
Board of Adjustment Staff Report 
Meeting Date:  August 2, 2018 Agenda Item:  8C 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev 

ADMINISTRATIVE CASE NUMBER: WADMIN18-0009 (Lodge at Galena) 

BRIEF SUMMARY OF REQUEST: Allow Snowind Sports (Retail Sales – Specialty) 
and a wine/coffee bar (Liquor Sales – On-Premises) to operate from 17025 Mt. Rose Highway. 

STAFF PLANNER: Kelly Mullin, AICP, Senior Planner 
775.328.3608 
kmullin@washoecounty.us 

CASE DESCRIPTION 

For possible action, hearing, and discussion to allow for 
two separate uses, each of which requires an 
administrative permit, on the subject property: (1) Snowind 
Sports, classified under the Retail Sales – Specialty Stores 
use type; and (2) a wine/coffee bar, classified under the 
Liquor Sales – On-Premises use type. If approved, the uses 
would be undertaken by 2 of the 3 tenants expected to 
occupy the building on-site, which is approximately 4,135 
square feet. The retail sales use type is proposed to 
occupy 1,700 square feet, while the wine and coffee bar is 
proposed to occupy 800 square feet. A 740 sq. ft. outdoor, 
uncovered concrete patio is also proposed to be added 
adjacent to the existing structure, primarily for the use of the 
coffee and wine bar patrons. The Board of Adjustment may 
choose to approve or deny either use independent of the 
other. 
Applicant/Owner: Burkhart Management Group LLC 
Location:  17025 Mt. Rose Hwy (formerly 

known as the Lodge at Galena 
restaurant) 

APN:  047-161-13
Parcel Size:  ±.99-ac.
Master Plan:  Commercial
Regulatory Zone: Neighborhood Commercial
Area Plan:  Forest
CAB:  So. Truckee Meadows/Washoe

Valley
Dev. Code: Article 808, Administrative

Permits
Comm. District: 2 – Commissioner Lucey

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and received 
during the public hearing, the Board of Adjustment approve with conditions Administrative Permit Case 
Number WADMIN18-0009 for Burkhart Management Group, for both of the proposed uses, having made all 
four findings in accordance with Washoe County Development Code Section 110.808.25 and the additional 
finding required by the Forest Area Plan. 

(Motion with Findings on Page 11) 
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Administrative Permit Definition 
The purpose of an Administrative Permit is to provide a method of review for a proposed use 
which possess characteristics that requires a thorough appraisal in order to determine if the use 
has the potential to adversely affect other land uses, transportation or facilities in the vicinity. 
The Board of Adjustment or the Hearing Examiner may require conditions of approval 
necessary to eliminate, mitigate, or minimize to an acceptable level any potentially adverse 
effects of a use, or to specify the terms under which commencement and operation of the use 
must comply.  Prior to approving an application for an administrative permit, the Board of 
Adjustment must find that all of the required findings, if applicable, are true. 

The Conditions of Approval for Administrative Permit Case Number WADMIN18-0009 is 
attached to this staff report and will be included with the Action Order, if the request is approved. 
The subject property is designated as Neighborhood Commercial (NC).  The applicant is 
seeking to operate Snowind Sports, classified under the Retail Sales – Specialty Stores use 
type; and a wine/coffee bar, classified under the Liquor Sales – On-Premises use type.  Both 
use types require an administrative permit in order to operate within the NC regulatory zone. 
Thus, the applicant is seeking approval of this administrative permit application from the Board of 
Adjustment. 
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Vicinity Map 
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Aerial Photo Showing Surrounding Regulatory Zones 
(Subject site outlined in blue.) 

Aerial Photo with 2-foot Contours 
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From south side of property, looking north at existing structure and parking lot 
 

Looking northwest at existing structure (currently being remodeled) 
 

Looking south along Mt. Rose Highway from property’s southern driveway 
 

Site Photos 
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Project Evaluation 
The subject site is located at 17025 Mt. Rose Hwy, approximately ½ mile southwest of the 
intersection with Timberline Dr.  It is within the Mt. Rose Scenic Highway Commercial Overlay 
District.  The ±.99-acre parcel has a regulatory zone of Neighborhood Commercial (NC).  The 
property formerly housed the Lodge at Galena restaurant, which has been closed for several 
years.  The current owner is in the process of completing an interior remodel of the existing 
structure, allowing for three separate tenants.  The business operations for two of the tenants 
require an administrative permit within the NC regulatory zone.  These uses include: (1) 
Snowind Sports, classified within the Retail Sales – Specialty Stores use type; and (2) a 
wine/coffee bar, classified within the Liquor Sales – On-Premises use type. 

The existing structure is approximately 4,135 square feet.  The retail sales use type is proposed 
to occupy 1,700 square feet, while the wine and coffee bar is proposed to occupy 800 square 
feet.  The remaining square footage will be occupied by a doctor’s office, which is classified 
within the Medical Services use type and is an allowed use within the NC regulatory zone.  A 
740 sq. ft. outdoor, uncovered concrete patio is also proposed to be added adjacent to the 
existing structure, primarily for the use of the coffee and wine bar patrons. 

As proposed by the applicant, hours of operation for both businesses are 7 a.m. to 7 p.m. on 
weekdays, and 7 a.m. to 8 p.m. on weekends.  A recommended condition of approval 
memorializing these hours has been included with Exhibit A. 

