Board of Adjustment Staff Report

Meeting Date: December 4, 2025 Agenda Item: 8A
SPECIAL USE PERMIT CASE NUMBER: WSUP25-0016 (Incline Substation
Expansion)
BRIEF SUMMARY OF REQUEST: Public Utility Center Expansion
STAFF PLANNER: Courtney Weiche, Senior Planner
775.328.3608

cweiche@washoecounty.gov

CASE DESCRIPTION

For hearing, discussion, and possible action to approve a special use permit to expand
the existing Incline Substation, defined as a “public utility center” use type. The
applicant is also requesting to modify the maximum retaining wall height, landscaping
and parking surface standards.

Property Owner: Sierra Pacific Power
Co. A
Applicant: NV Energy
Location: 0 Sweetwater Road >
Parcel Size: 2.72 acres Al e
Master Plan: Tahoe — Mixed Use \.\ - j
Regulatory Zone: Tahoe — Ponderosa ,
Ranch
Planning Area: Tahoe Area
Development Code: Authorized in Article
810, Special Use
Permits
Commission District: 1 — Commissioner Hill

STAFF RECOMMENDATION

APPROVE APPROVE WITH CONDITIONS DENY
1001 E. Ninth St., Reno, NV 89512-2845 WSUP25-0016
Telephone: 775.328.6100 INCLINE SUBSTATION EXP.

www.washoecounty.gov/csd/planning_and_development
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Washoe County Board of Adjustment

Special Use Permit

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

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

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

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

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

The conditions of approval for Special Use Permit Case Number WSUP25-0016 are
attached to this staff report and will be included with the action order.

The subject property is designated as Tahoe — Ponderosa Ranch. The proposed Incline
Substation expansion is classified as a permitted use in the Ponderosa Ranch regulatory
zone with a special use permit per WCC 110.220.165. Therefore, the applicant is seeking
approval of this SUP from the Board of Adjustment.

Additionally, Article 810, Special Use Permits, allows the Board of Adjustment to vary
development code standards in conjunction with the approval process per WCC
110.810.20(e). Board of Adjustment will be ruling on the request(s) to vary standards
below:

Requested Standards to be Varied Relevant Code

Retaining wall greater than 10ft Section 110.438.32

Landscaping Section 110.220.1 — Chapter 6
Landscaping

Parking Surface Standards Section 110.220.1 - Chapter Four:

Parking, Loading, And Circulation

WSUP25-0016
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Washoe County Board of Adjustment

Project Evaluation

NV Energy seeks to expand and improve its existing Incline Substation, located at 0
Sweetwater Road, Incline Village on a 2.7-acre parcel located in the Ponderosa Ranch
regulatory zone. A special use permit for the substation expansion, defined as a “public
utility center”, is required per WCC 110.220.165. A previous special use permit was
issued in 1968 for the original construction of the electrical substation. The applicant is
currently seeking a new special use permit to expand the existing Incline Village
Substation and to vary certain standards as described below.

The project is located on Sweetwater Road and is grade separated from Tahoe Blvd (Hwy
28) by approximately 55’ of elevation and by a distance of approximately 1,000 feet of
meandering paved roadway surrounded by existing pine trees that screen the use. The
proposed scope includes a substation expansion and installation of a new 120/14.4 kV
28 MVA transformer, switchgear, transfer the INC4100 feeder, and associated equipment
at Incline Substation. The applicant states “the transformer addition will provide increased
reliable capacity for customers in the Incline area.” The planning in service date is
expected to be December 1, 2028.

The addition of the proposed expansion will be virtually undetectable from any adjacent
roadway or private property owner. The application notes a lineal grade separation of
approximately 8’ from Sweetwater Road, 20’ from the adjacent parcel to the north and 23’
from the sewer treatment plan to the south. The only traffic the use will generate will be
during construction then subsequently only for maintenance purposes.

Requests to Modify Certain Standards

The applicant is seeking to modify and/or waive certain grading, parking and landscaping
requirements.

