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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

personal information, please contact Planning and Building staff at 775.328.6100.

Project Information

Staff Assigned Case No.:

Project Name:

Boulder Bay Resort - Building A (AKA Granite Place) Amendment of Conditions for TM16-004

Project
Description: TM16-004 for the Boulder Bay Resort.

A request to amend the common area provided that was identified in the approval of

Project Address: 1 Big Water Drive

Project Area (acres or square feet): 2.77+/- AC

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

Crystal Bay - West of Nevada SR 28 and north of Reservoir Road

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

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

123-291-01 2.77 Acres

Indicate any previous Washoe County approvals associated with this application:
Case No.(s). TM16-004, SB16-005, WPVAR21-0001, WAB21-0002, WSUP21-0035

Applicant Information (attach additional sheets if necessary)

Property Owner:

Professional Consultant:

Name; Big Water Investments, LLC

Name: CFA, Inc.

Address: P.O. Box 6622

Address: 1150 Corporate Blvd.

Incline Village, NV Zip: 89450 Reno, NV Zip: 89502
Phone: Fax: Phone: 775-856-7073 Fax:

Email; rwittenberg@intlsupplyco.com Email: dsnelgrove@cfareno.com

Cell: Other: Cell: Other:

Contact Person: Roger Wittenberg

Contact Person: Dave Snelgrove, AICP

Applicant/Developer:

Other Persons to be Contacted:

Name: Same as Owner

Name: EKN Tahoe, LLC

Address: Address: 220 Newport Center Dr.,Suite 11-262
Zip: Newport Beach, CA Zip: 92660
Phone: Fax: Phone: Fax:
Email: Email: tom@ekndevgroup.com
Cell: Other: Cell: 480-828-8959 Other:
Contact Person: Contact Person: Tom Jacobson
For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
December 2018



ENTITY INFORMATION

ENTITY INFORMATION

CRA Agent Entity Type:

NV Business ID:

Jurisdiction:

Street Address:

Mailing Address:

NV20111510254

6380 MAE ANNE AVE UNIT 7, RENO, NV, 89523, USA

PO BOX 33699, RENO, NV, 89533, USA

Registered Agent Type:

Office or Position:

Entity Name: BIG WATER INVESTMENTS, LLC Entity Number:  E0071042015-0
Entity Type: Domestic Limited-Liability Company (86) Entity Status: Active
Formation Date:  02/11/2015 NV Business ID:  NV20151090372
Termination Date: Perpetual Annual Report Due Date:  2/29/2024
Series LLC: Restricted LLC:
REGISTERED AGENT INFORMATION
Name of Individual or Legal Entity: JOHN CUNHA CPA, PC Status: Active

Commercial Registered Agent

Individual with Authority to Act: JOHN CUNHA
Fictitious Website or Domain Name:

OFFICER INFORMATION O VIEW HISTORICAL DATA
Title Name Address Last Updated Status
Other/ John Cunha 2117 Tara Ridge Trail, Reno, NV, 89523, USA 12/21/2021 Active
Manager INTERNATIONAL SUPPLY CONSTORTIUM, LLC P.0. BOX 6622, INCLINE VILLAGE, NV, 89450, USA 11/30/2018 Active

Page 1 of 1, records 1t0 2 of 2

Filing History Name History Mergers/Conversions

Return to Search Return to Results




ENTITY INFORMATION

ENTITY INFORMATION

Entity Name:

Entity Type:

INTERNATIONAL SUPPLY CONSORTIUM, LLC

Domestic Limited-Liability Company (86)

Entity Number:

Entity Status:

LLC10255-2003

Active

CRA Agent Entity Type:

NV Business ID:

Jurisdiction:

Street Address:

Mailing Address:

NV20111510254

6380 MAE ANNE AVE UNIT 7, RENO, NV, 89523, USA

PO BOX 33699, RENO, NV, 89533, USA

Registered Agent Type:

Office or Position:

Formation Date:  07/14/2003 NV Business ID:  NV20031104350
Termination Date:  7/14/2503 Annual Report Due Date:  7/31/2023
Series LLC: Restricted LLC:
REGISTERED AGENT INFORMATION
Name of Individual or Legal Entity: JOHN CUNHA CPA, PC Status:  Active

Commercial Registered Agent

Individual with Authority to Act: JOHN CUNHA
Fictitious Website or Domain Name:

OFFICER INFORMATION [J VIEW HISTORICAL DATA
Title Name Address Last Updated Status
Manager VANGUARD SUPPLY CONSULTANTS LTD PO BOX 6622, INCLINE VILLAGE, NV, 89450, USA 05/07/2019 Active
Manager ROGER WITTENBERG PO BOX 6622, INCLINE VILLAGE, NV, 89450, USA 05/07/2019 Active

Page 1of 1, records 1to 2 of 2
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Amendment of Conditions Application

Supplemental Information
(All required Information may be separately attached)

Required Information

1. The following information is required for an Amendment of Conditions:
a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

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

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

Requested is a modification to the amount of common area to 1.25 acres that will
be directly associated with the Boulder Bay Resort - Building A (AKA Granite Place
Condominiums). Additional detail regarding this request is provided in the project
narrative that has been provided with this application.

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the

amendment. Describe how the amendment affects the required findings as approved.

The requested amendment will allow for the common area that is identified in the
Granite Place CC&R's (Doc No. 4856409, Washoe County Recorder's Office,
10/5/2018) to be ultimately dedicated to the Granite Place HOA. This amendment
will allow for the filing of a boundary line adjustment (BLA) to divide the subject
parcel for the provision of the 1.25 acres to the Granite Place HOA. The remainder

area of the parcel will be joined with APN 123-071-35 as part of the subsequent
BLA.

No potential impacts are anticipated from the requested amendment and the
findings, as noted in the staff report from July 5, 2016 will not be affected.

Washoe County Planning and Building

December 2018
AMENDMENT OF CONDITIONS APPLICATION SUPPLEMENTAL INFORMATION
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BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE

Property Location

The subject property is located west of State Route 28 at the intersection of Reservoir Road. The subject
property totals 2.77+/- acres in one parcel. There are 18 condominium units that have been constructed on
the subject property, known as Granite Place. The land beneath the condominiums, contains access
(vehicular and pedestrian) and amenities to the residents of the Granite Place Condominiums. The Washoe
County Assessor’s office recognizes the subject parcel as APN 123-291-01. An aerial based vicinity map is
provided below showing the location of the subject property and some of the surrounding roads, boarders
and facilities for reference.

Vicinity Map

Page 1



BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE

Project Request/Summary

Requested is an amendment of conditions that allows for the Common Area/"Common Element” that will
remain associated with the Building A/Granite Place condominium development to be 1.25 acres or more.
A boundary line adjustment map will be submitted following this amendment of conditions application and is
proposed to follow the Conceptual Boundary Exhibit that is provided in Tab C with this application. The
1.25-acre (or more) area will be dedicated to the Granite Place HOA, per the requirements of the recorded
CC&R’s. The remainder piece of the subject property will transfer holding from Big Water Investments, LLC
to EKN Tahoe, LLC so that it may become part of the bigger WALT project, as has been planned and
envisioned over many years.

