Board of Adjustment Staff Report

Meeting Date: December 7,2023 Agenda Item: 10F
SPECIAL USE PERMIT CASE NUMBER: WSUP23-0025 (Waldorf Astoria Lake
Tahoe)
BRIEF SUMMARY OF REQUEST: To approve special use permits for use

types associated with a mixed-use resort
project in the Crystal Bay Tourist
Regulatory Zone.

STAFF PLANNER: Chris Bronczyk, Senior Planner
Phone Number: 775.328.3612
E-mail: cbronczyk@washoecounty.gov

CASE DESCRIPTION
For hearing, discussion, and possible action to approve
a special use permit for a casino and hotel
redevelopment project of the former Biltmore Casino
site. This development project includes seven buildings
consisting of 76 hotel rooms, 61 condominium units, 14
employee housing units, with 10,000 square feet of
gaming space, a retail plaza, restaurants, swimming
pool, wellness spa, outdoor amphitheater, and a
commercial parking garage. The applicant is also
requesting to reduce parking. The uses associated with
this special use permit request include:

e Employee Housing

e Multiple Family Dwelling

e General Merchandise Stores — Curated Retail

(up to 5K SF)
e Vehicle Storage & Parking
e Transmission & Receiving Facilities

Applicant / Property EKN Tahoe LLC

Owner:

Location: 47 Reservoir Road, 101
Lakeview Avenue, 0 Wassou
Road, 5 SR 28 and 0 SR 28

APN: 123-052-02; -03; -04; 123-053- Vicinity Map
02; -04; 123-054-01; 123-291-
01; 123-071-04; -35; -36; -37

Parcel Size: 0.28; 0.28; 3.23; 1.42; 0.184;
0.996; 2.77; 0.644; 0.451;
0.402; and 2.486 Acres

Master Plan: Crystal Bay; Crystal Bay
Tourist

Regulatory Zone: Crystal Bay; Crystal Bay
Tourist

Area Plan: Tahoe

Development Code: Authorized in Article 810,
Special Use Permits
Commission District: 1 — Commissioner Hill

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WSUP23-0025
www.washoecounty.gov/csd/planning_and_development WALDORF ASTORIA LAKE TAHOE
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STAFF RECOMMENDATION

APPROVE APPROVE WITH CONDITIONS DENY

POSSIBLE MOTION

| 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 WSUP23-0025 for EKN Tahoe
LLC, with the conditions included as Exhibit A to this matter, having made all five findings, and
Tahoe Area Plan Policy LU1-3, in accordance with Washoe County Code Section 110.810.30:

(Motion with Findings on Page 45)
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**The technical data reports submitted for Exhibits: Q, R, S are extensive. To review
the complete Exhibits on-line click on the hyperlinks below or copy and
paste the links into your browser:

https://lwww.washoecounty.gov/csd/planning_and_development/board_commission/
board_of_adjustment/2023/files/ExhibitQ-TrafficimpactStudy.pdf

https://lwww.washoecounty.gov/csd/planning_and_development/board_commission/
board_of_adjustment/2023/files/ExhibitR-FaultStudy.pdf

https://lwww.washoecounty.gov/csd/planning_and_development/board_commission/
board_of_adjustment/2023/files/ExhibitS-FEIS.pdf

You may also contact Adriana Albarran at aalbarran@washoecounty.gov to have
a copy sentby email.
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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:

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

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

e Prior to the issuance of a business license or other permits/licenses

e 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 WSUP23-0025 are attached to
this staff report and will be included with the action order if the request is approved.

Overall Site Plan

Special Use Permit Case Number WSUP23-0025
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Site Plan Part 1
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Site Plan Part 2
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Conceptual Image 1

Conceptual Image 2
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Conceptual Image 3

Conceptual Image 4

Summary and Staff Recommendation

Washoe County planning staff and the project applicant will give presentations on the project
which is scheduled for the Washoe County Board of Adjustment meeting for review and action on
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December 7, 2023. Washoe County planning staff are recommending approval with conditions
for the proposed project.

Previous Action

On January 15, 2008, Boulder Bay, LLC submitted for Abandonment Case Number AB08-009
and Variance Case Number VA08-014, which was approved on May 6, 2008, the request was
appealed and then heard by the Washoe County Board of County Commissioners on June 10,
2008. The appeal was granted, and the Planning Commission’s decision was overturned. The
applicant later submitted a revised application on August 15, 2008. The Planning Commission
heard the revised application on November 5, 2008, the revised application included a new road
section that would connect Lake View Avenue to Stateline Road and a private driveway with a
public access easement, identified as “Wellness Way”, providing a secondary route for adjacent
residences. The Planning Commission reviewed and approved the revised Abandonment and
Variance, as requested, by a unanimous vote. The Planning Commission’s decision was
appealed, and on January 13, 2009, the Board of County Commissioners heard and denied the
appeal, upholding the Planning Commission's decision.

On July 5, 2016, the Planning Commission reviewed and approved Tentative Map TM16-004 and
Special Use Permit SB16-005, Boulder Bay. The Tentative Map allowed for an 18-unit common
open space development; and the Special Use Permit allowed for major grading.

On June 1, 2021, the Planning Commission reviewed and approved Abandonment Case Number
WAB21-0002 and Variance Case Number WPVAR21-0001. This request was to abandon
sections of Wassou Road, Lake View Avenue, all of Reservoir Road, and a sliver of Stateline
Road. The request also included variations from grading, and street design requirements outlined
in Article 436.

On February 3, 2023, the Board of Adjustment reviewed and approved Special Use Permit Case
Number WSUP21-0035. This request was for major grading. The special use permit was
appealed to the Board of County Commissioners, which heard the appeal on March 22, 2022.
The board denied the appeal, upholding the Board of Adjustment’s decision.

On August 1, 2023, the Washoe County Planning Commission approved an Amendment of
Conditions (WAC23-0009) for Tentative Subdivision Map Case Number WTM16-004. This was
to reduce the amount of open space area associated with the Granite Place condominiums, and
to transfer open space acreage to the adjacent Waldorf Astoria project. The applicants submitted
a Boundary Line Adjustment (BLA) shortly after receiving approval from the Planning
Commission.

Project Background

In 2007, the Tahoe Regional Planning Agency (TRPA) developed a ‘Demonstration Project’
program to allow a few redevelopment projects to test new ideas for reducing coverage, installing
environmental improvements, and improving visual impacts above and beyond what is normally
required in the basin. The redevelopment of Boulder Bay’s properties (Biltmore Casino and the
adjoining parcels) was one of nine mixed-use, redevelopment proposals selected. The project as
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approved in 2007 consisted of a casino, hotel, on-site workforce housing, shopping, health and
wellness center, timeshare units and whole ownership condominiums.

TRPA’'s Community Enhancement Project Program (CEPP) was designed to seek out “net
environmental gain” solutions for the Lake Tahoe Basin by implementing environmental
improvements. The focus of the CEPP was to encourage revitalization projects in town centers
and recreation areas that demonstrate substantial environmental, as well as social and long-term
economic benefits. Commaodities such as Tourist Accommodation Bonus Units were awarded to
projects in exchange for a project constructing environmental improvements above and beyond
mitigation requirements.

The Boulder Bay Project was approved as part of the TRPA CEPP in April 2011.

The original TRPA-approved Boulder Bay project consisted of eight new buildings for hotel,
residential, gaming, and commercial use. The project also included underground parking facilities,
a pedestrian village, community park and open space, and an integrated on-site stormwater
treatment system. One of the eight approved buildings has been constructed. This development
is a three-story condominium development known as Granite Place. Below is a summary of the
elements the original approval contained:

o 275 tourist accommodation units.

¢ 59 whole ownership condominiums.

e 14 “on site” affordable employee housing units (14 two-bedroom units) and 10 "infill"
affordable housing units in one- and two-bedroom units to be located within a 10-mile
radius of the project for a total of 38 deed restricted affordable housing bedrooms.

e 18,715 square feet of commercial floor area within a two-acre public gathering space and
pedestrian village).

e 67,338 square feet of hotel and accessory uses.

¢ 10,000 square feet of casino (reduced from 29,744 square feet of existing gaming area).

o 460 total parking spaces (450 in underground structures).

e 5.7 acres of open space with 1.87 acres designated for two public parks to be built and
maintained by Boulder Bay and 1.20 acres for passive hiking trails and scenic overlook.

o Pedestrian paths, hiking paths, and bicycle lanes.

Since the project was approved the following project elements have been constructed:
e A park which is located immediately east of the project site.

¢ A large stormwater basin located across Highway 28 near the CalNeva Hotel which will
collect project storm water.

e 18 attached condominiums known as Granite Place at Boulder Bay Lake Tahoe located
on Highway 28 on the eastern side of the project area.

e Partial construction of a connector road between Lakeview Avenue and Wassou Road.

The Boulder Bay project is now known as the Waldorf Astoria Lake Tahoe project.

Special Use Permit Case Number WSUP23-0025
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Crystal Bay Tourist Town Center

The Tahoe Area Plan describes Town Centers as areas designated in the Lake Tahoe Regional
Plan for redevelopment into compact, mixed-use, transit-oriented nodes. The Town Center
boundaries serve as an “overlay zone.” The underlying regulatory zones still apply to the subject
parcels, but the Town Center overlay also allows for additional height, density, and land coverage.

Tahoe Area Plan

The parcels that make up the project site are located in Crystal Bay, with a regulatory zone of
Tahoe-Crystal Bay Tourist (TA_CBT). The Tahoe Area Plan identifies this regulatory zone as:

Urban areas which have the potential to provide intensive tourist accommodations and
services or intense recreation, including areas suitable for gambling.

The Tahoe Area Plan expands on the Crystal Bay Tourist Regulatory Zone outlined on page 2-
13.

Crystal Bay Tourist Regulatory Zone is centered on the area where State Route 28 passes
through the casino core. The overall vison for the area remains primarily focused on tourist
activities. The area contains multiple casinos with accessory accommodation and
commercial services. The Area Plan states that redevelopment in this reqgulatory zone plan
may result in increasing the diversity of uses, but it is anticipated that the existing uses will
be rehabilitated.

The vision for this area is one of continued implementation of a tourist-oriented core, and
the unique niche the area fills as a historic center for tourism that connects Nevada and
California is important to the community and the Region. The Crystal Bay Tourist
regulatory zone plan also contains a town center overlay district, where the Waldorf

Special Use Permit Case Number WSUP23-0025
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Astoria will primarily be located. The redevelopment incentives offered by this designation
present an important opportunity to the property owners within the plan’s boundaries to
continue long-term environmental redevelopment.

TRPA Project Revision

The information outlined below is specific to the TRPA project revision which took place earlier
this year and was approved in April 2023. Tahoe developments are required to go through
permitting processes for both TRPA and Washoe County, and the overall request being reviewed
by Washoe County for the first time, will be outlined further in the staff report.

The site of the Waldorf Astoria Lake Tahoe ("WALT") (formerly Boulder Bay) project currently
consists of the four-story Tahoe Biltmore Lodge and Casino, and a two-story administrative
building. The two former hotel cottage units, six cottages, and a storage building have all been
demolished. The project area also includes two parcels located across Highway 28 from the
Biltmore. The two parcels include the Crystal Bay Motel, the adjacent office building, and an
overflow parking lot. The Waldorf Astoria Project area consists of a total of 14.373 acres on 13

Special Use Permit Case Number WSUP23-0025
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separate parcels. The project area slopes from southeast to northwest — rising approximately 40
feet in elevation from the southern frontage along State Route 28 to the rear (north) of the current
Biltmore parking lot and rises 80 feet in elevation to the intersection near Lakeview and Reservoir
roads.

Waldorf Astoria Lake Tahoe and Residences property is in Crystal Bay, Nevada. The property
associated with this application request is part of the revitalization of the Tahoe Biltmore property
into a mixed-use project. The proposed project was approved by TRPA under the Boulder Bay
CEP Project (CEPP 2008-0123). The applicant states that the current project request that went
before TRPA has been refined to be better for the environment, community, and guests.

The proposed plan, as reviewed by TRPA for the April 2023 Governing Board meeting, involves
the full build-out of the remaining approved project with changes. All environmental improvements
previously approved as part of the original project will also be incorporated into the revised project.
The mix and type of units vary in size and count. The revised project which was submitted to and
reviewed by the Tahoe Regional Planning Agency (TRPA) showed the following:

1. A reduction in hotel units from 275 to 76.
2. Anincrease in residential condominium units from 59 to 79.
a. This also includes the previously constructed 18 units at the Granite Place
development.
b. Of the 61 residential condominium units remaining to be built, up to 22 could
function as lock-off units.
3. No changes to the approved gaming (10,000 sq. ft.), commercial (18,715 sq. ft.), or
employee housing (14 units) components.

The revised project does not reduce the number of approved buildings, and their configuration
remains substantially unchanged. It does involve slight changes to footprint size, placement, and
architectural design. The approved project’s architectural character has been improved with
orientation of the roof shapes and additional features that are consistent with the recently adopted
Tahoe Area Plan. Height and massing are consistent with the approved project evaluated in the
EIS.

The size of one of the buildings is reduced to expand the public plaza (the “Grove”) in the middle
of the development and add a guest arrival area. These revisions allow for an outdoor plaza and
include preservation of a collection of mature pines creating a “grove”, an amphitheater placed
into the grade change to reduce vertical terracing toward the hotel, opportunities for year-round
events (concerts, plays, etc.), retail focused inward rather than outward toward Highway 28 and
a central gathering place open to the public as well as to guests and residents of the development.
The primary entrance to the approved project has been moved from Highway 28 to Lakeview
Avenue. The approved road (Wellness Way) that has yet to be constructed that will extend from
Highway 28 to Wassou Way, will be a road open to the public to provide an alternative access to
the neighborhood since Reservoir Drive, located in the middle of the project area, will be
abandoned to provide room for the development.

The TRPA Governing Board approved the revision in April 2023.

Special Use Permit Case Number WSUP23-0025
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Washoe County Current Project Evaluation

The parcels associated with the submitted special use permit (SUP) total approximately 13.143
acres. The requested uses are briefly outlined below:

1. Employee Housing - 14 2-bedroom units on site totaling approximately 12,000 square
feet.

2. Multiple Family Dwelling - 25 individually owned condominium units (2.5K - 5.4K SF)
and 36 condominium units (1.7K - 4K SF).

3. General Merchandise Stores - Retail

4. Vehicle Storage & Parking - Commercial parking garage that will charge for parking.
Parking will be available to both the public and resort guests.

5. Transmission & Receiving Facilities - Regional Communications Facility

The special use permits requested through Washoe County is the next step in the overall
development path that will allow for the project to move forward. A tentative subdivision map
request to be heard by the Washoe County Planning Commission will follow the special use
permit, which will seek approval to subdivide the proposed multi-family dwelling use type into
condominiums. The applicant states that the tentative subdivision map request will remain in
substantial conformance with the previous TRPA approval. The project applicant also states that
they are meeting regularly with TRPA and will continue to do so to ensure that the project and
work to be performed remain in substantial conformance with the existing approval.

Other Amenities: The proposed community will contain a swimming pool, wellness spa, gym,
meeting space, restaurants, gaming, outdoor amphitheater, and a kids club. These amenities are
accessory to the overall use.

Buildings There are seven (7) new buildings that are proposed, and eight (8) total buildings that
are part of the project. Granite Place is known as Building A and has already completed
construction. All the buildings have been designed to blend in with the natural grade by varying
building heights, terracing of building pads, and utilizing stepped foundations. The proposed
heights are in conformance with Chapter 37.5.7 of the TRPA Code of Ordinances which grants
additional height for special projects within the North Stateline Community Plan, now referred to
as the Crystal Bay Town Center Overlay. The section allows for a maximum height of 75 feet in
the area "located on the mountain side of State Route 28 within the North Stateline Community
Plan boundary" where the subject site is located.

Approval Time Frame: The applicant is requesting an approval period of five years instead of
the typical two-year period. The applicant states that this is based off the expected timeframes of
the project. Generally speaking, conditional approval of a special use permit lasts 2 years. In that
time, the applicant must meet all conditions of approval required by the various reviewing
agencies for the special use permit to remain valid.

The request for 5 years is consistent with the time frame granted to previous entitiements for the
resort project and staff is supportive of the 5-year time frame.

Special Use Permit Case Number WSUP23-0025
Page 15 of 46
WSUP23-0025
WALDORF ASTORIA LAKE TAHOE



Washoe County Board of Adjustment Staff Report Date: November 10, 2023

Property Lines: The applicant states that the parcel lines associated with the project will be
realigned through the mapping process to avoid any structures crossing parcel lines. The
applicant intends to file the appropriate mapping requests to accomplish the ultimate site layout.

The requested special use permits is part of an overall mixed use resort project. The use types
associated with the proposed project that require a special use permit are outlined and defined
below.

Employee Housing

The proposed Waldorf Astoria project includes fourteen (14) onsite affordable employee housing
units which will be constructed on site and total approximately 12,000 square feet. The employee
housing units will be in Building G, located above the proposed retail space. All employee housing
units will have two (2) bedrooms each. TRPA’s Code of Ordinances defines employee housing
as:

Residential units owned and maintained by public or private entities for purposes of
housing employees of said public or private entity.

The employee housing use type is permissible within the Crystal Bay Tourist Regulatory Zone
with the approval of a special use permit by the Board of Adjustment.

The proposed affordable employee housing is intended to be used by future resort staff and will
be expanded to include ten (10) “infill” affordable housing units in one- and two-bedroom units to
be located within a 10-mile radius of the project. This will result in a total of 38 deed-restricted
affordable housing bedrooms. Per TRPA, the house 38 residential units will be deed restricted to
be available for moderate income employee households, and what constitutes as moder income
will be determined by TRPA.

Building G
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Multiple-Family Dwelling

The proposal includes 61 multi-family dwelling units. The TRPA Code of Ordinances defines
multiple-family dwelling as:

More than one residential unit located on a parcel. Multiple-family dwellings may be
contained in separate buildings such as two or more detached houses on a single parcel,
or in a larger building on a parcel such as a duplex, a triplex, or an apartment building.
Vacation rentals are included up to but not exceeding a four-plex, provided they meet the
Local Government Neighborhood Compatibility Requirements as defined in this Code.

Following the two-step approval process for establishing a condominium project in the Tahoe
Basin, the applicants must first obtain approval for the multi-family development followed by an
approval of a tentative subdivision map by the Planning Commission. The proposal will include
two (2) types of condominium units for sale. Twenty- five (25) of the units will be wholly owned by
individuals which the applicant is referring to as "Exclusive Condominium Units." All these
exclusive units will be located in Building B. They will range from 2,500 to 5,400 square feet. The
remaining 36 condominium units, which the applicant is referring to as "Hotel Residential" is
proposed to be included into the hotel rental pool for the hotel to rent them when the individual
owner is not utilizing them. Building C will be exclusively Hotel Residential. Building H will have
additional Hotel Residential over the retail space and Building E will also have Hotel Residential
over the casino. These Hotel Residential units will range from 1,700 - 4,000 square feet.

The multi-family dwelling use type is permissible within the Crystal Bay Tourist Regulatory Zone
with the approval of a special use permit by the Board of Adjustment. This special use permit
request is simply to allow the future use of multiple-family dwellings as part of the proposed resort
project. The applicant will be required to complete a tentative subdivision map before any building
permits are issued for the proposed resort buildings. This requirement will be memorialized within
the conditions of approval.

Special Use Permit Case Number WSUP23-0025
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Building H Building E

Building B

Building C

General Merchandise Stores

The proposal includes general merchandise stores on the ground floors of Buildings G and H.
The TRPA Code of Ordinances defines general merchandise stores as:

Retail trade establishments such as department stores, variety stores, drug and discount
stores, and general stores engaged in retail sales of one or more lines of new and used
merchandise, including: dry goods, apparel and accessories; small wares; sporting goods
and equipment; bicycles and mopeds, parts and accessories. The use also includes sales
of miscellaneous shopping goods such as: books; stationery; jewelry; hobby materials,
toys and games; cameras and photographic supplies; gifts, novelties and souvenirs;
luggage and leather goods; fabrics and sewing supplies; florist and house plant stores;
cigar and newsstands; artists supplies; orthopedic supplies; religious goods; handcrafted
items (stores for which may include space for crafting operations when such area is
accessory to retail sales); and other miscellaneous retail shopping goods

The proposal includes approximately 5,000 square feet of retail. The retail is intended to
conceptually elevate the Grove and internal pedestrian walkways. The application indicates that
tenants are still to be determined.

The general merchandise stores use type is permissible within the Crystal Bay Tourist Regulatory
Zone with the approval of a special use permit by the Board of Adjustment.
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Building H

Building G

Vehicle Storage & Parking

The proposal includes vehicle storage and parking. Traditionally parking would be looked at as
accessory to the overall use types found within the proposed project. However, the applicants are
intending to have paid parking and will charge visitors and guests a daily rate. The vehicle storage
and parking use type has therefore been separated into its own proposed use type which is
permissible within the Crystal Bay Tourist Regulatory Zone with the approval of a special use
permit by the Board of Adjustment. The TRPA Code of Ordinances defines vehicle storage and
parking as:

Service establishments primarily engaged in the business of storing operative cars, buses,
or other motor vehicles. The use includes both day use and long-term public and
commercial garages, parking lots, and structures. Outside storage or display is included
as part of the use.

The project will have a parking garage with 424 dedicated parking stalls. The purpose of the
parking garage is to support the entire project, including the casino, hotel, residences, and retail
spaces. Visitors and guests will be charged at a daily rate. The garage will be located
predominantly underneath buildings B, C, D and F.
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Building F

Building D

Building B

Building C

Transmission & Receiving Facilities

The Washoe County Regional Communication System operates a radio communication site out
of one of the project's parcels (APN: 123-053-04). The microwave and land mobile radio (LMR)
radio antennas are attached to the water tank owned by the Incline Village General Improvement
District (IVGID), but the radio equipment, batteries, routers, and switches of the repeater are
located on the project's parcel. If the communication system is required to be moved or relocated
elsewhere on the project site, this would permit the relocation without additional requirements.
The TRPA Code of Ordinances defines transmission and receiving facilities as:

Communication facilities for public or quasi-public, commercial, and private electronic,
optic, radio, microwave, electromagnetic, and photo-electrical transmission and
distribution, such as: repeater and receiving facilities, feeder lines, and earth stations for
satellite communications for radio, television, telegraph, telephone, data network, and
other microwave applications. The use includes local distribution facilities such as lines,
poles, cabinets, and conduits. Outside storage or display is included as part of the use.

The transmission and receiving facilities use type is permissible within the Crystal Bay Tourist
Regulatory Zone with the approval of a special use permit by the Board of Adjustment.
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‘\ IVGID Water Tank

’

APN: 123-053-04

Additional Use Types Allowed By Right

The proposed project includes the uses of hotel, motel and other transient dwellings; gaming;
eating and drinking places; and food and beverage places - which are all allowed by right, with no
discretionary permit required, within the Crystal Bay Tourist Regulatory Zone. The uses that are
allowed by right are defined within the TRPA Code of Ordinances and can be found below.

Hotel, motel, and other transient dwelling units:

Commercial transient lodging establishments, including hotels, motor-hotels, motels,
tourist courts, or cabins, primarily engaged in providing overnight lodging for the general
public whose permanent residence is elsewhere. This use does not include “Bed and
Breakfast Facilities” or “Vacation Rentals.”

Gaming-Non-Restricted (Nevada Only):

Establishment regulated pursuant to Article VI(d) through (i) of the Compact, that deal,
operate, carry on, conduct, maintain, or expose for play any banking or percentage game
played with cards, dice, or any mechanical device or machine for money, property, checks,
credit, or any representative of value. The use does not include social games played solely
for drinks, or cigars or cigarettes served individually, games played in private homes or
residences for prizes, or games operated by charitable or educational organizations to the
extent excluded by state law. Restricted gaming is permissible only as an accessory use.

Eating and Drinking Places:

Restaurants, bars, and other establishments selling prepared foods and drinks for on-
premise consumption, as well as facilities for dancing and other entertainment that are
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accessory to the principal use of the establishment as an eating and drinking place. The
use also includes drive-in restaurants, lunch counters, and refreshment stands selling
prepared goods and drinks for immediate consumption.

Food and Beverage Retail Sales:

Retail trade establishments primarily engaged in selling food for home preparation and
consumption, as well as the retail sale of packaged alcoholic beverages for consumption
off the premises. The use includes establishments such as grocery stores, convenience
stores, and liquor stores. Such establishments may include no more than two gas pumps
as an accessory use.

Signage

Signage is not approved as part of this special use permit request, and the applicant will be
required to submit a signage package that adheres to Washoe County sign standards. Signage
will also be required to meet Tahoe Area Plan design standards as outlined in Section 110.220.1.

A monument sign is proposed at the project entrance which will display the property name. The

approximate location of the
monument sign can be seen on
the  preliminary site and
landscape plan in Appendix M.
The site currently is home to the
historic Tahoe Biltmore sign
which will be removed by a
historical preservation group to
be preserved with the goal of
finding a way to exhibit the sign
in the new project. It will be
preserved in accordance with

the submitted Cultural
Resources Study of the Draft
Environmental Impact
Statement.

Appendix M Signage Location

Lighting
Community lighting will be provided for site safety, walkway lighting, and parking visibility.
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Lighting Plan Part 1

Lighting Plan Part 2
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Fixture Details

The applicant requested to vary lighting standards within the Tahoe Planning Area to allow for
minor spillover into the roadways. The lighting plan and photometric plans are available within the
exhibits — lighting plan (Exhibit C) and photometric plan (Exhibit D)

The applicant will be required to have cutoff shields that extend below the lighting element to
minimize light pollution and stray light. Any pedestrian street lighting will be limited to a maximum
of twelve (12) feet in height, parking areas will be required to have at a minimum of one (1) foot
candle of average illumination throughout the parking area. The proposed project is in the Crystal
Bay Tourist Town Center Overlay - a more urban area within the Tahoe Basin - and the lighting
in this area is anticipated to be the highest of any area within the Tahoe Area Plan.

Parking

The project will have a parking garage with 424 dedicated parking stalls which can fit upwards of
461 vehicles with the envisioned valet operation plan. Parking standards in the Tahoe Planning
Area are established in Section 110.220.1, Tahoe Area Design Standards for mixed-use and
tourist regulatory zones. This project requires a parking plan that addresses parking, accessibility
and safety issues. The applicant submitted a parking study conducted by Hales Engineering
(Exhibit M)

Washoe County Code 220.1, Tahoe Design Standards, Appendix A, Parking Demand Table
requires the following for the proposed project.

Use Category Unit Type Parking Requirement
Multiple-Family Dwelling Bedrooms, Beds 0.5/bed + 0.5/bedroom
Hotel Rooms, Employees 1/room + 1/Admin Employee

+ 0.5 Full Time Employee
(FTE) + 0.33 Part Time
Employee (PTE)

Hotel Meeting Space Floor Area 4 /1,000 sq. ft.

Hotel Retail/Commercial Floor Area 2.5/ 1,000 sq. ft.
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Gaming (Casino) Floor Area, Employees 4 /1,000 sq. ft. + 0.67/FTE +
0.33/PTE
Employee Housing Bedrooms, Beds 0.5/bed + 0.5/bedroom

The Washoe County Code requires a minimum of 537 parking stalls for the proposed
development. Article 110.220.1, Chapter 4 allows for the modification of parking within the Tahoe
Planning Area with the submittal of a parking analysis. The parking analysis has reductions which
account for internal capture and that demand for different uses will peak at different times
of the day, and factoring in a 5% buffer, 461 stalls would be required. The parking analysis
conducted by Hales Engineering concluded that with proper implementation of travel demand
strategies, and the aid of valet parking, only 414 parking stalls would be adequate.

The applicant is requesting to modify the parking standards to allow for the reduction of
parking from 537 stalls to 424 stalls. The 424 parking spaces will include 16 compact stalls,
241 standard stalls, and 167 tandem stalls. Policy T2-5 within the Tahoe Area Plan requires
the condition of bike racks and other bicycle parking spaces throughout the project area, and
Chapter 4 has special parking provisions related to motorcycle and bicycle spaces which
provides credit for parking spaces up to one-fortieth (1/40) of the total number of parking
spaces required. Chapter 4 states that for every four (4) motorcycle or six (6) bicycle parking
spaces provided, a credit of one parking space shall be given. With the conditions related to
bicycle parking and the parking study provided, as well as the reduction of parking further
incentivizing public transit and eliminating passenger vehicle trips, Washoe County Staff
supports the reduction in parking to 424 spaces based on the parking analysis submitted.

Access and Traffic

The primary entrance to the project will be on Lakeview Avenue and two secondary access
driveways will be on NV-28 and Stateline Road. A traffic study was performed and can be found
as Exhibit E. The circulation plan pictured below can be found within Exhibit E. The blue dashed
lines indicate public vehicular traffic, the orange dashed lines indicate fire and emergency vehicle
traffic, red dashed lines indicate pedestrian exterior travel, and green dashes indicate pedestrian
paths of travel.
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Landscaping

A total of 3.6 acres of landscaping is proposed throughout the project site, including a variety of
trees, shrubs, and amenity areas, exceeding Washoe County landscaping standards. The
landscaping plan is provided as Exhibit F. Washoe County code requires 200 square feet of
common open space per dwelling unitor a total of 7,800 square feet for the entire project. The
current proposed plan includes 15,884 square feet of common open space, which exceeds this
requirement. Common open space amenities include a courtyard with seating, spas, pavilions,
tables and chairs, fire pits, and a water feature. These amenities are consistent with code
requirements.

All proposed vegetation conforms to the TRPA guidelines and approved species list. The project
site has significant grade changes, providing an opportunity for terraced landscaping that create
visual breaks in the building facades. The planting areas incorporate native trees including
aspens, firs, cedars, and pines, to accentuate and screen building facades and rooflines.

