
Planning Commission Staff Report 
Meeting Date:  August 1, 2023 Agenda Item: 10A 

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

www.washoecounty.gov/csd/planning_and_development 

AMENDMENT OF CONDITIONS CASE NUMBER: WAC23-0009 (Boulder Bay Building A / 
Granite Place) for WTM16-004 (Boulder 
Bay) 

BRIEF SUMMARY OF REQUEST: Modification to the amount of common 
area associated with the Boulder Bay 
Resort project. 

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 an Amendment of Conditions for 
Tentative Subdivision Case Number TM16-004 
(Boulder Bay) to reduce the amount of open space 
area associated with Building A to 1.25 acres and 
to transfer open space acreage to the adjacent 
Boulder Bay resort project. 

Applicant / 
Property Owner: 

Big Water Investments, LLC. 

Location: 1 Big Water Drive 

APN: 123-291-01

Parcel Size: 2.77 Acres

Master Plan: Crystal Bay Tourist

Regulatory Zone: Crystal Bay Tourist

Area Plan: Tahoe

Development 
Code: 

Authorized in Article 608 
Tentative Subdivision Map 

Commission 
District: 

1 – Commissioner Hill 

Vicinity Map 

STAFF RECOMMENDATION 

APPROVE 
APPROVE WITH 

CONDITIONS 
DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Amendment of Conditions Case Number WAC23-0009 for Big Water Investments, 
LLC, with the conditions included as Exhibit A to this matter, having made all ten findings in 
accordance with Washoe County Code Section 110.608.25:  

(Motion with Findings on Page 11) 
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Amendment of Conditions 

An Amendment of Conditions application is necessary in order to change a condition(s) of an 
approved discretionary permit, such as a special use permit, a variance, an abandonment of an 
easement or a tentative subdivision map.  Some examples of why an Amendment of Conditions 
application is submitted are listed below: 

• Change in operating hours

• Physical expansion

• Extend the expiration date of the discretionary permit

• Extend the time to complete phases of the approved project

The Amendment of Conditions request is required to be heard by the same board that approved 
the original application and only the specific amendment may be discussed and considered for 
approval. The Amendment of Conditions application is processed in the same manner as the 
original discretionary permit application, including a public hearing, noticing, agency review and 
analysis, and satisfying the required findings.  If the Planning Commission grants an approval of 
the Amendment of Conditions request, an amended Action Order is created along with amended 
conditions of approval.   

The conditions of approval for Amendment of Conditions Case Number WAC23-0009 is attached 
as Exhibit A to this staff report and will be included with the amended action order.   
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Site Plan 

Request 

The applicant is requesting to amend the final map, which was recorded in 2018. The intent of 
the amendment is to reduce the common area/element to 1.25 acres that will remain associated 
with the Granite Place condominium development. The 1.25-acre area will be dedicated to the 
Granite Place HOA as is outlined in the Granite Place CC&R’s (Doc. No. 4856509). The remainder 
of the subject property will transfer holding from Big Water Investments, LLC to EKN Tahoe, LLC. 
The remainder of the subject property is intended to be utilized as part of the larger overall Waldorf 
Astoria Lake Tahoe (WALT) project. The applicant states that a boundary line adjustment (BLA) 
will be submitted after the Planning Commission decides on the proposed amendment of 
conditions. The boundary line adjustment is proposed to divide the subject parcel for the provision 
of the 1.25 acres to the Granite Place HOA, and the remainder of the parcel will be joined with 
APN: 123-071-35. The proposal is intended to follow the conceptual exhibit outlined in the Site 
Plan section of this staff report. 

The subject site is approximately 2.77 acres in size and is located west of State Route 28 at the 
intersection of Reservoir Road. The subject parcel is located within the Crystal Bay Tourist Town 
Center of the Tahoe Area Plan.  

When TM16-004 and SB16-005 were originally reviewed and approved, the subject parcel had a 
regulatory zone of Medium Density Suburban (MDS) which allowed 3 dwellings per acre, however 
this parcel was located within the North Stateline Community Plan, part of the previous Tahoe 
Area Plan which allowed for a maximum density of 15 dwellings per acre for Multi-Family 
Dwellings within the Community plan area. The proposal at the time would have allowed for a 
maximum allowance of 41 dwelling units on the parcel. Under the current Tahoe Area Plan, the 
Crystal Bay Tourist Regulatory Zone has a minimum density of 15 dwellings per acre, and a 
maximum of 25 dwellings per acre. The modification being proposed by the applicant still 
maintains enough acreage to maintain the allowable density.  
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Background and Evaluation of Amendment Request 

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 the selected Demonstration Projects.  The project as approved in 
2007 consisted of a casino, hotel, on-site workforce housing, shopping, health and wellness 
center, timeshare units and whole ownership condominiums. The initial project consisted of one 
structure with three “towers” that included parking on the lowermost level and dwelling units 
above. A total of 18 dwelling units were proposed. The 18-unit condominium subdivision was the 
first phase of the Boulder Bay Development approved by TRPA and was approved by Washoe 
County in 2016 under the application numbers SB16-005 and TM16-004. The subject parcel has 
since been developed as part of those approvals. The project is currently known as the Waldorf 
Astoria Lake Tahoe.  

As mentioned in the application, the original request utilized Article 408, Common Open Space 
Development, which allows for the variation of lot size in exchange for open space or preservation 
of natural resources. This section of code does not provide a minimum amount of open space 
required to utilize the code section. The tentative map sheets identified 2.53+/- acres as “Common 
Element 1.” Below is a copy of one of the tentative map sheets from the original application from 
2016 that shows the surface level site plan for the condominium project. and notes the proposed 
area of “Common Element 1.”  

WTM16-004 Site Plan 

The final map was recorded on October 5, 2018, the final map showed the entire parcel area 
(2.77 acres) in “common element.” All 18 units have been sold by the developer, with the last unit 
being sold in February 2021. When the Washoe County Planning Commission reviewed and 
decided on the tentative map for Granite Place (TM16-004), TRPA had approved an overall 
Boulder Bay project that identified buildings encroaching into a portion of the subject parcel – 
which is part of the common element for Granite Place. The applicant provided the original 2016 
TRPA approval with this application, and it can be found below.  
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2016 Original TRPA Approved Site Plan for Boulder Bay 

On April 26, 2023, the Boulder Bay project went back for review and approval by TRPA, this time 
as the Waldorf Astoria Lake Tahoe Resort and Residences (WALT) instead of Boulder Bay. The 
applicant states that the new project plan maintains the same general project layout with updated 
footprints. The amended site plan reviewed by TRPA in 2023 retained building elements 
encroaching into the subject parcel. Below is the recently approved TRPA plan for WALT. 

2023 TRPA Approved Site Plan for Waldorf Astoria Lake Tahoe 

The applicant states that with the final map being recorded in 2018, and all 18 units being sold off 
and developed, Covenants, Conditions and Restrictions (CC&R’s) were recorded to help guide 
the long-term management, maintenance and community regulations for the development. The 
Granite Place CC&Rs were recorded under document number 4856409 on October 5, 2018. The 
applicant further states that the division of the subject parcel and reduction in the common 
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element/open space area associated with the Granite Place development was generally depicted 
and described in the Declaration of the CC&Rs for Granite Place (Exhibit C – Page 81). 

Page 81 of the CC&Rs Recorded October 5, 2018 

The applicant states that the withdrawal of the land from the subject parcel and the reduction in 
size of the common area directly associated with the Granite Place condominium development 
should have been realized and recognized given the approved TRPA plans. However, since the 
common element/area is associated with a Tentative Subdivision Map that included action taken 
by the Washoe County Planning Commission, only the Planning Commission can approve the 
amendment to reduce and relocate the common area.  
The applicant further states that the withdrawal of land from the subject parcel and creation of the 
1.25-acre common area to be associated with the Granite Place condominiums is specifically 
noted in Section 7.6 of CC&Rs (Exhibit C – Page 55).   
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Neighborhood Meeting 

The applicants held a neighborhood meeting for this Amendment of Conditions application on 
May 25, 2023. The meeting took place at 5:30 PM and was held at 1 Big Water Drive, in Crystal 
Bay, NV. The sign in sheet for the neighborhood meeting indicates that 4 members of the public 
were present, 1 Washoe County staff member was present, as well as the applicants.  

Tahoe Area Plan  

The subject parcel is located within the Tahoe Area Plan.  There are no relevant policies relating 
to the proposed Amendment of Conditions for reducing and relocating common area for WTM16-
004. 
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Reviewing Agencies 

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

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

Tentative Subdivision Map Staff Comment on Required Findings 

WCC Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires that all of the 
following findings be made to the satisfaction of the Washoe County Planning Commission before 
granting approval of a tentative map request.  Staff has completed an analysis of the application 
and has determined that the proposal is in compliance with the required findings as follows. 

(a) Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan. 

Staff Comment: The proposed Amendment of Conditions continues to be consistent with 
the goals and policies of the Master Plan and the Tahoe Area Plan.  This site was 
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previously reviewed with Tentative Subdivision Map Case Number WTM16-004, on July 
5, 2016. The proposed Amendment of Conditions does not change the status of this 
Finding.  

(b) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan.

Staff Comment:  The design of the proposed subdivision is consistent with the Master Plan
and the Tahoe Area Plan.  This site was previously reviewed with Tentative Subdivision
Map Case Number WTM16-004 and approved on July 5, 2016. Additionally, the proposed
reduction to the Granite Place common element does not affect to allowable density of the
overall development. The proposed Amendment of Conditions does not change the status
of this Finding.

(c) Type of Development. That the site is physically suited for the type of development
proposed. 

Staff Comment:  The site has been developed to accommodate the 18-unit condominium 
development intended for this parcel – as approved on July 5, 2016, under Tentative 
Subdivision Map Case Number WTM16-004.  The proposed amendment is to reduce and 
relocate the common element in an effort to dedicate land to the Granite Place HOA and 
to allow for development of the overall Waldorf Astoria Lake Tahoe (WALT) project, 
formerly known as Boulder Bay, to develop utilizing land associated with this tentative 
map.  

(d) Availability of Services. That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System.

Staff Comment: The site is developed and continues to meet the availability of services
and meets the requirements of Article 702, Adequate Public Facilities Management
System, as reviewed with Tentative Subdivision Map Case Number WTM16-004.

(e) Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements
is likely to cause substantial environmental damage, or substantial and avoidable injury to
any endangered plant, wildlife or their habitat.

Staff Comment: Tentative Subdivision Map Case Number WTM16-004 was able to make
this required finding.  WTM16-004 has since received a final map and the project has been
developed.  The proposed Amendment of Conditions will not change the status of this
Finding and there will be no environmental damage or harm to endangered plants, wildlife,
or their habitat.

(f) Public Health. That the design of the subdivision or type of improvement is not likely to
cause significant public health problems.

Staff Comment:  The proposed Amendment of Conditions are not likely to cause significant
public health problems, as fully reviewed with Tentative Subdivision Map Case Number
WTM16-004. The intent of the amendment is to reduce and relocate the common element
in an effort to dedicate land to the Granite Place HOA and to allow for development of the
overall WALT project.

(g) Easements. That the design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through, or use of property
within, the proposed subdivision.

Staff Comment: The proposed Amendment of Conditions does not conflict with any
easements.  The proposed lot lines will follow the proposed outline of the connector road
(Wellness Way) to allow the connector road to be constructed. The connector roads name
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is subject to change with the final development. This Finding was fully reviewed with 
Tentative Subdivision Map Case Number WTM16-004.     

(h) Access. That the design of the subdivision provides any necessary access to surrounding,
adjacent lands and provides appropriate secondary access for emergency vehicles.

Staff Comment: The proposed Amendment of Conditions will not impact any current
access to the site. This Finding was fully reviewed with Tentative Subdivision Map Case
Number WTM16-004.

(i) Dedications. That any land or improvements to be dedicated to the County is consistent
with the Master Plan.

Staff Comment:  The proposed Amendment of Conditions will not impact any site
dedications to the County. This Finding was fully reviewed with Tentative Subdivision Map
Case Number WTM16-004.

(j) Energy. That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Staff Comment: The proposed Amendment of Conditions will not impact energy design of
the subdivision. This Finding was fully reviewed with Tentative Subdivision Map Case
Number WTM16-004.

Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the Amendment of Conditions request.  Therefore, after a thorough review and analysis, 
Amendment of Conditions Case Number WAC23-0009 is being recommended for approval with 
conditions. Staff offers the following motion for the Commission’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 Planning Commission 
approve Amendment of Conditions Case Number WAC23-0009 for Big Water Investments, LLC, 
with the conditions included as Exhibit A to this matter, having made all ten findings in accordance 
with Washoe County Code Section 110.608.25:  

(a) Plan Consistency.  That the proposed map is consistent with the Master Plan and any specific
plan; 

(b) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;

(c) Type of Development.  That the site is physically suited for the type of development proposed;

(d) Availability of Services.  That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System;

(e) Fish or Wildlife.  That neither the design of the subdivision nor any proposed improvements
is likely to cause substantial environmental damage, or substantial and avoidable injury to
any endangered plant, wildlife or their habitat;

(f) Public Health.  That the design of the subdivision or type of improvement is not likely to cause
significant public health problems;

(g) Easements.  That the design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through, or use of property within,
the proposed subdivision;
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(h) Access.  That the design of the subdivision provides any necessary access to surrounding,
adjacent lands and provides appropriate secondary access for emergency vehicles;

(i) Dedications.  That any land or improvements to be dedicated to the County is consistent with
the Master Plan; and

(j) Energy.  That the design of the subdivision provides, to the extent feasible, for future passive
or natural heating or cooling opportunities in the subdivision.

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the applicant(s), 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 Planning Commission and 
mailed to the applicant(s). 

Applicant / Owner: Big Water Investments, LLC 
P.O. Box 6622,  
Incline Village, NV 89450 
Attn: Roger Wittenberg; rwittenberg@intlsupplyco.com 

Representatives: CFA, Inc 
1150 Corporate Blvd,  
Reno, NV, 89502 
Attn: Dave Snelgrove; dsnelgrove@cfareno.com 

Representatives: EKN Tahoe, LLC 
220 Newport Center Dr., Suite 11-262 
Newport Beach, CA, 92660 
Attn: Tom Jacobson; tom@ekndevgroup.com 
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Amended Conditions of Approval 
Amendment of Conditions Case Number WAC23-0009 
For Tentative Subdivision Map Case Number WTM16-004 (Boulder Bay) 

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

www.washoecounty.gov/csd/planning_and_development 

The project approved under Amendment of Conditions Case Number WAC23-0009 for 
Tentative Subdivision Map Case Number WTM16-004 (Boulder Bay) shall be carried out in 
accordance with the Amended Conditions of Approval granted by the Planning Commission on 
August 1, 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 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 amendment of conditions approval 
regarding the Tentative Subdivision Map Case Number WTM16-004 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 amended conditions of approval (WAC23-0009) related to the Tentative 
Subdivision Map Case Number WTM16-004 (Boulder Bay) 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 amended conditions may result in the 
initiation of revocation procedures.  

