
Board of Adjustment Staff Report 
 Meeting Date:  February 4, 2021  Agenda Item:  8E 

   
1001 E. Ninth St., Reno, NV  89512-2845 

Telephone:  775.328.6100 – Fax:  775.328.6133 
www.washoecounty.us/csd/planning_and_development 

 
 

SPECIAL USE PERMIT CASE NUMBER:  WSUP20-0026 (Bowl Incline) 
 
BRIEF SUMMARY OF REQUEST:  To approve an outdoor amusement and 
recreation services use type.  
 
STAFF PLANNER:  Chris Bronczyk, Planner 
  775.328.3612 
  cbronczyk@washoecounty.us  
  

CASE DESCRIPTION 
For hearing, discussion, and possible action to approve a 
special use permit for an outdoor amusement use type 
and to expand an amusements and recreation services 
use type. These use types require a Special Use Permit 
per the Incline Village Commercial Community Plan.  
 
Applicant/Property 
Owner: 

Steven and Tracy 
Tomkovicz 

Location: 920 Southwood Boulevard 
APN: 132-232-08 
Parcel Size: 1.18 Acres 
Master Plan: Commercial (C) 
Regulatory Zone: General Commercial (GC) 
Area Plan: Tahoe 
Citizen Advisory Board: Incline Village/Crystal Bay 
Development Code: Authorized in Article 810, 

Special Use Permits 
Commission District: 1 – Commissioner Hill 

  
 
 

 

 

     

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 Washoe County Board of Adjustment approve with 
conditions Special Use Permit Case Number WSUP20-0026 for Steven and Tracy Tomkovicz, having made 
all five findings in accordance with Washoe County Code Section 110.810.30:  

(Motion with Findings on Page 9) 
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Special Use Permit  
The purpose of a special use permit is to allow a method of review to identify any potential harmful 
impacts on adjacent properties or surrounding areas for uses that may be appropriate within a 
regulatory zone; and to provide for a procedure whereby such uses might be permitted by further 
restricting or conditioning them so as to mitigate or eliminate possible adverse impacts. If the 
Board of Adjustment grants an approval of the special use permit, that approval is subject to 
conditions of approval.  Conditions of approval are requirements that need to be completed during 
different stages of the proposed project.  Those stages are typically: 

• Prior to permit issuance (i.e. a grading permit, a building permit, etc.) 

• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure 

• 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 business or project. 

The conditions of approval for Special Use Permit Case Number WSUP20-0026 are attached to 
this staff report and will be included with the action order.   
The subject property is designated as General Commercial.  The proposed use of outdoor 
amusement use type and an amusements and recreation services use type which requires a 
special use permit per the Incline Village Commercial Community Plan.  Therefore, the applicant is 
seeking approval of this SUP from the Board of Adjustment. 
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Site Plan 

Project Evaluation 
The proposed project site consists of a developed parcel totaling ±1.18 acres.  The existing 
development was constructed in 1966, and Incline Bowl has held a liquor and business license 
since July 1, 1988.   
The subject properties have a Master Plan Designation of Commercial (C) and a regulatory zone 
of General Commercial (GC).  The subject site is adjacent to other properties with General 
Commercial regulatory zones to the east, west, and north.  To the southeast is Incline Middle 
School with a regulatory zoning of Public/Semi-Public Facilities (PSP), and to the south are 
condominiums located within the Light Density Urban (LDU) regulatory zone.   
The applicant is proposing to remodel the existing bowling center and to create an outdoor 
entertainment area.  The existing bowling center consists of 16 lanes and includes areas dedicated 
to billiards, golf simulation, video arcade, and food and beverages.  The bowling center is ±16,500 
square feet and the proposed expansion of the outdoor use is 5,100 square feet.  The outdoor 
expansion is proposed to include an outdoor bar and outdoor covered lounge area with privacy 
screening and recreational activities such as bocce ball courts.  
The existing bowling center is classified as a legal non-conforming use type; the development pre-
dates Washoe County requirements set forth within the Incline Village Commercial Community 
Plan which was approved in April 1996.  Washoe County Code Chapter 110, Article 904, 
Nonconformance, outlines the regulations associated with nonconforming uses.  
Section 110.904.20 Nonconforming Use of Land: The nonconforming use of land shall be 
subject to the provisions of the section. 
(1) Any structure associated with such use shall not be enlarged or increased more than ten (10) 
percent, nor the use extended to occupy an area of land greater than ten (10) percent than was 
occupied on the effective date of this article; 
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The expansion being proposed is ±31%; which requires the development to come into legal 
conformance with the development code and area plans.  
The Incline Village Commercial Community Plan, Appendix A, regulates permissible uses; the 
General List within the Community Plan requires Amusements and Recreation Services use types 
to go through the Special Use Permit process; additionally, the Community Plan requires Outdoor 
Amusements to go through the Special Use Permit process.  
Amusements and Recreation Services and Outdoor Amusements use types are Entertainment 
Use Types within the Tahoe Regional Planning Agency (TRPA) Code of Ordinances.  The Incline 
Village Commercial Community Plan utilized TRPA’s definitions, which are outlined below.  
Amusements and Recreation Services: Establishments providing amusement or entertainment 
for a fee or admission charge, such as: arcades and coin-operated amusements; billiard and pool 
halls; bowling alleys; card rooms; clubs and ballrooms that are principal uses rather than being 
subordinate to an eating or drinking place; dance halls; gymnasiums; health and athletic clubs; ice 
skating and roller skating facilities; indoor sauna, spa, or hot tub facilities; motion picture theaters; 
reducing salons; and tennis, handball, racquetball, indoor archery and shooting ranges, and other 
indoor sports activities. 
Outdoor Amusements: Commercial establishments for outdoor amusement and entertainment 
such as: amusement parks; theme and kiddie parks; go cart and miniature auto race tracks; 
moped, bicycle, and skate rentals; and miniature golf courses.  Outside storage or display is 
included as part of the use. 
These two use types most closely resemble Outdoor Sports and Recreation and Indoor Sports and 
Recreation within the Washoe County Code, both of which are permissible within the General 
Commercial regulatory zone with the approval of an Administrative Permit.  The Incline Village 
Commercial Community Plan being part of the Area Plan, the applicant must adhere to the 
requirements set forth within the plan, therefore the applicant has submitted a Special Use Permit 
to be heard by the Board of Adjustment.  

