
 

 Lake Tahoe, NV 
P.O Box 1760 

Zephyr Cove, NV 89448 
(775) 588-2505 

 
 
December 8, 2021        File No. 1171.01.25 
 
Washoe County Community Services Department 
Planning and Building Department 
1001 E. Ninth St, Bldg A 
Reno, NV 89512-2845 
 
RE: Tentative Subdivision Map Application - 947 Tahoe Condominium -  at 941/947 Tahoe Blvd, 
Incline Village, NV 
 
Dear Ms. Weiche, 
 
On behalf of the developer (Palcap FFIF Tahoe1, LLC), NCE is submitting a Tentative Map application 
for the 947 Tahoe Condominium project (project) located in Incline Village, Washoe County, Nevada. 
The project involves a new 40-unit residential condominium project on an approximately two-acre 
site located on the corner of 941 and 947 Tahoe Boulevard. Attached you will find the required 
materials for application submittal.  
 
It is the intent of the Project Development Team to be before the Planning Commission on 2/1/2022 
per the published schedule.   
 
The following materials are attached to assist with your review of the Tentative Map application: 

Attachment 1: Washoe County Development Application 
- Supplemental Information Form 
- Project Description and Required Findings 

Attachment 2 – Copy of Fees Submitted 
Attachment 3 - Owner Affidavit 
Attachment 4 - Proof of Property Tax Payment 
Attachment 5 – Maps (Topographic and Assessor’s Parcel) 
Attachment 6 – Title Report  
Attachment 7 - Traffic Memorandum 
Attachment 8 - Geotechnical Report 
Attachment 9 - Soils/Hydrologic Scoping Report  
Attachment 10 – 8.5x11 Tentative Map Engineered Drawing Plan Series (Civil, Mapping, Landscape) 
 - Full size engineered drawings provided separately 
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Please note the “Acknowledgement of Water Service” letter from Incline Village General 
Improvement District (IVGID) is in preparation and is forthcoming. 
 
Please contact me anytime if you have any questions regarding this application. 

Sincerely, 
 
 

 
Mike Lefrancois, PE 
Senior Engineer II 
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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: 947 Tahoe Condominium 
Project The project involves the development of 40 new residential condominiums 
Description: on an approximately two-acre site comprised of two legal lots of record. 

Project Address: 941 and 947 Tahoe Boulevard (SR 28) 

Project Area (acres or square feet): 2 acres 

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

Corner of Tahoe Blvd and Southwood Blvd 
Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

132-231-09 1.389   

132-231-10 0.598   

Indicate any previous Washoe County approvals associated with this application: 

Case No.(s). SPW2-7-96    

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 

Name: PALCAP FFIF TAHOE1, LLS Name: NCE 
Address: 940 Southwood Blvd Address: PO Box 1760 

Incline Village, NV Zip: 89451 Zephyr Cove, NV Zip: 89448 
Phone: 469.233.2260 Fax: Phone: 775-588-2505 Fax: 
Email: cbutler@palominocap.com Email: mlefrancois@ncenet.com 
Cell: 214.269.3404 Other: Cell: 530-386-2772 Other: 

Contact Person: Chuck Butler Contact Person: Mike Lefrancois 
Applicant/Developer: Other Persons to be Contacted: 

Name: Same as Owner Name: Feldman Thiel, LLP 
Address: Address: PO Box 1309 

Zip: Zephyr Cove, NV Zip: 89448 
Phone: Fax: Phone: 775-580-7431 Fax: 
Email: Email: kara@fmtahoe.com 
Cell: Other: Cell: 530-545-3522 Other: 
Contact Person: Contact Person: Kara Thiel 

For Office Use Only 

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

 
 
 
 

December 2018 

mailto:cbutler@palominocap.com
mailto:mlefrancois@ncenet.com
mailto:kara@fmtahoe.com
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941 AND 947 TAHOE BLVD 

947 TAHOE CONDOMINIUM 

n/a 

NONE 

n/a 

Tentative Subdivision Map Application 
Supplemental Information 

(All required information may be separately attached) 
 
 

1. What is the location (address or distance and direction from nearest intersection)? 
 

 

2. What is the subdivision name (proposed name must not duplicate the name of any existing 
subdivision)? 

 

 

3. Density and lot design: 
 

a. Acreage of project site 1.99 Acres 

b. Total number of lots 1 lot / 40 condominium units 

c. Dwelling units per acre 20 units/acre 

d. Minimum and maximum area of proposed lots condominium unit size: 1,525 sf min. - 4,425 sf max 

e. Minimum width of proposed lots n/a 

f. Average lot size n/a 
 

4. What utility company or organization will provide services to the development: 
 

a. Sewer Service IVGID 

b. Electrical Service NV ENERGY 

c. Telephone Service AT&T 

d. LPG or Natural Gas Service SOUTHWEST GAS 

e. Solid Waste Disposal Service IVGID 

f. Cable Television Service SPECTRUM 

g. Water Service IVGID 
 

5. For common open space subdivisions (Article 408), please answer the following: 

a. Acreage of common open space: 
 

 

b. What development constraints are within the development and how many acres are designated 
slope, wetlands, faults, springs, and/or ridgelines: 