Along State Route 28, pedestrians will be separated from vehicle traffic by an average of 8 feet
of landscape planters. Art sculptures, gardens, seating areas and water features will be placed
throughout the promenade and major pedestrian routes.
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Landscape Plan

Cross Sections

The proposed application and plan sets provided four (4) cross sections, A1, A2, A3, and A4.

Site Section A1 shows Building D and Building E, with Building H in the background. The total
height provided in this cross section is 75 feet for both Building D and E, and a maximum feature
(e.g. chimneys, cupola, domes, and other architectural features) height of 81 feet for Building D.
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Site Section A2 primarily shows Building D, with Buildings B, C, F and G in the background. The
total height provided is 75 feet, with a maximum feature height of 81 feet.

Site Section A3 shows Buildings B and C. Building B and C both show a maximum height of 75
feet, and Building B shows a maximum feature height of 81 feet.

Site Section A4 shows Buildings B, D, F and H. Building H is shown with a maximum height of 67
feet, Building F shows a maximum height of 75 feet, Building B shows a maximum height of 75
feet, and Building D shows a maximum height of 75 feet.

TRPA’s approved permit has the following limits for maximum height:

Setback from SR 28 Edge of Pavement Maximum Height
40 Feet 58 Feet
60 Feet 67 Feet
180 Feet 75 Feet
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Overall Site Plan with Buildings

Elevations
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Building B
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Building C
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Building D

Building E

Special Use Permit Case Number WSUP23-0025
Page 32 of 46
WSUP23-0025
WALDORF ASTORIA LAKE TAHOE



33

Washoe County Board of Adjustment Staff Report Date: November 10, 2023

Building F
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Building G
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Building H

Phasing

The applicant states that in early 2024 all the existing buildings & signage will be removed. The
parking lot, sidewalks and horizontal infrastructure will then be removed at the start of grading
season on May 1, 2024. By the end of the grading season (October 15, 2024), all connector roads
and associated utilities are proposed to be completed. The applicant intends to begin construction
in May 2025 with excavation, haul off, and retaining walls. The applicant states that Building B
will be the first building constructed, followed by Building D, Building C, Building E, Building F,
and Building G. The applicant states that the construction period is estimated to take 36 months.

Design Guidelines

Within the Crystal Bay tourist zone, the Tahoe Area Plan establishes additional standards and
guidelines to encourage high-quality design and multi-modal integration. The proposed designs
are consistent with the requirements of Article 220.1, Tahoe Area Design Standards. Final
designs will be evaluated for consistency as part of the building permit approval process.

Development Constraint Analysis

The Tahoe Potential Natural Hazards Map shows that the subject property and most of the Crystal
Bay Tourist Zone area presents minimal potential hazards associated with seismic, hydrologic
and slope hazard areas.

Hillside Development

Hillside and ridgeline development standards are applicable to properties that contain slopes in
excess of 15 percent or greater on 20 percent or more of the site. The application indicates that
the project development area contains slopes steeper than 15% on +/-25.5% of the site. WCC
Section 110.424.15 requires a site analysis for hillside development. The applicant has provided
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a Site and Slope Analysis Map (sheet C4), which is included in Tab C of their application (Exhibit
E).

(a) Minimizing use of slopes subject to instability, erosion, landslide, flood hazards or
drainage problems.
Staff Comment: The Project's earth retaining systems will provide slope and roadway
stability, while utilizing erosion control methods which are acceptable to both TRPA and
Washoe County during the construction phases. Existing off-site drainage facilities will be
protected and maintained both during and after construction and will follow TRPA and
Washoe County regulations. On-site drainage during and after construction shall meet
and/or exceed drainage regulations as required and approved by TRPA and Washoe
County. The proposed development project includes a drainage plan which has been
updated to incorporate improved technology which will enhance water treatment. The plan
also increases water quality treatment and storage on-site. New infiltration basins, water
quality improvement methodology, and techniques for low-impact development are
retained to achieve the approved sediment reduction.

(b) Minimizing the careless alteration of and disruption to the natural topography and
landscape.
Staff Comment: Significant grading is necessary for the construction of the proposed
resort project, the connector roads and Wellness Way. Grading of the interior of the site
is required to create subterranean parking structures that will help meet the Tahoe Area
Plan’s objectives of concealing automobile parking areas for this project. The buildings,
when constructed, will be placed in a hillside adaptive manner.

(c) Providing safe and adequate vehicular and pedestrian access to and within hillside
areas, including emergency access.
Staff Comment. Pedestrian walkways will be provided in areas where no sidewalks or
other pedestrian improvements exist in association with the roadway network. The
previously approved variance (WPVAR21-0001) and abandonment (WAB21-0002) which
outlines the alignment of the new connector roads will provide for safer vehicular access
than what currently exists.

(d) Establishing stormwater runoff and erosion control techniques to minimize adverse
water quality impacts resulting from non-point runoff.
Staff Comment: All proposed stormwater runoff collection facilities will be submitted for
review and approval by both TRPA and Washoe County, prior to construction of any storm
drain and water quality facilities. The Project will meet the necessary BMP requirements
within the Tahoe Basin as required by TRPA.

(e) Encouraging innovative grading techniques and building design which respond to
the hillside terrain and natural contours of the land
Staff Comment: The applicant states that the earth retaining system will allow for a smaller
disturbance footprint than would be typical with most wall systems, and the earth retaining
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system can be covered with soil at a gentler grade than what a stand-alone wall system
can provide. The earth retaining system is anticipated to be concealed by the future
buildings and covered with soil and landscaped to appear as a natural slope area. Certain
segments of the wall may also be proposed to appear as stacked stone or other aesthetic
appearances. The proposed design is in conformance with the site development and
grading standards in Section 110.424.30 and 110.424.35. Building pads and heights will
be varied to complement the existing slopes of the terrain.

(f) Minimizing impacts on existing trees and vegetation which reduce erosion, stabilize

steep hillsides, enhance visual quality, protect water quality and preserve critical
watershed recharge areas.
Staff Comment: Existing vegetation found within the interior of the site will be significantly
impacted, as will vegetation and trees found in the path of the proposed connector
roadways. Tree loss is anticipated as part of the proposed major grading project.
Landscaping and erosion control measures are proposed in accordance with Washoe
County standards.

(g) Encouraging the transfer of density to avoid hazardous areas and to protect
environmentally sensitive and open space area.
Staff Comment: Density transfers were previously approved through initial planning and
design of the project. The existing site has had a hotel/casino project since 1946, and as
the development grew and added additional buildings, the site has utilized a terraced
grading process to accommodate the additional development. Due to the existing project
having been here for 75 years, the redevelopment of this site is not anticipated to have a
detrimental impact on environmentally sensitive and open space areas.

(h) Minimizing impacts on prominent ridgelines, significant viewsheds, canyons and
visually prominent rock outcroppings which reflect the visual value and scenic
character of hillside areas.

Staff Comment. The proposed design will not impact any ridgelines, significant
viewsheds, canyons or prominent rock outcroppings. Please refer to viewshed analysis in
Appendix H.

Tahoe Area Plan Policy Evaluation

The subject parcel is located within the Tahoe Area Plan. The following are the pertinent policies
from the Tahoe Area Plan:

Policy LU1-1 Buffering: Non-residential, tourist, mixed-use, casino, employee housing, and
multi-family residential developments shall provide buffering from existing, surrounding residential
uses. Residential uses shall be buffered from State Route 28 and adjacent commercial uses.
Buffering can be accomplished through site design, landscaping, vegetation, and screening.

Staff Comment: The applicant submitted site, and landscaping plans that demonstrate sufficient
buffering and visual screening from adjacent uses. Further consistency with all standards of
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Article 220.1 (Tahoe Area Design Standards) will be required as part of the building permit
approval process. The proposed project is compliant with LUT-1.

Policy LU1-2 Design Standards: The compatibility of adjacent land uses is a priority in the
planning area and shall be regulated through the use of design standards. Design standards will
ensure compatibility between adjacent parcels as well as compatibility of mixed uses within the
same parcel.

Staff Comment: The applicant submitted site, landscaping, lighting, and photometric plans;
elevations, cross sections, materials, a scenic analysis, and other supplemental information that
demonstrates sufficient buffering and visual screening from adjacent uses. Further consistency
with all standards of Article 220.1 (Tahoe Area Design Standards) will be required as part of the
building permit approval process. The proposed project is compliant with LU1-2.

Policy LU1-3 Finding of Compatibility: The approval of all discretionary permits in the planning
area shall include a finding ensuring that compatibility between adjacent uses will be established
and maintained through implementation of appropriate design standards.

Staff Comment: The applicant submitted site, landscaping, lighting, and photometric plans;
elevations, cross sections, materials, a scenic analysis, and other supplemental information that
demonstrates sufficient buffering and visual screening from adjacent uses. Further consistency
with all standards of Article 220.1 (Tahoe Area Design Standards) will be required as part of the
building permit approval process. The proposed project is compliant with LU1-3.

Policy LU2-1 Focus Development towards Town Centers: Direct development away from
Stream Environment Zones and other sensitive lands and towards Town Centers. Manage Town
Center overlay districts to provide the community with focal points for commercial and

Staff Comment: The project is located in the Crystal Bay Tourist Regulatory Zone within the Tahoe
Planning Area. The majority of the project can be found within the Crystal Bay Tourist Town
Center Overlay and will provide the Crystal Bay community with commercial and civic activities
once the project is completed. The proposed project is compliant with policy LU2-1.

Policy LU2-2 Retail and Restaurant Uses: Concentrate retail and restaurant uses within Special
Area #1 of the Incline Village Commercial regulatory zone and throughout the Crystal Bay Tourist
regulatory zone.

Staff Comment: The proposed project includes retail and restaurant uses as part of the overall
resort once completed. Per TRPA’s permit, the proposed project has 18,700 square feet of
commercial floor area (CFA) that is devoted to retail and restaurant uses. With retail being located
on site, and at street level this will assist with a more walkable and bikeable Town Center as well.
General retail use is consistent with the area’s gaming, tourist and other commercial uses. The
proposed project is compliant with policy LU2-2.

Policy LU2-7 Crystal Bay Tourist Regulatory Zone: Strengthen the regulatory zone’s potential
as a world class, nationally renowned tourist destination resort. Encourage a wide range of family-
oriented entertainment and recreational activities within the Crystal Bay Tourist regulatory zone.
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Opportunities for retail commercial shopping should also be increased. The provision of childcare
facilities is encouraged.

Staff Comment: The proposed project will contain a swimming pool, wellness spa, gym, meeting
space, restaurants, retail space, gaming, outdoor amphitheater, and a kids club. The proposed
project is compliant with policy LU2-7.

Policy LU5-3 Preferred Areas for Affordable and Employee Housing: The Crystal Bay Tourist,
Incline Village Commercial, Ponderosa Ranch (Special Area), and Incline Village Residential
regulatory zones are preferred areas for affordable, moderate, achievable and employee housing.

Staff Comment: The proposed project includes 38 total deed restricted affordable housing
bedrooms from 14 employee housing units and 10 “infill” affordable housing units within 10 miles
of the subject development. 28 of the deed restricted affordable housing bedrooms will be located
within the Crystal Bay Tourist Town Center Overlay. The proposed project is compliant with policy
LU5-3.

Policy LU6-3 Screening: All new and remodeled projects shall provide landscaped screening of
on-grade parking areas and trash receptacles from street views. Such screening may consist of
either man-made or plant materials or combinations of both and shall be effective year-round. All
new and remodeled projects shall completely screen all ground and roof-mounted mechanical
and communications equipment from public views.

Staff Comment: One of the primary goals for Chapter 6, Landscaping, is to increase compatibility
between residential, commercial, and industrial land uses. The applicant submitted a landscape
plan as part of the overall submittal. The site plan and landscaping plan demonstrates sufficient
buffering and visual screening from adjacent uses. Any ground or roof-mounted mechanical and
communication equipment will be conditioned to be screened from public view.

Policy LU6-5 Crystal Bay Tourist Regulatory Zone: Projects in the Crystal Bay Tourist
regulatory zone should use architectural designs and materials which are unique to the North
Stateline area and which strengthen the regulatory zone’s resort image.

Staff Comment: The proposed project utilizes split face stone, rough stone slab panels, light grey
cement plaster, anti-reflection vision glass, grey zinc standing seam, grey wood cedar siding, and
anodized aluminum in charcoal grey and champagne bronze. The materials and design will fit in
well with the North Stateline area as they are natural in appearance and provide a sense of
strength and permanence through their dimensions and mass. The roof design proposed will
reflect traditional alpine architecture. The proposed project is compliant with Policy LU6-5.

Policy T2-4 Connections to Parking Areas and Between Uses: Walkways should be created
which connect parking areas accessed from local streets to the shops, restaurants, and offices
along State Route 28. Pedestrian connections between shopping areas and surrounding
residential, tourist accommodation, and recreational uses should be provided. Development
standards should specify what pedestrian and bicycle facilities should be provided at parking
areas.
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Staff Comment: The proposed parking is underground, under Buildings B, C, D, and F. The overall
resort includes seven new buildings, along with significant walkways and boardwalk elements
which will connect the new buildings, shopping areas, and other uses as part of the overall resort
project. The proposed project is compliant with Policy T2-4.

Policy T2-5 Bicycle Racks and Lockers: As a condition of project approval, bicycle racks or
secured lockers shall be installed at uses throughout the plan area. TART is encouraged to install
bicycle racks on their buses.

Staff Comment: Recommended conditions of approval in Exhibit A require the installation of
bicycle racks or secured lockers throughout the development. With the condition of approval as
part of the proposal, the proposed project will be compliant with policy T2-5.

Policy T3-1 Access Management: Support implementation of access management regulations
consistently throughout the plan area. The number of driveways along State Route 28 should be
consolidated and minimized. All access points onto State Route 28 should be clearly defined.
New uses at the Ponderosa Ranch regulatory zone shall share existing driveways. Access to
State Route 28 businesses and their parking areas are encouraged to be provided from local
streets. Entrances to casinos and their parking areas in the Crystal Bay Tourist regulatory zone
are encouraged to be relocated to back streets for those parking areas that have rear access.

Staff Comment: The primary entrance to the approved project has been moved from SR 28 to
Lakeview Avenue. The approved road (Wellness Way) that has yet to be constructed will extend
from SR 28 to Wassou Way. This proposed road connects to an existing connection off SR 28,
the existing connection is currently known as Big Water Drive. The proposed project is in
conformance with Policy T3-1.

Policy T6-4 Maximum Parking: Within the Crystal Bay Tourist and Incline Village Tourist
regulatory zones, parking lots shall include no more than the minimum number of parking spaces
required by the Washoe County Tahoe Area Plan Design Standards and Guidelines and/or
Chapter 110, Article 410 of the Washoe County Code for its associated uses. Parking lots
including more than the minimum number of spaces shall only be allowed if the additional spaces
are shared with an existing or future use under a shared parking agreement. Single family
dwellings are exempt from this policy.

Staff Comment: The proposed project requires a minimum of 537 parking stalls. The applicant is
requesting to modify the parking standards to allow for the reduction of parking from 537
stalls to 424 stalls. The 424 parking spaces will include 16 compact stalls, 241 standard stalls,
and 167 tandem stalls. Article 110.220.1, Chapter 4 allows for the modification of parking within
the Tahoe Planning Area with the submittal of a parking analysis. The parking analysis provided
by Hales Engineering concluded that with proper implementation of travel demand strategies,
and the aid of valet parking, only 414 parking stalls would be adequate. This reduction will
also increase the incentive to utilize public transportation and will eliminate passenger vehicle
trips. The proposed project will conform to Policy T6-4.
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Policy C3-1 Historic Site Preservation: Encourage the preservation of the character of identified
historic places.

Staff Comment: The Final Environmental Impact Statement (FEIS) and the Draft Environmental
Impact Statement (DEIS) both documented that the Tahoe Biltmore Hotel and Casino structure
had been determined to be a potentially eligible property on the National Register of Historic
Places by the Nevada State Historic Preservation Office (SHPQO) and TRPA. TRPA Code Chapter
29 does not prohibit the demolition of resources determined to be potentially eligible for the
Register but requires protection or documentation to properly record the contributing elements of
the identified resource. Code Subsection 29.2.D requires the implementation of an approved
resource protection plan prior to demolition of identified resources. The FEIS states that a draft
plan (Mitigation Measure CUL-1A) has been prepared by the Historic Resources consultant and
reviewed by TRPA staff for Nevada SHPO approval. Per the FEIS if the plan is not approved as
submitted, Boulder Bay will be required to work with the Nevada SHPO and TRPA staff to draft
revisions acceptable to the Nevada SHPO office. As a requirement of the TRPA approved permit
— CEPP2014-0138-01, dated April 27, 2023 — the applicants will be required to preserve one
extant neon sign from the 1940s-1950s period and place it within the proposed mixed-use project;
the applicants will be required to preserve and restore the 1962 “Tahoe Biltmore” Googie style
architectural sign and place it either within the proposed project, or at an appropriate offsite
location in Nevada. If moved offsite the applicant will be required to incorporate “Googie” style
design features of the “Tahoe Biltmore” sign into design of project details such as walkway lighting
or signage. The applicant is also required to incorporate interpretive signage into the proposed
mixed-use project to document the history of the Tahoe Biltmore Resort. Interpretative signage
will be publicly visible. The applicant will also be required to incorporate architectural details
outlined in the Historic Resources section of the EIS into the final design of building entryways,
doors, and windows.

Policy C5-4 Scenic Quality of Entrypoints: Development standards shall maintain the high
scenic quality of the primary entry points to the community including the North Stateline entry
point, the State route 431 and State route 28 intersection entry point, and the Tahoe Boulevard
and Tunnel Creel Road intersection entry point. Public and private development activity that may
impact the scenic quality of these entry points shall conserve the overall scenic quality of the entry
point by complying with the Tahoe Area Design Standards (Development Code Article 110.221
Tahoe Area Design Standards) and the State Route 28 Corridor Management Plan

Staff Comment: The applicant provided a scenic analysis by HBA, dated October 14, 2022. The
proposed project is visible from SR28 which is a major arterial roadway, but the proposed design
of the project will not extend above a ridgeline or forest canopy. The tree canopy height within the
project area averages 100 feet, which is greater than the height of any proposed building.
Proposed Buildings G and H will partially block views of the ridgeline west of the project area but
not to the same extent that the existing Biltmore structure currently blocks. The configuration of
the new buildings remains substantially the same in the revised project, but there are slight
changes to footprint size, placement and architectural design. The revised project’s structures are
nevertheless consistent with building design, location and massing analyzed in the EIS. Building
setbacks and placement proposed for Buildings G and H in the proposed project would maintain
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a majority of existing ridgeline views through the project area. The tallest buildings will be set back
over 180 feet from SR28. With protection of certain existing trees and additional vegetative
screening of Building A as viewed from southbound SR 28, the revised project does not result in
new scenic quality impacts. Washoe County does not regulate the State Route 28 Corridor
Management Plan. TRPA was able to make their required findings for scenic quality, and Washoe
County also believes that the scenic quality of the North Stateline entry point will be maintained.
Between TRPA'’s conditions and Washoe County’s conditions of approval, the proposed project
will be compliant with Policy C5-4.

Policy R2-1 On-Site Recreation: Encourage the development of on-site recreational
opportunities which enhance the destination resort experience. Such opportunities may include
court games and exercise fitness courses.

Staff Comment:. The proposed community will contain a swimming pool, wellness spa, gym,
meeting space, restaurants, retail space, gaming, outdoor amphitheater, and a kids club. The
proposed project is compliant with policy R2-1.

Policy R2-2 Public Access Trail: A public access trail from the Crystal Bay Tourist regulatory
zone to Lake Tahoe should be constructed. The trail should originate in the casino core area and
pass through the lake vista mini-park site. In lieu of development of the lake access trail, a shuttle
may be provided to provide access to public beaches.

Staff Comment: The proposed WALT project will provide a shuttle service as an amenity available
to the site's residents and guests upon request, with service to and from public beaches (excluding
Speedboat Beach) in summer and to and from the Northstar California Resort in winter. Some
level of shuttle service will be provided year-round, with adjustments made for summer and winter
peak seasons. The proposed project includes 7,000 linear feet of pedestrian and multi-use paths
on site with connections to existing walkways serving the core area of the Town Center. While no
trail to Lake Tahoe will be provided, the shuttle service being provided makes the proposed project
compliant with Policy R2-2.

Neighborhood Meeting

The applicant hosted a neighborhood meeting on Monday, May 23, 2023, at 4:00 p.m. The
meeting was held at 917 Tahoe Blvd, Suite 100 in Incline Village. Eleven members of the public
were present, as well as Washoe County staff. The primary issues brought up at the neighborhood
meeting were fire related concerns, population growth of the Tahoe Basin, changes of the project
after they receive approval from the Board of Adjustment, the grading required for the parking
structure, and the BMP’s related to grading. The applicant has worked with NDOT, TRPA, and
Washoe County throughout the application process regarding traffic concerns.
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Reviewing Agencies

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

Agencies Senf_' to Responded Pm\{ulied Contact
- Review Conditions

Envircnmental Protection
NDOT (Transportation) X X X Michelle Griffin, mgriffin@dot.nv.gov
Washoe County Building & X X
Safety
Washoe County District X
Attorney, Civil Division
Washoe County Parks & A

® X X Faye-Marie Pekar, fpekar@washoecounty gov
Open Space
Washoe County Sewer X X
Washoe County Traffic X X X Mitch Fink, MFink@washoecounty.gov
Washoe County Water ) i i

) X X X Timber Weiss, tweiss @washoecounty.gov
Rights Manager (all Apps)
WCS0 Law Enforcement X
Washoe County Engineering Rob Wimer, rwimer@washoecounty gov;
(Land Development) (all X X X lanelle Thomas,
Apps) jkthomas@washoecounty.gov
WCHD Air Quality
WCHD EMS X X
Jim English, jenglish@washoecounty.gov;

X X X Wes Rubio, wrubio@washoecounty.gov;
WCHD Environmental Health David Kelly, dakelly@washoecounty gov
Incline Village Roads
IvGID X X X Tim Buxton, tim_buston@iveid.org
IVGID - Parks
Nevada Tahoe Conservation
District .

X X y Ryan Sommers, rsommers@nltfpd.net; John
North Lake Tahoe FPD James, jjames@ nltfpd.net
Tahoe Regional Planning X
Agency
Tahoe Transporation X
District
LS Forest Service (LTBRMLU)
'Lake Tahoe Basin X
Management Unit'

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.
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(a) Consistency. That the proposed use is consistent with the action programs,
policies, standards and maps of the Master Plan and the Tahoe Area Plan.

Staff Comment: The proposed use is consistent with the action programs, policies,
standards and maps of the Master Plan and the Tahoe Area Plan. The proposed
uses of employee housing, multi-family dwelling, general merchandise stores,
vehicle storage and parking, and transmission and receiving facilities are permitted
in the Crystal Bay Tourist regulatory zone with the approval of a special use permit.
Additionally, the project conforms to the policies and findings found in the Tahoe
Area Plan. The project is located in the Crystal Bay Tourist Regulatory Zone (“CB
Tourist Zone”) of the recently adopted Tahoe Area Plan (TAP) which replaced the
North Stateline Community Plan (NSCP) which was in effect when TRPA originally
approved the project. While the TAP replaced the NSCP, the CB Tourist Zone
largely mirrors the former NSCP governing land use in Crystal Bay, including the
list of permissible uses. The project’s uses have not changed from the original
TRPA approval and are permissible in the CB Tourist Zone. These uses include
hotel, motel and other transient dwellings (A), multiple-family dwellings (S),
employee housing (S), gaming (A), eating and drinking places (A), food and
beverage places (A), general retail (S) and passive recreation / linear public
facilities (A). Staff is able to make this finding.

(b) Improvements. That adequate utilities, roadway improvements, sanitation, water
supply, drainage, and other necessary facilities have been provided, the proposed
improvements are properly related to existing and proposed roadways, and an
adequate public facilities determination has been made in accordance with
Division Seven.

Staff Comment: The proposed project is extending roadways, Wassou to Lakeview
connector, Lakeview to Stateline connector, and these roadways will be an
improvement on current roadway conditions. Additionally, Wellness Way is also
proposed to be constructed. The proposed project will either have access to, or be
required to provide adequate sanitation, water, and other necessary facilities as
part of the overall project. Northern Nevada Heath is requiring the applicant submit
a Water Project pursuant to NAC445A as part of their conditions of approval. No
conditions were received from Incline Village General Improvement District
(IVGID), but it is staffs understanding that the applicant and IVGID have been
working closely on various infrastructure related items associated with the
proposed project. Staff is able to make this finding.

(c) Site Suitability. That the site is physically suitable for employee housing, multi-
family dwelling, general merchandise stores, vehicle storage and parking, and
transmission and receiving facilities, and for the intensity of such a development.

Staff Comment: The site has already been fully developed by the existing Tahoe
Biltmore site; the Tahoe Biltmore has existed at this location since 1946. The site
is physically suitable for the proposed resort development and proposed uses
subject to a special use permit. Staff is able to make this finding.

(d) Issuance Not Detrimental. That issuance of the permit will not be significantly
detrimental to the public health, safety or welfare; injurious to the property or
improvements of adjacent properties; or detrimental to the character of the
surrounding area.
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Staff Comment: Washoe County Staff has reviewed the proposed project, Hales
Engineering Parking Analysis (September 28, 2022), HBA’s Scenic Quality
Evaluation (October 14, 2022, LSC’s Transportation Impact Study (April 12, 2023),
SBA’s Lighting Plan (October 6, 2023), Design Workshops Photometric Plan
(October 23, 2023), as well as the TRPA issued permit, TRPA’s IEC
documentation, and the TRPA staff report. Staff believe that the 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.

Additionally, the TRPA Governing Board certified the Boulder Bay Community
Enhancement Program Project EIS in April 2011 for the previously approved
project, including a Finding of No Significant Effect. TRPA completed an Initial
Environmental Checklist (IEC) for the plan revision to analyze the impacts that
could result from the revised project. TRPA reviewed the information submitted in
the Initial Environmental Checklist (IEC), and as conditioned in the draft permit
from TRPA, it was determined to be consistent with the certified EIS and will not
have a significant effect on the environment. Staff is able to make this finding.

(e) Effect on a Military Installation. Issuance of the permit will not have a detrimental
effect on the location, purpose or mission of the military installation.

Staff Comment: There are no military installations located in the proposed site
area. This finding is not applicable to the proposed project.

Tahoe Area Plan

Policy LU1-3 - Finding of Compatibility: The approval of all discretionary permits in the
planning area shall include a finding ensuring that compatibility between adjacent uses
will be established and maintained through implementation of appropriate design
standards.

Staff Comment: The applicant submitted site, landscaping, lighting, and photometric plans;
elevations, cross sections, materials, a scenic analysis, and other supplemental
information that demonstrates sufficient buffering and visual screening from adjacent
uses. Further consistency with all standards of Article 220.1 (Tahoe Area Design
Standards) will be required as part of the building permit approval process.

Recommendation

After a thorough analysis and review, Special Use Permit Case Number WSUP23-0025 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 WSUP23-0025 for EKN Tahoe LLC,
with the conditions included as Exhibit A to this matter, having made all five findings, and Tahoe
Area Plan Policy LU1-3, in accordance with Washoe County Code Section 110.810.30:
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(a) Consistency. That the proposed use is consistent with the action programs,
policies, standards and maps of the Master Plan and the Tahoe Area Plan;

(b) Improvements. That adequate utilities, roadway improvements, sanitation, water
supply, drainage, and other necessary facilities have been provided, the proposed
improvements are properly related to existing and proposed roadways, and an
adequate public facilities determination has been made in accordance with
Division Seven;

(c) Site Suitability. That the site is physically suitable for employee housing, multi-
family dwelling, general merchandise stores, vehicle storage and parking, and
transmission and receiving facilities, and for the intensity of such a development;

(d) Issuance Not Detrimental. That issuance of the permit will not be significantly
detrimental to the public health, safety or welfare; injurious to the property or
improvements of adjacent properties; or detrimental to the character of the
surrounding area;

(e) Effect on a Military Installation. Issuance of the permit will not have a detrimental
effect on the location, purpose or mission of the military installation.

Tahoe Area Plan

(f) Policy LU1-3 - Finding of Compatibility: The approval of all discretionary permits
in the planning area shall include a finding ensuring that compatibility between
adjacent uses will be established and maintained through implementation of
appropriate design standards.

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.
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Conditions of Approval

Special Use Permit Case Number WSUP23-0025

The project approved under Special Use Permit Case Number WSUP23-0025 shall be carried
out in accordance with the conditions of approval granted by the Board of Adjustment on
December 7, 2023. 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:

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

¢ Prior to obtaining a final inspection and/or a certificate of occupancy.

e Prior to the issuance of a business license or other permits/licenses.

e 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.

e 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

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WSUP23-0025
www.washoecounty.gov/csd/planning_and_development EXHIBIT A
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1. The following conditions are requirements of Planning and Building, which shall be
responsible for determining compliance with these conditions.

Contact Name - Chris Bronczyk, Senior Planner, 775.328.3612,
cbronczyk@washoecounty.gov

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

b. The applicant shall include a condition response memorandum with each
subsequent permit application. That memorandum shall list each condition of
approval, shall provide a narrative describing how each condition has been
complied with, and the location of the information showing compliance with each
condition within the improvement plan set that has been submitted.

c. The applicant shall demonstrate substantial conformance to the plans approved as part
of this special use permit.

d. The applicant shall submit construction plans, with all information necessary for
comprehensive review by Washoe County, and initial building permits shall be issued
within five years from the date of approval by Washoe County. The applicant shall
complete construction within the time specified by the building permits.

