
Board of Adjustment Staff Report 
Meeting Date:  July 11, 2019 Agenda Item:  8A 

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

www.washoecounty.us/comdev 

ADMINISTRATIVE CASE NUMBER: WADMIN19-0013 (League to Save Lake Tahoe Annual 
Fashion Show and Luncheon, Outdoor Community Event) 

BRIEF SUMMARY OF REQUEST: Annual Fashion Show and Luncheon 

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

CASE DESCRIPTION 

For possible action, hearing, and discussion to approve an 
administrative permit to approve an outdoor community 
event business license application and associated license 
conditions submitted by League to Save Lake Tahoe on 
behalf of League to Save Lake Tahoe for their Annual 
Fashion Show and Luncheon, scheduled to be held on 
August 3, 2019 from 11am until 2pm. The event is proposed 
to consist of an invitation-only fashion show and luncheon 
within a temporary tent structure located on the beach 
adjacent to Lake Tahoe. The event organizer estimates 650 
customers and spectators as well as 300 support persons to 
take part in the event. 

Applicant: League to Save Lake Tahoe 
Property Owners: KWS Nevada Residential LLC and 

Lakeshore Trust 
Location: 1047 and 1055 Lakeshore 

Boulevard, Incline Village, NV, 
directly south of its intersection with 
Selby Drive 

APNs: 130-230-14, -16 & -17
Parcel Size: ±6.18 acres, ±3.58 acres and ±1 acre 
Master Plan: Rural Residential (RR) and Suburban 

Residential (SR) 
Regulatory Zone: High Density Rural (HDR) and High 

Density Suburban (HDS) 
Area Plan: Tahoe 
Citizen Advisory Board: Incline Village/Crystal Bay 
Development Code: Authorized in Article 808, 

Administrative Permits 
Commission District: 1 – Commissioner Berkbigler 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Board of Adjustment approve Administrative Permit 
Case Number WADMIN18-0008 for League to Save Lake Tahoe, and an Outdoor Community Event 
business license application and associated license conditions, for the League to Save Lake Tahoe Annual 
Fashion Show and Luncheon, having made all five findings in accordance with Washoe County 
Development Code Section 110.808.25. 

 (Motion with Findings on Page 9) 

Vicinity Map 
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Administrative Permit Definition 
The purpose of an administrative permit is to provide a method of review for a proposed use 
which possess characteristics that requires a thorough appraisal in order to determine if the use 
has the potential to adversely affect other land uses, transportation or facilities in the vicinity.  
The Board of Adjustment or the Hearing Examiner may require conditions of approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an administrative permit, the Board of 
Adjustment must find that all of the required findings, if applicable, are true. 

The conditions of approval for Administrative Permit Case Number WADMIN19-0013 are 
attached to this staff report and will be included with the action order, if approved by the Board 
of Adjustment. 

The subject property is designated as High Density Rural and High Density Suburban.  Outdoor 
community events are permissible as a temporary use in all regulatory zones within 
unincorporated Washoe County (WCC Section 25.269) subject to approval of a business 
license and an administrative permit for events with between 300 and 999 persons on any one 
day of the event (WCC Section 25.272.2).  The applicant is seeking approval of an 
administrative permit and a business license application. 

An "outdoor community event" means an assembly of more than 100 and less than 1000 
persons on any one day of the event gathered together for any purpose, at any location, other 
than a permanent building or permanent installation that has been constructed for and will 
accommodate the number of persons gathered therein. 
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Detail Site Plan 

Project Evaluation 
The applicant “League to Save Lake Tahoe” is seeking approval of an administrative permit in 
order to allow the Director of the Planning and Building Division to issue a business license for a 
one-day temporary event.  The event is proposed to consist of a luncheon and fashion show.  
This is the first time that the applicant has sought the appropriate license and permit to conduct 
the event, however, the event has been held annually in various locations throughout the Tahoe 
Basin since 1969. 

The applicant is seeking approval to hold the event on the beach adjacent to Lake Tahoe on 
private property located at 1047 and 1055 Lakeshore Boulevard, in Incline Village.  The 
temporary improvements consist of several large tents used for the event and event support. 