 

 

c. Range of lot sizes (include minimum and maximum lot size): 
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N/A 

N/A 

N/A 

lawn activity areas, spa, grills, and seating areas 

N/A 

N/A 

N/A 

N/A 

Homeowner's Association 

No 

d. Proposed yard setbacks if different from standard: 
 

 

e. Justification for setback reduction or increase, if requested: 
 

 

f. Identify all proposed non-residential uses: 
 

 

g. Improvements proposed for the common open space: 
 

 

h. Describe or show on the tentative map any public or private trail systems within common open 
space of the development: 

 

 

i. Describe the connectivity of the proposed trail system with existing trails or open space adjacent 
to or near the property: 

 

 

j. If there are ridgelines on the property, how are they protected from development? 
 

 

k. Will fencing be allowed on lot lines or restricted? If so, how? 
 

 

l. Identify the party responsible for maintenance of the common open space: 
 

 

6. Is the project adjacent to public lands or impacted by “Presumed Public Roads” as shown on the 
adopted April 27, 1999 Presumed Public Roads (see Washoe County Engineering website at 
http://www.washoecounty.us/pubworks/engineering.htm). If so, how is access to those features 
provided? 

 

 

7. Is the parcel within the Truckee Meadows Service Area? 
 

❑ Yes ❑ No 

http://www.washoecounty.us/pubworks/engineering.htm
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No 

 
Triple paned glass in many windows, high efficiency radiant heating, electrical vehicle charging stations, bike room 

No 

N/A 

8. Is the parcel within the Cooperative Planning Area as defined by the Regional Plan? 
 

❑ Yes ❑ No If yes, within what city? INCLINE VILLAGE 
 

9. Has an archeological survey been reviewed and approved by SHPO on the property? If yes, what 
were the findings? 

 

 

10. Indicate the type and quantity of water rights the application has or proposes to have available: 
 

a. Permit #  - acre-feet per year  

b. Certificate #  - acre-feet per year  

¤ c. Surface 
Claim # 

 - acre-feet per year  

d. Other #  -  acre-feet per year  

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

Department of Conservation and Natural Resources): 
 

Credit will be given for water rights associated with the previous restaurant and service 

station uses.  The balance, if any, required to serve the project will be purchased from 

IVGID. 
 

 

11. Describe the aspects of the tentative subdivision that contribute to energy conservation: 
 

 

12. Is the subject property in an area identified by Planning and Building as potentially containing rare or 
endangered plants and/or animals, critical breeding habitat, migration routes or winter range? If so, 
please list the species and describe what mitigation measures will be taken to prevent adverse 
impacts to the species: 

 

 

13. If private roads are proposed, will the community be gated? If so, is a public trail system easement 
provided through the subdivision? 

 

 

14. Are there any applicable policies of the adopted area plan in which the project is located that require 
compliance? If so, which policies and how does the project comply? 

 

Policies T2-2 through T2-5: The project incorporates on-site bicycle storage and parking and the site 

is fronted by existing pedestrian and bike paths and is close to parks, schools, a golf course and 

other services.  Policies T3-1 and -2: Access on 28 is for emergencies only. Policy T4-1: The site 

driveway intersections and SR 28/Village operate at acceptable LOS with the project. 
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One phase 

 
 

 

15. Are there any applicable area plan modifiers in the Development Code in which the project is located 
that require compliance? If so, which modifiers and how does the project comply? 

 
Section 110.220.35, .145 and .150 apply to the Incline Village Commercial Regulatory Zone in 

which the project is located.  The project complies with the applicable height, density, 

permissible use and land coverage standards. 
 

 

16. Will the project be completed in one phase or is phasing planned? If so, please provide that phasing 
plan: 
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19,098 CY excavation 

18,325 export - out of Tahoe Basin 

Visible from SR28. Disturbed areas to be landscaped or restored per TRPA. 

3:1 max slopes to be landscaped or restored per TRPA 

No berms 

8.5' max high wall at driveway. Concrete proposed. Wall is below sight line from SR28. 

17. Is the project subject to Article 424, Hillside Development? If yes, please address all requirements of 
the Hillside Ordinance in a separate set of attachments and maps. 

 

❑ Yes ❑ No If yes, include a separate set of attachments and maps. 
 

18. Is the project subject to Article 418, Significant Hydrologic Resources? If yes, please address Special 
Review Considerations within Section 110.418.30 in a separate attachment. 

 

❑ Yes ❑ No If yes, include separate attachments. 
 

Grading 

Please complete the following additional questions if the project anticipates grading that involves: 
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets, 
buildings and landscaping; (2) More than one thousand (1,000) cubic yards of earth to be 
imported and placed as fill in a special flood hazard area; (3) More than five thousand (5,000) 
cubic yards of earth to be imported and placed as fill; (4) More than one thousand (1,000) cubic 
yards to be excavated, whether or not the earth will be exported from the property; or (5) If a 
permanent earthen structure will be established over four and one-half (4.5) feet high: 

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

 

20. How many cubic yards of material are you exporting or importing? If exporting of material is 
anticipated, where will the material be sent? If the disposal site is within unincorporated Washoe 
County, what measures will be taken for erosion control and revegetation at the site?   If none, how 
are you balancing the work on-site? 

