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Description 
Administrative Permit Case Number WADMIN17-0008 (Butler Residence) – For possible 
action, hearing, and discussion to provisionally approve the temporary use of a travel trailer as 
living quarters for the Care of the Infirm.  Washoe County Code Chapter 110 (Development 
Code) permits caregivers, specifically, to live in a travel trailer or recreational vehicle while 
caring for an infirm resident of an existing residential dwelling unit on the parcel.  This permit 
would allow the person needing care, rather than the person providing the care, to live in a 
travel trailer on the subject parcel with the dwelling unit occupied by the person providing the 
care.  If approved, this permit would not become affective unless and until the Washoe County 
Board of County Commissioners adopts Development Code Amendment Case number 
WDCA17-0004, Temporary Care of the Infirm, allowing an infirm person to live in a travel trailer 
or recreational vehicle, while the care giver lives in the existing residential dwelling unit on the 
parcel.   

• Applicant: Gary L. and Pamela S. Butler 
• Property Owner: Gary L. and Pamela S. Butler 
• Location: 17380 Cold Springs Drive 
• Assessor’s Parcel Number: 087-081-02
• Parcel Size: ±0.35 acres
• Master Plan Category: Suburban Residential (SR)
• Regulatory Zone: Medium Density Suburban (MDS)
• Area Plan: Cold Springs
• Citizen Advisory Board: North Valleys
• Development Code: Authorized in Article 310, Temporary Uses and

Structures
• Commission District: 5 – Commissioner Herman
• Section/Township/Range: Section 21, T21N, R18E, MDM,

Washoe County, NV
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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 WADMIN17-0008 are 
attached to this staff report and will be included with the Action Order if the application is 
approved by the Board of Adjustment, and a Development Code Amendment is adopted by the 
Board of County Commissioners.   
 
The subject property has a regulatory zone of Medium Density Suburban (MDS).  The proposed 
use of a travel trailer for the Care of the Infirm is classified as a temporary use and is permitted 
in all regulatory zones with an administrative permit per Washoe County Code (WCC) Section 
110.310.15, Allowed Temporary Uses and Structures.  WCC Section 110.310.15 limits the use 
of a travel trailer to the care givers.  The applicant is proposing to use the travel trailer for 
temporary housing of the infirmed person.  A development code amendment was initiated by the 
Washoe County Planning Commission on October 5, 2017 to allow the infirmed person to live 
either in the existing residence or in the travel trailer/recreational vehicle.  Staff is proposing to 
take the amendment to the Board of County Commissioners for first reading on October 24, 
2017 and a second reading and adoption on November 14, 2017.  Therefore, the applicant is 
seeking approval of this Administrative Permit from the Board of Adjustment contingent upon 
the adoption of the proposed code amendment by the Washoe County Board of County 
Commissioners.  
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Vicinity Map 
 

Subject 
Property 

White’s Lake  
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The Butler’s home as seen from Cold Springs Drive 
Background 
Mr. and Mrs. Butler are friends of Mr. Maitland. When Mr. Maitland was diagnosed as having a 
terminal illness, the Butler’s began assisting Mr. Maitland with his medical care.  In the spring of 
this year, the Butler’s bought a home at 17380 Cold Springs Drive (project location) and moved 
to Cold Springs.  The Butler’s continued to assist Mr. Maitland, but the daily drive back to the 
mobile home park in Reno where Mr. Maitland lived was time consuming and a strain on the 
Butler’s.  In order to continue to help their friend, they allowed Mr. Maitland to move his travel 
trailer (trailer) which he has lived in for many years, into their rear yard.  By doing, so Mr. 
Maitland would be close by and they could continue to render him assistance. 
 
A complaint was made to Washoe County Code Enforcement regarding a person living in a 
trailer in a residential neighborhood.  The Code Enforcement Officer contacted the Butler’s and 
informed them that the occupancy of a travel trailer or recreational vehicle (RV) is not permitted 
for more than 14 days at a time, 4 times a year (i.e., temporary camping), but that there is an 
exception for the Care of the Infirm.   The Butler’s want to comply with County regulations, while 
still assisting their friend, so they applied for an Administrative Permit for the Care of the Infirm.  
While the administrative permit is in process and until a final determination has been made, 
Washoe County Code Enforcement has stayed compliance actions to require that Mr. Maitland 
not live in the trailer on the property.  
 