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

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

f. A business license shall be obtained for all new uses associated with the proposed
mixed-use resort project.

g. The applicant shall submit a Streetscape/Landscape Plan that complies with Washoe
County Design Standards 110.220.1. The plan shall include both hardscape and
softscape landscape elements, planting materials and planting details, sidewalk details,
paving materials, colors and textures, lighting. The landscape plan shall also include a
strategy for tree replacement.

h. All landscaping shall be maintained in perpetuity by the property owner (and replaced as
needed) in a condition consistent with the approved landscape plans.

i. Construction activities shall be limited to the hours between 8:00 A.M. to 6:30 P.M.,
Monday through Saturday only. Any construction machinery activity or any noise
associated with the construction activity are also limited to these hours.

j- Any ground or roof-mounted mechanical and communication equipment shall be
screened from public view.

k. The applicant shall submit a construction schedule and construction staging plan to
Washoe County Planning.

I. Wellness Way shall be a minimum of twenty feet in width, paved, and heated for
snowmelt.

Special Use Permit Case Number WSUP23-0025 WSUP23-0025
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m. Building permits and final plans shall show a heated asphalt ‘snow melting system’ along
Wellness Way designed to aid in the melting of snow on the road surface.

n. No gates shall be installed on the new access road extending north from Highway 28
(“Wellness Way” on the east side of the project area located adjacent to the Granite
Place Condominiums. This road shall remain open for public use.

0. 120 bike parking spaces via bicycle racks or bicycle lockers shall be installed throughout
the mixed-use resort project.

p. All proposed lighting shall be down shielded and designed to keep all lighting on the
subject property. All lighting shall conform to 110.220.1 standards.

g. No multi-family dwelling use is permitted until the submittal and approval of the Tentative
Subdivision Map by the Washoe County Planning Commission.

r. Prior to the issuance of any building permits associated with the resort project structures,
the applicant shall merge parcel lines, or complete a boundary line adjustment to ensure
no property lines cross through any proposed structures.

s. The applicant shall obtain any necessary approvals from the Tahoe Regional Planning
Agency.

t. Dedicated parking spaces for the 28 employees with onsite housing will be provided at a
rate of 1 per 2 employees, for a total of 14 parking spaces. This condition may be waived
if year-round public transit serves the site and provides access to a grocery store within
5 miles at the time of building permit submittal.

u. 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.  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.

iv.  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

2. The following conditions are requirements of the Engineering Division, which shall be
responsible for determining compliance with these conditions.
Contact Names —

Janelle K. Thomas, P.E., C.F.M., 775.328.3603, jkthomas@washoecounty.qov and
Robert Wimer, P.E., 775.328.2059, RWimer@washoecounty.gov

GENERAL CONDITIONS
Contact Information: Robert Wimer, P.E. (775) 328-2059
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Conditions:

a. A complete set of construction improvement drawings, including an on-site grading plan,
shall be submitted when applying for a building/grading permit. Grading shall comply
with best management practices (BMP’s) 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.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Robert Wimer, P.E. (775) 328-2059

Conditions:

b. A detailed hydrology/hydraulic report, in conformance with the standards included in the
Truckee Meadows Regional Drainage Manual, prepared by a professional engineer
licensed in the State of Nevada shall be submitted to the Engineering Division for review
and approval. The report shall include the locations, points of entry and discharge, flow
rates, and flood limits of all 5- and 100-year storm flows impacting onsite and offsite
areas and the methods for handling those flows. The report shall include all storm drain
pipe and ditch sizing calculations, including a discussion of and mitigation measure
design for any impacts on existing offsite drainage facilities and properties. Additionally,
any increase in storm water runoff resulting from the development and based upon the
5- and 100-year storms shall be detained on site and attenuated to existing flow rates for
discharge to the satisfaction of the County Engineer.

c. Standard reinforced concrete headwalls or other approved alternatives shall be placed
on the inlet and outlet of all drainage structures and rip rap shall be used to prevent
erosion at the inlets and outlets of all pipe culverts to the satisfaction of the County
Engineer.

d. All necessary utilities shall be stubbed beyond the edge of pavement for future
development to the satisfaction of the County Engineer.

e. The following note shall be added to the construction drawings; “All properties,
regardless of if they are located within or outside of a FEMA designated flood zone, may
be subject to flooding. The property owner is required to maintain all drainage
easements and natural drainages and not perform or allow unpermitted and unapproved
modifications to the property that may have detrimental impacts to surrounding
properties.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitch Fink, (775) 328-2050

Conditions:
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a. All roadway improvements necessary (including but not limited to, curb, gutter, sidewalk,
signing and striping, driveway access, and street lighting) to serve the project shall be
designed and constructed to County standards and specifications to the satisfaction of
the County Engineer.

b. An approved occupancy permit shall be obtained from the Nevada Department of
Transportation (NDOT) (City of Reno or City of Sparks), for access to, from, or under
roads and highways maintained by NDOT (City of Reno or City of Sparks) and a copy of
said permit provided to the Engineering Division prior to issuance of permit.

c. Prior to construction, a proposed Construction Traffic Haul Route Plan shall be
submitted to the Engineering Division for review and approval. Any existing or proposed
roads that will be used as construction haul routes and are not designated truck routes
must be evaluated by a geotechnical study to determine the existing structural section
and its load capacity. If the pavement section is inadequate to support the proposed
construction loadings, the roadway must be redesigned or reconstructed as needed to
provide a 20-year design life in accordance with the AASHTO Interim Guide for Flexible
Pavement.

d. The applicant shall provide the haul road use agreement from the appropriate
jurisdictional agency prior to the issuance of the permit.

e. A safe walkway route, including any required crossings, shall be provided for all
pedestrians. A pedestrian walkway plan shall be approved by the County Engineer prior
to the issuance of the building permit.

f. The applicant shall provide temporary traffic control plans for review and approval by the
County Engineer prior to commencement of construction.

g. The applicant shall submit an encroachment and excavation permit application for
review and approval for any construction within Washoe County Right of Way.

h. The conditions noted in the Special Use Permit Number WSUP21-0035, the
Abandonment Case Number WAB21-002 and the Variance Case Number WPVAR21-
001 shall be met prior to the issuance of the first building permit.

i. The construction of the roadway improvements to State Route 28 shall be constructed
concurrently with issuance of the first building permit and completed and accepted prior
to the issuance of the Certificate of Occupancy for said building permit. The roadway
improvements shall be in accordance with the final design approved by NDOT, Washoe
County and TRPA.

j- Prior to issuance of a building permit, the applicant shall execute a Hold Harmless
Agreement, for all structures within 30-feet of the Washoe County right-of-way, with the
District Attorney’s Office for the purposes of carrying out County-related activities within
the County owned right-of-way. The applicant shall submit a copy of the recorded
document with the building permit application.

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Alexander Mayorga, P.E. (775) 328-2313
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Conditions:
a. No utilities related conditions or comments.

Northern Nevada Public Health (NNPH)

3. The following conditions are requirements of North Nevada Public Health, Environmental
Health Services Division, (EHS), which shall be responsible for determining compliance with
these conditions.

Contact Name - James English, REHS, CP-FS, EHS Supervisor, 775.900.7239,
ienglish@nnph.orq

a. SUP application’s supporting documentation dated August 2023 states there are three
USTs on the site and they are in compliance with current UST regulations, it is this
agency’s understanding all USTs were removed from the site in 2022. Have additional
USTs been located or found?

b. Applicant must submit a Water Project pursuant to NAC 445A and must have concurrent
approval and review from the neighboring California Public Water Utility.

i. The Neighboring utility’s connections across state lines must be shown on all
projects and plans going forward for review and approval. b.

ii. This includes the emergency inter tie between Nevada and California utilities.

c. Application states boundary line adjustments or parcel maps will need to be completed
for project to move forward, all such mapping must be routed to EHS for review and
approval. 4. If the application is approved, all future plans, permits and construction
reviews must be routed to EHS for review and subsequent approval.

Additionally, this project will have to meet all tentative mapping requirements which are outlined
below:

Tentative Map Review and Final Map Conditions per NAC 278

NNPH requires the following conditions to be completed prior to review and approval of any final
map:

d. Prior to any final grading or other civil site improvements, a complete water system plan
and Water Project submittal for the referenced proposal must be submitted to NNPH.
The plan must show that the water system will conform to the State of Nevada Design,
Construction, Operation and Maintenance Regulations for Public Water Systems, NAC
Chapter 445A, and the State of Nevada Regulations Governing Review of Plans for
Subdivisions, Condominiums, and Planned Unit Developments, NAC 278.400 and
278.410.

i. The application for a Water Project shall conform to the requirements of NAC
445A.66695.

ii. Two copies of complete construction plans are required for review. All plans
must include an overall site plan, additional phases that will eventually be built
to indicate that the water system will be looped, all proposed final grading,
utilities, and improvements for the proposed application.

1. Water Projects must be submitted directly to NNPH for review.

2. Review of the Water Project may be concurrent with other
reviews.

Special Use Permit Case Number WSUP23-0025 WSUP23-0025
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e. Mass grading may proceed after approval of the Tentative Map and after a favorable
review by NNPH of a grading permit application. a. The final map submittal shall include
the Permitted Public Water System annexation and discovery with the mass grading
permit.

f. Improvement plans for the water system may be constructed prior to final map submittal
only after Water Project approval by NNPH.

i. For improvement plans approved prior to final map submittal, the Developer
shall provide certification by the Professional Engineer of record that the
improvement plans were not altered subsequent to final map submittal.

i. Any changes to previously approved improvement plans made prior to final
map submittal shall be resubmitted to NNPH for approval per NAC 278.290
and NAC 445A.66715.

NNPH requires the following to be submitted with the final map application for review
and approval:

a. Construction plans for the development must be submitted to NNPH for approval. The
construction drawings must conform to the State of Nevada Regulations Concerning
Review of Plans for Subdivisions, Condominiums and Planned Unit Developments, and
any applicable requirements of NNPH.

b. Prior to approval of a final map for the referenced project and pursuant to NAC 278.370,
the developer must have the design engineer or a third person submit to the satisfaction
of NNPH an inspection plan for periodic inspection of the construction of the systems for
water supply and community sewerage. The inspection plan must address the following
and be included with the final map submittal:

i. The inspection plan must indicate if an authorized agency, city or county is
performing inspection of the construction of the systems for water supply and
community sewerage;

ii. The design engineer or third person shall, pursuant to the approved inspection
plan, periodically certify in writing to NNPH that the improvements are being
installed in accordance with the approved plans and recognized practices of the
trade;

iii. The developer must bear the cost of the inspections; and

iv. The developer may select a third-person inspector but the selection must be
approved by NNPH or local agency. A third-person inspector must be a
disinterested person who is not an employee of the developer.

c. Prior to final map approval, a “Commitment for Service” letter from the sewage purveyor
committing sewer service for the entire proposed development shall be submitted to
NNPH. The letter must indicate that the community facility for treatment will not be
caused to exceed its capacity and the discharge permit requirements by this added
service, or the facility will be expanded to provide for the added service.

i. A copy of this letter must be included with the final map submittal.

d. Prior to final map approval, a “Commitment for Water Service” letter from the water
purveyor committing adequate water service for the entire proposed development must
be submitted to NNPH.

i. A copy of this letter must be included with the final map submittal.
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e. The final map submittal must include a letter from Nevada Division of Environmental
Protection to NNPH certifying their approval of the final map.

f. The final map application packet must include a letter from Division of Water Resources
certifying their approval of the final map.

g. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of
plans for Subdivision, Condominiums, and Planned Unit Developments, the
development of the subdivision must be carried on in a manner which will minimize
water pollution.

i. Construction plans shall clearly show how the subdivision will comply with NAC
278.360.

h. Prior to approval of the final map, the applicant must submit to NNPH the final map fee.

i. All grading and development activities must be in compliance with the DBOH
Regulations Governing the Prevention of Vector-Borne Diseases.

Nevada Department of Transportation (NDOT)

4. The following conditions are requirements of the Nevada Department of Transportation
(NDOT), which shall be responsible for determining compliance with these conditions.

Contact Name - Jeff Freeman, PE

a. The project is directly adjacent to SR 28 which is an NDOT maintained road that is
functionally classified as a Minor Arterial.

b. The project proposes access to SR 28. A traffic impact study for the development will be
required for determination of possible mitigations per NDOT’s Terms and Conditions
Relating to Right-of-Way Occupancy Permits.

c. NDOT requires the use of permitted access to the state highway system. ANDOT
occupancy permit will be required for the proposed improvements within and adjacent to
SR 28 right of way. The maintaining agency of the access will be required to be the
permittee.

d. All work proposed within SR 28 right of way will require an encroachment permit and
must comply with NDOT’s Standard Plans, Access Management System and Standards,
Terms and Conditions Relating to Right-of-Way Occupancy Permits, and the Drainage
Manual current version at the time of application. Please contact the NDOT District Il
Permits Office at (775) 834-8330 for information about obtaining NDOT occupancy
permits.

e. Since the site is located directly adjacent to SR 28 and has the potential to effect area
drainage patterns, the applicant should be required to obtain an occupancy permit from
NDOT for the drainage encroachment.

f. This letter does not provide for approval or disapproval of any improvements proposed
by the project. NDOT review during the occupancy permit process may result in
modification to the proposed improvements or denial.

Special Use Permit Case Number WSUP23-0025 WSUP23-0025
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g. The State defers to municipal government for land use development decisions. Public
involvement for community development related improvements within NDOT right of way
should be considered during the municipal land use development process. Significant
improvements proposed within NDOT right of way may require additional public
involvement. It is the responsibility of the applicant to perform such additional public
involvement.

North Lake Tahoe Fire Protection District (NLTFPD)

5. The following conditions are requirements of the North Lake Tahoe Fire Protection District,
for both WPVAR21-0001 and WAB21-0002. North Lake Tahoe Fire Protection District shall
be responsible for determining compliance with these conditions.

Contact: John James; 775.831.0351 x8131; jjames@nltfpd.net

a. The NLTFPD is aware of this project and has engaged in discussions with the design
professionals regarding Fire Apparatus access and fire flow requirements. NLTFPD will
ensure it adheres to all relevant fire codes upon formal submission,

Washoe County Water Management Planner Coordinator

6. The following conditions are requirements of Washoe County Water Management Planner
Coordinator, who shall be responsible for determining compliance with these conditions.

Contact: Contact: Timber Weiss, PE, 775.954.4626, tweiss@washoecounty.qgov

a. This parcel is within IVGID service area and currently receives municipal water service
from IVGID. The applicant shall conform with the requirements of IVGID in regards to
water rights and water service.

Washoe County Regional Parks and Open Space

7. The following conditions are requirements of the Washoe County Regional Parks and Open
Space, which shall be responsible for determining compliance with these conditions.
Contact Name - Faye-Marie Pekar, Park Planner, 775.328.3623,
FPekar@washoecounty.qov

a. In conformance with the Tahoe Area Plan and the application materials, the applicant
shall provide a north-south multi-use path extending the full length of the future resort
area (roughly paralleling State Route 28).

b. The applicant shall record a public access easement over the path. The easement shall
be identified on the final map.

c. All imported material shall be “certified weed free” to prevent the spread of noxious and
invasive weeds.

d. The project shall comply with Washoe County Code Section 110.220.1 — Chapter 6 of
the Tahoe Area Design Standards.

Incline Village General Improvement District (IVGID)

8. The following conditions are requirements of the Incline Village General Improvement
District. IVGID shall be responsible for determining compliance with these conditions.
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Contact Name — Tim Buxton; 775.832.1246; tib@ivgid.org

a. Applicants must submit a Water Project in accordance with NAC 445A. The water
project must be approved by IVGID, Northern Nevada Public Health, and Nevada
Department of Environmental Protection prior to any grading activities.

b. The water and sewer system must be designed to meet all IVGID standards for
construction and in accordance with all IVGID water ordinance #4 and Wastewater
ordinance #2.

c. Applicants must work with IVGID and NLTFPD to meet all requirements for firewater
storage.

d. No grading activities can begin prior to the relocation of all existing water and sewer
facilities within the grading zone.

e. Applicant must provide written approval of water inter(Je improvements from North Lake
Tahoe Public Utility District.

f. Owner must obtain a will serve letter from the Incline Village Solid Waste provider known

as Waste Management for refuse service for this entire development.

Owner must obtain a will serve letter for all construction waste.

Further construction permitted plans must comply with all IVGID Ordinance # 1 Solid

Waste Ordinance and any addition Washoe County requirements.

i. Toreview all IVGID ordinance please visit our IVGID web page at
www.yourtahoeplace.com enter IVGID tab then enter resource tab.

J @

*** End of Conditions ***
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Date: September 11, 2023
To: Chris Bronczyk, Planner

From: Janelle K. Thomas, P.E., C.F.M., Senior Licensed Engineer
Robert Wimer, P.E., Licensed Engineer
Mitchell Fink, P.E., Licensed Engineer

Re:  Special Use Permit for Project Name WSUP230025 Waldorf Astoria Lake Tahoe
APNs: 123-052-02, 123-052-03, 123-052-04, 123-053-02, 123-053-04, 123-054-01,
123-291-01, 123-071-04, 123-071-35, 123-071-36, 123-071-37

GENERAL PROJECT DISCUSSION

Washoe County Engineering staff has reviewed the above referenced application. The Special
Use Permit is for the construction of a mixed-use resort and is located on approximately 13.143
acres at 47 Reservoir Road, 101 Lakeview Avenue, 0 Wassou Road, 5 SR28 and 0 SR28.

The parcel numbers include the following: 123-052-02, 123-052-03, 123-052-04, 123-053-02,
123-053-04, 123-054-01, 123-291-01, 123-071-04, 123-071-35, 123-071-36, 123-071-37. The
Engineering and Capital Projects 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 EKN Tahoe LLC. The County Engineer shall
determine compliance with the following conditions of approval.

For questions related to sections below, please contact the staff’'s name referenced.

GENERAL CONDITIONS
Contact Information: Robert Wimer, P.E. (775) 328-2059

Conditions:

1. A complete set of construction improvement drawings, including an on-site grading plan,
shall be submitted when applying for a building/grading permit. Grading shall comply with
best management practices (BMP’s) 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.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Robert Wimer, P.E. (775) 328-2059

Conditions:

1. A detailed hydrology/hydraulic report, in conformance with the standards included in the
Truckee Meadows Regional Drainage Manual, prepared by a professional engineer
licensed in the State of Nevada shall be submitted to the Engineering Division for review

WSUP23-0025
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and approval. The report shall include the locations, points of entry and discharge, flow
rates, and flood limits of all 5- and 100-year storm flows impacting onsite and offsite areas
and the methods for handling those flows. The report shall include all storm drain pipe and
ditch sizing calculations, including a discussion of and mitigation measure design for any
impacts on existing offsite drainage facilities and properties. Additionally, any increase in
storm water runoff resulting from the development and based upon the 5- and 100-year
storms shall be detained on site and attenuated to existing flow rates for discharge to the
satisfaction of the County Engineer.

2. Standard reinforced concrete headwalls or other approved alternatives shall be placed on
the inlet and outlet of all drainage structures and rip rap shall be used to prevent erosion
at the inlets and outlets of all pipe culverts to the satisfaction of the County Engineer.

3. All necessary utilities shall be stubbed beyond the edge of pavement for future
development to the satisfaction of the County Engineer.

4. The following note shall be added to the construction drawings; “All properties, regardless
of if they are located within or outside of a FEMA designated flood zone, may be subject
to flooding. The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitch Fink, (775) 328-2050

Conditions:

1. All roadway improvements necessary (including but not limited to, curb, gutter, sidewalk,
signing and striping, driveway access, and street lighting) to serve the project shall be
designed and constructed to County standards and specifications to the satisfaction of the
County Engineer.

2. An approved occupancy permit shall be obtained from the Nevada Department of
Transportation (NDOT) (City of Reno or City of Sparks), for access to, from, or under roads
and highways maintained by NDOT (City of Reno or City of Sparks) and a copy of said
permit provided to the Engineering Division prior to issuance of permit.

3. Prior to construction, a proposed Construction Traffic Haul Route Plan shall be submitted
to the Engineering Division for review and approval. Any existing or proposed roads that
will be used as construction haul routes and are not designated truck routes must be
evaluated by a geotechnical study to determine the existing structural section and its load
capacity. If the pavement section is inadequate to support the proposed construction
loadings, the roadway must be redesigned or reconstructed as needed to provide a 20-
year design life in accordance with the AASHTO Interim Guide for Flexible Pavement.

4. The applicant shall provide the haul road use agreement from the appropriate jurisdictional
agency prior to the issuance of the permit.

5. A safe walkway route, including any required crossings, shall be provided for all
pedestrians. A pedestrian walkway plan shall be approved by the County Engineer prior
to the issuance of the building permit.

6. The applicant shall provide temporary traffic control plans for review and approval by the
County Engineer prior to commencement of construction.
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7. The applicant shall submit an encroachment and excavation permit application for review
and approval for any construction within Washoe County Right of Way.

8. The conditions noted in the Special Use Permit Number WSUP21-0035, the Abandonment
Case Number WAB21-002 and the Variance Case Number WPVAR21-001 shall be met
prior to the issuance of the first building permit.

9. The construction of the roadway improvements to State Route 28 shall be constructed
concurrently with issuance of the first building permit and completed and accepted prior
to the issuance of the Certificate of Occupancy for said building permit. The roadway
improvements shall be in accordance with the final design approved by NDOT, Washoe
County and TRPA.

10. Prior to issuance of a building permit, the applicant shall execute a Hold Harmless
Agreement, for all structures within 30-feet of the Washoe County right-of-way, with the
District Attorney’s Office for the purposes of carrying out County-related activities within
the County owned right-of-way. The applicant shall submit a copy of the recorded
document with the building permit application.

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Alexander Mayorga, P.E. (775) 328-2313

Conditions:

1. No utilities related conditions or comments.

WSUP23-0025
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From: COOPER. CLIFFORD E

To: Bronczyk. Christopher

Subject: RE: WSUP23-0025 (Waldorf Astoria Lake Tahoe)
Date: Wednesday, August 16, 2023 7:50:38 AM
Attachments: image001.png

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or

open attachments unless you are sure the content is safe.]

Chris,

AT&T Nevada has facilities within this project, as shown by the magenta lines on the picture below.

Cliff Cooper

MGR OSP PLANNING

AT&T NEVADA

1375 Capital Blvd rm 115
Reno, NV 89502

ROW Office: 775-453-7578
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From: Brasuell, Sabrina

To: Bronczyk. Christopher

Cc: Program, EMS

Subject: FW: August Agency Review Memo |
Date: Monday, August 21, 2023 1:04:11 PM

Attachments: imaqge001.png
image002.png
image003.png
image004.png
image005.png
Auqust Agency Review Memo |.pdf
image006.png

Hello,

The EMS Program has reviewed the August Agency Review Memo | - Special Use Permit Case
Number WSUP23-0025 (Waldorf Astoria Lake Tahoe) — and has no concerns or questions at this time
based on the information provided. Of note, the closest noted fire station does not seem to be
closest. The address of the project suggests this station may be closer than those listed in the
permit: North Lake Tahoe Fire Protection District - Station 12 - 14 Cal Neva Drive, Crystal Bay, NV
89402.

Thank you,
Sabrina.

Apologies for sending from my email. The “EMSProgram” email is unable to send email at this
time. Receipt of email is not impacted at this time however.

NOTE EMAIL CHANGE: The Washoe County Health District is changing its name to Northern Nevada
Public Health (NNPH) on Aug. 31, 2023! My email has changed from sbrasuell@washoecounty.gov to
sbrasuell@NNPH.org for testing purposes. You can still email me at either account. Thank you!

Sabrina Brasuell

Pronouns: she/her

Office hours: 7:00AM — 3:30PM Remote on Mondays

EMS Coordinator | Epidemiology and Public Health Preparedness

Washoe County Health District

sbrasuell@washoecounty.gov | Cell: (775) 830-7118 | Office: (775) 326-6043
1001 E. Ninth St., Bldg. B. Reno, NV 89512

Please take our customer satisfaction survey by clicking here
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COMMUNITY

SERVICES DEPARTMENT Planning DiViSiOIl

Application Review Memorandum |

Agency Comments and Conditions Due as Follows:

#1 — #5 — Agency Comments and Conditions Due — August 24, 2023
#6 — Agency Comments and Conditions Due — August 31, 2023
#7 — Agency Comments and Conditions Due — September 8, 2023

To: Reviewing Agencies
Subject: Review of Applications Submitted August 2023 — Memo |
From: Planning and Building Division

Community Services Department

Agency Review Process

Each project application received through the Planning and Building Division is sent to applicable agencies for
review and analysis. Each agency is responsible for providing comments and/or conditions for the applications
to the Planning and Building Division. Relevant agency comments will be included in the staff report and agency
conditions will be incorporated as Conditions of Approval.

Comments and Conditions are requested according to the above-noted schedule and may be submitted to the
staff planner listed for each case.

Project Descriptions: Project descriptions are provided below with links to the applications, or you may visit
the Planning and Building Division Applications’ website and choose the correct Commission District page:
www.washoecounty.gov/planning/applications

The following case is tentatively scheduled to be heard by
#1 — Board of Adjustment — October 5, 2023

1. Amendment of Conditions Case Number WAC23-0011 (Ophir Hill) for WSUP22-0027 (Ophir Hill
Major Grading) — For hearing, discussion, and possible action to approve an amendment of conditions for
Special Use Permit Case Number WSUP22-0027 (Ophir Hill Major Grading) to amend the approved special
use permit to modify the landscaping conditions of approval, specifically condition A from the Board of
Adjustment which requires the applicant to provide 72 trees, with 1 tree per 20 linear feet along the north
and south buffer, and 1 tree per 50 linear feet along the highway frontage.

e Applicant / Property Owner: Burdick Excavating Co., Inc

e Location: 632 Old US 395

o Assessor’s Parcel Number(s): 046-032-02; 046-032-04; 046-032-05
e Parcel Size: 5.29 Acres; 2.48 Acres; 3.58 Acres

e Master Plan Category: Rural Residential (RR)

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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e Regulatory Zone: High Density Rural (HDR)

e AreaPlan: South Valleys

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 2 — Commissioner Clark

e Staff: Chris Bronczyk, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3612
e E-mail: cbronczyk@washoecounty.gov

The following case is tentatively scheduled to be heard by
#2 — Board of Adjustment — October 5, 2023

2. Special Use Permit Case Number WSUP23-0013 (25 Arabian Way) — For hearing, discussion, and
possible action to approve a special use permit for unpermitted major grading. The unpermitted grading
consists of approximately 18,000 cy of cut, 18,000 cy of fill. The cut and fill encompass an area of 4.77
acres; however, the entire site has been grubbed, including grubbing having taken place on 3 other
properties. The overall disturbance is 25.6 acres. The submittal includes two (2) grading proposals, one
which includes 5,000 cy of import over an area of 1.2 acres to remediate the unpermitted grading; the other
includes 8,000 cy of import over 1.38 acres.

e Applicant / Property Owner: Mark and Michelle Williams

e Location: 25 Arabian Way

o Assessor’'s Parcel Number(s): 078-142-22; 078-400-01; 078-142-16; 078-142-15
e Parcel Size: 24.18 acres; 0.4 acres; 0.3 acres; 1.30 acres

¢ Master Plan Category: Rural Residential (RR)

e Regulatory Zone: Low Density Rural (LDR)

e AreaPlan: North Valleys

e Development Code: Authorized in Article 810, Special Use Permits

¢ Commission District: 5 — Commissioner Herman

e Staff: Chris Bronczyk, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3612
e E-mail: cbronczyk@washoecounty.gov

The following case is tentatively scheduled to be heard by
#3 — Board of Adjustment — October 5, 2023

3. Special Use Permit Case Number WSUP23-0023 (Lake Tahoe School) — For hearing, discussion, and
possible action to approve a special use permit to increase student enroliment from 220 to 250 students.

e Applicant: Exline and Company, Inc.
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Property Owner:

Location:

Assessor’s Parcel Number(s):
Parcel Size:

Master Plan Category:
Regulatory Zone:

Area Plan:

Development Code:
Commission District:

Staff:

Phone:
E-mail:
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Lake Tahoe School

995 Tahoe Blvd.

127-030-39

4.6 acre

Tahoe - Incline Village Tourist

Tahoe - Incline Village Tourist

Tahoe

Authorized in Article 810, Special Use Permits
1 — Commissioner Hill

Courtney Weiche, Senior Planner

Washoe County Community Services Department
Planning and Building Division

775-328-3608

cweiche@washoecounty.gov

The following case is tentatively scheduled to be heard by
#4 — Board of Adjustment — October 5, 2023

4. Special Use Permit Case Number WSUP23-0024 (Mt. Rose — Ski Tahoe Tubing Hill) — For hearing,
discussion, and possible action to approve a special use permit for a tubing hill with up to 15 lanes and a
conveyor belt for transporting tubers up the hill. The request constitutes an expansion to an existing
Destination Resort. The grading proposal includes 33,000 cubic yards of cut, 9.27 acres of disturbance,
and 8,000 cubic yards of fill. The project includes the removal of 122 evergreen trees. The applicant is
also requesting to vary grading standards as part of the application, specifically 110.438.45(c) to allow for
finish grading to vary from natural slope by more than 10 feet and 110.438.50(a) to allow for rip rap.
Additional standards to be varied are Section 110.410.25(c) & (g) to remove the requirement for wheel
stops and parking area lighting, as well as Section 110.412.50(a) & (f) to remove the requirement for one
tree for every 10 parking spaces and the placement of a tree no further than 12 parking spaces apart within
a parking area.

e Applicant / Property Owner:

e Location:

o Assessor’s Parcel Number(s):
e Parcel Size:

¢ Master Plan Category:

¢ Regulatory Zone:

e AreaPlan:

e Development Code:

e Commission District:

Mt. Rose Development Company

0 Mt. Rose Highway, Reno, NV 89511

048-112-12 & 048-112-13

340.93 acres & 41.42 acres

Rural & Commercial

Tourist Commercial (TC) & Parks and Recreation (PR)
Forest

Authorized in Article 810, Special Use Permits

2 — Commissioner Clark

e Staff: Katy Stark, Planner
Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3618

o E-mail: krstark@washoecounty.gov

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775)328-6133 | washoecounty.gov
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The following case is tentatively scheduled to be heard by
#5 — Board of Adjustment — October 5, 2023

5. Special Use Permit Case Number WSUP23-0027 (Supreme Storage) — For hearing, discussion, and
possible action to approve a special use permit for grading and the construction of a 583-unit storage
facility, and an onsite office space, for personal storage comprised of two (2) structures totaling 75,000
square feet. Proposed ground disturbance to construct the facility is 2.55 acres, with approximately 6,871
cubic yards of cut, 7,039 cubic yards of fill, and 168 cubic yards of imported material.

o Applicant: Joe Strobele

e Property Owner: Winterberg 2015 Family Trust

e Location: 3900 Mount Rose Highway, Reno, NV 89511
e Assessor’s Parcel Number(s): 049-402-01

e Parcel Size: 5.026 acres

e Master Plan Category: Commercial

¢ Regulatory Zone: Neighborhood Commercial

o AreaPlan: Forest

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 2 — Commissioner Clark

o Staff: Tim Evans, Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-2314
e E-mail: tevans@washoecounty.gov

The following case is tentatively scheduled to be heard by

#6 — Internal Review

6. Division of Land into Large Parcels Case Number WTDLP23-0001 (Travers) — For hearing, discussion,
and possible action to approve the division of a 231.1-acre parcel into three parcels. The approximate
parcel sizes are two parcels of 40 acres and one parcel of 151.1 acres.

o Applicant / Property Owner: Stanley & Theresa Travers

e Location: Off Curnow Canyon Rd

o Assessor’s Parcel Number(s): 076-090-47

e Parcel Size: 231.10 acres

¢ Master Plan Category: Rural (R)

¢ Regulatory Zone: 97% General Rual (GR) & 3% General Rural Agriculture (GRA)
e AreaPlan: Spanish Springs/Warm Springs

e Development Code: Authorized in Article 612

¢ Commission District: 5 — Commissioner Herman

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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e Staff: Julee Olander, Planner
Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3627

e E-mail: jolander@washoecounty.gov

The following case is tentatively scheduled to be heard by
#7 — Board of Adjustment — November 2, 2023

7. Special Use Permit Case Number WSUP23-0025 (Waldorf Astoria Lake Tahoe) — For hearing,
discussion, and possible action to approve a special use permit for a casino and hotel redevelopment
project of the former Biltmore Casino site. This development project includes seven buildings consisting of
76 hotel rooms, 61 condominium units, 14 employee housing units, with 10,000 square feet of gaming
space, a retail plaza, restaurants, swimming pool, wellness spa, outdoor amphitheater, and a commercial
parking garage. The Special Use Permits being requested are:

o Employee Housing

o Multiple Family Dwelling

o General Merchandise Stores — Curated Retail (up to 5K SF)
o Vehicle Storage & Parking

o Transmission & Receiving Facilities

e Applicant / Property Owner: EKN Tahoe LLC

e Location: 47 Reservoir Road, 101 Lakeview Avenue, 0 Wassou Road, 5
SR 28 and 0 SR 28

o Assessor’s Parcel Number(s): 123-052-02; 123-052-03; 123-052-04; 123-053-02; 123-053-04;
123-054-01; 123-291-01; 123-071-04; 123-071-35; 123-071-36;
123-071-37

e Parcel Size: 0.28 Acres; 0.28 Acres; 3.23 Acres; 1.42 Acres; 0.184 Acres;
0.996 Acres; 2.77 Acres; 0.644 Acres; 0.451 Acres; 0.402
Acres; 2.486 Acres

e Master Plan Category: Crystal Bay; Crystal Bay Tourist

¢ Regulatory Zone: Crystal Bay; Crystal Bay Tourist

e AreaPlan: Tahoe

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 1 — Commissioner Hill

e Staff: Chris Bronczyk, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3612
e E-mail: cbronczyk@washoecounty.gov

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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September 7, 2023

Washoe County Community Services
Planning and Development Division

RE: Waldorf Astoria Lake Tahoe; Multiple APNs
Special Use Permit; WSUP23-0025

Dear Washoe County Planning Staff:

Northern Nevada Public Health (NNPH), Environmental Health Services Division (EHS) has
reviewed the above referenced project. Approval by NNPH is subject to the following conditions:

1. SUP application’s supporting documentation dated August 2023 states there are three USTs
on the site and they are in compliance with current UST regulations, it is this agency’s
understanding all USTs were removed from the site in 2022. Have additional USTs been
located or found?

