
 
 

 

 

December 13, 2021 

 

 

VIA E-MAIL:   cbronczyk@washoecounty.gov,  

stone@washoecounty.gov 

 

Washoe County Boulder Bay Commercial Review Team 

1001 East 9th Street 

Reno, Nevada 89512 

 

RE: INITIAL SUBMITTAL COMMENTS AND CORRECTIONS LETTER RESPONSE 

 

Dear Washoe County Boulder Bay Commercial Review Team Members,  

 

This letter is provided in conjunction with a revised electronic version of the application package where the initially 

issued comments from your team have been addressed. This letter provides the language of each comment that 

was issued and how the items was addressed in the amended application package. 

 

Clarification question for the broader scope of the project. 

1. Is what we know as Boulder Bay to be known further as The Resort at Tahoe and Residences? 

 

The revised name is The Resort at Tahoe & Residences, for now. Branding of the property will be done at 
some point in the future that will change the project to a final name, but at this time, the project is known as 
The Resort at Tahoe & Residences. 
 

 Corrections, clarifications: 

1. The developer is showing a phased construction plan (as requested) but should also show a final plan for 

the benefit of the public and BOA/BCC. 

 

Phasing plans with targeted dates are provided in Tab C of the 12/13/21 updated application. This series of 

plans should help to expose both the grading construction phasing as well as the roadway connectivity 

that is proposed. The updated phasing information will eliminate the need for the temporary emergency 

access that crossed the property by leaving connectivity of the existing roadways as long as possible.  

 

2. Concerns regarding missing information (Welcome Way and associated grading) temporary access road 

grading, grading discrepancies (10 foot grade bust along Wassou/Lake View Connector), and lack of 

stormwater conveyance (low point on west side of Wassou/Lake View Connector), etc. 
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Per phasing exhibits as described in item #1, the temporary access/emergency road will not be installed 
due to modified access phasing that allows for existing roadways to remain open until the connections of 
Stateline to Lakeview and Wassou Connector roads can be made and are accepted by Washoe County and 
open for public and emergency access use.  
 

3. Provide phone number, email, cell, and contact person information for Property Owner, EKN Tahoe LLC and 
Big Water Investments  

 
This has been corrected on the application. 
 

4. Supplemental information (Page 7, #3) involving the square footage of disturbance is inconsistent with Page 2, 
Project Area Calculations. Please clarify.  

 
It appears that this concern is referencing the disturbance area in question #3 of the grading SUP supplemental 
information against the total parcel area. If that is the case, these two will not be the same as the 100% of the 
parcel area is not being graded.  
 

5. Identify variance requests for proposed project retaining walls including, but not limited to, location, height, type, 
setback, and terracing.  

 
The sections of code where variance or director’s modification would be necessary are identified within the 
project narrative in the Project Request section.  
 

6. Application states that retaining walls will vary between 5 and 55 feet in height (page 8, #12) a. Please note that 
the Variance (WPVAR21-0001) for 110.438.35(a)(4) and 110.438.45(c) was specific to the 15-foot retaining wall 
for snow storage along the Lake View to Stateline Connector (west side) and did not include any additional 
retaining walls. Any additional retaining walls over the 10’ allowance will require a request to be varied.  

 
The wall that was previously approved with the Lakeview/Stateline connector is expected to be slightly taller 
than 10-feet with our most recent grading efforts. As such, we have included this wall to a maximum height of 
15-feet with this application.  
 

7. Call out where the retaining walls will be temporary, permanent, incorporated into building walls, etc..  
 
This is identified on the updated Preliminary Grading Plan and preliminary construction phasing exhibits have 
been provided that help note location and intended longevity of the site retaining walls. 
 
 
Article 424 Requirements.  

8. Applicant needs to discuss in narrative form how the project meets the purpose of Article 424, specifically write 
to each point (a through h)  

 

This review has been added into the project narrative within the Legal Finding Review and Code 
Considerations section of the document.  
 

9. Applicant needs to discuss in narrative form how the project meets Section 424.35 (a)(1-7)  
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Responses to each of these items is provided in the updated Project Narrative in the final section (Legal 
Findings Review and Code Considerations). 
 
Article 438 Requirements  
Grading will need to meet Article 438, or the applicant will need to request to vary multiple standards, and provide staff 
with the justification for why it is necessary.  

1. Applicant will likely need to vary the following standards.  
a. 110.438.35(a)(4)  
b. 110.438.45(c)  
c. Potentially 110.438.45(a) (or clarify that the grading will meet the 3:1 requirement within 
the application)  
d. 110.438.45(b)  
e. 110.438.45(g)  
f. 110.438.45(h)  
g. 110.438.45(i)  

110.438.35(a)(4) is under the major grading thresholds section and I thought that was directly covered 
under the SUP. However, if it needs to be viewed as a variation that is fine. Each of the other listed is 
covered within the Project Request section of the project narrative. Additionally, 110.438.45(f) was added 
as it was foreseen that the Wellness Way property line that will be established would likely be treated as 
a rear or side-yard and it is likely that a necessary wall in this area could exceed the 8 foot threshold.  
 
 
Additional Information Requested to assist North Lake Tahoe Fire Protection District  

1. Additional clarification of turning radii of temporary road to Wassou as well as Wassou to Lake View.  
 
The Wassou to Lakeview radius meets the requirement for fire turning. The temporary road to Wassou will be 
removed as the development phasing plan has been amended to keep the access to Reservoir Road opened 
and accessible for private and emergency services until the full connection is made to SR 28 through Stateline 
Drive.  
 

2. Clarification of materials of temporary access road. Last meeting indicated this access may exist through two 
construction cycles which leads me to believe at least one winter. What is the material and how will it be 
maintained during adverse weather and what if any safety considerations are being considered.  

The temporary emergency access road will no longer be necessary.  
 

3. Clarification/specification of phasing of utilities. Page 5 of the application appears to indicate utilities will be 
removed and in same instances relocated as part of the first phase (1e). It is NLTFPD’s understanding that 
there are existing water lines along Reservoir as well as through the existing Biltmore property that feed fire 
hydrants along State Route 28. More information on phasing of the removal/relocation and a “water plan” is 
required.  

 

Utility relocation plans are provided in Tab B of the application. Additionally, the construction phasing plans 

provided in Tab C show the timing that the utilities will be relocated and Reservoir Road will be eliminated. The 

water connection to public fire hydrants will be maintained throughout the project construction phasing. 
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Our team appreciates the efforts to make communicate this project as clearly as possible. We recognize that such 

projects are an opportunity to work with all stakeholders to establish a relationship and understanding of the project 

where all can benefit.  

 

The EKN Development Group, N Consulting Engineers and CFA team hope that these responses and the 

reference and provided revisions appropriately address your questions and comments from the initial review of this 

project. 

 

Please feel free to contact Tom Jacobson or me if you have any questions or comments regarding the attached 

amended application package. 

 

Sincerely, 

 

 

R. David Snelgrove, AICP 

Planning and Right-of-Way Manager 



THE RESORT AT TAHOE 
AND RESIDENCES 

 
GRADING SUP SUBMITTAL 

 
 
 
 
 
 

PREPARED FOR: 
 

EKN TAHOE, LLC 
 
 
 
 
 
 
 
 

                                                          PREPARED BY: 
 

 
 

 

 

 

 

 

ORIGINAL SUBMITTAL: DECEMBER 8, 2021 

UPDATED: DECEMBER 13, 2021 
INCORPORATING INITIAL STAFF COMMENTS 





Owner APN     | Acreage

EKN Tahoe, LLC 0 Wassou Road 123-071-04 0.64
EKN Tahoe, LLC 47 Reservoir 123-054-01 1.00
EKN Tahoe, LLC 101 Lake View Ave 123-053-04 0.18
EKN Tahoe, LLC 0 Wassou Road 123-053-02 1.42
EKN Tahoe, LLC 5 State Route 28 123-052-04 3.23
EKN Tahoe, LLC 5 State Route 28 123-052-02 0.28
EKN Tahoe, LLC 0 State Route 28 123-052-03 0.28
EKN Tahoe, LLC 0 State Route 28 123-071-35 0.45
EKN Tahoe, LLC 0 State Route 28 123-071-36 0.42

Big Water Investments, Inc. 1 Big Water Drive 123-291-01 2.77

Total 11.12

Owners Addresses:
EKN Tahoe, LLC, 220 Newport Center Drive, Suite 11-262, Newport Beach CA, 92660
Big Water Investments, LLC, PO Box 6622, Incline Village, NV 89450 

Site Address

The Resort at Tahoe & Residences Owners Listing
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Project Narrative 

Property Location 

The Resort at Tahoe and Residences (formerly Boulder Bay) is located on the north side of State Route 28 

in Crystal Bay, Nevada at the California state line. The subject property associated with this application 

request is part of the planned redevelopment of the Tahoe Biltmore property. The majority of this property 

was recently sold to EKN Tahoe, LLC who is looking to move forward with this long planned, TRPA 

approved plan. One parcel associated with the grading and future redevelopment plans remains with Big 

Water Investments until the parcel can be divided to leave at least 1.25 acres as common area with the 

condominium units that were the first phase of the overall redevelopment project.  

 

The parcels associated with this Grading Special use Permit (SUP) contain a total of 11.12+/- acres. The 

actual graded area/development area associated with this application request will not include the entirety of 

these parcels, but most of the land will be regraded and re-terraced to receive the future redevelopment 

resort and residential project.   A list of the parcels owned by EKN Tahoe, LLC is provided in the project 

application forms.   

 

A vicinity map is provided on page 2 showing the EKN Tahoe, LLC Owned parcels.  

Project Background 

The redevelopment of the Tahoe Biltmore property was approved in 2011 after a 4-year review process 

including and environmental impact statement review and approval.  After the approval of the plan by TRPA 

the following statement was made by Joanne Marchetta, the TRPA Director, at that time: 

 

“With science showing us that we can revise the decline of Lake Tahoe’s clarity by 

encouraging environmental redevelopment of our town centers, the cost of doing nothing is 

just too high for the Lake… Redevelopment projects like Boulder Bay are an important part 

of the public-private effort to restore Lake Tahoe.” 

 

Multiple application submittals and approvals regarding the property have occurred over the past 15+/- 

years through Washoe County and TRPA and it has been questioned why the project has not yet moved 

forward. The only outwardly visible improvements that have occurred are the 18-unit condominium project 

and park area, north of the primary project site. However, it should be noted that subsurface, stormwater 

improvements have been made that will help to facilitate the grading and future vertical construction that 

are not in the first steps of review with this application. The abandonment and variance application relative 

to the connector roads was approved in June 2021 under WPVAR21-0001 and WAB21-0002 providing the 

needed alignment to prepare specific grading for the connector roads and main site of the project. The 
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properties associated with the project were sold to EKN Tahoe, LLC, in late summer of 2021. EKN is a well-

resourced and capable development company that will bring the final project forward.  

 

Redevelopment of the site as approved by TRPA will bring significant benefits that include enhancements 

to environmental controls of stormwater runoff, pedestrian safety through sidewalks, and pathways around 

and through the future development and workforce housing opportunities along with the luxury hotel, 

restaurants, casino and condominium units.  

 

The requested mass grading special use permit request is the next step in the overall development path 

that will allow for the project to energize in its movement forward. A tentative map request will follow this 

grading Special Use Permit (SUP) to obtain Washoe County approval of the building and grounds 

construction that will round out the project. That Tentative Map request will need to remain in substantial 

conformance with the previous TRPA approval or it would need to go back through the review process. The 

project applicant is meeting, regularly with TRPA and plans to continue to do so through the life of the 

project to assure that the project and work to be performed do remain in substantial conformance with the 

existing approval.   
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Project Request 

Requested with this application is a special use permit for mass grading of this existing, previously 

developed, graded, and terraced Tahoe Biltmore site and areas surrounding for approved connector road 

construction. Consideration of necessary variations and modifications to some of the grading standards is 

required and identified in the text, below. The site may also need review under the hillside ordinance 

(Article 424). There is a justification for waiving this review due to the project being within the jurisdiction of 

the TRPA. Finally, a request if made for a waiver from the requirement for temporary irrigation on 

revegetation areas. The rationale for this waiver allowance is provided, below.  