Washoe County reserves the right to review and revise the amended conditions of approval 
related to this Tentative Subdivision Map Case Number WTM16-004 (Boulder Bay) 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.   

WAC23-0009 
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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 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 orders approving this project for
WAC23-0009 AND Tentative Subdivision Map Case Number WT16-004 to all
permits and applications (including building permits) applied for as part of this
approval.

b. The applicant shall meet all conditions of approval previously approved on July 5, 2016
for Tentative Subdivision Case Number Map WTM16-004.

c. 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.

North Lake Tahoe Fire Protection District (NLTFPD) 

2. The following conditions are requirements of the North Lake Tahoe Fire Protection District.
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. NLTFPD will conduct a thorough code compliance review upon formal submittal of the
application.

*** End of Amended Conditions *** 
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From: Program, EMS
To: Bronczyk, Christopher
Cc: Program, EMS
Subject: FW: June Agency Review Memo II - Amendment of Conditions Case Number WAC23-0009 (Boulder Bay Resort –

Building A a.k.a. Granite Place) CASE NUMBER TM16-004
Date: Tuesday, June 20, 2023 1:49:21 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
June Agency Review Memo II.pdf
image006.png

Hello,
 
The EMS Program has reviewed the June Agency Review Memo II - Amendment of Conditions Case
Number WAC23-0009 (Boulder Bay Resort – Building A a.k.a. Granite Place) CASE NUMBER TM16-
004 - and has no concerns or questions at this time based on the information provided.
 
Thank you,
 
Sabrina.
 
 
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
 

From: Roman, Brandon <BRoman@washoecounty.gov> 
Sent: Thursday, June 15, 2023 9:04 AM
To: Green, Jim D. <JDGreen@washoecounty.gov>; Handrock, Wayne
<WHandrock@washoecounty.gov>; Philumalee, Matthew <MPhilumalee@washoecounty.gov>;
Pekar, Faye-Marie L. <FPekar@washoecounty.gov>; Mayorga, Alexander R.
<AMayorga@washoecounty.gov>; Fink, Mitchell <MFink@washoecounty.gov>; Weiss, Timber A.
<TWeiss@washoecounty.gov>; Zirkle, Brandon <BZirkle@washoecounty.gov>; Beard, Blaine
<BBeard@washoecounty.gov>; Wimer, Robert <RWimer@washoecounty.gov>; Program, EMS
<EMSProgram@washoecounty.gov>; English, James <JEnglish@washoecounty.gov>; Rubio, Wesley S
<WRubio@washoecounty.gov>; Kelly, David A <DAKelly@washoecounty.gov>
Cc: Gustafson, Jennifer <jgustafson@da.washoecounty.gov>; Smith, Dwayne E.
<DESmith@washoecounty.gov>; Hein, Stephen <SHein@washoecounty.gov>; EHS Plan Review
<EHSPlanReview@washoecounty.gov>; West, Walt <WWest@washoecounty.gov>; Mullin, Kelly D.
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Planning Division 
 


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


Application Review Memorandum II


To: Reviewing Agencies 


Subject: Review of Applications Submitted June 2023 – Memo I 


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 


1. Amendment of Conditions Case Number WAC23-0009 (Boulder Bay Resort – Building A a.k.a.
Granite Place) CASE NUMBER TM16-004  - For hearing, discussion, and possible action to approve an
amendment of conditions for Tentative Subdivision Case Number TM16-004 (Boulder Bay Resort
Building A) to reduce the amount of open space area associated with Building A to 1.25 acres and to
transfer open space acreage to the adjacent Boulder Bay resort project.


• Applicant/Property Owner: Big Water Investments, LLC, attn: Roger Wittenberg, P.O. Box 
6622, Incline Village, NV, 89450 


• Location: 1 Big Water Drive, at the northeast corner of Wassou Road 
and Reservoir Road in Crystal Bay. 


• Assessor’s Parcel Number(s): 123-291-01


• Parcel Size: 2.77 Acres


Agency Comments and Conditions Due as Follows: 


#1 – #2 – Agency Comments and Conditions Due – June 26, 2023 
#3 - #5 Agency Comments and Conditions Due – July 3, 2023 


The following case is tentatively scheduled to be heard by 


#1 – Planning Commission – August 1, 2023 



file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

https://www.washoecounty.gov/csd/WAC23-0009_app.pdf

https://www.washoecounty.gov/csd/WAC23-0009_app.pdf
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• Master Plan Category: Crystal Bay Tourist 


• Regulatory Zone: Crystal Bay Tourist 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 608, Tentative Subdivision Maps 


• Commission District: 1 – Commissioner Hill 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612


• E-mail: cbronczyk@washoecounty.gov


2. Development Code Amendment Case Number WDCA23-0001 (Tahoe Woodcreek Regulatory Zone
DCA) - For hearing, discussion and possible action to initiate an amendment and approve a resolution to
amend Washoe County Code Chapter 110 (Development Code) within Article 220 (Tahoe Area), Section
110.220.275 Wood Creek Regulatory Zone to add "schools - kindergarten through secondary" use type
as a permitted use, subject to a special use permit, on those parcels in size equal to, or greater than,
three-acres within the Tahoe - Wood Creek Regulatory Zone.


• Applicant: AnneMarie Lain 


• Property Owner: N/A Multiple 


• Location: Tahoe-Woodcreek (TA-WC) Regulatory Zone 


• Assessor’s Parcel Number(s): Multiple 


• Parcel Size: Effecting parcels greater than 3 acres 


• Master Plan Category: Tahoe-Woodcreek (TA-WC) Regulatory Zone 


• Regulatory Zone: Tahoe-Woodcreek (TA-WC) Regulatory Zone 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 818, Amendment of Development Code 


• Commission District: 1 – Commissioner Hill 


• Staff: Courtney Weiche, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3608


• E-mail: cweiche@washoecounty.gov


The following case is tentatively scheduled to be heard by 


#2 –   Planning Commission – August 1, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDCA23-0001_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDCA23-0001_app.pdf
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3. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0004 (Rusin
DADAR) - For possible action by the Washoe County Director of Planning and Building to approve an
administrative review permit for a 500 square foot detached accessory dwelling on a parcel with a
proposed main dwelling of 2,582square feet.


• Applicant/Property Owner: Peter Rusin 


• Location: 5152 Winding Ridge Drive 


• Assessor’s Parcel Number(s): 152-911-01


• Parcel Size: 1.070 Acres


• Master Plan Category: Rural Residential (RR)


• Regulatory Zone: Low Density Rural (LDR)


• Area Plan: Southwest Truckee Meadows


• Development Code: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Commission District: 2 – Commissioner Clark 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612


• E-mail: cbronczyk@washoecounty.gov


4. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0005 (Pierce
Family DADAR) - For possible action by the Washoe County Director of Planning and Building to approve 
an administrative review permit for a detached accessory dwelling unit of 1,492 sf. 
• Applicant: Louis D. Pierce 


• Property Owner: Edward & Amber Howland 


• Location: 270 Eleanor Ave 


• Assessor’s Parcel Number(s): 039-133-25


• Parcel Size: 1 acre


• Master Plan Category: Suburban Residential (SR)


• Regulatory Zone: Low Density Suburban (LDS)


• Area Plan: Verdi


• Development Code: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Commission District: 5 – Commissioner Herman 


The following case is tentatively scheduled to be heard by 


#3 –  Internal Review – On or before July 24, 2023 


The following case is tentatively scheduled to be heard by 


#4 –  Internal Review – On or before July 24, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2023/Files/WDADAR23-0004_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2023/Files/WDADAR23-0004_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WDADAR23-0005_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WDADAR23-0005_app.pdf
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• Staff: Kat Oakley, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3628


• E-mail: koakley@washoecounty.gov


5. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0006 (310
Tuscarora Setback Encroachment) - For possible action by the Washoe County Director of Planning
and Building to approve an administrative review permit for an expansion of an existing second story
balcony an additional 3 feet into the front yard setback. Per WCC 110.220.60(b), encroachment of the
second story balcony into the front yard setback on sloped lots is permitted through approval of an
administrative review permit.


• Applicant/Property Owner: Jim Buckley & Carolyn Benson 


• Location: 310 Tuscarora Road 


• Assessor’s Parcel Number(s): Crystal Bay, NV 89402 


• Parcel Size: 123-125-01


• Master Plan Category: 0.133 Acres


• Regulatory Zone: Crystal Bay


• Area Plan: TA_CB


• Development Code: Tahoe


• Commission District: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612


• E-mail: cbronczyk@washoecounty.gov


The following case is tentatively scheduled to be heard by 


#5 –  Internal Review – On or before July 24, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDADAR23-0006_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDADAR23-0006_app.pdf
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<KMullin@washoecounty.gov>; Lloyd, Trevor <TLloyd@washoecounty.gov>; Thomas, Janelle K.
<JKThomas@washoecounty.gov>; Emerson, Kathy <KEmerson@washoecounty.gov>; Albarran,
Adriana <AAlbarran@washoecounty.gov>; Weiche, Courtney <CWeiche@washoecounty.gov>;
Bronczyk, Christopher <CBronczyk@washoecounty.gov>; Oakley, Katherine
<KOakley@washoecounty.gov>
Subject: June Agency Review Memo II
 

Good morning, 

Please remember to send any agency review responses/comments directly to the
Planner for the case, rather than replying to me.

Please find the attached Agency Review Memo II with cases received in June by
Washoe County Community Services Department, Planning and Building Division. 

