


  

Washoe County Development Application 

Your entire application is a public record. Ifyou have a concern about releasing personal information, please contact Planning 
and Building staff at 775.328.6100. 

Project Information 

Project Name: Waldorf Astoria Lake Tahoe - Extension of Abandonment Permit WAB21-0002 and 
Variance Permit WPVAR21-0001 

Project Description: Request for a 5-year extension of Abandonment Permit No. WAB21-0002 and 
associated Variance Case No. WPVAR21-0001, both approved with conditions on 
June 1, 2021. WAB21-0002 authorized abandonment of 60,291 sq ft of public right-
of-way including portions of Wassou Road, Lake View Avenue, all of Reservoir 
Road, and a sliver of Stateline Road. WPVAR21-0001 authorized variances to wee 
Articles 436 and 438 governing road design standards and grading. Extension of 
both permits is requested to June 1, 2031. 

Project Address: 0 State Route 28; 5 State Route 28; 0 Wassou Road; 101 Lake View Avenue; 47 
Reservoir Road - Crystal Bay, NV 89402 

Project Area: 14.373 acres (total project area across 13 parcels) 

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

Located along State Route 28 (Tahoe Boulevard) in Crystal Bay, Nevada, near the intersection of SR 28, Lake 
View Avenue, and Wassou Road. Approximately 0.5 miles west of the Nevada/California state line on the north 
shore of Lake Tahoe. 

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

123-071-04 0.644 ac 123-053-02 1.42 ac 

123-054-01 0.996 ac 123-053-04 0.184 ac 

0.28 ac123-052-02 0.28 ac 123-052-03 

123-052-04 3.23 ac 

1.24 ac 

123-071-37 2.49 ac 

123-053-06 

Indicate any previous Washoe County approvals associated with this application: 

WAB21-0002 (Abandonment-Approval with Conditions, June 1, 2021 ); WPVAR21-0001 (Variance -Approval 
with Conditions, June 1, 2021); WSUP21-0035; WSUP23-0025 

Applicant Information (attach additional sheets if necessary) 

Professional Consultant: Property Owner: 

Name: Lake Tahoe Partners, LLC Name: R. David Snelgrove, AICP 
Contact Person: Andrew Bybee 

Other Persons to be Contacted: Applicant/Developer: 

Name: Lake Tahoe Partners, LLC  



For Office Use Only 

Initial:Date Received: 

County Commission District: 

1 - Commissioner Hill 

CAB(s): 

Incline Village/ Crystal Bay 

Planning Area: 

Master Plan Designation(s): 

Crystal Bay; Crystal Bay Tourist 

Regulatory Zoning(s): 

Crystal Bay; Crystal Bay Tourist 







  
   

 

 

 
 

 
 
 

 

      
      

      
     

       
      
      
      

 
 

      
       

   
 

    
      

  

       
      

         
    

      
    

  

      
 

 
       

 

   

  

  

     
 

 
 

      
        

       
   

Conditions of Approval 
Variance Case Number WPVAR21-0001 
Abandonment Case Number WAB21-0002 

Variance Case Number WPVAR21-0001 

The project approved under Variance Case Number WPVAR21-0001 shall be carried out in 
accordance with the Conditions of Approval granted by the Planning Commission on June 1, 2021 
Conditions of approval are requirements placed on a permit or development by each reviewing 
agency. These conditions of approval may require submittal of documents, applications, fees, 
inspections, amendments to plans, and more. These conditions do not relieve the applicant of 
the obligation to obtain any other approvals and licenses from relevant authorities required under 
any other act or to abide by all other generally applicable Codes, and neither these conditions nor 
the approval by the County of this project/use override or negate any other applicable restrictions 
on uses or development on the property. 

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

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

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

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

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

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 

• Prior to obtaining a final inspection and/or a certificate of occupancy. 

