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 STAFF REPORT  
 BOARD MEETING DATE:  June 27, 2017  
    
   

DATE: Tuesday, June 13, 2017 

TO: Board of County Commissioners 

FROM: Eva M. Krause, AICP, Planner, Planning and Development Division 
Community Services, 328-3628, ekrause@washoecounty.us 

THROUGH: Mojra Hauenstein, Arch., Planner, Division Director, Planning and 
Development, Community Services Department, 328-3619, 
mhauenstein@washoecounty.us 

SUBJECT: Public Hearing:  For possible action and discussion of the Tahoe Racquet 
Club’s appeal of the Planning Commission’s approval for Special Use 
Permit WSUP17-0004 (Lake Tahoe School) to modify Special Use 
Permit SW02-008 which permitted the operation of a kindergarten 
through 9th grade private school in an existing commercial building. The 
approved modification will permit the construction of a 13,906 square 
foot multi-purpose building with parking. As approved, the new building 
will require the relocation of the access road that serves Lake Tahoe 
School and provides access to the Tahoe Racquet Club, a residential 
condominium subdivision, from Tahoe Boulevard.  The current access is 
located approximately 725 feet northwest from the intersection of 
Country Club Boulevard and Tahoe Boulevard.  The access easement 
will be relocated approximately 200 feet further to the northwest.   
Applicant: Lake Tahoe School • Property Owner: Lake Tahoe School • 
Location: 955 Tahoe Boulevard • Assessor’s Parcel Numbers: 127-581-
01 and 127-030-21 • Parcel Size: 4.11 acres (total) • Master Plan 
Category: Commercial (C) • Regulatory Zone: Tourist Commercial • 
Area Plan: Incline Village Tourist Commercial • Citizen Advisory Board: 
Incline Village/Crystal Bay • Development Code: Authorized in Article 
810, Special Use Permit (Commission District 1.) 

 

SUMMARY 
The Tahoe Racquet Club is appealing the Planning Commission’s approval of the Lake 
Tahoe School’s (School) proposed expansion.  The School has proposed to increase the 
size of their campus by constructing a new multi-purpose building.  The proposal will 
require the relocation of parking lots and rerouting of the easement that provides access 
to the Tahoe Racquet Club Condominiums.  
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Washoe County Strategic Objective supported by this item:  Stewardship of our 
Community.   

PREVIOUS ACTION 
On March 19, 2002, Washoe County Planning Commission recommended adoption of 
Comprehensive Plan Amendment CP02-002 to add “Schools – Kindergarten to 
Secondary” as permissible use with a Special Use Permit in the Incline Village Tourist 
Community Plan.  

On May 14, 2002, Washoe County Board of County Commissioners adopted 
Comprehensive Plan Amendment CP02-002. 

July 24, 2002, Tahoe Regional Planning Agency approved an amendment to the Incline 
Village Tourist Community Plan to permit by special use “Schools – Kindergarten to 
Secondary.  

On August 6, 2002, Washoe County Planning Commission approved Special Use Permit 
SW02-008 – Approving a private school for 150 students. 

September 5, 2006, Washoe County Planning Commission approved the Amendment of 
Conditions AC06-006 - Increasing the allowable pre-K enrollment from 15 to 25. 

On September 3, 2013, Washoe County Planning Commission approved the Amendment 
of Conditions AC13-007 - Increasing pre-K enrollment from 25 to 40, and increasing 
total student population from 150 to 200.  

On April 2, 2013, In accordance with WCC Section 110.810.60 Modifications of a 
Special Use Permit, Washoe County Community Development Department Director 
modified Special Use Permit SB13-001 – converting the remaining 2,270 square feet of 
commercial space to school use.  

On May 2, 2017, Washoe County Planning Commission approved Special Use Permit 
WSUP17-0004, to modify SW02-008 to allow the addition of a new multi-use building.  
 