Section 110.220.1 - Chapter Four: Parking, Loading, And Circulation

A public utility center requires three (3) spaces per 2,500 sf of facility area. The proposed
project meets this standard by providing three (3) parking spaces using an approved
gravel base. The substation is a secure facility with sufficient existing off-street area to
park needed vehicles for operational maintenance. No additional improved parking
spaces are necessary. As described below, the applicant is not proposing any additional
landscaping to screen or stripe the parking as described in Article 220.1, Chapter Four.
Staff supports the request to vary the parking design standards.

Section 110.220.1 — Chapter 6 Landscaping

Pursuant to WCC Section 110.220.1, the required area to be landscaped is twenty (20)
percent of the developed area. The parcel has limitations making it impractical for
traditional landscaping to be reasonably implemented. The existing terrain is steep and
heavily wooded making it difficult to meet the landscaping code and would involve
clearing native habitats and permanent irrigation. Preserving the existing native
vegetation provides adequate screening from adjoining parcels and public view. The
parcel is in a remote location on a dead-end street with very little traffic and not visible

WSUP25-0016
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Washoe County Board of Adjustment

from any main roadway. The existing trees and topography create a natural visual barrier
that shields public viewsheds of the facility. There is little or no benefit to requiring
additional formal landscaping on the site. Staff supports the request to vary the
landscaping standards of Chapter 6 in Section 110.220.1.

Article 438 — Grading

The proposed grading is to expand the footprint of the existing substation and will be
graded appropriately to accommodate the necessary additional equipment that may be
needed in the future to meet the electrical demand for the community. The site grading
will necessitate cutting 900 cubic yards and filling of 1,200 cubic yards (balanced on site)
with an overall disturbance of 23,450 square feet.

Section 110.438.32 Grading & Retaining Walls Within Setbacks.: Greater than 8-foot
heights are required as a structural necessity to creating usable space on the sloped site,
manage erosion, and runoff more effectively. The existing site topography requires use
of higher retaining walls to meet the code setbacks for structures, limit site disturbance
and meet TRPA requirements (ground disturbance / coverage limitations). Staff supports
the request for additional height to fourteen (14) feet for the retaining wall within the side
yard setback.
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Washoe County Board of Adjustment

Tahoe Area Plan Evaluation

The subject parcel is located within the Tahoe Area Plan. The following is the pertinent
policy from the Area Plan:

Relevant Area Plan Policies Reviewed

Brief Policy Complies Condition of Approval
Description
Policy LU2-4 Public service and Yes No. The proposal is for a public
Public Service general commerce service use located in the
and General uses to locate in the preferred specified regulatory
Commerce Ponderosa Ranch zone.
Uses regulatory zone.

Reviewing Agencies

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

Sent t Provided
ntte Responded rovice Contact

encies
Ae ~ Review Conditions

Washoe County Water
Rights Manager (All Apps)
Washoe County Engineering
(Land Development) (All X X X
Apps)

Washoe County Engineering
& Capital Projects Director X
(All Apps)

X X

Rob Wimer, rwimer@washoecounty.gov; Janelle Thomas,
jkthomas@washoecounty.gov

Washoe County Emergency X
Management Administrator
NMNPH Air Quality X
NMNPH EMS X
MNPH Environmental
Health

ATET

NV Energy

IVGID

Morth Lake Tahoe FPD
Tahoe Regional Planning
Agency

US Forest Service (LTBMU)
'Lake Tahoe Basin X
Management Unit'
Mevada Division of State
Lands - Tahoe

All conditions required by the contacted agencies can be found in Exhibit A, Conditions
of Approval.

Staff Comment on Required Findings

WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the
following findings be made to the satisfaction of the Washoe County Board of Adjustment
before granting approval of the request. Staff has completed an analysis of the special

WSUP25-0016
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Washoe County Board of Adjustment

use permit application and has determined that the proposal is in compliance with the
required findings as follows.