The commercial property has two existing driveways off of Mt. Rose Highway that will continue 
to be used with the new tenants.  A center turn lane exists along the highway portion abutting 
this property, which facilitates access in and out of the two driveways.  As indicated by the traffic 
letter included with the application, the development is expected to generate 35 a.m. peak hour 
trips and 30 p.m. peak hour trips.  These figures are based off of a presumed 83% pass-by rate 
for the coffee shop portion of the business.  The Washoe County Traffic Engineer has reviewed 
the applicant’s traffic calculations and identified that no additional conditions of approval are 
necessary to address traffic impacts from the proposed uses. 

Prior to the issuance of any business licenses, the development will be required to meet all 
applicable Development Code standards related to parking, landscaping, lighting and screening.  
The property must also meet all applicable standards within Washoe County Code Section 
110.204.05, Mt. Rose Scenic Roadway Corridor Standards.  This section provides standards 
related to setbacks, parking areas, architecture, signage, etc. intended to protect the aesthetics 
of the Mt. Rose Scenic Corridor. 

The change in use within the structure will trigger compliance with all currently adopted Building 
Codes, and the appropriate building permits are required to be obtained. 

As is visible on the aerial photo on page 5 of this staff report, a mix of regulatory zones are 
nearby.  To the north are other Neighborhood Commercial properties.  To the west is federally-
owned land with a regulatory zone of Open Space.  To the east across the highway is a 3.2-
acre Medium Density Suburban parcel, with Low Density Suburban properties further to the 
east. 

Impacts from the proposed uses are anticipated to be minimal and can be adequately mitigated 
with the recommended conditions of approval.  It is staff’s opinion that the proposed uses are 
well-suited to this Neighborhood Commercial property.  

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The application was presented to the STM/WV CAB at the regularly scheduled meeting of July 
5, 2018.  The CAB voted unanimously to recommend approval of the project.  Draft meeting 
minutes have been attached to this staff report as Exhibit C. 
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Questions during the meeting focused on lighting, hours of operation and previous liquor 
licenses on the property.  Two members of the public spoke in favor of the request. 

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

• Washoe County Community Services Department 
o Engineering and Capital Projects Division 
o Planning and Building Division 
o Utilities/Water Rights 

• Washoe County Health District  
o Environmental Health Services Division 
o Emergency Medical Services Program 

• Truckee Meadows Fire Protection District 
• Regional Transportation Commission 
• Nevada Department of Transportation 
• Nevada Division of Water Resources 
• U.S. Forest Service 
• Washoe-Storey Conservation District 
• Truckee Meadows Water Authority 

Several of the 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 below.  The Conditions of Approval document is attached to this staff 
report and will be included with the Action Order if the request is approved. 

• Washoe County Planning Program addressed operational requirements in effect for the 
life of the project, and other Development Code standards.  
Contact: Kelly Mullin, 775.328.3608, kmullin@washoecounty.us  

• Washoe County Building Program requires the appropriate building permits be obtained, 
including for the change of use. The structure must also meet current adopted codes. 
Contact: Mojra Hauenstein, 775.328.3619, mhauenstein@washoecounty.us  

• Washoe County Water Management Planner Coordinator provided conditions related to 
water rights and water demand associated with the proposed project. 
Contact: Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us  

• Nevada Division of Water Resources provided comments related to water rights 
associated with the well on the property. 
Contact: Steve Shell, 775.684.2836, sshell@water.nv.gov 

• Washoe County Health District, Environmental Health Services Division identified that 
the development must become a permitted public water system. 
Contact:  Wes Rubio, 775.328.2635, wrubio@washoecounty.us  

The Washoe County Engineering and Capital Projects Division, Regional Transportation 
Commission and the Health District’s Emergency Medical Services Program reviewed the 
application and indicated they had no comments or conditions of approval. 
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Staff Comment on Required Findings  
WCC 110.808.25 requires that all of the following findings be made to the satisfaction of the 
Washoe County Board of Adjustment before granting approval of the administrative permit 
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. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Forest Area Plan. 

Staff Comment: The proposed uses do not conflict with the provisions of the Master Plan 
and Forest Area Plan. The property is located within a designated commercial area 
along Mt. Rose Highway and the development is required to meet the associated scenic 
corridor standards. 

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 existing commercial property and structure are served by adequate 
facilities for the proposed use, and the project will be required to become a permitted 
public water system in order to operate. 

3. Site Suitability.  That the site is physically suitable for the type of development, and for 
the intensity of the development. 

Staff Comment: The site is already developed for a commercial use and is appropriate 
for the specific uses proposed. Prior to being able to operate, the property will be 
required to meet all applicable codes including for landscaping, parking, lighting, etc. 

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 proposed uses are anticipated to have minimal negative impacts on 
the surrounding area. Recommended conditions of approval are expected to mitigate 
potential impacts to the extent possible. 

5. Effect on a Military Installation.  If a military installation is required to be noticed pursuant 
to this article, the effect of the issuance of the permit will not be detrimental to the 
location, purpose and mission of the military installation. 

Staff Comment: No military installation is located within 3,000 feet of the subject site; 
therefore, this finding is not applicable and is not included with the recommended motion. 

Forest Area Plan Policy F.2.13 requires the following finding be made in order to approve an 
administrative permit: 

F.2.13 The community character as described in the Character Statement can be adequately 
conserved through mitigation of any identified potential negative impacts. 

