October 7, 2020 Midklﬂ

& Associa tes, Inc.

CONSULTANTS
Washoe County Community Services Department

Planning & Building Division
Trevor Lloyd, Planning Manager
1001 E. 9*" Street

Reno, NV 89512

Subject: Special Use Permit for a Proposed Single-Family Dwelling and Driveway
447 Lakeshore Bivd., Crystal Bay, NV APN# 123-250-07
WBLD20-101375

Dear Trevor,

On behalf of the applicant/property owner (Aqua Verde Investment Group, LLC), please find the
attached Special Use Permit application, drawings, and supplemental information.

The July 9, 2020 email from Christopher Bronczyk with County comments identified requirements for
both a special use permit and variance for a number of issues. However, in a September 22, 2020
meeting with you and Mojra Hauenstein to carefully review the issues raised, it was determined that
only a Special Use Permit was needed to address the unavoidable portion of the driveway crossing an
area of greater than 30% slope.

The Special Use permit is being requested due to the nature of the parcel that is situated on a steep
slope in Crystal Bay. Like many.properties in the basin and specifically in Crystal Bay and Incline Village,
the site slopes downward from State Route 28/Lakeshore Blvd. towards Lake Tahoe in excess of 30%
slope. In this case, because the parcel and home site is below the roadway and the upper portion of the
parcel crosses the fill slope from construction of the roadway there is no option to avoid having the
driveway crossing the area of greater that 30% slope. Without County approval to cross the area of 30%
slope the parcel would not be developable.

Although, the majority of the site is predominately steep, the area along the highway is particularly
steep as it is the fill that supports the highway above.
There are several constraining factors that dictated the building placement and the reason why the
driveway must traverse the steep slope.

- The building was positioned within the TRPA established building site

- The building was positioned outside the designated Backshore Boundary

- The building was positioned on the natural bench that is somewhat flatter

- Maintaining the maximum allowed driveway slope to the building site from State Route 28

highway grade
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- TRPA building height regulations — the maximum building height elevation sets the driveway
elevation.

- TRPA scenic regulations from Lake Tahoe and State Route 28 — lowering the garage roof height
to not be visible from State Route 28. Utilized existing trees on the lakeside for scenic mitigation
screening.

- The building was positioned to limit excessive tree removal and to retain the largest mature
trees

- The required Building Setbacks

- The existing NDOT easement for a highway storm drain and outlet structure

Because all of these factors established the building placement, it is necessary that the driveway
traverse the steep slope. Therefore, an alternative driveway access point is not feasible.

Please note that we are requesting to vary the front yard standard, to establish the lakeside as the front
yard and State Route 28 highway as the rear yard. The rear yard setback allows walls to be 6’ tall. As
shown in the plans, in driveway wall sections C-C and D-D the walls within the rear setback do not
exceed the 6’ height limit. Also, shown in these sections, the fill area above natural grade does not
exceed 6’ in the rear yard setback. As noted on Driveway wall sections A-A and B-B (attached sections)
are within the NDOT Right-of-Way and are not subject to Washoe County purview and therefore are not
applicable to the Special Use Permit.

Please contact me if you have any questions regarding this application.

S d Al

Principal



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:
Aqua Verde Investment Group, LLC

Project

. . . 0
Description: Special use permit for grading on slopes greater than 30% slope for a

private driveway to a proposed single-family dwelling.

Project Address: 447 State Route 28
Project Area (acres or square feet): 51,839 sq. ft.

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

The property is located between Gonowabie Rd. and Crystal Tower.

Assessor’'s Parcel No.(s): Parcel Acreage: Assessor’'s Parcel No.(s): Parcel Acreage:
123-250-07 51,839 sq. ft.

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: Aqua Verde Investment Group, LLC Name: Midkiff & Associates, Inc.
Address: 6490 S. McCarran Blvd. Suite F-46 Address: P.O. Box 12427
Reno, NV Zip: 89509 Zephyr Cove, NV Zip: 89448
Phone: Fax: Phone: 775-588-1090 Fax: 588-1091
Email: garythesurf@gmail.com Email: Gary@midkiffandassoc.com
Cell: Other: Cell: Other:
Contact Person: Gary Hill Contact Person: Gary Midkiff
Applicant/Developer: Other Persons to be Contacted:
Name: Same as Property Owner Name: Susie Ynagi, Architect
Address: Address: P.O.Box 1662

Zip: Carnelian Bay, CA Zip: 96140
Phone: Fax: Phone: 530-583-1789 Fax:
Email: Email: susiey@jps.net
Cell: Other: Cell: 530-546-1789 Other:
Contact Person: Contact Person: Susie

For Office Use Only

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

December 2018



Special Use Permit Application

Supplemental Information
(All required information may be separately attached)

1. What is the project being requested?

The special use permit is being requested as the proposed private driveway
traverses slopes greater than 30% slope.

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

See attached civil site plans.

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

The schedule is to commence construction of the single-family dwelling and driveway is
Spring 2021 and will take three years to complete. Please refer to the attached
construction methodology and sequencing prepared by Remick & Associates.

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

The proposed use of the property is a single-family dwelling, which the grading/disturbance is necessary in order to construct the driveway and
residence. The proposed use is consistent with the Master Plan classification as Suburban Residential and zoned Medium Density Suburban.
The property is surrounded by existing and new single-family homes along Lakeshore and Crystal Bay, consistent with the proposed project,
The property has a high IPES score of 834 with an allowable land coverage of 29%, which is considered adequate for development.