BACKGROUND 
Lake Tahoe School has a special use permit to operate a private school at 995 Tahoe 
Boulevard. The School also owns an adjoining parcel.  The School proposes to 
consolidate the two parcels and build a multi-purpose building for school use.  Pursuant 
to WCC Section 110.810.60(c), since the proposal increases the school structure by more 
than 10%, modification of the original special use permit requires a new application 
following the same procedure required for the original special use permit. Therefore, the 
School applied for a new special use permit to be heard by the Washoe County Planning 
Commission.  The Planning Commission held a public hearing on the new special use 
permit (WSUP17-0004) on May 2, 2017.  The staff report prepared for the Planning 
Commission’s meeting is included as Attachment B to this staff report.  The property 
owners of the Deer Creek and Tahoe Racquet Club subdivisions spoke in opposition to 
the proposal during the public hearing (see Attachment D for exhibits presented during 
the public hearing), but after deliberation the Planning Commission unanimously 
approved the request with conditions.  The Action Order of the Planning Commission, 
and the draft minutes from the May 2nd meeting, are included as Attachments A and C 
respectively to this staff report.  Wm. A. Baker and Peter J. Sferrazza filed an appeal on 
behalf of the Tahoe Racquet Club on May 12, 2017.   Below is a summary (numbered 
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points) of the appellant’s appeal application and staff response to each point. The full 
appeal application is attached as Attachment E to this staff report. 

Appellant’s Arguments on Appeal 

1. The Planning Commission gave almost no consideration to the opposition. They did 
not ask a single questions or request more detail from the opposition.  

Staff Comments: After more than 2 hours of public comment and when all public 
comment cards were acknowledged, the public hearing was closed. The 
Commissioners did discuss the case during their discussion after closing the public 
hearing and did ask staff for clarification on some of the matters raised during public 
comment.  The Commission did not re-open the public hearing period.    

2. Every resident of the Tahoe Racquet Club will be impacted by the approval of this 
grossly excessively sized building.  

Staff Comments: When the Lake Tahoe School purchased the school property and the 
adjoining lot, there was an existing 10,000 square foot commercial building on the 
adjoining parcel (Incline Creek Commercial Building).  The structure was built in 
1978.   The building was outdated and in need of maintenance. One lane of the access 
drive to the Racquet Club passed under the building, restricting access to the 
condominium complex. The School had the building demolished in 2003, removing 
the road hazard the building created.  The removal of the commercial building did not 
imply or guarantee that the site would not be developed in the future.  The proposed 
multi-purpose building will be 400 sq. ft. larger than the building that was previously 
on the site. The site development plan provides: the required parking for the School; 
required landscaping; required setbacks; and provided access to the Tahoe Racquet 
Club. These are the same requirements that a commercial building would have to 
comply with, but in many cases no special use permit would be required. The 
appellant has not stated what makes a 14,000 square foot building on a 3 acre 
commercial parcel grossly oversized, or how the size of the building impacts the 
neighbors.  
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Excerpt from SW02-008 staff report (2002) 

 
 

Looking south down the shared access drive. The south bound lane of the 
driveway goes along side commercial building the north bound lane goes 
under it. The Tahoe Racquet Club Condominiums are located behind the 

trees. 
 

 

The Incline Creek Commercial Building. 
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3. Many of the Tahoe Racquet Club owners bought their residence before the school 
existed and the property was in common ownership.  

Staff Comments: The Racquet Club Condominiums subdivision map was recorded in 
August of 1970. The subdivision map does not include the commercial parcel as part 
of the development.  In January of 1971, the Tahoe-Sierra Development Company, 
Inc. granted the Tahoe Racquet Club an easement across their commercial property. 
The Condominiums were built in 1971.  This timeline indicates that the Tahoe 
Racquet Club and the commercial property where never in common ownership.  

Regardless of when a person bought property in the Racquet Club, they should have 
been aware that the adjoining commercial property could be developed as a 
commercial use.  

The commercial property was developed and had changed uses over the years.  The 
property had been owned by three or more separate owners before Lake Tahoe 
School purchased it in 2002. 

4. The School was allowed on a small parcel of the adjoining property by special use 
permit only, and has always been limited in size and thus density and intensity. The 
Planning Commission ignored that historical detail that had been relied upon by the 
neighboring homeowners over the years.  

Staff Comments: The Planning Commission staff report outlined the history of the 
development of the School. Neither the Washoe County Development Code (Washoe 
County Code Chapter 110), nor the Conditions of Approval from the approved 2002 
special use permit prohibits the School from amending their permit.  

The addition of a new building does not increase enrollment nor does it permit uses 
that are allowed by code, therefore neither the density nor intensity is increased.  The 
original special use permit is for use of the adjoining parcel where the School 
building is located. Special Use Permit WSUP17-0004, amends the original special 
use permit to include the adjoining parcel. There are no historical details that limited 
future expansion or imply that the adjoining parcel would not be developed in the 
future. 