Master Plan Category/Regulatory Zone 

The project has a Master Plan category of Commercial (C) with a Regulatory Zone of General 
Commercial (GC). 
Section 110.106.10 Master Plan Categories 

(e)  Commercial: The Commercial Master Plan category is primarily intended to create and 
preserve areas for businesses that provide a variety of wholesale and retail goods and 
services, serve a neighborhood or community market, and which are created in 
conjunction with residential uses to create a mixed-use community. Commercial uses 
may include wholesale and retail stores, shopping centers, specialty shops, tourism, 
gaming, personal services and automobile services, offices, restaurants, theaters and 
other compatible activities that serve a neighborhood or community area. Strip 
commercial development is strongly discouraged unless the development is part of a 
mixed-use area, transit-oriented corridor (or similar district), and designed for pedestrian 
use. Business parks containing professional, medical, educational, financial and 
insurance services and supportive commercial activities are also appropriate under this 
category.  

Section 110.106.15 Regulatory Zone 

(r) General Commercial Regulatory Zone: The General Commercial (GC) Regulatory Zone 
is intended to create and preserve areas for businesses that provide a variety of 
wholesale and retail goods and services and serve a community or regional market. The 
primary uses may include wholesale and retail stores, shopping centers, specialty shops, 
personal services, and automobile services. Other uses include offices, restaurants, 
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theaters, and other compatible activities. Only limited gaming is allowed.  

Parking and Screening  

Due to the Incline Village Commercial Community Plan determining use types based on TRPA 
definitions, staff is using the closest Washoe County applicable definition to calculate parking 
requirements.  The use types that most closely resemble TRPA’s definitions within the Washoe 
County Code are outdoor sports and recreation and indoor sports and recreation. 
The proposed development provides 60 total parking spaces which is what the applicants parking 
study indicates the required demand at peak times will require.  Per Interpretation 04-1, due to the 
expansion not exceeding 50%, the existing parking and landscaping does not need to be brought 
up to code, the existing 48 spaces will continue to serve the existing bowling center.  The 
additional 12 parking spaces will be required to be meet code.  All parking spaces, driveways, and 
maneuvering areas shall be paved and permanently maintained with asphalt or cement.   
WCC Section 110.410.15(c) regulates handicapped parking and refers to WC Table 110.410.15.1, 
Handicapped Accessible Spaces which requires 3 handicapped accessible spaces (for the range 
of 51 to 75 required parking spaces) and one of those must be van accessible.  Therefore, the 
project must provide 3 accessible parking spaces with 1 being van accessible. 
All business loading/un-loading areas are planned to happen within the parking area but will not 
receive deliveries during peak business houses.  The trash and recycle enclosures will be located 
in the parking area and will be screened with the appropriate enclosure type and fencing (6 to 7 
feet high fencing consisting of chain-link with vinyl slats or concrete block enclosure), per Washoe 
County Development Code 110.412.40 (d).  

Landscaping 

A preliminary landscape plan has been provided as part of the application.  The landscape plans 
depict 10,500 square feet of landscaped area with a 6,360 sf of synthetic turf proposed.  Per 
Washoe County Code Section 110.412.40, a minimum of 20% of the total developed land area 
shall be landscaped and 20% of the 0.647-acre site is 5,636 square feet. Trees are shown 
clustered along the southern property line, to better screen the site from Southwood Boulevard. 

Signage and Lighting 

The applicant has proposed a 22-foot-tall Monument style sign to be placed at the southeast 
corner of the project site.  The total square footage of the sign is 138.52 square feet.  The 
proposed signage as submitted are not in compliance with WCC Chapter 110, Article 505, Sign 
Regulations. Article 505 allows a maximum height of 20 feet for free standing signs, and a 
maximum square footage of 120 square feet. The applicant will be required to submit a sign permit 
separately for approval and conformance with Washoe County Code. An approval of the submitted 
Special Use Permit will not extend to an approval of the proposed signage.  
All on-site lighting must adhere to Washoe County’s “dark sky” standards, including down shielded 
lights and not allowing for spillover onto adjoining properties, per the Washoe County Development 
Code Section 110.414.21.   

Tahoe Area Plan Evaluation 
The subject parcels are located within the Tahoe Area Plan.  The following are the pertinent 
policies from the Area Plan: 

Relevant Area Plan Policies Reviewed 
Policy Brief Policy Description Complies Condition of Approval 
T 2.3 Encourage landscaping practices which 

promote minimal water and fertilizer 
Yes NA 
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requirements, and which compliment the 
natural environment. 

T 5.4 Minimize high traffic generating land uses 
in residential areas and locate them 
where the traffic circulation system can 
support the expected traffic. 

Yes NA 

Incline Village/Crystal Bay Citizen Advisory Board (IV/CB CAB) 
The proposed project was presented by the applicant’s representative at the scheduled Citizen 
Advisory Board meeting on January 4, 2021.  Concerns raised at the meeting included parking 
demand, noise and hours of operation, and alcohol sales in proximity to Incline Middle School.  
The applicant provided a response memo which can be found as Exhibit C.  The IV/CB CAB 
recommended unanimous approval of this application.Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation:
Agency Sent to 

Review 
Responded Provided 

Conditions 
Contact 

Washoe County Building 
and Safety 

☒ ☐ ☐  

Washoe County Parks and 
Open Spaces 

☒ ☒ ☐ Sophia Kirschenman – Parks 
Planner 
skirschenman@washoecounty.us 

Washoe County Water 
Rights  

☒ ☒ ☒ Vahid Behmaram – Water Rights 
Manager 
vbehmaram@washoecounty.us 

Washoe County 
Engineering 

☒ ☒ ☐ Leo Vesely – Licensed Engineer – 
lvesely@washoecounty.us  

WCHD – Environmental 
Health 

☒ ☐ ☐  

WCHD- EMS ☒ ☐ ☐  
Washoe County Sheriff’s 
Office 

☒ ☐ ☐  

RTC Washoe ☒ ☐ ☐  
Washoe Storey 
Conservation District 

☒ ☒ ☒ Jim Shaffer – 
shafferjam51@gmail.com  

Incline Village GID ☒ ☐ ☐  
North Lake Tahoe Fire 
Protection District 

☒ ☒ ☐ Jennifer Donohue – Fire Marshal – 
jdonohue@nltfpd.net  

Tahoe Regional Planning 
Agency 

☒ ☐ ☐  

Tahoe Transportation 
District 

☒ ☐ ☐  

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

Staff Comment on Required Findings 
WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following 
findings be made to the satisfaction of the Washoe County Board of Adjustment before granting 
approval of the request.  Staff has completed an analysis of the special use permit 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. 
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 Staff Comment: The proposed use is consistent with the action programs, policies, 
standards, and maps of the Master Plan and Tahoe Area Plan as conditioned in Exhibit 
A. 

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: There are adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities for the proposed use type. 

3. Site Suitability.  That the site is physically suitable for Amusements and Recreation 
Services and Outdoor Amusements use types, and for the intensity of such a 
development. 

 Staff Comment: The site is physically suitable for the Amusements and Recreation 
Services and Outdoor Amusements use types as conditioned in Exhibit A. 