 

 

21. Can the disturbed area be seen from off-site? If yes, from which directions, and which properties or 
roadways? What measures will be taken to mitigate their impacts? 

 

 

22. 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? 

 

 

23. Are you planning any berms and, if so, how tall is the berm at its highest? How will it be stabilized 
and/or revegetated? 

 

 

24. Are retaining walls going to be required? If so, how high will the walls be, will there be multiple walls 
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber, 
manufactured block)? How will the visual impacts be mitigated? 
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45 total trees to be removed. Summary on Sheet C2 

Mulch of all disturbed areas as required of TRPA; Native pine needles or wood chips. 

irrigation in right-of-way areas not proposed 

No 

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

 

 

26. 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? 

 

 

27. How are you providing temporary irrigation to the disturbed area? 
 

 

28. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have 
you incorporated their suggestions? 
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Tahoe Basin 

Please complete the following questions if the project is within the Tahoe Basin: 

 
29. Who is the Tahoe Regional Planning Agency (TRPA) project planner and what is his/her TRPA 

extension? 
 

Bridget Cornell, bcornell@trpa.gov, 775.589.5218 
 

 

30. Is the project within a Community Plan (CP) area? AREA PLAN: 
 

❑ Yes ❑ No If yes, which CP? INCLINE VILLAGE COMMERCIAL 
 

31. State how you are addressing the goals and policies of the Community Plan for each of the following 
sections: 

a. Land Use: 

Multiple-family dwellings are permissible as a special use in the Incline Village Commercial 
Regulatory Zone at a minimum and maximum density of 15 and 25 units/acre, respectively.  
For the two-acre site, the minimum and maximum densities are 30 units and 50 units, 
respectively.  At 40 units, the project complies with the applicable density standards 

 

b. Transportation: 
The project incorporates on-site bicycle storage and parking and the site is fronted by 
existing pedestrian and bike paths.  This will reduce reliance on the automobile.   

 

 

c. Conservation: 
The project is located in high capability land.  Existing land coverage banked onsite will be 
used to support the project.  Additional land coverage, in the form of existing coverage, will 
be transferred from elsewhere in the Region to the project, which is located in a Town 
Center.  Air quality impacts will be mitigated through payment of the applicable fee.  Scenic 
impacts will be mitigated through the use of earth tone colors, natural materials and 
landscape screening 

 

 

d. Recreation: 
The project incorporates on-site bicycle storage and parking and the site is fronted by 
existing pedestrian and bike paths and is close to parks, schools, a golf course and other 
services 

 

 
e. Public Services: 

Significant growth is not anticipated under this area plan. As a result, the plan envisions 
maintaining existing service levels. No major facility expansions or relocations are 
envisioned. 

 

L
F 

L
F 

L
F 
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Limited turf area per ordinance; native/adaptive species 

 

32. Identify where the development rights for the proposed project will come from: 
 

 

33. Will this project remove or replace existing housing? 
 

❑ Yes ❑ No If yes, how many units? 
 

34. How many residential allocations will the developer request from Washoe County? 
No residential allocations will be requested.  However, an allocation of 1,800 sf of CFA will be 
requested from the Area Plan's development rights pool for conversion to 6 RUUs. 

 

 

35. Describe how the landscape plans conform to the Incline Village General Improvement District 
landscaping requirements: 
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Request to Reserve New Street Name(s) 
The Applicant is responsible for all sign costs. 

Applicant   Information 

Name: 
Address: 

PALCAP FFIF TAHOE1, LLS 
 

940 Southwood Blvd 
 

941 AND 947 TAHOE BLVD 
 

Phone : 
 

   Fax:    
� Private Citizen � Agency/Organization 

Street Name Requests 
(No more than 14 letters or 15 if there is an “i” in the name. Attach extra sheet if necessary.) 

NONE REQUESTED  

  

  

  

  

  

  

  

If final recordation has not occurred within one (1) year, it is necessary to submit a written 
request for extension to the coordinator prior to the expiration date of the original 

Location 
Project Name: 947 Tahoe Condominium 

 

� Reno � Sparks � Washoe County 
Parcel Numbers:     

� Subdivision � Parcelization � Private Street 

Please attach maps, petitions and supplementary information. 

Approved: 
 
 

Denied: 

   Date:    
Regional Street Naming Coordinator 
� Except where noted 
   Date:    
Regional Street Naming Coordinator 

Washoe County Geographic Information Services 
1001 E. Ninth Street 

Reno, NV 89512-2845 
Phone: (775) 328-2325 - Fax: (775) 328-6133 
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Project Description 

 

The project involves a new 40-unit residential condominium project on an approximately two-
acre site located at 941 and 947 Tahoe Blvd in Incline Village. The site is comprises of two 
parcels.  APN 132-231-09 is approximately 1.389 acres in size and APN 132-231-10 is 
approximately 0.598 acre in size.  The parcels will be legally merged to facilitate the proposed 
development, and the 40 residential units will be subdivided, pursuant to separate application, 
review and approval, into 40 airspace condominiums and a common area parcel.   
 