You've each been asked to review the applications for the items indicated below. The
item descriptions and links to the applications are provided in the memo. Comments
for Items #1 and #2 are due by June 26, 2023. Comments for Items #3 - #5 are
due by July 3, 2023.

~~~~~

Jim (Building) – Items 1, 3-5

Dwayne/Stephen/Janelle (Engineering) – All Items

Rob (Land Development) – All Items

Faye-Marie (Parks & Open Space) – Items 1, 3, 5

Alex (Sewer) – Item 1

Wayne/Matt (Surveyor) – Item 1

Mitch (Traffic) – All Items

Timber (Water Rights) - All Items

Capt. Beard/Capt. Zirkle (WCSO) – Items 1 and 2

EMS – All Items

David/Jim/Wes (Environmental Health) – Items 1 and 3-5

Sincerely,

Brandon Roman
Office Support Specialist, Planning & Building Division | Community Services
Department
broman@washoecounty.gov | Direct Line: 775.328.3606

WAC23-0009 
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My working hours: Monday-Friday 7:00am to 3:30pm
Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

Have some kudos to share about a Community Services Department employee or
experience?
Submit a Nomination

WAC23-0009 
EXHIBIT B
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Date: June 26, 2023 
 
To: Chris Bronczyk, Senior Planner 
 
From: Robert Wimer, P.E., Licensed Engineer 
 
Re: Amendment of Conditions Case WAC23-0009 for WSUP21-0035 
APN: 123-291-01 
 
GENERAL PROJECT DISCUSSION   
 
 
Washoe County Engineering staff has reviewed the above referenced application.  The 
Amendment of Conditions case is to approve an Amendment of Conditions to Special 
Use Permit Case Number WSUP21-0035 relating to the amount of common area to 1.25 
acres. The Engineering and Capital Projects Division recommends approval with no 
comments and conditions of approval which supplement applicable County Code, 
conditions of approval for WSUP21-0035, and are based upon our review of the site and 
the application prepared by CFA, Inc. 
 

WAC23-0009 
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Date 6-20-23

Attention Chris Bronczyk

Re WAC23-0009 Boulder Bay Resort Case Number TM16-004

APN 123-291-01

Service Address 1 Big Water Drive (Wassou Road and Reservoir Road

Owner Big Water Investments LLC Roger Wittenberg 

IVGID Comments:  IVGID requires the following prior to any construction of installation of any new 

water or wastewater infrastructure. 

1. Construction plans sign stamped by a Nevada Licensed Engineer. 

2. Water utility plans/existing/proposed. 

3. Wastewater/sewer profile plans/existing/proposed. 

4. All utility easements/water/sewer.  

WAC23-0009 
EXHIBIT B
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From: Roman, Brandon
To: Bronczyk, Christopher
Subject: FW: June Agency Review Memo II
Date: Monday, July 10, 2023 12:20:11 PM
Attachments: image011.png

image012.png
image013.png
image014.png
image015.png

Here you go.

From: John James <jjames@nltfpd.net> 
Sent: Thursday, June 15, 2023 1:28 PM
To: Roman, Brandon <BRoman@washoecounty.gov>; Ryan Sommers <RSommers@nltfpd.net>
Subject: RE: June Agency Review Memo II

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

Memo Summary - Agency Review Memo II (June Cases)

Item #1: Amendment of Conditions - Case Number WAC23-0009

NLTFPD will conduct a thorough code compliance review upon formal submittal of the
application.

No additional comments provided at this time.

Item #5: Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0006

NLTFPD will conduct a thorough code compliance review upon formal submittal of the
application.

Additional Comments:
Existing Fire Sprinkler Systems may be overdue for testing and maintenance by a
licensed company. Test results should be submitted to NLTFPD at
https://www.thecomplianceengine.com/
Defensible Space Sign Off Required. Documentation must be submitted before
requesting the NLTFPD Final inspection.

Contact Ryan Dominguez, Fuels Prevention Specialist.
Office: 775.833.8130 Cell: 775.843.5662 Email:
rdominguez@nltfpd@nltfpd.net
Schedule online at:
https://outlook.office365.com/owa/calendar/ScheduleaFireInspection@nltfpd.
net/bookings/

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

WAC23-0009 
EXHIBIT B
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Email: jjames@nltfpd.net
866 Oriole Way | Incline Village | NV 89451

         

 
 

From: Roman, Brandon <BRoman@washoecounty.gov> 
Sent: Thursday, June 15, 2023 9:00 AM
To: Jennifer Donohue <JDonohue@nltfpd.net>; Ryan Sommers <RSommers@nltfpd.net>; John
James <jjames@nltfpd.net>
Subject: June Agency Review Memo II
 
Good morning,
 
Please remember to send agency review responses/comments directly to the Planner for
the case, rather than replying to me.
 
Please find the attached Agency Review Memo II with cases received in June by Washoe
County Community Services Department, Planning and Building Division. You’ve been
asked to review the application for Items #1 and #5. The item description and link to the
application are provided in the memo. Comments for Item #1 are due by June 26, 2023.
Comments for Item #5 are due by July 3, 2023.
 
 
Sincerely,
 

Brandon Roman
Office Support Specialist, Planning & Building Division | Community Services
Department
broman@washoecounty.gov | Direct Line: 775.328.3606
My working hours: Monday-Friday 7:00am to 3:30pm
Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

   
Have some kudos to share about a Community Services Department employee or
experience?
Submit a Nomination

 
 

WAC23-0009 
EXHIBIT B

21

https://protect-us.mimecast.com/s/GOzTCBBpqZIMV4NVTNo_We?domain=nltfpd.net/
mailto:jjames@nltfpd.net
https://protect-us.mimecast.com/s/szEjCR6nNAuRrLXrU4nwNv?domain=google.com
https://protect-us.mimecast.com/s/GOzTCBBpqZIMV4NVTNo_We?domain=nltfpd.net/
https://protect-us.mimecast.com/s/L-29CERvwkIgWDjWcZWdEh?domain=facebook.com
https://protect-us.mimecast.com/s/8H_kCG6x0mu0JM9JC0Q928?domain=instagram.com/
https://protect-us.mimecast.com/s/XgKYCJ6ABpu18Yo8up7ELA?domain=twitter.com
mailto:BRoman@washoecounty.gov
mailto:JDonohue@nltfpd.net
mailto:RSommers@nltfpd.net
mailto:jjames@nltfpd.net
mailto:broman@washoecounty.gov
https://protect-us.mimecast.com/s/mKIBCL9DErhmP12PT14QBN?domain=washoecounty.gov
mailto:Planning@washoecounty.gov
https://protect-us.mimecast.com/s/lxDBCM8gGvsR5ZY5URRFid?domain=washoecounty.gov
https://protect-us.mimecast.com/s/rm7KCNkjJwsENBpNc93O_p?domain=twitter.com
https://protect-us.mimecast.com/s/SmBRCOYkKxh0AKkACJZsLK?domain=facebook.com
https://protect-us.mimecast.com/s/pmdzCPNlLyho4xn4cVQ6KK?domain=washoecounty.gov/
https://protect-us.mimecast.com/s/iAcKCQWmMzt36WL6cKl5B0?domain=forms.office.com


From: Pekar, Faye-Marie L.
To: Bronczyk, Christopher
Subject: Amendment of Conditions Case Number WAC23-0009 (Boulder Bay Resort – Building A a.k.a.Granite Place) CASE

NUMBER TM16-004
Date: Monday, July 3, 2023 3:25:50 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Hi Chris,
 
I have reviewed the Amendment of Conditions Case Number WAC23-0009 on behalf of parks and do
not have comments.
 
Thank you,
 

Faye-Marie L. Pekar, MPA
Park Planner, Planning & Building Division | Community Services Department
fpekar@washoecounty.gov |

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

   
 
Have some kudos to share about a Community Services Department employee or experience?
Submit a nomination for a Washoe Star by clicking this link: WASHOE STAR
 

WAC23-0009 
EXHIBIT B

22

mailto:FPekar@washoecounty.gov
mailto:CBronczyk@washoecounty.gov
mailto:fpekar@washoecounty.gov
http://www.washoecounty.gov/csd
mailto:Planning@washoecounty.gov
https://www.washoecounty.gov/county_news_subscriptions.php
https://twitter.com/washoecounty
https://www.facebook.com/washoecounty
https://www.washoecounty.gov/
https://forms.office.com/pages/responsepage.aspx?id=YBuioiVW_kOlWlL14RHXHHgpj_Fuz5VOk0XM4bRHgk5UMDhZMFlXVTVGM1E5SllIUU85TVFaUlRZOS4u






















From: Beard, Blaine
To: Bronczyk, Christopher; Weiche, Courtney
Cc: Zirkle, Brandon
Subject: FW: June Agency Review Memo II
Date: Wednesday, June 28, 2023 10:00:03 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
June Agency Review Memo II.pdf

Good morning,

The WCSO has no concerns nor comment/recommendations with regard to Items #1 and #2.

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

From: Roman, Brandon <BRoman@washoecounty.gov> 
Sent: Thursday, June 15, 2023 9:04 AM
To: Green, Jim D. <JDGreen@washoecounty.gov>; Handrock, Wayne
<WHandrock@washoecounty.gov>; Philumalee, Matthew <MPhilumalee@washoecounty.gov>;
Pekar, Faye-Marie L. <FPekar@washoecounty.gov>; Mayorga, Alexander R.
<AMayorga@washoecounty.gov>; Fink, Mitchell <MFink@washoecounty.gov>; Weiss, Timber A.
<TWeiss@washoecounty.gov>; Zirkle, Brandon <BZirkle@washoecounty.gov>; Beard, Blaine
<BBeard@washoecounty.gov>; Wimer, Robert <RWimer@washoecounty.gov>; Program, EMS
<EMSProgram@washoecounty.gov>; English, James <JEnglish@washoecounty.gov>; Rubio, Wesley S
<WRubio@washoecounty.gov>; Kelly, David A <DAKelly@washoecounty.gov>
Cc: Gustafson, Jennifer <jgustafson@da.washoecounty.gov>; Smith, Dwayne E.
<DESmith@washoecounty.gov>; Hein, Stephen <SHein@washoecounty.gov>; EHS Plan Review
<EHSPlanReview@washoecounty.gov>; West, Walt <WWest@washoecounty.gov>; Mullin, Kelly D.
<KMullin@washoecounty.gov>; Lloyd, Trevor <TLloyd@washoecounty.gov>; Thomas, Janelle K.
<JKThomas@washoecounty.gov>; Emerson, Kathy <KEmerson@washoecounty.gov>; Albarran,
Adriana <AAlbarran@washoecounty.gov>; Weiche, Courtney <CWeiche@washoecounty.gov>;
Bronczyk, Christopher <CBronczyk@washoecounty.gov>; Oakley, Katherine
<KOakley@washoecounty.gov>
Subject: June Agency Review Memo II
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Planning Division 
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Application Review Memorandum II


To: Reviewing Agencies 


Subject: Review of Applications Submitted June 2023 – Memo I 


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 


1. Amendment of Conditions Case Number WAC23-0009 (Boulder Bay Resort – Building A a.k.a.
Granite Place) CASE NUMBER TM16-004  - For hearing, discussion, and possible action to approve an
amendment of conditions for Tentative Subdivision Case Number TM16-004 (Boulder Bay Resort
Building A) to reduce the amount of open space area associated with Building A to 1.25 acres and to
transfer open space acreage to the adjacent Boulder Bay resort project.


• Applicant/Property Owner: Big Water Investments, LLC, attn: Roger Wittenberg, P.O. Box 
6622, Incline Village, NV, 89450 


• Location: 1 Big Water Drive, at the northeast corner of Wassou Road 
and Reservoir Road in Crystal Bay. 


• Assessor’s Parcel Number(s): 123-291-01


• Parcel Size: 2.77 Acres


Agency Comments and Conditions Due as Follows: 


#1 – #2 – Agency Comments and Conditions Due – June 26, 2023 
#3 - #5 Agency Comments and Conditions Due – July 3, 2023 


The following case is tentatively scheduled to be heard by 


#1 – Planning Commission – August 1, 2023 



file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

file://///wcadmin/comdev$/Community%20Development%20Department/Boards%20and%20Commissions/Admin%20Templates/Agency%20Review/www.washoecounty.gov/planning/applications

https://www.washoecounty.gov/csd/WAC23-0009_app.pdf

https://www.washoecounty.gov/csd/WAC23-0009_app.pdf
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• Master Plan Category: Crystal Bay Tourist 


• Regulatory Zone: Crystal Bay Tourist 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 608, Tentative Subdivision Maps 


• Commission District: 1 – Commissioner Hill 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612


• E-mail: cbronczyk@washoecounty.gov


2. Development Code Amendment Case Number WDCA23-0001 (Tahoe Woodcreek Regulatory Zone
DCA) - For hearing, discussion and possible action to initiate an amendment and approve a resolution to
amend Washoe County Code Chapter 110 (Development Code) within Article 220 (Tahoe Area), Section
110.220.275 Wood Creek Regulatory Zone to add "schools - kindergarten through secondary" use type
as a permitted use, subject to a special use permit, on those parcels in size equal to, or greater than,
three-acres within the Tahoe - Wood Creek Regulatory Zone.


• Applicant: AnneMarie Lain 


• Property Owner: N/A Multiple 


• Location: Tahoe-Woodcreek (TA-WC) Regulatory Zone 


• Assessor’s Parcel Number(s): Multiple 


• Parcel Size: Effecting parcels greater than 3 acres 


• Master Plan Category: Tahoe-Woodcreek (TA-WC) Regulatory Zone 


• Regulatory Zone: Tahoe-Woodcreek (TA-WC) Regulatory Zone 


• Area Plan: Tahoe 


• Development Code: Authorized in Article 818, Amendment of Development Code 


• Commission District: 1 – Commissioner Hill 


• Staff: Courtney Weiche, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3608


• E-mail: cweiche@washoecounty.gov


The following case is tentatively scheduled to be heard by 


#2 –   Planning Commission – August 1, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDCA23-0001_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDCA23-0001_app.pdf
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3. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0004 (Rusin
DADAR) - For possible action by the Washoe County Director of Planning and Building to approve an
administrative review permit for a 500 square foot detached accessory dwelling on a parcel with a
proposed main dwelling of 2,582square feet.


• Applicant/Property Owner: Peter Rusin 


• Location: 5152 Winding Ridge Drive 


• Assessor’s Parcel Number(s): 152-911-01


• Parcel Size: 1.070 Acres


• Master Plan Category: Rural Residential (RR)


• Regulatory Zone: Low Density Rural (LDR)


• Area Plan: Southwest Truckee Meadows


• Development Code: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Commission District: 2 – Commissioner Clark 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612


• E-mail: cbronczyk@washoecounty.gov


4. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0005 (Pierce
Family DADAR) - For possible action by the Washoe County Director of Planning and Building to approve 
an administrative review permit for a detached accessory dwelling unit of 1,492 sf. 
• Applicant: Louis D. Pierce 


• Property Owner: Edward & Amber Howland 


• Location: 270 Eleanor Ave 


• Assessor’s Parcel Number(s): 039-133-25


• Parcel Size: 1 acre


• Master Plan Category: Suburban Residential (SR)


• Regulatory Zone: Low Density Suburban (LDS)


• Area Plan: Verdi


• Development Code: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Commission District: 5 – Commissioner Herman 


The following case is tentatively scheduled to be heard by 


#3 –  Internal Review – On or before July 24, 2023 


The following case is tentatively scheduled to be heard by 


#4 –  Internal Review – On or before July 24, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2023/Files/WDADAR23-0004_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2023/Files/WDADAR23-0004_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WDADAR23-0005_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2023/Files/WDADAR23-0005_app.pdf
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• Staff: Kat Oakley, Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3628


• E-mail: koakley@washoecounty.gov


5. Detached Accessory Dwelling Administrative Review Case Number WDADAR23-0006 (310
Tuscarora Setback Encroachment) - For possible action by the Washoe County Director of Planning
and Building to approve an administrative review permit for an expansion of an existing second story
balcony an additional 3 feet into the front yard setback. Per WCC 110.220.60(b), encroachment of the
second story balcony into the front yard setback on sloped lots is permitted through approval of an
administrative review permit.


• Applicant/Property Owner: Jim Buckley & Carolyn Benson 


• Location: 310 Tuscarora Road 


• Assessor’s Parcel Number(s): Crystal Bay, NV 89402 


• Parcel Size: 123-125-01


• Master Plan Category: 0.133 Acres


• Regulatory Zone: Crystal Bay


• Area Plan: TA_CB


• Development Code: Tahoe


• Commission District: Authorized in Article 306, Accessory Structures and Uses  and 
Article 809, Administrative Review Permits 


• Staff: Chris Bronczyk, Senior Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone: 775-328-3612


• E-mail: cbronczyk@washoecounty.gov


The following case is tentatively scheduled to be heard by 


#5 –  Internal Review – On or before July 24, 2023 



https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDADAR23-0006_app.pdf

https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2023/Files/WDADAR23-0006_app.pdf





 

Good morning, 

Please remember to send any agency review responses/comments directly to the
Planner for the case, rather than replying to me.

Please find the attached Agency Review Memo II with cases received in June by
Washoe County Community Services Department, Planning and Building Division. 

You've each been asked to review the applications for the items indicated below. The
item descriptions and links to the applications are provided in the memo. Comments
for Items #1 and #2 are due by June 26, 2023. Comments for Items #3 - #5 are
due by July 3, 2023.

~~~~~

Jim (Building) – Items 1, 3-5

Dwayne/Stephen/Janelle (Engineering) – All Items

Rob (Land Development) – All Items

Faye-Marie (Parks & Open Space) – Items 1, 3, 5

Alex (Sewer) – Item 1

Wayne/Matt (Surveyor) – Item 1

Mitch (Traffic) – All Items

Timber (Water Rights) - All Items

Capt. Beard/Capt. Zirkle (WCSO) – Items 1 and 2

EMS – All Items

David/Jim/Wes (Environmental Health) – Items 1 and 3-5

Sincerely,

Brandon Roman
Office Support Specialist, Planning & Building Division | Community Services
Department
broman@washoecounty.gov | Direct Line: 775.328.3606
My working hours: Monday-Friday 7:00am to 3:30pm
Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512
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Have some kudos to share about a Community Services Department employee or
experience?
Submit a Nomination
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https://forms.office.com/pages/responsepage.aspx?id=YBuioiVW_kOlWlL14RHXHHgpj_Fuz5VOk0XM4bRHgk5UMDhZMFlXVTVGM1E5SllIUU85TVFaUlRZOS4u


As of June 1, 2021, the Office of the State Engineer is open to the public. Please call 684-2800
upon arrival and a representative will come down to escort you to our office.