Project Background

The Granite Place Condominiums project (formerly known as Boulder Bay Building A) was approved by
Washoe County under TM16-004 & SB16-005 in 2016. The approval allowed for development of the 18-
unit condominium complex on the 2.77-acre parcel. The project design used a section of code called
Common Open Space Development. The Washoe County Common Open Space Development standards
contained in Washoe County Code (W.C.C.) Article 408 provide an allowance for variation of lot size in
exchange for the provision of open space or preservation of natural resources. Common Open Space
Developments allow for a more compact and efficient development pattern while saving and preserving
portions of the site as open space. This section of code does not present a minimum amount of open space
required for use of the code allowance. The tentative map sheets identified 2.53+/- acres as “Common
Element 1.” Below is a copy of one of the tentative map sheets from the original application from 2016 that
shows the surface level site plan for the condominium project. and notes the proposed area of “Common
Element 1.” This was slightly less than the overall 2.77-acre site as a small portion of the site (highlighted in
yellow, in the image on the following page — page 3) was identified to become part of the parcel to the north
to accommodate for parking for a park site.

A final map was recorded in 2018 that shows the entire parcel area (2.77 acres) in “common element.” A
copy of that map is provided in Tab F with this application.

At the time of approval of the tentative map for Building A/Granite Place (TM16-004), the TRPA had
approved an overall Boulder Bay project that clearly identifies buildings encroaching into a portion of the
subject parcel — part of the 2.77 acres of Common Element. A copy of the TRPA approved plan that existed
at the time of the Building A tentative map approval is provided on Page 4 of the project narrative.

In April of this year, the project went back for review and approval by TRPA, this time as the Waldorf
Astoria Lake Tahoe Resort and Residences (WALT) rather than Boulder Bay. The new project plan
maintains the same general project layout with updated footprints. Like the previous plan for the Boulder

Page 2



BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS

PROJECT NARRATIVE

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

of this recently approved TRPA plan for WALT is provided on Page 5 of the project narrative.

o e e

P e re—— ., —— L ]

B e i e -

T4 UE T S T
g R R e 1]

o vk Sr Tk, b e S LY b T T N

Page 3



BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS

PROJECT NARRATIVE
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BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE

2023 TRPA Approved Site Plan for Waldorf Astoria Lake Tahoe
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BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE

Planned Parcel Division and Limitation of Common Area

The Building A/Granite Place condominium project was completed in 2018 and the Final Map was issued
and recorded on October 5, 2018 after all conditions to approval had been satisfied. All 18 units have been
sold by the developer, with the last unit being sold almost two years ago, in February 2021.

With the final construction of the Granite Place Condominiums, the Covenants, Conditions and Restrictions
(CC&R’s) were recorded to help guide the long-term management, maintenance and community
regulations for the development. The Granite Place CC&R’s were recorded under document number
4856409 on October 5, 2018.

The division of the subject parcel and reduction in the common element/open space area associated with
the condominium development (Granite Place) was contemplated and generally depicted and described in
the Declaration of the CC&R’s for Granite Place.

The withdrawal of the land withdrawn from the subject parcel and the lessening the common area directly
associated with the Building A/Granite Place condominium development should have been realized and
recognized given the approved TRPA plans. Unfortunately, it was not. This application looks to correct that
oversight. The withdrawal of land from the subject parcel and creation of the 1.25 acre or more common
area to be associated with the condominium project is specifically noted and Section 7.6 of CC&R’s and is
depicted in Exhibit C to the CCRs. The referenced section of text is provided below along with a copy of
Exhibit “C” that depicts the approximate area of withdrawal that was envisioned, but not fully legally
identifiable at the time of recordation of the CCRs.

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

Reference — Granite Place CC&R document, Page 55 of Doc. No. 4856409

Page 6



BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE
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BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE
Section 7.6 of the recorded CC&R’s is very clear in defining the anticipated withdrawal of land from the
subject parcel that was fully anticipated. The CC&R document was provided to the County, as required
through condition of approval prior to recordation. Exhibit “C” of the CC&R’s depicts the general form that
the withdrawal was to take. The BLA map that will follow this amendment of conditions will be prepared in
conformance with the anticipated size and general shape that has been agreed to, per the CC&R’s.

Tentative Map Findings Review

As part of the requirements for the approval of an amendment of conditions request, an identification of
how or if the proposed amendment will affect the required findings, as approved. Below is a listing of the
findings that were made for the tentative map (TM16-004). The Washoe County staff response/review of
each finding is provided from the original staff report, dated June 14, 2016. Also provided is a current
review by the applicant as to whether we anticipate any impact or change to the review of each finding with
approval of this amendment of conditions request.

1. Plan Consistency. That the proposed map is consistent with the Master Plan and any specific plan.
Staff Comment: The North Stateline Community Plan allows up to 15 dwelling units per acre.

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

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

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

Applicant Review/Comment: The approved development of Building A is fully complete and has gone
through all necessary review and approvals for the final map and building permit applications. As such, the
proposed allowance for the ultimate division of the subject parcel will not impact this finding.

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

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

Page 8



BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE

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

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

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

Applicant Review/Comment: Domestic water needs have been met with the approved construction of
the Building A/Granite Place condominium project. As such allowance for the ultimate division of the
subject parcel will not impact this finding.

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

wildlife or their habitat.

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

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

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

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

Applicant Review/Comment: The approved development of Building A is fully complete and has gone
through all necessary review with the Washoe County Health Department. As such, the proposed
allowance for the ultimate division of the subject parcel will not impact this finding.

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

Page 9



BOULDER BAY RESORT — BUILDING A (GRANITE PLACE)

AMENDMENT OF CONDITIONS
PROJECT NARRATIVE

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

Applicant Review/Comment: With the ultimate division of the subject parcel, the approved connector
road between SR 28 and Wassou Way will be able to be constructed. The alignment of the future parcel
line has been defined by the location of this connector road.

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

Staff Comment: Appropriate primary and secondary access are proposed for emergency vehicles.
Applicant Review/Comment: ~ The division of the subject property will allow for improved access

near/adjacent to the constructed condominium project. As such, the proposed allowance for the ultimate
division of the subject parcel could be seen to have a positive impact relative to this finding.

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

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

Applicant Review/Comment: No land improvement are proposed with this amendment of conditions
request. As such, there is expected to be no impact this finding.

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

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

Applicant Review/Comment: ~ The allowance for the ultimate division of the subject parcel will not impact
this finding.
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PLANT LIST

ABBR. BOTANICAL NAME COMMON NAME Qry.  size
EVERGREEN TREES
AC:8_ Abies concolor White Fir x 8 Tall
CD8  Calocedrus decurrens incense cedar x 8 Tall
PJ8  Pinus jeffreyi Jeffrey Pine X 8 Tall
PJ12 Pinus jeffreyi Jeffrey Pine x 12 Tall
DECIDUOUS & SHRUBS
AA-5_ Amelanchier alnifolia Regent Serviceberry x 5 Gal
AEC-2 Arctostaphylos ‘Emerald Carpet’ Carpet Manzanita x 2Gal
AP-15  Arctostaphylos patula Greenleaf Manzanita x 15 Gal
CP-5 Ceanothus prostratus Sauaw Carpe X 5Gal
PM-5  Pinus Mugo Pumil x 5Gal
RW-5 Rosa woodsii ‘Ultramontana’ Woods Rose X 5 Gal
SD-5  Spirea douglassii Douglas Spirea x 5 Gal.
SM-2  Symphoricarpus mollis Creeping Snowberry x 2Gal
SN-5  Spirea nipponica ‘Snowmound" Snowmound Spirea x 5Gal
SP5  Salix purpurea Nana' Dwarf Arctic Willow X 5Gal
PERENNIALS
AF Aquilegia formosa Western Columbine x
AM  Achillea x ‘Moonshine Moonshine Yarrow x
CG  Coreopsis grandifiora Moonbeam Coreopsis x
DS Dicentra specabilis Bleeding Heart x
FS  Festuca Siskiyou Blue' Siskiyou Blue Fescue X
HA  Heuchera x ‘Amethyst Mist Amethyst Mist Coral Bells x
LS Liastris spicata Gayfeather x
CT  Cerastium tomentosum Snow in Summer x
NF  Nepeta x faassenii Catmint x
PS  Penstemon strctus Rocky Mountain Penstemon x
WM Wyethia molis Woolley Mule's Ear x
NATIVE REVEGETATION

21,280 st

Native restoration mix to be determined following
consultation with restoration specialist

BOULDERS

Large Boulders (4x4x4) x ty.