The residential units will be housed in a single U-shaped structure with a maximum height of 56 
feet.  Onsite amenities include below-grade parking (95 spaces, 4 of which are handicap 
accessible), bike storage/parking, fire pits, outdoor seating, a jacuzzi, landscaping, permanent 
BMPs and a rooftop terrace.  The project is fronted by both an improved pedestrian pathway 
and an improved bike path and is close to parks, schools, a golf course and other services. 
 
The site is situated within the Town Center of the Incline Village Commercial (IVC) Regulatory 
Zone of the Tahoe Area Plan.  Multiple-family dwelling (MFD) is a special use in the IVC 
Regulatory Zone.  Within the Town Center, MFD has a minimum density of 15 units per acre and 
a maximum density of 25 units per acre.  For the two-acre site, the minimum and maximum MFD 
density are 30 units and 50 units, respectively.   

 
The project area was previously developed with a gas station and a restaurant.  The existing 
development has been demolished and the site has been restored.  Existing verified land 
coverage within the project area is 34,411 sf, and 5,354 sf of CFA is banked onsite.  The project 
area’s land capability is verified as Class 6 with 30 percent allowable coverage, or 25,968 sf for 
the two-acre site.  Maximum coverage (up to 70 percent of the project area) is 60,593 sf.  
Proposed coverage is 54,895 sf.  The difference in coverage between existing & proposed will be 
transferred to the project. 
 
The developer owns 4,926 sf of CFA banked on a property in Crystal Bay which will be 
transferred to this site.  Together with the 5,334 sf of CFA banked onsite, the developer has 
10,280 sf of CFA which it intends to convert to 34 RUUs for this project.  The developer will 
request an allocation of 1,800 sf of CFA from the Tahoe Area Plan for conversion to six RUUs to 
make up the balance for the project 40 units.   
   

Required Findings 

 

Environmental Documentation 

 
3.3.2. Findings for Initial Environmental Checklist. Based on the information submitted in the 
IEC, and other information known to TRPA, TRPA shall make one of the following findings and 
take the identified action:   
 

B.  The proposed project could not have a significant effect on the environment and a finding   
of no significant effect shall be prepared in accordance with Rules of Procedure Section 
6.6; 
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Per the enclosed Initial Environmental Checklist and traffic and air quality study, the 
project could not have a significant effect on the environment.  A scenic analysis is being 
prepared to confirm the project will not have a significant effect on scenic quality.  A 
finding of no significant effect should be prepared in accordance with Rule 6.6.   

 

Any Project 

 
4.4.1  Findings Necessary to Approve Any Project.  To approve any project, TRPA must find 
that: 
 

A. The project is consistent with and will not adversely affect implementation of the 
Regional Plan, including all applicable Goals and Policies, plan area statements and 
maps, the Code and other TRPA plans and programs.    

 
The project involves a new 40-unit residential condominium project on an approximately 
two-acre site located at 941 and 947 Tahoe Blvd in Incline Village.  The site is situated 
within the Town Center of the Incline Village Commercial (IVC) Regulatory Zone of the 
Tahoe Area Plan.  Multiple-family dwelling (MFD) is a special use in the IVC Regulatory 
Zone.  Within the Town Center, MFD has a minimum density of 15 units per acre and a 
maximum density of 25 units per acre.  For the two-acre site, the minimum and maximum 
MFD density are 30 units and 50 units, respectively.  At 40 units, the project complies 
with the applicable density standards.   
 
The project area is comprised of two parcels that were previously developed with a gas 
station and a restaurant.  The existing development has been demolished and the site has 
been restored.  Existing verified land coverage within the project area is 34,411 sf, and 
5,354 sf of CFA is banked onsite.  The project area’s land capability is verified as Class 
6 with 30 percent allowable coverage, or 25,968 sf for the two-acre site.  Maximum 
coverage (up to 70 percent of the project area) is 60,593 sf.  Proposed coverage is 
54,895 sf.  The difference in coverage between existing & proposed will be transferred to 
the project, and the project area’s excess coverage of 8,443 sf will be mitigated through 
payment of an excess coverage mitigation fee.  No new coverage will be created by the 
project.   
 
Excavation up to 23 feet below ground surface is proposed for the project. A soils/hydro 
application is being submitted concurrently with the project application.  The soils 
investigation performed by Reno Tahoe Geo Associates, Inc. reveals groundwater will 
not be encountered at that depth. 
 
Projects in the Town Center are permitted up to four (4) stories with a maximum height 
of 56 feet subject to certain findings including that the project reduces greenhouse gas 
and does not degrade scenic quality as viewed from scenic travel routes or Lake Tahoe.  
The project proposes a maximum of 56 feet and will be built to an industry recognized 
sustainable building construction and greenhouse gas reduction standard, such as Living 
Building Challenge (LBC), Net Zero Energy Building (NZEB), LEEDS, Energy Star, 
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Green Globes, National Green Building Standard, or other similar standard.  Moreover, 
while the project is visible from SR 28, it will not cause a decrease in scenic quality due 
to landscaping, earthtone colors and approved materials. 
 