5. When the School was approved in 2002, only 995 Tahoe Boulevard was approved for 
the School’s use, the adjoining parcel was not included as part of the school.  

Staff Comments: The appellant is correct, the staff report for the Lake Tahoe School’s 
2002 special use permit application stated that the adjoining parcel and commercial 
building was not part of the school.  That approval did not give any assurances or 
imply that the school would never expand, nor did it prohibit amending the permit to 
use the adjoining property in the future.  The Planning Commission’s approval of 
WSUP17-0004 modified the original permit by allowing the expansion of the school 
campus onto the adjoining parcel.  The application and staff report stated the school 
parcels are being consolidated and the drawings clearly indicated that the new 
building straddles the current property line.  As noted earlier, the process for 
modifying the conditions of a special use permit is to apply for a new special use 
permit through the same required for the original special use permit.   Special Use 
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Permit WSUP17-0004 modified the original special use permit, and permitted an 
expansion of the school campus on to the adjoining property.     

6. The School came to this site and has known since 2002 of the limitation on the site. 
They have eroded those limitations to the point of extinction by the current proposal.  

Staff Comments: The special use permit issued in 2002, placed conditions on the uses 
and operation of the school. The special use permit has been amended three times.  
The original special use permit and the first and second amendments went through a 
public hearing process, including public notice of all the surrounding property owners 
and public hearings before Planning Commission.  

The third amendment permitted the 2,270 sq. ft. commercial office in the building to 
be converted to school use. Because this amendment did not involve any new 
structures, an increase in student enrollment or created new impact on the use or the 
surrounding properties, the amendment was approved by the Planning Director, as 
permitted by WCC Section 110.810.60, Modifications of a Special Use Permit.   

Each amendment of the special use permit was processed according to the 
Development Code. Except for the Director’s Modification, notice of the public 
hearing was mailed to the surrounding property owners. The Planning Commission’s 
approval of Special Use Permit WSUP17-0004, modifies the original permit. It does 
not erode it.  

7. The proposed construction is too large relative to the special use permit that it is 
based upon, and imposes additional hardship and increase cost upon the Tahoe 
Racquet Club.  

Staff Comments:  The appellant’s statement that the structure is too large is a matter 
of opinion. The gym/basketball court is the recommended size for a middle school 
use. The addition of a stage at one end of the court makes efficient use of the structure 
by giving the school the ability to offer theater arts to their students, without 
construction of a separate auditorium. The multi-purpose building gives the School 
the flexibility to provide its students with amenities that are common in many public 
schools.  

The additional hardship and cost stated by the appellant include a more restrictive 
access to Tahoe Racquet Club units, more limited parking, more delays in access and 
impact of changing the access to the Tahoe Racquet Club which will increase the 
Racquet Club’s cost to maintain a much bigger, wider, longer access.   

8. The proposed multi-purpose building increases density and intensity of the use.  

Staff Comments:  The school enrollment is not proposed to increase, so there is no 
increase in density.   The addition of a multi-purpose building will provide more 
room for student activities, family events and other school functions, but it does not 
permit new uses or increase the intensity of the use.  The school is still a school; it is 
not a convention facility or a public entertainment venue. It is not unreasonable or 
unusual that a school has a gym and auditorium, and most schools use their buildings 
to hold PTA meetings, school fund raisers, sports events or other activities during 
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non-school hours.   Staff recognizes that the addition of a multi-purpose building will 
provide more opportunities for the school to host more activities for their students.   
Some of the activities will include parents and other family members, which could 
increase traffic during different events.  The development plan provides more parking 
than required for a school. The approved conditions of approval for Special Use 
Permit WSUP17-0004 limits use of multi-purpose building during school hours, and 
include requirements for parking plans that will implement off-site parking and 
transportation to the site, when activities are open to the public and are expected to 
draw  more than 125 people.  

9. The original approval states that “the Tahoe Boulevard driveway that serves this site 
[Lake Tahoe School] also serves as the main access to the Incline Creek Office 
Building and the Tahoe Racquet Club Continuums, which include the Lakeside 
Cottages. That remains the case to this very date but is drastically changed to the 
detriment of the Tahoe Racquet homeowner by the application that was approved.”   