Small Boulders (3x3x3) x qty.

LANDSCAPE PLANTING NOTES

as10 how to pror

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

plant lst differ from graphic indications, then graphics shall prevail

drawings.

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

mulch depth and f seeded or sodded lawns).

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

1
specified otherwise by Landscape Architect

12. All planted areas shall be mulched with 2* wood muich.

REVEGETATION NOTES

1. Wil e condilons vary hom what s show on the plars, cotact the Landscape Aritect for direction
2. Exact locations of plant materials to be approved by the Landscape Architect in the field prior to installation.
3. Verify plant counts and square footages: Quanities are provided as Owner information only. If quantities on

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

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

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

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

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

11. The landscape plan shall be consistent with the requirements of Chapter 36 of the TRPA Code of
Ordinances, including the specification for sizing and species of plants. The use of fertiizer shall be kept to a
mimimum and applied in accordance with Section 60.1.8 of the TRPA Code of Ordinances.

beyond what is shown on plans.

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

planting area.

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

2. A minimum of two inched (2°) of topsoil shall be placed on all isturbed areas. Topsoil shall include all of
the organic-rich layer of soil immediately under the duff layer. Topsoil shall be stored with minimal handiing

3. Disturbed areas that are compacted or have experienced heavy vehicle and equipment use shall be
plowed with a ripper or other deep tilage implement where feasible to a depth of 12", Soil may be loosened
with a backhoe bucket equipped with cutting teeth if loosening is done such that clods remain and soil is not
pulverized or inverted. Following soil loosening, all further equipment traific shall be eliminated from the

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

maximum of three (3) growing seasons.

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

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

IRRIGATION NOTE
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A combination of native,

system is proposed for the

prject. An autormatc conraler wih molil funcions il iy operate different pressure zones and
moderate the rates of application of water on a zone by zone basis. Rain sensors will monitor the operation
of the system and shut it off during natural rain events. Drip irrigators around trees, shrubs, and perennials
will be used to eliminate evaporation loses. Drip irrigators will reduce overall water consumption in these
areas by 50-70%. Unlike sprinklers, drip irrigation s practically unaffected by wind conditions, nor is it

affected by soi surface conditions. Also, plant species have been grouped with similar water

ISSUE DATE: APRIL 22, 2016

Common 2onea 1 makh precialon heas nd emirs, Lawm &16as use kow-oHe, KW gl SPTKErE

for inigation.

FERTILIZER MANAGEMENT

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

Home Landscaping Guide for Lake Tahoe and Vicinity.

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

phosphorus free ferti
pounds per 1000 sf during each application.

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

h as SummerSet 10-0-3 or approved equal at a rate 1/2 to 3/4

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

or outside the limit of disturbance.

5. Fertilizer shall be applied twice per year; once during early June o late May depending on
weather when plants have come out of dormancy, and once late in late September or early
October depending on weather, but before the first frost. Avoid using weedkiller / fertilizer

combinations that can damage trees and shrubs.

6. All proposed shrubs, perennials, and trees are native or adaptive native plants to the Tahoe
Basin as outlined in on Tame 1 0f the TRPA Home Landscaping Guide. Therefore these plants

will require very litle ferti
fertiizer applications durmg their establishment period (3 years)

term to sustain their health. The plants will require regular
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Planning Commission Staff Report

Meeting Date: July 5, 2016

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

Applicant(s): Big Water Investments LLC

Agenda Item Number: 9B

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

condominium subdivision.
Recommendation: Tentative Subdivision Map: Approval with Conditions
Special Use Permit: Approval with Conditions

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

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

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

AND

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

e Applicant: Big Water Investments LLC

e Property Owner: Big Water Investments LLC

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

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

o Parcel Size: 2.77 acres

e Master Plan Category: Suburban Residential

¢ Regulatory Zone: Medium Density Suburban

o Area Plan: North State Line Community Plan

e Citizen Advisory Board: Incline Village/Crystal Bay

o Development Code: Article 438 Grading Standards

Article 424 Hillside Development
Article 408 Common Open Space Development
Article 608 Tentative Subdivision Maps
e Commission District: 1 — Commissioner Berkbigler
e Section/Township/Range: Section 16, T18N, R19E, MDM,
Washoe County, NV

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/comdev

TM16-004 & SB16-005
BOULDER BAY RESORT
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Washoe County Planning Commission Staff Report Staff Report Date: June 14, 2016

Tentative Subdivision Map

The purpose of a Tentative Subdivision Map is:
1. to allow the creation of saleable lots;

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

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

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

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

If the Planning Commission grants an approval of the Tentative Subdivision Map, that approval

is subject to Conditions of Approval. Conditions of Approval are requirements that need to be
completed during different stages of the proposed project. Those stages are typically:

e Prior to recordation of a final map.
e Prior to obtaining a final inspection and/or a certificate of occupancy on a structure.
o Prior to the issuance of a business license or other permits/licenses.

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

Special Use Permit

The purpose of a Special Use Permit is to allow a method of review to identify any potential
harmful impacts on adjacent properties or surrounding areas for uses that may be appropriate
within a regulatory zone; and to provide for a procedure whereby such uses might be permitted
by further restricting or conditioning them so as to mitigate or eliminate possible adverse
impacts. If the Planning Commission grants an approval of the Special Use Permit, that
approval is subject to Conditions of Approval. Conditions of Approval are requirements that
need to be completed during different stages of the proposed project. Those stages are

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

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

Tentative Subdivision Map Case Number TM16-004 and Special Use Permit SB16-005

Page 3 of 17 TM16-004 & SB16-005
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Washoe County Planning Commission Staff Report Staff Report Date: June 14, 2016

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

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

The Conditions of Approval for Tentative Subdivision Map Case Number TM16-004 and Special
Use Permit Case Number SB16-005 are attached to this staff report and will be included with
the each Action Order should the Planning Commission approve each of the applications.