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

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

Abandonment Case Number WAB21-0002 

The project approved under Abandonment Case Number WAB21-0002 shall be carried out in 
accordance with the conditions of approval granted by the Planning Commission on June 1, 2021. 
Conditions of approval are requirements placed on a permit or development by each reviewing 
agency. These conditions of approval may require submittal of documents, applications, fees, 

1001 E. Ninth St., Reno, NV 89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/comdev/ 

www.washoecounty.us/comdev


   
 

   
 

 
   

       
     
       

     
      

       
          

    
        

   
        

 
 

 
  

  
     

           
     

    
 

         
        

        
       

 

      
 

        
 

      
        

  

 
  

    
 

 
  

         
    

 

  

 

  
    

 

Washoe County Conditions of Approval 

inspections, amendments to plans, and more. These conditions do not relieve the applicant of 
the obligation to obtain any other approvals and licenses from relevant authorities required under 
any other act or to abide by all other generally applicable Codes, and neither these conditions nor 
the approval by the County of this project/use override or negate any other applicable restrictions 
on uses or development on the property. Furthermore, to the extent that Washoe County does 
not own the easements in question, it cannot abandon them. Therefore, this request is in effect 
a “quitclaim” by the County of whatever interest it might have in the easements in favor of the 
owners who applied for the abandonment. Nothing in this abandonment should be construed as 
an assertion by the County of ownership over the easements in question. To the extent other 
property owners nearby or other entities might have any ownership interests in these easements, 
this abandonment does not affect those interests and the property owners associated with this 
abandonment are responsible for utilizing whatever legal mechanisms are necessary to address 
those interests on their own. 

Unless otherwise specified, all conditions related to the approval of this Abandonment shall be 
met prior to recordation of the Resolution and Order of Abandonment. Prior to recordation of the 
Resolution and Order of Abandonment, each agency shall determine when compliance of their 
specific conditions is met by the applicant as set forth in the Conditions of Approval. All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Community Services Department – Planning and Building 
Division.  

Compliance with the conditions of approval related to this abandonment is the responsibility of 
the applicant, his/her successor in interest, and all owners, assignees, and occupants of the 
property and their successors in interest. All conditions of approval must be met prior to the 
Engineering and Capital Projects Division recording the required Resolution and Order of 
Abandonment. 

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

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

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

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

Washoe County Planning and Building Division 

1. The following conditions are requirements of Planning and Building, for both WPVAR21-0001 
and WAB21-0002. Planning and Building shall be responsible for determining compliance with 
these conditions.  

Contact: Chris Bronczyk; 775.328.3612; cbronczyk@washoecounty.us 

Variance Conditions of Approval 

a. The applicant shall attach a copy of the action order approving this project to all 
permits and applications (including building permits) applied for as part of this 
variance. 

Variance Case Number WPVAR21-0001; Abandonment Case Number WAB21-0002 
Page 2 of 7 

mailto:cbronczyk@washoecounty.us


   
 

   
 

 
   

      
      

 

   
    

        
    

  
    

  
  

     
       

  

   

   

 

   
  

        
   

 

    

       
      

   

 

  
     

 

      
   

 

     
     

      
   

        
         

 

    
  

  

Washoe County Conditions of Approval 

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

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

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

e. Wellness Way shall be minimum twenty feet in width, paved, and heated for snowmelt. 

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

NOTE 

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

g. The following operational conditions shall be required for the life of the project. 

i. Failure to comply with the conditions of approval shall render this approval out of 
compliance with this variance and subject to revocation. Compliance with this 
condition shall be determined by Planning and Building. 

Abandonment Conditions of Approval 

a. The applicant shall attach a copy of the action order approving this project to all 
permits and applications (including building permits) applied for as part of this 
abandonment. 

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

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

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

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

Washoe County Planning and Building Division – Parks and Open Spaces 

Variance Case Number WPVAR21-0001; Abandonment Case Number WAB21-0002 
Page 3 of 7 



   
 

   
 

 
   

       
     

 

   

 

 

 
 

 

       
      

 

  

    
     

 

  

 
 

  
 

 
    

 
 

  

       
   

 

      
       

      
      

 

 

 

 
 

Washoe County Conditions of Approval 

2. The following conditions are requirements of the Planning and Building Division, for both 
WPVAR21-0001 and WAB21-0002. The Planning and Building Division shall be responsible 
for determining compliance with these conditions. 

Contact: Sophia Kirschenman; 775.328.3623; skirschenman@washoecounty.us 

a. In conformance with the Tahoe Area Plan and the application materials, the applicant 
shall provide a north-south multi-use path extending the full length of the future resort 
area (roughly paralleling State Route 28). 

