
Board of Adjustment Staff Report 
Meeting Date:  June 6, 2019 Agenda Item:  8F 

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

www.washoecounty.us/comdev 

ADMINISTRATIVE CASE NUMBER: WADMIN19-0008 (Mays Building) 

BRIEF SUMMARY OF REQUEST: Convert a portion of the first floor of an existing 
commercial office building into four residential apartments. 

STAFF PLANNER:  Roger Pelham, Senior Planner 
775.328.3622 
rpelham@washoecounty.us   

CASE DESCRIPTION 
For possible action, hearing, and discussion to approve 
an administrative permit to allow the conversion of a 
portion of the first floor of an existing commercial office 
building into four residential apartments. The first floor of 
the building is 3662 square feet in size, approximately 
600 square feet is proposed to remain as a commercial 
office and approximately 3000 square feet is proposed 
to be converted into residential space. 

Applicant/Property 
Owner: 

Tim Carlson 

Location: 795 Mays Blvd, Incline 
Village, NV. approximately 
150 feet south of the 
intersection of Mays Blvd and 
Southwood Blvd 

APN: 127-090-04
Parcel Size: ± 0.54 acres
Master Plan: Urban Residential (UR)
Regulatory Zone: Medium Density Urban

(MDU)
Area Plan: Tahoe 
Citizen Advisory Board: Incline Village/Crystal Bay 
Development Code: Authorized in Article 808 
Commission District: 1 – Commissioner Berkbigler 

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 WADMIN19-0008 for Carlson and Associates, with the Conditions of Approval included as 
Exhibit A to this matter, having made all four required findings in accordance with Washoe County Code 
Section 110.808.25. 

(Motion with Findings on Page 8) 

Vicinity Map 
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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 WADMIN19-0008 are 
attached to this staff report and will be included with the Action Order, if approval is granted by 
Washoe County.   
The subject property is designated as Medium Density Urban (MDU).  Multi-family dwellings are 
permissible in the MDU regulatory zone upon approval of an Administrative Permit in 
accordance with Table 110.302.05.1 (Table of Uses, Residential Use Types) of the 
Development Code. 
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Site Plan/Landscape Plan 
 

WADMIN19-0009 
MAYS BUILDING



Washoe County Board of Adjustment Staff Report Date: May 9, 2019  

     
Administrative Permit Case Number: WADMIN19-0008 

Page 5 of 9 

 

Project Evaluation 
The applicant has resubmitted an application that was previously approved by the Board of 
Adjustment and subsequently expired.  The applicant is requesting to convert commercial 
offices into residential apartments within an existing building.  The parcel is 0.54 acres in size 
and the Medium Density Urban (MDU) regulatory zone allows for 21 dwellings to the acre.  This 
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allows for a potential total of 11 dwellings on the subject parcel.  Including the current request 
(and the six existing residential units), a total of 10 dwellings are proposed.  Multi-Family 
dwellings are permissible in the MDU regulatory zone upon approval of an administrative permit 
in accordance with Table 110.302.05.1 (Table of Uses, Residential Use Types) of the 
Development Code.   

The exterior of the building will not be modified.  There is sufficient area for parking and 
sufficient lighting in the parking area at this time.  Potential traffic to the site will likely be 
reduced.  Residential apartments require one parking space to be within a garage or a carport.  
A condition of approval has been recommended to require compliance with that requirement.  A 
garage for three additional enclosed parking spaces is proposed.  There will be no changes to 
drainage as there is no grading proposed.  

The existing structure is within a residential regulatory zone, Medium Density Urban (MDU).  
The existing structure is surrounded by similar residential development.  The existing office will 
remain in use as an existing, non-conforming use.  

The applicant received approval for this project in February of 2017 (permit number 
WADMIN16-0001).  The conditions of approval required that all building permits be issued 
within two years of the date of approval.  That approval expired in February of 2019, prior to 
issuance of the required permits.  Conditions of approval have been included to require 
submission of building permits within one year of the approval of this permit, and that permits 
must be issued within two years, if approval is granted. 