The project will generate 174 DVTE, an insignificant increase under the Regional Plan. 
As a result, the project is exempt from a full VMT analysis and will generate about 670 
total VMT.  Air quality impacts will be mitigated through payment of the applicable fee.  
The project incorporates onsite bicycle storage and parking.  The project site is fronted 
by an existing pedestrian path and an existing bike path and is close to parks, schools, a 
golf course and other services, all of which will reduce VMT 
 
Based on the foregoing, the project is consistent with and will not adversely affect 
implementation of the Regional Plan.   

 
B. The project will not cause the environmental threshold carrying capacities thresholds to 

be exceeded.   
 

The project area is located on State Route 28, a TRPA-designated scenic roadway.  
Potential scenic impacts will be mitigated with vegetative screening, building articulation  
and the use of earth tone colors and natural materials.  Potential air quality impacts 
resulting from the project’s trip generation will be mitigated through payment of an air 
quality mitigation fee, location near existing pedestrian and bicycle paths and inclusion 
of designated bike parking.  Potential water quality impacts will be mitigated through 
installation of storm water infiltration facilities.  The project is located in high land 
capability Class 6 and the project area’s 8,443 sf of excess coverage will be mitigated 
through payment of a mitigation fee.  No new land coverage will be created by the 
project.  A soils investigation demonstrates excavation for the project will not intercept 
groundwater.  Accordingly, the Project will not cause the environmental threshold 
carrying capacities to be exceeded.   
 

C.  Wherever federal, state or local air and water quality standards apply for the region, the 
strictest standards shall be attained, maintained or exceeded pursuant to Article V(d) of 
the Tahoe Regional Planning Compact.   

 
The Project complies with the strictest applicable air and water quality standards. 

 
Special Uses 

 
21.2.2  Special Uses.  Before issuing an approval, TRPA shall make the following findings:  
 

A. The project to which the use pertains is of such a nature, scale, density, intensity, and     
type to be an appropriate use for the parcel on which and surrounding area in which it 
will be located;  

 
The project includes 40 residential units in a single U-shaped structure comprised of four 
stories.  The maximum density for this site is 50 MFD units.  The maximum height is 56 
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feet but complies with the height transition requirement prescribed in the Area Plan for 
Town Centers.  Parking is located below grade so as not to be visible from SR 28 or 
Southwood Blvd.  MFD is an appropriate use for this project site as it is fronted by bike 
and pedestrian paths and enjoys close proximity to schools, public parks, a golf course 
and other services.  Extensive landscaping will screen the structure from public rights-of-
ways.   
 

B. The project to which the use pertains will not be injurious or disturbing to the health,  
safety, enjoyment of property, or general welfare of persons or property in the 
neighborhood, or general welfare of the region, and the applicant has taken reasonable 
steps to protect against any such injury and to protect the land, water, and air resources of 
both the applicant's property and that of surrounding property owners; and  

 
The MFD project will generate little noise and an insignificant increase in vehicle trips.  
The project will not create new land coverage.  Water quality impacts will be mitigated 
with implementation of stormwater infiltration facilities and other BMPs.  Extensive 
landscaping will screen the structure from public rights-of-ways.  Parking will be located 
below grade and out of site.  Earth tone colors and natural materials are proposed to 
blend the project with the natural surroundings.  The project will not be injurious to the 
health, safety or general welfare of persons or property and impacts of the project will be 
entirely mitigated.   
 

C. The project to which the use pertains will not change the character of the neighborhood,  
or detrimentally affect or alter the purpose of the applicable local plan, and specific or 
master plan, as the case may be. 
 
The project will not change the character of the neighborhood but provide additional 
housing opportunities near existing schools, parks and other recreational facilities.  The 
project complies with IVC Regulatory Zone’s density, height, land coverage, scenic and 
other design standards.  As such, it will not detrimentally affect or alter the purpose of 
the Tahoe Area Plan.   
 

Additional Height 

 

37.7.1.  Finding 1  

 
When viewed from major arterials, scenic turnouts, public recreation areas, or the waters 
of Lake Tahoe, from a distance of 300 feet, the additional height will not cause a building 
to extend above the forest canopy, when present, or a ridgeline. 
 
The project is visible from State Route 28, a TRPA-designated scenic travel route.  When 
viewed from State Route 28, the structure will not extend above a forest canopy or 
ridgeline.  The project is not visible from designated public recreation areas or Lake 
Tahoe.   
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37.7.3.  Finding 3  

 
With respect to that portion of the building that is permitted the additional height, the 
building has been designed to minimize interference with existing views within the area 
to the extent practicable. 
 
The project is located in a Town Center and surrounded by urban development.  No 
views of significance are located within this area.  Nevertheless, building articulation, 
vegetative screening, transition of height across the building site and use of earth tone 
colors and natural materials will minimize interference with existing views.    

 
37.7.5.  Finding 5  

 
The portion of the building that is permitted additional building height is adequately 
screened, as seen from major arterials, the waters of lakes, and other public areas from 
which the building is frequently viewed. In determining the adequacy of screening, 
consideration shall be given to the degree to which a combination of the following 
features causes the building to blend or merge with the background.  