Steve Shell
Water Rights Specialist II
Department of Conservation and Natural Resources
Nevada Division of Water Resources
901 S. Stewart St., Suite 2002
Carson City, NV 89701
sshell@water.nv.gov
(O) 775-684-2836 | (F) 775-684-2811

From: Steve Shell
To: Bronczyk, Christopher
Subject: Application Review Memo 2
Date: Thursday, June 15, 2023 9:31:11 AM
Attachments: image001.png

image002.png
image003.png
image006.png
image008.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.]

WAC23-0009 / TM16-004:
The subject property lies within the Incline Village General Improvement District service area.
Municipal water service is subject to Incline Village General Improvement District rules and
regulations and approval by the Office of the State Engineer regarding water quantity and
availability.
A Will Serve from Incline Village General Improvement District and a mylar map of the proposed
project must be presented to the State Engineer for approval and signed through his office prior to
development.

WDADAR23-0004: The Division of Water Resources has no comment.
WDADAR23-0006: The Division of Water Resources has no comment.
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COMMUNITY SERVICES 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

June 28, 2023 

TO: Julee Olander, Planner, CSD, Planning & Development Division 

FROM: Timber Weiss, Licensed Engineer, CSD 

SUBJECT: Amendment of Conditions Case Number WAC23-0009 (Boulder Bay Resort – 
Building A a.k.a. Granite Place) CASE NUMBER TM16-004 

Project description: 

For hearing, discussion, and possible action to approve an amendment of conditions for 
Tentative Subdivision Case Number TM16-004 (Boulder Bay Resort Building A) to reduce the 
amount of open space area associated with Building A to 1.25 acres and to transfer open space 
acreage to the adjacent Boulder Bay resort project. 

Location: 1 Big Water Drive, at the northeast corner of Wassou Road and Reservoir Road in 
Crystal Bay. • Assessor’s Parcel Number(s): 123-291-01 

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

There are no conditions of approval for the WAC23-0009.   

This project is within IVGID’s service area. The applicant shall comply with IVGID 
requirements for this permit. 
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Public Notice 

Washoe County Code requires that public notification for a special use permit must be mailed to 
a minimum of 30 separate property owners within a minimum 500-foot radius of the subject 
property a minimum of 10 days prior to the public hearing date.  A notice setting forth the time, 
place, purpose of hearing, a description of the request and the land involved was sent within a 
750-foot radius of the subject property. A total of 105 separate property owners were noticed a
minimum of 10 days prior to the public hearing date.

Public Notice Map 
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BOULDER BAY RESORT - BUILDING A 
(GRANITE PLACE) 

AMENDMENT OF CONDITIONS FOR TM16-004 

PREPARED FOR 

BIG WATER INVESTMENTS, LLC 

PREPARED BY: 

CFA, INC. 
1150 CORPORATE BLVD 

RENO, NV 89502 

JUNE 8, 2023 

PROJECT:  15-042.15 
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BOULDER BAY RESORT – BUILDING A (GRANITE PLACE) 

AMENDMENT OF CONDITIONS 
PROJECT NARRATIVE

Page i  

Table of Contents 
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Washoe County Development Application 

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

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 

Description: 

Project Address: 

Project Area (acres or square feet): 

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

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

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). 

Applicant Information (attach additional sheets if necessary) 

Property Owner: Professional Consultant: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

Applicant/Developer: Other Persons to be Contacted: 

Name: Name: 

Address: Address: 

Zip: Zip: 

Phone: Fax: Phone: Fax: 

Email: Email: 

Cell: Other: Cell: Other: 

Contact Person: Contact Person: 

For Office Use Only 

Date Received: Initial: Planning Area: 

County Commission District: Master Plan Designation(s): 

CAB(s): Regulatory Zoning(s): 
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Amendment of Conditions Application 
Supplemental Information 

(All required Information may be separately attached) 

Required Information 

1. The following information is required for an Amendment of Conditions:

a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

b. Identify the specific Condition or Conditions that you are requesting to amend.

c. Provide the requested amendment language to each Condition or Conditions, and provide both
the existing and proposed condition(s).

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the
amendment.  Describe how the amendment affects the required findings as approved.
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BOULDER BAY RESORT – BUILDING A (GRANITE PLACE) 

AMENDMENT OF CONDITIONS 
PROJECT NARRATIVE

Page 1  

Property Location 

The subject property is located west of State Route 28 at the intersection of Reservoir Road. The subject 

property totals 2.77+/- acres in one parcel. There are 18 condominium units that have been constructed on 

the subject property, known as Granite Place. The land beneath the condominiums, contains access 

(vehicular and pedestrian) and amenities to the residents of the Granite Place Condominiums. The Washoe 

County Assessor’s office recognizes the subject parcel as APN 123-291-01.  An aerial based vicinity map is 

provided below showing the location of the subject property and some of the surrounding roads, boarders 

and facilities for reference.    

Vicinity Map 
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BOULDER BAY RESORT – BUILDING A (GRANITE PLACE) 

AMENDMENT OF CONDITIONS 
PROJECT NARRATIVE  

  Page 2   

Project Request/Summary 

Requested is an amendment of conditions that allows for the Common Area/”Common Element” that will 

remain associated with the Building A/Granite Place condominium development to be 1.25 acres or more. 

A boundary line adjustment map will be submitted following this amendment of conditions application and is 

proposed to follow the Conceptual Boundary Exhibit that is provided in Tab C with this application. The 

1.25-acre (or more) area will be dedicated to the Granite Place HOA, per the requirements of the recorded 

CC&R’s. The remainder piece of the subject property will transfer holding from Big Water Investments, LLC 

to EKN Tahoe, LLC so that it may become part of the bigger WALT project, as has been planned and 

envisioned over many years.  

Project Background 

The Granite Place Condominiums project (formerly known as Boulder Bay Building A) was approved by 

Washoe County under TM16-004 & SB16-005 in 2016. The approval allowed for development of the 18-

unit condominium complex on the 2.77-acre parcel. The project design used a section of code called 

Common Open Space Development. The Washoe County Common Open Space Development standards 

contained in Washoe County Code (W.C.C.) Article 408 provide an allowance for variation of lot size in 

exchange for the provision of open space or preservation of natural resources. Common Open Space 

Developments allow for a more compact and efficient development pattern while saving and preserving 

portions of the site as open space. This section of code does not present a minimum amount of open space 

required for use of the code allowance. The tentative map sheets identified 2.53+/- acres as “Common 

Element 1.” Below is a copy of one of the tentative map sheets from the original application from 2016 that 

shows the surface level site plan for the condominium project. and notes the proposed area of “Common 

Element 1.” This was slightly less than the overall 2.77-acre site as a small portion of the site (highlighted in 

yellow, in the image on the following page – page 3) was identified to become part of the parcel to the north 

to accommodate for parking for a park site.   

 

A final map was recorded in 2018 that shows the entire parcel area (2.77 acres) in “common element.” A 

copy of that map is provided in Tab F with this application. 

 

At the time of approval of the tentative map for Building A/Granite Place (TM16-004), the TRPA had 

approved an overall Boulder Bay project that clearly identifies buildings encroaching into a portion of the 

subject parcel – part of the 2.77 acres of Common Element. A copy of the TRPA approved plan that existed 

at the time of the Building A tentative map approval is provided on Page 4 of the project narrative.  

 

In April of this year, the project went back for review and approval by TRPA, this time as the Waldorf 

Astoria Lake Tahoe Resort and Residences (WALT) rather than Boulder Bay. The new project plan 

maintains the same general project layout with updated footprints. Like the previous plan for the Boulder 
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BOULDER BAY RESORT – BUILDING A (GRANITE PLACE) 

AMENDMENT OF CONDITIONS 
PROJECT NARRATIVE

Page 3  

Bay Resort, the amended site plan retained building elements encroaching into the subject parcel. A copy 

of this recently approved TRPA plan for WALT is provided on Page 5 of the project narrative.  
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2016 Original TRPA Approved Site Plan for Boulder Bay 
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2023 TRPA Approved Site Plan for Waldorf Astoria Lake Tahoe 
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Planned Parcel Division and Limitation of Common Area 

The Building A/Granite Place condominium project was completed in 2018 and the Final Map was issued 

and recorded on October 5, 2018 after all conditions to approval had been satisfied. All 18 units have been 

sold by the developer, with the last unit being sold almost two years ago, in February 2021.   

 

With the final construction of the Granite Place Condominiums, the Covenants, Conditions and Restrictions 

(CC&R’s) were recorded to help guide the long-term management, maintenance and community 

regulations for the development. The Granite Place CC&R’s were recorded under document number 

4856409 on October 5, 2018. 

 

The division of the subject parcel and reduction in the common element/open space area associated with 

the condominium development (Granite Place) was contemplated and generally depicted and described in 

the Declaration of the CC&R’s for Granite Place.   

 

The withdrawal of the land withdrawn from the subject parcel and the lessening the common area directly 

associated with the Building A/Granite Place condominium development should have been realized and 

recognized given the approved TRPA plans. Unfortunately, it was not. This application looks to correct that 

oversight. The withdrawal of land from the subject parcel and creation of the 1.25 acre or more common 

area to be associated with the condominium project  is specifically noted and Section 7.6 of CC&R’s and is 

depicted in Exhibit C to the CCRs. The referenced section of text is provided below along with a copy of 

Exhibit “C” that depicts the approximate area of withdrawal that was envisioned, but not fully legally 

identifiable at the time of recordation of the CCRs.  

 
 
 
 
 
 
 
 
 

 

Reference – Granite Place CC&R document, Page 55 of Doc. No. 4856409 
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Reference – Granite Place CC&R Document, Page 81 of Doc. No. 4856409 
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Section 7.6 of the recorded CC&R’s is very clear in defining the anticipated withdrawal of land from the 
subject parcel that was fully anticipated. The CC&R document was provided to the County, as required 
through condition of approval prior to recordation. Exhibit “C” of the CC&R’s depicts the general form that 
the withdrawal was to take. The BLA map that will follow this amendment of conditions will be prepared in 
conformance with the anticipated size and general shape that has been agreed to, per the CC&R’s.  

Tentative Map Findings Review 

 

As part of the requirements for the approval of an amendment of conditions request, an identification of 

how or if the proposed amendment will affect the required findings, as approved. Below is a listing of the 

findings that were made for the tentative map (TM16-004). The Washoe County staff response/review of 

each finding is provided from the original staff report, dated June 14, 2016. Also provided is a current 

review by the applicant as to whether we anticipate any impact or change to the review of each finding with 

approval of this amendment of conditions request. 

 

1. Plan Consistency. That the proposed map is consistent with the Master Plan and any specific plan.  

 

Staff Comment: The North Stateline Community Plan allows up to 15 dwelling units per acre. 

 

Applicant Review/Comment:  The allowance for the ultimate division of the subject parcel will not 

impact this finding. 

 

2. Design or Improvement. That the design or improvement of the proposed subdivision is consistent with 

the Master Plan and any specific plan.  

 

Staff Comment: The North Stateline Community Plan vision “is creating a more complete destination resort 

area for visitors and improving the quality of life for the local residents. The Community Design plan (figure 

4) calls for the Tahoe Mariner site (the subject site) as being redeveloped and landscaped. 

 

Applicant Review/Comment:  The approved development of Building A is fully complete and has gone 

through all necessary review and approvals for the final map and building permit applications. As such, the 

proposed allowance for the ultimate division of the subject parcel will not impact this finding. 

 

3. Type of Development. That the site is physically suited for the type of development proposed. 

 

Staff Comment: While the site is identified as having slopes greater than 15%, the site was significantly 

altered from the natural state during previous development.  
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Applicant Review/Comment: The allowance for the ultimate division of the subject parcel will not impact 

this finding. 

 

4. Availability of Services. That the subdivision will meet the requirements of Article 702, Adequate Public 

Facilities Management System. 

 

Staff Comment: The Incline Village General Improvement District requires the applicant to provide 

infrastructure improvements for water and sewer to serve the domestic water needs and fire flows for the 

development. 

 

Applicant Review/Comment:  Domestic water needs have been met with the approved construction of 

the Building A/Granite Place condominium project. As such allowance for the ultimate division of the 

subject parcel will not impact this finding. 

 

5. Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements is likely to 

cause substantial environmental damage, or substantial and avoidable injury to any endangered plant, 

wildlife or their habitat. 

 

Staff Comment: The site was significantly altered from the natural state during previous development; 

redevelopment will not result in any additional negative impact. 

 

Applicant Review/Comment:  The ultimate division of the subject parcel will not impact this finding. 

 

6. Public Health. That the design of the subdivision or type of improvement is not likely to cause significant 

public health problems. 

 

Staff Comment: The site was significantly altered from the natural state during previous development; 

Washoe County Health Division has provided conditions to address vector control, mass grading permit 

and the Division’s review of the water. 

 

Applicant Review/Comment:  The approved development of Building A is fully complete and has gone 

through all necessary review with the Washoe County Health Department. As such, the proposed 

allowance for the ultimate division of the subject parcel will not impact this finding. 

 

7. Easements. That the design of the subdivision or the type of improvements will not conflict with 

easements acquired by the public at large for access through, or use of property within, the proposed 

subdivision. 
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Staff Comment: There are no public easements on the subject site. 

Applicant Review/Comment:  With the ultimate division of the subject parcel, the approved connector 

road between SR 28 and Wassou Way will be able to be constructed. The alignment of the future parcel 

line has been defined by the location of this connector road.  

8. Access. That the design of the subdivision provides any necessary access to surrounding, adjacent

lands and provides appropriate secondary access for emergency vehicles.

Staff Comment: Appropriate primary and secondary access are proposed for emergency vehicles. 

Applicant Review/Comment: The division of the subject property will allow for improved access 

near/adjacent to the constructed condominium project. As such, the proposed allowance for the ultimate 

division of the subject parcel could be seen to have a positive impact relative to this finding. 

9. Dedications. That any land or improvements to be dedicated to the County is consistent with the Master

Plan.

Staff Comment: No land or improvements are proposed to be dedicated to the County. 

Applicant Review/Comment:  No land improvement are proposed with this amendment of conditions 

request. As such, there is expected to be no impact this finding. 

10. Energy. That the design of the subdivision provides, to the extent feasible, for future passive or natural

heating or cooling opportunities in the subdivision.

Staff Comment: The proposed structure is oriented, to the extent allowed by the configuration and previous 

development of the site, to allow for natural heating and cooling opportunities. 