Staff Comment: Staff believes the proposed uses are well-suited to this property and to 
the Neighborhood Commercial regulatory zone. The property is located within a 
designated commercial area along Mt. Rose Highway and will be required to meet 
associated scenic corridor standards. The community character is not anticipated to be 
negatively impacted by the proposed uses. 
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Recommendation 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Administrative Permit Case 
Number WADMIN18-0009 is recommended for approval with conditions.  Staff offers the motion 
below for the Board’s consideration. 

Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and received during the public hearing, the Board of Adjustment approve, with conditions, 
Administrative Permit Case Number WADMIN18-0009 for Burkhart Management Group, for 
both of the proposed uses, having made all four findings in accordance with Washoe County 
Code Section 110.808.25, and the additional finding required by the Forest Area Plan:  

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Forest 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 the type of development, and for 
the intensity of such a development; and 

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. 

F.2.13 The community character as described in the Character Statement can be adequately 
conserved through mitigation of any identified potential negative impacts. 

Appeal Process 
Board of Adjustment action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Board of Adjustment and mailed to the original applicant, unless the 
action is appealed to the Washoe County Board of Commissioners, in which case the outcome 
of the appeal shall be determined by that Board.  Any appeal must be filed in writing with the 
Planning and Building Division within 10 calendar days from the date the written decision is filed 
with the Secretary to the Board of Adjustment and mailed to the original applicant. 
 
 
Applicant/Owner: Burkhart Management Group, LLC 
  Attn:  Tom Burkhart 
  6593 Champetre Ct. 
  Reno, NV  89511 
 
Representatives: Architects + LLC 
  Attn:  Gregory Erny 
  35 Martin St. 
  Reno, NV 89509 
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Conditions of Approval 
Administrative Permit Case Number WADMIN18-0009 

 
The project approved under Administrative Permit Case Number WADMIN18-0009 shall be 
carried out in accordance with the Conditions of Approval granted by the Board of Adjustment 
on August 2, 2018.  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 Administrative 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 Building Division.   

Compliance with the conditions of approval related to this Administrative Permit 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 Administrative Permit may result in the initiation of 
revocation procedures.   

Operational Conditions are subject to review by the Planning and Building Division prior to the 
renewal of a business license each year.  Failure to adhere to the Operational Conditions may 
result in the Planning and Building Division recommending that the business license not be 
renewed until conditions are complied with to the satisfaction of Washoe County. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
Administrative 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: 

• 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. 

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

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 Program 
1. The following conditions are requirements of the Planning Program, which shall be 

responsible for determining compliance with these conditions.   
Contact:  Kelly Mullin, 775.328.3608, kmullin@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

of this administrative permit. 

b. The applicant shall submit complete construction plans and building permits shall be 
issued within two years from the date of approval by Washoe County.  The applicant 
shall complete construction within the time specified by the building permits.  

c. The applicant shall attach a copy of the Action Order approving this project to all 
administrative permit applications (including building permits) applied for as part of this 
administrative permit. 

d. A note shall be placed on all construction drawings and grading plans 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. 

e. Prior to the issuance of a building permit, the applicant shall provide a lighting plan and 
photometric study showing no light spillover across the parcel boundaries. 

f. Prior to the issuance of any business license for the development, the applicant shall 
submit a landscaping and design plan to the Planning and Building Division for review 
and approval.  Said plan shall address parking, parking lot circulation and striping, 
signage, exterior lighting, trash enclosures, landscaping and plant material, type and 
size of plants, maturation size at full growth, landscaping location, and landscaping 
irrigation system.  

g. Prior to the issuance of a business license, the applicant shall provide appropriate 
screening for all storage tanks, mechanical and electrical equipment in accordance with 
the provisions of the Development Code. 

h. No business license or building permit shall be issued unless the applicable provisions of 
Washoe County Code Section 110.204.05, Mt. Rose Scenic Roadway Corridor 
Standards have been met.  
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i. Prior to the issuance of a business license or building permit, the applicant shall meet all 
applicable standards and policies of the Forest Area Plan, including, but not limited to 
Policies F.2.2, F.2.5, F.2.6, F.2.8, F.2.14, and F.3.5. 

j. All landscaping, irrigation and screening shall be completely installed and shall satisfy 
the requirements as set forth in the Washoe County Development Code prior to 
issuance of a Certificate of Occupancy.  

k. The following Operational Conditions shall be required for the life of the business: 

i. This administrative permit shall remain in effect until or unless it is revoked or is 
inactive for one year. 

ii. This administrative permit shall remain in effect as long as the use is in operation 
and maintains a valid business license. 

iii. Failure to comply with the conditions of approval shall render this approval null and 
void. 

iv. Hours of operation for the uses subject to this administrative permit are limited to 7 
a.m. to 7 p.m. Monday through Friday, and 7 a.m. to 8 p.m. Saturday through 
Sunday. 

v. All lighting and noise generated by the site shall comply with the provisions of the 
Washoe County Development Code and Forest Area Plan. 

vi. The applicant and any successors shall direct any potential purchaser/operator of 
the site and/or this permit to meet with the Planning and Building Division to review 
conditions of approval prior to the final sale of the site and/or this permit. Any 
subsequent purchaser/operator of the site and/or this permit shall notify the 
Planning and Building Division of the name, address, telephone number, and 
contact person of the new purchaser/operator within 30 days of the final sale. 