 

The grading efforts proposed include preparing the site for the future, TRPA approved redevelopment 

project, which had been known as Boulder Bay. The proposed work includes the excavation and re-

terracing of the site to ready the interior of the property for future subterranean parking structures and 

buildings. Additionally, the grading necessary for construction of the connector roadways is also included 

under this application request. 

 

The thresholds for special use permit review under Article 438 (Grading) include the following: 

 

110.438.35 (a)(1) – Grading on slopes less than or flatter than 15% 

Area - (i)(C)  – Grading of an area of more than four (4) acres on a parcel of any size – considers that 

the site is connective and all of the associated parcels work as one. 

Most of the subject property will require grading for the connector roads and the future 

redevelopment project. The 4-acre threshold is crossed with this 11.12 acre site.  

 

Volume (ii)(A)  – Excavation of five thousand (5,000) cubic yards or more whether the material is intended 

to be permanently located on the project site or temporarily stored on a site for relocation 

to another, final site. 

The overall volume of cut on the site in areas of 15% or greater slopes will exceed 5,000 CY. 

 

110.438.35 (a)(2) – Grading on slopes of 15% or greater (steeper) 

Area – (i)(C)  - Grading of more than two (2) acres on any size parcel – considers that the site is 

connective, and all of the associated parcels work as one. 

Most of the subject property will require grading for the connector roads and the future 

redevelopment project. The 2-acre threshold is crossed with this 11.12 acre site.  

 

Volume (ii)(A)  – Excavation of five thousand (1,000) cubic yards or more whether the material is intended 

to be permanently located on the project site or temporarily stored on a site for relocation 

to another, final site. 

The overall volume of cut on the site in areas of 15% or greater slopes will exceed 1,000 CY. 
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110.438.35(a)(3) – Any driveway or road that traverses any slope of thirty (30) percent or greater (steeper) 

The connector roadway and Wellness Way that have been approved for general alignment will 

cross areas steeper than 30% slopes. As such, this section will need consideration. 

 

110.438.35(a)(4) – Grading to construct a permanent earthen structure greater than four and one-half (4.5)  

feet in height within the required front yard setback or greater than six (6) feet in height on 

the remainder of the property. The height of an earthen structure is measured from existing 

grade at the time of permit issuance 

This section of code will be exceeded with the proposed grading. By placement within the code, it 

appears that this is strictly a special use permit consideration, but county staff may deem that it 

needs to be considered under a variation from standards. The cut and fill map, provided in Tab B 

has been developed to provide these height thresholds. 

 

Variantion to Certain Standards relating to 110.438.45 Grading of Slope 

In addition to the listed code sections under 110.438.35 Major Grading Permit thresholds, the following 

sections of code section 110.438.45 will be need consideration for justified variation consideration or 

director’s modification as part of this application request.  

 

a. 110.438.45(a) Grading shall not result in slopes in excess of, or steeper than, three horizontal to 
one vertical (3:1) except as provided below: 

(1) Storm drainage improvements. 
(2) Cut and fill slopes less than thirty (30) inches in height. 
(3) Cut slopes proposed to be located behind civic, commercial and industrial buildings, 
when the cut slope is shorter than and substantially screened by the proposed building. 
Such slopes are subject to approval of a Director’s Modification of Standards by the 
Director of Community Development. 
(4) The County Engineer may waive this requirement for up to fifteen (15) percent of the 
length of the cut and/or fill where the presence of rock or, in his determination, other 
practical hardships exists 

 
Grading of the connector roads necessitates that walls and steeper slopes (steeper than 3:1) in 
some cases be incorporated to minimize overall disturbance and impact on the adjacent land by 
limiting the grading footprint. It should be noted that the areas where such grading will occur will 
be uphill from the future buildings of the project and will be wholly or predominately screened by 
those future buildings. As such, it can be determined that exception #3 may be applicable, but if it 
is determined by the County that such exception cannot be made at this point, it is requested that 
this conde section be considered as part of the review within this application request for variation 
from standards.  

 
110.438.45(b) Within the required yard setbacks fills shall not differ from the natural or existing 

grade by more than forty-eight (48) inches (see Figure 110.438.45.1) 
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This threshold will be exceeded in many areas of the site. The benefit of exceeding this allows for 

the development to efficiently provide for subterranean parking levels on the site to help meet the 

Tahoe Area Plan goal of deemphasizing parking areas. 

 

110.438.45(c) Finish grading shall not vary from the natural slope by more than ten (10) feet in 
elevation. Exposed finish grade slopes greater than ten (10) feet in height may be allowed upon the 
approval of a director’s modification of standards by the Director of Community Development upon 
recommendation by the County Engineer 

 

The project cut and fill map has been prepared to provide a threshold of 10-feet specifically for this 

standard. The threshold of a 10-foot variation between existing and finish grade will be exceeded 

with the proposed grading. Some of the areas where the difference is the greatest are in association 

with the connector roads and the adjacent land transition for receipt of the future buildings.  

 

110.438.45(f) Within the side and rear yard setback areas of any parcel zoned for commercial  
or industrial use, retaining walls are limited to a maximum height of eight (8) feet 

 
The perimeter of the final site will be largely made up of front yards after the parcels are 
consolidated, however the Wellness Way property line will be considered as a side yard. Due to the 
cross-slope grade the Wellness Way easement will traverse, walls are foreseen to exceed 8-feet 
within this area to be able to work within the available area and catch grade.    

 
110.438.45(i) Cut and/or fill slopes adjacent to roadways shall be flatter than three horizontal to 

one vertical (3:1) for the distance of the required American Associates of State Highway transportation 
Officials (AASHTO) clear zone. 

Due to the steep slopes of the Tahoe Basin and the subject site (on the property edges) it is 
foreseen that this standard will need deviation.  

 
The proposed grading is necessitated by the realigned roadways that were approved as part of the 

abandonment and variance request in June of 2021. Additionally, the earthwork interior to the site will set 

the graded foundation for the future, TRPA approved commercial and residential project at this location. It 

should be noted that this grading SUP estimates earthwork in association with all areas of the site and does 

not take the exemption for the surface area that will ultimately be under a future building footprints, paved 

roadways or paved parking lots on natural slopes of less than thirty (30) percent, as is allowed under 

110.438.35(b)(2) & (3). As such, this is an worst-case review of overall earthwork that could be considered 

with the site.  

 

Hillside Development Consideration (Article 424) 

The site possesses varied slopes due to its location within a mountainous area. Analysis of the property 

against the requirements of Article 424 of the Washoe County Code show that the property contains 

approximately 30% of the site in 15% or steeper slopes. A Slope Analysis Exhibit for the property is 
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provided in Tab B with this application. A site with approximately 30% of the slopes characterized by 15% 

or steeper slopes would typically require the review of the project against the Hillside Development 

standards of the Washoe County Development Code. However, 110.424.05(c) (Application of this Article to 

the Tahoe Planning Area) states that “The provisions of this article may be waived by the Director of 

Community Development in areas under the jurisdiction of the Tahoe Regional Planning Agency (TRPA).”  

The applicant will leave it up to the Director’s determination as to whether the review of this project should 

also consider the Hillside Ordinance standards. Regardless of the determination by the Director, review of 

the purpose and requirements sections of Article 424 have been provided in the Legal Findings Review and 

Application Considerations section of this Narrative that would allow for the review through this application 

process to proceed.  

 

The preliminary grading plan provided with this application identifies that 197,500+/- cubic yards of cut and 

42,000+/- CY of fill will be required to appropriately prepare the site for the future redevelopment project as 

well as the implementation of water quality management improvements that are very important in the Lake 

Tahoe basin. This leaves a total estimated export volume of 155,500+/- CY of material. The total site 

disturbance area is 9.7+/- acres. The property owner/project applicant is in process of identifying receiving 

sites that can accommodate the export material.  The overall volume of export material is a function of the 

mass grading of subterranean elements of the future buildings on the site, which will provide much of the 

onsite garage structure parking for the future use.  This is a key environmental and master plan benefit and 

directive that this project brings to the area by moving a majority of the project parking spaces below the 

future structures where they will be concealed and will significantly limit contribution to surface 

petrochemical runoff issues as compared to an open surface parking lot that is exposed to rain and snow. 

 

Due to the relatively short Tahoe Basin construction seasons (6 ½ months annually, from May 1st to 

October 15th), it is necessary to get moving quickly on the earthwork to prepare the site for the future 

project. Most of the fill material that will be necessary in the construction of the connector roads will come 

from the project site, minimizing truck trips to bring in additional fill that can easily be generated from the 

site. It is anticipated that the overall construction timeframe necessary to fully grade and construct the 

connector roads, relocate necessary utilities, and grade the interior of the site to a point ready for continued 

construction could take up to two (2) construction seasons. A Preliminary Phasing Plan is provided in Tab 

C with this application that provides a quicker schedule that the developer hopes to be able to meet.  

 

Waiver Request for Temporary Irrigation to Revegetated Areas – Washoe County Code typically requires 

that temporary irrigation be applied to revegetated areas to help insure stabilization of disturbed areas. 

However, with the shortened construction seasons, the contractor will be actively working on the site 

throughout the summer growing months, when irrigation is typically turned on. With the close of 

construction season in mid-October, this presents the issue of freezing pipes for the irrigation lines that 

would be necessary on a temporary basis. As such, it is requested that temporary irrigation not be required 



THE RESORT AT TAHOE AND RESIDENCES 

GRADING SPECIAL USE PERMIT 

 

7 
 

with the project and/or an acceptable alternative to dust control and erosion stabilization can occur in 

conformance with county code and TRPA requirements.  

Project Phasing and Area Circulation During Construction 

A Preliminary Phasing Plan for construction and access is provided in Tab C of this application package. In 

general, the phasing plan shows the existing southern connections of Wassou Road and Lakeview Drive 

remaining open with connectivity to Reservoir Road until the new connector roads, rerouting travel around 

the overall construction site have been made and are open and usable. At that point utility relocations and 

connections will have been appropriately rerouted and reconnected to clear the interior project site for full 

grading work, it is at this point that Reservoir Road can be eliminated.  

 

The timeframes on the phasing plan are optimistic. It could take a couple of the short Tahoe construction 

seasons to accomplish all that is necessary, but EKN Tahoe is committed to moving as quickly as possible 

and that review processes and permitting will allow to get the public and private work accomplished. 

Connector Roadway Sections 

As noted previously, the abandonment of portions of public rights-of-way (portions of Wassou Road, 

Lakeview Drive and Stateline Drive) were approved by the Washoe County Planning Commission in June 

of 2021 under WPVAR21-0001 and WAB21-0002. Under that approval, connector road alignments were 

approved as were maximum grades and widths of these connector roadways. The requirements from that 

approval will be followed for the ultimate grading and construction of the connector roads.  

Development Suitability/Constraints 

 

The Washoe County –Potential Natural Hazards Map contained 

within Article 220 (Tahoe Area Plan) shows that the subject 

property and most of the Crystal Bay Tourist Zone area  

presents minimal potential hazards associated with seismic, 

hydrologic and slope hazard areas. The copy of the applicable 

portion of this map provided to the left is verification of this 

analysis.  
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Existing Utilities and Relocations 

There are existing utilities that cross the site. Coordination with each utility purveyor or agency will be 

required to determine appropriate realignment of any lines that are needed to continue to maintain existing 

connections to service the existing areas. Coordination will be required by all parties to relocate utilities to 

their required locations and maintain optimal service to the surrounding areas and to provide future 

connections to the proposed redevelopment project.  