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

Washoe County Engineering and Capital Projects  

3. The following conditions are requirements of Engineering and Capital Projects, for both 
WPVAR21-0001 and WAB21-0002. Engineering and Capital Projects shall be responsible for 
determining compliance with these conditions. 

Contact: Walt West; 775.328.2041; wwest@washoecounty.us 

a. Roadways proposed for Abandonment Case WAB21-0002 Boulder Bay shall meet 
Washoe County Code, AASHTO and MUTCD requirements except where specifically 
modified as follows: 

i. Street width (No Parking): 24 feet minimum (front face to front face curb) 

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

iii. Right-of-way granted shall be located a minimum of 0.5 feet behind the back face 
of curb. 

iv. Max roadway grade:  The street grades shall be minimized to the maximum extent 
practical in general conformance w/ preliminary plans submitted with the 
application but in no case shall exceed 12%, subject to final approval by the 
County Engineer. 

v. Barrier rails/walls shall be installed where warranted. 

vi. Retaining wall heights adjacent to Washoe County Right-of-way will be permitted 
with estimated exposed height of 15 feet, equipped w/ appropriate safety fencing, 
subject to final approval of the County Engineer. 

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

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

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

Variance Case Number WPVAR21-0001; Abandonment Case Number WAB21-0002 
Page 4 of 7 

mailto:skirschenman@washoecounty.us
mailto:wwest@washoecounty.us


   
 

   
 

 
   

    
   

 

 

  

 

 
  

 
 

   
 

 

  

 
 
   

 
 

  
 

  

 

  

 

 

 
 

 

   
 

 

   
 

 

Washoe County Conditions of Approval 

e. All dedications for new right-of-ways and easements shall be recorded prior to the 
recordation of the Order of Abandonment. 

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

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

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

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

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

k. A detailed hydrology/hydraulic report prepared by a registered engineer shall be 
submitted to the Engineering Division for review and approval. The report shall include 
the locations, points of entry and discharge, flow rates and flood limits of all 5- and 100-
year storm flows impacting both the site and offsite areas and the methods for handling 
those flows. The report shall include all storm drain pipe and ditch sizing calculations 
and a discussion of and mitigation measures for any impacts on existing offsite drainage 
facilities and properties. 

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

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

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

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

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

ii. The roadway design shall meet all Washoe County Code and AASHTO roadside 
safety standards with respect to obstructions within the clear zone which may 
require crash worthy barrier system installation. 

Variance Case Number WPVAR21-0001; Abandonment Case Number WAB21-0002 
Page 5 of 7 



   
 

   
 

 
   

 
 

  
   

  
 

 
 

 

 
  

       
      

 

  

      
  

    

       
 

  

       
   

 

   

 
 

  
 

 
 

 

      
   

 

  

  
 

 

   
 

 

Washoe County Conditions of Approval 

p. Street naming of new streets shall comply with street naming standards including 
potential street name change of Stateline Road.  Approval of street names given the new 
roadway alignments shall be obtained from the Washoe County Street Naming 
Coordinator prior to the approval of construction drawings. 

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

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

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

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

Incline Village General Improvement District (IVGID) 

4. The following conditions are requirements of IVGID, for both WPVAR21-0001 and WAB21-
0002. IVGID shall be responsible for determining compliance with these conditions.  

Contact: Tim Buxton; 775.832.1246; tim_buxton@ivgid.org 

a. Any relocation or improvement to the water and or sewer facilities, shall be in accordance 
with current Incline Village General Improvement District regulations 

North Lake Tahoe Fire Protection District (NLTFPD) 

5. The following conditions are requirements of the North Lake Tahoe Fire Protection District, for 
both WPVAR21-0001 and WAB21-0002. North Lake Tahoe Fire Protection District shall be 
responsible for determining compliance with these conditions. 

Contact: Jennifer Donohue; 775.831.0351 x8127; jdonohue@nltfpd.net 

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

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

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

Nevada Department of Transportation 

6. The following conditions are requirements of the Nevada Department of Transportation, for 
both WPVAR21-0001 and WAB21-0002. NDOT shall be responsible for determining 
compliance with these conditions.  

Contact: Alex Wolfson; 775.834.8365; awolfson@dot.nv.gov 

a. The proposed project is directly adjacent to State Route 28 (SR-28) and proposes 
changing access patterns as part of the roadway abandonment request. SR-28 is an 
NDOT owned road that is functionally classified as an urban minor arterial. 

