure in the mub•ivi9iQn. It woulf bl@ck the 
backyare view� ef all the aaj©ining �eighb0rs. St@rMwater run6ff 
will affect them all. The plan calls for 7 ai,itianal lights �e 
liiht p9lluti@n is aft issae. 

Tais is a n.uisance ©versizel c@nstruction out �f character 
with the area a�• with�ut thought for the surr©uniin� residents, 
whG lear�e• of it by p�stcari from the coldl"lty af•inistpati@n m�t 
from tRe prop8rty 0W88r er fr®• the HOA. The emj0yme�t an« use �f 
a parson's prmperty sh@ul• mot iMpact gr@$sly �r unreasonably the 
E!ntjoyMemt, use ant. value @f another• s. D1!H1i,;l'l11. tel ste1rage b1lliliings 
in the, Eagle Canyott Subciivision are ge,nerally 0f the backyard s.11'\etl 
type. The pr�posei attache• structure is s@aetRimg quite «ifferent. 

I ask that the applicati@n be rejecte& a� i�compatible with 
thw character of the subjivisi®n �r th�t the coMment perioi be exteRiei 
t� allew f@:rr furthen input fro• meighb@rs ani the h@111eowl'!.er:s as11H!!ciati(';)JJ.. 

Cepies: Neighbors 
Eagle Canyon HOA 
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