 

Master Plan 

The subject property is currently identified in the recently updated Tahoe Area Plan to be designated 

Tourist use. Additionally, the Tahoe Master Plan identifies the subject property to be within the Crystal Bay 

Tourist Regulatory Zone.  

 

On the following pages, a copy of the Tahoe Master Plan map confirming the property designation of 

Tourist and a copy of the Crystal Bay Regulatory Zone Exhibit are provided. These maps/exhibits help to 

confirm the appropriateness of location for the revitalization work that is planned and needed to commence 

with this grading effort on the property. The Tahoe Area Plan, and the goals and policies contained within 

the master plan, help direct and are supportive to, the appropriate redevelopment and rejuvenation of the 

Crystal Bay Tourist area. A couple such examples from the master plan include the following statements, 

goals and policies: 

 

Policy LU2-7 Crystal Bay Tourist Regulatory Zone Strengthen the regulatory zone’s potential as a 

world class, nationally renowned tourist destination resort. Encourage a wide range of family-

oriented entertainment and recreational activities within the Crystal Bay Tourist regulatory zone. 

Opportunities for retail commercial shopping should also be increased. The provision of childcare 

facilities is encouraged. 

 

Goal LU6: Strengthen economic activity in Incline Village and Crystal Bay by creating pedestrian-

friendly environments in mixed-use and tourist regulatory zones with upgraded aesthetics, 

architecture, and landscaping. Reduce the visual prominence of parking lots and asphalt. 
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Zoning 
Consistent with the regulatory zone identified in the Tahoe Master Plan, the area containing the subject 

properties is also identified to be within the Crystal Bay Tourist zoning designation. The general vision for 

this area is defined within the Washoe County Development Code, Article 220 (Tahoe Area Plan) as 

follows:  

 

“The vision for the Crystal Bay Tourist Regulatory Zone is creating a family-oriented 

destination resort. More emphasis should be placed on the outdoor and on human-scaled 

design. More priority should be given to pedestrians. This can be achieved through 

increasing the amount of green space, placing sidewalks and benches throughout the plan 

area, and reducing emphasis on the auto. A pedestrian oriented main street connecting 

the casinos will also help create a pedestrian friendly environment and increase 

opportunities to be outdoors. Providing a range of entertainment and recreational activities 

for families, as well as needed support services such as childcare, will improve the area’s 

competitive advantage in the resort market.” 

 

Below are the specific special policies associated with the Crystal Bay Tourist Regulatory Zone. It should 

be noted that relative to the proposed special use permit for grading to prepare the site for the future 

redevelopment project, none of the policies present a particular challenge to this needed first step of the 

construction process, Policy b addresses the need to address the existing location and safety associated 

with Wassou Road, where it currently is practically collocated with the Tahoe Biltmore parking lot. The 

grading efforts proposed with this application include the previously approved realignment and 

abandonment of this existing unsafe roadway configuration.  
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Existing Conditions – Site Photos 

Following are photos around the perimeter of the project area. These photos show the existing 

development, which will be demolished prior to the commencement of the grading effort. Additionally, these 

photos help to show the existing terracing of the site, which is proposed to be reworked to receive the 

redevelopment project that will follow and has already been approved by the TRPA through a thorough 

process.  

 

View from the intersection of Stateline Drive and SR 28. Existing Tahoe Biltmore main structure can be 

seen in the foreground, right side of the photo. Slope of the site can be noted looking up Stateline Drive on 

the left side of the photo.  
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View of the existing slope at the northwestern corner of the site (terminus of Stateline Drive). At the top of 

the slope the current intersection of Reservoir Road and Lakeview Drive is situated. The photo is taken in 

the orientation of the approximate future alignment of the Lakeview/Stateline connector road.   

 

View to the southeast from the current terminus of Stateline Drive. Steps in the existing site can be seen 

with the main Tahoe Biltmore structure in the background of the photo.   
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Panoramic view along the frontage of State Route 28 viewing the existing frontage of the northern portion 

of the project site.   

 

View of the existing privately held park facility at the north end of the project site where temporary 

stockpiling of material is proposed to occur during construction. The park improvements will be covered and 

protected and will be restored at the completion of need for the area for construction related purposes.    

Legal Findings Review and Code Considerations 

Special Use Permit Findings Review 

Special Use Permit Findings Section 110.810.30  Findings.  Prior to approving an application for a special 

use permit, the Planning Commission, Board of Adjustment or a hearing examiner shall find that all of the 

following are true: 
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(a) Consistency.  The proposed use is consistent with the action programs, policies, standards and maps 
of the Master Plan and the applicable area plan;  

 
The following policies from the Tahoe Area Plan are applicable to the proposed grading effort: 
 
Project T-4: Wassou Road Delineation - Clearly define and delineate Wassou Road as separate from the 
Biltmore parking lot. 
 
The grading work associated with this application will include the construction of the previously 
approved connector road realignment that will reroute Wassou Road to an appropriate and safer 
location without the parking lot conflicts that currently exist and are specifically identified to be 
corrected. 
 

Policy PSF1-1 Water and Wastewater Services - IVGID will provide water and wastewater service within 

their service boundary in the planning area. Prior to approval, the infrastructure and resource needs of 

development will be evaluated by Washoe County and found consistent with all applicable water and 

wastewater resources and facilities plans. 

 

Discussions with IVGID have commenced regarding the necessary rerouting of the water lines that 

are associated with the Crystal Bay Water Tank. Acceptable routes for those realigned water lines 

will be identified with IVGID. 

 

Policy PSF2-1 Coordination - Coordinate the provision of public and private services to enhance public 

health, safety and welfare, reduce costs of service, and avoid duplication of services 

 

The necessary relocation of utilities that will be accomplished with the grading work will be 

coordinated with the utility purveyors and agencies and co-location as required and directed by 

those entities will be accomplished. 

 

Policy PSF3-2 Infrastructure Location - Consider the long-term hazard potential and consequences of 

service interruption when siting new public facilities and infrastructure. 

 

Work will be done with each utility purveyor or agency to minimize interruptions in service through 

the needed rerouting of utilities in association with the grading effort for this project.  

 

Policy T3-2New Curb Cuts on State Route 28 - Prioritize local street access before allowing new curb cuts 

on State Route 28. 
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With the completion of the grading work associated with this project, one existing curb cut on SR 

28 will be eliminated – Reservoir Road. This curb cut location is required to be eliminated with the 

NDOT encroachment permit that was issued for the driveway serving the condominium project that 

we constructed as the first phase of the overall project.  

 

Policy LU6-4 Utilities - All overhead utility lines and poles along State Route 28 and all new connections 

and lines shall be placed underground. Washoe County should establish a special assessment district, or 

other means, to implement the undergrounding within the public right-of-way. On-site utilities shall be 

placed underground as part of project approval. Propane gas tanks should be completely screened form 

offsite view. 

 

This will be accomplished with the regrading of the site as required by Washoe County and the 

utility purveyor. 

 

 

(b) Improvements. 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; 

 

The proposed grading SUP will allow for necessary improvements to the area’s roadways with the 

construction of the new/realigned public rights of way (the Wassou/Lakeview connector and the 

Lakeview/Stateline connector). Utilities that exist along the existing, approved abandonment 

sections of these roadways will be relocated and improved through new construction. 

 

(c) Site Suitability. The site is physically suitable for the type of development and for the intensity of 
 development; 
 

The Washoe County Development Suitability map shows that the area of the project is largely 

identified to be within the areas considered to be most suitable for development. An existing, dated 

and terraced resort with a hotel, casino, restaurants, etc. already exists on the property and will be 

demolished to make room for a new resort and residential project that has been reviewed and 

approved through the TRPA process.  

(d) Issuance Not Detrimental. 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; and 
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During the construction phase the developer will work to minimize inconveniences but with any 
development project, there are impacts in association with construction zones or detours that are 
required for general public safety. However, once the work is complete with the grading the access 
around the site will be improved with wider roads that are not as steep as many of the existing 
roads in the area. Additionally, many unsafe downhill, steeply sloped stop conditions will be 
eliminated through the approved rerouting of Wassou, Lakeview and the elimination of Reservoir 
Road. As such, the work that needs to be done for grading will provide end result improvements to 
the area.  
 

 
(e)  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. 
 
There is not a military installation within close proximity to the site. As such, this policy is not applicable. 

 

Article 424 (Hillside Development) Considerations 

 
Article 424 (Hillside Development) Purpose Section Analysis to Project  
 
The proposed project meets the thresholds of a hillside development as over 20% of the site exists on slopes 
greater than 15%. It should be noted that this aspect of the review can be waived for projects within the Tahoe 
Planning Areas, per WCDC 110.424.05.  
 

(a) Minimizing use of slopes subject to instability, erosion, landslide, flood hazards or drainage problems; 

The proposed Preliminary Mass Grading Plan achieves these items by providing the following 
items:  

a. Soil Nail Walls for slope/roadways stability  

b. Providing erosion control methods accepted by TRPA and Washoe County during the 

construction phases  

c. Existing off-site drainage facilities shall be protected and maintained during and after 

construction is completed by following TRPA and Washoe County Regulations.  

d. On-Site drainage during and after completion shall meet and/or exceed drainage 

regulations/standards as required and approved by TRPA and Washoe County.  
 

(b) Minimizing the careless alteration of and disruption to the natural topography and landscape; 
The necessary construction of the approved connector road and Wellness Way alignments and to 
accommodate the TRPA approved project on this site will necessitate significant grading. Grading on 
the interior of the site is needed to create the below surface parking structures that will help to meet the 
Tahoe Area Plan objectives of concealing and deemphasizing the automobile and parking areas for this 
commercial and residential project. The buildings will be placed in a hillside adaptive manner. 
 

(c) Providing safe and adequate vehicular and pedestrian access to and within hillside areas, including 
emergency access; 

Part of the vision and approval of the Boulder Bay plan by TRPA required that pedestrian access be 
enhanced through the site. Pedestrian walkways will be provided in an area where no sidewalks or other 
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pedestrian specific improvements exist in association with the roadway network. The approved 
alignment of the connector roads will provide safer vehicular access than exists with the current 
roadway network by eliminating the existing, steeply sloped downhill stop conditions.  
 

(d) Establishing stormwater runoff and erosion control techniques to minimize adverse water quality impacts 
resulting from non-point runoff; 

The proposed stormwater runoff collection facilities shall be provided for review and approval by TRPA 
and Washoe County, prior to construction of proposed storm drain and water quality facilities. See 
proposed storm drain exhibit provided in Tab B of this application. The project will meet the required 
BMP’s that are necessary in the Tahoe Basin, per TRPA requirement as it is recognized that the 
protection of water quality is significantly important and valued to the property owner/applicant as 
much as it is the existing residents and visitors to the area. 
 

(e) Encouraging innovative grading techniques and building design which respond to the hillside terrain and 
natural contours of the land; 

The soil nailing wall system allows for a smaller disturbance footprint than would be typical with most 
alternative wall systems and brings added visual benefit in that they can be covered with soil at a 
gentler grade than a stand-alone wall system would provide. With this system of wall, giant screws are 
drilled through the wall into the bedrock that exists on the uphill side of the wall until the PSI rating of 
the screw in the bedrock can appropriately maintain the structural stability of the wall. The soil nail 
walls on the site will be ultimately concealed with future buildings, covered with soil at a gentler grade 
than the wall presents (3:1 or less, typical) and landscaped to appear as a natural slope area or they 
may be covered with an application to have certain segments of the wall appear as stacked stone or 
another aesthetic appearance. The soil nail walls near the future building, which subterranean footprints 
can be seen on the preliminary grading plan will be concealed by those future buildings and will allow 
for an appropriate finish floor level of the subterranean parking garages that will be part of the final 
project plans. Provision of such parking garage facilities will meet the Tahoe Area Plan goals of 
deemphasizing parking areas. In fact the soil nail wall system will actually go further in that the garage 
or subsurface level parking will not present the amount of runoff and pollutants as a surface lot would. 
This is due to the subsurface lot/garage is not being exposed to the rain and snow melt like a surface 
level lot would be.  
 