Generally applicable standards include minimum requirements for landscaping as provided for 
WCC Chapter 110, Article 412, which includes 20% of the site being landscaped and certain 
buffers between the parking area and the property lines.  The applicant applied for and obtained 
a director’s modification of standards in 2017 to reduce the width of the required landscape 
buffer in certain areas and to eliminate the required landscape buffer in one area between a 
parking area for multi-family residential use and adjacent single-family uses.  The landscaping 
shown on the site plan, on page 4 of this report, is consistent with that approval.  That approval 
required submission of “complete building and improvements plans” within one year of the date 
of approval.  While those plans were still under review when the previous administrative permit 
expired, staff believes that the modification will remain valid for submission of construction plans 
in association with the current administrative permit requested.  A condition of approval has 
been recommended to require that final plans include landscaping improvements as approved 
with the previously-approved director’s modification of standards.  

Staff has not identified significant negative impacts associated with the conversion of a portion 
of the existing structure from offices to apartments. 

Incline Village/Crystal Bay Citizen Advisory Board (IV/CB CAB) 
The proposed project was considered by the Incline Village/Crystal Bay Citizen Advisory Board 
at their regular meeting on May 6, 2019.  The CAB recommended approval, with a vote of 4 in 
favor and one opposed.  The CAB expressed concern that the enclosed parking (garage space) 
for each dwelling be used for parking a vehicle as opposed to storage of personal possessions.  
Notes from the meeting and individual CAB member responses are attached at Exhibit D to this 
report.  

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

• State of Nevada 
o Parks 
o Department of Transportation 
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o State Lands
• Washoe County Community Services Department

o Engineering and Capital Projects Division
o Parks and Open Spaces
o Planning and Building Division
o Utilities/Water Rights

• Washoe County Health District
o Air Quality Management Division
o Vector-Borne Diseases Program
o Environmental Health Services Division

• Washoe County Regional Animal Services
• Washoe County Sheriff
• Regional Transportation Commission
• Washoe – Storey Conservation District
• Incline Village General Improvement District
• North Lake Tahoe Fire Protection District
• Tahoe Regional Planning Agency
• Tahoe Transportation District
• US Forest Service - LTBMU

Three out of the nineteen 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, if approved.   

• Washoe County Planning and Building Division landscaping, parking and lighting
standards and general conditions that will be in effect during construction of the project.
Contact – Roger Pelham, 775.328.3622, rpelham@washoecounty.us

• Washoe County Community Services Department – Water Rights requires that the
applicant provide a will-serve letter in support of the proposed project, or an
acknowledgment letter from IVGID, the water supplier, indicating that sufficient water
rights are available to the proposed project..
Contact – Vahid Behmaram, 775.954.4647 vbehemaram@washoecounty.us

• Washoe County Engineering and Capitol Projects addressed the requirements for
complete construction drawings and Best Management Practices (BMPs).
Contact – Leo Vesely, 775.328.2041, lvesely@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 Tahoe Area Plan.

WADMIN19-0009 
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Staff Comment:  Residential apartments are allowed in the MDU regulatory zone, 
subject to the approval of an administrative 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:  The conversion of offices to apartments is not likely to result in 
significant additional impacts upon utilities, roads, sewer, water and other necessary 
facilities. 

3. Site Suitability.  That the site is physically suitable for residential apartments, and for the 
intensity of such a development. 

Staff Comment:  The structure is existing and will not be externally altered. 