 
A. The horizontal distance from which the building is viewed;  

 
The building is set back more than 30 feet SR 28, although the prescribed setback in 
TRPA Code Section 36.5.4.A for properties fronting scenic roadways is 20 feet. 
 

B. The extent of screening; and  
 

The project is heavily screened with vegetation along the SR 28 and Southwood 
Boulevard frontages.  See Landscape Sheet L1.0. 
 

C. Proposed exterior colors and building materials. 
 

Proposed colors and building materials include dark grey single ply sheeting, rust red 
stucco dark knotty pine and walnut siding, dark grey slate roofing, natural stone and 
dark bronze window framing. 

 
37.7.9.  Finding 9  

 
When viewed from a TRPA scenic threshold travel route, the additional building height 
granted a building or structure shall not result in the net loss of views to a scenic resource 
identified in the 1982 Lake Tahoe Basin Scenic Resource Inventory. 

 
No scenic resource in this area is identified in the 1982 Lake Tahoe Basin Scenic 
Resource Inventory. 
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LSC Transportation Consultants, Inc. 
2690 Lake Forest Road, Suite C 

P.O. Box 5875 
Tahoe City, CA 96145 

530-583-4053 ▴ FAX: 530-583-5966 
info@lsctrans.com ▴ www.lsctrans.com 

 
 
December 3, 2021 
 
Jodi Clouthier 
Greenwood Homes 
940 Southwood Blvd., Ste 101 
Incline Village, Nevada 89451 
 
RE: Incline Village Residential Trip Generation Letter 
 
Dear Ms. Clouthier: 
 
This letter contains the findings of our trip generation review of the proposed 40 multi-family townhomes on the 
southwest corner of SR 28 (Tahoe Boulevard) and Southwood Boulevard in Incline Village, Nevada.  
 
Trip Generation 
Trip generation is the evaluation of the number of vehicle-trips that will either have an origin or destination at the project 
site. Daily one-way vehicle-trips and peak-hour one-way vehicle-trips must be determined in order to analyze the 
potential impacts from the proposed project development. Since the project is located in the Tahoe Basin, daily rates are 
based on The TRPA Trip Table (April 2020) which is based on the Institute of Transportation Engineers (ITE) Trip 
Generation Manual 10th Edition.  
 
Reduction for Non-Auto Trips 
Non-auto trips, such as trips made to/from the site via bike, walking or transit, reduce the number of vehicle trips 
generated by the project. 2018 Summer TRPA Travel Mode Share Survey data was reviewed. Data from the surveys 
conducted at locations at Incline Village near the Raley’s and at the Incline Village Recreation Center. Based on responses 
from this group (with 60 data points), the non-automotive trip percentage was approximately 40 percent. Due to the 
project’s location relative to commercial and shopping as well as the high school, the connecting bike and pedestrian 
paths, the nearby employment locations, a reduction of 20 percent non-auto travel is applied to the residential units. The 
non-auto reduction is less than that found at the commercial center (40 percent) due to the home to work trips and home 
to recreation trips which were not reflected in the commercial center area.  
 
Trip Generation at Site Driveways 
Multiplying the land use quantities by the trip rates and applying reductions for non-auto trips yields the vehicle trips 
generated at the site driveways for proposed project conditions. As shown in Table A, the proposed land uses are 
forecasted to generate a total of approximately 174 one-way daily vehicle trips (DVTE) at the site driveways on a weekday, 
including 14 PM peak-hour vehicle-trips (9 inbound plus 5 outbound).  
 
Conclusion 
The project’s total peak hour trip generation of 14 trips is well below the 80 peak-hour vehicle-trip threshold where a full 
traffic study would be required as per the Community Service Department Planning and Building Administrative Permit 
Development Application Submittal Requirements (Washoe County, Nevada, December 2018). Therefore, no further 
analysis is required.  



Greenwood Homes Page 2 December 3, 2021 
 

 
▴ ▴ ▴ 

 
Please contact our office at (530) 583-4053 with any questions or comments pertaining to this analysis. 
 
Respectfully Submitted, 
 
LSC Transportation Consultants, Inc.  
 
 
by       ____________________________         
Leslie Suen, PE, Senior Engineer 
LSC Transportation Consultants, Inc. 
 
Enclosure: Table A 
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Table A: Incline Village Residential - Trip Generation

Description Quantity Units In Out Total In Out Total

Multi Family 
Residence

40 DU
Multi Family 

Housing (Mid-Rise)
221 5.44 20% 174 9 5 14

DU= Dwel l ing Unit

Note 1: TRPA dai ly ra tes  fol low ITE for these land uses . ITE Peak hour rate.