This innovative grading technology of use of the soil nail wall systems will indirectly help to better 
preserve the water quality in Lake Tahoe by allowing for a lower finish floor grade for the subsurface 
parking garages on the site, which will in turn provide less petrochemical runoff with stormwater 
leaving the site. 
 
 

(f) Minimizing impacts on existing trees and vegetation which reduce erosion, stabilize steep hillsides, 
enhance visual quality, protect water quality and preserve critical watershed recharge areas; 

The proposed grading of the site will save all the trees that are able to be saved within the site. 
However, grading activities will necessitate new elevation levels within most of the interior of the site. 
There will be some impact to existing vegetation associated with the construction of the new/approved 
alignments for the connector roads and Wellness Way. Again, any such grading will work to be as low 
impact as possible for tree removal, but there will be tree loss in association with the proposed work. 
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(g) Encouraging the transfer of density to avoid hazardous areas and to protect environmentally sensitive 
and open space areas; and 

Through initial planning and design of the Boulder Bay project, density transfers were previously 
approved.  The site that is included in this application request has been a developed hotel/casino 
project since 1946 as a development that grew and added new buildings, over time that stepped up the 
hill in a terraced fashion. The site has been developed as an intensely used and developed site for the 
past 75 years and redevelopment of this site will not have a detrimental impact on environmentally 
sensitive and open space areas within the Tahoe Basin.   
 

(h) Minimizing impacts on prominent ridgelines, significant viewsheds, canyons and visually prominent rock 
outcroppings which reflect the visual value and scenic character of hillside areas 

No ridgelines exist on the project site. 
 
Article 424.35 (Grading and Drainage Standards) Analysis to Project  
 
Section 110.424.35 Grading and Drainage Standards. This section sets forth development standards for grading 
and drainage of hillside and ridgeline properties. The property does qualify under Washoe County Code for 
review as a hillside development project with +/-30% of the subject property being characterized by slopes of 
15% or greater. It should be noted that the Washoe County Development Code, under section 110.424.05(c) 
allows for a waiver to be granted for properties under the jurisdiction of TRPA, which this property is. However, 
for the purpose of transparency, the information typically required regardless of location within Washoe County 
is provided.  
 

(a) Grading. These grading standards are applicable to hillside and ridgeline development only if a special 
use permit for grading is required pursuant to Washoe County Ordinance 811. The following standards 
are intended to preserve natural topographic features, foster resource preservation, and minimize 
degradation of the visual character of hillsides: 
 
(1) Grading shall relate to the natural topography with the natural topography maintained to the greatest 
extent possible; 

The natural topography of the site is terraced from the original development of the Tahoe Biltmore, 
which began in 1946 and expanded up the hill, over time. The proposed grading presents a grading plan 
that respects the historical development of the site and will better use split pad/stepped foundation 
design in the project that was previously reviewed and approved through TRPA than the existing 
structures do.  

 
(2) Where alteration to the natural topography is necessary, graded slopes shall be contoured to 
provide a smooth and gradual transition of grading and natural slopes, while maintaining the basic 
character of the terrain; 

Areas of grade and slope between structures on the site will be graded in a recreated naturalistic 
appearance to emulate the property surrounding forest and slopes while meeting fire safety access and 
vegetation separation requirements.   

 
(3) Standard pad grading or terracing which results in grading outside the building footprint and access 
area shall be discouraged; 

Grading efforts on the site will be concentrated to the building footprint whenever possible. There will 
be some areas of the site where grading outside of the building footprint is unavoidable and it is 
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understood that limited area of such grading could and would be allowed, as justifiable as this standard 
is only noted to be “discouraged”, not prohibited.   

 
(4) Grading of knolls, ridgelines or toes of slopes shall be rounded to conform with the natural grade 
and to provide a smooth transition to the natural slope; 

No such areas exist on the property. As such, this standard is not applicable.  
 
(5) Grading shall create varying gradients in order to avoid a "manufactured" appearance; 

This is understood. Grading adjacent to buildings and exposed slopes shall be provided with a natural 
appearance.    

 
(6) Grading in environmentally sensitive habitat areas shall occur only when necessary to protect, 
maintain, enhance or restore the habitat; and 

No such areas exist on the property. As such, this standard is not applicable. 
 
(7) A slope stability and scarring mitigation plan, certificated by the project engineer, shall be reviewed 
and approved by the Director of Community Development and the Public Works Department prior to 
initiation of grading 

This will be accomplished. 
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ATTACHMENT D 







 COMMUNITY SERVICES DEPARTMENT 
      Planning and Building Division 

      Planning Program 

1001 EAST 9TH STREET 
RENO, NEVADA 89512-2845 
PHONE (775) 328-6100 
FAX (775) 328.6133 

Planning Commission Action Order 
Variance Case Number WPVAR21-0001 

Decision: Approval with Conditions 

Decision Date:  June 1, 2021 

Mailing/Filing Date: June 4, 2021 

Applicant: Boulder Bay, LLC  

Property Owner 1: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 

Property Owner 2: Big Water Investments, Inc 
PO Box 622 
Incline Village, NV 89450 

Property Owner 3: United States Forest Service 
Attn: Lake Tahoe Basin MGMT Unit 
35 College Drive 
South Lake Tahoe, 96150 

Assigned Planner: Chris Bronczyk, Planner  
Washoe County Community Services Department 
Planning and Building Division 
Phone: 775.328.3612 
E-Mail: cbronczyk@washoecounty.us

Variance Case Number WPVAR21-0001 (Boulder Bay) – For hearing, discussion and 
possible action to vary certain Washoe County Code (“WCC”) Article 436 standards to address 
Street Design Requirements as allowed under 110.436.15(a). The specific variance request is 
related to right-of-way width, maximum road grades, street grade at intersections, street curves, 
vertical curves, and curve separations. The applicant is also requesting to vary WCC Article 438 
Grading Standards, specifically, 110.438.35(a)(4) and 110.438.45(c) to accommodate future 
driveway locations. 

• Applicant: Boulder Bay, LLC 
• Property Owner 1: Boulder Bay, LLC 
• Property Owner 2: Big Water Investments, Inc 
• Property Owner 3: United States Forest Service 
• Location: 0 State Route 28; 5 State Route 28; 0 Wassau Road; 101 

Lake View Avenue; 47 Reservoir Road 

mailto:cbronczyk@washoecounty.us


To: Boulder Bay, LLC 
Subject: Variance Case Number WPVAR21-0001 (Boulder Bay) 
Date: June 4, 2021 
Page: 2 
 

 

• APN:  123-071-04; 123-054-01; 123-053-04; 123-053-02; 123-
052-04; 123-052-02; 123-052-03; 123-291-01; 123-053-06 

• Parcel Size:  0.64 ac; 1.00 ac; 0.18 ac; 1.42 ac; 3.23 ac; 0.28 ac; 0.28 
ac; 2.77 ac; 1.24 ac 

• Master Plan:  Commercial (C); Suburban Residential (SR) 
• Regulatory Zone: Tourist Commercial (TC); Medium Density Suburban 

(MDS) 
• Area Plan:  Tahoe 
• Citizen Advisory Board:  Incline Village / Crystal Bay 
• Development Code: Authorized in Article 804, Variances; and 806, Vacations 

and Abandonments of Easements or Streets 
• Commission District: 1 – Commissioner Hill 

 
Notice is hereby given that the Washoe County Planning Commission granted approval with 
conditions of the above referenced case number based on the findings in accordance with 
Washoe County Code Chapter 110 (Development Code) Article 804, Variances.  If no appeals 
have been filed within 10 calendar days after the Mailing/Filing date shown on this Action Order, 
the approval by the Washoe County Planning Commission is final.  If filed, an appeal stays any 
further action on the permit until final resolution of the appeal.  An appeal shall be filed in 
accordance with the provisions found in Article 912, Establishment of Commissions, Boards and 
Hearing Examiners, of the Development Code.  This decision is based on having made all five 
findings in accordance with Washoe County Code Section 110.804.25:   
 

1. Special Circumstances.  Because of the special circumstances applicable to the 
property, including exceptional narrowness, shallowness or shape of the specific 
piece of property; exceptional topographic conditions; extraordinary and exceptional 
situation or condition of the property and/or location of surroundings; the strict 
application of the regulation results in exceptional and undue hardships upon the 
owner of the property; 

2. No Detriment.  The relief will not create a substantial detriment to the public good, 
substantially impair affected natural resources or impair the intent and purpose of the 
Development Code or applicable policies under which the variance is granted; 

3. No Special Privileges.  The granting of the variance will not constitute a grant of 
special privileges inconsistent with the limitations upon other properties in the vicinity 
and the identical regulatory zone in which the property is situated;  

4. Use Authorized.  The variance will not authorize a use or activity which is not 
otherwise expressly authorized by the regulation governing the parcel of 
property;  

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. 

 
This Action Order is issued subject to the attached conditions and Washoe County development 
standards.  Please contact the planner assigned to your project at the above-referenced phone 
number within seven days of receipt of this Order to review the steps necessary to satisfy the 
Conditions of Approval.  Any business license, certificate of occupancy or final approval shall 
not be issued until all of the Conditions of Approval (attached) are satisfied.  Additionally, 



To: Boulder Bay, LLC 
Subject: Variance Case Number WPVAR21-0001 (Boulder Bay) 
Date: June 4, 2021 
Page: 3 

compliance shall be required with all federal, state and local statutes, ordinances, and 
regulations applicable to the approved project.   

This Action Order does not authorize any development, to include building construction 
and grading, without the required permits from the Washoe County Planning and 
Building Division, Building Program. 