Washoe County Building Program 
2. The following conditions are requirements of the Building Program, which shall be 

responsible for determining compliance with these conditions.  
Contact:  Mojra Hauenstein, 775.328.3619, mhauenstein@washoecounty.us  
a. The applicant shall obtain the appropriate building permits and comply with all adopted 

Building Codes. 

b. The tenant improvement entails a change in use according to the building codes (I-
Codes). Changing to a sports retail use (M Occupancy) from a restaurant (A-3 
Occupancy) triggers compliance with all currently adopted Building codes located at: 
www.washoecounty.us/building/Building%20Codes.php.  

Washoe County Water Management Planner Coordinator 
3. The following conditions are requirements of the Water Management Planner Coordinator, 

who shall be responsible for determining compliance with these conditions.  
Contact:  Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us    
a. The applicant shall file the necessary documents and a “Report of Conveyance” with the 

Nevada Division of Water Resources (NDWR) to bring title to the subject water rights 
current to the owners of the land and project “Burkhart Management Group LLC”.  

b. Prior to the issuance of a business license, the applicant shall provide estimated water 
demand for all proposed projects past and currently proposed on this site.  The fixture 

WADMIN18-0009 
EXHIBIT A

mailto:mhauenstein@washoecounty.us
http://www.washoecounty.us/building/Building%20Codes.php
mailto:vbehmaram@washoecounty.us


 
Washoe County Conditions of Approval   
 

   
 

Administrative Permit Case Number WADMIN18-0009 
Page 4 of 4 

unit count method may be used to arrive at this estimate and shall be provided for 
Washoe County’s review.  

c. If the estimated water demand exceeds the available water rights, the applicant must 
secure and transfer additional water rights to the well on this site.  If the estimated water 
demand is equal to or less than the available water rights, then the project is in 
conformance, subject to condition 3(a).  If future water consumption data as required by 
the NDWR indicates an over-consumption of water, then the applicant must secure and 
transfer additional water rights to the well on this site to the satisfaction of both NDWR 
and Washoe County within 90 days of notification.  Lack of sufficient water rights at any 
time in the future may revoke the approval of this project.  

Washoe County Health District (WCHD) 
4. The following condition is a requirement of the Washoe County Health District, which shall 

be responsible for determining compliance with the condition. 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:  Wes Rubio, 775.328.2635, wrubio@washoecounty.us   
a. Prior to the issuance of a final inspection or Certificate of Occupancy for the building, the 

development must be permitted as a Public Water System and meet the minimum 
operational requirements. 

*** End of Conditions *** 
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From: Hauenstein, Mojra
To: Mullin, Kelly
Subject: review memo comments
Date: Friday, June 22, 2018 1:44:08 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Hi Kelly:
 
Item 1) 18-0009 The Lodge at Galena : requires a Building permit and must comply with all adopted
Building Codes .
The  TI entails a change in Use according to the building codes (I codes0
For a sports retail use ( M occupancy) from a restaurant (A-3 Occupancy)- this triggers compliance
with all currently adopted Building codes located at:
https://www.washoecounty.us/building/Building%20Codes.php
 
Item 2) Variance- no comment
 
Thanks.
 

Mojra Hauenstein, Architect, AICP Planner, LEED AP Neighborhood Development
Director of Planning & Building | Community Services Department
mhauenstein@washoecounty.us | Office: 775.328.3619
1001 E. Ninth St., Bldg. A, Reno, NV 89512

     

 
Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
PO BOX 11130 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.3699  

 
 
 
 

INTEROFFICE MEMORANDUM 

DATE:  July 09, 2018 

TO:  Kelly Mullin, Planning and Building Division 

FROM:  Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

cc:  Clara Lawson, P.E., Engineering and Capitol Projects Division 
  Timothy Simpson, P.E. Engineering and Capital Projects Division 
 
SUBJECT: WADMIN18-0009 
  APN 047-161-13 
  LODGE AT GALENA ADMINISTERATIVE PERMIT 
              
 
 
Washoe County Engineering and Capital Project staff has reviewed the 
referenced administrative permit case and have no conditions or comments 
with respect to Drainage (County Code 110.420), Grading (County Code 
110.438), Traffic and Roadway (County Code 110.436) or Utilities (County Code 
110.422 & Sewer Ordinance).  
 
 
LRV/lrv 
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

 
 
 
 
July 9, 2018 
 
 
 
Kelly Mullin, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Lodge at Galena; APN 047-161-13  
 Administrative Permit; WADMIN18-0009 
  
Dear Ms. Mullin: 
 

The following conditions are requirements of the Washoe County Health District, Environmental 
Health Division, which shall be responsible for determining compliance with these conditions.  

Contact Name – Wesley Rubio, 775.328.2434, wrubio@washoecounty.us 

a. Prior to issuance of the Certificate of Occupancy for the building, the “Lodge at Galena” must 
be permitted as a Public Water System and meet the minimum operational requirements. 

If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health 
District comments. 
 
Sincerely, 
 
 
 
James English, REHS, CP-FS 
EHS Supervisor 
Waste Management/Land Development Programs 

JE:wr 
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From: Steve Shell
To: Mullin, Kelly
Subject: WADMIN18-0009 (Lodge at Galena)
Date: Friday, June 22, 2018 8:28:06 AM

Washoe County APN 047-161-13 has commercial water rights associated with a well on the subject
property in the name of Julius and Ingeborg Weiss.
This water right, Division of Water Resources Permit Number 41986, Certificate 12941, is in good
standing and is valid for 295,000 gallons annually (0.90 acre-feet annually.)
Additionally the property lies within the Truckee Meadows Water Authority service area.
 