Tentative Subdivision Map Case Number TM16-004 and Special Use Permit SB16-005
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Vicinity Map

Tentative Subdivision Map Case Number TM16-004 and Special Use Permit SB16-005
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STATE ROLTENO. 28

Site Plan

Tentative Subdivision Map Case Number TM16-004 and Special Use Permit SB16-005
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Overhead Photo

Tentative Subdivision Map Case Number TM16-004 and Special Use Permit SB16-005
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Subject site looking west

Background

In 2007, the Tahoe Regional Planning Agency (TRPA) developed a ‘Demonstration Project’
program to allow a few redevelopment projects to test new ideas for reducing coverage,
installing environmental improvements and improving visual impacts above and beyond what is
normally required in the basin. The redevelopment of Boulder Bay’s properties (Biltmore Casino
and the adjoining parcels) was one of the selected Demonstration Projects. The project
consists of a casino, hotel, on-site workforce housing, shopping, health and wellness center,
timeshare units and whole ownership condominiums. An Environment Impact Statement (EIS)
for the project was completed and approved by TRPA. Unfortunately, due to the down turn in
the economy, the project was delayed.

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

Project Evaluation

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

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

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

The following is an evaluation of the proposed tentative subdivision:
Regulatory Document: North Stateline Community Plan

Proposed Density: 18 residential units/2.77 acres = 6.5 units/acre
Proposed Lot Configuration: Common Open Space Development
Minimum Lot Size Required: N/A

Maximum Lot Potential: 41 Dwelling Units

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

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

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

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

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

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

Tahoe Area Plan Policies

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

T.2.4 Restore and/or revegetate disturbed areas using TRPA’s approved plant
list.
T.24.1 Strongly encourage TRPA to enforce, and local governments to

adhere to, TRPA's Design Standards in TRPA's Code of
Ordinances and the Home Landscaping Guide for Lake Tahoe
and Vicinity when reviewing development proposals.

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

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

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

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

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

Tahoe.

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

management practices.

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

overseen by NDEP.

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

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

Reviewing Agencies

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

Washoe County Community Services Department

0 Planning and Development

0 Building and Safety

o Engineering and Capital Projects

0 Regional Parks and Open Space
Washoe County Health District

o0 Air Quality

o0 Environmental Health

o Vector Control

Washoe County School District

US Postal Service

Nevada Division of Environmental Protection
Nevada Department of Water Resources
Nevada Department of Transportation
North Lake Tahoe Fire Protection District
Regional Transportation Commission
Incline Village General Improvement District
Nevada State Lands

Nevada Tahoe Conservation District
Tahoe Regional Planning Agency

Tahoe Transportation District

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

¢ Washoe County Planning and Development address requirements for recording final map,
landscaping, CC&R'’s, and maintenance of private roads.
Contact: Eva Krause, 775.328.3628, ekrause@washoecounty.us

o Washoe County Engineering and Capital Projects provided conditions related general
conditions for grading and subdivisions, including drainage, Traffic and Roadways.
Contact: Walter West, 775.328.2310, wwest@washoecounty.us

o Washoe County Health District addressed construction of water systems, mass grading
and dust control and methods to control vector-borne diseases.
Contact: James English, 775.328.2610, jenglish@washoecounty.us
J.L. Shaffer, 775.785.4599

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

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

¢ Regional Transportation Commission (RTC) recommends that the applicant install a bus
stop.
Contact: Daniel Doenges, 775.335.1901, ddoenges@rtcwashoe.com

e Nevada Department of Transportation (NDOT) addressed access from State Route 28,
parking on NDOT right-of-way, and grading adjacent to NDOT right-of-way.
Contact: Jae Pullen, 775.834.8309, jpullen@dot.state.nv.us

e Nevada Division of Environmental Protection requires a NDEP Construction Stormwater
permit if the grading exceeds one acre or more in area.
Contact: Pat Mohn, 775.687.9419, pmohn@ndep.nv.gov

Staff Comment on Required Findings

Tentative Subdivision Map findings

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

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

Tentative Subdivision Map Case Number TM16-004 and Special Use Permit SB16-005
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Staff Comment: The North Stateline Community Plan allows up to 15 dwelling units per
acre.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Special Use Permits findings

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

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

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

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

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

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

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

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

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

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

Recommendation

Those agencies which reviewed the application recommended conditions in support of approval
of the project. Therefore, after a thorough analysis and review, Tentative Subdivision Map Case
Number TM16-004 and Special Use Permit Case Number SB16-005 are being recommended
for approval with conditions. Staff offers the following motion for the Board’s consideration.

Motion

I move that after giving reasoned consideration to the information contained in the staff report
and information received during the public hearing, the Washoe County Planning Commission
approve Tentative Subdivision Map Case Number TM16-004 and Special Use Permit Case
Number SB16-005 for Boulder Bay Resort with the conditions of approval included as Exhibit A
in the staff report, having made all ten findings in accordance with Washoe County Code
Section 110.608.25 and all five findings in accordance with Washoe County Code Section
110.810.30:

Tentative Subdivision Map Findings, Washoe County Code Section 110.608.25:

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

consistent with the Master Plan and any specific plan;

3. Type of Development. That the site is physically suited for the type of development
proposed;
4, Availability of Services. That the subdivision will meet the requirements of Article 702,

Adequate Public Facilities Management System;

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

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

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

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

with the Master Plan; and

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

Special Use Permit findings, Washoe County Code Section 110.810.30:

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

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

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

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

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

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission and mailed to the original applicant, unless the
action is appealed to the Washoe County Board of County Commissioners, in which case the
outcome of the appeal shall be determined by the Washoe County Board of County
Commissioners. Any appeal must be filed in writing with the Planning and Development
Division within 10 calendar days after the written decision is filed with the Secretary to the
Planning Commission and mailed to the original applicant.

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

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

Consultant: Brian McRae, Lumos & Associates Inc., P.O. Box 3570, Stateline NV
89449
Staff Report xc: Joseph Pomroy, Incline Village General Improvement District,
jjp@ivgid.org
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EXHIBIT A
Conditions of Approval

Tentative Subdivision Map Case Number TM16-004 and
Special Use Permit Case Number SB16-005

The project approved under Tentative Subdivision Map Case Number TM16-004 and Special
Use Permit Case Number SB16-005 (Boulder Bay Resort) shall be carried out in accordance
with the Conditions of Approval granted by the Planning Commission on July 5, 2016.
Conditions of Approval are requirements placed on a permit or development by each reviewing
agency. These Conditions of Approval may require submittal of documents, applications, fees,
inspections, amendments to plans, and more. These conditions do not relieve the applicant of
the obligation to obtain _any other approvals and licenses from relevant authorities required
under _any other act or to abide by all other generally applicable Codes, and neither these
conditions nor the approval by the County of this project/use override or negate any other
applicable restrictions on uses or development on the property.

Unless otherwise specified, all conditions related to the approval of this Tentative Subdivision
Map and Special Use Permit shall be met or financial assurance must be provided to satisfy the
conditions of approval prior to issuance of a grading or building permit. The agency responsible
for determining compliance with a specific condition shall determine whether the condition must
be fully completed or whether the applicant shall be offered the option of providing financial
assurance. All agreements, easements, or other documentation required by these conditions
shall have a copy filed with the County Engineer and the Planning and Development Division.

Compliance with the conditions of approval related to this Tentative Subdivision Map and
Special Use Permit are the responsibility of the applicant, his/her successor in interest, and all
owners, assignees, and occupants of the property and their successors in interest. Failure to
comply with any of the conditions imposed in the approval of the Tentative Subdivision Map
and/or Special Use Permit may result in the initiation of revocation procedures.

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

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

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

e Prior to recordation of a final map.
¢ Prior to obtaining a final inspection and/or a certificate of occupancy.
e Prior to the issuance of a business license or other permits/licenses.