Washoe County Community Services Department 
Planning and Building Division 

________________________________________ 
Trevor Lloyd 
Secretary to the Planning Commission 

TL/CB/lk 

Enclosure:  Conditions of Approval 

Applicant: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 

Property Owner 1: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 
hbacon@intlsupply.com 

Property Owner 2: Big Water Investments, Inc 
PO Box 622 
Incline Village, NV 89450 

Property Owner 3:  United States Forest Service 

Representatives: 

Action Order xc: 

Attn: Lake Tahoe Basin MGMT Unit 
35 College Drive 
South Lake Tahoe, CA 96150 

R. David Snelgrove, AICP
1150 Corporate Blvd.
Reno, NV 89506
dsnelgrove@cfareno.com

Jennifer Gustafson, District Attorney’s Office; Keirsten Beck, Assessor’s 
Office; Rigo Lopez, Assessor’s Office; Walt West, Engineering and 
Capital Projects; Dale Way, Truckee Meadows Fire Protection District; 

mailto:hbacon@intlsupply.com
mailto:dsnelgrove@cfareno.com


To: Boulder Bay, LLC 
Subject: Variance Case Number WPVAR21-0001 (Boulder Bay) 
Date: June 4, 2021 
Page: 4 

Sophia Kirschenman, Parks and Open Spaces; Mark Sullivan, NV 
Energy; Alex Wolfson, NDOT; Kimberly Felton, Forest Service  

Tahoe Agencies: Tahoe Regional Planning Agency, Post Office Box 5310, Stateline, NV 
89449-5310; North Lake Tahoe Fire Protection District; 866 Oriole Way, 
Incline Village, NV 89451-9439; Incline Village/Crystal Bay Citizen 
Advisory Board; Incline Village General Improvement District, 893 
Southwood Boulevard, Incline Village, NV 89451; Nevada Division of 
Forestry, 885 Eastlake Boulevard, Carson City, NV 89701; Nevada State 
Lands, Rex Harold, 901 South Stewart Street, Suite 5003, Carson City, 
NV 89701-5246; USFS, Brian Garrett, Urban Lands Manager, 35 College 
Drive, South Lake Tahoe, CA 96150 



 

 

      COMMUNITY SERVICES DEPARTMENT 
      Planning and Building Division 

      Planning Program 

1001 EAST 9TH STREET 
RENO, NEVADA 89512-2845 
PHONE (775) 328-6100 
FAX (775) 328.6133 

 
 
 

Planning Commission Action Order 
Abandonment Case Number WAB21-0002 

 
 
Decision:  Approval with Conditions 

Decision Date:   June 1, 2021 

Mailing/Filing Date:  June 4, 2021 

Applicant:  Boulder Bay, LLC  
 
Property Owner 1:  Boulder Bay, LLC 
  PO Box 115 
  Crystal Bay, NV 89402 
 
Property Owner 2:  Big Water Investments, Inc 
  PO Box 622 
  Incline Village, NV 89450 
 
Property Owner 3:   United States Forest Service 
  Attn: Lake Tahoe Basin MGMT Unit 
  35 College Drive 
  South Lake Tahoe, 96150 
 
Assigned Planner: Chris Bronczyk, Planner  

Washoe County Community Services Department  
Planning and Building Division 
Phone: 775.328.3612 
E-Mail: cbronczyk@washoecounty.us  

 
Abandonment Case Number WAB21-0002 (Boulder Bay) – For hearing, discussion and 
possible action to abandon Washoe County’s interest in 60,291 sf of public right-of-way in 
accordance with NRS 278.480 and related provisions in the Washoe County Development 
Code. The roadways where sections are proposed for abandonment are Wassou Road; Lake 
View Avenue; all of Reservoir Road; and a sliver of Stateline Road. As part of the abandonment, 
replacement roadway alignments are proposed to perpetuate access. If approved, the County’s 
abandoned interest in this public right-of-way will be transferred to Boulder Bay, LLC, owners of 
abutting property. 
 

• Applicant: Boulder Bay, LLC 
• Property Owner 1:  Boulder Bay, LLC 
• Property Owner 2:  Big Water Investments, Inc 
• Property Owner 3:  United States Forest Service 
• Location: 0 State Route 28; 5 State Route 28; 0 Wassau Road; 101 

Lake View Avenue; 47 Reservoir Road 

mailto:cbronczyk@washoecounty.us


To: Boulder Bay, LLC 
Subject: Abandonment Case Number WAB21-0002 (Boulder Bay) 
Date: June 4, 2021 
Page: 2 
 

 

• APN:  123-071-04; 123-054-01; 123-053-04; 123-053-02; 123-
052-04; 123-052-02; 123-052-03; 123-291-01; 123-053-06 

• Parcel Size:  0.64 ac; 1.00 ac; 0.18 ac; 1.42 ac; 3.23 ac; 0.28 ac; 0.28 
ac; 2.77 ac; 1.24 ac 

• Master Plan:  Commercial (C); Suburban Residential (SR) 
• Regulatory Zone: Tourist Commercial (TC); Medium Density Suburban 

(MDS) 
• Area Plan:  Tahoe 
• Citizen Advisory Board:  Incline Village / Crystal Bay 
• Development Code: Authorized in Article 804, Variances; and 806, Vacations 

and Abandonments of Easements or Streets 
• Commission District: 1 – Commissioner Hill 

 
Notice is hereby given that the Washoe County Planning Commission granted approval with 
conditions of the above referenced case number based on the findings in accordance with 
Washoe County Code Chapter 110 (Development Code) Article 806, Vacations and 
Abandonments of Easements or Streets.  If no appeals have been filed within 10 calendar days 
after the Mailing/Filing date shown on this Action Order, the approval by the Washoe County 
Planning Commission is final.  If filed, an appeal stays any further action on the permit until final 
resolution of the appeal.  An appeal shall be filed in accordance with the provisions found in 
Article 912, Establishment of Commissions, Boards and Hearing Examiners, of the 
Development Code.  This decision is based on having made all three findings in accordance 
with Washoe County Code Section 110.806.20:   
 

1. Master Plan.  The abandonment or vacation is consistent with the policies, action 
programs, standards and maps of the Master Plan and the Tahoe Area Plan; and 

2. No Detriment.  The abandonment or vacation does not result in a material injury to the 
public; and 

3. Existing Easements.  Existing public utility easements in the area to be abandoned or 
vacated can be reasonably relocated to provide similar or enhanced service. 

This Action Order is issued subject to the attached conditions and Washoe County development 
standards.  Please contact the planner assigned to your project at the above-referenced phone 
number within seven days of receipt of this Order to review the steps necessary to satisfy the 
Conditions of Approval.  Any business license, certificate of occupancy or final approval shall 
not be issued until all of the Conditions of Approval (attached) are satisfied.  Additionally, 
compliance shall be required with all federal, state and local statutes, ordinances, and 
regulations applicable to the approved project.   
 
This Action Order does not authorize any development, to include building construction 
and grading, without the required permits from the Washoe County Planning and 
Building Division, Building Program. 
 

Washoe County Community Services Department 
Planning and Building Division 
 



To: Boulder Bay, LLC 
Subject: Abandonment Case Number WAB21-0002 (Boulder Bay) 
Date: June 4, 2021 
Page: 3 

________________________________________ 
Trevor Lloyd 
Secretary to the Planning Commission 

TL/CB/lk 

Enclosure:  Conditions of Approval 

Applicant: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 

Property Owner 1: Boulder Bay, LLC 
PO Box 115 
Crystal Bay, NV 89402 
hbacon@intlsupply.com 

Property Owner 2: Big Water Investments, Inc 
PO Box 622 
Incline Village, NV 89450 

Property Owner 3:  United States Forest Service 

Representatives: 

Action Order xc: 

Tahoe Agencies: 

Attn: Lake Tahoe Basin MGMT Unit 
35 College Drive 
South Lake Tahoe, CA 96150 

R. David Snelgrove, AICP
1150 Corporate Blvd.
Reno, NV 89506
dsnelgrove@cfareno.com

Jennifer Gustafson, District Attorney’s Office; Keirsten Beck, Assessor’s 
Office; Rigo Lopez, Assessor’s Office; Walt West, Engineering and 
Capital Projects; Dale Way, Truckee Meadows Fire Protection District; 
Sophia Kirschenman, Parks and Open Spaces; Mark Sullivan, NV 
Energy; Alex Wolfson, NDOT; Kimberly Felton, Forest Service  

Tahoe Regional Planning Agency, Post Office Box 5310, Stateline, NV 
89449-5310; North Lake Tahoe Fire Protection District; 866 Oriole Way, 
Incline Village, NV 89451-9439; Incline Village/Crystal Bay Citizen 
Advisory Board; Incline Village General Improvement District, 893 
Southwood Boulevard, Incline Village, NV 89451; Nevada Division of 
Forestry, 885 Eastlake Boulevard, Carson City, NV 89701; Nevada State 
Lands, Rex Harold, 901 South Stewart Street, Suite 5003, Carson City, 
NV 89701-5246; USFS, Brian Garrett, Urban Lands Manager, 35 College 
Drive, South Lake Tahoe, CA 96150 
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Conditions of Approval 
Variance Case Number WPVAR21-0001 
Abandonment Case Number WAB21-0002 

 
 
Variance Case Number WPVAR21-0001 
The project approved under Variance Case Number WPVAR21-0001 shall be carried out in 
accordance with the Conditions of Approval granted by the Planning Commission on June 1, 2021 
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 variance shall be met 
or financial assurance must be provided to satisfy the conditions of approval prior to issuance of 
a grading or building permit.  The agency responsible for determining compliance with a specific 
condition shall determine whether the condition must be fully completed or whether the applicant 
shall be offered the option of providing financial assurance.  All agreements, easements, or other 
documentation required by these conditions shall have a copy filed with the County Engineer and 
the Planning and Building Division. 

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

Washoe County reserves the right to review and revise the conditions of approval related to this 
variance 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. 

 
Abandonment Case Number WAB21-0002 
The project approved under Abandonment Case Number WAB21-0002 shall be carried out in 
accordance with the conditions of approval granted by the Planning Commission on June 1, 2021. 
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, 
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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. Furthermore, to the extent that Washoe County does 
not own the easements in question, it cannot abandon them.  Therefore, this request is in effect 
a “quitclaim” by the County of whatever interest it might have in the easements in favor of the 
owners who applied for the abandonment. Nothing in this abandonment should be construed as 
an assertion by the County of ownership over the easements in question.  To the extent other 
property owners nearby or other entities might have any ownership interests in these easements, 
this abandonment does not affect those interests and the property owners associated with this 
abandonment are responsible for utilizing whatever legal mechanisms are necessary to address 
those interests on their own. 
 
Unless otherwise specified, all conditions related to the approval of this Abandonment shall be 
met prior to recordation of the Resolution and Order of Abandonment.  Prior to recordation of the 
Resolution and Order of Abandonment, each agency shall determine when compliance of their 
specific conditions is met by the applicant as set forth in the Conditions of Approval.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Community Services Department – Planning and Building 
Division.   

Compliance with the conditions of approval related to this abandonment 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.  All conditions of approval must be met prior to the 
Engineering and Capital Projects Division recording the required Resolution and Order of 
Abandonment.   

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

• All conditions of approval are required to be completed before the Abandonment can be 
recorded and finalized. 

• The abandonment will be effective after the approval of a Resolution and Order of 
Abandonment by the Engineering and Capital Projects and after the recordation of the 
Resolution and Order of Abandonment by the County Recorder. 

 
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, for both WPVAR21-0001 

and WAB21-0002. Planning and Building shall be responsible for determining compliance with 
these conditions.   
Contact:  Chris Bronczyk; 775.328.3612; cbronczyk@washoecounty.us  

Variance Conditions of Approval 
a. The applicant shall attach a copy of the action order approving this project to all 

permits and applications (including building permits) applied for as part of this 
variance. 

mailto:cbronczyk@washoecounty.us
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b. The applicant shall demonstrate substantial conformance to the plans approved as part of 
this variance.  The Planning and Building Division shall determine compliance with this 
condition. 

c. The applicant shall submit construction plans, with all information necessary for 
comprehensive review by Washoe County, and initial building permits shall be 
issued within five (5) years from the date of approval by Washoe County. The failure 
to comply with this condition within the five (5) year period shall result in expiration 
of this variance in accordance with WCC 110.804.55(a). The applicant shall complete 
construction within the time specified by the building permits. Compliance with this 
condition shall be determined by the Planning and Building Division and the Tahoe 
Regional Planning Agency.  

d. All man-made slopes proposed to remain after road extension project shall be graded to 
resemble natural slopes, shall include varying curvilinear contour and shall include 
revegetation with native plant species. 

e. Wellness Way shall be minimum twenty feet in width, paved, and heated for snowmelt. 
f. A note shall be placed on all construction drawings and grading plans stating: 

NOTE 

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

g. The following operational conditions shall be required for the life of the project. 
i. Failure to comply with the conditions of approval shall render this approval out of 

compliance with this variance and subject to revocation. Compliance with this 
condition shall be determined by Planning and Building.  