2. Applicant must submit a Water Project pursuant to NAC 445A and must have concurrent
approval and review from the neighboring California Public Water Utility.

a. The Neighboring utility’s connections across state lines must be shown on all projects
and plans going forward for review and approval.
b. This includes the emergency inter tie between Nevada and California utilities.

3. Application states boundary line adjustments or parcel maps will need to be completed for
project to move forward, all such mapping must be routed to EHS for review and approval.

4. If the application is approved, all future plans, permits and construction reviews must be
routed to EHS for review and subsequent approval.

Additionally, this project will have to meet all tentative mapping requirements which are outlined
below:

Tentative Map Review and Final Map Conditions per NAC 278

NNPH requires the following conditions to be completed prior to review and approval of any
final map:

1. Prior to any final grading or other civil site improvements, a complete water system plan and
Water Project submittal for the referenced proposal must be submitted to NNPH. The plan must
show that the water system will conform to the State of Nevada Design, Construction, Operation
and Maintenance Regulations for Public Water Systems, NAC Chapter 445A, and the State of

ENVIRONMENTAL HEALTH SERVICES
1001 East Ninth Street | Reno, Nevada 89512

5-328-2434 | Fax: 775-328-6176 | www.nnph.org WSUP23-0025
ing Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer EXHIBIT B
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Nevada Regulations Governing Review of Plans for Subdivisions, Condominiums, and Planned
Unit Developments, NAC 278.400 and 278.410.

a. The application for a Water Project shall conform to the requirements of NAC 445A.66695.

b. Two copies of complete construction plans are required for review. All plans must include an
overall site plan, additional phases that will eventually be built to indicate that the water
system will be looped, all proposed final grading, utilities, and improvements for the proposed
application.

i. Water Projects must be submitted directly to NNPH for review.
ii. Review of the Water Project may be concurrent with other reviews.

2. Mass grading may proceed after approval of the Tentative Map and after a favorable review by
NNPH of a grading permit application.

a. The final map submittal shall include the Permitted Public Water System annexation and
discovery with the mass grading permit.

3. Improvement plans for the water system may be constructed prior to final map submittal only
after Water Project approval by NNPH.

a. For improvement plans approved prior to final map submittal, the Developer shall provide
certification by the Professional Engineer of record that the improvement plans were not
altered subsequent to final map submittal.

b. Any changes to previously approved improvement plans made prior to final map submittal
shall be resubmitted to NNPH for approval per NAC 278.290 and NAC 445A.66715.

NNPH requires the following to be submitted with the final map application for review and
approval:

1. Construction plans for the development must be submitted to NNPH for approval. The
construction drawings must conform to the State of Nevada Regulations Concerning Review of
Plans for Subdivisions, Condominiums and Planned Unit Developments, and any applicable
requirements of NNPH.

2. Prior to approval of a final map for the referenced project and pursuant to NAC 278.370, the
developer must have the design engineer or a third person submit to the satisfaction of NNPH an
inspection plan for periodic inspection of the construction of the systems for water supply and
community sewerage. The inspection plan must address the following and be included with the
final map submittal:

a. The inspection plan must indicate if an authorized agency, city or county is performing
inspection of the construction of the systems for water supply and community sewerage;

b. The design engineer or third person shall, pursuant to the approved inspection plan,
periodically certify in writing to NNPH that the improvements are being installed in
accordance with the approved plans and recognized practices of the trade;

c. The developer must bear the cost of the inspections; and
d. The developer may select a third-person inspector but the selection must be approved by
NNPH or local agency. A third-person inspector must be a disinterested person who is not an
employee of the developer.
3. Prior to final map approval, a “Commitment for Service” letter from the sewage purveyor

committing sewer service for the entire proposed development shall be submitted to NNPH. The
letter must indicate that the community facility for treatment will not be caused to exceed its

WSUP23-0025
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capacity and the discharge permit requirements by this added service, or the facility will be
expanded to provide for the added service.

a. A copy of this letter must be included with the final map submittal.

4. Prior to final map approval, a “Commitment for Water Service” letter from the water purveyor
committing adequate water service for the entire proposed development must be submitted to
NNPH.

a. A copy of this letter must be included with the final map submittal.

5. The final map submittal must include a letter from Nevada Division of Environmental Protection to
NNPH certifying their approval of the final map.

6. The final map application packet must include a letter from Division of Water Resources certifying
their approval of the final map.

7. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of plans for
Subdivision, Condominiums, and Planned Unit Developments, the development of the
subdivision must be carried on in a manner which will minimize water pollution.

a. Construction plans shall clearly show how the subdivision will comply with NAC 278.360.

8. Prior to approval of the final map, the applicant must submit to NNPH the final map fee.

All grading and development activities must be in compliance with the DBOH Regulations
Governing the Prevention of Vector-Borne Diseases.

If you have any questions or would like clarification regarding the foregoing, please contact Jim
English, EHS Supervisor at jenglish@nnph.org regarding all NNPH comments.

Sincerely,

James English, REHS, CP-FS
EHS Supervisor

Environmental Health Services
Northern Nevada Public Health

WSUP23-0025
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JOE LOMBARDO
Governor

STATE OF NEVADA
DEPARTMENT OF TRANSPORTATION
310 Galletti Way
Sparks, Nevada 89431

TRACY LARKIN THOMASON, P.E.

Director

August 24, 2023

Washoe County Planning Division

1001 E. 9th St,

Reno, NV 89512

Attention: Chris Bronczyk — Senior Planner

SENT VIA ELECTRONIC MAIL

RE: Waldorf Astoria Lake Tahoe - Case Number WSUP23-0025

Dear Mr. Bronczyk,

Nevada Department of Transportation (NDOT) District II staff has reviewed the application
received via e-mail on August 16", 2023 and provides comments accordingly.

Waldorf Astoria Lake Tahoe - For hearing, discussion, and possible action to approve a special

use permit for a casino and hotel redevelopment project of the former Biltmore Casino site. This
development project includes seven buildings consisting of 76 hotel rooms, 61 condominium
units, 14 employee housing units, with 10,000 square feet of gaming space, a retail plaza,
restaurants, swimming pool, wellness spa, outdoor amphitheater, and a commercial parking

garage.
NDOT comments:

1. The project is directly adjacent to SR 28 which is an NDOT maintained road that is
functionally classified as a Minor Arterial.

2. The project proposes access to SR 28. A traffic impact study for the development will be
required for determination of possible mitigations per NDOT’s Terms and Conditions
Relating to Right-of-Way Occupancy Permits.

3. NDOT requires the use of permitted access to the state highway system. A NDOT
occupancy permit will be required for the proposed improvements within and adjacent to
SR 28 right of way. The maintaining agency of the access will be required to be the
permittee.

4. All work proposed within SR 28 right of way will require an encroachment permit and
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must comply with NDOT’s Standard Plans, Access Management System and Standards,
Terms and Conditions Relating to Right-of-Way Occupancy Permits, and the Drainage
Manual current version at the time of application. Please contact the NDOT District II

WSUP23-0025
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Permits Office at (775) 834-8330 for information about obtaining NDOT occupancy
permits.

5. Since the site is located directly adjacent to SR 28 and has the potential to effect area
drainage patterns, the applicant should be required to obtain an occupancy permit from
NDOT for the drainage encroachment.

6. This letter does not provide for approval or disapproval of any improvements proposed by
the project. NDOT review during the occupancy permit process may result in modification
to the proposed improvements or denial.

7. The State defers to municipal government for land use development decisions. Public
involvement for community development related improvements within NDOT right of
way should be considered during the municipal land use development process.
Significant improvements proposed within NDOT right of way may require additional
public involvement. It is the responsibility of the applicant to perform such additional
public involvement.

Thank you for the opportunity to review this application. NDOT reserves the right to incorporate
further changes and/or comments as these applications and design reviews progress. Should you
have any questions, please contact Jeff Graham at (775) 834-8382.

Sincerely,

DocuSigned by:

M Frooman

EEF9C06ADDO034C7 ...

Jeff Freeman, PE
Engineering Services Manager
District 1T

JF:ms

Cc:  Bhupinder Sandhu — Acting DII District Engineer
Jeff Graham — Traffic Engineer
District II Traffic Engineering Distribution List
Washoe County Planning Division
File

WSUP23-0025
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From: John James

To: Bronczyk. Christopher

Subject: RE: August Agency Review Memo |
Date: Tuesday, October 3, 2023 7:15:17 AM
Attachments: image012.png

image013.png
image014.png
image015.png
image016.png
image017.png

[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 Chris,
Item 7. Special Use Permit Case Number WSUP23-0025 (Waldorf Astoria Lake Tahoe) —

The NLTFPD is aware of this project and has engaged in discussions with the design professionals
regarding Fire Apparatus access and fire flow requirements. NLTFPD will ensure it adheres to all
relevant fire codes upon formal submission,

John James
Fire Marshal
Office: 775.831.0351 x8131 | Cell: 775.413.9344

Email: jjames@nltfpd.net
866 Oriole Wa Incline Village | NV 89451

From: Bronczyk, Christopher <CBronczyk@washoecounty.gov>
Sent: Monday, October 2, 2023 12:49 PM

To: John James <jjames@nltfpd.net>

Subject: FW: August Agency Review Memo |

Hi John,

Adriana had sent me what was initially sent out in August to assist last Wednesday. Please see
attached, and the email below — it’s [tem 7.

The files are too large to send separately unfortunately.

Chris Bronczyk
Senior Planner, Planning & Building Division | Community Services Department

cbronczyk@washoecounty.gov | Direct Line: 775.328.3612

WSUP23-0025
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From: Beard. Blaine
To: Weiche, Courtney; Stark. Katherine; Bronczyk, Christopher
Cc: Zirkle, Brandon
Subject: FW: August Agency Review Memo |
Date: Thursday, August 17, 2023 9:05:19 AM
Attachments: imaqge001.png

image002.png

image003.png

image004.png

image005.png

Auqust Agency Review Memo |.pdf

Good morning,

Regarding Items #3, #4, and #7, the WCSO has no additional concerns and/or feedback for these
items.

| was involved in several TRPA hearings and approvals as they relate to Item #7, as well.

Thank you and have a great day,
Blaine

Blaine Beard, Captain

Patrol Division — Incline Village

625 Mount Rose Highway, Incline Village, NV 89451
Desk: 775-832-4114

Personal Cell: 775-722-5580

Email: bbeard@washoecounty.gov

Web: www.WashoeSheriff.com

WSUP23-0025
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COMMUNITY

SERVICES DEPARTMENT Planning DiViSiOIl

Application Review Memorandum |

Agency Comments and Conditions Due as Follows:

#1 — #5 — Agency Comments and Conditions Due — August 24, 2023
#6 — Agency Comments and Conditions Due — August 31, 2023
#7 — Agency Comments and Conditions Due — September 8, 2023

To: Reviewing Agencies
Subject: Review of Applications Submitted August 2023 — Memo |
From: Planning and Building Division

Community Services Department

Agency Review Process

Each project application received through the Planning and Building Division is sent to applicable agencies for
review and analysis. Each agency is responsible for providing comments and/or conditions for the applications
to the Planning and Building Division. Relevant agency comments will be included in the staff report and agency
conditions will be incorporated as Conditions of Approval.

Comments and Conditions are requested according to the above-noted schedule and may be submitted to the
staff planner listed for each case.

Project Descriptions: Project descriptions are provided below with links to the applications, or you may visit
the Planning and Building Division Applications’ website and choose the correct Commission District page:
www.washoecounty.gov/planning/applications

The following case is tentatively scheduled to be heard by
#1 — Board of Adjustment — October 5, 2023

1. Amendment of Conditions Case Number WAC23-0011 (Ophir Hill) for WSUP22-0027 (Ophir Hill
Major Grading) — For hearing, discussion, and possible action to approve an amendment of conditions for
Special Use Permit Case Number WSUP22-0027 (Ophir Hill Major Grading) to amend the approved special
use permit to modify the landscaping conditions of approval, specifically condition A from the Board of
Adjustment which requires the applicant to provide 72 trees, with 1 tree per 20 linear feet along the north
and south buffer, and 1 tree per 50 linear feet along the highway frontage.

e Applicant / Property Owner: Burdick Excavating Co., Inc

e Location: 632 Old US 395

o Assessor’s Parcel Number(s): 046-032-02; 046-032-04; 046-032-05
e Parcel Size: 5.29 Acres; 2.48 Acres; 3.58 Acres

e Master Plan Category: Rural Residential (RR)

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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e Regulatory Zone: High Density Rural (HDR)

e AreaPlan: South Valleys

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 2 — Commissioner Clark

e Staff: Chris Bronczyk, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3612
e E-mail: cbronczyk@washoecounty.gov

The following case is tentatively scheduled to be heard by
#2 — Board of Adjustment — October 5, 2023

2. Special Use Permit Case Number WSUP23-0013 (25 Arabian Way) — For hearing, discussion, and
possible action to approve a special use permit for unpermitted major grading. The unpermitted grading
consists of approximately 18,000 cy of cut, 18,000 cy of fill. The cut and fill encompass an area of 4.77
acres; however, the entire site has been grubbed, including grubbing having taken place on 3 other
properties. The overall disturbance is 25.6 acres. The submittal includes two (2) grading proposals, one
which includes 5,000 cy of import over an area of 1.2 acres to remediate the unpermitted grading; the other
includes 8,000 cy of import over 1.38 acres.

e Applicant / Property Owner: Mark and Michelle Williams

e Location: 25 Arabian Way

o Assessor’'s Parcel Number(s): 078-142-22; 078-400-01; 078-142-16; 078-142-15
e Parcel Size: 24.18 acres; 0.4 acres; 0.3 acres; 1.30 acres

¢ Master Plan Category: Rural Residential (RR)

e Regulatory Zone: Low Density Rural (LDR)

e AreaPlan: North Valleys

e Development Code: Authorized in Article 810, Special Use Permits

¢ Commission District: 5 — Commissioner Herman

e Staff: Chris Bronczyk, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3612
e E-mail: cbronczyk@washoecounty.gov

The following case is tentatively scheduled to be heard by
#3 — Board of Adjustment — October 5, 2023

3. Special Use Permit Case Number WSUP23-0023 (Lake Tahoe School) — For hearing, discussion, and
possible action to approve a special use permit to increase student enroliment from 220 to 250 students.

e Applicant: Exline and Company, Inc.

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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Property Owner:

Location:

Assessor’s Parcel Number(s):
Parcel Size:

Master Plan Category:
Regulatory Zone:

Area Plan:

Development Code:
Commission District:

Staff:

Phone:
E-mail:
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Lake Tahoe School

995 Tahoe Blvd.

127-030-39

4.6 acre

Tahoe - Incline Village Tourist

Tahoe - Incline Village Tourist

Tahoe

Authorized in Article 810, Special Use Permits
1 — Commissioner Hill

Courtney Weiche, Senior Planner

Washoe County Community Services Department
Planning and Building Division

775-328-3608

cweiche@washoecounty.gov

The following case is tentatively scheduled to be heard by
#4 — Board of Adjustment — October 5, 2023

4. Special Use Permit Case Number WSUP23-0024 (Mt. Rose — Ski Tahoe Tubing Hill) — For hearing,
discussion, and possible action to approve a special use permit for a tubing hill with up to 15 lanes and a
conveyor belt for transporting tubers up the hill. The request constitutes an expansion to an existing
Destination Resort. The grading proposal includes 33,000 cubic yards of cut, 9.27 acres of disturbance,
and 8,000 cubic yards of fill. The project includes the removal of 122 evergreen trees. The applicant is
also requesting to vary grading standards as part of the application, specifically 110.438.45(c) to allow for
finish grading to vary from natural slope by more than 10 feet and 110.438.50(a) to allow for rip rap.
Additional standards to be varied are Section 110.410.25(c) & (g) to remove the requirement for wheel
stops and parking area lighting, as well as Section 110.412.50(a) & (f) to remove the requirement for one
tree for every 10 parking spaces and the placement of a tree no further than 12 parking spaces apart within
a parking area.

e Applicant / Property Owner:

e Location:

o Assessor’s Parcel Number(s):
e Parcel Size:

¢ Master Plan Category:

¢ Regulatory Zone:

e AreaPlan:

e Development Code:

e Commission District:

Mt. Rose Development Company

0 Mt. Rose Highway, Reno, NV 89511

048-112-12 & 048-112-13

340.93 acres & 41.42 acres

Rural & Commercial

Tourist Commercial (TC) & Parks and Recreation (PR)
Forest

Authorized in Article 810, Special Use Permits

2 — Commissioner Clark

e Staff: Katy Stark, Planner
Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3618

o E-mail: krstark@washoecounty.gov

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775)328-6133 | washoecounty.gov
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The following case is tentatively scheduled to be heard by
#5 — Board of Adjustment — October 5, 2023

5. Special Use Permit Case Number WSUP23-0027 (Supreme Storage) — For hearing, discussion, and
possible action to approve a special use permit for grading and the construction of a 583-unit storage
facility, and an onsite office space, for personal storage comprised of two (2) structures totaling 75,000
square feet. Proposed ground disturbance to construct the facility is 2.55 acres, with approximately 6,871
cubic yards of cut, 7,039 cubic yards of fill, and 168 cubic yards of imported material.

o Applicant: Joe Strobele

e Property Owner: Winterberg 2015 Family Trust

e Location: 3900 Mount Rose Highway, Reno, NV 89511
e Assessor’s Parcel Number(s): 049-402-01

e Parcel Size: 5.026 acres

e Master Plan Category: Commercial

¢ Regulatory Zone: Neighborhood Commercial

o AreaPlan: Forest

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 2 — Commissioner Clark

o Staff: Tim Evans, Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-2314
e E-mail: tevans@washoecounty.gov

The following case is tentatively scheduled to be heard by

#6 — Internal Review

6. Division of Land into Large Parcels Case Number WTDLP23-0001 (Travers) — For hearing, discussion,
and possible action to approve the division of a 231.1-acre parcel into three parcels. The approximate
parcel sizes are two parcels of 40 acres and one parcel of 151.1 acres.

o Applicant / Property Owner: Stanley & Theresa Travers

e Location: Off Curnow Canyon Rd

o Assessor’s Parcel Number(s): 076-090-47

e Parcel Size: 231.10 acres

¢ Master Plan Category: Rural (R)

¢ Regulatory Zone: 97% General Rual (GR) & 3% General Rural Agriculture (GRA)
e AreaPlan: Spanish Springs/Warm Springs

e Development Code: Authorized in Article 612

¢ Commission District: 5 — Commissioner Herman

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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e Staff: Julee Olander, Planner
Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3627

e E-mail: jolander@washoecounty.gov

The following case is tentatively scheduled to be heard by
#7 — Board of Adjustment — November 2, 2023

7. Special Use Permit Case Number WSUP23-0025 (Waldorf Astoria Lake Tahoe) — For hearing,
discussion, and possible action to approve a special use permit for a casino and hotel redevelopment
project of the former Biltmore Casino site. This development project includes seven buildings consisting of
76 hotel rooms, 61 condominium units, 14 employee housing units, with 10,000 square feet of gaming
space, a retail plaza, restaurants, swimming pool, wellness spa, outdoor amphitheater, and a commercial
parking garage. The Special Use Permits being requested are:

o Employee Housing

o Multiple Family Dwelling

o General Merchandise Stores — Curated Retail (up to 5K SF)
o Vehicle Storage & Parking

o Transmission & Receiving Facilities

e Applicant / Property Owner: EKN Tahoe LLC

e Location: 47 Reservoir Road, 101 Lakeview Avenue, 0 Wassou Road, 5
SR 28 and 0 SR 28

o Assessor’s Parcel Number(s): 123-052-02; 123-052-03; 123-052-04; 123-053-02; 123-053-04;
123-054-01; 123-291-01; 123-071-04; 123-071-35; 123-071-36;
123-071-37

e Parcel Size: 0.28 Acres; 0.28 Acres; 3.23 Acres; 1.42 Acres; 0.184 Acres;
0.996 Acres; 2.77 Acres; 0.644 Acres; 0.451 Acres; 0.402
Acres; 2.486 Acres

e Master Plan Category: Crystal Bay; Crystal Bay Tourist

¢ Regulatory Zone: Crystal Bay; Crystal Bay Tourist

e AreaPlan: Tahoe

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 1 — Commissioner Hill

e Staff: Chris Bronczyk, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3612
e E-mail: cbronczyk@washoecounty.gov

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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Date: August 24, 2023
To: Chris Bronczyk, Senior Planner
From: Timber Weiss, P.E., Licensed Engineer

Re:  Special Use Permit Case Number WSUP23-0025 (Waldorf Astoria Lake Tahoe)
APNs 123-052-02; 123-052-03; 123-052-04; 123-053-02; 123-053-04; 123-054-01; 123-
291-01; 123-071-04; 123-071-35; 123-071-36; 123-071-37

GENERAL PROJECT DISCUSSION

For hearing, discussion, and possible action to approve a special use permit for a casino and hotel
redevelopment project of the former Biltmore Casino site. This development project includes
seven buildings consisting of 76 hotel rooms, 61 condominium units, 14 employee housing units,
with 10,000 square feet of gaming space, a retail plaza, restaurants, swimming pool, wellness
spa, outdoor amphitheater, and a commercial parking garage. The Special Use Permits being
requested are:

o Employee Housing

o Multiple Family Dwelling

o General Merchandise Stores — Curated Retail (up to 5K SF)

o Vehicle Storage & Parking

o Transmission & Receiving Facilities

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

This parcel is within IVGID service area and currently receives municipal water service from
IVGID. The applicant shall conform with the requirements of IVGID in regards to water rights
and water service.

WSUP23-0025
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1001 EAST 9™ STREET
RENO, NEVADA 89520-0027

COMMUNITY SERVICES DEPARTMENT  rHONE (775) 328-3600

Regional Parks and Open Space FAX(775) 328.3699
TO: Chris Bronczyk, Senior Planner
FROM: Faye-Marie Pekar, Park Planner
DATE: November 11, 2023

SUBJECT: Special Use Permit Number WSUP23-0025 (Waldorf Astoria
Lake Tahoe)

For hearing, discussion, and possible action to approve a special use permit for a casino and hotel
redevelopment project of the former Biltmore Casino site. This development project includes
seven buildings consisting of 76 hotel rooms, 61 condominium units, 14 employee housing units,
with 10,000 square feet of gaming space, a retail plaza, restaurants, swimming pool, wellness
spa, outdoor amphitheater, and a commercial parking garage. The Special Use Permits being
requested are:

o Employee Housing

o Multiple Family Dwelling

o General Merchandise Stores — Curated Retail (up to 5K SF)

o Vehicle Storage & Parking

o Transmission & Receiving Facilities

The existing Tahoe Area Plan identifies a proposed bikeway through this area and the updated
draft Tahoe Area Plan envisions a multi-use pathway through this area, to provide connectivity
and perpetuate public access. Given these considerations, Washoe County Regional Parks and
Open Space requires the following conditions of approval:

1. In conformance with the Tahoe Area Plan and the application materials, the applicant
shall provide a north-south multi-use path extending the full length of the future resort
area (roughly paralleling State Route 28).

2. The applicant shall record a public access easement over the path. The easement shall be
identified on the final map.

3. All imported materials shall be “Certified Weed Free” to prevent the spread of noxious
and invasive weeds.

4. The project shall comply with Washoe County Code Section 110.220.1 — Chapter 6 of the
Tahoe Area Design Plan Standards.

WSUP23-0025
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Date 11-29-23

Attention CBronczk@washoecounty.gov

Re Special Use Permit Waldorf Astoria Lake Tahoe (WALT)

APN 123-071-04,35,36,37, 123-054-01-123-053-02,04-123-052-02,03,04-123-052-01

Service Address

5 State Route 28

Owner

Malinowski Family Living Trust

e Applicant must submit a Water Project in accordance with NAC 445A. The water project
must be approved by IVGID, Northern Nevada Public Health, and Nevada Department of

Environmental Protection prior to any grading activities.

e The water and sewer system must be designed to meet all IVGID standards for construction
and in accordance with all IVGID water ordinance #4 and Wastewater ordinance #2

e Applicant must work with IVGID and NLTFPD to meet all requirements for firewater storage.

e No grading activities can begin prior to the relocation of all existing water and sewer

facilities within the grading zone.

e Applicant must provide written approval of water intertie improvements from North Lake

Tahoe Public Utility District.

e Owner must obtain a will serve letter from the Incline Village Solid Waste provider known as
Waste Management for refuse service for this entire development.

e Owner must obtain a will serve letter for all construction waste.

e Further construction permitted plans must comply with all IVGID Ordinance # 1 Solid Waste

Ordinance and any addition Washoe County requirements.

e Toreview all IVGID ordinance please visit our IVGID web page at www.yourtahoeplace.com

enter IVGID tab then enter resource tab.

WSUP23-0025
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PROJECT DESCRIPTION

There is a total of 12.37 acres of proposed
disturbance area within the project limits.
A minimum of 20% of the disturbance area
(2.47 acres) is required to be landscaped
The pr d area is esti
to be 3.6 acres or 29% of the disturbance
area, which exceeds this requirement.
Common open space requirements were
calculated based on the requirement of two
hundred (200) square feet of common open
space per dwelling unit resulting in an open
space of 7,800 square feet required. The
current proposed plan includes 15,884
square feet of common open space which
this requir C open
space amenities include a courtyard with
seating, spas, pavilions, tables and chairs,
fire pits, and a water feature.