Chapter 25 of the Washoe County Code provides a number of requirements for issuance of a 
business license for a temporary event.  General conditions of approval are permitted to protect 
the public health, safety and welfare.  Security shall be required for the proposed event.  
Because food is being served, several health codes are required to be met, including 
arrangements for sanitation, removal of refuse and emergency medical services.  Adequate 
parking and access as well as fire protection must be accounted for.  The applicant must also 
indemnify the County against any and all losses or injuries.  The applicant may be required to 
provide a financial assurance to ensure completion of all required conditions of approval. 
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The applicant has provided copies of contracts to provide: security services, fire and emergency 
medical services, sanitary facilities and trash removal.  The applicant has also provided a copy 
of liability insurance. 

The applicant has made arrangements for all participants to park at Sierra Nevada College and 
be taken to the event site by shuttle. 

There will be amplified sound associated with the event.  The event will take place for several 
hours in the middle of the day.  Set-up and tear down will take place in the three days preceding 
and three days following the event.  Conditions of approval have been included to limit set-up 
and tear-down from 8 a.m. to 7 p.m. only. 

Overall the impacts associated with the event are of limited scale and duration.  Health, safety 
and welfare of the public and participants have been appropriately addressed by the proposed 
conditions.  For these reasons, staff is recommending approval of the proposed administrative 
permit. 

Incline Village / Crystal Bay Citizen Advisory Board (IV/CB CAB) 
The proposed administrative permit for the outdoor event was presented by the applicant’s 
representative at the regularly scheduled citizen advisory board meeting on June 3, 2019.  The 
CAB members noted that this is an annual event and recommended approval with very little 
discussion. 

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

• Washoe County Community Services Department 
o Planning and Building Division 
o Engineering and Capital Projects Division 

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

• Incline Village General Improvement District 
• Nevada State Lands 
• Nevada Tahoe Conservation District 
• North Lake Tahoe Fire Protection District 
• Regional Transportation Commission 
• Washoe – Storey Conservation District 
• Tahoe Transportation District 
• Tahoe Regional Planning Agency 
• US Forest Service - LTBMU 
• US Fish and Wildlife 

One out of the fifteen above-listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  
A summary of each agency’s comments and/or recommended conditions of approval and their 
contact information is provided.  The conditions of approval are attached to this staff report and 
will be included with the action order, if approved. 
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• Washoe County Planning and Building Division addressed the hours of operation, set, 
parking standards, noted standards for temporary tent structures and imposed 
operational conditions that will be in effect for the time leading up to and immediately 
following the event. 
Contact – Roger Pelham, 775.328.3622, rpelham@washoecounty.us 

Staff Comment on Required Findings  
WCC Section 110.808.25 requires that all of the following findings be made to the satisfaction of 
the Washoe County Board of Adjustment before granting approval of the administrative permit 
request.  Staff has completed an analysis of the application and has determined that the 
proposal is in compliance with the required findings as follows. 

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

Staff Comment: There are no policies or action programs that prohibit the approval of a 
temporary event of this nature, in the Tahoe Area Plan. 

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

Staff Comment: The applicant has addressed the applicable requirements for providing 
temporary power, sanitation, water and parking for the temporary, one-day, event.  

3. Site Suitability.  That the site is physically suitable for invitation-only fashion show and 
luncheon within a temporary tent structure located on the beach adjacent to Lake Tahoe 
and for the intensity of such a development. 

Staff Comment: The event has been held at this location on previous occasions, and 
temporary improvements have been planned to make the site suitable for the temporary, 
one-day, event. 

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

Staff Comment: Impacts associated with the event are of limited impact and duration as 
this is a temporary, one-day, event. Therefore there will be no significant impact to the 
public health, safety or welfare; the event is unlikely to be injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding 
area.  

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

Staff Comment: There is no military installation in the area that is required to be noticed 
for this Administrative Permit, therefore this finding does not need to be made. 

Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Administrative Permit Case 
Number WADMIN19-0013 is being recommended for approval, with conditions.  Staff offers the 
following motion for the Board’s consideration.  
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Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Board of Adjustment approve 
Administrative Permit Case Number WADMIN18-0013 for League to Save Lake Tahoe, having 
made all five findings in accordance with Washoe County Development Code Section 
110.808.25:  

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

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

3. Site Suitability.  That the site is physically suitable for invitation-only fashion show and 
luncheon within a temporary tent structure located on the beach adjacent to Lake Tahoe 
and for the intensity of such a development; and 

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

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Board of Adjustment and mailed to the original applicant, unless the 
action is appealed to the Washoe County Board of County Commissioners, in which case the 
outcome of the appeal shall be determined by the Washoe County Board of County 
Commissioners.  Any appeal must be filed in writing with the Planning and Building Division 
within 10 calendar days from the date the written decision is filed with the Secretary to the 
Board of Adjustment and mailed to the original applicant. 
 
 
 
Applicant: League to Save Lake Tahoe 
  Attn:  Kristin Keane and Meghan McGowan 
  2608 Lake Tahoe Boulevard 
  South Lake Tahoe, CA  96150  
 
Property Owners: KWS Nevada Residential LLC 
  Attn:  Kern Shumacher 
  1047 Lakeshore Boulevard 
  Incline Village, NV  89450 
 
  Lakeshore Trus 
  Attn:  Richard Sandler 
  1055 Lakeshore Boulevard 
  Incline Village, NV  89450 
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Conditions of Approval 
Administrative Permit Case Number WADMIN19-0013 

 
The project approved under Administrative Permit Case Number WADMIN19-0013 shall be 
carried out in accordance with the Conditions of Approval granted by the Board of Adjustment 
on July 11, 2019.  Conditions of Approval are requirements placed on a permit or development 
by each reviewing agency.  These Conditions of Approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more.  These conditions do not 
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant 
authorities required under any other act or to abide by all other generally applicable Codes, and 
neither these conditions nor the approval by the County of this project/use override or negate 
any other applicable restrictions on uses or development on the property. 
 
Unless otherwise specified, all conditions related to the approval of this Administrative Permit 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division.   

Compliance with the conditions of approval related to this Administrative Permit is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the Administrative Permit may result in the initiation of 
revocation procedures.   

Operational Conditions are subject to review by the Planning and Building Division prior to the 
renewal of a business license each year.  Failure to adhere to the Operational Conditions may 
result in the Planning and Building Division recommending that the business license not be 
renewed until conditions are complied with to the satisfaction of Washoe County. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative Permit should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 

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

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

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

• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the project or business. 

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies:  
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• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District must be appealed to the District 
Board of Health. 

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

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

be responsible for determining compliance with these conditions.   
Contact:  Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us 
a. The applicant shall attach a copy of the Action Order approving this project to all 

administrative permit applications (including building permits) applied for as part of this 
administrative permit. 

b. The applicant shall demonstrate substantial conformance to the plans approved as part 
of this administrative permit.  Planning and Building shall determine compliance with this 
condition. 

c. The applicant shall submit complete construction plans and building permits shall be 
issued for the tent structures prior to July 29, 2019.  The applicant shall complete 
construction within the time specified by the building permits.  The applicant shall 
remove all tent structures and related items no later than August 9, 2019.  Compliance 
with this condition shall be determined by Planning and Building. 

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

NOTE 

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

e. This administrative permit shall be in effect From July 29, 2019 through August 9, 2019.  

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

g. The bussing tents shall be located at least 5 feet east of the westernmost property line of 
APN 130-230-17. 

h. Set-up and tear-down shall take place only between the hours of 8 a.m. and 7 p.m. daily. 

i. The applicant shall obtain a business license prior to July 29, 2019. 

j. The applicant shall work with IVGID to ensure that no damage is done to the pipeline on 
the beach. 

k. Prior to the approval of a business license, the applicant shall supply the Washoe 
County Planning and Building Division with documentation that shows compliance with 
all applicable requirements of Washoe County Code Chapter 25, including: 

a. Access, Traffic and Parking (Community Services, Engineering & Capital Projects) 
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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:  Mitchell Fink, 775.328.2041, mfink@washoecounty.us 
a. On page A-14 of the permit application, in the document titled, “Agreement between the 

League to Save Lake Tahoe and Sierra Nevada College for August 3, 2019”, the third 
paragraph states, “SNC will allow The League to use their parking lot and parking facility 
on Saturday, August 4, 2019 to allow for guests, volunteers, staff and vendors to park for 
a nearby event.”  A corrected Agreement shall be provided to Engineering and Capital 
Projects for review and approval 30 days prior to the event, showing Saturday, August 3, 
2109 as the day to allow use of the parking lot and facility at SNC.    