Location of 
Trailer 
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Surrounding Neighborhood 

Project Evaluation 
The subject property is located in the Cold Springs Valley Homes subdivision.  The applicant’s 
property and the surrounding properties are one-third acre lots, on average, and are zoned 
Medium Density Suburban (MDS).  All the properties in the surrounding area are developed with 
single family residences.  
 
A residential property zoned MDS, larger than 12,000 square feet, could be permitted to build a 
guest house by special use permit.  The guest house could be 50% of the size of the main 
house; or up to 800 square feet.  The Butler’s property is 15,115 square feet in area and the 
home is 1,144 square feet, which would permit a 575 square foot guest house.  Therefore, 
based on what would be permitted for a guest house, staff finds that the site is physically 
suitable to accommodate a 12 x 27 foot (324 square foot) travel trailer, without overcrowding or 
over covering the property.   

Trailer is 
located in 
this area 
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Site Plan 

The trailer is set-up in the rear yard.  The trailer conforms to the required side and rear setbacks 
and is screened by a solid wood fence.  A small wood landing and stairs have been built for safe 
access to the trailer and a wood screen wall was added to the southwest side of the landing to 
provide additional privacy for the adjacent neighbor (see picture on the next page).  A small 
area in front of the trailer has been enclosed by a low fence, for Mr. Maitland’s dog, and a 
garden area separates the trailer from the rear fence.  The Butler’s and Mr. Maitland have made 
the effort to provide a residential appearance around the trailer and maintaining their property to 
be compatible with the surrounding neighborhood.  

N 

Trailer 
location 
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Mr. Maitland’s travel trailer set-up in the rear yard of the property 

Planning staff’s review of the use is based on the use being temporary and is limited to the 
infirm person.  The conditions of approval are specific to the user; an annual review of the 
permit is required pursuant to WCC Section 110.310.35(g), and discontinuance of the use is 
required once there is no longer a need to care for the infirm.  The full text of WCC Section 
110.310.35(g) appears below. 
 

(g) Temporary Occupancy for the Care of the Infirm.  One self-contained travel trailer 
or recreational vehicle may be occupied as a legal use for person(s) responsible 
for the care of an infirm resident of a permanent single-family dwelling.  Prior to 
the establishment of this use, the requirements of Article 808, Administrative 
Permits, must be satisfied.  The administrative permit application shall include a 
signed affidavit from a Nevada licensed physician identifying the need for such 
on premise care.  The administrative permit must be renewed on an annual basis 
to ensure that the need for such on premise care still exists.  The travel trailer or 
recreational vehicle shall be located on the parcel to provide as much screening 
as practical from being viewed from the street.  No discharge of any litter, 
sewage, effluent or other matter shall occur except into sanitary facilities 
designed to dispose of the material.  Any temporary utility connections shall be to 
the satisfaction of the Building and Safety Division. 

 
As part of the application, a physician’s letter was submitted from Tejvir Singh, M.D., Cancer 
Care Specialist, stating that Mr. Maitland does need assistance with daily living activities and 

Screen wall to 
prevent viewing 

over fence 
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that Mr. and Mrs. Butler have been helping him in those activities.  The letter contains personal 
information, so the letter has been redacted from the application packet.  

Code Amendment Required 
Washoe County Code (WCC) Section 110.310.35(g) currently allows for the temporary 
occupancy of a recreational vehicle (RV) or fully contained travel trailer by person(s) who 
provide care to an infirm resident of a single-family dwelling, subject to the issuance of an 
Administrative Permit.  The Code is specific in that it is the caregiver, not the person with an 
infirmity, who may reside in the RV or travel trailer.  
 
The Butler’s application is seeking permission for Mr. Maitland (infirmed person) to live in his 
trailer on their property so they can continue to be his caregivers.  Staff believes that there 
would be a negligible difference in the impact of whether it is the caregiver or the infirmed 
person who resides in the RV or travel trailer.  Any overall impacts of the use by either the 
caregiver or the infirmed person would be reviewed and addressed during the Administrative 
Permit review process.  Staff recognizes that the Code should offer flexibility in this regard and 
has requested the Planning Commission initiate a Development Code amendment.  

On September 5, 2017, the Planning Commission initiated and approved a resolution to amend 
Washoe County Code Section 110.310.35(g), Temporary Occupancy for the Care of the Infirm, 
to allow flexibility within the standards governing where the caregiver or infirm person may live.  
The Planning Commission did recommend approval of the resolution, so staff is currently 
preparing to take the amendment to the Board of County Commissioner’s for a first reading on 
October 24, 2017 and a second reading and adoption on November 14, 2017.  