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:  None of the reviewing agencies indicated that the proposal would result 
in a significant detriment to the public health, safety or welfare or be 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 in the required noticing distance of the 
project, 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, Administrative Permit Case 
Number WADMIN19-0008 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 WADMIN19-0008 for Tim Carlson, having made the four 
required findings in accordance with Washoe County Development 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 Tahoe Area Plan; and 

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; and 

3. Site Suitability.  That the site is physically suitable for residential apartments, and for 
the intensity of such a development; and 

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 
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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 
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: Tim Carlson 
  9 Silver Saddle Court 
  Washoe Valley, NV  89704 
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Conditions of Approval 
Administrative Permit Case Number WADMIN19-0008 

 
The project approved under Administrative Permit Case Number WADMIN19-0008 shall be 
carried out in accordance with the Conditions of Approval granted by the Board of Adjustment 
on June 6, 2019.  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:  
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• 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. 

• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own Board.  Conditions recommended by the RTC may be 
required, at the discretion of Washoe County. 

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:  Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us 
and Vahid Behmaram, 775.328.3600, vbehmaram@washoecounty.us 
a. 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. 

b. The applicant shall submit complete construction plans for the entire site and 
modification of the existing structure, to Washoe County, on or before June 6, 2020.  
The applicant shall submit all required corrections to those plans and building permits 
must be issued by Washoe County on or before June 6, 2021.  Failure to submit 
appropriate plans and to have complete construction plans issued by Washoe County, 
within the times listed in this condition shall render this approval null and void.  
Compliance with this condition shall be determined by the Director of Planning and 
Building. 

c. The applicant shall complete construction within the time specified by the issued building 
permits.  Compliance with this condition shall be determined by the Director of Planning 
and Building. 

d. The applicant shall demonstrate conformance to the plans approved as part of this 
administrative permit.  Compliance with this condition shall be determined by the 
Director of Planning and Building. 

e. Best practice design guidelines shall be implemented to mitigate visual impacts.  

f. There shall be complete screening of roof mounted HVAC equipment. 

g. The plans shall include at least one parking space, within a garage, set aside for the 
exclusive use of each of the residential apartments within the building.  Apartment 
numbers shall be prominently displayed on each garage to indicate the exclusive use of 
that parking space. 

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

NOTE 

WADMIN19-0009 
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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. 

i. Prior to any construction activity, the applicant shall submit a landscaping design plan to 
the Planning and Building Division for review and approval.  Said plan shall address 
parking, parking lot circulation and striping, signage, exterior lighting, trash enclosures, 
landscaping and plant material, type and size of plants, maturation size at full growth, 
landscaping location, and landscaping irrigation system.  

j. All improvements for parking, landscaping, irrigation and screening shall be in 
conformance with the plans approved as part of Director’s Modification of Standards 
Case Number WDMOD17-0004.  

k. Prior to issuance of any Certificate of Occupancy, the applicant shall provide Washoe 
County with a letter certifying that all parking, landscaping, irrigation and screening have 
been installed in conformance with the plans approved as part of Director’s Modification 
of Standards Case Number WDMOD17-0004 and that installed landscaping satisfies all 
otherwise generally applicable requirements as set forth in the Washoe County 
Development Code.  The letter shall be wet-stamped by a Landscape Architect, 
registered in the State of Nevada.  

l. Construction plans shall include a photometric study showing that there will be no spill-
over of light onto adjacent parcels of land. 

m. Prior to approval of construction permits, the applicant shall provide a will-serve letter in 
support of the proposed project, or an acknowledgment letter from IVGID, the water 
supplier, indicating that sufficient water rights are available to the proposed project. 

n. The following Operational Conditions shall be required for the life of the business: 

i. Upon the issuance of the final Certificate of Occupancy, for this project, this 
administrative permit shall remain in effect until or unless it is revoked or is inactive 
for one year. 

ii. Failure to comply with any of the conditions of approval shall render this approval 
null and void.   

iii. All landscaping and irrigation systems shall be maintained at all times to conform 
with the Landscaping Section of the Washoe County Development Code for the life 
of the project / business, including the replacement of dead plants, trees, shrubs 
and all ground cover.   

iv. The applicant and any successors shall direct any potential purchaser/operator of 
the site and/or the administrative permit to meet with Planning and Building to 
review conditions of approval prior to the final sale of the site and/or the 
administrative permit.  Any subsequent purchaser/operator of the site and/or the 
administrative permit shall notify Planning and Building of the name, address, 
telephone number, and contact person of the new purchaser/operator within 30 
days of the final sale. 

v. This administrative permit shall remain in effect as long as the business is in 
operation and maintains a valid business license.  