 

 
 

Steve Shell
Water Resource Specialist II
 
Nevada Dept of Conservation & Natural Resources
Division of Water Resources
901 S. Stewart St., Ste. 2002
Carson City, NV 89701
Phone: 684-2836
Fax: 684-2811
sshell@water.nv.gov
water.nv.gov
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COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

June 26, 2018 

TO:  Kelly Mullin, Planner, CSD, Planning & Building Division  

FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 

SUBJECT: Administrative Permit Case Number WADMIN18-0009 (Lodge at Galena) 

Project description: 

The applicant is proposing two separate uses each requiring an administrative permit on the 
property: (1) Snowind Sports, classified under the Retail Sales – Specialty Stores use type; and 
(2) a wine/coffee bar, classified under the Liquor Sales – On-Premises use type.

Location: 17025 Mt. Rose Hwy, approximately ½ mile southwest of the intersection with 
Timberline Dr.  Assessor’s Parcel Number: 047-161-13 

The Community Services Department (CSD) recommends approval of this project with the 
following comments and Water Rights conditions: 

Comments:   

1) Data obtained from the State of Nevada Division of Water Resources (NDWR) web-site
indicates ground water rights permit # 41986 appurtenant to the project site.  The website
indicates an available duty of 0.295 Million Gallons Annually (MGA) or 0.90 Acre-Feet
Annually (AFA) available under this permit.  The data also indicates a different
ownership than the applicants to this project. See attached excerpts from NDWR.

2) Item # 13-1 in the application claims “no additional water demand is required for this
site”, see attached excerpt.  However the proposed Wine/Bar/Coffee addition does
introduce an additional water demand as proposed.  It is unlikely that this addition will
not have any water fixtures.

Conditions: 

1) Applicant shall file necessary documents and a “Report of Conveyance” with NDWR to
bring title to the subject water rights current to the owners of the land and project
“Burkhart Management Group LLC”.

2) Prior to the issuance of a business license, the applicant shall provide estimated water
demand for all proposed projects past and proposed on this site.  The fixture unit count
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COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

method may be used to arrive at this estimate and provided for Washoe County’s review. 
3) If the estimated water demand exceeds the available water rights, the applicant must

secure and transfer additional water rights to the well on this site.  If the estimated water
demand is equal or less than the available water rights, then the project is in
conformance, subject to condition #1.  If future water consumption data as required by
the NDWR indicates an over-consumption of water, then the applicant must secure and
transfer additional water rights to the well on this site to the satisfaction of both NDWR
and Washoe County within 90 days of notification.  Lack of sufficient water rights at any
time in the future may revoke the approval of this project.
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 South Truckee Meadows/Washoe Valley Citizens Advisory Board 

MEMORANDUM 

Date:  July 5, 2018 
To: Kelly Mullin, Washoe County Planners 
Re:  Administrative Permit Case Number WADMIN18-0009 (Lodge at Galena) 
From:  Misty Moga, Recording Secretary 

The following is an excerpt from the South Truckee Meadows/Washoe Valley Citizen Advisory Board on July 5, 2018. 

6.E. Administrative Permit Case Number WADMIN18-0009 (Lodge at Galena) – Request for community
feedback, discussion and possible action to forward community and Citizen Advisory Board comments to
Washoe County staff on a request to allow for two separate uses each requiring an administrative permit on
the property: (1) Snowind Sports, classified under the Retail Sales – Specialty Stores use type; and (2) a
wine/coffee bar, classified under the Liquor Sales – On-Premises use type. (for Possible Action)

• Applicant/Owner: Burkhart Management Group LLC
• Location: 17025 Mt. Rose Hwy, approximately ½ mile southwest of the intersection with Timberline Dr.
• Assessor’s Parcel Number: 047-161-13
• Staff: Kelly Mullin, Planner; 775-328-3608; kmullin@washoecounty.us
• Reviewing Body: Tentatively scheduled for Board of Adjustment, August 2, 2018

• Tom Burkhart, Property owner, gave an introduction to the application. Tom disclosed that he has now
been accepted to be on the CAB as an alternate.

• The restaurant was abandoned. It had been closed for 4 years. He posted a sign for sale, Bud Hishman
(the boot doctor) will run the snow sport rental shop, which will take 40% of the property. Debi
Bolandrini will run and manage the coffee and wine bar. The proposed uses fit the commercial zoning.

• Greg Erny, showed the proposed site plan. A medical office practice on the upper part of the property
is permitted already.

• He provided some history; Galena Forest Inn was in the original building as restaurant and gaming.
• Giving the face lift to existing building
• They have a spirits license
• Operating hours: wine bar will be 3-9pm; Coffee bar would be open around 7 am.
• Jim Rummings asked about the special lighting. Greg said lighting will be re-done when the parking lot

gets re-done. There is no back lit signs allowed. There are lighting ordinances.
• Bud Hishman said Tunnel Creek Café in Incline Village is ran by Max Jones. Bud said Max runs a rental

shop/cafe. The lodge will be a great a local spot for nature, sports, and friends.
• Jim Rummings said the wine is rapidly growing in the area, he suggested promoting the local wine area.