Applicant Review/Comment: The allowance for the ultimate division of the subject parcel will not impact 

this finding. 
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BOULDER BAY

BLDG. A

DESIGN

DEVELOPMENT

APRIL 22, 2016

LANDSCAPE PLAN

SHRUBS AND

GROUNDCOVERS

L5.1

0

ORIGINAL SCALE:

10' 20' 40'

1"=20'NORTH

REVEGETATION NOTES

1. All areas disturbed by construction activities shall be revegetated.  Additional revegetation may be required

beyond what is shown on plans.

2.  A minimum of two inched (2") of topsoil shall be placed on all disturbed areas.  Topsoil shall include all of

the organic-rich layer of soil immediately under the duff layer.  Topsoil shall be stored with minimal handling

and no compaction, and should not be mixed with spoil material.

3.  Disturbed areas that are compacted or have experienced heavy vehicle and equipment use shall be

plowed with a ripper or other deep tillage implement where feasible to a depth of 12".  Soil may be loosened

with a backhoe bucket equipped with cutting teeth if loosening is done such that clods remain and soil is not

pulverized or inverted.  Following soil loosening, all further equipment traffic shall be eliminated from the

planting area.

4.  Areas should be irrigated by a low-flow irrigation system approximately once every three (3) weeks.  The

goal for all revegetated areas is to minimize irrigation needs and discontinue the need for irrigation after a

maximum of three (3) growing seasons.

5. All areas disturbed as a result of this work shall be revegetated in accordance with TRPA's Handbook of

BMS's.

LANDSCAPE PLANTING NOTES

1. If actual site conditions vary from what is shown on the plans, contact the Landscape Architect for direction

as to how to proceed.

2. Exact locations of plant materials to be approved by the Landscape Architect in the field prior to installation.

Landscape Architect reserves the right to adjust plants to exact location in field.

3. Verify plant counts and square footages: Quantities are provided as Owner information only. If quantities on

plant list differ from graphic indications, then graphics shall prevail.

4. Provide matching forms and sizes for plant materials within each specie and size designated on the

drawings.

5. Prune newly planted trees only as directed by Landscape Architect.

6. Align and equally space in all directions shrubs so designated per these notes and drawings.

7. Finish grades of shrub areas and lawns shall be 1 1/2 inches below adjacent paving or header. (Check

mulch depth and if seeded or sodded lawns).

8. Provide cutsheet for client approval of metal edging as divider between planting beds and lawn areas.

9. Cut and remove burlap from top 1/3 of ball.

10.  All tree, shrub and groundcover plantings shall be top dressed with a 2" layer of fresh bark mulch unless

specified otherwise by Landscape Architect.

11.  The landscape plan shall be consistent with the requirements of Chapter 36 of the TRPA Code of

Ordinances, including the specification for sizing and species of plants.  The use of fertilizer shall be kept to a

mimimum and applied in accordance with Section 60.1.8 of the TRPA Code of Ordinances.

12. All planted areas shall be mulched with 2" wood mulch.

1. Landscape maintenance and management shall be consistent with Chapter 12 of the TRPA

Home Landscaping Guide for Lake Tahoe and Vicinity.

3. Use phosphorus free slow release fertilizer only for all perennial and shrub areas.  Use

phosphorus free fertilizer such as SummerSet 10-0-3 or approved equal at a rate 1/2 to 3/4

pounds per 1000 sf during each application.

4.  For tree fertilization use "Jobe's Tree Stakes" or approved equal which are specially

formulated to maintain good tree health.  Fertilizer shall not be spread over existing vegetation

or outside the limit of disturbance.

5. Fertilizer shall be applied twice per year; once during early June or late May depending on

weather when plants have come out of dormancy, and once late in late September or early

October depending on weather, but before the first frost.  Avoid using weedkiller / fertilizer

combinations that can damage trees and shrubs.

6.  All proposed shrubs, perennials, and trees are native or adaptive native plants to the Tahoe

Basin as outlined in on Table 1 of the TRPA Home Landscaping Guide.  Therefore these plants

will require very little fertilizer long term to sustain their health.  The plants will require regular

fertilizer applications during their establishment period (3 years).

FERTILIZER MANAGEMENT

A combination of native, drought resistant plant material and an efficient irrigation system is proposed for the

project.  An automatic controller with multiple functions will be used to operate different pressure zones and

moderate the rates of application of water on a zone by zone basis.  Rain sensors will monitor the operation

of the system and shut it off during natural rain events.   Drip irrigators around trees, shrubs, and perennials

will be used to eliminate evaporation loses.  Drip irrigators will reduce overall water consumption in these

areas by 50-70%.  Unlike sprinklers, drip irrigation is practically unaffected by wind conditions, nor is it

affected by soil surface conditions.  Also, plant species have been grouped with similar water requirements on

common zones to match precipitation heads and emitters.  Lawn areas use low-volume, low angle sprinklers

for irrigation.

IRRIGATION NOTE

Large Boulders (4x4x4) x qty.

BOULDERS

NATIVE REVEGETATION

PERENNIALS

DECIDUOUS & EVERGREEN SHRUBS

Snowmound SpireaSpirea nipponica 'Snowmound' x 5 Gal.SN-5

SIZEQTY.COMMON NAMEBOTANICAL NAMEABBR.

PLANT LIST

Douglas SpireaSpirea douglassii

x

5 Gal.SD-5

Squaw CarpetCeanothus prostratus x 5 Gal.CP-5

ServiceberryAmelanchier alnifolia 'Regent' x 5 Gal.AA-5

Wood's RoseRosa woodsii 'Ultramontana' x 5 Gal.RW-5

Creeping SnowberrySymphoricarpus mollis x 2 Gal.SM-2

Carpet ManzanitaArctostaphylos 'Emerald Carpet' x 2 Gal.AEC-2

Dwarf Arctic WillowSalix purpurea 'Nana' x 5 Gal.SP-5

Moonbeam CoreopsisCoreopsis grandiflora xCG

Rocky Mountain PenstemonPenstemon strictus xPS

CatmintNepeta x faassenii xNF

Amethyst Mist Coral BellsHeuchera x 'Amethyst Mist' x 1 Gal.HA

Snow in SummerCerastium tomentosum xCT

GayfeatherLiastris spicata x 1 Gal.LS

Bleeding HeartDicentra specabilis x 1 Gal.DS

Moonshine YarrowAchillea x 'Moonshine' xAM

Mugo PinePinus Mugo 'Pumilio' x 5 Gal.PM-5

6"X6" Pot

6"X6" Pot

6"X6" Pot

6"X6" Pot

EVERGREEN TREES

incense cedarCalocedrus decurrens x 8' TallCD-8

White FirAbies concolor x 8' TallAC-8

Pinus jeffreyi x 8' TallPJ-8

Pinus jeffreyi x 12' TallPJ-12 Jeffrey Pine

6"X6" Pot

Woolley Mule's EarWyethia mollis x 1 Gal.WM

Greenleaf ManzanitaArctostaphylos patula x 15 Gal.AP-15

Jeffrey Pine

Small Boulders (3x3x3) x qty.

Native restoration mix to be determined following

consultation with restoration specialist

21,280 sqft

Siskiyou Blue FescueFestuca 'Siskiyou Blue' x 1 Gal.FS

Western ColumbineAquilegia formosa xAF

6"X6" Pot

Large Shrub

Small Shrub

Perennial

8' Tall Conifer

12' Tall Conifer

PLANT LEGEND

Large Evergreen

Shrub
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Subject: Tentative Subdivision Map Case Number TM16-004 and Special
Use Permit Case Number SB16-005 (Boulder Bay Resort)

Applicant(s): Big Water Investments LLC

Agenda Item Number: 9B

Project Summary: Grading and development of an 18-unit common open space
condominium subdivision.

Recommendation: Tentative Subdivision Map: Approval with Conditions

Special Use Permit: Approval with Conditions

Prepared by: Eva Krause, AICP, Planner
Planning and Development Division
Washoe County Community Services Department

Phone: 775.328.3628
E-Mail: ekrause@washoecounty.us

Description

Tentative Subdivision Map Case Number TM16-004 (Boulder Bay Resort) – Hearing,
discussion, and possible action to approve a tentative subdivision map for an 18 unit common
open space condominium development.

AND

Special Use Permit Case Number SB16-005 (Boulder Bay Resort) – Hearing, discussion,
and possible action to approve grading for future development on a property containing slopes
in excess of fifteen percent (15%) on twenty percent (20%) or more of the site, with conditions
including approval of a Director’s modification to allow fill up to 30 feet.

• Applicant: Big Water Investments LLC

• Property Owner: Big Water Investments LLC

• Location: Reservoir  Drive and State Route 28, Crystal Bay
NV

• Assessor’s Parcel Number(s): 123-071-34

• Parcel Size: 2.77 acres

• Master Plan Category: Suburban Residential

• Regulatory Zone: Medium Density Suburban

• Area Plan: North State Line Community Plan

• Citizen Advisory Board: Incline Village/Crystal Bay

• Development Code: Article 438 Grading Standards
Article 424 Hillside Development
Article 408 Common Open Space Development
Article 608 Tentative Subdivision Maps

• Commission District: 1 – Commissioner Berkbigler

• Section/Township/Range: Section 16, T18N, R19E, MDM,
Washoe County, NV
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Tentative Subdivision Map

The purpose of a Tentative Subdivision Map is:

1. to allow the creation of saleable lots;

2. to implement the Washoe County Master Plan, including the Area Plans, and any
specific plans adopted by the County;

3. to establish reasonable standards of design and reasonable procedures for subdivision
and re-subdivision in order to further the orderly layout and use of land and insure
proper legal descriptions and monumenting of subdivided land; and,

4. to safeguard the public health, safety and general welfare by establishing minimum
standards of design and development for any subdivision platted in the unincorporated
area of Washoe County.

The purpose of the Common Open Space Development is to set forth regulations to permit
variation of lot size, including density transfer subdivisions, in order to preserve or provide open
space, protect natural and scenic resources, achieve a more efficient use of land, minimize road
building, and encourage a sense of community.

If the Planning Commission grants an approval of the Tentative Subdivision Map, that approval
is subject to Conditions of Approval.  Conditions of Approval are requirements that need to be
completed during different stages of the proposed project.  Those stages are typically:

• Prior to recordation of a final map.

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

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

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

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 Planning Commission grants an approval of the Special Use Permit, that
approval is subject to Conditions of Approval.  Conditions of Approval are requirements that
need to be completed during different stages of the proposed project.  Those stages are
typically:

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

• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure
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• Prior to the issuance of a business license or other permits/licenses

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

The Conditions of Approval for Tentative Subdivision Map Case Number TM16-004 and Special
Use Permit Case Number SB16-005 are attached to this staff report and will be included with
the each Action Order should the Planning Commission approve each of the applications.
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Vicinity Map 
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Site Plan
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Overhead Photo
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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 the selected Demonstration Projects.  The project
consists of a casino, hotel, on-site workforce housing, shopping, health and wellness center,
timeshare units and whole ownership condominiums. An Environment Impact Statement (EIS)
for the project was completed and approved by TRPA.  Unfortunately, due to the down turn in
the economy, the project was delayed.

The grading and 18 unit condominium subdivision being reviewed in this application is the first
phase of the Boulder Bay Development approved by TRPA.

Project Evaluation

The subject site is approximately 2.75 acres in size and is located in the North Stateline
Community Plan (Crystal Bay area) of the Tahoe Area Plan. The subject site was previously
developed as a casino which has since been demolished. Of particular importance in the
evaluation of this project is that the subject site has been completely disturbed in the past. The
Grading Standards and the Hillside Development regulations within the Development Code,
which are generally applicable to development of this type, are intended to conserve the natural
topography. In this case, however, little, if any, unaltered topography remains.

Subject site looking west 
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Land Use Summary 

The following extract from WCC Chapter 110, Development Code, establishes the purpose of 
common open space development: 

Section 110.408.00 Purpose.  The purpose of this article, Article 408, Common Open 
Space Development, is to set forth regulations to permit variation of lot size, including 
density transfer subdivisions, in order to preserve or provide open space, protect natural and 
scenic resources, achieve a more efficient use of land, minimize road building, and 
encourage a sense of community. 

The following is an evaluation of the proposed tentative subdivision: 

Regulatory Document: North Stateline Community Plan 

Proposed Density: 18 residential units/2.77 acres = 6.5 units/acre 

Proposed Lot Configuration: Common Open Space Development 

Minimum Lot Size Required: N/A 

Maximum Lot Potential: 41 Dwelling Units 

Number of Lots on Tentative Subdivision Map: 18 air space condominiums and 1 common open 
space 

Development Suitability Constraints: The property is identified as having ‘slopes greater than 
15%’ per the Tahoe Development Suitability map. 

The project consists of the construction of one structure with three “towers” that will include 
parking on the lowermost level and dwelling units above. A total of 18 dwelling units are 
proposed, two on each of the three levels of each of the three towers. While the Medium 
Density Suburban zone would typically allow for just three dwellings per acre, the North 
Stateline Community Plan (Appendix A, page 14) allows for a maximum density of 15 dwelling 
units per acre for Multi-Family Dwellings within the Community plan area. Therefore the 
maximum allowable dwelling units on this parcel would be 41, while the applicant is proposing 
18. 
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The grading proposed for the development is significant; however, it is obvious to staff that
significant effort has been made by the applicant to comply with the applicable grading
standards of the Development Code. A major challenge of the property is that there is an
existing 30-foot-high cut slope at the rear (west) side of the property. The stability of this cut has
concerned the County for many years, because it runs along the east side of Wassou Road.
The applicant is proposing to stabilize the slope by means of a series of retaining walls, with
each wall up to ten feet in height.  Since the retaining walls will be located behind the proposed
structure in relationship to State Route 28, and will also be lower in elevation in relationship to
Wassou Road, it is unlikely that the retaining walls will create a significant visual impact. While
the retaining walls with landscaped benches in between conform to the grading code standards,
at one point the proposed fill material will be approximately 30 feet in depth, which greatly
exceeds the limit that finished grade not vary more than 10 feet from natural grade.  In order to
stabilize the slope staff is recommending that the applicant request a Directors Modification of
Standards per WCC Section 110.438.45(c)(1) which could permit the fill depth to exceed the 10
foot limit, after a positive recommendation by the County Engineer.

Because the cut slope extends across the adjoining property, which is also owned by Big Water
LLC, the proposed grading indicates that certain portions of the proposed retaining walls will be
located such that they are adjacent to or cross property lines. Since the retaining walls are
needed to stabilize the slope to protect the public’s health and safety, staff is recommending
that the Planning Commission approve the grading permit as proposed, and not requiring that
the retaining wall be setback two feet from the property line, as allowed in WCC Section
110.810.20(e), Review Procedures. Without this modification, the project design would require
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modification, or a boundary line adjustment would have to be done to ensure that grading is 
appropriately set back from boundary lines.  