Should the Board of Adjustment approve this administrative permit, the action would not 
become effective and final unless and until the Board of County Commissioners adopt the 
Development Code amendment.  If the Development Code Amendment fails to be adopted, 
then this administrative permit approval will be null and void and Washoe County code 
compliance staff will proceed with actions to have the travel trailer vacated or moved to a 
location where such occupancy is permitted.  

North Valleys Citizen Advisory Board (NVCAB) 
Administrative permits are not required by Washoe County Code to be presented at a Citizen 
Advisory Board (CAB) meeting.  The application was sent to the CAB members for review and 
comment.  Two board member submitted comments.  Comment sheets are attached as Exhibit 
B of this report. 

• One member expressed concerns about preventing the use of the travel trailer once the 
infirm person is no longer in need of assistance or residing on the property. 

• One member felt that it makes sense to allow such a use.  

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, Land Development Section 
o Planning and Building Division, Planning Program 
o Planning and Building Division, Building Program 
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• Washoe County Health District  
o Environmental Health Services Division 
o Air Quality Management Division 

• Truckee Meadows Fire Protection District 
• Washoe-Storey Conservation District 
• Regional Transportation Commission 
• Great Basin Water Company 

Two of the nine 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 the Board approves the application.   

• Washoe County Planning and Building Division, Planning Program addressed terms and 
limits of use, annual renewal, and termination of use.  
Contact:  Eva Krause, 775.328.3628, ekrause@washoecounty.us 

• District Health Department, Environmental Health Services provided a recommendation 
regarding the septic system.  

  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 Cold Springs Area Plan. 

Staff Comment: The subject property is located in an established suburban 
neighborhood with in the Cold Springs Suburban Character Management Area. The 
property is consistent with the Master Plan and the Cold 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. 

Staff Comment: The trailer is set-up in an existing residential subdivision where 
adequate public facilities exist.  The trailer has been connected to the water, septic and 
electric service on the property.  With modifications to the septic system or by using the 
trailer’s disposal system and then dump waste material in an appropriate facility 
adequate sanitation can be accommodated.   

3. Site Suitability.  That the site is physically suitable for temporary occupancy of a travel 
trailer for the care of the infirm and for the intensity of such a development. 

WADMIN17-0008 
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Staff Comment: The trailer is located in the rear yard of the Butler’s property and 
conforms to all the required setbacks.  In addition, the trailer is much smaller than what 
could be permitted for the construction of a detached accessory dwelling.  

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 property’s front yard is landscaped with trees, grass and 
ornamental fencing.  The trailer is located in the rear yard, which is screened on the side 
and rear by a solid wood fence, typical in design and height to neighboring properties.  It 
is common for residents to store their RV’s and travel trailers on their property, therefore 
the fact that there is a travel trailer in the Butler’s rear yard is not detrimental to the 
appearance of the neighborhood.  The proposed use is temporary and shall be 
discontinued once Mr. Maitland is no longer deemed to be infirm.   

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 area, 
therefore this finding is not required.  

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project or provided no comment.  Therefore, after a thorough analysis and review, 
Administrative Permit Case Number WADMIN17-0008 is being recommended for provisional 
approval with conditions based on approval of a Development Code Amendment by the Board 
of County Commissioners to enable the infirmed person to live in the travel trailer.  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 Washoe County Board of Adjustment 
provisionally approve the temporary use of a travel trailer by the infirmed person as living 
quarters for the Care of the Infirm, with conditions contained in Exhibit A to the staff report, 
Administrative Permit Case Number WADMIN17-0008 for Butler’s, having made all five findings 
in accordance with Washoe County Development Code Section 110.808.25; listed below.  The 
provisional approval shall not become final and effective unless and until the Washoe County 
Board of County Commissioners adopts Development Code Amendment Case Number 
WDCA17-0004 Temporary Care of the Infirm, allowing the infirmed person to live in a travel 
trailer or recreational vehicle while the care giver lives in the existing residential dwelling unit.  
Should Development Code Amendment WDCA17-0004 not be adopted, the approval of 
WADMIN17-0008 shall be null and void. 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Cold 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; 
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3. Site Suitability.  That the site is physically suitable for temporary occupancy of a travel 
trailer for the care of the infirm, 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;  

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. 

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 after the written decision is filed with the Secretary to the Board of 
Adjustment and mailed to the original applicant. 