Ly
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Tuminaire Schedule
Synmol ety |Lawel Descrimtion Tag TLF | Luminaire | Luminaire | Total Mounting
Lumens Watts watts Height
m T PRSP TANDSCAPE TORNS SLOPE, WALL T.A60 | 3613 EH] 7397 B
MOUNTER
= 75 | LF_Motive Path_AJ100-T4 TANCSCATE FORRE MOTIVE BOLLA T 0.9 FEET] H
TYPE 4, HIGH @UTEUT
) T8 | LF_Motive Azea AJ500-T4-40F TANDSCAPE FORMS WOTIVE 12° PED | 0,860 | 1362 TR 17
POLE TYPE 4, LOW OUTBUT
L4
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disturbance area within the project limits.
A minimum of 20% of the disturbance area
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area, which exceeds this requirement.
Common open space requirements were
calculated based on the requirement of two
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OPEN SPACE AND TRAILS CONFORMANCE WITH EIS

LEGEND

PUBLIC / ALTERNATIVE TRANSPORTATION

OPEN SPACE DATA

PROPOSED PEDESTRIAN PATH (6,335 LF)

PROPOSED HIKING PATH (902 LF)
BOULDER BAY AASHTO BIKE LANE (2,905 LF)
EXISTING PLACER COUNTY AASHTO BIKE LANE

FUTURE NEVADA STATELINE TO STATELINE BIKEWAY
ACCESSEASEMENT

FUTURE AASHTO MULTI-USE PATH - NEVADA STATELINE TO

STATELINE TRAIL EASEMENT

GATHERING SPACE

COMMUNITY PLAN BOUNDARY

OUTDOOR PUBLIC SPACE - DOES NOT INCLUDE INDOOR
PUBLIC SPACE

OPEN SPACE

PARK SPACE

COMMON OPEN SPACE FOR RESIDENTIAL UNITS

1.TART BUS BAY x2

2. TRANSIT CENTER
-INFO KIOSK
- WAITING AREA

3. SHUTTLE STOPS /SKI/ NLTE
-INFO KIOSK
- WAITING AREA
4. CYCLIST SHOP
- COMPRESSOR
-BASIC TOOLS
-HYDRATION
5. BICYCLE STORAGE
6. ALTERNATE FUEL CAR SHARE CENTER

7. ELECTRIC BICYCLE RENTAL CENTER

AT LEAST TWO HUNDRED (200) SQUARE FEET OF COMMON OPEN
SPACE SHALL BE REQUIRED PER DWELLING UNIT FOR
DEVELOPMENT OF TWELVE (12) OR MORE UNITS

COMMON OPEN SPACE MAY BE COMPRISED OF ONE (1) OR MORE
OF THE FOLLOWING:

COURTYARD

LARGE LAWN AREA

PLLAYGROUND

TENNIS COURT

BASKETBALL COURT

SWIMMING POOL; AND

SIMILAR OUTDOOR RECREATION FACILITIES AS APPROVED
BY THE DIRECTOR OF COMMUNITY DEVELOPMENT

NoOsLNS

TOTAL UNITS PROVIDED = 39

TOTAL COMMON OPEN SPACE REQUIRED (39 X 200) = 7,800 SF MIN.

TOTAL COMMON OPEN SPACE PROVIDED = 15,884 SF

OPEN SPACE
PARK W DEED

79
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APPENDIX H
Scenic Analysis
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HAUGE BRUECK

ASSOCIATES

www.haugebrueck.com

Memorandum
SACRAMENTO
MAIL & DELIVERIES
P 916-283-5800
F 916-273-4054 To: Tom Jacobson, EKN Development Group
6151 Fair Oaks Blvd, Ste. 108
Carmichael, CA 95608 From: Rob Brueck
LAKE TAHOE Date: October 14, 2022
NO MAIL
P 775-267-7202 Subject: Scenic Quality Evaluation of Lake Tahoe Hotel & Residences

81

(formerly Boulder Bay) Project Revisions

This memorandum provides an evaluation of scenic quality associated with revisions to the Boulder Bay
project approved by TRPA in 2011 and documented in the site plans prepared by SB Architects for the
Lake Tahoe Hotel & Residences (50% Schematic Design — TRPA Review Submission dated 10/12/2022).
The evaluation focuses on how the proposed project revisions may change the scenic quality analysis and
conclusions included in the 2009 Draft Environmental Impact Statement for the project.

Lake Tahoe Hotel & Residences Project Revisions

With a change in ownership, the Boulder Bay project approved by TRPA in 2011 has been revised with a
modern interpretation of the traditional mountain vernacular in the region. The contemporary
architectural vocabulary will utilize clean lines, varied pitched roofs, deep terraces and balconies.
Expressing the context, it will feature a material palette of warm wood tones, accented by natural stone
with complimentary metal tones capturing and mirroring the magnificence of the Sierra Nevada
Mountains.

Figure 1 documents the 2011 approved Alternative C site plan and current proposal. Notable differences
include a reduction in the size of building F to expand the public plaza (e.g., the Grove) located in the
middle of the development and the addition of a guest arrival area located between buildings B and D.
With the new guest arrival location off of Stateline/Lake View Avenue, the current proposal eliminates
the proposed vehicular roadway (Boulder Way) that would have paralleled State Route 28 (SR 28) behind
buildings G and H.

Figure 2 documents examples of changes to building design and architectural character with a comparison
of elevations for building F (top two elevations) as viewed from the interior plaza (e.g., the Grove) and
building H (bottom two elevations) as viewed from SR 28. The first elevation represents the building
design as approved in 2011. The second elevation represents the current design revision.

Under the project revisions, the configuration of proposed buildings would not be substantially changed,
but would include slight changes to footprint size, placement and architectural design. Therefore, this
evaluation focuses on the changes relative to the original analysis included in the Boulder Bay Draft
Environmental Impact Statement (DEIS).

Page 1
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Figure 1: Site Plan Comparison

Previously Approved Alternate C - Landscape lllustrative

Proposed Design Revision - Landscape lllustrative
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Figure 2: Comparison of Building F (top) and Building H (bottom) Elevations
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TRPA SCENIC RESOURCE UNITS

The 2009 DEIS provided a description of the visual setting and scenic resources of the project area,
identified scenic impacts that would result from implementation of the Project (Alternative C), and
recommended scenic mitigation measures. The Project area is visible from the portion of SR 28
designated as Roadway Unit 20D: North Stateline (highlighted blue in Figure 3) and Shoreline Unit 23:
Crystal Bay (Figure 10) from Lake Tahoe.

The following evaluation describes the applicable scenic resources that were addressed in the 2009 DEIS
and provides an analysis of how the proposed project revisions may change the scenic quality conclusions
that were identified for the project.

Roadway Travel Unit 20D (North Stateline Casino Core)

The Project area is located along the portion of SR 28 originally designated as Scenic Roadway Unit 20.
In 2001, TRPA divided this Roadway Unit into four sub-units because of its length and diversity of
character. The Washoe County portion of the Roadway Unit was relabeled 20D. The scenic quality
rating is based on foreground, middleground and background views, views to the lake from the roadway,
and other special features. The 2019 scenic quality wavel route ratings are listed on TRPA’s website
(https://thresholds.laketahoeinfo.org/ThresholdIndicator/Detail/58). Roadway Unit 20D: North Stateline
Core is a nonattainment area with a threshold composite score of 13.5 out of a possible score of 30; any
units with a score of 15 or less are considered nonattainment areas in need of visual improvements.

Figure 3: Roadway Unit 20D (North Stateline Casino Core)

The 2009 DEIS (HBA, page 4.5-2) provided the following setting information for Roadway Unit 20D.
This unit score increased from 13 in 2001 to 13.5 in 2006 due to the removal of a billboard (note: no
changes have been made to the unit scores since 2006). Near the project site, the scenic quality is rated as
low due to the poor quality of the high-density commercial uses and housing. This roadway unit is
categorized as an “urban, rural transition visual environment.” The segment of the roadway unit in the
project area is categorized as an urban environment. Urban scenic highway corridors are generally
urbanized areas where man-made development is the dominant visual feature. According to the TRPA
Scenic Quality Improvement Program (SQIP), the Stateline area is considered an “area of concern” due to

Page 4
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a disorganized visual character that contains poorly designed and/or maintained structures placed close to
the roadway with little landscaping, uncoordinated signage, and visible overhead lines and satellite dish
antennae. In addition, highly visible parking directly off SR 28 further affects the visual quality and
contributes to traffic issues that also affect the visual character of the Stateline area. The SQIP also states
that the scale, height and density of structures in the casino core are problematic and in contrast with the
surrounding area. The SQIP recommends landscaping along the roadway and within developments
(Chapter 30), signage consistent with TRPA guidelines (Chapter 26), landscape screening, and
architectural upgrades to the casino buildings so that they reflect the natural character of Lake Tahoe.
The Project responds to this recommendation by including landscaping along public roadways,
integrating signage into the pedestrian amenities and building facades, and replacing the large monotone
exterior of the Biltmore casino structure with building colors and materials more in line with the nearby
natural landscape.

Roadway Unit 20 has an overall scenic quality rating of 2 and a rating of 2 for each of the scenic quality
rating indicators (SQIP 1988 rating). Scenic quality rating indicators include: 1) Unity — the extent in
which a landscape feature can be described as cohesive, 2) Vividness — a memorable or distinct quality, 3)
Variety — the intermixture of interesting elements of a landscape unit, and 4) Intactness — the extent to
which a landscape retains its natural condition.

Impact SR-2 of the DEIS (page 4.5-46) concludes that:

“the Project will result in site changes visible from SR 28 and Lake Tahoe. Views of project
structures will be minimal from Lake Tahoe (DEIS Figure 4.5-12), and will not be visible from
Scenic Recreation Units 7 or 8 (DEIS Figure 4.5-3). The project will be highly visible from SR
28, other local roadways and adjacent casinos and residences. While the project will be highly
visible from SR 28, redevelopment of the project area will improve the architectural character of
the area, will increase and improve landscaping, and will include the restoration of several
previously disturbed areas (e.g., the former Tahoe Mariner site, Crystal Bay Motel, and the offsite
Stateline mini-park site under a Boulder Bay agreement with Placer County).”

Key takeaways from the DEIS analysis of the original Project (Alternative C) include:

¢ Despite the increase in foreground structural elements at this location compared to the
existing surface parking lot, the project would not decrease views through the project area to
the ridgeline located to the northwest;

e Structures set back less than 60 feet from the State Route 28 edge of pavement may not
exceed three stories tall, buildings G and H shall be reduced to two stories tall;

e While the project will be highly visible from SR 28, redevelopment of the project area will
improve the architectural character of the area, will increase and improve landscaping, and
will include the restoration of several previously disturbed areas;

¢ All of the structures would utilize the “Alpine Elegance” style of architecture promoted in the
Community Plan and TRPA design guidelines. Buildings will consist of wood and stone
treatments, gables, overhangs, and multiple planes;

¢ Reflective building materials shall be avoided and any metal roofing shall be consistent with
TRPA recommended materials and colors;
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¢ The spacing of the proposed buildings provides several viewsheds into and through the
project area to the ridgeline behind as viewed from SR 28;

¢ While the existing casino structure is highly visible from SR 28 and does not blend with the
natural background views, the structures (buildings G and H) closest to SR 28 under
Alternative C are less dense, less massive, and more in character with the urban and natural
landscape of Crystal Bay;

¢ The area will remain predominantly urban, but will also include some improvement with the
removal and restoration of the Crystal Bay Motel, development of the mini-park at the
Stateline under a Boulder Bay agreement with Placer County, and proposed landscaping
along pedestrian spaces;

¢ The removal of the storage area located below Lakeview Avenue and its replacement with the
realigned Wassou Road and building’s A and B will not adversely affect overall visual
quality because neither the proposed buildings or roadway modifications will block existing
views of Lake Tahoe as seen from the northern end of the project area or the adjacent
residential neighborhood to the north.

¢ However, the upper floor and roofline of building A will be highly visible from passing
motorists due to the proximity of the building’s location to SR 28. Based on the loss of
natural views from SR 28 viewpoints due to the visibility of building A’s roofline, this impact
was identified as significant. Mitigation measure SR-1B (Redesign building A) was included
in the DEIS to reduce the potential impact to less than significant.

In summary, the 2009 DEIS (page 4.5-49) documented anticipated benefits to the roadway unit ratings
from implementation of the Alternative C Project as follows:

“Table 4.5-6 documents the changes to scenic roadway and shoreline unit travel route ratings for
Alternative C. Roadway Unit 20D will see a 1.5 point improvement to the threshold composite
with the increased scoring for manmade features and roadway distractions. The Roadway Unit
20D man-made features travel route rating criteria will improve from 2.5 to 3.5 as a result of the
removal of man-made distractions including approximately 0.5 mile of overhead utilities, non-
conforming signage (including the 60 foot tall Tahoe Biltmore sign), the Crystal Bay Motel, and
the 76-foot tall Tahoe Biltmore hotel and casino building which does not provide adequate
setback from SR 28. This improvement is limited to 1 point because of the increase in overall
man-made features within the project area, including new man-made features on the northern end
of the project area in the location of the open space required in the current Tahoe Mariner
Settlement Agreement. The roadway distractions travel route rating criteria will improve from 3
to 3.5 as a result of the removal of two uncontrolled curb cuts on SR 28 (current Tahoe Biltmore
parking lot access points and Reservoir road) and improvements to pedestrian and bicycle
amenities along SR 28 that will improve pedestrian-auto safety.”

As part of the Project approval in 2011, deed restricted open space outlined in the Tahoe Mariner
Settlement Agreement was relocated to other areas in the Boulder Bay project area. This
relocation allowed for the consolidation of urban land uses on the southern end of the project area
and preservation of the entirety of the far northern end.
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Table 4.5-6

Alternative C - Scenic Roadway and Shoreline Unit Travel Route Ratings

Roadway Unit 20D Shoreline Unit 23
Existing Rating Change Existing Rating Change

Manmade Features 2.5 35 1 1

Roadway Distractions 3 3.5 - -

Road Structure 3 3 -- -

Lake Views 1 1 - -

Landscape Views 1 1 3 3

Variety 3 3 3 3

Threshold Composite 13.5 15.0 7 7
Status Non-attainment | Non-attainment Non-attainment Non-attainment

Source: Hauge Brueck Associates, 2009

Note: Changes as a result of the Project would improve the Roadway Unit 20D rating.

Analysis of Revised Project

To assist with this evaluation, updated photographic simulations (Figures 4 to 8) were prepared by project
architects (SB Architects, 2022) to show how the revised Lake Tahoe Hotel & Residences Project design
compares to the scenic quality analysis prepared for the Boulder Bay Project (Alternative C) in the 2009
DEIS. Each viewpoint (with the exception of Figure 8§ which provides a new viewpoint location for this
study) includes the existing condition, the 2009 simulation prepared for Alternative C and the simulation
prepared for the current Project revision (2022). As shown in the simulations, the proposed revision to
building location, footprint and architectural style result in minimal change to the overall building height
and massing that was documented in the 2009 DEIS simulations. Noticeable changes are evident from
viewpoints 13 and 14 (Figures 4 and 5).

At viewpoint 13 (SR 28 and Stateline) the casino facade (building E on left side of the image) is closer to
the viewpoint location in the revised plan and somewhat wider and taller. However, neither the 2009 or
current building design block views of a mapped TRPA scenic resource or ridgeline from this viewpoint,
and both offer an improvement to building setback from the roadway, architectural style, and landscaping
as compared to the existing Biltmore structure. At viewpoint 14 (Biltmore parking lot from SR 28), the
revised location, size and architectural design of buildings G and H will continue to provide views
through the project site of the ridgeline to the west and improve manmade features by replacing existing
surface parking and retaining walls with buildings and landscaping that are consistent with Area Plan
community design goals.

At viewpoint 15, building A is now seen alongside the roadway in the existing condition photo, as it was
completed as Phase 1A in 2018. As shown in the 2009 simulation (Figure 6), vegetative planting was
proposed along the roadway on either side of the park access roadway to screen the lower floors of the
building. The landscaping proposed alongside SR 28 for the 2009 Project was revised as part of project
review in 2017 to address changes to the park entrance roadway configuration (green areas highlighted on
Figure 9), but has not been effective at providing the screening simulated during the DEIS analysis. It is
likely that the small existing conifers will take another 5 to 10 years of growth to provide the proposed
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level of building screening. As such, additional landscaping, consisting of larger diameter trees, shall be
required on each side of the park access roadway to improve screening of the building A ground level
floors as viewed from the SR 28 viewpoint. Figure 9 shows the location of the required supplemental
planting and the Figure 6 simulation documents the additional planting on each side of the park entrance
roadway that is necessary to comply with the DEIS screening mitigation. The proposed supplemental
planting includes 2 evergreen trees approximately 10-12 feet tall on the south side of the park access
roadway and 3 evergreen trees approximately 10-12 feet tall on the north side of the park access roadway.

A new viewpoint (Figure 8) was added for this analysis to document potential changes to viewpoints
while traveling north on SR 28. As shown in this new viewpoint location, existing vegetation that is
proposed to remain within the SR 28 right of way along with proposed landscaping within the pedestrian
corridor provides effective screening of proposed buildings (e.g., buildings G and C) and the south side of
building A. As such, the existing vegetation shown in the simulation (highlighted in green) shall be
protected and maintained in this location. A review of the site plan confirms that these four evergreen
trees are healthy and will not be damaged during grading for utilities or the building G site preparation.
Each of the trees is on the SR 28 side of the proposed pedestrian walkway and over 20 feet from the
building G foundation.

At viewpoint 16, the simulation for the revised Project is consistent with the building height and massing
proposed in the 2009 DEIS. From this Lake View Avenue viewpoint located above the Project in the
residential neighborhood, the proposed buildings will not obstruct views to Lake Tahoe nor the ridgelines
beyond.

Conclusion

In each viewpoint location, the revised Project structures are consistent with the building design, location
and massing analyzed in the 2009 DEIS. Therefore, with the recommendations summarized below (e.g.,
protect the existing trees shown in the new simulation viewpoint and supplement building A vegetative
screening), the revised project does not result in new scenic quality impacts associated with the overall
threshold composite score for Roadway Unit 20D, nor does it require additions to the existing mitigation
measures included in the DEIS. The scenic quality threshold improvement scores identified in the 2009
DEIS (Table 4.5-6) should continue to be realized following Project construction and subsequent TRPA
evaluation.

Summary of Recommendations

1. Additional landscaping, consisting of taller evergreen trees, shall be required on each side of the
park access roadway to improve screening of the building A ground level floors as viewed from
the SR 28 viewpoint 15 (see areas highlighted in green on Figure 9 and the simulated planting
plan on Figure 6). These trees shall be included on the Project landscaping plan for TRPA review
and approval as part of the Permit Revision process.

2. Existing vegetation located adjacent to building G consisting of four conifer trees within or near
the SR 28 right of way and shown in the photo simulation (see trees highlighted in green in
Figure 8) shall be protected and maintained as part of the Project plans.
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Figure 4: Viewpoint 13 from SR 28 and Stateline

EXISTING SITE CONDITIONS - UPDATED

View comparison when approaching the project site from the south along Highway SR
28 at the intersection of State Line Road.

PREVIOUSAPPROVED ALTERNATEC

PROPOSED DESIGN REVISIONS
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Figure 5: Viewpoint 14 from SR 28

EXISTING SITE CONDITIONS - UPDATED PREVIOUS APPROVED ALTERNATE C

View comparison when driving past the sweeping curve from west moving north along
the project site on Highway SR 28.

KEY PLAN

PROPOSED DESIGN REVISIONS
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Figure 6: Viewpoint 15 from SR 28 Looking South at Building A (Phase 1)

SITE CONDITIONS PRIOR TO BUILDING A

EXISTING SITE CONDITIONS

PREVIOUS APPROVED ALTERNATE C

PROPOSED LANDSCAPE ADDITIONS
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Figure 7: Viewpoint 16 from Lake View Avenue

EXISTING SITE CONDITIONS - UPDATED

VIEW 04 - FROM LAKE VIEW AVE.

View comparison when approaching the site from the east along Lakeview Ave. The
highest level of building massing is shown being obscured by trees along the road. The
clear view of the lake horizon is indicated along with the distant mountain ridge lines
beyond.

KEY PLAN

s,

PREVIOUS APPROVED ALTERNATE C

PROPOSED DESIGN REVISIONS
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Figure 8: New Viewpoint Looking North on SR 28

EXISTING SITE CONDITIONS PROPOSED DESIGN REVISIONS

VIEW O5 - ADDITIONAL VIEW FROM SR 28

View comparison when driving north along SR 28 past buildings G, approaching Big
Water Drive and existing condo buildings of Phase A.

The two story volume of building G is described screen intermittently by landscape
elements and trees. Included in this view are the pedestrian improvements along the
SR 28 frontage.

KEY PLAN

The larger trees anchoring the building C amenity area help screen the volume of the
building beyond.
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Figure 9: 2022 Planting Plan for Building A Screening
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Shoreline Travel Unit 23 (Crystal Bay)

The Project area is located west of Crystal Bay (Shoreline Unit 23) on Lake Tahoe’s north shore between
King’s Beach and Incline Village (see blue highlighted area on Figure 10). Shoreline Unit 23: Crystal
Bay is a nonattainment area with a threshold composite score of 7.5 out of a possible score of 15; any
units with a score of 7 or less are considered nonattainment areas in need of visual improvements. Unit
23 is considered nonattainment because the current composite score of 7.5 is less than the score of 11 that
was recorded in 1982.

The 2009 DEIS (HBA, page 4.5-3) provided the following setting information. “Near the project site,
shoreline views from Lake Tahoe are primarily of homes interspersed with trees and other vegetation
along rocky slopes and cliffs. The spread of visible structural development in the past led to a lowering of
the shoreline travel route rating near the project area. Mountain ridges are visible in the background,
while middle and foreground views contain the natural landscape of trees, shrubs and rocky slopes
interspersed with residences and other structures. The Project area is located east of Stateline Point, a
distinctive and rocky point on Lake Tahoe and therefore not visible from Brockway (Shoreline Unit 22).”
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Figure 10: Shoreline Unit 23 (Crystal Bay)
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Analysis of Revised Project

Impact SR-2 of the 2009 DEIS discloses that the top floor and roofline of building C will be visible from
Lake Tahoe (page 4.5-46) through an existing forest clearing, but concludes that the visible portion of the
structure will not exceed the height of the existing trees and would be similar to the visibility of the
existing Crystal Bay Motel that is proposed for demolition. The DEIS concludes that Alternative C
development will only be visible where existing development is currently visible, and so the impact as
viewed from Lake Tahoe viewpoints is considered to be less than significant. The project revisions would
not substantially increase the height or location of building C and therefore the 2009 DEIS impact
conclusions for Shoreline Unit 23 would remain unchanged.

Scenic Recreational Resources

In addition to the roadway and shoreline unit resources discussed above, there are scenic recreational
resources nearby the project site including Burnt Cedar Beach (Unit 8), Incline Beach (Unit 7) and Ski
Incline (Unit 6), all of which are located east of the project area. The 2009 DEIS (page 4.5-4) provides
the following setting information for these nearby recreational resources:

“Ski Incline includes distant views of the lake and southwestern shores, while the two beaches
provide wide views of the lake and surrounding shorelines. Each scenic recreation area is rated in
attainment as shown in Table 4.5-2. According to the 2001 scenic quality rating, development at
Stateline, primarily road cuts and structures extending above the canopy level or located on the
slopes of Crystal Bay are visible from the beaches and detract from the natural scenic quality.
Views toward the project area from the beaches are shown in Figure 4.5-3. Views from Ski
Incline do not include the project site due to distance, topography and screening vegetation (as
viewed from the ski resort) at the ski resort; therefore, they are not included in the figure.”
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DEIS page 4.5-21 documents that the project area is not visible from the two Incline beaches or other
recreational areas to the west. Therefore, no additional analysis of recreational resources is required.

“As discussed under Scenic Recreation Units 7 and 8, the project site is not visible from area
beaches located to the east because of the distance between the beaches and the project area.
From the west, the project site is not visible from the lake or SR 28 due to intervening topography
and vegetation located on Stateline Point.”
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From: Austin Bergquist
To: Bronczyk. Christopher
Cc: Tom Jacobson
Subject: 5-Year Approval Period for WALT SUP"s
Date: Friday, August 11, 2023 9:16:26 AM
Attachments: imaqge001.png

image002.png

image003.png

image004.png

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

Chris —

Per our application on Accella for Special Use Permits for the Waldorf Astoria Lake Tahoe submitted
August 8, 2023, EKN Tahoe LLC, the Applicant, formally requests a 5-year approval period.

Thank you,

Austin Bergquist

Project Manager

austin@ekndevgroup.com EKN Development
C: (949) 887-9129 220 Newport Center Drive,
STE 11-262

Newport Beach, CA 92660

ina @ www.ekndevelopment.com

This message and its contents are confidential. If you are not the intended recipient of this
message, you may not disclose, print, copy or disseminate this information. If you have received
this in error, please reply and notify the sender (only) and delete the message. Instead, please
inform the sender and then delete it. Thank you.
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TAHOE Mail Location Contact
REGIONAL PO Box 5310 128 Market Street Phone: 775-588-4547
PLANNING Stateline, NV 89449-5310 Stateline, NV 89449 Fax: 775-588-4527
AGENCY www.trpa.gov
STAFF REPORT

Date: January 18, 2023

To: TRPA Governing Board

From: TRPA Staff

Subject: Presentation on the Waldorf Astoria Project, State Route 28, Crystal Project,

Bay, Nevada, Assessor’s Parcel Number 123-051-02, et.al, TRPA File Number
ERSP2022-0138-01

Summary and Staff Recommendation:

TRPA and the project applicant will give presentations on the project which is scheduled for
Governing Board review and action at the February 2023 meeting. The staff report is not
requesting formal action from the Governing Board on this item and is informational only.

Background:
This project is a proposed plan revision to the Boulder Bay Project that was approved as part of

the TRPA Community Enhancement Project Program at the April 2011 Governing Board meeting.
The Governing Board action included certification of an Environmental Impact Statement (EIS).

The site of the Boulder Bay Project currently consists of the four-story Tahoe Biltmore Lodge and
Casino, six cottages, a two-story administrative building, two former hotel cottage units now
vacant, and a storage building. The project area also includes two parcels located across
Highway 28 from the Biltmore. The two parcels include the Crystal Bay Motel, the adjacent
office building, and an overflow parking lot. The Boulder Bay Project area consists of a total of
16.26 acres on 13 separate parcels. The project area slopes from southeast to northwest - rising
approximately 40 feet in elevation from the southern frontage along State Route 28 to the rear
(north) of the current Biltmore parking lot and rises 80 feet in elevation to the intersection near
Lakeview and Reservoir roads.

The Community Enhancement Project Program (CEPP) was designed to seek out “net
environmental gain” solutions for the Lake Tahoe Basin by implementing environmental
improvements. The focus of the CEPP was to encourage revitalization projects in town centers
and recreation areas that demonstrate substantial environmental, as well as social and long-
term economic benefits. Commodities such at Tourist Accommodation Bonus Units were
awarded to projects in exchange for a project constructing environmental improvements above
and beyond mitigation requirements. The Boulder Bay project was one of nine mixed-use,
redevelopment proposals which were accepted into the CEPP in February 2008 by the TRPA
Governing Board.

Boulder Bay, LLC, the original project applicant, received a permit to redevelop the existing
Tahoe Biltmore Hotel and Casino site into a mixed-use resort. The proposed project was
designed to replace the existing facilities, which are substantially past their life cycle. The
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proposed project included the following EIP projects; Nevada Utility Undergrounding Projects -
Phase I, Brockway Residential Water Quality Improvement Project, and North Stateline
Community Plan Lake Vista Mini-Park. The proposed project also include onsite infiltration
galleries and detention basins sized to capture, treat and infiltrate peak flow volumes from a 50-
year, 1-hour storm event and reduce existing land coverage by 15.8% within the community
plan area.

The project area is approximately 16 acres, and the approved project consists of eight new
buildings to be used for hotel, residential, gaming and commercial use, in addition to
underground parking facilities, pedestrian village, community park and open space, and an
integrated on-site stormwater treatment system. Specifically, the approved project consists of
the following elements:

e 275 tourist accommodation units;

¢ 59 whole ownership condominiums;

¢ 14 “on site” affordable employee housing units (14 two-bedroom units) and 10 "infill"
affordable housing units in one- and two-bedroom units to be located within a 10-mile radius of
the project for a total of 38 deed restricted affordable housing bedrooms;

¢ 18,715 square feet of commercial floor area within a two-acre public gathering space and
pedestrian village);

* 67,338 square feet of hotel and accessory uses

¢ 10,000 square feet of casino (reduced from 29,744 square feet of existing gaming area);

¢ 460 total parking spaces (450 in underground structures);

¢ 5.7 acres of open space with 1.87 acres designated for two public parks to be built and
maintained by Boulder Bay and 1.20 acres for passive hiking trails and scenic overlook; and
¢ Pedestrian paths, hiking paths, and bicycle lanes.

Since the project was approved the following project elements were constructed:

e A public park located immediately east of the project site,

e Alarge stormwater basin located across Highway 28 near the CalNeva Hotel which will not
only collect project storm water but also collects and treats NDOT, CalTrans, Placer and
Washoe County stormwater flows and has abated neighborhood flooding,

e Eighteen attached condominiums known as Granite Place at Boulder Bay Lake Tahoe located
on Highway 28 on the eastern side of the project area, and

e Partial construction of a connector road between Lakeview Avenue and Wassou Road

Construction of these approved project elements represents diligent pursuit of the project and
therefore the project permit remains valid.

Revised Project Description:

The proposed plan revision to the approved Boulder Bay project permit involves full build-out of
the remaining approved project with changes. All environmental improvement projects
previously approved as part of the original project will also be incorporated into the revised
project.