Tom said Debi is working with Whispering Vines.
• Greg Erny said this operation will be complementary to the area. It will be a nice neighborhood

gathering place.
• Tom Burkhart said he has been telling the community. He cut and pasted all the positive comments

from online.

Comments: 
• Marc Radow, resident of Galena Forest, he said he has driven Mt. rose since 1980, and he grew up

here. He remembers the lodge as a high-end restaurant lodge. It was a bad day when it went out of

WADMIN18-0009 
EXHIBIT C



2 

business. He said he is excited that Tom bought the building. He said it’s the responsibility of this 
governing body and Washoe County to encourage investment, create value, and create growth. He 
understands the updating code, but this was a restaurant prior. He said he understands the fire issues, 
but there are reasonable solutions. Tom can address these concerns; it doesn’t need to take 2 ½ year 
of delays. He said he is supporting the lodge and encourage Tom and Bud to add value to community.  

• Jason Katz said it was the Health Department that caused the delay.
• Chris Oggerino said he lives in the neighborhood. He said he supports this project. He has lived there

since 2007. He said he remembers the restaurant and bar; it was great for the neighborhood, and it
was sad when it closed. He said this place is an eyesore now, but in favor of the idea. It fits the
neighborhood character.

MOTION: Pat Phillips said moved to recommend approval. Jim Rummings seconded the motion to 
recommend approval. The motion passed unanimously.  
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For 1.8
Average Rate

Th.Sq.Ft. GLA of
Trip CalculaLions

Shopping Center(820) - tRl

Proj ect:
Phase:

Description:

Open Date:
Analysis Date:

Average Standard
Rate Deviation

Adjustment Driveway
Factor Volume

Avq. Weekday 2-Way Volume

7-9
7-9
7-9

4-6
4-6
4-6

Enter
Exit
Total

Enter
Exit
Total

42.70

0. 60
0.36
0.96

t.t8
t_.93
3.71

49.97

2.5L
2.31
4 -82

2L.25

0. 00
0.00
1.31

0.00
0. 00
2.74

22.52

0.00
0.00
3.10

l_.00

1.00
1.00
l_.00

1.00
1.00
1.00

1_.00

1.00
1. 00
1.00

77

1-

1
2

3
4
7

AI"I Peak Hour
AM Peak Hour
AM Peak Hour

PM Peak Hour
PM Peak Hour
PM Peak Hour

90

5
4
9

SaLurday 2-Way Volume

Saturday Peak
Saturday Peak
SaEurday Peak

Hour
Hour
Hour

Enter
.E;xt_E

Total

Note: A zero indicates no data avail-able.
Source: InsEitute of Transport,ation Engineers

Trip Generation Manual, 9Eh Edition, 2012

TRIP GENERATION 20L3, TRAFFICWARE, LLC
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SOLAEGUI
ENGINEERS

June 13,2018

Ms. Clara Lawson, P.E.
Washoe County Engineering
1001 East Ninth Street
Reno, Nevada 89520

Re: The Lodge At Galena Forest Remodel, Trip Generation Letter

Dear Clara:

This letter contains the findings of our trip generation review of the proposed office, retail,
coffee shop / wine bar conversion on property located on the Mt. Rose Highway in the
Galena Forest area of Washoe County. In2016 the existing 4,000 square feet building was
designated for office use. The current proposed remodel will allocate I,290 square feet to a
dentist offtce, 1,784 square feet to a retail ski shop and 861 square feet to a coffee shop /
wine bar. The 140 square feet outdoor patio will be added to the coffee shop / wine bar area
for these trip generation calculations. The project site plan is attached.

Trip generation calculations are based on the Ninth Edition of ITE Trip Generation (2012).
The calculation sheets are attached for ITE land uses #720: Medical Dental Office Building,
#820: Shopping Center, #925: Drinking Place and #936 Coffee Shop. Table I shows the trip
generation sunmary for the proposed uses. The coffee shop is an AM peak hour use only
and is subject to an 83Yo pass-by factor based on ITE data. The wine bar is a PM peak hour
only use.

TABLE I
TRIP GENERATION

LANDUSE ADT

Medical - Dental Office
1,290 Square Feet 47

Shopping Center
1,784 Square Feet 76

Coffee Shop with Patio, AM only, (Base value / with ITE Pass-by Reduction)
1,601 Square Feet nla (174130) 0

Drinking Place, PM only
1,601 Square Feet nla 0

Total, After Pass-by Reduction nla 35

AM PEAK HOUR
TOTAI,

PM PEAK HOUR
TOTAL

5

7

18

30

. Sporks, Nevodo 89431 . TtSl3SB-IOOA. FAX 7751358_1098

Civil & Troffic Engineers
e-moil: psoloegui@ool. com WADMIN18-0009 
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As indicated in Table 1, ITE has average daily trip totals for only some of the land uses so a
full daily total is not provided. There are 179 AM peak hour trips and 30 PM peak hour
trips. As stated above the coffee shop land use has a very high pass-by component. The ITE
manual indicates an 83%o pass-by rate. Accounting for this pass-by component the adjusted
"new trip" totals are 35 AM peak hour trips and 30 PM peak hour trips. These adjusted
totals are below the 80 peak hour threshold where a full traffic study would be triggered.