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

Variance Case Number WPVAR21-0001; Abandonment Case Number WAB21-0002 
Page 6 of 7 

mailto:tim_buxton@ivgid.org
mailto:jdonohue@nltfpd.net
mailto:awolfson@dot.nv.gov


   
 

   
 

 
   

    
  

 

  
 

 
  

  

 
 

 

  

  

 

 

 

 
 

 

 

 

Washoe County Conditions of Approval 

i. As part of the occupancy permit process, NDOT will require an updated traffic 
impact analysis be submitted for approval to determine the impact of the 
abandoned and new/modified accesses on the state highway system and required 
mitigations. 

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

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

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

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

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

*** End of Conditions *** 

Variance Case Number WPVAR21-0001; Abandonment Case Number WAB21-0002 
Page 7 of 7 



 

 

       
        

       

  
 

  
 

 
 
 

 
   

 
 

   

    

   

    
 

    
    
   
 

     
    
   
 

     
    
   
   
 

    
  

 
 

   
 

     
  

  
        

  
  

   
 

 
   
     
      
     
   

 

1001 EAST 9TH STREET 

COMMUNITY SERVICES DEPARTMENT 
Planning and Building Division

Planning Program 

RENO, NEVADA 89512-2845 
PHONE (775) 328-6100 
FAX (775) 328.6133 

Planning Commission Action Order 
Abandonment Case Number WAB21-0002 

Decision: Approval with Conditions 

Decision Date: June 1, 2021 

Mailing/Filing Date: June 4, 2021 

Applicant: Boulder Bay, LLC 

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

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

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

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

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

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

Lake View Avenue; 47 Reservoir Road 

mailto:cbronczyk@washoecounty.us


   
  

  
  

 

 

   
 

           
 

    
     

 
    
    
      

  
     

 
    

    
 

   
   

              

         
   

 
 

    
 

         
 

   
 

          
    

       
  

 
 

    
 

 
  

 
 

 
 

 

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

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

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

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

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

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

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

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

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

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

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

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

Washoe County Community Services Department 
Planning and Building Division 

https://110.806.20


   
  

  
  

 
 

 

 

  

  
  

 

   
  

 
 

    
  

 

     

 

 

 

   

 

 

   
 

   
  

      
  

  
   

  
 

  
 

 

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

________________________________________ 
Trevor Lloyd 
Secretary to the Planning Commission 

TL/CB/lk 

Enclosure:  Conditions of Approval 

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

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

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

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

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

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

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

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


  
        

       

  
 

  
 

 
   

  

   

  

   

   
  

 

    
  

 

   
  

 
 

    
 

 
 

 

    
   

         
           

        
 

 

 
  
   
  

 
 

1001 EAST 9TH STREET 

COMMUNITY SERVICES DEPARTMENT 
Planning and Building Division

Planning Program 

RENO, NEVADA 89512-2845 
PHONE (775) 328-6100 
FAX (775) 328.6133 

Planning Commission Action Order 
Variance Case Number WPVAR21-0001 

Decision: Approval with Conditions 

Decision Date: June 1, 2021 

Mailing/Filing Date: June 4, 2021 

Applicant: Boulder Bay, LLC 

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

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

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

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

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

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

Lake View Avenue; 47 Reservoir Road 

mailto:cbronczyk@washoecounty.us


   
    

  
  

 

 

   
 

           
 

    
     

 
    
    
      

   
     

 
     

   
    

      
    

     
        

    
   

 
   

  
  

  
       

 
            

           
 

        
         

   
    

 
  

         
   

 
          

  
       

  
 

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

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

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

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

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

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

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

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

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

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

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

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

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

https://110.804.25


   
    

  
  

 
    

 
  

 

 
 

 
 

 

 

  

  
  

 

   
  

 
 

    
  

 

    

 

 

   

 

 

   
 

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

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

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

Washoe County Community Services Department 
Planning and Building Division 

________________________________________ 
Trevor Lloyd 
Secretary to the Planning Commission 

TL/CB/lk 

Enclosure:  Conditions of Approval 

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

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

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

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

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

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

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


   
    

  
  

   
  

       
  

 
   

  
 

  
  

 

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

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

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