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

The development of the property will result in increase of property values to
adjacent properties.

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

Single-family dwelling is considered a relatively low impact to adjacent properties. The residence will be built below the
highway grade and downslope, to avoid blocking views from the roadway. Furthermore, the residence and driveway will
be heavy screened with vegetation to further mitigate scenic impacts from the roadway and from Lake Tahoe.

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

The proposed residence includes a garage that can accommodate four-six vehicles, plus the driveway can
accommodate additional vehicle parking, as necessary. The landscaping plan consists of native trees and plants
within the Tahoe Basin and provides screening of the residence in order to comply with the TRPA scenic regulations.
The exterior light fixtures will be shielded and directed downward to not shed light onto adjacent properties and
consistent with the TRPA lighting standards.

Washoe County Planning and Building December 2018
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8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to

the area subject to the special use permit request? (If so, please attach a copy.)

O Yes | @ No
9. Utilities:

a. Sewer Service IVGID

b. Electrical Service NV Energy

c. Telephone Service ATT & Spectum

d. LPG or Natural Gas Service SW Gas

e. Solid Waste Disposal Service |Waste Management

f. Cable Television Service ATT & Spectum

g. Water Service IVGID

For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource
Requirements, requires the dedication of water rights to Washoe County. Please indicate the type

and quantity of water rights you have available should dedication be required.

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

Title of those rights (as filed with the State Engineer in the Division of Water Resources of the

Department of Conservation and Natural Resources).

10. Community Services (provided and nearest facility):

Fire Station

NLTFPD - North Lake Tahoe Fire Station 2

Health Care Facility

Incline Village Community Hospital

Elementary School

Incline Elementary

Middle School incline Middle School
High School Incline High

Parks Preston Field

Library Incline Village Library

Tla [~|e oo |o|o

Citifare Bus Stop

Crystal Bay - SR28 & Amagosa Rd.

Washoe County Planning and Building
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Special Use Permit Application
for Grading

Supplemental Information
(Al required information may be separately attached)

1. What is the purpose of the grading?

The purpose of the grading is to construct a private driveway and a proposed
single-family residence.

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

The estimated earthwork quantities for the driveway only is: 150 CY of Cut & 316 CY of Fill

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

The approximate grading disturbance on the subject property is 19,713 sq. ft.

4. How many cubic yards of material are you exporting or importing? If none, how are you managing to
balance the work on-site?

Approximately 316 CY of material will be imported. Material will be off-hauled to a TRPA
approved location, (such as FW Carson) for storage and holding and then brought back to
the site for use as fill, when appropriate.

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit? (Explain fully your answer.)

In order to adhere to the strict Lake Tahoe basin development standards, it would not be possible to develop the property
without grading on slopes greater than 30%. Similar to other properties in Crystal Bay, the entire property is 30% slope or more.
In order to limit visibility from the roadway, the building was sited lower on-site. In order to comply with building height
standards and driveway slope, the driveway entry was shifted to the north. The steep slope conditions of Crystal Bay and the
numerous limiting development standards, creates a situation where grading standards are exceeded.

6. Has any portion of the grading shown on the plan been done previously? (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

No work has been done.

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

The proposed disturbance is identified on the site plan as "area of grading".

Washoe County Planning and Building December 2018
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION
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Can the disturbed area be seen from off-site? If yes, from which directions and which properties or
roadways?

During construction the disturbed areas of driveway and building pad will be visible from off-site, from Lakeshore Bivd.,
properties above the subject property and Lake Tahoe. After construction is completed and vegetation is well established,
the driveway will be screened from off-site views, as well as the residence to comply with the TRPA scenic regulations.

9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you
are creating a driveway, would it be used for access to additional neighboring properties)?
The proposed driveway is being created to serve one single-family residence. Given the
topography of the site, a shared driveway would not be feasible and would create more
disturbance.

10. What is the slope (horizontal/vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

The slope is greater than 30% of the cut and fill areas of the driveway. Temporary BMPs
will remain in place until the new plantings have established, as shown on the civil plans
and described in the construction methodology.

11. Are you planning any berms?

IYes No X | If yes, how tall is the berm at its highest?

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

Yes, retaining walls will be required to support the driveway and the three foundation walls for the residence.

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

The residence will be built below the highway grade and downslope, to avoid blocking the view from the
roadway. Furthermore, the residence and driveway will be screened with vegetation to further mitigate
scenic impacts.

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

The proposed driveway and residence will require 11 trees to be removed.
1-8"pP, 2-12" P, 25" Snag, 34" P, 27" P, 2-11"F, 10" F, 17"F, 7" P

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

intend to broadcast? Will you use mulch and, if so, what type?
Please refer to the landscape plan sheets LS-1.1, LI-3.1, which details the revegetation plan.
Washoe County Planning and Building December 2018
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16. How are you providing temporary irrigation to the disturbed area?

Please refer to landscape plan sheets L13.1 and Li3.2.

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

you incorporated their suggestions?

No, the plan has not been reviewed by the conservation district.

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

prohibit the requested grading?

IYes No X If yes, please attach a copy.

]

Washoe County Planning and Building
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