Washoe County Engineering and Capital Projects 
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2. The following conditions are requirements of the Engineering Division, which shall be
responsible for determining compliance with these conditions.
Contact:  Leo Vesely, 775.328.2041, 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.  Any necessary grading
shall comply with County Code Article 438, Grading Standards and all drainage shall
comply with County Code Article 420, Storm Drainage Standards.  Silts shall be
controlled on-site and not allowed onto adjacent property.

b. Submit confirmation from the Tahoe Regional Planning Agency (TRPA) that
maintenance is current for the BMP Certificate of Completion prior to issuance of
building permit Final or Certificate of Occupancy. See the TRPA website at
http://tahoebmp.org/Maintenance.aspx for BMP maintenance requirements and
guidance related to obtaining an updated BMP Certificate of Completion.

*** End of Conditions *** 
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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.: 

ProjectName:Tim Carlson
Project Mays BuildingDescription: 

Project Address: 795 Mays Blvd Incline Village, Nevada 89704 
Project Area (acres or square feet): 3662 sq. ft 

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

Southwood and Mays Blvd 
Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreage: 

127-090-04 0.56 

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). WAD MIN 160001 

Applicant Information (attach additional sheets if necessary) 

Property Owner: 

Name: Tim Carlson 
Address: 9 Sliver Saddle Court 
Washoe Valley 
Phone: 775-378-6563

Email: tc@tcarlson.blz 
Cell: 775-378-6563

Contact Person: Tim Canson 
Applicant/Developer: 

Name: Same as above 
Address: 

Phone: 
Email: 
Cell: 
Contact Person: 

Date Received: 
County Commission District: 
CAB(s): 

Professional Consultant: 

Name: 
Address: 

Zip: 89704 Zip: 
Fax: Phone: Fax: 

Email: 
Other: Cell: Other: 

Contact Person: 
Other Persons to be Contacted: 

Name: 
Address: 

Zip: Zip: 
Fax: Phone: Fax: 

Email: 
Other: Cell: Other: 

Contact Person: 

For Office Use Only 

Initial: Planning Area: 
Master Plan Designation(s): 
Regulatory Zoning(s ): 

4 

December 2018 

--- -- - ----- -----,--- --- - ------· ------- -------------- -- ----
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	Administrative Permit Definition
	Site Plan/Landscape Plan
	Project Evaluation
	The applicant has resubmitted an application that was previously approved by the Board of Adjustment and subsequently expired.  The applicant is requesting to convert commercial offices into residential apartments within an existing building.  The par...
	The exterior of the building will not be modified.  There is sufficient area for parking and sufficient lighting in the parking area at this time.  Potential traffic to the site will likely be reduced.  Residential apartments require one parking space...
	The existing structure is within a residential regulatory zone, Medium Density Urban (MDU).  The existing structure is surrounded by similar residential development.  The existing office will remain in use as an existing, non-conforming use.
	Generally applicable standards include minimum requirements for landscaping as provided for WCC Chapter 110, Article 412, which includes 20% of the site being landscaped and certain buffers between the parking area and the property lines.  The applica...
	Staff has not identified significant negative impacts associated with the conversion of a portion of the existing structure from offices to apartments.
	Incline Village/Crystal Bay Citizen Advisory Board (IV/CB CAB)
	The proposed project was considered by the Incline Village/Crystal Bay Citizen Advisory Board at their regular meeting on May 6, 2019.  The CAB recommended approval, with a vote of 4 in favor and one opposed.  The CAB expressed concern that the enclos...
	Reviewing Agencies
	Staff Comment on Required Findings
	Recommendation
	Motion
	Appeal Process