Staff Comments: When the School was originally approved, the adjoining property was 
developed with the commercial building and several cottages.  The site drastically 
changed in 2003, when the School demolished the Incline Creek Commercial 
building and improved the access to the Tahoe Racquet Club by removing the 
structure that overhung the south bound lane of the drive.  The proposed relocation 
and widening of the access easement 200 feet further northwest on Tahoe Boulevard, 
which requires a person to slow down to make one additional turn before entering the 
Tahoe Racquet Club, is not considered by staff as a drastic change.  

What is the outcome you are requesting 

10. What was approved by the Planning Commission is not acceptable to the members of 
the Tahoe Racquet Club, and the Planning Commission did not make any of the 
findings.  The appellant is requesting the Board overturn the Planning Commission’s 
approval, or send the case back to the Planning Commission for further review.  
Staff Comment: The Planning Commission’s motion (see draft minutes includes as 
Attachment C to this staff report) stated that the Commission had made all the 
required findings in accordance with WCC Section 110.810.30. 

 
FISCAL IMPACT 
No fiscal impact.  
 
RECOMMENDATION 
It is recommended the Board of County Commissioners affirm the Planning 
Commission’s approval of Special Use Case Number WSUP17-0004.  
 
POSSIBLE MOTION 
Should the Board agree with the Planning Commission’s approval of Special Use Case 
Number WSUP17-0004; staff offers the following motion:   

“Move to affirm the Planning Commission’s approval of Special Use Case Number 
WSUP17-0004 (Lake Tahoe School) to modify Special Use Permit SW02-008 which 
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permitted the operation of a kindergarten through 9th grade private school in an existing 
commercial building. The approved modification will permit the construction of a 13,906 
square foot multi-purpose building. As approved, the new building will require the 
relocation of the access road that serves Lake Tahoe School and provides access to the 
Tahoe Racquet Club, a residential condominium subdivision, from Tahoe Boulevard.  
The current access is located approximately 725 feet northwest from the intersection of 
Country Club Boulevard and Tahoe Boulevard.  The access easement will be relocated 
approximately 200 feet further to the northwest; and deny the Tahoe Racquet Club 
appeal.”  

Should the Board disagree with the Planning Commission’s approval of Special Use Case 
Number WSUP17-0004, staff offers the following motion:   

“Move to reverse the Planning Commission’s approval of Special Use Case Number 
WSUP17-0004 (Lake Tahoe School) and to deny the applicant’s request to modify 
Special Use Permit SW02-008.” 
 

Attachments: 

A – May 3, 2017, Planning Commission Action Order  
B – April 13, 2017, Planning Staff Report 
C – May, 2, 2017, Planning Commission Meeting draft minutes 
D – Exhibits and written comments presented during public hearing 
E – Appeal Application 
F – Lake Tahoe School letter, request modification to Conditions of Approval for 
WSUP17-0004.  

 

Appellant: Wm. A. Baker and Peter J. Sferrazza, for Tahoe Racquet 
Club, 9468 Double R Blvd., Suite A, Reno NV 89521 

Applicant/Property Owner: Lake Tahoe School, 995 Tahoe Blvd., Incline Village, NV 
89451 

Representative: Nick Exline, Midkiff and Associates, PO Box 12427, 
Zephyr Cove, NV 89448 

Other (email):  Lyn Barnnet, lyn@wbaplanning.com 

 Michael Pagni, mpagni@mcwlaw.com 

mailto:mpagni@mcwlaw.com












































































































































































 Tourist Accommodation Bed 
and breakfast facilities 

 hotels, motels, and other 
transient dwelling units 

 Commercial Eating and 
drinking places 

 food and beverage retail sales  
 furniture, home furnishings and 

equipment 
 general merchandise stores 
 gaming – non-restricted 
 broadcasting studios 

 collection stations 
 cultural facilities 
 day care centers/pre-schools 
 government offices 
 hospitals 
 local assembly and 

entertainment 
 local post office 
 local public health and safety 

facilities 
 membership organizations 
 social service organizations 

Current Zoning 

Current zoning allows for these normal uses without a 
Special Use Permit. 



Surrounding Neighborhood 

Lake Tahoe School is committed to addressing 
neighborhood concerns   Concern Solution 

Public Safety 
•Public safety enhanced by separating entrance 
‬ road from pedestrians.  
•Sidewalk from TRC to HWY 28 to be installed. 

Environmental Impact 
•Existing site drainage issues will be corrected. 
•Stream channel restoration.  
•New BMP’s throughout site. 