Abandonment Conditions of Approval 
a. The applicant shall attach a copy of the action order approving this project to all 

permits and applications (including building permits) applied for as part of this 
abandonment. 

b. The applicant shall demonstrate substantial conformance to the plans approved as part of 
this abandonment action.  The County Engineer shall determine compliance with this 
condition.  

c. Prior to the recordation of the Resolution and Order of Abandonment, the applicant shall 
submit to the County Engineer for review and approval a description prepared by a 
registered professional of the offer of dedication to be abandoned and replacement private 
access.   

d. The applicant shall comply with all conditions necessary to affect the Resolution and Order 
of Abandonment within five (5) years from the date of the action by the Washoe County 
Planning Commission or this conditional abandonment will be null and void.  

e. This Abandonment will be effective upon recordation of the Resolution and Order of 
Abandonment by the County Recorder. 

Washoe County Planning and Building Division – Parks and Open Spaces  
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2. The following conditions are requirements of the Planning and Building Division, for both 
WPVAR21-0001 and WAB21-0002. The Planning and Building Division shall be responsible 
for determining compliance with these conditions.  
Contact: Sophia Kirschenman; 775.328.3623; skirschenman@washoecounty.us  
a. In conformance with the Tahoe Area Plan and the application materials, the applicant 

shall provide a north-south multi-use path extending the full length of the future resort 
area (roughly paralleling State Route 28).  

b. The applicant shall record a public access easement over the path. The easement shall 
be identified on the final map.  

Washoe County Engineering and Capital Projects   
3. The following conditions are requirements of Engineering and Capital Projects, for both 

WPVAR21-0001 and WAB21-0002. Engineering and Capital Projects shall be responsible for 
determining compliance with these conditions. 
Contact:  Walt West; 775.328.2041; wwest@washoecounty.us   
a. Roadways proposed for Abandonment Case WAB21-0002 Boulder Bay shall meet 

Washoe County Code, AASHTO and MUTCD requirements except where specifically 
modified as follows: 

i. Street width (No Parking): 24 feet minimum (front face to front face curb) 
ii. Street width (with Parking): 16 feet (centerline to front face curb) on parking side, 

12 feet minimum (centerline to front face curb) on no parking side. 
iii. Right-of-way granted shall be located a minimum of 0.5 feet behind the back face 

of curb. 
iv. Max roadway grade:  The street grades shall be minimized to the maximum extent 

practical in general conformance w/ preliminary plans submitted with the 
application but in no case shall exceed 12%, subject to final approval by the 
County Engineer. 

v. Barrier rails/walls shall be installed where warranted. 
vi. Retaining wall heights adjacent to Washoe County Right-of-way will be permitted 

with estimated exposed height of 15 feet, equipped w/ appropriate safety fencing, 
subject to final approval of the County Engineer. 

b. Prior to recordation of the Order of Abandonment, the applicant shall submit legal 
descriptions and exhibit maps for the areas of abandonment, any new easements and any 
easement reservations that are required, to the Engineering and Capital Projects Division 
for review and approval.  Legal descriptions and exhibit maps shall be prepared by a 
Nevada professional land surveyor. 

c. Retention or relocation of all public utility easements is required to the satisfaction of and 
at no expense to Washoe County or the existing public utilities that originally accepted 
and approved said easements, as well as any other public utilities now in existence that 
currently utilize said easements.  Said relocations shall be evidenced by the recordation 
of properly executed documents reflecting the grant of new easements (if required) to 
said public utilities and the relinquishment by said public utilities of their former 
easements. 

d. The boundary line adjustment with the USDA Forest Service shall be recorded prior to 
the recordation of the Order of Abandonment. 

mailto:skirschenman@washoecounty.us
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e. All dedications for new right-of-ways and easements shall be recorded prior to the 
recordation of the Order of Abandonment.   

f. A complete set of construction improvement drawings including an onsite grading plans, 
plan and profiles and details, shall be submitted to the County Engineer for approval 
prior to construction. Engineering Review Fees per the approved Master Fee Schedule 
shall be submitted with the application. 

g. A cost estimate shall be prepared for all proposed street improvements and submitted 
for approval by the County Engineer and a Faithful Performance Bond for the approved 
amount shall be provided to Washoe County prior to final approval of construction 
drawings. 

h. Pedestrian walkways shall be provided onsite in lieu of roadway sidewalks.  Onsite 
development plans shall provide for public pedestrian access through the development. 

i. A public access easement shall be granted over the private roadway (Wellness Way) 
and shall be permanently heated. 

j. All required street improvements within new and existing rights-of-way shall be 
constructed and accepted by Washoe County prior to the recordation of the Order of 
Abandonment. 

k. A detailed hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report 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. 

l. A detailed drainage plan and appropriate drainage facilities necessary to capture storm 
water runoff for the improved roadways shall be provided. 

m. Any retaining wall located within the slope failure wedge from Washoe County right-of-
way shall be constructed of reinforced concrete and designed by an engineer licensed in 
the State of Nevada. Retaining walls shall not be located within Washoe County right-of-
way and shall be set back from the right-of-way to allow for snow storage from the street 
right-of-way as approved by the County Engineer.  The maintenance of the retaining 
walls shall be by the Property/Homeowners Association and the CCR’s shall clearly 
identify the P/HOA’s maintenance responsibilities of retaining walls. 

n. A 10-foot public utility easement (PUE), a 10-foot Washoe County easement for traffic 
control signage, plowed snow storage, and a 10-foot United States Postal Service 
facilities easement shall be granted adjacent to all rights-of-ways. 

o. No structures shall be permitted to be located within newly created right-of-way.  Prior to 
acceptance of State Line Road and for any existing structures located within required 
building setback the following shall be provided: 

i. A release of liability shall be recorded indemnifying Washoe County from structure 
damage due to roadway use and maintenance and snow plowing activities on a 
form approved by the Washoe County Engineer. 

ii. The roadway design shall meet all Washoe County Code and AASHTO roadside 
safety standards with respect to obstructions within the clear zone which may 
require crash worthy barrier system installation. 
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p. Street naming of new streets shall comply with street naming standards including 
potential street name change of Stateline Road.  Approval of street names given the new 
roadway alignments shall be obtained from the Washoe County Street Naming 
Coordinator prior to the approval of construction drawings.   

q. Applicant shall prepare an access and phasing plan to address access to existing 
residences during construction. 

r. A traffic study and report addressing level of service at intersections and turning 
movements shall be submitted to NDOT and Washoe County Engineering with the 
submittal of plans for review. 

s. Prior to the approval of a final design for proposed work within NDOT right-of-way, A 
copy of an approved NDOT encroachment/occupancy permit shall be provided.  

t. The applicant shall comply with conditions necessary to effect the Resolution and Order 
of Abandonment within five (5) years from the date of the action by the Planning 
Commission or this conditional abandonment will be null and void. 

Incline Village General Improvement District (IVGID) 
4. The following conditions are requirements of IVGID, for both WPVAR21-0001 and WAB21-

0002. IVGID shall be responsible for determining compliance with these conditions.   
Contact: Tim Buxton; 775.832.1246; tim_buxton@ivgid.org   
a. Any relocation or improvement to the water and or sewer facilities, shall be in accordance 

with current Incline Village General Improvement District regulations 

North Lake Tahoe Fire Protection District (NLTFPD) 
5. The following conditions are requirements of the North Lake Tahoe Fire Protection District, for 

both WPVAR21-0001 and WAB21-0002. North Lake Tahoe Fire Protection District shall be 
responsible for determining compliance with these conditions.  
Contact:  Jennifer Donohue; 775.831.0351 x8127; jdonohue@nltfpd.net  
a. Fire apparatus access roadways shall have a minimum inside turning radius of 30-feet 

and outside radius of no less than 45-feet. 

b. As previously approved, Wellness Way shall be minimum twenty feet in width, paved, 
and heated for snowmelt.  

c. Fire apparatus access roadways shall have a minimum inside turning radius of 30-feet 
and outside radius of no less than 45-feet. 

Nevada Department of Transportation 
6. The following conditions are requirements of the Nevada Department of Transportation, for 

both WPVAR21-0001 and WAB21-0002. NDOT shall be responsible for determining 
compliance with these conditions.   

 Contact: Alex Wolfson; 775.834.8365; awolfson@dot.nv.gov 
a. The proposed project is directly adjacent to State Route 28 (SR-28) and proposes 

changing access patterns as part of the roadway abandonment request. SR-28 is an 
NDOT owned road that is functionally classified as an urban minor arterial.  

b. An NDOT occupancy permit will be required for the proposed improvements adjacent to 
and within the SR-28 right of way. This includes the proposed new/modified access 
connections to SR-28 and the removal of accesses proposed to be abandoned.  

mailto:tim_buxton@ivgid.org
mailto:jdonohue@nltfpd.net
mailto:awolfson@dot.nv.gov
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i. As part of the occupancy permit process, NDOT will require an updated traffic 
impact analysis be submitted for approval to determine the impact of the 
abandoned and new/modified accesses on the state highway system and required 
mitigations.  

ii. This project proposes noteworthy changes to access and circulation along SR-28 
through Crystal Bay. As part of the occupancy permit process, NDOT may require 
the applicant to perform additional analysis such as an intersection control 
evaluation (ICE) to determine the safest control method for new/modified 
accesses.  

c. All work proposed within or adjacent to the SR-28 right of way must comply with NDOT’s 
Standard Plans, Access Management System and Standards, Terms and Conditions 
Relating to Right-of-Way Occupancy Permits, and Drainage Manual current version at 
the time of application. Please contact the NDOT District II Permits Office at (775) 834- 
8330 for information about obtaining NDOT occupancy permits.  

d. NDOT’s Five Year Plan includes a pavement preservation project for this section of SR- 
28 that is tentatively scheduled to begin in May 2021. Any improvements proposed by 
the Boulder Bay project must be compatible with the SR-28 project including schedule.  

e. The State defers to municipal government for land use development decisions. Public 
involvement for community development related improvements within or adjacent to 
NDOT right of way should be considered during the municipal land use development 
process. Significant improvements proposed within NDOT right of way may require 
additional public involvement. It is the responsibility of the applicant to perform such 
additional public involvement.  

f. This letter does not provide for approval or disapproval of any improvements proposed 
by the project. NDOT review during the occupancy permit process may result in 
modification to the proposed improvements or denial. 
 

*** End of Conditions *** 
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INTRODUCTION 

This report presents the preliminary storm drainage plan for the grading special use permit for The Resort 

at Tahoe and Residences (formerly Boulder Bay) property located in Crystal Bay, Nevada at the California 

State Line.   

 

The purpose of this study is to ensure that the onsite grading and detention areas can handle the runoff 

associated with a 5 and100-year storm event in accordance with the Truckee Meadows Regional Drainage 

Manual and the Tahoe Regional Planning Agency’s Best management practices. A more detailed report 

highlighting the specifics of the best management practices will be provided with the grading application at 

a later date. 

 

EXISTING SITE DESCRIPTION & DRAINAGE 

The limits of grading on the site are bound by Stateline/Lakeview/Wassou Roads and 

residential/commercial lots to the north and west, and Stateline 28 to the south and east. The existing site, 

within the proposed limits of grading associated with this permit, has an area of ±10 acres of developed 

land consisting mainly of the Biltmore Motel, associated parking, and site improvements. It is estimated that 

approximately 70% of the existing site, within the proposed limits of grading, is impervious. The site has 

slopes varying from 4% to over 14%. Based on the best available information, it appears that the existing 

site has an onsite storm sewer system that connects to a public storm sewer located within Highway 28 

along the southern and western property line of the site. This storm sewer discharges to a large infiltration 

gallery and detention pond on the west side of Stateline Road, just south of CalNeva Road. This facility has 

been identified on the Existing and Proposed Storm Drain Exhibit included in Tab B of the SUP application. 