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

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512

Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/comdev TM16-004 & SB16-005
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Washoe County Conditions of Approval

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

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

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

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

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

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349

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

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

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

(© The availability and accessibility of utilities;

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

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

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

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

(h) Physical characteristics of the land such as floodplain, slope and soil;

Tentative Subdivision Map Case Number TM16-004 and
Special Use Permit Case Number SB16-005
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Washoe County Conditions of Approval

0] The recommendations and comments of those entities reviewing the tentative map
pursuant to NRS 278.330 and 278.335; and

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

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING
AGENCIES. EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE
ISSUING AGENCY.

Washoe County Planning and Development

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

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

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

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

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

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

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

f. All final maps shall contain the applicable portions of the following Jurat:
THE TENTATIVE MAP FOR <name of tentative map approved name, TM

case number,> WAS APPROVED <denied> BY THE WASHOE COUNTY
PLANNING COMMISSION ON <date>. [If the TM had been appealed to
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Washoe County Conditions of Approval

the BCC --- Add:] THE WASHOE COUNTY COMMISSION APPROVED
THE TENTATIVE MAP ON APPEAL ON <date>.

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

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

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

WILLIAM WHITNEY DATE
PLANNING AND DEVELOPMENT DIRECTOR

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

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

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

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

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

NOTE

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

k. The developer shall provide written approval from the U.S. Postal Service
concerning the installation and type of mail delivery facilities. The system, other
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Washoe County Conditions of Approval

than individual mailboxes, must be shown on the project construction plans and
installed as part of the on-site improvements.

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

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

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

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

p. Failure to comply with the conditions of approval shall render this approval null
and void.
g. Conditions, covenants, and restrictions (CC&Rs), including any supplemental

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

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

b. Watershed management;

C. Debris and litter removal;

d. Fire access and suppression;

e. BMP maintenance; and

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

public access.

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

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

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

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

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

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

viii. Mandatory solid waste collection.

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

r. The common open space owned by the homeowners association shall be noted
on the final map as “common open space” and the related deed of conveyance
shall specifically provide for the preservation of the common open space in
perpetuity. The deed to the open space and common area shall reflect perpetual
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Washoe County Conditions of Approval
dedication for that purpose. The deed shall be presented with the CC&Rs for
review by the Planning and Development staff and the District Attorney.
S. Prior to any ground-disturbing activity the applicant must obtain approval of a
Director's Modification of Standards in accordance with Article 438 to allow fill

material to be placed deeper than ten feet.

Washoe County Engineering and Capital Projects

2. The following conditions are requirements of the Engineering Division, which shall be
responsible for determining compliance with these conditions.

Contact Name — Walter H. West, 775.328.2310, wwest@washoecounty.us

GENERAL CONDITIONS

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

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

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

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

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

f. All open space shall be identified as common area on the final map. A note on
the final map shall indicate that all common areas shall be privately maintained
and perpetually funded by the Homeowners Association. The County Engineer
shall determine compliance with this condition. The maintenance of the common
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Washoe County Conditions of Approval

areas shall also be addressed in the CC&Rs to the satisfaction of the District
Attorney’s Office.

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

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

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

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

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

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

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

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

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

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

DRAINAGE (WCC Article 110.420)

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

r. Prior to finalization of the first final map, a master hydrology/hydraulic report and
a master storm drainage plan shall be submitted to the County Engineer for
approval.
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Washoe County Conditions of Approval

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

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

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

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

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

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

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

TRAFFIC AND ROADWAY (WCC Article 110.436)

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Washoe County Health District

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

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

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

i.  The application for a Water Project shall conform to the requirements of NAC
445A.66695.

ii.  Two copies of complete construction plans are required for review. All plans
must include an overall site plan, additional phases that will eventually be
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built to indicate that the water system will be looped, all proposed final
grading, utilities, and improvements for the proposed application.

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

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

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

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

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

Incline Village General Improvement District

4.

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

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

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

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

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

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

Regional Transportation Commission (RTC)

5.

The following conditions are requirements of the Regional Transportation Commission,
which shall be responsible for determining compliance with these conditions. The
Regional Transportation Commission is directed and governed by its own board.
Therefore, any conditions set by the Regional Transportation Commission must be
appealed to that board.
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Contact Name — Daniel Doenges, 775.335.1901, ddoenges@rtcwashoe.com
a. RTC request that the developer install a bus shelter along the frontage of the
property line facing Highway 28, adjacent to Wellness Way access drive that
would be accessible from the proposed pedestrian path.

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

Nevada Department of Transportation

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

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

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

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

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

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

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

f. Signs for advertising will not be allowed within NDOT right-of-way.
g. The state defers to municipal government for land use development decisions.

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

Nevada Division of Environmental Protection

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

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

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

*** End of Conditions ***
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LLC, A NEVADA LIMITED LWBILITY COMPANY OWNS OF RECORD AN INTEREST IN THE LANDS DELINEATED HEREON, P D AR D B HNBE e S Rt
AND THAT THEY ARE THE ONLY OWNERS OF RECORD OF SAID LAND; THAT NO ONE HOLDS OF RECORD A -
SECURITY INTEREST IN THE LAND TO BE DVIDED:; EXCEPT PER DEED OF TRUST AND THAT THERE

ARE NO LIENS OF RECORD AGAINST THE LANDS DELINEATED HEREON FOR DELINQUENT STATE, COUNTY, MUNICIPAL

FEEN. OR gﬂt TAXES OR ASSESSMENTS COLLECTED AS TAXES OR SPECIAL ASSESSMENTS, AS OF
2018.

FIRST CENTENNIAL TITLE COMPANY OF NEVADA
ORDER NO. 234487-LT

COMMUNITY DEVELOPMENT CERTIFICATE
A TENTATIVE MAP OF BOULDER BAY BUILDING A, A CONDOMINIUM SUBDIVISION, TM16-004, WAS APPROVED BY THE
WASHOE COUNTY PLANNING COMMISSION ON JULY 5, 2016.

THIS FINAL MAP GRANITE PLACE AT BOULDER BAY, MEETS ALL APPLICAELE STATUTES, ORDINANCES, AND CODE
PROVISIONS; IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; AND ALL CONDITIONS HAVE BEEN MET
FOR THE PURPOSE OF RECORDATION.

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR RECORDATION THIS l_fﬂ"' DAY OF OCIDRER

Lisa %( IACl/SQG,Feeru 8-15-18
I __OATE 201 % BY THE WASHOE COUNTY PLANNING AND DEVELOPMENT DIRECTOR.
COUNTY SURVEYOR'S CERTIFICATE
| HEREBY CERTIFY THAT | HAVE EXAMINED THIS PLAT AND PERFORMED A TECHNICAL MAP CHECK OF ME HAUENSTEIN m‘gﬂlm
APN: 123—071—34 THE GEOMETRIC DATA SHOWN HEREON. PURSUANT TO THAT INTERLOCAL AGREEMENT RECORDED IN THE s ILE

TAX CERTIFICATE AT

OFFICIAL RECORDS OF WASHOE COUNTY, NEVADA. AS DOCUMENT NO. 2233806, AND | AM SATISFIED
THE UNDERSIGNED HEREBY CERTIFIES THAT ALL THE PROPERTY TAXES ON THE LAND FOR THE FISCAL YEAR HAVE SAID GEOMETRIC DATA IS TECHMICALLY CORRECT,
BEEN PAID AND THAT THE FULL AMOUNT OF ANY DEFERRED PROPERTY TAXES FOR THE CONVERSION OF THE
PROPERTY FROM AGRICULTURE USE HAS BEEN PAID PURSUANT TO NRS 361A.265.