Applicant/Property Owner: Gary L. and Pamela S. Butler 
  17380 Cold Springs Drive 
  Reno, NV  89508 
   
 
 
Staff Report:  Lora Barretta, CSD, Code Compliance 
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Conditions of Approval 
Administrative Permit Case Number WADMIN17-0008 

 
 
The project provisionally approved under Administrative Permit Case Number WADMIN17-0008 
shall be carried out in accordance with the Conditions of Approval granted by the Board of 
Adjustment on October 5, 2017.  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. 
 
The provisional approval shall not become final unless and until the Washoe County Board of 
County Commissioners adopts Development Code Amendment Case Number WDCA17-0004 
Temporary Care of the Infirm, allowing the infirmed person to live in a travel trailer or 
recreational vehicle, while the care giver lives in the existing residential dwelling unit.  Should 
Development Code Amendment WDCA17-0004 not be adopted, the approval of WADMIN17-
0008 shall be null and void.  
 
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 each year.  
Failure to adhere to the Operational Conditions may result in the Planning and Building Division 
recommending that the permit 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.). 

WADMIN17-0008 
EXHIBIT A



Washoe County Conditions of Approval   
 

   
 

Administrative Permit Case Number:  WADMIN17-0008 
Page 2 of 3 

• 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:  

• 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 – Eva Krause, AICP, Planner, 775.328.3628, ekrause@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this administrative permit.   

b. This permit is for a temporary use for care of the Infirmed. No other use is approved as 
part of this permit. 

c. The following Operational Conditions shall be required for the extent of the Temporary 
use: 

i. This permit shall become null and void once there is no longer a need to provide 
care for Robert B. Maitland, the infirmed person stated in the application, 

ii. Use of the travel trailer shall be limited to Mr. Maitland.  No other person shall be 
permitted to live in the travel trailer.  

iii. This permit shall be renewed on an annual basis to ensure the need for on premise 
care is still needed.  Failure to renew this permit by November 14, 2018, and each 
year following, shall render this permit null and void.  

iv. A signed affidavit from a Nevada Licensed physician identifying the need for 
continued care shall be submitted with the annual review.   

v. All discharge of litter, sewage, effluent or other matter shall be disposed of into 
sanitary facilities designed for such use.  

vi. If the trailer is not connected to the septic system on site, the occupant shall use the 
trailer’s on-board sewage holding system and dump the waste at an appropriate 
waste facility, as needed. 

vii. Any temporary utility connections shall be to the satisfaction of the Planning and 
Building Division, Building Program.  

viii. Within 30 days of Robert B. Maitland recovering or vacating the property, the 
property owner shall disconnect the travel trailer from all utilities and sanitation 
systems and remove the deck and stairs to the trailer.  No other person shall be 

WADMIN17-0008 
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permitted to use, live-in or occupy the travel trailer, except as permitted by WCC 
Chapter 110, Article 310.  

Washoe County Health District 
2. The following conditions are requirements of the Health District, which shall be responsible 

for determining compliance with these conditions.   
Contact – Wes Rubio, 775.328.2635, wrubio@washoecounty.us 

a. The WCHD has reviewed the proposed administrative permit.  The applicant is 
proposing to connect a 27-foot trailer to the existing on-site sewage disposal system.  
The septic system is designed for a maximum of a 3-bedroom SFD, current tax 
assessment records indicate the existing SFD is 3-bedrooms. 

i. The septic system was repaired in 2013 under permit with WCHD.  

ii. The WCHD would recommend that if trailer is connected to the septic system, the 
system be modified to accommodate the additional usage since this would be the 
same as a Second or Accessory Dwelling.  

*** End of Conditions *** 

WADMIN17-0008 
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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 13, 2017 
 
 
 
Eva Krause, AICP, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Butler; APN 087-081-02  
 Administrative Permit; WADMIN17-0008 
  
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. The WCHD has reviewed the proposed administrative permit. The applicant is proposing to 

connect a 27-foot trailer to the existing on-site sewage disposal system. The septic system is 
designed for a maximum of a 3-bed SFD, current tax assessment records indicate the existing 
SFD is 3-bedrooms.  

a. The septic system was repaired in 2013 under permit with WCHD. 
b. The WCHD would recommend that the septic system be modified to accommodate the 

additional usage since this would be the same as a Second or Accessory Dwelling. 
 
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 66 
separate property owners a minimum of 10 days prior to the public hearing date.  

 
 

Public Notice Map 
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