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 issuance of the permit will not significantly be 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 as conditioned in 
Exhibit A. 

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: The proposed application will not affect a military installation. 

Recommendation 
After a thorough analysis and review, Special Use Permit Case Number WSUP20-0026 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 Washoe County Board of Adjustment approve 
with conditions Special Use Permit Case Number WSUP20-0026 for Steven and Tracy Tomkovicz, 
having made all five findings in accordance with Washoe County Code Section 110.810.30: 

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; 

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 a bowling alley with outdoor 
entertainment, 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;  
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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 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 applicant. 
 
 
Applicant/Owner:  Steven and Tracy Tomkovicz 
  24367 Deer Valley Lane 
  Walnut Creek, CA 94598 
 
 
Architect: Dennis E. Zirbel, Architect 
  P.O. Box 296 
  Truckee, CA 96160 
 
 
Representatives: Ogilvy Consulting 
  Land Use and Development Strategies 
  P.O. Box 6315 
  Tahoe City, CA 96145 
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Special Use Permit Case Number WSUP20-0026 

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

www.washoecounty.us/comdev/ 

The project approved under Special Use Permit Case Number WSUP20-0026 shall be carried 
out in accordance with the conditions of approval granted by the Board of Adjustment on 
February 4, 2021 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. 

Unless otherwise specified, all conditions related to the approval of this special use 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 special use 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 special use permit may result in the institution of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Special Use 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.  

Washoe County Planning and Building Division 
1. The following conditions are requirements of Planning and Building, which shall be

responsible for determining compliance with these conditions.
Contact Name – Chris Bronczyk; 775.328.3612; cbronczyk@washoecounty.us
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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 
special use permit. 

b. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this special use permit.  The Planning and Building Division 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. 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. 

e. The business license will be obtained to for the new use. 
f. The signage is not approved as part of this special use permit.  
g. All required yards which adjoin a public street shall be landscaped and shall include at 

least one (1) tree for every fifty (50) linear feet of street frontage or fraction thereof. 
h. Amplified music is prohibited past 10:00 PM. 
i. The climbing wall, movie screen, and play structure must close at 10:00 PM.  
j. The following Operational Conditions shall be required for the life of the business: 

i. This special use 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 
out of conformance and subject to revocation.    

iii. Required loading spaces shall be reduced to the drive aisle, during non-peak 
operational periods.  

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 special use 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 Name – Leo Vesely; 775.328.2041; lvesely@washoecounty.us  
1. A complete set of construction improvement drawings, including an on-site grading 

plan/slope stabilization plan, shall be submitted when applying for a building/grading 
permit. Grading shall comply with best management practices (BMPs) and shall include 
detailed plans for grading, site drainage, erosion control (including BMP locations and 
installation details), slope stabilization, and mosquito abatement. Placement or removal 
of any excavated materials shall be indicated on the grading plan. Silts shall be 
controlled on-site and not allowed onto adjacent property. 

2. All grading shall be in accordance with Washoe County Code Article 438 Grading 
Standards. 

3. All disturbed areas shall be revegetated. Landscaping plans shall be designed by a 
licensed landscape architect. 

Washoe County Water Resources 
3. The following conditions are requirements of the Water Resources Coordinator, which shall 

be responsible for determining compliance with these conditions.  
Contact Name – Vahid Behmaram, vbehmaram@washoecounty.us 
1. The applicant shall coordinate with IVGID to determine whether the future water demand 

of the proposed project is less, equal or more than the existing water service 
commitments by IVGID for the affected lands.  A will serve letter if future water demands 
are more or a letter acknowledging the sufficiency of existing water commitments to 
support future developments associated with this project will be required.   

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

for determining compliance with these conditions.  The District Board of Health 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.   
Contact Name – Wesley Rubio, 775.328.2635,wrubio@washoecounty.us 
a. Any proposed outdoor bar or service area is required to have a full roof structure that 

extends beyond the bar top or other service area. 
b. Outdoor areas must comply with Health District pet policies, and either have an 

approved plan, or prohibit all pets from the area. 
c. Any proposed construction is required to be reviewed and approved by the Health 

District during the permit process. 
d. The facility will be required to meet all current construction and operation requirements 

for any portions being remodeled or constructed. 
*** End of Conditions *** 
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From: Popp, Jayleen
To: Bronczyk, Christopher
Subject: Bowl Incline - Business License Information
Date: Thursday, January 7, 2021 8:32:49 AM
Attachments: Outlook-r1n2xiar.png

Outlook-ngn0412i.png
Outlook-f5pfaggm.png
Outlook-3f4psli5.png
Outlook-piguvbch.png

Hey Chris,

Here is the information that you requested. 

General Business License:
Date of Application: 07/01/1988
Expiration Date of License: 08/31/2021

Liquor License:
Date of Application: 07/01/1988
Expiration Date of License: 01/01/2021

Let me know if you need any further information. 

-Jayleen

Jayleen Popp
Office Support Specialist
Business License Division | Community Services Department
jpopp@washoecounty.us | Office: 775.328.3734
1001 E. Ninth St., Bldg A, Reno, NV 89512

Have some kudos to share about a Community Services Department employee or experience?
Email: CSDAllStars@washoecounty.us
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.3699 

Date: December 29, 2020 

To: Chris Bronczyk, Planner 

From: Leo Vesely, P.E., Licensed Engineer 

Re: Special Use Permit Case WSUP20-0026 – Incline Bowl 
APN 132-232-08 

GENERAL PROJECT DISCUSSION  

Washoe County Engineering staff has reviewed the above referenced application.  The Special Use 
Permit is to allow an outdoor amusement use type and an amusements and recreation services use type.  
The Engineering Division recommends approval with the following comments and conditions of approval 
which supplement applicable County Code and are based upon our review of the site and the application 
prepared by Ogilvy Consulting.  The County Engineer shall determine compliance with the following 
conditions of approval. 

For questions related to sections below, please see the contact name provided. 

GENERAL CONDITIONS 
Contact Information:  Leo Vesely, P.E.  (775) 328-2041 

1. A complete set of construction improvement drawings, including an on-site grading plan/slope
stabilization plan, shall be submitted when applying for a building/grading permit. Grading shall
comply with best management practices (BMPs) and shall include detailed plans for grading, site
drainage, erosion control (including BMP locations and installation details), slope stabilization, and
mosquito abatement. Placement or removal of any excavated materials shall be indicated on the
grading plan. Silts shall be controlled on-site and not allowed onto adjacent property.