The mix and type of units have been refined and vary in size and count. The revised project
reduces the number of hotel units from 275 to 76 and increases the number of residential

AGENDA ITEM NO. VIII.D

WSUP23-0025
EXHIBIT K

106



condominium units from 59 to 79 which includes the previously constructed 18 units in the
building that fronts Highway 28. This results in a net reduction of 157 units, a 47 percent
reduction in density. Of the 61 residential condominium units remaining to be built, up to 22 will
include lock-off options. This reduction in density allows additional space for amenities to
support the level of service necessary to achieve the desired resort experience. There is no
change to the approved gaming, commercial or employee housing components.

The revised project does not reduce the number of approved buildings, and their configuration
remains substantially unchanged. It does involve slight changes to footprint size, placement and
architectural design. The approved project’s architectural character has been refined with
orientation of the roof shapes and additional features that are consistent with the recently
adopted Tahoe Area Plan. Height and massing are consistent with the approved project
evaluated in the EIS.

The approved project’s internal driveway (Boulder Way) has been eliminated and the size of one
of the buildings is reduced to expand the public plaza (the “Grove”) in the middle of the
development and add a guest arrival area. These revisions allow for an outdoor plaza and
include preservation of a collection of mature pines creating a “grove”, an amphitheater placed
into the grade change to reduce vertical terracing toward the hotel, opportunities for year-
round events (concerts, plays, etc.), retail focused inward rather than outward toward Highway
28 and a central gathering place open to the public as well as to guests and residents of the
development.

As a result of the decrease in density, vehicle miles traveled will be reduced from the approved
project and the existing condition. The primary entrance to the approved project has been
moved from Highway 28 to Lakeview Avenue. The approved road (Wellness Way) that has yet to
be constructed that will extend from Highway 28 to Wassou Way, will be a road open to the
public to provide an alternative access to the neighborhood since Reservoir Drive, located in the
middle of the project area, will be abandoned to provide room for the development.

The drainage plan has been updated to incorporate improved technology which will enhance
treatment. The plan also increases water quality treatment and storage on-site. New infiltration
basins, water quality improvement methodology, and techniques for low-impact development
are retained to achieve the approved sediment reduction. To improve accessibility for
maintenance, the water quality facilities have been reconfigured. Land coverage and open space
are unchanged compared to the approved project.

Contact Information:
For questions regarding this agenda item, please contact Paul Nielsen, TRPA Special Project
Manager, at (530) 318=6025 or pnielsen@trpa.gov.

Attachment:
A. Waldorf Astoria Project
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Attachment A

Waldorf Astoria Project
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APPROVED BOULDER BAY PROJECT ELEVATION
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PLANNING Stateline, NV 89449-5310 Stateline, NV 89449 Fax: 7755884527

TAHOE Mail Location Contact
REGIONAL PO Box 5310 128 Market Street Phone: 7755884547
AGENCY www.trpa.org

PLAN REVISION PERMIT

PROJECT DESCRIPTION: Waldorf Astoria Mixed Use Community Enhancement Program Project

PERMITTEE: EKN Development Group FILE No: CEPP2014-0138-01

COUNTY/LOCATION: Washoe / 5 State Route 28 APNs: 123-051-02, et.al

Having made the findings required by Agency ordinances and rules, the TRPA Governing Board approved
the project on April 26, 2023, subject to the standard conditions of approval attached hereto
(Attachment Q and R), and the special conditions found in this permit, all previous plan revision permits,
and in the original permit approved by the TRPA Governing Board on April 27, 2011.

This permit shall expire on April 27, 2014, without further notice unless the construction has commenced
prior to this date and diligently pursued thereafter. Commencement of construction consists of pouring
concrete for a foundation and does not include grading, installation of utilities or landscaping. Diligent
pursuit is defined as completion of the project within the approved construction schedule. The
expiration date shall not be extended unless the project is determined by TRPA to be the subject of legal
action which delayed or rendered impossible the diligent pursuit of the permit.

NO TREE REMOVAL, CONSTRUCTION OR GRADING SHALL COMMENCE UNTIL:

(1) TRPA RECEIVES A COPY OF THIS PERMIT UPON WHICH THE PERMITTEE(S) HAS ACKNOWLEDGED RECEIPT OF
THE PERMIT AND ACCEPTANCE OF THE CONTENTS OF THE PERMIT;

(2) ALL PRE-CONSTRUCTION CONDITIONS OF APPROVAL ARE SATISFIED AS EVIDENCED BY TRPA’S
ACKNOWLEDGEMENT OF THIS PERMIT;

(3) THE PERMITTEE OBTAINS A COUNTY BUILDING PERMIT. TRPA’S ACKNOWLEDGEMENT IS NECESSARY TO
OBTAIN A COUNTY BUILDING PERMIT. THE COUNTY PERMIT AND THE TRPA PERMIT ARE INDEPENDENT OF
EACH OTHER AND MAY HAVE DIFFERENT EXPIRATION DATES AND RULES REGARDING EXTENSIONS; AND

(4) ATRPA PRE-GRADING INSPECTION HAS BEEN CONDUCTED WITH THE PROPERTY OWNER AND/OR THE
CONTRACTOR.

° Digitally signed by Paul Nielsen
Paul Nielsen ot moms 4.27.2023

Date: 2023.04.27 15:23:00 -07'00"

TRPA Executive Director/Designee Date

PERMITTEE’S ACCEPTANCE: | have read the permit and the conditions of approval and understand and accept them.
I also understand that | am responsible for compliance with all the conditions of the permit and am responsible for
my agents’ and employees’ compliance with the permit conditions. | also understand that if the property is sold, |
remain liable for the permit conditions until or unless the new owner acknowledges the transfer of the permit and
notifies TRPA in writing of such acceptance. | also understand that certain mitigation fees associated with this
permit are non-refundable once paid to TRPA. | understand that it is my sole responsibility to obtain any and all
required approvals from any other state, local or federal agencies that may have jurisdiction over this project
whether or not they are listed in this permit.

A e N Date 05-08.2023

Signature of Permittee(s)

PERMIT CONTINUED ON NEXT PAGE
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TRPA FILE CEPP2014-0138-01
APNs 123-051-02, 123-052-02, 123-052-02, -03, -04; 123-053-02, -04, 123-054-01,
123-071-04, -034, -035, -036, -037

Excess Coverage Mitigation Fee (1): Amount $ Paid Receipt No.
Project Security (2): Amount $ Type Paid Receipt No.___
Project Security Administrative Fee (4): Amount $ Paid Receipt No.
Additional Project Security (3): Amount $ Type Paid Receipt No.__
Project Security Administrative Fee (4): Amount $ Paid Receipt No.

Notes:

(1) See Special Condition 5.F below.

(2) Amount to be determined. See Special Condition 5G, below.
(3) Amount to be determined. See Special Condition 5H, below.
(4) See TRPA Filing Fee Schedule.

Required plans determined to be in conformance with approval: Date:

TRPA ACKNOWLEDGEMENT: The permittee has complied with all pre-construction conditions of
approval as of this date:

TRPA Executive Director/Designee Date
SPECIAL CONDITIONS
1. This plan revision permit authorizes the full build-out of the remaining approved project with

changes. The revised project reduces the number of hotel units from 275 to 134 (which includes 22
loc-off units) and decreases the number of residential units from 59 to 43 which includes the
previously constructed 18 units in the building that fronts Highway 28. This results in a net
reduction of 157 units. Approved gaming floor area is 10,000 square feet and the approved
commercial floor area is 18,700 square feet. The employee housing component consists of 14 “on
site” affordable employee housing units (14 two-bedroom units) and 10 "infill" affordable housing
units in one- and two-bedroom units to be located within a 10-mile radius of the project for a total
of 38 deed restricted affordable housing bedrooms.

The approved project’s internal driveway (Boulder Way) has been eliminated and the size of one of
the buildings is reduced to expand the public plaza (the “Grove”) in the middle of the development
and add a guest arrival area. The primary entrance to the approved project has been moved from
Highway 28 to Lakeview Avenue. The previously approved road (Wellness Way) will extend from
Highway 28 to Wassou Way, will be a road open to the public to provide an alternative access to
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the neighborhood since Reservoir Drive, located in the middle of the project area, will be
abandoned to provide room for the development.

The approved project included water quality treatment that exceeded required minimum the
water quality treatment standard which is to treat the runoff from the 20-year,one-hour storm.
The approved project and the revised project will treat runoff from the 50-year, one-hour storm
event on-site through a series of collection systems, infiltration and detention basins, drop inlets,
pre-treatment vaults, underground infiltration vaults and underground piping to intercept runoff
generated in the project area. The revised project water quality treatment plan uses a better
design and technology to achieve water quality treatment and long-term operations and
maintenance than the system included in the approved Project and studied in the EIS.

The approved water quality BMPs include three components: CDS Hydrodynamic Separator,
Stormwater Management StormFilter and Corrugated Metal Pipe (CMP) Stormwater Detention
and Infiltration.

The CDS Hydrodynamic Separator is first in line and captures debris, sediment and hydrocarbons
from stormwater runoff and is sized for the 50-year, 1 hour storm event. The Stormwater
Management StormFilter , second in line, is comprised of media-filled cartridges that trap
particulates and absorb pollutants from stormwater runoff. It is also designed to capture the 50-
year, 1 hours storm event. The last stormwater treatment component, the CMP is perforated for
captured runoff to infiltrate the soil and is sized to detain the 100-year, 1 hour storm event.

Land coverage and open space are unchanged compared to the approved project.

The project has commenced construction pursuant to previous approvals and the project
expiration date is tied to the construction schedule required below. To ensure the project is
diligently pursued to keep the permit valid, construction must occur in the 2023 building season.

2. All mitigation measures included in the Draft and Final Environmental Impact Statement (DEIS &
FEIS) for the Boulder Bay Community Enhancement Program Project are incorporated into this
permit by reference.

3. The Standard Conditions of Approval listed in Attachment Q and R shall apply to this permit.

4, All requirements of the Third Amendment to Settlement Agreement Regarding
Tahoe Mariner and Boulder Bay Project are conditions of this permit whether explicitly discussed
in this permit or not.

5. Prior to permit acknowledgement, the following conditions of approval must be satisfied:

A The Permittee shall submit a Boulder Bay EIS and TRPA Permit Compliance Report to
TRPA for review and approval. This report shall address all required and applicable project
mitigation measures identified in the Final EIS and Special Condition 5 of this permit and
shall describe how and where these measures and conditions are satisfied in the final
plans for the project.
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B. The permittee shall provide a project construction schedule for review and approval by
TRPA staff that indicates construction of the revised project will commence starting in
the 2023 building season and continue every year after until the project is completed to
show diligent pursuit of the project.

C. The Permittee shall provide evidence that 1) adequate water rights recognized under the
laws of the state in which the use is to occur are furnished with the
development, 2) all basic service requirements for minimum fire flow will be met or
exceeded in accordance with Section 32.4.2., Table 32.4.2-10of the TRPA Code and 3) and
adequate sewer, water and electrical service requirements will be met or exceeded.

D. The Permittee shall submit calculations demonstrating that the proposed infiltration
facilities consisting of collection systems, infiltration and detention basins, drop inlets,
pre-treatment vaults, underground infiltration vaults and underground piping to intercept
runoff generated in the project area are sized accordingly for the slope and soil type of
the property, consistent with the infiltration mitigation requirements outlined in the
Boulder Bay DEIS and FEIS.

E. The permittee shall submit an Emergency Response Plan that identifies procedures for
employee and visitor evacuation in the event of facility failure from a catastrophic event.

F. The affected property has approximately 284,007 square feet of excess land coverage.
The permittee shall mitigate a portion or all of the excess land coverage on this property
by removing coverage within Hydrologic Transfer Area 9 (Agate Bay, Nevada) or by
submitting an excess coverage mitigation fee. To calculate the amount of excess
coverage to be removed, use the following formula:

Estimated project construction cost multiplied by the fee percentage of 5.0% (as
identified in Table 30.6.1-2 of Subsection 30.6.1.C.3. of the TRPA Code of
Ordinances) divided by the mitigation factor of 8. If you choose this option,
please revise your final site plans and land coverage calculations to account for
the permanent coverage removal.

An excess land coverage mitigation fee may be paid in lieu of permanently retiring land
coverage. The excess coverage mitigation fee shall be calculated as follows:

Coverage reduction square footage (as determined by formula above)
multiplied by the coverage mitigation cost fee of $18.00 per square foot for
projects within Hydrologic Transfer 9 (Agate Bay, Nevada). Please provide a
construction cost estimate by your licensed contractor, architect or engineer.

G. The security required under Standard Condition 1.B of Attachment Q shall be
determined upon the Permittee's submittal of the required Best Management Practices
plan and related cost estimate. The security shall be equal to 110 percent of the
estimated BMP costs. Please see Attachment J, Security Procedures for appropriate
methods for posting the security and for calculation of the required security
administration fee.
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H. The permittee shall post a security with TRPA as a requirement of the Third Tahoe
Mariner Settlement Agreement to ensure completion of the long term operation,
Maintenance and Monitoring of the constructed water quality improvements including
the public/private project with Placer County, the permittee shall, in conjunction with
TRPA staff, develop a long term maintenance and monitoring plan which addresses the
maintenance and monitoring aspects of all required BMPs, fertilizer application and
water quality. This plan will be based on a template provided by and agreed to by TRPA
and will include the submission of reports by the permittee as well as inspections by
TRPA. If additional post-project monitoring determines that TRPA discharge standards
are exceeded, then the TRPA security deposit shall be used to implement additional
water quality treatment needed in the East Stateline watershed and project area.

I The permittee shall record a deed restriction that will permanently assure that the 5.7
acres of open space with 3.07 acres dedicated as public park(s) including seating areas
with lake views, hiking trails and a scenic overlook built by the permittee shall be
maintained by the permittee shall remain as open/park space in perpetuity. Said deed
restriction shall be recorded prior to security release for the Sierra Park project (TRPA
Filet#t CEPP2014-0138-R01). The Permittee shall record the deed restrictions with the
Washoe County Recorder's Office and provide either the original recorded deed
restrictions or a conformed copy of the recorded deed restrictions to the TRPA.

J. Within 30 days of receipt of the deed restrictions identified for the following,
the Permittee shall provide the latest recorded grant deeds for all parcels
within the project area to TRPA. Once the grant deeds are received, TRPA shall
prepare the following two separate deed restrictions:

(1) A project area deed restriction for land coverage, development rights,
scenic assessments, and density purposes to be recorded against the
parcels; and

(2) A deed restriction that will permanently assure that the 38 residential
units identified for the moderate-income housing are only available to
moderate income employee households. All housing units shall be used
exclusively as residential dwellings by permanent residents, and shall be
occupied in accordance with local, regional, state and federal standards
for the assistance of households with moderate income occupants.

Such housing units shall be made available for rental or sale at a cost that
does not exceed the recommended state and federal standards.

K. The Permittee shall record the deed restrictions identified in Special Condition 5.)
(above) with the Washoe County Recorder's Office and provide either the original
recorded deed restrictions or a conformed copy of the recorded deed restrictions
to the TRPA.

L. The Permittee shall provide to TRPA a conformed copy of a TRPA approved recorded
deed restriction that is consistent with the Third Amendment to Settlement
Agreement Regarding Tahoe Mariner and Boulder Bay Project, documenting the
retirement of 9,914 square feet of the total existing gaming floor area within the
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project area.

M. The Permittee shall record a TRPA approved deed restriction that permanently restricts
the area where the Crystal Bay Motel is to be demolished as open space.

N. Permittee shall provide evidence that construction financing has been approved for the
construction of the project and the construction lender shall provide written assurance
to TRPA that its required loan documents have been executed and that construction
funds have been approved and are available prior to the commencement of the
proposed development. If the development is constructed in phases, then the evidence
of required financing shall be provided prior to commencement of construction of each
phase (if applicable).

0. The Permittee shall submit a dewatering plan to TRPA for review and approval prior to
acknowledgement of this permit in the event groundwater is encountered during
excavations. The dewatering plan shall provide for intercepted groundwater to be re-
infiltrated on-site or at a TRPA approved location.

P. The Permittee shall submit a fertilizer management plan consistent with Section 81.7 of
the TRPA Code of Ordinances for TRPA review and approval.

Q. The Permittee shall submit a complete Grading and Construction Plan for the project,
including construction phasing, coordination of construction and demolition work with
adjacent business operations, construction access, parking, material storage areas,
coordination of utility related construction, temporary BMPs, street sweeping, site clean
up, construction hours at a minimum of and consistent with Chapter 64 of the TRPA
Code. The permit requires construction activities, equipment, materials and runoff be
contained within the project area.

R. The Permittee shall enter into an agreement with Placer County Parks and Recreation to
participate in the removal of refuse at Speedboat Beach and the immediate area.

S. The permittee shall submit a Streetscape/Landscape Plan for the project for TRPA
review and approval consistent with the requirements of the Washoe County Tahoe
Area Plan. Said plan shall include both hardscape and softscape landscape elements;
planting materials and planting details, sidewalk details, paving material, colors and
textures, and lighting. (Note, signage requires separate TRPA review and approvals).
The landscape plan shall also include a strategy for tree replacement. All vegetation
shall be consistent with the requirements of Chapter 30 of the TRPA Code of
Ordinances, including the specification for sizing and species of plants.

T. The permittee shall submit a long-term monitoring (5 years minimum) and at a
minimum, a 20-year maintenance plan for all water quality and BMP improvements as
well as any other measures as described in the Monitoring and Mitigation Program of
the EIS for TRPA review and approval.
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u. The Permittee shall submit a monitoring plan to monitor the project’s Daily Vehicle Trip
Ends (DVTE), consistent with the Third Amendment to Settlement Agreement Regarding
Tahoe Mariner and Boulder Bay Project, for TRPA review and approval. If after 5 years
from project completion the monitoring determines that DVTE has increased beyond
the 2,915-trip projection identified in the FEIS, then the applicant shall permanently
retire existing development rights to reduce the DVTE to meet the 2,915 DVTE
projection.

V. The permittee shall submit a plan to implement an overnight guest parking fee and
parking validation program consistent with the above referenced Settlement Agreement
to create incentives for guests to utilize public transportation and onsite amenities.

W. The permittee shall submit a plan to implement the alternative transportation measures
as outlined in the Mitigation and Monitoring Program of the Final EIS, including, but not
limited to:

(a) A shuttle pick-up and drop-off to an area ski resort during the winter ski season.
(b) Beach access (including Speedboat Beach) shuttle service.

Some level of shuttle service shall be provided year-round, with adjustments made for
summer and winter peak seasons. During busy summer days, one proposed shuttle
vehicle shall make round trips between the project site and nearby beaches for 12 hours
a day, departing the project site once an hour.

X. The final plans plan shall be revised to include:

1. Aheated asphalt 'snow melting system' along Wellness Way designed to aid in the
melting of snow on the road surface.

2. Notes and details indicating the repaving of Stateline Road between SR 28 and Cove
Street using rubberized asphalt or other approved noise reducing road surfaces that
have shown acceptable noise reductions.

3. Inclusion of the Crystal Bay Hotel parcel into the project area. The site plan shall
include demolition and site restoration details for the area where the Crystal Bay

Motel will be demolished.

4. Permanent water quality BMPs for the office building and parking lot that will
remain on the site where the Crystal Bay Motel is to be demolished.

5. Notes indicating all utilities shall be placed underground.
6. Proposed snow storage calculations and locations of snow storage.

7. Final plans shall include lighting details that conform to the Code of Ordinances.
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AA.

BB.

CC.

DD.

8. Afinal landscape and irrigation plan showing the required proposed trees and shrubs
consistent with the exhibits and visual simulations submitted with the project
application.

9. The final plans shall demonstrate how new combustion appliances conform to the air
quality standards found in Subsection 65.1.4 and other applicable provisions of the
TRPA Code. TRPA emission standards shall be noted and compared to the published
emissions from proposed devices such as, but not limited to, water heaters and
central furnaces.

A BMP INSPECTION AND MAINTENANCE PLAN shall be submitted detailing necessary
maintenance activity and schedules for all BMPs installed on the property. All BMPs shall
be maintained subject to the INSPECTION AND MAINTENANCE PLAN approved as part of
this permit. All maintenance activities shall be recorded in a corresponding maintenance
log. This log shall be maintained for the life of the property and made available for
inspection by TRPA staff. If this log is not complete, TRPA will assume that maintenance
has not been performed and reserves the right to revoke the BMP Certificate of
Completion.

The permittee shall submit plans, cost estimates and installation schedule for the
installation of all required water quality improvements (BMPs) for the entire project area.
All required offsite BMPs including the BMPs associated with the Crystal Bay Motel
demolition site, the adjacent office building and associated parking lot. Further the
installation of all on-site BMPs shall be completed at the end of each construction phase.

The security required under Standard Condition A.3 of Attachment R shall be determined
upon the permittee’s submittal of required Best Management Practices plan and related

cost estimate. Please see Attachment J, Security Procedures, for appropriate methods of
posting the security and for calculation of the required security administration fee.

The permittee shall revise the final landscape plan to include additional landscaping,
consisting of evergreen trees (8 total trees, 8-10 feet in height), on each side of the park
access roadway to improve screening of the building A ground level floors as viewed from
the SR 28.

The final landscape plan shall indicate the existing vegetation located adjacent to building
G consisting of four conifer trees within or near the SR 28 right of way and shown in the
photo simulation (see trees highlighted in green in Figure 8 of final scenic evaluation
report prepared by Hauge Brueck Associates, dated October 14, 2022) shall be protected
and maintained as part of the project plans.

Final project plans shall include a reconfiguration/relocation of the existing crosswalk
located on Highway 28. The reconfiguration/relocation shall be determined in
coordination with NDOT, Washoe County and TRPA and shall consider adjacent
pedestrian circulation patterns on the north and south sides of Highway 28.
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EE.  Final project plans shall include a Class 1 bike trail along the project frontage in a location
determined through coordination with NDOT, Washoe County and TRPA.

FF.  The permittee shall submit a Dust Control Plan to be implemented during construction.
GG. The permittee shall submit a construction schedule and construction staging plan.
HH. The permittee shall submit final construction plans.

Il The Permittee shall obtain the approval from the Nevada Tahoe Regional Planning Agency
for the modification or retirement of any gaming area identified in this permit.

6. Upon issuance of a Certificate of Occupancy for the first completed phase of the Waldorf Astoria
project that requires employees to be on-site, the permittee shall implement the following
measures designed to reduce employee-related trips to and from the project:

A. Designation of an Employee Transportation Coordinator: The project controller will
designate an Employee Transportation Coordinator (ETC) to coordinate and implement
the transportation control measure activities required by the Employee Transportation
Plan.

B. Posting Alternative Transportation Mode Information: The project controller shall
provide to employer’s alternative mode information, including current schedules, rates
(including procedures for obtaining transit passes) and routes of mass transit service
serving the Crystal Bay area, including the Tahoe Area Regional Transit ("TART")
services, the North Lake Tahoe Express, and visitor shuttle service. In addition, the
project controller shall also provide information regarding the location of all bicycle
routes within at least a five-mile radius of the resort.

C. Bicycle Parking Facilities: Sufficient bicycle parking will be supplied to employees. The
Waldorf Astoria will provide bicycle parking for all bicycle commuters, as determined by
survey of employees. The bicycle parking facilities shallbe,at a minimum, Class Il
stationary bicycle racks, and will be located adjacent to the employee entrance,as well
as near the main hotel casino building entrance.

D. Preferential Carpool/Vanpool Parking. Parking spaces for aminimum of 4% of the
employees shall be designated as carpool parking. These spaces will be in the most
convenient location to access the employee entrance. In order to ensure proper
usage of these spaces, signs or pavement marking shall be installed to
designate these spots for carpool vehicles only.

E. In-House Carpool Matching Service. The WaldorfAstoria shall conduct a survey of
employees to identify personsinterested in beingin carpools and match potential
carpoolers by work shift and address. This survey and matching shall be performed on
an annual basis for all interested employees.
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F. Truckee-North Tahoe Transportation Management Association (TMA) Membership.

The ETC or other designated management employee shall actively participate in
TMA. The ETC shallattend all membership meetings or send a designated

the

representative, pay all required dues,and/or be involved in any other programs which

the TMA board administers.

G. Transit Pass Subsidy. The permittee shall provide a subsidy, on monthly transit pass
50% or the maximum taxable benefit limit, whichever is greater.

es, of

H. Transit Shelter. The permittee shall provide a shuttle/trolley stop. This stop will be
served by the North Tahoe Express, seasonal trolley services and employee shuttles.
Additionally, the current TART stop on the north side of State Route 28 ("SR 28")
directly adjacent to the site will be expanded per TART standards to accommodate

two buses at one time. This, along with the other existing bus bay on the north

side

of SR 28 just west of Stateline Road, would allow up to three westbound vehicles to

be in Crystal Bay at one time.

l. Showers Provided. The permittee shall provide two employee restrooms/locker rooms,
one located in the hotel area the other in the casino area, for a total of two male and
two female facilities. One shower shall be provided in each of the four facilities (two

male and two female).

J. Lockers Provided. The permitteeshall provide lockers inside each of the

restroom/locker room areas. At least 20 lockers will be provided in total for use by

employees only.

K.  On-Site Services. The permitteeshall include an employee cafeteria and a
lunchroom/break room.

The permittee shall maintain records documenting implementation of the above measures

which shall be provided to TRPA upon request.

The Permittee shall implement the alternative transportation measures as outlined in the

Mitigation and Monitoring Program of the Final EIS in perpetuity, including:

(a) A shuttle that provides pick-up and drop-off services to an area ski resort.
(b) A beach access shuttle service.

Prior to release of the project security the Permittee shall enter into a memorandum of
understanding with the Truckee- North Tahoe Transportation Management Association

("TMA")

for oversight and coordination of the proposed Alternative Transportation Program. As part of

the above memorandum of understanding with TNT TMA, the permittee shall include a

requirement to review transit expenditures on an annual basis with transit representatives of
TART to evaluate the previous year's results and allocate funds toward public transportation

efforts as deemed appropriate by TART, the TMA and the permittee.
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9. The Resource Protection Plan (or Recovery Plan), submitted to the Nevada State Historic
Preservation Office (NVSHPO) in May 2009 (revised September 2009), must be approved by the
NVSHPO pursuant to TRPA Code Subsection 29.6.C(2) before demolition can occur. The Plan
must include the following requirements:

A. The permittee will preserve and restore the one extant neon sign from the 1940s-1950s
period of significance for the Tahoe Biltmore and place it within the proposed mixed-use
project.

B. The permittee will preserve and restore the 1962 “Tahoe Biltmore” Googie architectural

sign and place it either within the proposed mixed-use project, pending final project
design and height approvals from TRPA, or at an appropriate offsite location in Nevada
(i.e. a sign preservation organization, etc.) to be determined in consultation with the
TRPA and NVSHPO. If the sign is moved offsite, the permittee will incorporate “Googie”
style design features of the “Tahoe Biltmore” sign into the design of project details, such
as walkway lighting or signage. The permittee will incorporate interpretive signage into
the proposed mixed-use project to document the history of the Tahoe Biltmore Resort.
Interpretive signage will be publicly visible, and the contents and specific locations will
be determined with guidance from a qualified historian.

C. The permittee will prepare a photograph/text interpretation of the history of the Tahoe
Biltmore Resort and Cottages that includes the preservation of the historical
photographs now on exhibit in the Tahoe Biltmore and other items or materials relating
to the early history of the resort or North Shore. The display will be placed onsite in a
permanent location easily accessible to the public (e.g., Hotel lobby, Meeting room
foyer, Restaurant waiting area, or preservation of one of the Cottage structures as a
museum, etc.).

D. The permittee will sponsor and produce a web-based booklet regarding the history of
Crystal Bay for general public distribution (local retail shops, casinos, clubs, bookstores,
etc.), smaller than the Bethel Van Tassel book (Wood Ships to Gaming Chips), and more
specific to the North Shore than The Golden Age of Nevada Gambling by Moe. The
booklet will include the historical photographs of Crystal Bay and its resort facilities
archived in the Images of Lake Tahoe Collection at the University of Nevada, Reno.

E. The permittee will incorporate architectural details discussed in the Historic Resources
section of the EIS into the final design of building entry ways, doors, and windows.
Determination of the final architectural design and details of the building will be made
in consultation with the NVSHPO office as required by mitigation measure CUL-1A of the
EIS.

10. By acceptance of this permit the Permittee waives all claims it may have to hard or soft
coverage which may have existed in 1978. This condition shall not be construed to exempt the
Mariner Property from compliance with excess coverage mitigation requirements.
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11. Signs are not approved as a part of this permit. Sign approvals shall require submittal of a
separate application. However, signage for the Waldorf Astoria project shall be in conformance
with the current sign standards, or the adopted Washoe County Area Plan standards, depending
on the applicable standards at the time sign approval.

12. All waste resulting from the saw-cutting of pavement shall be removed using a vacuum (or other
TRPA approved method) during the cutting process or immediately thereafter. Discharge of
waste material to surface drainage features is prohibited and constitutes a violation of this
permit.

13. Inthe event that human remains are discovered, the Washoe County Coroner shall be contacted
and, if the remains are determined to be Native American, the Nevada Office of Historic
Preservation shall also be notified in accordance with Section 383.170 of the Nevada State Revised
Statutes. Section 383.170 directs the SHPO to consult immediately with the Nevada Indian
Commission and notify the appropriate Indian tribe. This section also authorizes the Indian tribe,
with the permission of the landowner, to inspect the site and recommend an appropriate means
for the treatment and disposition of the site and all associated artifacts and human remains.

14. No gates shall be installed on the new access road extending north from Highway 28 (aka
“Wellness Way” on the east side of the project area located adjacent to the Granite Place
Condominiums. This road shall remain open for public use.

15. All accessory uses shall not be advertised separately and shall not be operated independently of
the associated primary use.

16. All unused multi-residential bonus units, tourist accommodation units and commercial floor area
awarded to the project per TRPA Resolution No. 2008-11 as part of the CEPP shall be returned to
the TRPA pools.