TAHOE REGIONAL PLANNING AGENCY CERTIFICATE

THIS FINAL MAFP CONFORMS TO TAHOE REGIONAL PLANNING AGENCY REQUIREMENTS.

mﬁ Larert Aannivg Morger - 8/31/18

Duaulls (poffon %‘,% ( p b }1)4,% Togoqurer %!ls\mf

DISTRICT BOARD OF HEALTH CERTIFICATE

THIS MAP IS APPROVED BY THE WASHOE COUNTY DISTRICT BOARD OF HEALTH. THIS APPROVAL CONCERNS SEWAGE WATER & SEWER RESOURCE REQUIREMENTS CERTIFICATE
DISPOSAL, WATER POLLUTION, WATER QUALITY, AND WATER SUPPLY FACILITIES. THIS MAP HAS BEEN FOUND TO THE PROJECT/DEVELOPMENT DEPICTED ON THIS MAP IS IN CONFORMANCE WITH THE PROVISIONS OF ARTICLE 422
MEET ALL APPLICABLE REQUIREMENTS AND PROVISIONS OF THE ENVIRONMENTAL HEALTH SERVICES DMISION OF THE OF WASHOE COUNTY CHAPTER 110 {DEVELOPMENT CODE).

WASHOE DDUNTY HEALTH DISTRICT.
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BASIS OF BEARINGS

THE BASIS OF BEARINGS FOR THIS SURVEY IS NEVADA STATE PLANE, WEST ZONE
NADE3(54) BASED ON REAL TIME KINEMATIC (RTK) GPS OBSERVATIONS UTILIZING
CORRECTIONS FROM THE NORTHERN NEVADA COOPERATIVE REAL TIME NETWORK.
COORDIMATES AND DISTANCES HEREON ARE AT GROUND LEVEL BASED ON A
COMBINED GRID TO GROUND FACTOR OF 1.0002683. THE BEARINGS OF THIS SURVEY
DIFFER FROM RECORD OF SURVEY MAP NO. 4508 BY 0°0'13" IN A CLOCKWISE
DIRECTION.

g
it
FOUND 5/8" REBAR & PLASTIC CAP &
/ "PLS TE20° 8
Bl
@
-

84.84"
A=2°22'58" R=2040.00"
A=227'50" L=84 85 (R1)

BIGF WATER INVESTMENTS, LLC
APN: J23-071-35

= ugﬂ“\'r"

REFERENCES

1. RECORD OF SURVEY SUPPORTING A BOUNDARY LINE ADJUSTMENT NO. 4509 FOR SIERRA PARK, LLC,

RECORDED DECEMBER 21, 2004 AS DOCUMENT NO. 3146107, OFFICIAL RECORDS OF WASHOE COUNTY,
NEVADA.

2. ARCHITECTURAL PLANS OF "BOULDER BAY BLDG A", PREPARED BY OZ ARCHITECTURAL.
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STATE OF NEVADA

APN: 123-071-28 l

NOTES
THE COMMON ELEMENT (CE) IS THE ENTIRE SUBDIVISION SHOWM HEREON INCLUDING ALL LAND
BENEATH EXCLUDING ALL UNITS AND PARCELS, BUT INCLUDING ALL LIMITED COMMON ELEMENTS
(LCE). ALL COMMON ELEMENTS SHALL BE PRIVATELY MAINTAINED AND PERPETUALLY FUNDED BY
THE HOMEOWNERS ASSOCIATION. THE TERM COMMON ELEMENT IS SYNONYMOUS WITH "COMMON
AREA™ AS DEFINED IN NRS 117.010.

2, EXCEPT WHERE OTHERWISE NOTED, SANITARY SEWER AND STORM WATER DRAINAGE FACILITIES ARE
PRIVATELY MAINTAINED AND PERPETUALLY FUNDED BY THE OWNER(S) OF THE COMMON ELEMENT.

SAUER LIVING TRUST
APN: 12307105 |

3. THE HORIZONTAL LOTTED AREAS SHOWN HEREON COMPRISE DIMENSIONS TO FRONT FACE OF STUD.
THE VERTICAL LOTTED AREAS ARE COMPRISED OF DIMENSIONS FROM FINISHED FLOOR (SLAB OF
CONCRETE OR SUB—FLOORING) TO THE BOTTOM OF THE STUD FACE OF THE CEILING IMMEDIATELY
ABOVE, THE HORIZONTAL AND VERTICAL LOTTED AREAS ARE BASED ON THE ARCHITECTURAL
PLANS PREFARED BY OZ ARCHITECTURE. THE PHYSICAL BOUNDARIES OF EACH LOT SHALL
INCLUDE ALL INTERNAL LIVING SPACE, AS STATED IN NRS 116. THE LOTTED AREAS INCLUDE THE
MAIN LIVING AREA AND LOFT (IF APPLICABLE). THE BALANCE OF THE BUILDING, AND THE GROUND
BENEATH, ARE TO BE OWNED AND MAINTAINED BY THE OWNER(S) OF THE COMMON ELEMENT.

4. A BLANKET EASEMENT IS HEREBY GRANTED OVER THE COMMON ELEMENT FOR ACCESS TO EACH
UNIT. VEHICLE ACCESS AND PARKING SHALL BE LIMITED TO PAVED AREAS FOR THOSE PURPOSES.

5. IN THE EVENT THAT ANY PARTY WALL OR INTERIOR WALL IS NOT CONSTRUCTED EXACTLY OM THE
PROPERTY LINE, THE OWNERS AFFECTED SHALL ACCEPT THE CONSTRUCTED WALL AS THE
PROPERTY LINE.

6. A SURFACE FLOW DRAINAGE EASEMENT FOR THE PASSAGE OF STORM WATERS IS HEREBY GRANTED
TO WASHOE COUNTY OVER THE COMMON ELEMENTS SHOWN HEREON.

7. INTERIOR UNIT BOUNDARIES ARE 80 DEGREE ANGLE.
8. WASHOE COUNTY WILL PRE—ASSIGN ADDRESSES TO BE RELEASED ONCE AN ASSESSOR'S PARCEL
NUMBER HAS BEEN ESTABLISHED. IF STRUCTURE PLACEMENT DOES NOT REFLECT THE STREET ON

WHICH THE PRE-ASSIGNED ADDRESS |S ISSUED, THE DEVELOPER WILL REQUEST A NEW ADDRESS
PRIOR TO ISSUANCE OF A BUILDING PERMIT

ey de)

—— —

FOUND 2" SQUARE IRON BAR

§89°4T'22"E 10.00"

COMMON ELEMENT
277 ACRES +

'WITH CENTER PUNCH

N38"54'5T'E 039 | ENCROACHMENT PERMIT FROM WASHOE COUNTY -

FOR 4" PRIVATE WATER LINE PER DOC NO. 4706830

e

BOULDER BAY, LLC
APN: 123-071-04

NOTES (CONTINUED)

9.

10.

15.