 

*** End of Conditions *** 
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From: Kristin Keane
To: Pelham, Roger; Giesinger, Chad
Cc: McQuone, Alice
Subject: Re: League to Save Lake Tahoe Community Event Application
Date: Monday, April 22, 2019 12:23:23 PM
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[NOTICE:  This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Good afternoon Roger,
 
Thank you for your email.  We anticipate about 950 people at any one time: 650 guests, 300 staff and
volunteers, including catering.
 
Best,
Kristin
 
 
 

Kristin Keane
Development Consultant
League to Save Lake Tahoe
2608 Lake Tahoe Boulevard
South Lake Tahoe, CA. 96150
Office 775.348.8472 | Mobile 775.527.3352
kristin@keeptahoeblue.org
 
 
 

From: "Pelham, Roger" <RPelham@washoecounty.us>
Date: Monday, April 22, 2019 at 11:05 AM
To: "Giesinger, Chad" <CGiesinger@washoecounty.us>, Kristin Keane
<Kristin@keeptahoeblue.org>
Cc: "McQuone, Alice" <AMcQuone@washoecounty.us>
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Subject: RE: League to Save Lake Tahoe Community Event Application
 
Hello Kristin,
Can you tell me what the maximum number of people that you anticipate to be on-site at any one time
is? Thanks. I am attempting to write a description of the event so that we can begin the review process.
Thank you.
 

Roger Pelham, MPA
Senior Planner, Building and Planning Division | Community Services Department
rpelham@washoecounty.us | Office: 775.328.3622| Fax: 775.328.6133
1001 East Ninth Street, Reno, NV 89512

     

 
 

From: Giesinger, Chad 
Sent: Friday, April 19, 2019 5:06 PM
To: Kristin Keane
Cc: Pelham, Roger; McQuone, Alice
Subject: RE: League to Save Lake Tahoe Community Event Application
 
Hi Kristin,
 
I have received the application.  It will be assigned to Roger Pelham – the same planner that processed
your event last year.  Regarding the CAB – I have cc’d our agenda coordinator and she will attempt to
accommodate your request, but I am not sure at what stage that agenda is at currently for the May 6
meeting.  Regards,
 

Chad Giesinger, AICP
Planning Manager, Planning and Building Division | Community Services Department
cgiesinger@washoecounty.us | Office: 775.328.3626| Fax: 775.328.6133
1001 East Ninth Street, Reno, NV 89512

     

 

From: Kristin Keane [mailto:Kristin@keeptahoeblue.org] 
Sent: Thursday, April 18, 2019 3:17 PM
To: Giesinger, Chad
Subject: League to Save Lake Tahoe Community Event Application
 

[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 Chad,
 
I wanted to alert you the League to Save Lake Tahoe Community Event Application was submitted on
Tuesday.  I look forward to an introduction to the planner who will oversee the process.  I would like to
get on the agenda for the next Incline Village Citizen Advisory Board Meeting scheduled for Monday,
May 6, in order to keep the process moving forward.
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https://protect-us.mimecast.com/s/8KPdCADopZsN34YqfG9FD2?domain=washoecounty.us
https://protect-us.mimecast.com/s/HGQnCBBpqZI79jo2s65tqD?domain=twitter.com
https://protect-us.mimecast.com/s/m6M7CDkrvjs5KqPGFAR8M4?domain=facebook.com
https://protect-us.mimecast.com/s/40dcCERvwkI3JLPXuPp1hX?domain=washoecounty.us


Thank you,
Kristin
 
 
 

Kristin Keane
Development Consultant
League to Save Lake Tahoe
2608 Lake Tahoe Boulevard
South Lake Tahoe, CA. 96150
Office 775.348.8472 | Mobile 775.527.3352
kristin@keeptahoeblue.org
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