A vicinity map identifying the location of the property is provided as Figure 1. 
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Figure 1: Vicinity Map 

 

FLOOD ZONE 

 
According to FIRM Index Map #32031C3400G, dated March 16th, 2009, the portion of the site that will be 

developed is located within the following flood zone area: 

 

 Zone X, Unshaded; flood zone areas determined to be outside the 0.2% annual chance floodplain 

 

A copy of the FIRM Map is located in Appendix A. 
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PROPOSED DRAINAGE 

 
The site is proposed to have grades varying from 3% to 33% with retaining walls where needed for road 

cuts. The proposed grading will direct water via earthen swales, sheet flow, and appropriate temporary 

BMPs to the southwestern corner of the site where a detention area/infiltration gallery will be excavated. 

This proposed area is identified on the “Preliminary Mass Grading Plan” provided in Tab B of the SUP 

application. This detention area will connect to the existing stormwater sewer system within Highway 28 

and will eventually discharge to the existing infiltration gallery located south of CalNeva Road. Since this is 

a special use permit for grading the proposed site will reduce the impervious cover from approximately 70% 

to around 20% no new impervious cover is to be provided with the grading permit or SUP. Table 1 Below 

provides a comparison of the existing and proposed conditions.  

 

TABLE 1
EXISTING VS PROPOSED BASIN COMPARISON

DRAINAGE 
AREA  

AREA 
(ACRE) % IMP 

5YR 
RUNOFF 
(COEFF)

100YR 
RUNOFF 
(COEFF) TC (MIN)

5YR 
PEAK 

DIS.(CFS) 

100YR 
PEAK 
DIS. 

(CFS)
EXISTING 10 70 0.65 0.80 10.0 11.38 30.15

PROPOSED 10 20 0.20 0.50 10.0 3.50 18.85
 

Permanent BMP structures and infiltration galleries will be provided with subsequent permitting of the 

project of the project (IE, Grading Permit, Tentative map, Final Map). 

RATIONAL METHOD 

 
The Rational Method is used to estimate the peak runoff resulting from a storm of given intensity and 

frequency falling on a specific watershed.  The peak flow is expressed as: 

 

 Q =  C i A 

 

where Q =  Peak rate of runoff, cubic feet per second 

 C =  Runoff coefficient 

  i =  Average rainfall intensity, inches per hour 
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 A =  Watershed area, acres 

 

Washoe County allows the use of the Rational Method for urban and small watersheds 500 acres or less.  

Runoff computations are made using criteria provided by the Truckee Meadows Regional Drainage 

Manual.  Runoff coefficients were determined from Table 701.  Rainfall intensities are determined from the 

rainfall intensity-duration-frequency (IDF) curves for the Washoe County area and are provided in Appendix 

D.  The initial time of concentration, Tc(1), is calculated by the formula: 

  

Tc(1)  =  10  or  

 

where  Tc(1)  =  Initial time of concentration, minutes 

 L  =  Length from uppermost point of watershed to design point, feet 

 V  =  Channel or overland velocity, feet per second 

 

The initial time of concentration models build-up and sheet flow conditions in the uppermost part of the 

watershed.  Except for very small impervious watersheds, the minimum build-up time of 10 minutes is 

assumed.  Therefore, for the first design point, the time of concentration is determined by adding travel time 

to the build-up time as follows: 

 

Tc(1) =  10  +  
L

60 x V
   

 

The time of concentration at successive points downstream is calculated by adding total travel time to the 

initial build-up time: 

 

 Tc(n) =  10  +  ∑ 
L

60 x V
   

 

where Tc(n)  =  Time of concentration at design point, minutes 
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 ∑ 
L

60 x V
   =  Total travel time to design point, minutes 

 L  =  Length of flow path between design points, feet 

 V  =  Velocity, feet per second 

 

Velocities used are 2 - 3 fps for surface flow and 3 - 5 fps for channel and conduit flow. 

 

Rational Method calculations are performed using a spreadsheet containing the appropriate IDF curves and 

routing parameters. The peak flow for each drainage area is determined based on the runoff coefficient, 

initial time of concentration, and area (Ref. Calculations, Appendix B). 

 

 
CONCLUSION 
 
As demonstrated in this report, the proposed drainage concept will convey the 5-year and 100-year storm 

flows. Due to the decrease in impervious cover on the site, the proposed 5yr and 100yr stormwater 

discharge is greatly reduced and will not create an adverse effect on the existing stormwater system or 

infiltration gallery/detention pond.  

 

A more detailed drainage report for this project will be provided with subsequent permit applications. 
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APPENDIX B 
STORM WATER CALCULATIONS 
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NOAA Atlas 14, Volume 6, Version 2 
Location name: Crystal Bay, Nevada, USA* 
Latitude: 39.2306°, Longitude: -120.0048° 

Elevation: 6513.95 ft**
* source: ESRI Maps 

** source: USGS

POINT PRECIPITATION FREQUENCY ESTIMATES
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Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches/hour)1

Duration
Average recurrence interval (years)

1 2 5 10 25 50 100 200 500 1000

5-min 1.60
(1.36‑1.88)

2.00
(1.70‑2.38)

2.60
(2.22‑3.10)

3.16
(2.65‑3.79)

4.01
(3.24‑5.02)

4.76
(3.76‑6.10)

5.63
(4.31‑7.42)

6.64
(4.92‑9.04)

8.22
(5.81‑11.8)

9.67
(6.56‑14.4)

10-min 1.14
(0.972‑1.35)

1.43
(1.22‑1.70)

1.87
(1.59‑2.22)

2.26
(1.90‑2.72)

2.87
(2.32‑3.59)

3.41
(2.69‑4.37)

4.03
(3.08‑5.32)

4.75
(3.52‑6.47)

5.89
(4.16‑8.44)

6.93
(4.70‑10.3)

15-min 0.920
(0.784‑1.09)

1.16
(0.984‑1.37)

1.51
(1.28‑1.79)

1.82
(1.54‑2.19)

2.32
(1.87‑2.90)

2.75
(2.17‑3.52)

3.25
(2.49‑4.28)

3.83
(2.84‑5.22)

4.75
(3.36‑6.80)

5.59
(3.79‑8.32)

30-min 0.594
(0.506‑0.702)

0.748
(0.636‑0.886)

0.974
(0.826‑1.16)

1.18
(0.992‑1.42)

1.50
(1.21‑1.87)

1.78
(1.40‑2.28)

2.10
(1.61‑2.77)

2.48
(1.83‑3.37)

3.07
(2.17‑4.39)

3.61
(2.45‑5.38)

60-min 0.410
(0.350‑0.485)

0.516
(0.440‑0.611)

0.672
(0.571‑0.799)

0.814
(0.685‑0.977)

1.03
(0.835‑1.29)

1.23
(0.968‑1.57)

1.45
(1.11‑1.91)

1.71
(1.27‑2.33)

2.12
(1.50‑3.03)

2.49
(1.69‑3.71)

2-hr 0.284
(0.242‑0.336)

0.354
(0.302‑0.419)

0.456
(0.387‑0.542)

0.549
(0.462‑0.659)

0.691
(0.558‑0.864)

0.814
(0.642‑1.04)

0.954
(0.731‑1.26)

1.11
(0.826‑1.52)

1.36
(0.961‑1.95)

1.58
(1.07‑2.35)

3-hr 0.235
(0.201‑0.278)

0.291
(0.248‑0.345)

0.373
(0.316‑0.443)

0.446
(0.375‑0.536)

0.558
(0.451‑0.698)

0.655
(0.516‑0.839)

0.763
(0.585‑1.01)

0.887
(0.657‑1.21)

1.08
(0.760‑1.54)

1.24
(0.842‑1.85)

6-hr 0.174
(0.148‑0.205)

0.212
(0.181‑0.252)

0.269
(0.228‑0.320)

0.319
(0.268‑0.383)

0.394
(0.319‑0.493)

0.459
(0.362‑0.588)

0.530
(0.406‑0.699)

0.611
(0.453‑0.832)

0.732
(0.517‑1.05)

0.837
(0.568‑1.25)

12-hr 0.125
(0.106‑0.148)

0.153
(0.131‑0.182)

0.194
(0.165‑0.230)

0.229
(0.192‑0.275)

0.280
(0.227‑0.350)

0.323
(0.255‑0.414)

0.369
(0.283‑0.487)

0.421
(0.312‑0.573)

0.496
(0.350‑0.709)

0.559
(0.379‑0.833)

24-hr 0.091
(0.078‑0.107)

0.114
(0.098‑0.135)

0.145
(0.124‑0.172)

0.171
(0.146‑0.205)

0.209
(0.174‑0.257)

0.240
(0.195‑0.300)

0.272
(0.217‑0.348)

0.308
(0.240‑0.403)

0.359
(0.270‑0.487)

0.401
(0.292‑0.560)

2-day 0.060
(0.052‑0.071)

0.077
(0.066‑0.091)

0.099
(0.085‑0.118)

0.118
(0.101‑0.142)

0.146
(0.121‑0.179)

0.168
(0.137‑0.210)

0.191
(0.153‑0.244)

0.216
(0.169‑0.283)

0.252
(0.190‑0.342)

0.282
(0.206‑0.394)

3-day 0.046
(0.040‑0.054)

0.059
(0.051‑0.070)

0.078
(0.067‑0.093)

0.094
(0.080‑0.112)

0.116
(0.097‑0.143)

0.135
(0.110‑0.168)

0.154
(0.123‑0.197)

0.175
(0.136‑0.229)

0.205
(0.154‑0.278)

0.229
(0.167‑0.321)

4-day 0.038
(0.033‑0.045)

0.049
(0.043‑0.058)

0.065
(0.056‑0.077)

0.079
(0.067‑0.094)

0.098
(0.081‑0.121)

0.114
(0.093‑0.142)

0.130
(0.104‑0.166)

0.148
(0.115‑0.194)

0.174
(0.131‑0.236)

0.195
(0.142‑0.272)

7-day 0.025
(0.022‑0.030)

0.034
(0.029‑0.040)

0.045
(0.039‑0.053)

0.054
(0.047‑0.065)

0.068
(0.056‑0.084)

0.079
(0.064‑0.099)

0.090
(0.072‑0.116)

0.103
(0.080‑0.135)

0.120
(0.090‑0.163)

0.134
(0.098‑0.188)

10-day 0.020
(0.017‑0.024)

0.027
(0.023‑0.032)

0.036
(0.031‑0.043)

0.044
(0.037‑0.052)

0.054
(0.045‑0.067)

0.063
(0.051‑0.079)

0.072
(0.058‑0.092)

0.082
(0.064‑0.107)

0.096
(0.072‑0.130)

0.107
(0.078‑0.149)

20-day 0.013
(0.011‑0.016)

0.018
(0.015‑0.021)

0.024
(0.020‑0.028)

0.029
(0.025‑0.034)

0.036
(0.030‑0.044)

0.041
(0.034‑0.052)

0.047
(0.038‑0.060)

0.053
(0.041‑0.070)

0.062
(0.046‑0.084)

0.068
(0.050‑0.095)

30-day 0.011
(0.009‑0.013)

0.014
(0.012‑0.017)

0.019
(0.016‑0.022)

0.023
(0.020‑0.027)

0.028
(0.024‑0.035)

0.033
(0.027‑0.041)

0.037
(0.030‑0.047)

0.042
(0.032‑0.055)

0.048
(0.036‑0.065)

0.053
(0.039‑0.074)

45-day 0.009
(0.008‑0.010)

0.012
(0.010‑0.014)

0.015
(0.013‑0.018)

0.019
(0.016‑0.022)

0.023
(0.019‑0.028)

0.026
(0.021‑0.033)

0.029
(0.024‑0.038)

0.033
(0.026‑0.043)

0.038
(0.028‑0.051)

0.041
(0.030‑0.058)

60-day 0.008
(0.007‑0.009)

0.010
(0.009‑0.012)

0.013
(0.012‑0.016)

0.016
(0.014‑0.019)

0.020
(0.016‑0.024)

0.022
(0.018‑0.028)

0.025
(0.020‑0.032)

0.028
(0.022‑0.037)

0.032
(0.024‑0.043)

0.035
(0.025‑0.048)

1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.