A 10 FOOT PUBLIC UTILITY, TRAFFIC CONTROL SIGMNAGE, PLOWED SNOW STORAGE AND SIDEWALK
EASEMENT SHALL BE LOCATED ALONG ALL STREET RIGHTS—OF—WAY. THE 10 FOOT PLOWED SNOW
STORAGE EASEMENT IS FOR PLOWED SNOW FROM THE STREET RIGHT—OF—WAY ONLY.
A 5 FOOT PUBLIC UTILITY AND PRIVATE DRAINAGE EASEMENT SHALL BE LOCATED ALONG ALL SIDE
AND REAR LOT LINES. ALL PUBLIC UTILITY EASEMENTS INCLUDE CABLE TELEVISION.

A PUBLIC UTILITY EASEMENT IS ALSO HEREBY GRANTED WITHIN EACH PARCEL FOR THE EXCLUSIVE
PURPOSE OF INSTALLING AND MAINTAINING UTILITY SERVICE FACIUTIES TO THAT PARCEL AND THE
EXCLUSIVE RIGHT TO EXIT THAT PARCEL WITH SAID UTILITY FACILITIES FOR THE PURPOSE O

SERVING OTHER PARCELS AT LOCATIONS MUTUALLY AGREED UPON BY THE OWNER OF RECORD AT
THAT TIME, AND THE UTILITY COMPANY.

THE OWNERS HEREBY GRANT TO ALL PUBLIC UTILITIES, CABLE TV, AND WASHOE COUNTY A
BLANKET EASEMENT FOR THE CONSTRUCTION, MAINTENANCE AND USE OF DRAINAGE AND UTILITY
SYSTEMS, TOGETHER WITH THE RIGHT OF ACCESS THERETO FOREVER OVER ALL COMMON
ELEMENTS AS SHOWN HEREON.

A 107 WIDE EASEMENT FOR OPERATION AND MAINTENANCE OF A MATURAL GAS PIPELINE “LYING 5'

ON EACH SIDE OF THE CENTERLINE OF THE NATURAL GAS PIPELINE™ WAS GRANTED Ti
SOUTHWEST GAS CORPORATION, RECORDED SEPTEMBER 13, 2017 AS DOCUMENT NO., 4744049,
OFFICIAL RECORDS OF WASHOE COUNTY, NEVADA. PRECISE LOCATION OF SAID EASEMENT IS
UNKNOWN AND NOT PLOTTED HEROEN.

A BLANKET EASEMENT FOR ELECTRICAL FACILITIES WAS GRANTED TO NV ENERGY PER DOCUMENT
NO. 4746800. PER SAID DOCUMENT "EASEMENT AREA SHALL BE REDUCED TO AN AREA 10 (TEN)
FEET IN WIDTH, BEING FIVE (5) FEET ON EACH SIDE OF THE CENTERLINE OF THE UNDERGROUND
FACILITIES AFTER SAME ARE INSTALLED..".

THE LAND SHOWN HEREON LIES IN FEMA FLOOD ZONE "X° PER FIRM MAP PANEL 32031C3400G,
REVISED MARCH 16, 2009.

NO HABITABLE STRUCTURES SHALL BE LOCATED ON A FAULT THAT HAS BEEN ACTIVE DURING THE
HOLOCENE EPOCH OF GEOLOGICAL TIME.
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NOTES (CONTINUED) L A
16. 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. Asso
17. ALL PROPERTIES, REGARDLESS IF THEY ARE LOCATED WITHIN OR OUTSIDE OF A FEMA DESIGNATED UROAD
FLODD ZONE, MAY BE SUBJECT TO FLOODING. THE PROPERTY OWNER IS REQUIRED TO MAINTAIN 00C 406593,
ALL DRAINAGE EASEMENTS AND NATURAL DRAINAGES AND NOT PERFORM OR ALLOW UNPERMITTED —_ _
AND UNAPPROVED MODIFICATIONS TO THE PROPERTY THAT MAY HAVE DETRIMENTAL IMPACTS TO m——
SURROUNDING PROPERTIES. T

LEGEND
SET 5/8" REBAR & CAP OR
NAIL & WASHER "PLS 20461"

& DIMENSION POINT, NOTHING FOUND OR SET

o

EASEMENT TABLE ®  FOUND MONUMENT AS NOTED
Line #/Curve # | Length | Direction/Delta | Radius A GPS CONTROL POINT
c1 2329 Ba°58"16" 15.00 () RECORD MEASUREMENT
c2 AB.TS Bgmgs1" Ll (R1) REFERENCE NUMBER
2387 a1 15.00
i (RB) RADIAL BEARING
L1 12.73 NED"05'STW
APN  ASSESSOR PARCEL NUMBER
L2 2438 NES"04'12°W
CA  COMMON AREA
L3 53.51 N1"5547E
CATV  CABLE TELEVISION
L4 16.27 51°5548"W
LCA LUMITED COMMON AREA
LS 50.79 SBE14'20°E

PUE PUBLIC UTILITY EASEMENT
PM  PARCEL MAP
™ TRACT MAP

FOUND 2" SQUARE IRON BAR

|
FOUND NAIL & TAG (UNREADABLE)
WASHOE COUNTROL POINT "T12SM01080"
GROUND COORDINATES (RECORD)

N 14760499.04

E 2222390.89

GROUND COORDINATES (FOUND)

BOULDER BAY, LLC | d
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NOTE: ALL UNIT, LCE AND GARAGE BOUNDARY LINES ARE AT 80 DEGREE ANGLES AND PARALLEL OR PERPENDICULAR TO THE BUILDING ENVELOPE
UNIT AREAS (SQ. FT. 1)
UNIT # MAIN LNINq_.ﬁRE«A LOFT | TOTAL LIVING AREA | MAIN BALCONY* | LOFT BALCONY* PAT
A100 2078 NiA 2078 216 NIA, 54 e I —
A01 1,874 NI 1874 216 A NiA
A102 1,762 NiA 1762 216 NiA, NiA
A103 1,762 NIA 17682 216 LY 33 GRAPHIC SCALE
A104 1874 NI 1874 216 NiA A o o s »
_ - 5“ ™ e T gy
| om0 2078 NIA 2078 218 NiA NiA pr—
A201 1874 WA 1874 216 NiA NiA e
202 1762 NIA 1762 216 NiA NiA
A203 1,782 NiA 1762 216 NiA NiA
A204 1,874 WA 1874 216 NiA NiA
AZ05 2,078 NiA 2078 216 NiA NiA
A300 1,981 757 2718 333 131 NiA
A301 1.757 675 2,432 333 96 A
A302 1,841 NiA 1641 338 NiA A
A303 1,641 A 1841 338 N NiA
n304 1,757 675 2432 333 96 A
A305 1,961 757 2718 333 131 NIA
* LIMITED COMMON ELEMENT
PROFESSIONAL SEAL COMMON OFPEN SPACE CONDOMINIUM TRACT MAP