We trust that this information will be adequate for your initial project review. Please contact
us if you have any questions or comments.

Enclosures
Letters/Lodge at Galena Remodel Trip Letter tv?6rc2d
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Average Rate Trip Calculations
For 1 '29 Th. sq. Ft. cFA of Medical--Denral- of fice Buildinq (720) - tRl

Proj ect :

Phase:

Description:

Open Date:
Analysis Date:

Average
Rate

Standard Adjustment Driveway
Deviation Factor Volume

Avg. Weekday 2-Way Volume

7-9 AM Peak Hour Enter
7-9 AM Peak Hour Exit
7-9 AM Peak Hour Total_

4-6 PM Peak Hour Enter
4-6 PM Peak Hour Exit
4-6 PM Peak Hour Total

Saturday 2-Way Vol-ume

Saturday Peak Hour Enter
Saturday Peak Hour Exit
Saturday Peak Hour Tot.al

36.13

1.89
0.50
2.39

1.00
2 .57
3.57

8.96

2 .01
1. s6
3.63

10. t_8

0.00
0.00
1.89

0.00
0.00
2 .47

9.L7

0.00
0.00
1.93

1.00

1.00
1.00
r_.00

1.00
1.00
1.00

1.00

1_.00
l_.00
1.00

47

t
1_

3

L

4

5

L2

3
)
5

Note: A zero indicates no data available.
Source: Institute of Transportation Engineers

Trip Generation Manua1, 9th Edition, 201,2

TRIP GENERATION 20t3, TRAFFICWARE, LLC
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Average Rate
L.784 Th. Sq. Ft. cLA

Trip Calculations
of Shopping Center(820) - tRl

Proj ect :

Phase:

Description:

Open
Analysis

Date:
Date:

Average
Rate

Standard Adjustment Driveway
Deviation Factor Volume

Avg. Weekday 2-Way Volume

7-9 ArU

7-9 AM
7-9 AM

Hour
Hour
Hour

Enter
Exit
Total

Enter
Exit
Total

42.70

0. 60
0.35
0.96

L -78
l_.93
3.7L

49.97

2.51
2.3L
4.82

2L.25

0.00
0.00
1.31

0.00
0.00
2.74

22.52

0.00
0.00
3.1_0

1_.00

t_. 00
1_.00
1. 00

1.00
l_.00
1_.00

1-.00

1.00
r_. 00
1.00

76

1
1
2

3
4
7

Peak
Peak
Peak

89

4
5
9

4-6 PM Peak Hour
4-6 PM Peak Hour
4-6 PM Peak Hour

SaLurday 2-Way Volume

Saturday Peak
Saturday Peak
Saturday Peak

Hour
Hour
Hour

Enter
Exit
TotaI

Note: A zero indicates no data available.
Source: Institute of Transport,aEion Engineers

Trip Generation Manual, 9th Edition, 20L2

TRIP GENERATION 20L3, TRAFFICWARE, I,LC
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For 1 . 601- Th. Sq. Ft .

Proj ect :

Phase:

Description:

Average Rat.e Trip Calculations
GFA of Coffee/Donut Shop without Drive-Thru(936) - tRl

Open Dat.e:
Analysis Date:

Average
Rate

Standard Adjustment Driveway
Deviation Factor Vol-ume

Avg. Weekday 2-Way Volume

7-9 AM Peak Hour Enter
7-9 AM Peak Hour Exit
7-9 AM Peak Hour Tot.al-

4-6 PM Peak Hour Enter
4-6 PM Peak Hour Exit
4-6 PM Peak Hour Total-

Saturday 2-Way Vo1ume

Saturday Peak Hour Enter
Saturday Peak Hour Exit
Saturday Peak Hour Total

0.00

55.27
53 .11

r_08.38

20.38
20.38
40.75

0.00

31.65
34.30
55.95

0.00

0.00
0.00

47 .90

0.00
0.00

L4 .42

0.00

0.00
0.00

3l_ . 10

1.00

1.00
1.00
1.00

r_.00
1.00
r_.00

1_.00

1.00
1.00
1.00

n

88
86

t74

33
32
65

0

51
55

l_06

Note: A zero indicat.es no data available.
Source: Institute of Transportation Engineers

Trip Generation Manual, 9th Edition, 20L2

TRIP GENERATION 201-3, TRAFFTCWARE, LLC
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For
Average Rat.e

l-.501- Th.Sq.Ft. GFA
Trip Calculations
of Drinking P]ace(925) - tRl

Proj ect:
Phase:

Description:

Open Date:
Analysis Date:

Average Standard
Rate Deviation

Adjustment Driveway
Factor Volume

Avg. Weekday 2-Way Volume

7-9 Ar{
7-9 Alf
7-9 Ar{

4-5 PM
4-5 PM
4-5 PM

Enter
Exit
Total

Enter
!;xr-c
TotaI

0.00

0.00
0.00
0. 00

7 .48
3.85

11.34

0.00

0. 00
0.00
0.00

0 .00

0.00
0.00
0.00

0. 00
0. 00
8. 04

0.00

0.00
0. 00
0. 00

l_.00

1. 00
1.00
1_.00

1_.00
1.00
1.00

r_.00

1_.00
1. 00
1. 00

Peak Hour
Peak Hour
Peak Hour

Peak Hour
Peak Hour
Peak Hour

L2
5

1_8

0

0
0
0

0
0
0

SaEurday 2-Way Volume

SaEurday Peak Hour Enter
Saturday Peak Hour Exit
Saturday Peak Hour Total

NoLe: A zero indicates no data available.
Source: Institute of Transportation Engineers