2. All grading shall be in accordance with Washoe County Code Article 438 Grading Standards.
3. All disturbed areas shall be revegetated. Landscaping plans shall be designed by a licensed

landscape architect.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Leo Vesely, P.E.  (775) 328-2041 

1. No comments.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Leo Vesely, P.E.  (775) 328-2313 

1. No comments.
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COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

December 18, 2020 

TO: Chris Bronczyk, Planner, CSD, Planning & Development Division  

FROM: Vahid Behmaram, Water Rights & Water Resources Consultant, CSD 

SUBJECT: Special Use Permit Case Number WSUP20-0026 (Incline Bowl) 

Project description: 

The applicant requesting to approve an outdoor amusement use type and an amusements and 
recreation services use type. The amusements and recreation services is an existing legal non-
conforming use type, due to the expansion of the existing commercial facility, a special use 
permit is required.  

Project is located at 920 Southwood Blvd., Incline Village, Assessor’s Parcel Number: 132-232-
08. 

The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights comments & conditions: 

The applicant shall coordinate with IVGID to determine whether the future water demand of the 
proposed project is less, equal or more than the existing water service commitments by IVGID 
for the affected lands.  A will serve letter if future water demands are more or a letter 
acknowledging the sufficiency  of existing water commitments to support future developments 
associated with this project will be required.   
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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 

January 11, 2021 

Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 

RE: Bowl Incline; APN 123-232-8 
Special Use Permit; WSUP20-0026 

Dear Washoe County Staff: 

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

Contact Name – Wesley Rubio - wrubio@washoecounty.us 
a) EHS has reviewed the above referenced project and has the following comments

regarding the proposal:
a. Any proposed outdoor bar or service area is required to have a full roof structure

that extends beyond the bar top or other service area.
b. Outdoor areas must comply with the Health District pet policies, and either have

an approved plan, or prohibit all pets from the area.
c. Any proposed construction is required to be reviewed and approved by the Health

District during the permit process.
d. The facility will be required to meet all current construction and operation

requirements for any portions being remodeled or constructed.
If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, EHS Supervisor at wrubio@washoecounty.us regarding all Health District comments. 

Sincerely, 

Wesley Rubio, MPH, REHS 
EHS Supervisor 
Environmental Health 
Washoe County Health District  

WSUP20-0026 
EXHIBIT F



December 22, 2020 

Washoe County Community Services Department 

C/O Chris Bronczyk, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WSUP20- 0026 Incline Bowl  

Dear Chris, 

 In reviewing the special use permit for an outdoor amusement, the Conservation District has the 

following comments. 

If the retaining wall is rockery, the District requires the voids in the face of the wall filled with smaller 

rock to prevent the undermining of small animals. 

With 5 pine trees removed from the site the District supports TRPA, s, requirement of planting 11 new 

trees.   

As a condition of approval if the applicant is making improvements to the exterior of the building the 

building paint color palette be earth tone colors. 

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

resources. 

Sincerely, 

Tyler-Shaffer 
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From: Carol King
To: Bronczyk, Christopher
Subject: Bowl Incline
Date: Wednesday, January 20, 2021 5:29:22 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Dear Board,
I am a senior citizen who loves North Lake Tahoe. We have so many
wonderful activities to enjoy that nature has provided but almost none that
have been built to provide fun and entertainment outside of nature. I
heard that Bowl Incline was sold and that the new owners are planning a
great remodel with a new outdoor fun center. Please support their plans
and pass a positive outcome so they can invest in the future of our
community and create a place that we can all share and love.
Respectfully,
Carol King.
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From: Dan Eckert
To: Bronczyk, Christopher
Subject: Incline Bowl
Date: Wednesday, January 20, 2021 1:53:32 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Washoe County Board of Adjustments
C/O Washoe County 
1001 E. Ninth St., Reno, NV 89512

Re: Bowl Incline Special Use Permit Hearing

Dear Board,

My name is Dan Eckert and I am a resident of Incline Village. I am writing
today to express my total support of the plans to expand and remodel Bowl
Incline in Incline Village. Our community is growing and our immediate area
has a very limited amount of places for family gatherings and
entertainment. We are excited that Bowl Incline is 1) remaining a bowling
alley 2) being modernized 3) adding an outdoor entertainment center and
4) creating a private room for family gatherings and community
celebrations.

Please approve the special use permit for the expansion and support the
new owners as they invest in the future of our community.

Sincerely,

Daniel A Eckert
1630 Pinecone Circle
Incline Village, NV. 89451

Sent from my iPhone
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From: Dana Herlihy
To: Bronczyk, Christopher
Subject: Incline Bowl
Date: Wednesday, January 20, 2021 3:19:03 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Dear Board,

I have bowled and used the facilities at Bowl Incline for years and was recently informed that the new
owners are planning a major remodel. Please support them and approve their plans as our community
needs a place for us all to gather and enjoy life together.

Sincerely
Dana Herlihy
820 Robin Drive #2
Incline Village, NV  89451
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From: Pat Hall
To: Bronczyk, Christopher
Subject: Incline bowl remodel
Date: Thursday, January 21, 2021 12:44:01 AM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hello,

I have bowled on the men’s bowling league and used the facilities at Bowl
Incline for several years and was recently informed that the new owners
are planning a major remodel. 

Please support them and approve their plans as our community needs a
place for us all to gather and enjoy indoor activities. 

Thank you for your consideration,
Pat Hall

PO Box 3972
Incline village NV 

Sent from my iPhone
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From: Matthew Hill
To: Bronczyk, Christopher
Subject: Incline Bowling Center
Date: Thursday, January 21, 2021 12:37:20 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or open attachments
unless you are sure the content is safe.]

Dear Chris,
This email is in support of the Incline Bowling center approval. The village desperately needs a venue for under 18’s
to relax with friends. There are currently only two ‘venues’; Starbucks and Rayleys. Neither are suitable for groups
of teens to hang out. We totally support a family friendly venue like a refurbished Bowling Center. It has sufficient
parking and is safely located off the main road.
Please do not hesitate to reach out if you want to discuss this further. We are Year round owner occupier residents.
Kind regards

Matthew Hill
178 Tramway Road
Incline Village
NV 89451
Mob: 415 606 6058
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From: Mountain Gal
To: Bronczyk, Christopher
Subject: Incline Bowl renovation plans
Date: Saturday, January 2, 2021 8:23:24 AM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Dear Mr. Bronczyk,

I just read the application for the renovation to Incline Bowl. I own and live part-time in the Tahoe
Sierra Pines condominiums across the street from this property.

I am concerned about two issues:

1. I am concerned that the noise from the outdoor bar/recreation area will affect the
residents' ability to peacefully enjoy their homes in Tahoe Sierra Pines. There does not seem
to be anything in the plans to counter the extra noise from the bar and recreation activities,
especially in the warmer months. For example, what time will the bar close? We have quiet
hours at the condo complex starting at 8 p.m. and don't want to hear the bar after that time.