Back to Top

PF graphical

https://www.commerce.gov/
http://www.noaa.gov/
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Wednesday, 12 / 8 / 2021

Hyd. No. 3

E 5 yr

Hydrograph type =  Rational Peak discharge =  11.38 cfs
Storm frequency =  5 yrs Time to peak =  10 min
Time interval =  1 min Hyd. volume =  6,826 cuft
Drainage area =  10.000 ac Runoff coeff. =  0.65
Intensity =  1.750 in/hr Tc by User =  10.00 min
IDF Curve =  prelim Boulder Bay.IDF Asc/Rec limb fact =  1/1
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Hyd. No. 3 -- 5 Year

Hyd No. 3
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Wednesday, 12 / 8 / 2021

Hyd. No. 1

E 100 yr

Hydrograph type =  Rational Peak discharge =  30.15 cfs
Storm frequency =  100 yrs Time to peak =  10 min
Time interval =  1 min Hyd. volume =  18,092 cuft
Drainage area =  10.000 ac Runoff coeff. =  0.8
Intensity =  3.769 in/hr Tc by User =  10.00 min
IDF Curve =  prelim Boulder Bay.IDF Asc/Rec limb fact =  1/1
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Hyd No. 1
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Wednesday, 12 / 8 / 2021

Hyd. No. 4

P 5 yr

Hydrograph type =  Rational Peak discharge =  3.501 cfs
Storm frequency =  5 yrs Time to peak =  10 min
Time interval =  1 min Hyd. volume =  2,100 cuft
Drainage area =  10.000 ac Runoff coeff. =  0.2
Intensity =  1.750 in/hr Tc by User =  10.00 min
IDF Curve =  prelim Boulder Bay.IDF Asc/Rec limb fact =  1/1

0 2 4 6 8 10 12 14 16 18 20

Q (cfs)

0.00 0.00

1.00 1.00
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3.00 3.00

4.00 4.00

Q (cfs)

Time (min)
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Hyd. No. 4 -- 5 Year

Hyd No. 4



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Wednesday, 12 / 8 / 2021

Hyd. No. 2

P 100 yr

Hydrograph type =  Rational Peak discharge =  18.85 cfs
Storm frequency =  100 yrs Time to peak =  10 min
Time interval =  1 min Hyd. volume =  11,307 cuft
Drainage area =  10.000 ac Runoff coeff. =  0.5
Intensity =  3.769 in/hr Tc by User =  10.00 min
IDF Curve =  prelim Boulder Bay.IDF Asc/Rec limb fact =  1/1
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Hyd. No. 2 -- 100 Year

Hyd No. 2
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NEWS RELEASE 
Contact:  Jeff Cowen, Community Liaison, (775) 589-5278 

 
For Release Immediately       April 27, 2011 

 
TRPA BOARD APPROVES BOULDER BAY PROJECT 

Lake Tahoe, NV – In a board room still crowded following a 12-hour hearing, the Tahoe 

Regional Planning Agency Governing Board voted to approve the Boulder Bay 

Community Enhancement Project.  Four years in the planning, the project will replace 

the aging Tahoe Biltmore Casino in Crystal Bay, NV with an eco-friendly, mixed-

use resort that will significantly reduce stormwater pollution and vehicle emissions 

associated with the site. 

“With science showing us that we can reverse the decline of Lake Tahoe’s clarity by 

encouraging environmental redevelopment of our town centers, the cost of doing nothing 

is just too high for the Lake,” TRPA Director Joanne Marchetta said. “Redevelopment 

projects like Boulder Bay are an important part of the public-private effort to restore Lake 

Tahoe.” 

Once complete, the Boulder Bay site will include a mix of whole ownership condos, hotel 

units, affordable housing, a small casino, a health and wellness spa, retail and dining 

space, pedestrian and transit improvements, and a 4-acre community park.  In addition, 

the project plans to pursue LEED certification, a global standard for green building 

techniques. 

About 80 members of the public provided testimony throughout the afternoon.  Analysis 

and testimony regarding the benefits of the project were weighed by the TRPA Board 

against concerns over the project’s size.  At the center of the discussion was a code 

amendment to allow the height of the proposed four story buildings and the TRPA traffic 

analyses showing the project would reduce traffic and vehicle emissions.  The height 

amendment allows Boulder Bay to maintain roughly the same grandfathered height of 



the current Tahoe Biltmore building -- 75 feet.   

Two separate traffic analyses, meanwhile, showed that vehicle use would be reduced in 

the North Stateline area because of the mix of commercial and accommodation uses on 

site and proposed pedestrian-transit improvements. Boulder Bay representatives 

committed to compare traffic estimates with actual data in five years to ensure 

the analysis holds. Air quality gains, such as those projected with the new Boulder Bay 

project, are indicative of mixed-use development, which TRPA would like to see lead the 

way to environmental redevelopment of more of Lake Tahoe’s commercial centers.    

“The board’s decision today comes at a critical juncture in the path to restore Lake 

Tahoe,” TRPA Board Chair Norma Santiago said.  “Our communities need better 

direction from TRPA on how to keep good projects coming forward and today’s approval 

shows that the agency is ready to move forward in partnership with private property 

owners to support environmental as well as economic revitalization.” 

Boulder Bay improvements include: 

•       Designs for stormwater runoff infiltration to handle a 100-year storm event 
•       90% reduction in sediment runoff, up to 30,000 lbs/yr reduced. 
•       Reduction of energy and water use by 38 percent 
•       Total land coverage/impervious surfaces reduced by 1.6 acres or 68,000 

square feet 
•       Improvements to scenic quality including undergrounding of utility lines 
•       Over 6,000 linear feet of pedestrian amenities 
•       4-acre public park with lake views  
•       Annual reduction of nearly 10,000 vehicle miles traveled within the basin from 

the current 33,000 VMT related to the site today. 
•       Corresponding reduction of greenhouse gas emissions 
•       Comprehensive alternative transportation program 
•       Restoration of 2.5 acres of sensitive stream environment area 
•       Creation of 38 units of deed-restricted, affordable housing 

The Boulder Bay project is expected to be built over three years in phases.  Following 

tonight’s approval, the project could break ground in the spring of 2012. 

The Tahoe Regional Planning Agency cooperatively leads the effort to preserve, restore, 

and enhance the unique natural and human environment of the Lake Tahoe Region now 

and in the future.  For additional information, call Jeff Cowen at (775) 589-5278, or email 

jcowen@trpa.org.   

 ###  

https://exch10.trpa.org/owa/redir.aspx?C=37d9f6fab0784207ae5434bb8c4f84ac&URL=mailto%3ajcowen%40trpa.org
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Date:  December 22, 2021 

To:  Washoe County Boulder Bay Commercial Review Team 

From:  Tom Jacobson and Derek Karimoto 

Subject: Boulder Bay Special Use Permit Submission, December 8, 2021 – Responses 

 

Dear Washoe County Boulder Bay Commercial Review Team. 

Per your letter dated December 14, 2021, we have reviewed your comments to provide additional 

information to assist the reviewing approval bodies, agencies, and the public to clearly understand the 

intent to vary current Washoe County Standards. We have included your comments with our responses and 

associated exhibits for your review and use within your future staff report for the February 3, 2022, council 

meeting. 

1. Identification of specific areas and locations (visually and in the narrative) that will require 
modifications to our code through a variance. (For example, identify sections of road that will require 
a 20% modification to the wall height.)   

a. Per Exhibit A – Variance Requests, we show the approximate lateral limits of the proposed 
Soil Nail Walls greater than 8 ft that runs along the easterly side of the proposed road 
improvements from Stateline Road to Lakeview Avenue and the proposed Wassou Connector 
road between the existing Wassou Road and Lakeview Avenue. These Soil Nail Walls are 
proposed to range from a height of +/- 5 feet to +/- 55 feet. Per Exhibit B – Soil Nail Wall 
Sections, one will be able to see the selected profile locations that shows the proposed 
location of the Soil Nail Wall; including the proposed backfill and potential building 
structures. During the final precise grading and landscaping phases, elevations/contours 
shall be graded to attain a natural appearance to coincide with existing adjacent areas. 

b. With the construction of the buildings and subterranean parking structures, the Soil Nail 
Walls shall be blocked from public view by structures and backfill. See Exhibit B – Soil Nail 
Wall Sections. If a small portion of the Soil Nail Walls are unable to be screened and/or 
blocked from public view, then a rock wall shall be constructed to cover exposed portions of 
the Soil Nail Wall. See attached photos for potential rock wall facings. 

2. Speak to the exact variance request; (12 feet maximum retaining walls on the north property 
boundary; or greater than 3:1 slope on the north/east property lines, or roadway boundary). Open 
ended variances requests are difficult to approve.   

a. We are requesting a variance for exceeding the 12-foot maximum retaining wall heights along 
the easterly slopes of the proposed Stateline Road to Lakeview Avenue and the Wassou 
Connector Road from Wassou Road to Lakeview Avenue. Slopes adjacent to the proposed 
roadway improvements shall have a temporary side slope of 3:1 or flatter from the proposed 
roadways to the Soil Nail Walls that range from +/- 5 feet to +/- 55 feet. Once the buildings 
and subterranean parking structures are being constructed, the areas between the two 
structures shall be backfilled as structures are constructed vertically as shown on Exhibit B – 
Soil Nail Wall Sections until the precise grading provides side slopes 3:1 or flatter for 
proposed landscaping and meandering sidewalks that will be heated to prevent icing and 
dangerous conditions for resort guests and public usage.  
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b. Per Exhibit A – Variance Requests, the following three areas are shown that represent the 
requests for Variances; including side slope areas that shall be temporary graded to 3:1 side 
slopes or flatter as follows: 

i.  Areas steeper than 3:1 slope 

ii. Soil Nail Walls greater than 8 feet in height 

iii. Retaining Wall greater than 8 feet in height adjacent to the westerly side of the 
proposed Stateline Road to Lakeview Avenue connection 

3. Speak to questions as to the modifications of the hillside ordinance 

a. Article 424 (Hillside Development) Considerations 

i. As stated in Grading SUP Submittal package, Section Article 424(a) updated on 
December 13, 2021, the proposed Soil Nail Walls shall provide roadway stability for 
the easterly slopes that run along the proposed Stateline Road to Lakeview Avenue 
and the Wassou connector road from Wassou Road to Lakeview Avenue. See Exhibit 
A – Variance Requests for approximate location and limits for the proposed Soil Nail 
Walls. 

ii. To re-develop the existing Tahoe Biltmore Hotel/Casino, which includes existing 
surface parking lots, the existing site will need to be regraded to provide the 
subterranean parking facilities that will meet the Tahoe Area Plan to deemphasize the 
future parking areas. To provide subterranean parking facilities and areas for the 
proposed building structures, there will be areas that will be excavated ranging from 
1 to 10 feet deep and greater; including areas where fill shall range from 1 to 10 feet 
in height and greater, which will be placed within the project site and adjacent to 
roadway improvements for Stateline Road to Lakeview Avenue and Wassou 
Connector Road from Wassou Road to Lakeview Avenue. See Exhibit C – Cut-Fill Map 
for minimum and maximum cut/fill areas. 

4. The request for timeframe for 5 years verses 2 years was not included in the original submission and 
may be beneficial to align with the previously approved abandonment and variance timelines.   

a. We hereby request a timeframe of 5 years for the proposed Resort at Tahoe and Residences. 
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Exhibit A: 

 Variance Requests 
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Exhibit B: 

 Soil Nail Wall Sections 
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