The proposed development is located on State Route 28 which is designated as a scenic 
corridor per the Tahoe Regional Plan.  The EIS done for the Boulder Bay Demonstration Project 
included Scenic Review for design of the structure, including massing, form and building 
articulation, building materials and color, reflection off glass/smooth surfaces, vegetation 
screening and visibility from the Lake and the road.  Because the project has been reviewed 
and approved by TRPA, and any changes to the approved design could result a requirement to 
amend the EIS. Therefore, staff is recommending that this project not be subject to Washoe 
County Design Review Committee approval.  

As a multiplex residential subdivision, the development is not exempt from landscape 
requirements.  All yards which adjoin a public street are required to be landscaped and one tree 
must be planted every 50 feet along the adjacent roadway.  The applicant has submitted a 
landscaping plan that shows extensive landscaping around the buildings and the preservation of 
all but two of the existing pine trees that are more than 14” diameter at breast height (dbh) on 
the property. The landscaping plans greatly exceed the landscaping standards of the 
Development Code.   

Tahoe Area Plan Policies 

In addition to the requirements of Article 220, Tahoe Area Modifiers, within the Development 
Code the following excerpts of policies and action programs contained in the Tahoe Area Plan 
are relevant to the proposed subdivision: 

T.2.4 Restore and/or revegetate disturbed areas using TRPA’s approved plant 
list. 

T.2.4.1 Strongly encourage TRPA to enforce, and local governments to 
adhere to, TRPA’s Design Standards in TRPA’s Code of 
Ordinances and the Home Landscaping Guide for Lake Tahoe 
and Vicinity when reviewing development proposals. 

Staff Comment: The landscaping plan includes a plant list that is consistent with 
the landscaping guide.  

T.2.6 Minimize tree, boulder and natural landscape removal.  Tree removal 
should follow practices to protect vegetation, prevent damage to riparian 
vegetation, and provide for prompt soil stabilization and revegetation 
where necessary to prevent erosion. 

T.2.6.1 Encourage the enactment and enforcement of laws to prevent 
unnecessary tree, boulder and natural landscape removal. 

Staff Comment: The site was previously disturbed and denuded of much of the 
trees and boulders. TRPA regulations require the protection of trees 14 inch dbh 
not in the construction area.  Two trees more than 14 inch dbh have been 
approved for removed by TRPA.  

T.3.1 Encourage existing and future developments in all land use designations to 
participate in long-term remedial erosion and urban runoff control 
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programs to decrease the level of sediment and nutrient loading to Lake 
Tahoe. 

T.3.1.1 Encourage the Washoe County Board of County Commissioners 
to create funding for, and participate in, off-site remedial erosion 
and drainage control, in accordance with the Water Quality 
Management Plan, Lake Tahoe Region objectives and its best 
management practices. 

Staff Comment: Washoe County Engineering and Capital Projects has developed 
a program and is working on the reduction of Total Maximum Daily Load (TMDL) 
of fine sediments before they reach the lake. This program is monitored and 
overseen by NDEP.  

 Incline Village / Crystal Bay Citizen Advisory Board (IV/CB CAB) 

There was no IV/CB CAB meeting scheduled during the review time for the proposed project. 
The project application was provided to each member of the CAB, and individual comments 
were requested. No comments were received from the CAB members as of the writing of this 
staff report.   

Reviewing Agencies 

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

• Washoe County Community Services Department
o Planning and Development
o Building and Safety
o Engineering and Capital Projects
o Regional Parks and Open Space

• Washoe County Health District
o Air Quality
o Environmental Health
o Vector Control

• Washoe County School District

• US Postal Service

• Nevada Division of Environmental Protection

• Nevada Department of Water Resources

• Nevada Department of Transportation

• North Lake Tahoe Fire Protection District

• Regional Transportation Commission

• Incline Village General Improvement District

• Nevada State Lands

• Nevada Tahoe Conservation District

• Tahoe Regional Planning Agency

• Tahoe Transportation District

• US Forest Service – LTBMU
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Seven of the twenty above-listed agencies/departments provided comments and/or
recommended conditions of approval in response to their evaluation of the project application. A
summary of each agency’s comments and/or recommended conditions of approval and their
contact information is provided.  The Conditions of Approval document is attached to this staff
report and will be included with the Action Order should the Planning Commission approve the
special use permit and tentative subdivision map application.

• Washoe County Planning and Development address requirements for recording final map,
landscaping, CC&R’s, and maintenance of private roads.

Contact:  Eva Krause, 775.328.3628, ekrause@washoecounty.us

• Washoe County Engineering and Capital Projects provided conditions related general
conditions for grading and subdivisions, including drainage, Traffic and Roadways.

Contact:  Walter West, 775.328.2310, wwest@washoecounty.us

• Washoe County Health District addressed construction of water systems, mass grading
and dust control and methods to control vector-borne diseases.

Contact:  James English, 775.328.2610, jenglish@washoecounty.us
J.L. Shaffer, 775.785.4599

• Incline Village General Improvement District (IVGID) addressed design and construction of
water and sewer infrastructure, stabilization of the cut slopes on the property and
easement for access to infrastructure.

Contact:  Joseph Pomroy, 775.832.1269, jjp@ivgid.org

• Regional Transportation Commission (RTC) recommends that the applicant install a bus
stop.  

Contact:  Daniel Doenges, 775.335.1901, ddoenges@rtcwashoe.com

• Nevada Department of Transportation (NDOT) addressed access from State Route 28,
parking on NDOT right-of-way, and grading adjacent to NDOT right-of-way.

Contact:  Jae Pullen, 775.834.8309, jpullen@dot.state.nv.us

• Nevada Division of Environmental Protection requires a NDEP Construction Stormwater
permit if the grading exceeds one acre or more in area.

Contact:  Pat Mohn, 775.687.9419, pmohn@ndep.nv.gov

Staff Comment on Required Findings

Tentative Subdivision Map findings

WCC Section 110.608.25, Findings, requires that all of the following findings be made to the
satisfaction of the Washoe County Planning Commission before granting approval of the
Tentative Subdivision Map 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. Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan.
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Staff Comment: The North Stateline Community Plan allows up to 15 dwelling units per 
acre. 

2. Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan.

The North Stateline Community Plan vision “is creating a more complete destination
resort area for visitors and improving the quality of life for the local residents.  The
Community Design plan (figure 4) calls for the Tahoe Mariner site (the subject site) as
being redeveloped and landscaped.

3. Type of Development. That the site is physically suited for the type of development
proposed. 

Staff Comment: While the site is identified as having slopes greater than 15%, the site 
was significantly altered from the natural state during previous development.  

4. Availability of Services.  That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System.

Staff Comment: The Incline Village General Improvement District requires the applicant
to provide infrastructure improvements for water and sewer to serve the domestic water
needs and fire flows for the development.

5. Fish or Wildlife. That neither the design of the subdivision nor any proposed
improvements is likely to cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat.

Staff Comment: The site was significantly altered from the natural state during previous
development; redevelopment will not result in any additional negative impact.

6. Public Health.  That the design of the subdivision or type of improvement is not likely to
cause significant public health problems.

Staff Comment: The site was significantly altered from the natural state during previous
development; Washoe County Health Division has provided conditions to address vector
control, mass grading permit and the Division’s review of the water.

7. Easements.  That the design of the subdivision or the type of improvements will not
conflict with easements acquired by the public at large for access through, or use of
property within, the proposed subdivision.

Staff Comment: There are no public easements on the subject site.

8. Access.  That the design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles.

Staff Comment: Appropriate primary and secondary access are proposed for emergency
vehicles. 
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9. Dedications.  That any land or improvements to be dedicated to the County is consistent
with the Master Plan.

Staff Comment: No land or improvements are proposed to be dedicated to the County.

10. Energy.  That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Staff Comment: The proposed structure is oriented, to the extent allowed by the
configuration and previous development of the site, to allow for natural heating and
cooling opportunities.

Special Use Permits findings 

WCC Section 110.810.30 Findings, requires that all of the following findings be made to the 
satisfaction of the Washoe County Planning Commission before granting approval of the 
request.  Staff has completed an analysis of the special use permit application and has 
determined that the proposal is in compliance with the required findings as follows. 

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

The Staff Comment: North Stateline Community Plan vision “is creating a more complete
destination resort area for visitors and improving the quality of life for the local residents.
The Community Design plan (figure 4) calls for the Tahoe Mariner site (the subject site)
as being redeveloped and landscaped.

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 special use permit for major grading has been reviewed by
interested agencies, who have included conditions that address the potential negative
impact upon utilities, roadway improvements, sanitation, water supply, drainage, and
other necessary facilities.

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

Staff Comment: The site was significantly altered from the natural state during previous
development; redevelopment will not result in any additional negative impact.

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

Staff Comment: The site was significantly altered from the natural state during previous
development; redevelopment will result in grading and topography much closer to the
required standards of the Grading Code (Article 438).
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5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect
on the location, purpose or mission of the military installation.

Staff Comment: There is no military installation with in the required noticing distance of
the proposed major grading. Therefore, there is no effect on a military installation from
this application.

Recommendation

Those agencies which reviewed the application recommended conditions in support of approval
of the project. Therefore, after a thorough analysis and review, Tentative Subdivision Map Case
Number TM16-004 and Special Use Permit Case Number SB16-005 are 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 Planning Commission
approve Tentative Subdivision Map Case Number TM16-004 and Special Use Permit Case
Number SB16-005 for Boulder Bay Resort with the conditions of approval included as Exhibit A
in the staff report, having made all ten findings in accordance with Washoe County Code
Section 110.608.25 and all five findings in accordance with Washoe County Code Section
110.810.30:

Tentative Subdivision Map Findings, Washoe County Code Section 110.608.25:

1. Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan;

2. Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;

3. Type of Development. That the site is physically suited for the type of development
proposed;

4. Availability of Services.  That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System;

5. Fish or Wildlife. That neither the design of the subdivision nor any proposed
improvements is likely to cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat;

6. Public Health.  That the design of the subdivision or type of improvement is not likely to
cause significant public health problems;

7. Easements.  That the design of the subdivision or the type of improvements will not
conflict with easements acquired by the public at large for access through, or use of
property within, the proposed subdivision;
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8. Access.  That the design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles;

9. Dedications.  That any land or improvements to be dedicated to the County is consistent
with the Master Plan; and

10. Energy.  That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Special Use Permit findings, Washoe County Code Section 110.810.30:

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

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

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

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

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

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission 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 Development
Division within 10 calendar days after the written decision is filed with the Secretary to the
Planning Commission and mailed to the original applicant.

xc: Applicant: Brian Helm, 1401 33rd Ave. S., WA 98144

Property Owner: Big Water Investments LLC, P.O. Box 6622, Incline Village, NV 89450

Consultant: Brian McRae, Lumos & Associates Inc., P.O. Box 3570, Stateline NV
89449

Staff Report xc: Joseph Pomroy, Incline Village General Improvement District,
jjp@ivgid.org
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EXHIBIT A 
Conditions of Approval 
Tentative Subdivision Map Case Number TM16-004 and 
Special Use Permit Case Number SB16-005 

The project approved under Tentative Subdivision Map Case Number TM16-004 and Special 
Use Permit Case Number SB16-005 (Boulder Bay Resort) shall be carried out in accordance 
with the Conditions of Approval granted by the Planning Commission on July 5, 2016. 
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 Tentative Subdivision 
Map and 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 Development Division.   

Compliance with the conditions of approval related to this Tentative Subdivision Map and 
Special Use Permit are 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 Tentative Subdivision Map 
and/or Special Use Permit may result in the initiation of revocation procedures.   

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

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

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

• Prior to recordation of a final map.

• 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.
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District must be appealed to the District 
Board of Health. 

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

• The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and 
governed by its own board.  Therefore, any conditions set by the Nevada 
Department of Transportation must be appealed to that Board. 

• The NEVADA DIVISION OF ENVIRONMENTAL PROTECTION (NDEP) is 
directed and governed by its own board.  Therefore, any conditions set by 
the Nevada Division of Environmental Protection must be appealed to that 
Board. 

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

Pursuant to NRS 278.349, when contemplating action on a Tentative Subdivision Map, the 
Planning Commission shall consider: 

(a) Environmental and health laws and regulations concerning water and air pollution, the 
disposal of solid waste, facilities to supply water, community or public sewage disposal 
and, where applicable, individual systems for sewage disposal; 

(b) The availability of water which meets applicable health standards and is sufficient for the 
reasonably foreseeable needs of the subdivision; 

(c) The availability and accessibility of utilities; 

(d) The availability and accessibility of public services such as schools, police and fire 
protection, transportation, recreation and parks; 

(e) Conformity with the zoning ordinances and master plan, except that if any existing 
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes 
precedence; 

(f) General conformity with the governing body’s master plan of streets and highways; 

(g) The effect of the proposed subdivision on existing public streets and the need for new 
streets and highways to serve the subdivision; 

(h) Physical characteristics of the land such as floodplain, slope and soil;  
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(i) The recommendations and comments of those entities reviewing the tentative map
pursuant to NRS 278.330 and 278.335; and

(j) The availability and accessibility of fire protection, including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of
fires, including fires in wild lands.

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 Development

1. The following conditions are requirements of the Planning and Development Division,
which shall be responsible for determining compliance with these conditions.

Contact Name – Eva Krause, 775.328.3628, ekrause@washoecounty.us

a. The applicant shall demonstrate substantial conformance to the plans approved
as part of this tentative subdivision map and special use permit.

b. The subdivision shall be in substantial conformance with the provisions of
Washoe County Development Code Article 604, Design Requirements, and
Article 608, Tentative Subdivision Maps.

c. Final maps and final construction drawings shall comply with all applicable
statutes, ordinances, rules, regulations and policies in effect at the time of
submittal of the tentative map or, if requested by the developer and approved by
the applicable agency, those in effect at the time of approval of the final map.

d. The sub-divider shall present to Washoe County a final map, prepared in
accordance with the tentative map, for the entire area for which a tentative map
has been approved, or one of a series of final maps, each covering a portion of
the approved tentative map, within four years after the date of approval of the
tentative map or within two years of the date of approval for subsequent final
maps.  On subsequent final maps, that date may be extended by two years if the
extension request is received prior to the expiration date. The expiration date for
the special use permit for grading shall be the same as for the approved tentative
map.

e. Final maps shall be in substantial compliance with all plans and documents
submitted with and made part of this tentative map request, as may be amended
by action of the final approving authority.

f. All final maps shall contain the applicable portions of the following Jurat:

THE TENTATIVE MAP FOR <name of tentative map approved name, TM
case number,> WAS APPROVED <denied> BY THE WASHOE COUNTY
PLANNING COMMISSION ON <date>. [If the TM had been appealed to
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the BCC --- Add:] THE WASHOE COUNTY COMMISSION APPROVED 
THE TENTATIVE MAP ON APPEAL ON <date>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL
APPLICABLE STATUTES, ORDINANCES, AND CODE PROVISIONS; IS
IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; AND
ALL CONDITIONS HAVE BEEN MET FOR THE PURPOSES OF
RECORDATION.