2. I am concerned that guests of Incline Bowl will want to park in the private parking lot for
Tahoe Sierra Pines and take parking spaces from the condominium residents. I see nothing in
the plans that will address overflow parking. We already have some issues with people trying
to park in our lot and don't want the extra hassle and expense of monitoring this situation.

I would like to know how noise and parking around the area is being addressed. As you can imagine,
living next to an outdoor bar has implications for noise and parking issues for folks who just want to
live in their homes without these issues. 

Thank you and I look forward to hearing back from you about these issues.

Lesley Sheppard

WSUP20-0026 
EXHIBIT H

mailto:lesley.sheppard@gmail.com
mailto:CBronczyk@washoecounty.us


January 1, 2021 

Washoe County Community Services Department 
Planning & Building Division 
1001 E. Ninth Street, Bldg. A 
Reno, NV 89512 

RE: 920 Southwood Boulevard 

Dear Chris Bronczyk, 

Thank you for the notice and the online materials regarding the Special Use Permit application for 920 
Southwood Boulevard in Incline Village.  My wife and I have been long time owners of 911 Southwood 
Boulevard, across the street from the subject property. 

We are pleased to see a proposal for the much needed investment to update and enhance Incline Bowl.  
These proposed enhancements will likely be very popular and draw significant patronage. However, after 
reviewing the materials online, I wanted to express a concern. Given the requested sizeable increase in the 
square footage of the project, and particularly the increase in the lot area coverage and new landscaping 
removing a significant portion of the existing parking area, I am very concerned that the proposed future 
parking is insufficient to realistically support the requested changes and increase in facility size. 

Legal Parking on Southwood Boulevard and Incline Way is effectively nil, and this newly renovated facility 
should be expected to fully support the parking requirement from its patrons at peak demand levels.  The 
assumptions used by the Parking Consultant seem arbitrary, unrealistic and engineered to support a 
desired result.  
Among those questionable assumptions are: 

• Arguing that the requested addition of 1,372 SF for new lounge space will not increase future
people capacity.

• The use of Racquet/Tennis Club parking regulations being applied to a multi-use, much higher
probable density occupancy addition of 5,100 SF.

• Very arbitrary assumptions regarding the projected day/night split use of bowling versus outdoor
recreation that lessens the assumed parking requirement. As we all know, Summer daylight hours
will allow significant simultaneous use of both recreation opportunities at the most congested times
in Incline Village.

• In addition, three of the requested proposed 60 parking stalls are not permanently available as they
front the dumpster and service area. There are only 57 true parking spaces in this request.

• It also is not clear what was assumed as the sizing of each of the proposed parking spaces. They
seem more suited to compact autos than a realistic mix of larger vehicles and trucks.

In summary, we are supportive of the requested updates and enhancements to Incline Bowl but only with 
either a meaningful downsizing of the requested enlargements or a revised much higher parking level that 
realistically matches future peak parking requirements to the size and full use of the new facility. 

Thank you for your efforts in support of our community. Please consider this input as public comments. 

Joseph F. Hamilton 
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From: Hill, Alexis
To: Sara Schmitz; S Mueller
Cc: Sullivan, Mike; Mike Lefrancois; Lyons, Kevin; pupfarm1@gmail.com; ddavisCAB@hotmail.com; Planning Counter
Subject: RE: Bowl Incline outdoor expansion
Date: Wednesday, January 20, 2021 10:47:07 AM

Thank you for your comments. This SUP will go to the Planning Commission only. I’ve cc’ed :
planning@washoecounty.us so they can take note of your comments. 

Alexis Hill
She/her/hers
Washoe County Commissioner, District 1

From: Sara Schmitz <schmitz61@gmail.com> 
Sent: Wednesday, January 20, 2021 7:53 AM
To: S Mueller <smuellerrocks@gmail.com>; Hill, Alexis <AHill@washoecounty.us>
Cc: Sullivan, Mike <lms919@sbcglobal.net>; Mike Lefrancois <Mike.lefrancois@gmail.com>; Lyons,
Kevin <kevin@molocopartners.com>; pupfarm1@gmail.com; ddavisCAB@hotmail.com
Subject: Re: Bowl Incline outdoor expansion

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Ms. Mueller,

Thank you for taking time to write.  I will forward your comments to the County personnel
responsible for making the decision.  We did convey to the County the concern we had related to
noise.

Thanks again,

Sara Schmitz 

Sent from 925-858-4384

On Jan 20, 2021, at 7:18 AM, S Mueller <smuellerrocks@gmail.com> wrote:


Dear IVCB Board members,

I want to express my deep concern regarding the outdoor expansion
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which includes several outdoor recreational activities.   I believe that the
proposed changes and increased summer use of the outdoor area will
greatly interfere with the peaceful use of my condo, which is across the
street.   We have had issues with tourists, residents, and traffic noise,
some which came from the bowling alley, that has been intermittent and
tolerable.  The proposed outdoor activities will undoubtedly bring more
noise to our area.  

It was discussed in the meeting that the bowling alley has had a liquor
license since 1989, two years prior to falling under this Washoe County
ordinance:
30.250 - Location; schools and churches.
1. Except as provided in subsection 2, it is unlawful for an intoxicating liquor licensee to sell, serve, give away, or distribute any
intoxicating liquor within 500 feet of any schoolhouse or place wherein a school is conducted or within 500 feet of any church.

2. Subsection 1 does not apply to licensees or places of business selling intoxicating liquor in an approved location prior to July 8,
1991, or to licensees engaged in the business of selling intoxicating liquors in an approved location which would become a
prohibited location by reason of the establishment of a church or public school within 500 feet of such approved location.

3. A licensee or place of business exempt from this section pursuant to subsection 2 which does not hold a valid
intoxicating liquor license for 12 consecutive months is no longer exempt and must fully comply with the provisions of this section.

4. The 500-foot limitation as specified in subsection 1 shall be determined by measurement from the nearest corner of the building
used for a school or church to the nearest corner of the building wherein intoxicating liquors are sold.

This new outdoor bar is not only within 500 feet of our middle school, but
incorporates play equipment, hopscotch, and other activities designed to
attract children.

Steve, the new owner of the bowling alley, mentioned in the meeting that
he has had to train staff to handle misbehavior from children caused by
lack of supervision by parents.  Do we believe that moving clientele
outdoors where their voices and activities will carry to residents that his
summer clients in the outdoor area will always be well behaved?   As
residents of Tahoe, we have all had issues with the inconsistencies of
tourists and local’s behavior.   The sound from across the street as
leagues have left for home has carried inside our units.  I dread the noise
and disruption that an outdoor clientele will cause and the impact it will
have on the value of my condo and anticipate calls to the sheriff for
assistance.   The proposed hours of operations which include opening of a
café for breakfast to midnight will hugely impact our residential units.