17. Excavation equipment is limited to approved construction areas to minimize site disturbance. No
grading, excavation, storage or other construction related activities shall occur outside the area of
disturbance.

18. All surplus construction waste materials shall be removed from the project and deposited only at
approved points of disposal.

19. The construction of a concrete washout facility is prohibited unless approved in writing by a TRPA
Environmental Specialist.

20. This approval is based on the permittee’s representation that all plans and information contained
in the subject application are true and correct. Should any information or representation
submitted in connection with the project application be incorrect or untrue, TRPA may rescind this
approval, or take other appropriate action.

21. Any normal construction activities creating noise in excess to the TRPA noise standards shall be
considered exempt from said standards provided all such work is conducted between the hours of
8:00 A.M. and 6:30 P.M.
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22. The permittee is responsible for ensuring that the project, as built, does not exceed the approved
land coverage figures shown on the site plan. The approved land coverage figures shall supersede
scaled drawings when discrepancies occur.

23. This site shall be winterized in accordance with the provisions of Attachment Q by October 15" of
each construction season.

24. Grading is prohibited any time of the year during periods of precipitation and for the resulting
period when the site is covered with snow, or is in a saturated, muddy, or unstable condition.

25. All Best Management Practices shall be maintained in perpetuity to ensure effectiveness which
may require BMPs to be periodically reinstalled or replaced.

26. All landscaping shall be maintained in perpetuity (and replaced as needed) in a condition
consistent with the approved landscape plans.

27. Any change to the project requires approval (except for TRPA exempt activities) of a TRPA plan
revision permit prior to the changes being made to any element of the project (i.e. structural
modifications, grading, BMPs, etc.). Failure to obtain prior approval for modifications may result
in monetary penalties.

28. Temporary and permanent BMPs may be field fit as appropriate by the TRPA inspector. Parking
barriers may be required at the discretion of the TRPA Environmental Specialist.

29. The permittee shall provide photographs to the TRPA Environmental Specialist taken during
construction that demonstrate any subsurface BMPs or trenching and backfilling proposed on the
project were constructed correctly (depth, fill material, etc.).

30. Tothe maximum extent allowable by law, the Permittee agrees to indemnify, defend, and hold
harmless TRPA, its Governing Board (including individual members), its Planning Commission
(including individual members), its agents, and its employees (collectively, TRPA) from and against
any and all suits, losses, damages, injuries, liabilities, and claims by any person (a) for any injury
(including death) or damage to person or property or (b) to set aside, attack, void, modify, amend,
or annul any actions of TRPA. The foregoing indemnity obligation applies, without limitation, to
any and all suits, losses, damages, injuries, liabilities, and claims by any person from any cause
whatsoever arising out of or in connection with either directly or indirectly, and in whole or in part
(1) the processing, conditioning, issuance, administrative appeal, or implementation of this
permit; (2) any failure to comply with all applicable laws and regulations; or (3) the design,
installation, or operation of any improvements, regardless of whether the actions or omissions are
alleged to be caused by TRPA or Permittee.

Included within the Permittee's indemnity obligation set forth herein, the Permittee agrees to pay
all fees of TRPA's attorneys and all other costs and expenses of defenses as they are incurred,
including reimbursement of TRPA as necessary for any and all costs and/or fees incurred by TRPA
for actions arising directly or indirectly from issuance or implementation of this permit. TRPA will
have the sole and exclusive control (including the right to be represented by attorneys of TRPA's
choosing) over the defense of any claims against TRPA and over their settlement, compromise, or
other disposition. Permittee shall also pay all costs, including attorneys' fees, incurred by TRPA to
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enforce this indemnification agreement. If any judgment is rendered against TRPA in any action
subject to this indemnification, the Permittee shall, at its expense, satisfy and discharge the same.

END OF PERMIT
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APPENDIX O
Parking Study
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MEMORANDUM
Date: September 28, 2022
To: Washoe County
From: Hales Engineering
Subject: Washoe County Tahoe Resort and Residences Parking Study DRAFT

UT22-2290

Introduction

This memorandum discusses the parking study completed for the proposed Tahoe Resort and
Residences development located in Washoe County, Nevada. The study identifies the County
parking supply rates and applies time-of-day demand by land use. The proposed development is
located on the northeast corner of the Stateline Road / SR 28 intersection in Washoe County,
Nevada. A vicinity map of the project site is shown in Figure 1.

Figure 1: Vicinity map of Tahoe Resort and Residences

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 1
www.halesengineering.com
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Project Description

The development consists of a resort with condos, a hotel, a casino, and commercial/retail space.
The proposed project will replace the existing Tahoe Biltmore Lodge. A supply of 414 stalls is
currently planned for the project, although it is likely that additional vehicles could be
accommodated with valet parking. This total includes 18 stalls that are planned to accommodate
a portion of vehicles for the adjacent Granite Place development. A site plan is provided in
Appendix A.

County Parking Code

The Washoe County code specifies parking rates for various land use types. The required parking
rates found in the County code for the study land uses are shown in Table 1.

A single bed per bedroom is anticipated for the condos and employee housing per direction from
the architects. A total of 174 employees is anticipated for the hotel, with all employees assumed
as full-time equivalents except for three administrative employees which have separate
requirements. All casino employees are reported as full-time equivalents.

The hotel restaurants were included with the retail space as County code has a general hotel
retail/commercial category. The on-site spa and fitness center is for guests only and was not
separately calculated.

Because 28 employees will have housing provided for on-site, the number of non-administrative
full-time employees for the hotel was reduced to 143. This is because these employees will not
need an additional parking space for commuting to work as they will be able to walk.

The calculations for the parking required by the County are shown in Appendix B. As shown, it is
anticipated that the County would require 537 stalls for the proposed development.

Table 1: County Parking Rates

Condos Beds, Bedrooms 0.5/bed + 0.5/bdrm
Hotel Rooms, Admin Employees, Other Full-time 1/room + 1/Admin +
Employees, Part-time Employees __O0.5/FTE + 0.33/PTE
Hotel Meeting Space Floor Area 4/1,000 sq. ft.
et /E'S:ﬁ:nercial Floor Area 2.5/1,000 sq. ft.
Casino Floor Area, Full-time Employees, Part-time 4/1000 sq. ft. +
Employees 0.67/FTE + 0.33/PTE
Employee Housing Beds, Bedrooms 0.5/bed + 0.5/bdrm

Source: Washoe County code, 2022

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 2
www.halesengineering.com
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Many hotel guests and residents will visit other uses on site while parked for the hotel, which
means that true parking demand may be lower. The meeting and retail space are already
accounted for as they are under a hotel subcategory, but the casino is not. ITE provides a tool to
estimate internal capture, or travel between uses on-site, for mixed-use developments. This tool
is intended for trip generation, not parking, but was used to estimate the overlap between casino
patrons and hotel guests/residents.

The ITE internal capture methodology produced an evening peak hour reduction of 1%, or
approximately three stalls. The true internal capture is likely higher, but the 1% reduction was
applied to be conservative. With this reduction, the required parking would be reduced from 537
stalls to 534 stalls.

Shared Parking Analysis

Time-of-day reductions were made based on percentages outlined in ITE’s Parking Generation.
The mixed-use nature of the site means that peak parking demand for the different uses will occur
at different times of the day. Saturday rates were used as opposed to weekday rates due to the
recreational nature of the resort.

ITE time-of-day rates were unavailable for the hotel meeting space and casino land uses. Time-
of-day rates for the hotel meeting space use were instead taken from Urban Land Institute’s (ULI)
Shared Parking. Rates for the casino were based on an ITE Journal publication titled Gaming
Casino Traffic, in which hourly variation in trip generation rates from a casino was shown. From
this, the cumulative difference in vehicles entering and exiting was used to estimate the
percentage of peak parking demand at each hour, and a small portion of parking was assumed
to be occupied during morning hours.

Granite Place was assumed to have 18 reserved stalls all day and no time-of-day reductions were
taken for it.

A graph showing the time-of-day reduction is shown in Figure 2. Without the reductions due to
shared parking, but with the internal capture reductions, 537 stalls would be required, while 439
stalls would be required based on time-of-day reductions. The time-of-day calculations are shown
in Appendix C.

Comparison

A comparison of the proposed supply, the local parking demand, the county’s parking
requirement, and the recommended supply based on the ITE Parking Generation rates is shown
in Table 2. To account for variability in real-world conditions, a 5% buffer should be provided to
the reduced stall count. With this buffer, a total of 461 stalls would be required.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 3
www.halesengineering.com
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Time-of-Day Parking Demand
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Figure 2: Time-of-day reductions

Table 2: Parking Comparison

Proposed Site Plan | 414
County Requirement 534

County Requirement w/Time-of-
Day Demand + 5%

461

Travel Demand Management and Recommendations

Travel demand management (TDM) strategies are measures that may be taken to reduce the
number of employees and patrons that travel in their own personal vehicle. A number of options
are available to reduce parking demand in the Lake Tahoe region. The following alternatives may
be considered:
e Carpool incentives
o Parking stalls closer to the entrance reserved for vehicles with multiple people
o An employee transportation coordinator could be designated to assist in this

e Vanpool
e Shuttle buses
e Transit

o Transit is free in the Lake Tahoe region and will reduce parking demand
e Car share

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 4
www.halesengineering.com
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With proper TDM implementation, and because valet parking can often accommodate additional
vehicles beyond the marked stall count, it is anticipated that the proposed 414 stalls will be
adequate for the proposed land uses.

Conclusions

The key findings of this study are as follows:

o The proposed site plan contains 414 stalls, although it is likely that additional vehicles
could be accommodated with valet parking.

e Based on County standards, the proposed development would be required to contain 534
stalls.

¢ Ifreductions are made to account for internal capture and the fact that demand for different
uses will peak at different times of the day, and factoring in a 5% buffer, 461 stalls would
be required.

o With proper implementation of TDM strategies, with the aid of valet parking, it is anticipated
that the proposed 414 stalls will be adequate.

If you have any questions regarding this memorandum, please contact us at 801.766.4343.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 5
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APPENDIX A

Site Plan

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
www.halesengineering.com
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APPENDIX B

County Parking Calculations

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
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Pa g Calculations
NV Washoe County - Lake Tahoe Alpine Resort PS

198

T
Full-time | Rate (stalls | Rate (stalls | Rate (stalls | Rate (stalls per | Rate (stal Rate (stalls Total
Employees | per be per KSF) per bed bedroom admin e rFTem Stalls
s s s P05 0.5 i s s s :

:Hotel

Source: Washoe County code, 2022.

TOTAL

Hotel Meeting Space i 6.5
Hotel Retail 18.7
Casino 10.0
Employee Housing 28 28
Granite Place N/A N/A

537 I s

144
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APPENDIX C

Time-of-Day Calculations

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
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# 1 2 3 4 5 6 7 Total
Land Use Condos Hotel Hotel Meeting Space Hotel Retail Casino Employee Housing Granite Place Reduced | Supply Delta
Peak Demand 198 150 26 47 67 28 18
Time % # % # % # % # % # % # % # % #

12:00 AM 100% 198 74% 111 0% 0 0% 0 73% 49 100% 28 100% 18 98% 404 130 414
1:00 AM 100% 198 74% 111 0% 0 0% 0 64% 43 100% 28 100% 18 96% 398 136 414
2:00 AM 100% 198 74% 111 0% 0 0% 0 49% 33 100% 28 100% 18 94% 388 146 414
3:00 AM 100% 198 74% 111 0% 0 0% 0 29% 20 100% 28 100% 18 91% 375 159 414
4:00 AM 100% 198 74% 111 0% 0 0% 0 13% 9 100% 28 100% 18 88% 364 170 414
5:00 AM 99% 197 68% 102 0% 0 0% 0 5% 4 99% 28 100% 18 84% 349 185 414
6:00 AM 97% 193 62% 93 5% 2 0% 0 5% 4 97% 28 100% 18 82% 338 196 414
7:00 AM 95% 189 62% 93 10% 3 14% 7 8% 6 95% 27 100% 18 83% 343 191 414
8:00 AM 88% 175 2% 108 50% 13 271% 13 21% 14 88% 25 100% 18 88% 366 168 414
9:00 AM 83% 165 74% 111 100% 26 46% 22 41% 28 83% 24 100% 18 95% 394 140 414
10:00 AM 75% 149 76% 114 100% 26 67% 32 54% 37 75% 21 100% 18 96% 397 137 414
11:00 AM 1% 141 7% 116 100% 26 85% 40 66% 45 1% 20 100% 18 98% 406 128 414
12:00 PM 68% 135 79% 119 100% 26 95% 45 7% 52 68% 20 100% 18 100% 415 119 414
1:00 PM 66% 131 78% 117 100% 26 100% 47 85% 58 66% 19 100% 18 100% 416 118 414
2:00 PM 70% 139 67% 101 100% 26 98% 47 93% 63 70% 20 100% 18 100% 414 120 414
3:00 PM 69% 137 64% 96 100% 26 92% 44 92% 62 69% 20 100% 18 97% 403 131 414
4:00 PM 2% 143 67% 101 100% 26 86% 41 89% 60 2% 21 100% 18 99% 410 124 414
5:00 PM 74% 147 73% 110 100% 26 79% 38 89% 60 74% 21 100% 18 101% 420 114 414
6:00 PM 74% 147 83% 125 50% 13 1% 34 93% 63 74% 21 100% 18 102% 421 113 414
7:00 PM 73% 145 92% 138 30% 8 69% 33 100% 67 73% 21 100% 18 104% 430 104 414
8:00 PM 75% 149 97% 146 30% 8 60% 29 99% 67 75% 21 100% 18 106% 438 96 414
9:00 PM 78% 155 100% 150 10% 3 51% 24 99% 67 78% 22 100% 18 106% 439 95 414
10:00 PM 82% 163 91% 137 0% 0 38% 18 97% 66 82% 23 100% 18 103% 425 109 414
11:00 PM 88% 175 83% 125 0% 0 19% 9 88% 59 88% 25 100% 18 99% 411 123 414

146
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AINCLINE

“'LAGE CONDITIONAL WILL SERVE LETTER
GENERAL IMPROVEMENT DistriCT Dedication to IVGID Required
1220 Sweetwater Road
Incline Village, NV 89451 April 8, 2008

Boulder Bay LLC
P.O. Box 307
Crystal Bay NV, 89451

RE: Boulder Bay Project — Tahoe Biltmore Redevelopment
Crystal Bay, APNs 123-052-02, 123-052-03, 123-052-04, 123-0563-02, 123-053-04
123-054-01,123-071-04, 123-071-34, 123-071-35, 123-071-36, 123-071-37

Dear Mr. GilanFarr:

This letter serves to notify you that the subject development is within the jurisdictional boundaries of the Incline
Village General Improvement District (/VGID, or District), and that the District will serve the proposed project with
water and sewer service and solid waste removal subject to the project's final utility plans meeting design,
material, and installation requirements of the District, and subject to the assignment of water rights to IVGID in
accordance with IVGID's Water Rights Dedication Procedures. In addition:

(1) Water rights associated with this property, if any, shall be assigned to the District.

(2) All requirements shall be met regarding STANDARD SPECIFICATIONS FOR IVGID's WATER,
SEWER, AND PRIVATE COMMUNAL UTILITY SYSTEMS.

(3) Meters and control manholes shall be placed off the property as approved by IVGID.

(4) Cost for additional water storage or delivery capacity shall be borne by Applicant.

(5) Separately owned parcels shall not be served by the same service connection.

(6) All taxes and assessments on the parcel are current and shall remain current.

The Applicant for the subject project plans to redevelop the Tahoe Biltmore and related properties into a world-
class destination resort community on 13.5 acres and will provide the following service and amenities; 217 hotel
rooms and suites, 149 fractional ownership condominiums, 21 whole ownership condominiums, 34 on-site
workforce housing units, 30,000 sf of dining and retail, 20,000 sf of health and wellness center, 12,500 sf of
convention and meeting space, and 10,000 sf of gaming.

A Water Rights Calculation Worksheet has not been completed for this project at this time. This project will be
required to assign additional water rights to the District to serve the proposed development as a condition of
issuance of 3 Final Will Serve Letter and project approval. This is in accordance with IVGID's Water Management
Plan and Policies and is contingent upon existing permitted water rights and sewer capacities, including any action
brought against the District contesting such permitted rights or capacities. The parcels listed above have been
previously analyzed for historical water use and APN 123-052-04 has an allotment of 40.20 acre-feet and APN
123-053-04 has an allotment on 0.19 acre-feet. The 40.39 AF will be applied to this development reducing the total
amount required to be dedicated.

The Applicant agrees to hold IVGID harmless from any costs, damages, or expenses incurred by the Applicant in
the event IVGID fails to be able to supply water or sewer connections, or for any delays to the Applicant's project
schedule caused by IVGID's review and approval procedures. In the event additional water service demand is
required by future change in service requests, additional water rights issues shall be addressed at that time.

Very truly your . )}

Joseph J Pomroy, P. Eﬂ
Director of Public Works
c.  APN file

Will Serve file

T. Buxton
1:\Engineering\OPS\WILLSERW123-052-02 et al Cond.doc
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EXCEPTINATIEACEROMTHAT PORTONTHEREDS, COMVEYED TO IHE coUnTY - WASK FoRROAD
5 (WS ORTH IN A DEED RECORDED FEBRUARY 12, 1554,

UNDER FLING N 406685 DEED RECCRDS OF WaGHOE COUNTY NEVRO

THE ASOVE LEGAL CESCAIFTION VI TAKEN FAOM PRIOR, DOCUMENT MO 1543445,

AP 1235 AN A ORTION OF 1215008

PRAEEL S

LOTS 14, 15 16, 17 AND 180F THE MAIT GREEN UNOFFICIAL SUBDIVISION OF APORTION OF LOT 4 OF
SECTION 19, TOWNS HP 15 NORTH, RANGE 18EAST. M.D. B&M. , MORE PARTICULARLY DESCRIBEDAS
FoLLOWS"

EXCEPTINGTHEREEROM ALL THAT CERTARREAL PROPERIY, NG UITHIN THE EXTEIOR
S 17 AND 18OF THE MAT TGREEN UNCFFICIALSUBDIVISIONOF APORTIONOFLOT

07 SECTIONTo, TORNGHI 16 HORTH. RANGE T8 EAST . DB&M

THE ASCNE LERAL OEREFITICK WG TAREN FADA FAIOR DOGUMENT k. 354345,

AP iR

BEACEL U

LOTS1. 15 16, 17AND 180F THE MATTGREEN UNOFIGIAL SUBDIVISIONGF APORTION OF LOT4OF
ECTION 19, TOWNS HIP 16 NORTH, RANG! MD.B.AM.. MORE PARTICULARLY
Foons.

EXCEPTINGTHEREFROMALL THAT CERTAIN REAL PROPERTY L YING WITHINT HE EXTERIOR
ISIONOF

'BOUNDARIES OF LOTS 14, 15 AND 16 OF THE M s
LOT 4 OF SECTION 18, TOWNSHIP 16 NORTH, RANGE 18 EAST, MD.8.&M.
THE ABOWE | ETAL QECAIFTION VA TN FROM REOR DOCURENT RO 1543445,

AP BTN

FRECEL 0

A PORTION OF THE N % OF S ECTION 30, TOWNS HIP 16 NORTH, RANGE 18 EAST, M. QBAS., BEING.

AT ORTIONOF RESERVOIR DRIVEABANDONEDEY THAT CERTAIN OROER OF ABANDONHENT
i NEOUS, WASHOE

OO TV MVADA REGORGS, MORE PARTWGULARLY DESCHIBED A8 FOLLOWS,

89'19'17" WEST 236,90 FEET 8LOCKD OF T
NEVADA VISTA SUBDRISION, A5 SHOWN ON THE OFFICIAL 1AP THEREGF THENGE SOUTH 41000

WEST 50,71 FEET ALONG THE WESTERLY RIGHT OF WAY LINE i i H
85°60/00" EAST 40,00 FEET TO A POINT ON THE EASTERLY RIGHT OF WAY LINE OF RESERVOIR DRIVE,
AND THE TRUE POINT OF BEGINNING, THENCE SOUTH 4715700 D

EASTERLY RIGHT OF WAY LINE TO A POINT; THENGE SOUTH 560008 WEST 305.12 FEET ALONG THE.
SOUTHERLY RIGHT OF WA INE OF RESERVOIR DRIVE T0 THE NORTHWEST CORNER Of LOT2 N
BLOCK S OF THE ADDITION TONEVADA VISTA SLBDIVIION, 45
THEREG. THENCE NORTH o EAST 127 28 FEET 1o T BEGINNING OF & CURVE T0 T LEFT
HAVYNO A RADIUS O 104 Py 490 A LONG CHORD CF NORTH
74,16 FEET; THENGE ALONG SAID CURVE A DISTANGE OF 74,62 FEET T¢

TANGENCY, IHENGE NORTH 33 12008" EAST 4104 FEET 10 e NORTHERLY FIGHT OF wm uns or
RESERVOIR DRIVE: THENCE \O 48,15 FEET

N, THENGE NORTH 41000 EAGY 4078 FEE ALONG THE WESTEmLY FIGHT OF Wit LWE
OF RESERVOR BRIV 10 A PONT: THENCE NOFTH AS-A008 EAT 41,13 FERT 70 THE BECINING OF A
SURVE TO THE LEFT HAVING A RADIVS OF 1642 FEET. A TOTAL CLURVATURE OF 202008 AD ALONG,
CHORD OF NORTH .32 FEET, THENCE 78.17 FEET
O THE TRUE FOINT OF BEGINNING.

ATOTAL CURVATURE OF Zoar,

TRSCAPTIDN WAE (RIS

APH: A PTRTION CF 1708004

TITLE INFORMATION

PRELIVMINARY TITLEREPORT PREPAREDBY REAL ADVANTAGETITLE INSURANGE COMPANY & FIRST
CENTENNIAL TITLE COMPANY OF NEVADA, COMMITMENT NO. 21016858.COM-1, DATEDAPRIL 2, 2021 AT
AIOAM

VESTING INFORMATION

FEE SMOLE
BUULIER BAY, LLE, A MEVADS LIAITED LABLITY COmban

FLOOD ZONE DESIGNATION

THE SUBJECT PARCEL LIES WITHIN FEMA FLOOD ZONE "X, AREAS DETERMINED TO 8EOUTSIDE THE
0.2% ANNUAL CHANGE FLOODPLAIN, PER FLOOD INSURANCE RATE MAP NO. 32031C 3000, PANEL 3400
(O 3475. DATEQ MARCI{ 16, 2009,

UTILITY PURVEYORS
COMMUNIGATION:  CHARTER COMMUNICATION SPECTRUM
ELECTRICITY: NVENERGY
s NVENERGY
TR INCLINE VLLAGE GID
SANITARY SEWER:  CIIYO FRENO
TELEPHONE x
STORM DRAIN CITY OFRENO Know what's below.
all before you dig,

SURVEYOR'S CERTIFICATE

THCO TITLE CF FAEVADIA, 1A AND CHICHGE THTLE PESLIRANCE COMPANT,

THIS IS TOCERTIEY THATTHIS MAPORPLA ON WHICH

ALTANS PS LAND TITLE SURVEYS,
JGINTLY ESTABLISHED AND ABOPTED Y ALTA AND NSPS, AND INGLUDES ITENS 24, 3, 80, 7008, § 13, AND 19
OF TABLE A THEREOF, THE FIELD WORK WAS @OMPLETED ON AUGUST 20, 2021,

L it i

REFERENCES

- SUBDIISIONTRACT MAPNO. 198 FOR NEVADA VIS TA SUBOIVISON, RECOROED AUGUST 2, 1926,
FILE NO. 37629, OFFICIAL RECORDS OF WASHOE COUNTY. N

4 SUBOMISION TRACT MAP NO. 213 FOR ADDITION TO NEVAOA VISTA SUBDNISION. RECORDED
FEBRUARY 15, 1928, FILE NO, 42437, OFFICIAL RECORDS OF WASHOE COUNTY. NEVADA,

3. RECORDOF SURVEY IN SUPPORTOF A BOUNDARY LINE ADJUSTMENT MAPNO. 6208 FOR USDA
FOREST SERVICE AND WASHOE COUNTY, RECORDED SEPTEMBER 29, 2021, FLE NO. 5232175,
OFFICIALRECORDSOF WASHOE COUNTY, NEVADA.

4 DEEDDOCUMENTNO_3548445, RECORDED JUNE 27, 2007, OFFICIAL RECORDSOF WAS HOE
COUNTY, NEVADA.

ERELIMINARY TITLE REPORT ANDDOCUMENTSREFERENCED THEREI. LE NO.
21016359-COM, DATEDAPRIL 2, 2021 AT B00A,

NOTES

THE P
FROM 2018 TO 2821 8Y CFA INC.

& EXCEPTAS SPECIFICALLY STATED OR SHOWN ON THS PLAT. TS SURVEY DOES NOT PURPORT
FLECTANY OFTHE FOLLOWING WMICHUAY GE APPLIGABLE TO THESUB JECTREAL ESTATE:
ERSEMENTS, OTLER. THAN THOSE SFECIFED W THE PRELIANARY TITLE REPORY AND POSSILE
EASEMENTS Wi WERE VISIBLE AT THE TAAE OF NAKNG OF YIS SURVEY. BULDING SETRAEK
; RESTRICTIVE COVENANTS; SUSDIVISION RESTRICTIONS; ZONING OR OTHER LAND USE
REGULATIONS .

% NO INVESTIGATION CONCERNING ENVIRONMENTAL AND RFACE CONDITIONS, OR
EISTENCE OF LNGEROROUND OR OVERMERD CONTANERS OR PACKTTES AICH sy Trrecr
{E USE OR DEVELOPMENT OF THIS PROPERTY WAS MADE ASA PART OF THIS SURVE

4. UNLESS OTHERWISE NOTED, DOCUMENTS REFERENCED HEREON ARE OFFICIAL RECORDS OF
WASHOE COUNTY , NEVADA.

SCHEDULE B - EXCEPTIONS TO COVERAGE
ITEb1 PERTANS TOANY OEFECT. LIEN, ENCUMBRANCE, AQVERSE CLAM. OR OTHER MATTERTHAT
APPEARS FORTHEFIRST TIVE INTHE PUGL TACHES.

AT DA M THE DATE O WHCH Ao OF THE SCHEDLE 5. PART

ERECUIREMENTS AR MET-

T8 - NOT BURVEY RELATED.

ITEM 3 PERTAINS TO *ANY FACTS, RIGHTS, INTERES TS, OR (IAIMS THAT ARE NOT SHOWN BY THE
PUBLIC RECORDS BUTTHAT COULDBE ASCERTAINED &Y ANINSPECTIONOF THE LAND OR THAT MAY
BE ASSERTED 8Y PERSONS IN POSSESSION OFTHE LANI

ITEM4 PERTAINS TO "EASEMENTS, LIENS OR ENCUMBRANCES, ORCLAIMS THEREOF, NOT SHOWNBY.
THE PUBLICRECORDS".

ITel § PERTANS 10 -ANY ENCROACMUENTS. ENCUMIBANCE, VIOLATION, VARWTION, OR ADVERSE
CIRCUMS TANGES AF FECTING THETITLETHAT WOULO BE DISCLOSEDBY AN ACCURATEAND COMPLETE
LAD SURVEY OF THE LAND AND NOT SHOWN BY THE PUBLIC RECORDS”. THIS SURVEY AooREsss
SAID EXCEPTION

TEws pERTANS TO XCEPTIONS IN PATENTS
R N ACTS AUTHOMEING THE ISSUMCE. THEREGR (0) WATER RIGHTS OR. CLAIS OR TTLE T
WATER, WHETHER OR NOT THE MATTERS EXCEPTED UNDER (A). (B) OR(C) ARES HOWNEY THEPUBLIC
RECORDS. NOT SURVEY RELATED,

ITEM 7 PERTAINS TO "ANY LIEN OR RIGHT TO A LIEN FOR SERVICES, LABOR OR MATERIAL NOT S HOWN
BY THEPUBLIC RECORDS".

TOTAXES. ATED.

ITEM 5 PERTAINS TO "ALL WATER CLAMS OR RIGHTS TO WATER, INOR UNDER SAID LAND. NOT
SURVEY RELATED.

ITEN 10 PERTAINS TO"NY LIENS THAT MAY BECREATEDFOR DELINQUENT SEWER GHARGES ORANY
ISTRICT THE GOLDEN VALLEY
AQER RECHARGE | R THE NORTH SPAMISH SPRINGS FLOODPLAN DETENTION FACK 1TV
ORARY LIRS ICH MY BECCHE DUE THE NOINE VLLAGE GENERAL WMPROVEMENT DISTRICT: NOT
SURVEY RELATED.

ITEM 11 PERTAINS TO "ANY ADDITIONAL LIENS WHICH MAY BE LEVIED BY REASON OF SAID PREMISES
BEING WITH THE CRYBTAL BAY GENERAL IMPROVEMENT DISTRICT". NOT SURVEY RELATED.

ITEM 12 PERTAINS TO "ANY UNPAID CHARGES FOR DELINGUENT GARBAGE FEES'. NOT SURVEY
RELATED.

THE FOLLOWING IFEME AFFEDE PARCEL 3

7R 23 PR T T

ITEM14 PERTAINS TO "COVEMANTS . CONDITIONS . RESTRICTIONS", RECORDED JULY 23, 1927, BOOK 72.
PAGE 0, 45 QOCUNENT NO. 40555 AND RECORDED NOVEMSER 20, 1520, 300K 74 PAGE 503,45
DOGUNENT 0. 44530 AND RECORD) . BOOK 75, PAGE 471 A3 'DOCIMENT NO.
e CE 1S DR TOS

ITEM 15 PERTANS T-AN EASEMENT AND RIGHT OF WAY FOR DRANAGE FACKITIES AND WCIOENTAL
PURPOSES GRANTED TO T OBER 25, 1679, BOOK

105, DOCUMENT NO. 35434 OF HCLAL RECORDS. SAID EASEMENTIS P10 5 HEREON REFERENCEIS

MADE TO SAID DOCUMENT FOR FULLPARTICULARS .