Trip Generation Manual, 9th Edition, 20L2

TRIP GENERATION 2OL3, TRAFFICWARE, LIJC
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From: gregory erny
To: Mullin, Kelly
Cc: tburkhart1938@gmail.com; Jim Smrt; Paul Solaegui
Subject: Re: Lodge @ Galena application - incomplete at this time
Date: Friday, May 18, 2018 4:04:00 PM
Attachments: REVISED Galena Lodge Site Plan-A-1.0 a 05 18 18 Rev1.pdf

Good Afternoon Kelly,

Attached is the updated site plan indicating the location of the proposed outdoor concrete patio
and also the dimensions between the building and the property lines.  

The proposed 30 ft x 25 ft (750 sf) outdoor concrete patio is primarily affiliated with the
wine/coffee bar.  The floor level of the concrete patio will match that of the finish floor of the
wine bar.  The proposed patio abuts the existing building on two sides.  There is no cover over
the patio and is anticipated to have table seating with umbrellas.  Based on existing grade
differentials between The patio will be approximately 5 ft above grade at the south end and
have a 42-inch high vertical picket guard around the perimeter.  The existing building
separates the proposed patio from the rear property line.  The distance between the patio and
the property line along the Mt. Rose highway exceeds 50 feet.  

Per Mr. Burkhart, the proposed hours of operation of the Outdoor Retail/Rental business and
the coffee/wine bar are 7am to 7pm during weekdays, and 7am to 8pm on weekends.  It should
be noted that the coffee bar will operate primarily in the morning with the wine bar operating
in the afternoons and evenings.  It should be noted that the coffee bar is primarily a local
neighborhood amenity and also an amenity to those already patronizing the Outdoor
Retail/Rental and medical services tenants in the morning.  

Per our discussions earlier today, Mr. Paul Solaegui is attempting to discuss the unique aspects
of the traffic situation with Ms. Clara Lawson of Washoe County.  The proposed coffee/wine
bar use does not fit into the standard  traffic analysis categories.  As previously stated, the
coffee/wine bar area will primarily serve coffee in the morning.  Wine and beer will be served
primarily in the afternoon and evenings.  There is no drive thru facility.  The location and
nature of the operation at this site does not match the standard 87 peak hour morning trips that
might be assigned to an operation such as Starbucks.  In the context of this situation, it is
anticipated that the only about 50% of the usual morning traffic affiliated with a coffee bar
will occur, and the morning peak hour traffic affiliated with the coffee bar will not exceed 40-
45 vehicle trips.   Combining those 40-45 trips with 9 evening peak hour trips for the wine bar,
13 morning and evening peak hour trips associated with the medical tenant, and 9 peak hour
trips with the outdoor recreation retail/rental shop, the total morning/evening peak hour trips
for the proposed tenants is 72 to 76 and does not reach the 80 trips that trigger a traffic
analysis and report.       

At this time, we are waiting to hear the outcomes of the discussions between Mr. Solaegui and
Ms. Lawson before moving forward with any further traffic related response.  

If there are any questions or concerns regarding the enclosed information, please do not
hesitate to contact me.

Greg
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On Thu, May 17, 2018 at 5:55 PM, Mullin, Kelly <KMullin@washoecounty.us> wrote:

Hello,

 

I’ve begun reviewing your submitted application for completeness and have identified a
number of items missing from the application:

 

1.       Traffic rates for the wine/coffee bar; traffic rates for the medical office; and combined
rates for the entire site (all 3 uses). If the individual and/or combined uses are stated to be
under the threshold requiring a traffic impact report (80 peak hour trips), please provide a
letter by a traffic engineer attesting to that.

2.       Hours of operation for the sports retail and wine/coffee bar uses

3.       Updated site plan showing distances from structure to property lines

4.       Updated site plan identifying proposed outdoor patio area described in application,
including all dimensions, height, setbacks, and square footage compared to existing
structure. Also identify if patio is attached or detached from existing structure.

5.       Official document showing that Tom Burkhart is authorized to sign on behalf of the
property owner Burkhart Management Group LLC

 

Additional information may be requested later; however, these are initial items critical to the
case description and overall understanding of the project.  This application is currently
considered incomplete until items #1-4 have been provided (if necessary, #5 can be provided
once Mr. Burkhart is back in the country, as long as it is prior to the hearing).

 

If you are able to provide items #1-4 by 5 p.m. Friday, 5/18, we can continue to process
the application as part of this cycle. Otherwise, it’s likely we’ll need to hold the
application until the next cycle to ensure stakeholder agencies have sufficient time to
review the application once it’s complete.

 

If you have questions, please let me know.

 

Regards,
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Kelly Mullin, AICP

Senior Planner | Washoe County Community Services Department | Planning & Building Division

kmullin@washoecounty.us | 775.328.3608 (o) | 775.328.6133 (f) | 1001 E. Ninth St., Bldg. A, Reno, NV 89512

 

 

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us

 

-- 
Greg Erny FAIA, NCARB
architects + LLC
35 Martin St.
Reno, Nevada  89509
775-329-8001
775-722-8001 (cell)
ernygregory@gmail.com
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