As a long time resident in Incline, I remember when the Ponderosa Ranch
was open.  The location just outside of town meant that traffic and noise
was not an issue.  The new owners of Bowl Incline are proposing to have
an attraction in a residential area next to a school.  This is not wise or
equitable.  Please do not approve the outdoor expansion and use.

 Regards,

 Shirley Mueller
 929 Southwood Unit 24
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From: Adam Paul
To: Bronczyk, Christopher
Subject: Bowl Incline re-model
Date: Tuesday, January 19, 2021 4:49:54 PM

[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Dear Board,
 
I have bowled and used the facilities at Bowl Incline for years and was
recently informed that the new owners are planning a major remodel.
Please support them and approve their plans as our community needs a
place for us all to gather and enjoy life together.
 
Sincerely, 
Adam Paul

Tahoma, Ca
 

Sent from my iPhone

WSUP20-0026 
EXHIBIT H

mailto:adamryanpaul@icloud.com
mailto:CBronczyk@washoecounty.us


WSUP20-0026 
EXHIBIT I



WSUP20-0026 
EXHIBIT I



Community Services Department 

Planning and Building 

SPECIAL USE PERMIT
(see page 7) 

SPECIAL USE PERMIT FOR GRADING
(see page 9) 

SPECIAL USE PERMIT FOR STABLES
(see page 12) 

APPLICATION 

Community Services Department 
Planning and Building 

1001 E. Ninth St., Bldg. A 
Reno, NV 89512-2845 

Telephone:  775.328.6100 
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December 2018 

Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

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

Indicate any previous Washoe County approvals associated with this application: 
Case No.(s). 

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 

5
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

Special Use Permit Application 
Supplemental Information 

(All required information may be separately attached) 

1. What is the project being requested?

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

3. What is the intended phasing schedule for the construction and completion of the project?

4. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and
the community?

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed.  Show and indicate these requirements on
submitted drawings with the application.

7
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION 

8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to 
the area subject to the special use permit request?  (If so, please attach a copy.) 

 Yes  No 
 
9. Utilities: 

a. Sewer Service  
b. Electrical Service  
c. Telephone Service  
d. LPG or Natural Gas Service  
e. Solid Waste Disposal Service  
f. Cable Television Service  
g. Water Service  

 
 For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource 

Requirements, requires the dedication of water rights to Washoe County.  Please indicate the type 
and quantity of water rights you have available should dedication be required. 

h. Permit #  acre-feet per year  
i. Certificate #  acre-feet per year  
j. Surface Claim #  acre-feet per year  
k. Other #  acre-feet per year  

 
Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 
Department of Conservation and Natural Resources). 

 
 
 

 
10. Community Services (provided and nearest facility): 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
Special Use Permit Application 

for Grading 
Supplemental Information 

 (All required information may be separately attached) 
 
 

1. What is the purpose of the grading? 

 
 
 
 

 
2. How many cubic yards of material are you proposing to excavate on site? 

 
 
 

 
3. How many square feet of surface of the property are you disturbing? 

 
 
 

 
4. How many cubic yards of material are you exporting or importing?  If none, how are you managing to 

balance the work on-site? 

 
 
 
 

 
5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special 

Use Permit?  (Explain fully your answer.) 

 
 
 
 

 
6. Has any portion of the grading shown on the plan been done previously?  (If yes, explain the 

circumstances, the year the work was done, and who completed the work.) 

 
 
 
 

 
7. Have you shown all areas on your site plan that are proposed to be disturbed by grading?  (If no, 

explain your answer.) 

 
 
 
 

 
 

 
9

WSUP20-0026 
EXHIBIT I



Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

8. Can the disturbed area be seen from off-site?  If yes, from which directions and which properties or 
roadways? 

 
 
 
 

 
9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you 

are creating a driveway, would it be used for access to additional neighboring properties)? 

 
 
 
 

 
10. What is the slope (horizontal/vertical) of the cut and fill areas proposed to be?  What methods will be 

used to prevent erosion until the revegetation is established? 

 
 
 
 

 
11. Are you planning any berms? 

Yes No If yes, how tall is the berm at its highest? 
 

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to be 
required?  If so, how high will the walls be and what is their construction (i.e. rockery, concrete, 
timber, manufactured block)? 

 
 
 

 
13. What are you proposing for visual mitigation of the work? 

 
 
 

 
14. Will the grading proposed require removal of any trees?  If so, what species, how many and of what 

size? 

 
 
 

 
15. What type of revegetation seed mix are you planning to use and how many pounds per acre do you 

intend to broadcast?  Will you use mulch and, if so, what type? 
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION 

 
16. How are you providing temporary irrigation to the disturbed area? 

 
 
 
 

 
17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District?  If yes, have 

you incorporated their suggestions? 

 
 
 

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

prohibit the requested grading? 

Yes No If yes, please attach a copy. 
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Page:   1Date: 12/02/2020  

:894513:

920 SOUTHWOOD BLVD LLC

985 FAIRWAY BLVD  4336

INCLINE VILLAGE NV 89451

PIN: 13223208

AIN: 

WASHOE COUNTY

PO BOX 30039

RENO, NV 89520-3039

775-328-2510

AUTO

This is a courtesy notice. If you have an impound account through your lender or are not sure if you have an impound account and 

need more information, please contact your lender directly. Please submit payment for the remaining amount(s) according to the 

due dates shown. Always include your PIN number with your payment.  Please visit our website:    www.washoecounty.us/treas

Current Year Balance:

Prior Year(s) Balance:

  (see below for details)

Total Due:

Balance Good Through: 12/02/2020

$0.00

$0.00

$0.00

Description: 

Situs: 920 SOUTHWOOD BLVD

INCLINE VILLAGE

Property Tax Reminder Notice

Year Bill Number Inst BalanceCharges Interest Pen/Fees Paid

Current Charges

Due DatePIN

 2020 2020461241  1  0.00 1,817.75  0.00  0.00  1,817.7508/17/202013223208

 2020  2  0.00 1,817.61  0.00  0.00  1,817.6110/05/202013223208

 2020  3  0.00 1,817.61  0.00  0.00  1,817.6101/04/202113223208

 2020  4  0.00 1,817.61  0.00  0.00  1,817.6103/01/202113223208

 7,270.58  0.00  0.00  7,270.58  0.00Current Year Totals

Year Bill Number BalanceCharges Interest Pen/Fees Paid

Prior Years

PIN

Prior Years Total
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December 3, 2020 
 
Dennis E. Zirbel, Architect 
10056 Spring Street 
P.O. Box 296 
Truckee Ca, 96161   

RE:  Bowl Incline Parking Demand Study 
 
Dear Mr. Zirbel: 
 
Per your request, LSC Transportation Consultants, Inc. has conducted a parking demand 
analysis for modifications to the Bowl Incline facility located on Southwood Boulevard in Incline 
Village, Nevada. The project aims to renovate the existing 17,751 square foot bowling alley, 
adding 1,372 square feet of indoor space within the existing building for lounge space and entry 
way and to create an additional 5,100 square feet of outdoor entertainment area. While 
Washoe County parking codes define the parking requirements for indoor recreation, the 
proposed outdoor component requires a project‐specific parking demand study.    
 