ITEM 17 PERTAINS TO HE TERWS  COVENANTS, CONDITIONS ANDPROVISIONS RECORDED JUNE 5.
'OOCUMENT NO. 3668 272, OFFICIALRECORDS. REFERENCE IS MADE TO SAIDDOCUMENTFOR
FULL PARTCULARS.

THE FOLLEMING IFEVE AFFECT BARGELZ:

T SUMVEY IELATED.

ITEL 20 PESTABS TO-ANEASCUEHT FORPUBLICUTLITES AN RCDENTAL PURPORES
BY BROCKWAY LAND, A WATER COMPANY", RECORDE PACE 445
DOCUMENT NO.3 2175 OFFICIALRE CORDS. SAICEASEMENT 5 BLANKET N NATORE, REFERENCE 15
MADE TO SAID DOGCUMENTFORFULL PARTICULA?

i

ITEM 21 PERTAINS RDED SEPTEMSERY, 1962
o A8 DOCUMEN TR, 19R871, GPFICIAL RECORDS, REFERENCE 16 WAGE 16 SAID

BOOK 3562, PAGE
DOCUMENTFOR FULLPARTICULARS .

THE POLLEWING TEME AFFECT PARCEL:

o " NET SUNVIY RELATEEL

ITEM 24 PERTAINS TO ‘ANEASEMENT APFECTINGA PORTIONOF SO LAND FOR PPELINES ANO
INCDENTAL PLRPOSES GRANTEDTO CALNEVA INCO: R7, 193

Ok 11, PAGE 36, DOCUMENT NO. 7 OFFICIAL REGORDS, SAIDEASEMENT 1S P OT 1ED HEREON.
REFERENCE 1 MADE 10 SAIGDOCUMENT FOR FULL PARTICULAR:

ITEM 25PERTAINS TO “ANEASEMENT AFFECTING A PORTIONOF SAIDLAND FOR ROADWAY , WATER

PUM, PIPELINES AND INCIOENTALPLRPOSES . GRANTEDTO ED WALLE RECORDEDAPRIL 24. 105
7. OFFICIAL RECORDS. S AIDEASEMENT IS PLOTT

FEREON. RERERERGE 1 WADE 7O SADDOGUEN - OR FokL PRRTICOARS.

ITEN 20 PERTANS TO-100 EASEMENT AS GRANTED 10 SIERRA PACFIC PONER COMPANY. TO

consTRucT, TAIN INE
PURPOSES” RECORDEDNOVEMBERm 5, BOOK03 PAOE7S, DOCUKIENTND, 729850 orAci
T FuL

PARTCULARS.

THE FOLLEVIRNG [TEWS AFTECT SANCEL 4/

ITEW 28 PERTAINS TO-COVENANTS, TRICTIONS”, 1928,
800K 74, PAGE 38.AS NTNO. 44530 AND RECORDED FEBRUARY 25,1925, BOOK 75, PAGE 472,
DOCUNENT NO. 46166, OF FICIAL RECORDS. NEFERENGE 13 WAE 10 SAID DOGIENT FORFULL

ITEM 2€ PERTAINS TO "ANEASEMENT AFFECTING A PORTION OFSAID LAND, FORPUBLIC UTLLITIES AND
INCIOENTAL PURPOSES, GRANTED 1O BRCCKWAY LAND.A WATER COMPANY. RECORCED S SPTEVGER

4 83, PAGE 482 DOCUMENT NO. 52475, OFFICIAI. RECORDS. SAIDEASEMENT IS BLANKET IN
AT RENERENCE 15 WA Y0 Salb DOCLMENT FORPULL PARTCULARS.

NANT TIONS", RECORDED SEPTEMEBER S, 1992,
BOOK 3562, PAGE 10, AS DOCUMENTNO. 1803871, OFFICIAL RECORDS. REFERENCE IS MADETO SAID
DOCUMENT FOR FULL PARTICULARS.

ITEM 31 PERTAINS TO \OVENANTS, CONDITIONS AND RESTRICTIONS", RECORDED JULY 28, 2011,
DOCUMENT N 4026559, OFFICIAL AEGORDS.ALFECTS SAID LANDAND OTHER UAND. REFERENCE 15
MADETO SAIDDOCUMENT FORFULL PARTICULARS .

THE POLLOVWING TEVE AFFECT PARCEL Y & 83:

Ta Mo

ITEM 34 PERTAINS TOCOVENANTS, 3 . 1992,
2, PAGE 1 NO. 1603871, TosAID
DOGUMENTFOR FULL PARTICULARS,

ITEM 35PERTAINS TO “ANEASEMENTAS GRANTED TO BELL TELEPHONECOMPANY OFNEVADA TO
CONSTRUCT, OPERATEANDU TILITIES AND COMMUNICATION LINES AND INCIOENTAL PURPOSES",

RECORDED OCTOBER 25, 1946, BOOK 130, PAGE 3, DOCUMENT NO.145868, OFFICIALRECORDS. SAID.
EASEMENT IS PLOTTED HEREN, REFERENCE IS MADE TO SAID OOCUMENT FORFULL PARTICULARS

ITEM 36PERTAINS TO “THETERMS, COVENANTS . CONDITIONS AND PROVISIONS', RECORDED JULY 26,
2011, AS DOCUMENT NO, 4025550, OFFICIALRECORDS. REFERENCE IS MADETOSAID DOCUMENTFOR
THE FOLLOWING [FENS AFFECT PARCELS:

ot WO

ITIES AND
INCIDENTAL FLRFOSES, GRANTED TORROCKINAY LAND A WATER COMPANY + RECORDED SERTEVBER
4,190, E 48 2, DOCUMENT NOS 2475, OFFICIAL RECORDS. SAID EASEMENT IS BLANKET IN
NATORE AERERENCE1S VAGE TOSAID BOGLMENTEOR FULL PARTICULARS.

ITEM41 PERTAINS SES, GRANTED TO
|ERRAMouNVAINNoMEscoRPDRAﬂOM RECORDED AUGUSTs, 631, RO B, AGE 3473
41951, BOOK 86 PAGE 34.AS DOCUNENT Ko, 5

¥ RECORD, REFERECE

OPALIALRECORDS, EXACT LOCATION OF SAID
1S MADET D SAIDDOCUMENT FOR FULLPARTICULARS.

SCHEDULE B - EXCEPTIONS TO COVERAGE CONTINUED
ITEM42 PERTANS TO "COVENANTS, CONDITIONS AND RESTRICTIONS™, RECOROED SEFTEVEER 8, 192

10, AS DOCUMENT NO. 1603871, OFFICIAL RECORDS. REFERENCE IS MADE TO SAID
BOCMENT FORFANL PARTICARS,

EM IPERTAINS TO "THE TERMS, COVENANTS,, CONDITIONS AND PROVISIONS", RECORDED JULY 28, 2011
AS DOCUMENT NO. 4026690, OFFICIAL RECORDS, AFFECTS SAID LANDAND OTHER LAND. REFERENCEIS
MADETOSAIDDOCUMENT FORFULL PARTICULARS.

THE FOLLOWINE WEMS KEFECT RURCEL 1|

T

ITEM4S PERTAINS TO "COVENANTS, CONDITIONS, RESTRICTIONS", RECORDED S EPTEMBER 5, 1928, BOOK
74, PAGE 399, AS DOCUMENT NO, 445 30, AND REC Y 28, 1925, BOOK 75, PAGE 472, AS
DOCUMENT NO. 45169, DEED RECORDS, WASHOE COUNTY , NEVADA. REFERENCE IS MADE TC
DOCUMENTS FOR FULLPARTICULARS .

ITE 48 PERTAIS T0 "AN EASEMENT AFFECTING A PORTION OF SAID| AND, FOR PLBLIC UTILTES A0
INCDENTAL PURPOSES, 3

REPERENGE S WADETG SATS DOCUMENTF OR FULL PARIGULARS,

PURPOSES, GRANTED
TOED MALLEY: REGORDEDMARCHS. 1953 BOOK 470, PAGE &4 AS DOCUMEN™ No. 28757

REGORDO.AF FECTS THE NORTH 10 FEET OF THE WEST 134 FEET, S AID EASEMENT 1S PLOTTEOHEREON.
REFERENCE IS MADETO SAIDDOCUMENTFORFULL PARTICULARS.

ITEW 45 PERTAINS TO "COVENANTS, CONDITIONS ANDRESTRICTIONS. RECORDED SEPTEVEER 9 1552
K 3562, PAGE 10, AS OOCUMENT NO. 1603871, OFFICIAL RECORDS. REFERENCE IS MADE TO SAID

DOCUMENT FORFINLPARTIGULA.
ITEM 49 PERTANS T "AN EASEMENT AS GRANTED TO SIERRA PAGIFC POWER COMPANY. 10 CONSTRUCT
OPERATE AND MAINTAIN ELECTRIC FOWER AND LINES AND INCIDENTAL PURFOSES".

RECORDE MARCH 17" 1594 B0OK 4010, PAGE 50k BOCUMENT NO. 1776800, OFICIAL RECORDS. SAID
EASEMENT IS PLOTTED HEREON, REFERENCE IS MADE TO SAID DOCUMENT FORFULL PARTICULARS,

THE FOLLOWING TEMS AFFECT PARCEL B/
T O SURVEY RELATEL

ITEMS1 PERTAINS ENAN . RECORDED JULY 28, 2011, AS
DOCUMENT NO. 4026550, OFFICIAL RECORDS. L ND.
TO SAID DOCUMENT FOR FULL PARTICULARS.

EM 52 PERTANS 10 AN EASEMENT AGREEMENT FOR A PAIATE WATER MAN AND INCDENTAL
PURPOS ES", RECORDED AUGUS T 8, 2013 AS DOCUMENT NO. 4938068, OFFICIAL RECORDS . AFFECTS SAID
T DAND O THERLAND, SAIBEASEMENS 15 PLOTTED NEAEEN. BEFERECE 1S MADETG SAs BOCMENT
FOR FULL PARTICULARS .

THE FOLLOWING MEMS AFFECT PARCEL 3:

O SURVEY RELATRIL

EM 54 PERTANS O 'COVENANIS, CONDITIONS AND PROVISIONS' RECORDED LY 28, 201,
DOCUMEN TNO. 4026558, OFFICIAL RECORDS. AFF
TOS AID DOCUMENT FOR FULL PARTICULARS.

ITEMSSPERTAINS TO “THE TERMS, COVENANTS, CONDITIONS AND PROVISIONS CONTAINED IN ACCES S
a0 b 2015, NO. 43

. DFFiCH

et

o bambran, el

RECORDS. ND. INNATURE.
MADETO SAID DOCUMENT FOR FULL PARTICULARS

ITEME 36.07 FPENTAN 10 DS OF THUST 460 AHE NOT ADDRESESD HENEDR, KOT BURVET RELATED

ZONING & SETBACK REPORT

AT THE DATE GF THIS SFVEY.
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CALIFORNIA
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UNTTED STATES OF AMAPRICA
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JASON M PATA

PARGEL 3 OF TTLE REPORT
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DEED DOC NO. 3940445 R0)
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SALTH LIV TRUST ST AL
A, L2
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PARGEL 8 OF TITLE REPORT
EKN TAHOE LLC

PARCEL 8 OF TITLE REPORT
EKN TAHOE LLC.
DEED 0OC NO. 3548445 (R4}
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SITE DATA

XHIBIT “A OF TITLEREPORT

PARCEL 3 OF PTR
PN 1305304
8208 5F =
ADCRESS: 101 LAKEVIE WAVE, INCLIE VILLAGE, NEVADA
PARCEL 8 OF PTR
PN 12305001
AREA  43369SF1
ADDRESS: 47 RESERVOIRRD, INC_INEVILLAGE, NEVADA
parceL s oFPTR
szoreos

ACDRESS: 5 V4ASS0L RD, INCUNE VAL AGE, NEVADA

FOUND MONUMENTATION TABLE

FOUND S/8° REBAY
FOUND 1 IRON vw: BENT LS 298018557138 W 0.44)
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. Fonosk EEAR WITH £ ASTIC CAP LS 20461
EBAR WITH PLASTIC CAP PLS 20461
FOUND i SECTION CORNER 1830 BLM GRASS CAP
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REAL TIME
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EXECUTIVE SUMMARY

PURPOSE

This report presents the traffic impacts associated with the proposed redevelopment of the Tahoe
Biltmore Lodge and Casino area located in Crystal Bay, Nevada, within current conditions. This project
(Waldorf Astoria Lake Tahoe, or “WALT”) would construct a resort with 191 lodging and residential
units, a 10,000 square-foot casino, restaurants, retail uses, and associated amenities. Analysis is
conducted for both existing, opening year, and future horizon year conditions. WALT is a Plan
Revision of the actively permitted TRPA project called Boulder Bay (TRPA permit #CEPP2008-0123).
The plan revision is a modification of the currently approved project that reduces the number of units
by 183 (or 51%), enhances the guest arrival experience and creates a community gathering area
known as The Grove. The Plan Revision does not make any changes to the state and county roadways
associated with the approved project. In this report, the WALT project is compared to existing
conditions assuming the Biltmore is in full operation today (the Baseline Biltmore). Comparing the
WALT project to the approved Boulder Bay project is excluded from this report.

CONCLUSIONS
The conclusions of the traffic analysis are as follows:

1. Atthe site access points, the WALT project would result in a net reduction of 537 daily one-way
vehicle-trips (or a 13-percent reduction) over the Baseline Biltmore use. (The “Baseline Biltmore” use
reflects peak-season Year 2006 operations at the previous Tahoe Biltmore, consistent with the
baseline assumptions at the time of the original project approval.) During the key PM peak hour, the
project would reduce vehicle-trips at the driveways by 74 (or 22 percent), compared to the Baseline
Biltmore use.

2. The proposed project would result in a net reduction in vehicle trips on regional roadways (such as SR
28) away from the site access points (Stateline Road and Big Water Road) of 26 percent over the
course of a day, and 35 percent over the key PM peak hour, compared to the Baseline Biltmore use.
On average, the proposed project would reduce peak-hour traffic volumes on a busy summer day on
SR 28 by about 3.5 percent in the eastbound/northbound direction and 1 percent in the
westbound/southbound direction.

3. The SR 28/Lakeshore Boulevard intersection located at the west end of Incline Village, Nevada
exceeds LOS standards under all study scenarios, with or without the proposed WALT project. The
proposed project would reduce the traffic volumes through this intersection, thereby reducing driver
delays. This is considered to be a beneficial impact.

4. The project-generated traffic volume impact on the adjacent local streets to the north of the site is
expected to be minimal. The WALT site plan provides all access to the parking areas at locations close
to SR 28, which tends to encourage use of the state highway rather than local roads. While there is
an additional access point defined as the “Guest Arrival” area that is further from SR 28, use of this
will be limited to the initial lodging guest arrival trip as opposed to the subsequent trips made by
guests. The site planalso increases the travel distance (and thus travel time) on the local roads to
circulate behind the site. In addition, the proposed project would slightly reduce the potential for
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diversion of traffic to avoid queues generated by the pedestrian signal. A total of 33 daily inbound
trips are expected to take Big Water Road to the Guest Arrival located on upper Stateline Road over
the course of the day, with 13 of the trips occurring in the PM Peak Hour.

5. “Cut-through” traffic through the site is expected to be minimal. Previously, traffic wanting to cut
through the site (to avoid the stretch of highway through Crystal Bay) would travel west on Reservoir
Road to Wassou Road and then south on Stateline Road for a total travel distance of 1,090 feet. With
the project, the cut-through route will be from Big Water Road, south on Wassou Road, and then
south on Stateline Road for a total travel distance of 1,880 feet. With the increase of travel distance,
cut-through traffic is expected to be reduced.

6. The eastbound traffic queues forming along SR 28 at the pedestrian crossing signal extend into and
beyond the Stateline Road intersection during peak periods, with or without the project. However,
given the presence of the central Two-Way Left-Turn Lane (TWLTL) on SR 28 to the east of Stateline
Road, this queue does not hinder the ability for turns to be made from Stateline Road.
Implementation of the proposed project is not expected to materially affect the traffic queue lengths
at the pedestrian signal under any study scenario.

In addition, in Incline Village, the northbound traffic queues on the Lakeshore Boulevard approach
to SR 28 interfere with left turns to/from some of the driveways along the lake-side of Lakeshore
Boulevard, with or without the proposed project. However, as the proposed WALT would reduce
this queue length, it would have a beneficial impact.

7. The analysis of the need for new turn lanes along SR 28 indicates the following:

e SR 28/Stateline Road - The peak-hour traffic volumes with the Baseline Biltmore use meet the
warrant criteria for a new eastbound left-turn lane on SR 28. With implementation of the
proposed WALT project, not only would this warrant be met, but a westbound right-turn lane
would also be warranted. Widening SR 28 to provide a left-turn lane immediately west of
Stateline Road would alleviate the eastbound traffic queues caused by vehicles waiting to
turn left into Stateline Road, under both Baseline Biltmore conditions and proposed WALT
conditions. Note that this new turn lane would be located in California, on a Caltrans-
maintained roadway segment. However, as the LOS for the eastbound approach is forecast to
remain at LOS A in the AM Peak Hour and remain at LOS B in the PM Peak Hour and as TRPA
staff indicates roadway widening is not consistent with other regional goals, the eastbound
left-turn lane is not necessary.

Considering the relatively slow speeds of southbound traffic at this location (25 miles per
hour speed limit), the potential for rear-end crashes is relatively low. There are no LOS
deficiencies. A westbound right-turn lane is therefore not necessary.

e SR 28/Big Water Road -

o The peak-hour traffic volumes with the proposed WALT meet the warrant criteria for a
new northbound left-turn lane on SR 28, although the left turns (up to 8 left turns per
hour) only make up 1 percent of the directional volume. This improvement is not
necessary, considering the low turning volume and the relatively slow speeds of
northbound traffic at this location.

Waldorf Astoria Lake Tahoe - Transportation Impact Study
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o The peak-hour volumes with the proposed WALT on SR 28 meet the warrant criteria for a
new southbound right-turn lane (for turns into Big Water Road). However, considering
the relatively low right-turn volume, the relatively slow speeds of southbound traffic, and
that the LOS for the southbound approach is forecast to remain at LOS A, a southbound
right-turn lane is not necessary.

e SR 28/lLakeshore Boulevard -

o The peak-hour traffic volumes with the existing Baseline Biltmore use meet the warrant
criteria for a new westbound left-turn lane on SR 28, although the left turns represent
less than 2 percent of the directional volume.

o A new eastbound left-turn lane (for left turns onto Pinion Drive) is marginally warranted
with the existing Baseline Biltmore use. The left turns represent less than 1 percent of the
directional volume.

o A new eastbound right-turn lane (for right turns onto Lakeshore Boulevard) is warranted
with the existing Baseline Biltmore.

Though the new turn lanes above would be warranted under conditions with the proposed
WALT project, the proposed project would reduce the traffic volumes through this
intersection, which is a beneficial impact compared to Baseline Biltmore conditions.

8. The existing Biltmore driveway spacing along SR 28 does not meet NDOT’s minimum spacing
requirement for access points along a Minor Arterial roadway. As the proposed project would
eliminate two existing access points along SR 28, this would improve the driveway spacing conditions.
The existing driveways also do not meet the minimum spacing requirement set forth in the Washoe
County Development Code for Commercial Driveways on minor arterials. With implementation of the
proposed project, the two driveways that do not meet the County’s spacing requirement would be
eliminated, thereby improving transportation conditions along SR 28.

9. Adequate driver sight distance is expected to be provided at the proposed site access locations, so
long as the final landscaping plans do not hinder the intersection sight distance. It must be ensured
that the final landscaping plans provide adequate driver sight distance. Given this, and considering
that the project would reduce the number of (closely-spaced) driveways along SR 28, this is
considered a beneficial impact on transportation safety conditions.

The project would have a beneficial impact on bicyclist conditions, considering that it would construct
a Class 1 bicycle lane within the public right of way and/or a dedicated easement adjacent to SR 28
along the project frontage, and that the project would reduce the number of driveways along the
corridor (thereby improving bicyclist safety conditions).

The proposed project is estimated to reduce pedestrian crossing activity along SR 28 by roughly 30
percent from previous (Baseline Biltmore) levels, primarily due to the significant reduction in gaming
floor area. The existing crosswalk location best serves overall pedestrian demand patterns, though
minor reconfiguration may be appropriate once final plans for the north side of the highway are
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determined. Straightening the crosswalk would provide for a shorter, more logical, and therefore
safer crossing for pedestrians. It is recommended that the final project plans consider a site plan that
straightens out the existing crosswalk on SR 28, allowing a direct perpendicular pedestrian crossing.
The location of bus stops should be coordinated with the transit agencies.

Site PLAN - 09/27/2022
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CHAPTER 1
Introduction

The Waldorf Astoria Lake Tahoe (WALT) development project proposes to redevelop the existing site of
the Tahoe Biltmore Lodge and Casino area located along the north/west side of State Route 28 (SR 28) in
Crystal Bay, Nevada. In addition, this proposal would result in the removal of the existing uses on the
Crystal Bay Motel site. While the project applicant also owns the SR 28 Commercial Center next to The
Nugget on the south side of SR 28, no changes are planned to this facility as part of the current proposal.
Note that the proposed WALT project is different than the approved “Boulder Bay Community
Enhancement Program Project” (Boulder Bay) for which an EIS was prepared in 2009. The Boulder Bay
development project is not addressed in this transportation impact study.

This document presents a focused analysis of transportation issues associated with the proposed project,
including the following:

e Project impacts on site access intersections, and associated need for intersection or roadway
modifications

e Impacts of the proposed project on public safety regarding access

e |mpact on bicyclist conditions

e |mpact on adjacent local streets

e Pedestrian crossing of SR 28

The following scenarios are included in this study:
1. Existing Year (2022) Conditions With Baseline Biltmore Uses
2. Opening Year (2028) With Baseline Biltmore
3. Opening Year (2028) With Proposed WALT
4. Future Horizon Year With Baseline Biltmore
5. Future Horizon Year With Proposed WALT

Initially, existing and future background conditions are discussed. The proposed development is then
assessed to determine the number of vehicle-trips that will be generated. These vehicle-trips are then
assigned to the nearby roadway system to identify the impact on traffic operations under opening year
and future horizon year conditions. Finally, a site access evaluation, transportation safety-related analysis,
impacts on bicyclist conditions, and a pedestrian crossing analysis are presented.
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CHAPTER 2
Existing and Future Background Conditions

The following discussion presents information regarding the transportation characteristics of the project
site and existing and future background traffic conditions in the study area.

EXISTING ROADWAY CHARACTERISTICS

The private automobile is the primary mode of transportation in the Lake Tahoe Basin. In Crystal Bay, the
major internal road system near the project site includes the following:

e SR 28 (Tahoe Boulevard) through Crystal Bay is a two-lane facility along the north shore of Lake
Tahoe from Tahoe City to the west to US 50/Spooner Summit to the east. Near the project site,
SR 28 has a posted speed limit of 25 miles per hour. The speed limit increases to 35 miles per
hour at the California-Nevada state line to the west and 0.1 miles to the east (north) of the SR
28/Reservoir Road intersection. There is an existing radar speed-feedback sign on eastbound SR
28 immediately south of the recreational park driveway. The roadway segment between
Stateline Road and The Nugget Casino contains a central Two-Way Left-Turn Lane (TWLTL). SR
28 in Crystal Bay is an NDOT-owned road that is functionally classified as an urban minor arterial.

e Stateline Road is a short two-lane road running north/south through Crystal Bay. It services
mainly residential areas along with some commercial areas, stretching from the Crystal Bay Club
on the south to Lake Vista Drive on the north.

e Reservoir Road is a small two-lane road connecting SR 28 to Wassou Road, providing an access
to the residential areas to the north.

e [akeview Avenue and Wassou Road are residential streets north of the project site. Access to
these streets from SR 28 is provided by Reservoir Road and Stateline Road on the south, and
Beowawie and Amagosa Roads to the north.

e Calaneva Drive is a local roadway looping around the south side of the Crystal Bay Club, Nugget
Casino and other properties on the south side of SR 28.

All traffic control in the site vicinity is provided by Stop signs on the side street approaches to SR 28. In
addition, there is a pedestrian activated traffic signal on SR 28 approximately 300 feet east of Stateline
Road (between the Crystal Bay Club and Tahoe Biltmore gaming areas).

The following existing intersections are analyzed in this study:

e SR 28 (Tahoe Boulevard)/Stateline Road

e SR 28 (Tahoe Boulevard)/Pedestrian Crossing (signalized)
e SR 28 (Tahoe Boulevard)/Calaneva Drive

e SR 28 (Tahoe Boulevard)/Recreational Park Access

e SR 28 (Tahoe Boulevard)/Lakeshore Road

e Stateline Road/Cove Street
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EXISTING TRAFFIC VOLUMES

AM and PM peak-hour intersection turning-movement counts (vehicles, bicyclists and pedestrians) were
conducted by LSC at the study intersectionsalong SR 28 in Crystal Bay on Friday and Saturday, July 8-9,
2022. PM counts were also conducted at the SR 28/Lakeshore Boulevard and Stateline Road/Cove Avenue
intersections. The counts were conducted on Friday from 8-10 AM and from 2:30 to 5:30 PM, and on
Saturday from 1:30 to 4:30 PM. The AM peak hour occurred from 9:00 AM to 10:00 AM, and the PM peak
hour varied and occurred between 3:15 PM and 5:30 PM. As illustrated in Figure 2, a comparison of the
Friday and Saturday PM counts indicates Friday has the highest PM traffic volumes in Crystal Bay, while
Saturday has the highest PM traffic at the SR 28/Lakeshore Boulevard intersection in Incline Village. The
highest PM volumes at each intersection location are used, for purposes of this study. The figure also
shows that PM peak hour volumes are substantially higher than AM peak hour volumes. The raw count
data is provided in Appendix A.

Figure 2: Peak-Hour Volumes Comparison
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The Nevada Department of Transportation (NDOT) has a permanent count station on SR 28 at a point
west of the western end of Lakeshore Boulevard (the closest available location). As shown in Table 1,
annual average daily traffic volumes (AADT) generally increased from 2011 to 2018, and then dropped
from 2018 to 2020 (the low point in 2020 coincides with the COVID-19 pandemic). The 2021 AADT at this
location is 12,700, which is lower than the volume reported in 2018.
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Table 1 — NDOT Annual Average Daily Traffic Volumes on SR 28
Station 312240: 915ft N of Lakeshore Dr/Pinion Dr from Lakeshore Blvd to CA/NV Line
Year Average Annual Daily Traffic
2021 12,700
2020 12,100
2019 12,900
2018 13,400
2017 12,900
2016 12,700
2015 12,400
2014 12,000
2013 12,000
2012 11,300
2011 12,000
Source: NDOT Traffic Information Systems

NDOT also provides monthly average daily traffic data on SR 28 at this location. A review of this data
indicates that the highest traffic volumes occur in the month of July. Thus, the traffic volumes used for
this study (based on July counts) represent conditions during the busiest month. Furthermore, NDOT

weekly traffic data indicates the highest daily volumes typically occur on Fridays in summer.

Finally, a review of Caltrans traffic volumes indicates that the peak-hour total two-way volume on SR 28
immediately west of the California-Nevada State Line was 1,600 in 2018 and in 2019. (This volume
dropped to 1,500 in 2020). The Year 2022 traffic counts conducted by LSC at the SR 28/Stateline Road
intersection as a part of this study indicate a peak-hour total two-way volume on SR 28 immediately west
of Stateline Road of 1,563 vehicles. As this figure is within 3 percent of the 2018 and 2019 volume, the
volumes used in this study are considered to represent busy year conditions.

Traffic Volumes of Baseline Biltmore Use

The Tahoe Biltmore operations were closed at the time the new (2022) traffic counts were conducted.
However, for purposes of this study, the baseline scenario assumes full operation of the Baseline Biltmore
uses. These land uses are described in Chapter 3, along with a trip generation analysis. Adding the
Baseline Biltmore site-generated traffic to the Year 2022 traffic counts results in the ‘Existing With
Baseline Biltmore’ peak-hour traffic volumes shown in Figure 3.
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FUTURE BACKGROUND TRAFFIC VOLUMES

Opening Year (2028) and future horizon year traffic volumes are developed based upon growth forecasts
from the TRPA’s TransCAD Travel Demand Model. Roadway segment volumes from the base year (2018)
land use model are subtracted from those of the future (2045) land use model to estimate the growth in
traffic between the base and future model years. Next, the traffic generated from the modeled land uses
assumed for the Biltmore site are subtracted from the model growth. An average annual growth rate is
estimated for each roadway segment. The resulting average annual growth rates are relatively small, with
0.004 percent growth per year along SR 28 west of Stateline Road, 0.1 percent growth on SR 28 south of
Calaneva Drive, 0.1 percent at the SR 28/Lakeshore Boulevard intersection, 0.2 percent on Calaneva
Drive, and 0.9 percent on Stateline Road. The respective average annual growth rates are applied to the
existing year traffic volumes to estimate opening year (2028) and future horizon year background traffic
volumes (with the Baseline Biltmore use). The resulting volumes are shown in Figures 4 and 5.
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CHAPTER 3
Traffic Generation, Distribution, and Assignment

The assessment of transportation-related impacts begins with the development of trip generation
estimates for the project. The trip generation of the proposed WALT use is compared to that of the
Baseline Biltmore use, in order to determine the project’s net impact on trip generation. Once trip data
are available, then impacts to levels of service can be assessed.

LAND USE COMPARISON

The land use quantities for the Baseline Biltmore scenario and the proposed WALT scenario are
summarized in Table 2. As shown, the total number of lodging/residential units under each scenario is as
follows:

e 111 units for the Baseline Biltmore use
e 191 units for WALT

Also worth noting is t