Noise from vehicles, People speeding 
on new road •15MPH Speed Limit with multiple speed bumps. 

Light from headlights of cars, building 
lights 

•Additional property line landscaping to screen 
‭ residents.  
•Additional fencing along property line. 

Parking •Adequate parking will be provided for Lake Tahoe 
.School as required by Parking Analysis ‫ 

Building Too Large •Building size & height conform to Washoe County 
‬ and TRPA standards. 



■ Thirty year extension of ingress/egress easement; same fee as in 1971 
except adjusted for inflation. 
– LTS to consider perpetual easement for an increased fee 

 
■ Formal parking lease on 11 parking spaces during non-school hours.  

– Informal use of additional parking spaces 
 

■ Assistance securing an emergency entrance/exit over the IVGID Rec. 
Center property. 
 

■ An easement on LTS property for half of TRC dumpster enclosure. 
 
■ TRC signage on Tahoe Blvd. 
 
■ Waive ~$4,000 in fees owed by TRC to LTS 

 

Accommodations Proposed by Lake Tahoe School to TRC 

Addresses the large majority of TRC residents’ concerns 



  “[The accommodations in the proposal] are not the priorities 
of  the current TRC Board.”  William Baker 4/12/17 email. 
 
 “[The HOA] doesn’t want to be in the parking lot business any 
more.”  Debi Moore to Chuck Weinberger on 3/27/17 
 
  “Our main issue with your plan is that the [proposed access    
road] does not align with the entrance to our complex.”  TRC 
HOA Board to LTS Board dated 4/21/17) 

TRC HOA Board Rejected the Proposal 

TRC HOA’s concerns do not reflect its residents’ concerns 



Thank You 
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Surrounding Area 

Sierra 
Nevada 
Collage 

IVGID 
Recreation 
Center 

Incline 
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Proposed Expansion of Use 

Lake Tahoe School Expansion 
 Add a new multi-purpose building  
 Provide indoor recreation space and 

performance stage for school use 
 Control vehicle access to school buildings 
 Reduce student and vehicle interaction   
 No increase in student enrollment  
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13,906 square foot building  
 230 seats 
 Basketball court (recommend size for middle 

school)  
 Boys and Girls locker rooms 
 Performance stage with back stage green 

room and storage 
 

Multi-Purpose Building 
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Multi-Purpose Building 
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• 60 spaces required 
• 75 spaces provided 
• No limit on days or hours of use for student 

activities 
• Limit hours of uses for activities open to 

family and friends of  student body 
• Require alternative parking and 

transportation plan for activities when 
anticipated attendance is more than 125 
persons   
 

Parking for Multi-Purpose Building 
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 10 foot landscape buffer required between 
civic and residential use 
 Landscape buffer – one tree every 20 feet 

and 6 to 7 foot decorative fence or wall along 
property line 
 Lighting standards limited to 12 feet within 

100 feet of residential zone 
 Light fixture shielded and down lit 

 
 

Development Standards 
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Conceptual Plan 
Deer Creek Subdivision 

Tahoe Racquet 
Club 
Condominiums 

Tahoe Boulevard 
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Site Plan, Existing Condition 
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Access to TRC 
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 Consistency.  Pre-K through secondary school use, was found to be compatible and 
in conformance with the Community Plan.  

 Improvements.  The proposed addition to the school does not require additional 
public  improvements to utilities, roadways, sanitation or other public facilities, 
and conforms to the requirement of Division Seven.  

 Site Suitability.  The site is physically suitable to accommodate the existing and 
proposed school structures, required parking, landscape buffers and screening for 
a civic use.  Additional parking has been provided for activities in the multi-
purposed building when persons other than students and staff are in attendance. 

 Issuance Not Detrimental. The redevelopment of the parking lot and tennis 
courts, along with the reconfiguration of the access drive will improve public safety 
and provide additional  security for the student population.  Landscape buffers and 
screening fence are mitigation requirements when a Civic use abuts residential 
uses.  

 Effect on a Military Installation.  

Findings Evaluation 
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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 Special Use Permit Case 
Number WSUP17-0004 for Lake Tahoe School, 
with the conditions of approval included as 
Exhibit A to this matter, having made all five 
findings in accordance with Washoe County 
Code Section 110.810.30 

 

Motion 
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1.  Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Incline Village Tourist 
Commercial 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 kindergarten through ninth 
grade private school, 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. 

Findings 
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