Washoe County Development Standards 
 
Per the Washoe County Development Code (Oct 23, 2020), Interpretation 04‐1: 
 

“When a commercial development that does not comply with current development 
standards (nonconforming development) is enlarged by less than fifty (50) percent, or if 
one allowed use is substituted for another and the structure(s) within the development 
are not enlarged, the applicant shall demonstrate that current standards, regarding the 
number of parking spaces for the new or expanded use are complied with. Any new 
parking spaces or loading areas required shall comply with all current standards, 
pursuant to Article 410.” 

 
As the increase in the proposed project size is 37 percent of the existing bowling alley’s floor 
area, and is not greater than 50 percent, the existing 48 parking spaces can be considered to 
serve the existing bowling alley.  The new outdoor entertainment area would require additional 
parking spaces to meet Washoe County Code.   
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Parking Demand of Proposed Project Use 

The proposed renovations of the Bowl Incline alley included converting the existing 2nd floor 
office space to a new bar lounge area, as well expanding the entrance hall. The Institute of 
Transportation Engineer’s Trip Generation Manual (10th Editions, 2020) and Parking Generation 
Manual (5th Edition, 2019) include Bowling Alley as a land use (ITE Code: 437). A description of 
the land use states: 

A bowling alley is a recreational facility that includes bowling lanes. A small lounge, 
restaurant and/or snack bar, video games, and pool tables may also be available. 

Since the new lounge is considered an accessory use, and the existing bowling alley already has 
a bar area, no additional parking spaces are expected to be generated by customers to the 
expanded lounge area.  Though new customers are not expected as a direct result of this 
conversion, the new space could result in increased number of employees. As a result, 
additional parking spaces is allotted for the change in employees. See attached Table A. 

The 5,100 square foot outdoor recreational area is a combination of a covered bar and lounge 
area, two bocce ball/ice shuffleboard courts, and playground area. As this combined outdoor 
space does not have standard parking rate, the ITE land use of Racquet/Tennis Club (ITE code 
491) was selected as it has close similarities and a potential land use alternative recommended 
by Washoe County. This outdoor space will require additional employees; two additional 
parking spaces are allotted for this use.

Since some of those persons using the new outdoor recreation area will likely be bowling 
patrons, a 25% internal/captive market reduction was taken for this land use.  As a result, a 
combine 72 parking spaces are need to meet peak demands of each of the induvial land uses at 
their peak times, as shown in Table A.  However, since the different land uses peak at different 
times a shared parking analysis is performed.   

Shared Parking 

As outdoor recreation has the greatest use during the day while indoor bowling activity is 
greatest in the evening, the potential of shared parking between the outdoor recreation area 
and bowling alley uses exist.  An analysis of parking needs for each hour of the day was 
therefore conducted. Based on the hourly percentages found in the ITE Parking Generation 
Manual, the proportion of parking demand for hour of each individual land use is calculated 
and summed. The percentages presented in the Parking Generation Manual were adjusted 
based on hours of operation and user logs supplied by Bowl Incline.  These adjustments did not 
reduce any of the Manual's factors but added parking demand to earlier in the day as shown to 
occur based on Bowl Inclines records. These proportions are shown in the lower portion of 
Table B.   
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The peak period of parking demand is found to occur at 8 PM (when all bowling guest are 
assumed to be onsite, along with 41% of the outdoor recreation area in use), at 60 parking 
spaces.  
 
Conclusion  
 
The parking demand of the Bowl Incline including the proposed renovations to the existing 
building and outdoor recreation area is 60 spaces.  This is based on the original parking spaces 
associated the current bowling alley plus the additional spaces needed for additional employee 
of the renovated space and new outdoor recreational space.  
  

                              
 
Please contact Bill Suen, Engineer with any questions regarding this analysis, at 510‐673‐3043, 
bill@lsctahoe.com 
 
Respectfully Submitted, 

LSC TRANSPORTATION CONSULTANTS, INC. 

 
BY: ________________________________     

Gordon R. Shaw, PE, AICP     
Project Manager 
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Table A: Bowl Incline Peak Parking Demand

Description Quantity Units Land Use Category

Required Parking 

Spaces for 

Individual Use

Internal/ 

Captive 

Market 

Reduction

Parking Required 

with Non‐Auto and 

Captive Market 

Reductions

Existing Landuse to the Converted
Bowl Incline 48 0% 48
Additional Indoor Lounge Employees 1 Employees 1 per Peak Employee 1 0% 1

Proposed Project

Outdoor Recreation 5.1 KSF 5.49 per KSF 28 25% 21

Additional Outdoor Lounge Employees 2 Employees 1 per Peak Employee 2 0% 2

76 72

NOTE: KSF = 1,000 square feet

Note 1: Parking Requirements from ITE Parking Generation Manual, 5th Edition

LSC Transportation Consultants, Inc.

Parking Rate1

Existing Parking Spaces

Total

Racquet/Tennis Club 

(Land Use 491)
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TABLE B: Bowl Incline Shared Parking Analysis

Description
11:00 
AM

12:00 
PM

1:00 
PM

2:00 
PM

3:00 
PM

4:00 
PM

5:00 
PM

6:00 
PM

7:00 
PM

8:00 
PM

9:00 
PM

10:00 
PM

11:00 
PM

12:00 
AM

Existing Bowling Alley 48 10.0 9.6 21.6 36.0 9.6 4.8 21.6 41.8 47.5 48.0 48.0 48.0 9.6 2.4 48
Outdoor Use Area 21 14.0 14.7 18.1 19.7 21.0 21.0 18.7 13.7 8.6 8.6 4.2 2.1 0.0 0.0 9

Additional Lounge Employees 3 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 1.0 1.0 3

TOTAL PROPOSED PROJECT 69 27 28 43 59 34 29 44 59 60 60 56 54 11 4 60

Shared Parking Factors -- Percent of Peak Parking Demand by Hour 

Land Use
11.00 
AM

12.00 
PM

1.00 
PM

2.00 
PM

3.00 
PM

4.00 
PM

5.00 
PM

6.00 
PM

7.00 
PM

8.00 
PM

9.00 
PM

10.00 
PM

11.00 
PM

12.00 
AM

Bowling 1 20% 20% 45% 75% 20% 10% 45% 87% 99% 100% 100% 100% 20% 5%
Outdoor Use Area 2 64% 70% 86% 94% 100% 100% 89% 65% 41% 41% 20% 10% 0% 0%

Note 1: Source - ITE Parking Generation, 5th Edition, 2019. Adjusted for hours of operation and Bowl Incline Use logs.
Note 2: Source - ITE Parking Generation, 5th Edition, 2019, for Racquet/Tennis Club (Land Use 491)

Source: LSC Transportation Consultants, Inc.