OF
GRANITE PLACE
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NOTE ALL UNIT. LCE AND GARAGE BOUNDARY LINES ARE AT 50 DEGREE ANGLES AND PARALLEL OR PERPENDICULAR TO THE BUILDING ENVELOPE
UNIT AREAS (SQ. FT. %)
UNIT # MAIN LIVING AREA LOFT | TOTAL LIVING AREA | MAIN BALCONY* | LOFT BALCONY* | PATIO"
A100 2078 MiA 2078 216 A 54 — l e
A101 1,874 NiA 1874 216 NiA NiA
A102 1,762 NIA 1762 216 NIA NiA
A103 1,762 NiA 1762 218 NiA 33 GRAPHIC SCALE
Al04 1,874 NiA 1874 216 A NIA 10 a 5 10 20
105 2,078 NiA 2078 216 NiA 54 Eﬁ
A200 2078 NIA 2078 T 218 NiA NIA
— 1inch =10 ft.
A201 1874 NiA 1874 216 NiA NiA A
202 1,762 NiA 1762 218 NiA NiA |
A203 1,762 NiA 1762 216 NiA NiA
A204 1,874 NiA 1874 218 NIA NiA
A208 2,078 NiA 2078 216 NiA NiA
A300 1,961 767 2718 333 13 NiA
A301 1,757 875 2.432 333 96 NiA
A302 1,641 NiA 1641 338 NIA NiA
A303 1,641 NIA 1641 338 i NiA NiA
A304 1,757 675 2432 333 965 NiA
A306 1,961 757 2718 333 131 NiA
* LIMITED COMMON ELEMENT
PROFESSIONAL SEAL COMMON OPEN SPACE CONDOMINIUM TRACT MAP
OF
LYING WITHIN THE SOUTHEAST 1/4 OF T16N, R1BE, SEC 18, M.DM.
A DIVISION OF PARCEL 1 OF DEED DOCUMENT NO. 4446494
WASHOE COUNTY NEVADA
JOB NO,  17-042.04
I CFA, INC. DRAWN BY os
| LAND SURVEYORS CHECKED BY KLG
CIVIL ENGINEERS
| LANDUSE PLANNERS DATE M 28
150 CORPORATE BOULEVARD = RENG, NEVADA 89502 SHEET
15-B5E-1150 MAIN = T75-B56-1160 FAY = CFARENDCOM 4 8
Par T4 \SURVY V— TMAP —BOULDER—BAY-BLOG—A.OWG DSCHEBER> 8/5/2018 12:34 PM
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NOTE: ALL UNIT, LCE AND GARAGE BOUNDARY LINES ARE AT 50 DEGREE ANGLES AND PARALLEL OR PERPENDICULAR TO THE BUILDING ENVELOPE

UNIT AREAS (SQ. FT. %)
_UNlT # s MAIN LIVING AREA LOFT TOTAL LIVING AREA | MAIN BALCONY* | LOFT BALCONY* PATIO*
TAt00 2,078 NiA 2078 216 NIA 54
AT01 1874 NA 1874 216 NiA NiA
A0z 1762 NiA 1782 216 NiA NiA
A103 1,762 NA 1762 218 NiA 3
Al04 1,874 NIA 1874 218 NiA NiA
A0S 2078 A 2078 215 NIA 54
A200 2078 NiA 2078 218 NiA i
A201 1874 NA 1874 216 NIA NiA
Az02 1762 NiA 1762 218 NiA NiA
A203 1,762 NiA 1762 216 NIA TnA |
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Section 1.11. “Common Area” or “Common Elements” means any real estate and the
improvements thereon within the Property other than a Unit designated as Common Area,
Common Element or Limited Common Area or Limited Common Element on the Map and
including Common Facilities as defined herein, which area will be reduced upon recordation of
the Common Area Open Space Merger and Resubdivision Map, defined in Section 1.13, below.

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

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

Section 1.14. “Common Expense” means any use of common funds authorized hereby
and includes, without limitation: (a) all expenses or charges incurred by or on behalf of the
Association for the management, maintenance, administration, insurance, operation, repairs,
additions, alterations or reconstruction of the Common Elements, Common Facilities, or any
portion of any Unit that the Association is obligated to maintain or repair; (b) all expenses or
charges reasonably incurred to procure insurance for the protection of the Association and its
Board; (c) any amounts reasonably necessary for reserves for maintenance, repair and
replacement of the Common Elements and Common Facilities or any portion of any Unit that the
Association is obligated to maintain or replace, and for nonpayment of any Assessments; (d) the
use of such funds to defray the costs and expenses incurred by the Association in the
performance of its functions or in the proper discharge of the responsibilities of the Board as
provided in the Governing Documents; (e) contractual obligations of the Association; and (1) all
expenses or charges incurred by or on behalf of the Association for the management,
maintenance, administration, experts, professional services, insurance, operation, repairs,
additions, alterations or reconstruction as may be required by this Declaration and/or Chapter
116.

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

Section 1.16. “Desigh Standards” means the Design Standards established by the
Board pursuant hereto.

Section 1.17. “Director” means a member of the Association’s Board of Directors.
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(d) Withdraw real estate from the Property;
(e) Complete improvements indicated on the Map and/or in this Declaration;

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

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

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

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

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

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

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

ARTICLE 8: DESIGN REVIEW,

Section 8.1. Improvements Generally & Approval by Board. No Improvement of
any kind may be commenced, erected or maintained within the Property, nor may any addition to
or change or alteration be made in or to the exterior of any Unit or which would affect the
structural integrity of any Unit, or which would affect the common utility services or
installations until plans and specifications showing the nature, color, kind, shape, height
(including front, side and rear elevations), materials, and location of the same will have been
submitted to and approved in writing by the Board as to quality of workmanship and materials,

46
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	Project Name: Boulder Bay Resort - Building A (AKA Granite Place) Amendment of Conditions
	the existing and proposed conditions: Requested is a modification to the amount of common area to 1.25 acres that will be directly associated with the Boulder Bay Resort - Building A (AKA Granite Place Condominiums). Additional detail regarding this request is provided in the project narrative that has been provided with this application. 
	Project Description: A request to amend the common area provided that was identified in the approval of TM16-004 for the Boulder Bay Resort.                                                                      
	Project Address: 1 Big Water Drive
	Project Area acres or square feet: 2.77+/- AC
	amendment  Describe how the amendment affects the required findings as approved: The requested amendment will allow for the common area that is identified in the Granite Place CC&R's (Doc No. 4856409, Washoe County Recorder's Office,  10/5/2018) to be ultimately dedicated to the Granite Place HOA.  This amendment will allow for the filing of a boundary line adjustment (BLA) to divide the subject parcel for the provision of the 1.25 acres to the Granite Place HOA. The remainder area of the parcel will be joined with APN 123-071-35 as part of the subsequent BLA.  



No potential impacts are anticipated from the requested amendment.
	Project Location with point of reference to major cross streets AND area locator: Crystal Bay - West of Nevada SR 28 and north of Reservoir Road                                                           
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	Assessors Parcel NosRow1_2: 
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	Assessors Parcel NosRow2_2: 
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	Name: Big Water Investments, LLC
	Name_2: CFA, Inc.
	Address: P.O. Box 6622
	Address_2: 1150 Corporate Blvd.
	Email: rwittenberg@intlsupplyco.com
	Email_2: dsnelgrove@cfareno.com
	Contact Person: Roger Wittenberg
	Contact Person_2: Dave Snelgrove, AICP
	Name_3: Same as Owner
	Name_4: EKN Tahoe, LLC
	Address_3: 
	Address_4: 220 Newport Center Dr.,Suite 11-262
	Email_3: 
	Email_4: tom@ekndevgroup.com
	Contact Person_3: 
	Contact Person_4: Tom Jacobson
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