Source: LSC Transportation Consultants, Inc., Tahoe Regional Planning Agency (TRPA) Trip Table, and Institute of Transportation Engineers Trip Generation (10th Edition)

Vehicle Trips
at Site DrivewaysTrip Generation Rates 1 Reduction for 

Non-Auto 
Access

Daily
PM Peak Hour

Fitted Curve

ITE Land 
Use

Code
ITE Land Use

Category
Daily

PM Peak Hour



UP

UP
DN

UP

UP

UP

UP

UP

UP

DN

DN

UP
DN

DN

DN

DN

UP

UP
DN

UP

UP

UP

UP

UP

UP

DN

DN

UP
DN

DN

DN

DN

19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

1

T1

TITLE SHEET

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

947 TAHOE
INCLINE VILLAGE

WASHOE COUNTY, NEVADA

ENGINEER

APPLICANT/OWNER/DEVELOPER

VICINITY MAP
SCALE: 1"=900'

SITE PLAN
SCALE: 1"=100'

PROJECT
SITE

SHEET INDEX

PROJECT
LOCATION

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

TENTATIVE MAP PLANS
FOR

ENGINEER'S STATEMENT
THESE PLANS (SHEETS T1 THROUGH L3.0) HAVE BEEN
PREPARED IN ACCORDANCE  WITH ACCEPTABLE
ENGINEERING PROCEDURES AND GUIDELINES, AND ARE IN
SUBSTANTIAL COMPLIANCE WITH APPLICABLE STATUTES,
COUNTY ORDINANCES, AND CODES. IN THE EVENT OF
CONFLICT BETWEEN ANY PORTION OF THESE PLANS AND
COUNTY CODES, THE COUNTY CODES SHALL PREVAIL.

MICHAEL LEFRANCOIS P.E. #20115

PALCAP FFIF TAHOE 1, LLC
940 SOUTHWOOD BLVD. STE. 101
INCLINE VILLAGE, NEVADA 89451
CHUCK BUTLER

SR 431

SR 28

SOUTHWOOD BLVD VILLAGE BLVD

VI
LL

AG
E 

BL
VD

NORTHWOOD BLVD

LAKE TAHOE

INCLINE W
AY

SR 28

NORTHWOOD BLVD

SO
UT

HW
OO

D 
BL

VD

INCLINE W
AY

SR 28
APN

132-231-10

APN
132-231-09

Ph: (469) 233-2260
cbutler@palominocap.com



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

2

C1

ABBREVIATIONS

AND

NOTES, LEGEND,

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

“

 



UP

UP

UP

UP

UP

UP

UP

TAHOE BLVD

SO
UT

HW
O

O
D 

BL
VD

19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

3

C2

PLAN

BMP-DEMO

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021



UP

UP

UP

UP

UP

UP

UP

TAHOE BLVD

SO
U

TH
W

O
O

D
 B

LV
D

B

B

A

A

19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

4

C3

DRAINAGE

AND

GRADING

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

5

C4

PROFILE

ACCESS

DRIVEWAY

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

VERTICAL: 1" = 4'

HORIZONTAL: 1" = 20'
SCALE:



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

6

C4A

CROSS SECTIONS

SITE

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

SECTION B-B

VERTICAL: 1" = 4'

HORIZONTAL: 1" = 20'
SCALE:

SECTION A-A

VERTICAL: 1" = 4'

HORIZONTAL: 1" = 20'
SCALE:



UP

UP

UP

UP

UP

UP

UP

TAHOE BLVD

SO
U

TH
W

O
O

D
 B

LV
D

19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

7

C5

PLAN

UTILITY

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

8

C6

PROFILE

SEWER

SANITARY

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

VERTICAL: 1" = 4'

HORIZONTAL: 1" = 20'
SCALE:



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

9

D1

DETAILS

BMP

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

”

” ”

”

” ”

”

”

”



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

10

D2

DETAILS

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021

B

B
AA

SIM TO B SIM TO B

SIM TO A

SIM TO A

ELEVATION VIEW

PLAN VIEW

HINGE POST DETAIL
LOCKING POST

CLOSEDROAD
Emergency Access Only

EMERGENCY ACCESS ROAD CLOSED SIGN
OBJECT MARKER

END OF ROADWAY MARKER

TYPICAL WELDS AT JOINTS/PLATES
AND TYPICAL GATE EXTENSION

MATERIALS LIST

ROAD CLOSED
Emergency Access Only

MASTER LOCKING PIN



19

947 TAHOE

PALCAP FFIF TAHOE 1,
LLC

940 SOUTHWOOD BLVD.
STE 101

INCLINE VILLAGE, NV
89451

1885 S. Arlington Ave. Suite 111
Reno, Nevada  89509
(775) 329-4955 * Fax (775) 329-5098

11

D3

DETAILS

NOT FOR CONSTRUCTIONFOR REVIEWPRELIMINARY

DATE: 12-08-2021













UP UP

UP

UP

UP

GENERAL SHEET NOTES
1.2.

3.

4.5.

SEE GENERAL NOTES APPLICABLE TO ENTIRE PROJECT IN THE A.0 SERIES OF DRAWINGS AT THEFRONT OF THIS SETDO NOT SCALE DRAWINGS.  DIMENSIONS TAKE PRECEDENCE, AND LARGER SCALE DETAILS TAKE

PRECEDENCE OVER SMALLER SCALE DETAILS.SEE SHEET A0.4 FOR ALL INTERIOR WALL TYPES.

 ALL INTERIOR WALLS TO EXTEND TO UNDERSIDE OF STRUCTURE ABOVE U.N.O. NOTES ARE TYPICAL.  NOT ALL ELEMENTS IN DRAWINGS ARE NOTED.