Parking 
Demand 

During Peak 
Period

Total Required 
Parking for 

Individual Land Use
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Cocktail Lounge
    Outdoor Dining
             Outdoor Activities

Bocce Ball
   Outdoor Movies
 Billiards / Arcade
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	Project Name: Bowl Incline
	Project Description: Remodel / Addition 
	Project Address: 920 Southwood Boulevard, Incline Village, NV
	Project Area acres or square feet: +/-1.18 acres or +/- 51,366 sq. ft.
	Project Location with point of reference to major cross streets AND area locator: 920 Southwood Boulevard at the corner of Southwood Boulevard and Incline Way
	Assessors Parcel NosRow1: 132-232-08
	Parcel AcreageRow1: +/-1.18 acres
	Assessors Parcel NosRow1_2: 
	Parcel AcreageRow1_2: 
	Assessors Parcel NosRow2: 
	Parcel AcreageRow2: 
	Assessors Parcel NosRow2_2: 
	Parcel AcreageRow2_2: 
	Name: Steven and Tracy Tomkovicz
	Name_2: Dennis E. Zirbel, Architect
	Address: 24367 Deer Valley Lane
	Address_2: P.O. Box 296
	Email: 
	Email_2: dennis@zirbelarchitect.com
	Contact Person: 
	Contact Person_2: Dennis Zirbel
	Name_3: Dennis E. Zirbel, Architect
	Name_4: Ogilvy Consulting, Land Use & Development Strategies
	Address_3: P.O. Box 296
	Address_4: P.O. Box 6315
	Email_3: dennis@zirbelarchitect.com
	Email_4: wyatt@ogilvylanduse.com
	Contact Person_3: Dennis Zirbel
	Contact Person_4: Wyatt Ogilvy
	Text1: 
	Text2: N/A
	Text3: Walnut Creek, CA
	Text4: 94598
	Text5: Truckee, CA
	Text6: 96160
	Text7: 
	Text8: 
	Text9: (530) 582-8979
	Text10: (530) 582-8938
	Text11: 
	Text12: 
	Text13: 
	Text14: 
	Text15: Truckee, CA
	Text16: 96160
	Text17: Tahoe City, CA
	Text18: 96145
	Text19: (530) 582-8979
	Text20: (530) 582-8938
	Text21: (530) 583-5800
	Text22: 583-5858
	Text23: 
	Text24: 
	Text25: 
	Text26: 
	What is the project being requested: The Remodel/Addition to the existing structure and the addition of a new outdoor lounge and activity center to enhance year-round vitality of the business.
	improvements utilities sanitation water supply drainage parking signs etc: See enclosed plans.
	What is the intended phasing schedule for the construction and completion of the project: The intent is to start construction approximately April 1, 2021 and to complete the project as expeditiously as possible within the guidelines of TRPA and Washoe County.
	impacts and the intensity of your proposed use: The proposed use is in line with the long established use of the property for "Amusements & Recreations Services."  The proposed renovation will include an enhanced entry that will incorporate outdoor covered lounge area with privacy screening, and recreational activities.  The use is appropriate give corner lot combined with the permissible uses in the Incline Village Commercial Community Plan.  
	the community: The renovation of Bowl Incline will not only greatly enhance the aesthetic of the property, it will also help to create a place for the community to congregate for recreational purposes that will add a more unifying feel to the local area that will ultimately bolster the year-round vitalioty of this established business and the local economy.
	How will you mitigate these impacts: We do not foresee any negative impact to the adjacent properties as the business is already existing and in need of upgrades.  The goal is to enhance the existing property as well as provide a quality facility for the Incline Village community.
	undefined:  
	undefined_2: Off
	undefined_3: On
	a Sewer Service: Yes, IVGID
	b Electrical Service: Yes
	c Telephone Service: Yes
	d LPG or Natural Gas Service: Yes - Natural Gas
	e Solid Waste Disposal Service: Yes, IVGID
	f Cable Television Service: Yes
	g Water Service: Yes, IVGID
	h Permit: 
	acrefeet per year: 
	i Certificate: 
	acrefeet per year_2: 
	j Surface Claim: 
	acrefeet per year_3: 
	k Other: 
	acrefeet per year_4: 
	a Fire Station: North Lake Tahoe Fire Protection District, 866 Oriole Way, Incline Village, NV
	b Health Care Facility: Incline Village Community Hospital, 880 Alder Avenue, Incline Village, NV
	c Elementary School: Incline Elementary School, 915 Northwood Boulevard, Incline Village, NV
	d Middle School: Incline Middle School, 931 Southwood Boulevard, Incline Village, NV
	e High School: Incline High School, 499 Village Boulevard, Incline Village, NV
	f Parks: Incline Park, 939 Southwood Boulevard, Incline Village, NV
	g Library: Incline Village Library, 845 Alder Avenue, Incline Village, NV
	h Citifare Bus Stop: Southwood at Bowl Incline, 920 Southwood Boulevard, Incline Village, NV
	What is the purpose of the grading: The purpose of grading for this project is to enhance the existing parking lot, to create conforming accessible parking, and to create access to the rear of the existing structure,  as well as to incorporate new outdoor  recreation / activities areas.
	Excavation: Cut: 215 cyFill: 77 cy
	balance the work onsite: 140 cy export (+/-)
	Use Permit  Explain fully your answer: The grading thresholds are not surpassed for this project.
	circumstances the year the work was done and who completed the work: No.
	explain your answer: Yes.
	Text27: 27,000 sf (+/-)
	roadways: Yes. From the east along Incline Way. From the south along Southwood Blvd. 
	are creating a driveway would it be used for access to additional neighboring properties: No.
	used to prevent erosion until the revegetation is established: Overall slope of the proposed parking area is 5.7% max.No cut or fill slopes are expected.A 3-ft high retaining wall is proposed at the north end of the grading.
	Yes: 
	No: X
	If yes how tall is the berm at its highest: 
	undefined_4: Landscaping is proposed along southern portion of the project to screen the new outdoor activity area from Southwood Boulevard.
	undefined_5: (5) pines are proposed to be removed. (1) 18", (2) 20", (1) 36" and (1) 40"
	undefined_6: 
	Text28: Grading is primarily for leveling the parking to protect the public from slipping hazards. A 3-ft high concrete retaining wall is proposed at the north end of the grading.
	How are you providing temporary irrigation to the disturbed area: 
	undefined_7: 
	Yes_2: 
	No_2: X
	If yes please attach a copy: 