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR
RECORDATION THIS   DAY OF     , 20

BY THE WASHOE COUNTY PLANNING AND DEVELOPMENT
DIRECTOR. THE OFFER OF DEDICATION FOR <streets, sewers> IS
REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN
ACCORDANCE WITH NRS CHAPTER 278.

WILLIAM WHITNEY DATE
PLANNING AND DEVELOPMENT DIRECTOR

g. Prior to acceptance of public improvements and release of any financial
assurances, the developer shall furnish to the Department of Water Resources
and Engineering Division a complete set of reproducible as-built construction
drawings prepared by a civil engineer registered in the State of Nevada.

h. The developer shall be required to participate in any applicable General
Improvement District or Special Assessment District formed by Washoe County.

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

NOTE

Should any prehistoric or historic remains/artifacts be discovered
during site development, work shall temporarily be halted at the
specific site and the State Historic Preservation Office of the
Department of Museums, Library and Arts shall be notified to
record and photograph the site.  The period of temporary delay
shall be limited to a maximum of two (2) working days from the
date of notification.

j. The final map shall designate faults that have been active during the Holocene
epoch of geological time, and the final map shall contain the following note:

NOTE

No habitable structures shall be located on a fault that has been
active during the Holocene epoch of geological time.

k. The developer shall provide written approval from the U.S. Postal Service
concerning the installation and type of mail delivery facilities.  The system, other
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than individual mailboxes, must be shown on the project construction plans and
installed as part of the on-site improvements.

l. The developer and all successors shall direct any potential purchaser of the site
to meet with the Planning and Development Division to review conditions of
approval prior to the final sale of the site.  Any subsequent purchasers of the site
shall notify the Planning and Development Division of the name, address,
telephone number and contact person of the new purchaser within thirty (30)
days of the final sale.

m. Any signage erected on the subject site shall be in conformance with Article 505
and the North Stateline Signage, Parking and Design Standards (the stricter of
the two codes shall apply).

n. A certification letter or series of letters by a registered landscape architect or
other persons permitted to prepare landscaping and irrigation plans pursuant to
N.R.S. 623A shall be submitted to and approved by the Planning and
Development Division.  The letter(s) shall certify that all applicable landscaping
provisions of Articles 408, 410, 412 and 414 of the Development Code have
been met.  Any landscaping plans and the letter shall be wet-stamped.  The letter
shall indicate any provisions of the code that the Director of the Planning and
Development Division has waived.

o. All landscaping shall be maintained in accordance with the provisions found in
Section 110.412.75, Maintenance.  A three-year maintenance plan shall be
submitted by a licensed landscape architect registered in the State of Nevada to
the Planning and Development Division prior to a Certificate of Occupancy.  The
plan shall be wet-stamped.

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

q. Conditions, covenants, and restrictions (CC&Rs), including any supplemental
CC&Rs, shall be submitted to the Planning and Development staff for review and
subsequent forwarding to the District Attorney for review and approval.  The final
CC&Rs shall be signed and notarized by the owner(s) and submitted to the
Planning and Development Division with the recordation fee prior to the
recordation of the final map.  The CC&Rs shall require all phases and units of the
subdivision approved under this tentative map to be subject to the same CC&Rs.
Washoe County shall be made a party to the applicable provisions of the CC&Rs
to the satisfaction of the District Attorney’s Office.  Said CC&Rs shall specifically
address the potential for liens against the properties and the individual property
owners’ responsibilities for the funding of maintenance, replacement, and
perpetuation of the following items, at a minimum:

i. Maintenance of public access easements, common areas, and common
open spaces.  Provisions shall be made to monitor and maintain, for a
period of three (3) years regardless of ownership, a maintenance plan for
the common open space area.  The maintenance plan for the common
open space area shall, as a minimum, address the following:

WAC23-0009 
EXHIBIT F

160



a. Vegetation management;

b. Watershed management;

c. Debris and litter removal;

d. Fire access and suppression;

e. BMP maintenance; and

f. Maintenance of public access and/or maintenance of limitations to
public access.

ii. All drainage facilities and roadways not maintained by Washoe
County shall be privately maintained and perpetually funded by the
homeowners association.

iii. All open space identified as common area on the final map shall be
privately maintained and perpetually funded by the homeowners
association.  The deed to the open space and common area shall
reflect perpetual dedication for that purpose.  The maintenance of the
common areas and related improvements shall be addressed in the
CC&Rs to the satisfaction of the District Attorney’s Office.

iv. The project adjacent to undeveloped land shall maintain a fire fuel
break of a minimum 30 feet in width until such time as the adjacent
land is developed.

v. Locating habitable structures on potentially active (Holocene) fault
lines, whether noted on the recorded map or disclosed during site
preparation, is prohibited.

vi. All outdoor lighting on buildings and streets within the subdivision
shall be down-shielded.

vii. Washoe County shall not assume responsibility for maintenance of
the private street system of the development nor accept the streets for
dedication to Washoe County unless the streets meet those Washoe
County standards in effect at the time of offer for dedication.

viii. Mandatory solid waste collection.

ix. Fence material (if any), height, and location limitations, and re-fencing
standards.  Replacement fence must be compatible in materials, finish
and location of existing fence.

r. The common open space owned by the homeowners association shall be noted
on the final map as “common open space” and the related deed of conveyance
shall specifically provide for the preservation of the common open space in
perpetuity.  The deed to the open space and common area shall reflect perpetual
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dedication for that purpose.  The deed shall be presented with the CC&Rs for
review by the Planning and Development staff and the District Attorney.

s. Prior to any ground-disturbing activity the applicant must obtain approval of a
Director’s Modification of Standards in accordance with Article 438 to allow fill
material to be placed deeper than ten feet.

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 Name – Walter H. West, 775.328.2310, wwest@washoecounty.us

GENERAL CONDITIONS

a. Final maps and final construction drawings shall comply with all applicable
statutes, ordinances, rules, regulations, and policies in effect at the time of
submittal of the tentative map or, if requested by the developer and approved by
the applicable agency, those in effect at the time of approval of the final map.

b. Prior to acceptance of public improvements and release of any financial
assurances, the developer shall furnish to the water and sewer provider(s) and
Engineering and Capital Projects Division a complete set of reproducible as-built
construction drawings prepared by a civil engineer registered in the State of
Nevada.

c. The developer shall be required to participate in any applicable General
Improvement District or Special Assessment District formed by Washoe County.
The applicable County Department shall be responsible for determining
compliance with this condition.

d. The developer shall provide written approval from the U.S. Postal Service
concerning the installation and type of mail delivery facilities. The system, other
than individual mailboxes, must be shown on the project construction plans and
installed as part of the onsite improvements.

e. A complete set of construction improvement drawings, including an onsite
grading plan, shall be submitted to the County Engineer for approval prior to
finalization of any portion of the tentative map. Grading shall comply with best
management practices (BMP’s) and shall include detailed plans for grading and
drainage on each lot, erosion control (including BMP locations and installation
details), slope stabilization and mosquito abatement. Placement or disposal of
any excavated material shall be indicated on the grading plan. Silts shall be
controlled on- site and not allowed onto adjacent property.

f. All open space shall be identified as common area on the final map. A note on
the final map shall indicate that all common areas shall be privately maintained
and perpetually funded by the Homeowners Association. The County Engineer
shall determine compliance with this condition. The maintenance of the common
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areas shall also be addressed in the CC&Rs to the satisfaction of the District
Attorney’s Office.

g. Any existing easements or utilities that conflict with the development shall be
relocated, quitclaimed, and/or abandoned, as appropriate.

h. Any easement documents recorded for the project shall include an exhibit map
that shows the location and limits of the easement in relationship to the project.
The County Engineer shall determine compliance with this condition.

i. All existing overhead utility lines shall be placed underground, except electric
transmission lines greater than 100 kilovolts, which can remain above ground.

j. For construction areas larger than 1 acre, the developer shall obtain from
the Nevada Division of Environmental Protection a Stormwater Discharge
Permit for construction and submit a copy to the Engineering Division prior to
issuance of a grading permit.

k. The developer shall complete and submit the Construction Permit Submittal
Checklist and pay the Construction Stormwater Inspection Fee prior to
obtaining a grading permit.

l. Applicant shall indicate on the plans were exported materials (if any) will be
taken and a grading permit shall be obtained for the import site.

m. Exported materials shall not be sold without the proper business license.

n. A grading bond of $2,000/acre of disturbed area shall be provided to the
Engineering Division prior to any grading.

o. Cross-sections indicating cuts and fills and retaining walls shall be submitted
when applying for a grading permit. Grading shall meet the grading code
or provide explanation for exceptions. Estimated total volumes shall be
indicated.

p. All disturbed areas left undeveloped for more than 30 days shall be treated
with a dust palliative. Disturbed areas left undeveloped for more than 45 days
shall be revegetated.

DRAINAGE (WCC Article 110.420)

q. The conditional approval of this tentative map shall not be construed as final
approval of the drainage facilities shown on the tentative map. Final approval of
the drainage facilities will occur during the final map review and will be based
upon the final hydrology report.

r. Prior to finalization of the first final map, a master hydrology/hydraulic report and
a master storm drainage plan shall be submitted to the County Engineer for
approval.
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s. Prior to finalization of any portion of the tentative map, a final, detailed
hydrology/hydraulic report for that unit shall be submitted to the County Engineer.
The report prepared by a registered engineer shall include the locations, points
of entry and discharge, flow rates and flood limits of all 5- and 100- year storm
flows impacting both the site and offsite areas and the methods for handling
those flows. The report shall include all storm drain pipe and ditch sizing
calculations and a discussion of and mitigation measures for any impacts on
existing offsite drainage facilities and properties. All storm drainage
improvements necessary to serve the project shall be designed and constructed
to County standards and specifications and/or financial assurances in an
appropriate form and amount shall be provided.

t. Any increase in stormwater runoff resulting from the development and based on
the 5 year and 100 storm(s) shall be detained. The County Engineer shall
determine compliance with this condition.

u. Standard reinforced concrete headwalls or other approved alternatives shall be
placed on the inlet and outlet of all drainage structures, and grouted rock riprap
shall be used to prevent erosion at the inlets and outlets of all culverts to the
satisfaction of the Engineering and Capital Projects Division.

v. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site to the satisfaction of the Engineering and Capital
Projects Division.

w. The Truckee Meadows Regional Stormwater Quality Management Program
Construction Permit Submittal Checklist and Inspection Fee shall be submitted
with each final map.

x. A note on the final map shall indicate that all drainage facilities not maintained by
Washoe County shall be privately maintained and perpetually funded by a
homeowners association. As an alternative to a homeowners association, the
developer may request the establishment of a County Utility Service Area under
which fees would be paid for maintenance of the proposed storm drainage
detention facility. The fee amount will be based on the additional service above
that normally provided by the County to maintain new stormwater facilities
dedicated by the developer (i.e., curb and gutter, drop inlets and piping). The
maintenance and funding of these drainage facilities shall also be addressed in
the CC&Rs to the satisfaction of the District Attorney's Office.

y. The maximum permissible flow velocity (that which does not cause scour) shall
be determined for all proposed channels and open ditches. The determination
shall be based on a geotechnical analysis of the channel soil, proposed channel
lining and channel cross section, and it shall be in accordance with acceptable
engineering publications/calculations. Appropriate linings shall be provided for all
proposed channels and open ditches such that the 100-year flows do not exceed
the maximum permissible flow velocity. The County Engineer shall determine
compliance with this condition.
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z. Maintenance access and drainage easements shall be provided for all existing
and proposed drainage facilities. The County Engineer shall determine
compliance with this condition

TRAFFIC AND ROADWAY (WCC Article 110.436)

aa. All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances
in an appropriate form and amount shall be provided.

bb. An Occupancy Permit shall be obtained from the Nevada Department of
Transportation (NDOT), for access to, from or under roads and highways
maintained by NDOT, and a copy of said permit shall be submitted to the County
Engineer prior to finalization of the affected final map.

cc. Street names shall be reviewed and approved by the Regional Street Naming
Coordinator.

dd. Proposed landscaping and/or fencing along street rights-of-way and within
median islands shall be designed to meet American Association of State
Highway and Transportation Officials (AASHTO) sight distances and safety
guidelines. A minimum vertical clearance of 13.5 feet shall be maintained over all
private streets, and no tree shall overhang the curb of any public street.

ee. For any utilities placed in existing County streets, the streets shall be repaired to
the satisfaction of the County Engineer. At a minimum, this will require full depth
removal and replacement of asphalt for half the street width, or replacement of
non-woven pavement reinforcing fabric with a 2” asphalt overlay for half the
street width. Type II slurry seal is required for the entire street width with either
option. Full width street improvements may be required if the proposed utility
location is too close to the centerline of the existing street.

ff. AASHTO clear zones shall be determined for all streets adjacent to retaining
walls or slopes steeper than 3:1. If a recoverable or traversable clear zone
cannot be provided, an analysis to determine if barriers are warranted shall be
submitted for approval. The County Engineer shall determine compliance with
this condition.

gg. All retaining walls that are adjacent to, provide support for or retain soil from the
County right-of-way shall be constructed of reinforced masonry block or
reinforced concrete and designed by an engineer licensed in the State of
Nevada. The County Engineer shall determine compliance with this condition.

hh. No retaining walls that retain soil from the County right-of-way shall be located
within a plowed snow storage easement. The County Engineer shall determine
compliance with this condition.

ii. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the
satisfaction of the District Attorney’s Office and the County Engineer that Washoe
County will not assume responsibility for maintenance of the development’s
private street system or accept the streets for dedication to Washoe County
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unless the streets meet those Washoe County standards in effect at the time of
the offer of dedication.

jj. Adequate snow storage easements shall be identified on the final plat.

kk. If the Engineering and Capital Projects Division does not inspect the subdivision
improvements, prior to release of any financial assurances for the private
improvements, the development shall provide the Engineering and Capital
Projects Division with a letter prepared by a civil engineer licensed in the State of
Nevada, certifying that the private improvements have been constructed in
accordance with the approved plans.

ll. A minimum onsite stacking length of 50 feet or as required by NDOT and an
adequately sized turnaround outside the gate is required prior to any security
gate. Vehicle stacking at a gate shall not back up into the adjacent street right-of-
way.

mm. A Temporary turnaround shall be provided within the property at a terminus of
the proposed street.

nn. No roadway slope shall exceed 14%. The County Engineer shall determine
compliance with this condition.

oo. All regulatory traffic signs shall meet County standards and the Manual on
Uniform Traffic Control Devices.

pp. The minimum pavement requirements for on-site paving shall be three
inches (3”) asphalt over six inches (6”) granular base.