SHEET NOTES
1. NOTES

-
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UP

UP
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1 gal.Catmint 'Walker's Low'NF Nepeta X faassenii  'Walker's Low'

PERENNIALS / GROUNDCOVERS

SHRUBS

TYPECOMMON NAMEBOTANICAL NAMEABBR.

PLANT LIST

Red Osier DogwoodCornus stolonifera 5 gal.CF

24" O.C.

SPACING

48" O.C.
Summer Wine NinebarkPhysocarpus opulifolius 'Seward' 5 gal.PO 36" O.C.

Abbotswood PotentillaPotentilla fruticosa 'Abbotswood' 5 gal.PF 36" O.C.
Dwarf Artic WillowSalix purpurea 'Nana' 5 gal.SP 48" O.C.

Mugo PinePinus mugo mugo 9 gal.PM 36" O.C.

1 gal.Creeping SnowberrySC Symphoricarpos x chenaultii 'Hancock' 24" O.C.

1 gal.Moonshine YarrowAM Achillea millefolium 24" O.C.

PLANTING LEGEND

PROPOSED
LARGE SHRUB

PROPOSED
EVERGREEN TREE

Pinus jeffreyi Jeffrey Pine 15' TallPJ-15

EVERGREEN TREES

See Plan

Calocedrus decurrens Incense Cedar 10' TallCC-10 See Plan

Acer palmatum Japanese Maple 2" cal.AP-2

DECIDUOUS TREES

See Plan
Amelanchier canadensis 'Glen Form' Serviceberry 2" cal.AG-2 See Plan

Anthony Waterer SpireaSpiraea X 'bumalda 'Anthony Waterer' 5 gal.SB 48" O.C.

Tufted Hair GrassDC Deschampsia cespitosa 24" O.C.1 gal.
Blue Oat GrassHS Helictotrichon sempervirens 24" O.C.1 gal.

PROPOSED 

PROPOSED NATIVE
GRASS MIX

PERENNIAL/GROUNDCOVER 

NATIVE GRASS MIX

Blue Grama GrassBouteloua gracilis 24" O.C.1 gal.

Populus tremuloides Quaking Aspen 2" cal.PT-2 See Plan

Tufted Hair GrassDeschampsia cespitosa 24" O.C.1 gal.
Blue WildryeElymus glaucus 24" O.C.1 gal.
Creeping WildryeElymus triticoides 24" O.C.1 gal.
Big BluegrassPoa ampla 24" O.C.1 gal.

PROPOSED
DECIDUOUS TREE

PROPOSED
TURF

Populus tremuloides Quaking Aspen 1.5" cal.PT-1.5 See Plan

PROPOSED
MEDIUM SHRUB

PROPOSED
SMALL SHRUB

PLANTING

PROPOSED 
ROCK MULCH

Pinus ponderosa Ponderosa Pine 15' TallPP-15 See Plan

LANDSCAPE PLANTING NOTES

1. Refer to Civil Engineer's utility and grading and drainage plans as required.  If actual site conditions vary
from what is shown on the plans, contact the Landscape Architect for direction as to how to proceed.

2. Verify locations of pertinent site improvements installed under other sections.  If any part of this plan
cannot be followed due to site conditions, contact Landscape Architect for instructions prior to
commencing work.

3. Exact locations of plant materials shall be approved by the Landscape Architect in the field prior to
installation.  Stake or otherwise layout all proposed planting for review. Landscape Architect reserves the
right to adjust plants to exact location in field.

4. 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. If graphics are inconclusive contact
Landscape Architect for clarification.

5. Perform excavation in vicinity of underground utilities and existing tree/plant driplines with care and if
necessary, by hand.  The Contractor bears full responsibility for this work and disruption or damage to
utilities and existing trees/plants shall be repaired or replaced immediately at no expense to the Owner.

6. Trees/plants shall bear same relation to finished grade as it bore to existing in place of growth. However,
at no point shall it be less than 1 inch above adjacent finish grade.

7. Trees shall be planted a minimum of 10 feet from face of building and a minimum of 4 feet from edge of
pavement, except as approved by Landscape Architect.

8. Shrubs shall be planted a minimum of 3 feet from face of building and a minimum of 12 inches from edge
of pavement, except as approved by Landscape Architect.

9. All other plants (perennials, grasses, groundcover, annuals) shall be planted a minimum of 12 inches
from face of building and a minimum of 6 inches from edge of pavement, except as approved by
Landscape Architect.

10. Provide matching forms and sizes for plant materials within each species and size designated on the
drawings.

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

12. Finish grades of planting areas and lawns shall be flush and meet smoothly and evenly with adjacent
paving, providing positive drainage. Shovel V-cut edges shall be provided at planting area transitions to
adjacent pavement as indicated to allow for mulch installation.

13. Provide specified edging as divider between planting beds and drip edge.

A combination of adapted 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.  Overhead sprinklers will only be used for turf areas.  Plant species have
been grouped with similar water requirements on common zones to match precipitation heads
and emitters.

IRRIGATION NOTE

NORTH 0
ORIGINAL SCALE:

10' 20' 40'
1"=20'-00"
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