Washoe County Health District

3. The following conditions are requirements of the Health District, which shall be
responsible for determining compliance with these conditions.  The District Board of
Health has jurisdiction over all public health matters in the Health District.  Any
conditions set by the Health District must be appealed to the District Board of Health.

Contact Name – James English, 775.328.2610, Jenglish@washoecounty.us
J.L. Shaffer, 775.785.4599, jshaffer@washoecounty.us

a. A Water Project per NAC 445A.66695 must be submitted for review and
approved by this Division. Prior to any water system construction, a complete
water system plan and Water Project submittal for the referenced proposal must
be submitted to this Division. The plan must show that the water system will
conform to the State of Nevada Public Water Supply Regulations, NAC Chapter
NAC 445A.65505 to 445A.6731, inclusive.

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
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built to indicate that the water system will be looped, all proposed final
grading, utilities, and improvements for the proposed application.

b. Mass grading may proceed after approval of a favorable review by this Division
of a separate mass grading permit application.

c. All public and private catch basins will require weep holes to improve water
quality downstream and prevent mosquitoes from colonizing this infrastructure
(Health Regulations Governing the Prevention of Vector-Borne Diseases
040.013).

d. If rockery walls are proposed, the voids shall be filled by placing smaller rock
within the face of the wall for the entire height of the wall (Health Regulations
Governing the Prevention of Vector-Borne Diseases 040.081).

e. If turf is proposed for the common area for the condominium development, a 24
inch catchment area from the back face of impervious surfaces will reduce the
downstream effects of water runoff (Health Regulations Governing the
Prevention of Vector-Borne Diseases 040.038).

f. Prior to the sign off of the building plans the above detail designs are required on
the plans and a scheduled compliance inspection with the Vector-Borne
Diseases Program is required for the above condition(s).

Incline Village General Improvement District

4. The following conditions are requirements of Incline Village General Improvement District
which shall be responsible for determining compliance with these conditions.

Contact Name – Joseph Pomroy, 775.832.1269, jjp@ivgid.org

a. Prior to District approving the project and providing service to the development
the applicant shall address the following items to the satisfaction of the District:

i. The design, approval and District acceptance of the water and sewer
infrastructure to serve the development for fire flow and domestic demands.

ii. The stabilization of the hillside that is on the Biltmore property that is
impacting Reservoir Road and the tank access road.

iii. The assignment of necessary easements and access easements for water
and sewer infrastructure.

Regional Transportation Commission (RTC)

5. The following conditions are requirements of the Regional Transportation Commission,
which shall be responsible for determining compliance with these conditions.  The
Regional Transportation Commission is directed and governed by its own board.
Therefore, any conditions set by the Regional Transportation Commission must be
appealed to that board.
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Contact Name – Daniel Doenges, 775.335.1901, ddoenges@rtcwashoe.com

a. RTC request that the developer install a bus shelter along the frontage of the
property line facing Highway 28, adjacent to Wellness Way access drive that
would be accessible from the proposed pedestrian path.

b. Ensure that there is adequate spacing between access to the development on
Wellness Way and Reservoir Drive.

Nevada Department of Transportation

6. The following conditions are requirements of the Nevada Department of Transportation
which shall be responsible for determining compliance with these conditions.  Washoe
County does not have authority to modify Nevada Department of Transportation
conditions. Therefore, any conditions set by the Nevada Department of Transportation
must be appealed to that agency.

Contact Name – Jae Pullen, 775.834.8309, jpullen@dot.state.nv.us

a. Existing approaches are personal and not transferable with the sale of property.
If the property changes ownership or use, the new property owner will need to
apply for an encroachment permit for access to the state highway.

b. The Nevada Department of Transportation will require an occupancy permit for
any work performed within the State’s right-of-way. Please contact the Permit
Office at (775) 834- 8330 for more information regarding the occupancy permit.

c. The developer should be aware that this existing approach may be reduced to a
right-in/right- out turn configuration. A condition of an NDOT encroachment
permit may require that the permittee accept this condition (limited access) and
also agrees not to hold the State of Nevada responsible for any costs or
damages that may result from a modification of this approach to a right-in/right-
out access. Developer will be required to have this permit recorded through their
County Recorder’s Office. A conformed copy shall be returned to the Nevada
Department of Transportation.

d. Prior to any grading adjacent to the Nevada Department of Transportation right-
of-way, a Drainage Report, including a grading plan, and a Drainage Form must
be submitted to the Permit office. Please contact the Permit Office at (775) 834-
8330 for more information.

e. The property owner must provide adequate parking on the property. NDOT does
not issue permits for long term parking for business use. If needed, NDOT will
post NO PARKING signs to mitigate any parking concerns.

f. Signs for advertising will not be allowed within NDOT right-of-way.

g. The state defers to municipal government for land use development decisions.
Public involvement for Development related improvements within the NDOT
right-of-way should be considered during the municipal land use development
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public involvement process. Significant public improvements within the NDOT
right-of-way developed after the municipal land use development public
involvement process may require additional public involvement. It is the
responsibility of the permit applicant to perform such additional public
involvement. We would encourage such public involvement to be part of a
municipal land use development process.

Nevada Division of Environmental Protection

7. The following conditions are requirements of the Nevada Division of Environmental
Protection which shall be responsible for determining compliance with these conditions.
Washoe County does not have authority to modify Nevada Division of Environmental
Protection conditions. Therefore, any conditions set by the Nevada Division of
Environmental Protection must be appealed to that agency.

Contact Name – Pat Mohn, 775.687.9419, pmohn@ndep.nv.gov

a. If the developer disturbs more than one acre he is require to obtain coverage
under NDEP’s Construction Stormwater General Permit NVR100000. A notice of
Intent must be filed electronically and submitted with a $200 fee prior to
commencing any earth-disturbing activates at the site.

*** End of Conditions ***
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Section 1.11. "Common Area" or "Common Elements" means any real estate and the 
improvements thereon within the Property other than a Unit designated as Common Area, 
Common Element or Limited Common Area or Limited Common Element on the Map and 
including Common Facilities as defined herein, which area will be reduced upon recordation of 
the Common Area Open Space Merger and Resubdivision Map, defined in Section 1.13, below. 

Section 1.12 "Common Area Open Space" means those portions of the Common 
Area that are described in the 1netes and bounds and map attached hereto as Exhibit B. 

Section 1.13. "Common Area Open Space Merger and Resubdivision Map" means 
the Common Area Open Space Merger and Resubdivision Map, which shall be recorded after 
withdrawal of Common Area Open Space by the Declarant in order to result in the Property 
consisting of a single parcel at least 1.25 acres in size, generally as shown on Exhibit "C" hereto, 
and the legal description for which shall be provided in the recorded Common Area Open Space 
Merger and Resubdivision Parcel Map. 

Section 1.14. "Common Expense" means any use of common funds authorized hereby 
and includes, without limitation: (a) all expenses or charges incurred by or on behalf of the 
Association for the management, maintenance, administration, insurance, operation, repairs, 
additions, alterations or reconstruction of the Common Elements, Common Facilities, or any 
portion of any Unit that the Association is obligated to maintain or repair; (b) all expenses or 
charges reasonably incurred to procure insurance for the protection of the Association and its 
Board; (c) any amounts reasonably necessary for reserves for maintenance, repair and 
replacement of the Common Elements and Common Facilities or any portion of any Unit that the 
Association is obligated to maintain or replace, and for nonpayment of any Assessments; (d) the 
use of such funds to defray the costs and expenses incurred by the Association in the 
performance of its functions or in the proper discharge of the responsibilities of the Board as 
provided in the Governing Documents; ( e) contractual obligations of the Association; and (t) all 
expenses or charges incurred by or on behalf of the Association for the management, 
maintenance, administration, experts, professional services, insurance, operation, repairs, 
additions, alterations or reconstruction as may be required by this Declaration and/or Chapter 
I 16. 

Section 1.15. "Common Facilities" means drives, walkways, parking areas, sewer, 
water, gas, television and telephone services, landscaping, fences, utility lines, pipes, spa, spa 
equipment, decking, irrigation systems, keycard systems, security systems, fire suppression 
systems, elevators, exterior and common area lighting fixtures, BBQ areas, auto detailing space, 
electric charging areas, personal property and other operational facilities or improvements 
defined herein constructed or installed, to be constructed or installed, or currently located within 
the Common Areas and owned by the Association. 

Section 1.16. "Design Standards" means the Design Standards established by the 
Board pursuant hereto. 

Section 1.17. "Director" means a member of the Association's Board of Directors. 
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(d) Withdraw real estate from the Property; 

(e) Complete improvements indicated on the Map and/or in this Declaration; 

(t) Exercise any development right under the Master Plan governing the 
Property; 

(g) Maintain sales offices, management offices, signs advertising the Property, 
and models; 

(h) Grant and use easements through the Common Area and/or Common Area 
Open Space for the purpose of making improvements within the Property or within the real 
estate which may be added to the Property or in favor of real estate adjacent to the Property 
owned or controlled by the principals of Declarant; 

(i) Make the Property and the Association subject to a master association; 

(j) Merge or consolidate the Property and the Association with another common­
interest community of the same form of ownership; and 

(k) Appoint or re1nove any officer of the Association or any master association or 
any member of an executive board during any period of Declarant's control. 

Section 7.6. Common Area Open Space Merger and Resubdivision Parcel Map. 
In accordance with the power granted to Declarant in Section 7.5(d), above, Declarant may 
withdraw Common Area Open Space from the Property by recording a Common Area Open 
Space Merger and Resubdivision Parcel Map, which is subject to approval by Washoe County, 
or by other such methods as prescribed by Washoe County in order to effect the withdrawal of 
Common Area Open Space, which shall result in the Property consisting of a single parcel at 
least 1.25 acres in size, generally as shown on Exhibit "C", and the legal description for which 
shall be provided in the recorded Common Area Open Space Merger and Resubdivision Parcel 
Map, or by any other method required by Washoe County. The common area shall not be further 
subdivided or developed with a primary use without TRPA 's prior review and approval, and the 
common area does not contain a development right as that phrase is defined by TRPA. 

ARTICLE 8: DESIGN REVIEW. 

Section 8.1. Improvements Generally & Approval by Board. No Improvement of 
any kind may be commenced, erected or maintained within the Property, nor may any addition to 
or change or alteration be made in or to the exterior of any Unit or which would affect the 
~tructural integrity of any Unit, or which would affect the common utility services or 
installations until plans and specifications showing the nature, color, kind, shape, height 
(including front, side and rear elevations), materials, and location of the same will have been 
submitted to and approved in writing by the Board as to quality of workmanship and materials, 
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	Project Name: Boulder Bay Resort - Building A (AKA Granite Place) Amendment of Conditions
	Project Description: A request to amend the common area provided that was identified in the approval of TM16-004 for the Boulder Bay Resort.                                                                      
	Project Address: 1 Big Water Drive
	Project Area acres or square feet: 2.77+/- AC
	Project Location with point of reference to major cross streets AND area locator: Crystal Bay - West of Nevada SR 28 and north of Reservoir Road                                                           
	Assessors Parcel NosRow1: 123-291-01
	Parcel AcreageRow1: 2.77 Acres
	Assessors Parcel NosRow1_2: 
	Parcel AcreageRow1_2: 
	Assessors Parcel NosRow2: 
	Parcel AcreageRow2: 
	Assessors Parcel NosRow2_2: 
	Parcel AcreageRow2_2: 
	Name: Big Water Investments, LLC
	Name_2: CFA, Inc.
	Address: P.O. Box 6622
	Address_2: 1150 Corporate Blvd.
	Email: rwittenberg@intlsupplyco.com
	Email_2: dsnelgrove@cfareno.com
	Contact Person: Roger Wittenberg
	Contact Person_2: Dave Snelgrove, AICP
	Name_3: Same as Owner
	Name_4: EKN Tahoe, LLC
	Address_3: 
	Address_4: 220 Newport Center Dr.,Suite 11-262
	Email_3: 
	Email_4: tom@ekndevgroup.com
	Contact Person_3: 
	Contact Person_4: Tom Jacobson
	Text1: 
	Text2: TM16-004, SB16-005, WPVAR21-0001, WAB21-0002, WSUP21-0035
	Text3: Incline Village, NV
	Text4: 89450
	Text5: Reno, NV 
	Text6: 89502
	Text7: 
	Text8: 
	Text9: 775-856-7073
	Text10: 
	Text11: 
	Text12: 
	Text13: 
	Text14: 
	Text15: 
	Text16: 
	Text17: Newport Beach, CA
	Text18: 92660
	Text19: 
	Text20: 
	Text21: 
	Text22: 
	Text23: 
	Text24: 
	Text25: 480-828-8959
	Text26: 
	the existing and proposed conditions: Requested is a modification to the amount of common area to 1.25 acres that will be directly associated with the Boulder Bay Resort - Building A (AKA Granite Place Condominiums). Additional detail regarding this request is provided in the project narrative that has been provided with this application. 
	amendment  Describe how the amendment affects the required findings as approved: The requested amendment will allow for the common area that is identified in the Granite Place CC&R's (Doc No. 4856409, Washoe County Recorder's Office,  10/5/2018) to be ultimately dedicated to the Granite Place HOA.  This amendment will allow for the filing of a boundary line adjustment (BLA) to divide the subject parcel for the provision of the 1.25 acres to the Granite Place HOA. The remainder area of the parcel will be joined with APN 123-071-35 as part of the subsequent BLA.  



No potential impacts are anticipated from the requested amendment.