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

Staff Comment: The proposed substation expansion is consistent with the
Master Plan and Tahoe Area Plan, as proposed. A public utility center is a
permitted use in the Ponderosa Ranch regulatory zone with an approved
special use permit.

(b) 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 substation is already constructed within an existing
developed facility where all utilities and facilities are provided; this is only
for an expansion of the established use. Applicable agencies and
departments reviewed the application to ensure that all necessary
improvements were on Site.

(c) Site Suitability. That the site is physically suitable for a public utility center,
and for the intensity of such a development.

Staff Comment: The site is physically suitable for the proposed use. The
standard development code regulations and the conditions of approval for
the proposed grading will result in a site that is appropriate for the proposed
use.

(d) 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 substation expansion is located in a
preferred regulatory zone for public service use types. The expansion is
intended to improve service to the Incline Village community. The issuance
of the special use permit is not significantly detrimental to public health,
safety or welfare, and is not injurious to the surrounding property or
character of the neighborhood.

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

Staff Comment: There is no military installation in the area required to be
noticed for this permit. Therefore, this finding is not applicable.

Recommendation

After a thorough analysis and review, Special Use Permit Case Number WSUP25-0016
is recommended for approval with conditions. Staff offers the following motion for the
Board’s consideration.

WSUP25-0016
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Washoe County Board of Adjustment

Motion

| move that, after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Washoe County Board of
Adjustment approve with conditions Special Use Permit Case Number WSUP25-0016 for
NV Energy, with the conditions included as Exhibit A to this matter, having made all five
findings in accordance with Washoe County Code Section 110.810.30:

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

(b) 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;

(c) Site Suitability. That the site is physically suitable for public utility center,
and for the intensity of such a development;

(d) 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;

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

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 applicant, unless the
action is appealed to the Washoe County Board of County Commissioners, in which case
the outcome of the appeal shall be determined by the Washoe County Board of County
Commissioners. Any appeal must be filed in writing with the Planning and 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 applicant.

Applicant: NV Energy, Mark Sullivan

Property Owner: Sierra Pacific Power Co. dba NV Energy;

WSUP25-0016
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Conditions of Approval
Special Use Permit Case Number WSUP25-0016

The project approved under Special Use Permit Case Number WSUP25-0016 shall be
carried out in accordance with the conditions of approval granted by the Board of
Adjustment on December 4, 2025. 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.

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

Compliance with the conditions of approval related to this special use 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 special use permit may result in the
institution of revocation procedures.

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

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

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

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

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

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

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

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

e The DISTRICT BOARD OF HEALTH, through Northern Nevada Public
Health (NNPH), has jurisdiction over public health matters. Any

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WSUP25-0016
www.washoecounty.gov/csd/planning_and_development EXHIBIT A
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conditions set by NNPH 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 and Building Division

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

Contact Name- Courtney Weiche, Senior Planner, 775.328.3608,
cweiche@washoecounty.gov

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 special use permit.

b. The applicant shall demonstrate substantial conformance to the plans approved
as part of this special use permit.

c. The applicant shall submit construction plans, with all information necessary for
comprehensive review by Washoe County, and all applicable 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.

d. 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.

e. Any signage will comply with Washoe County Code and obtain a building permit,
as required.
f. A business license shall be maintained during operations.

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

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

ii. Failure to comply with any of the conditions of approval shall render this
approval out of conformance and subject to revocation.

iii. The applicant and any successors shall direct any potential
purchaser/operator of the site and/or the special use permit to meet with
Planning and Building to review conditions of approval prior to the final sale

WSUP25-0016
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of the site and/or the special use permit. Any subsequent purchaser/operator
of the site and/or the special use permit shall notify Planning and Building of
the name, address, telephone number, and contact person of the new
purchaser/operator within 30 days of the final sale.

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

Washoe County Engineering and Capital Projects

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

Contact Name — Robert Wimer, P.E. (775) 328-2059

General Conditions:

a. The applicant shall include a condition response memorandum with each subsequent
permit application. That memorandum shall list each condition of approval, shall provide
a narrative describing how each condition has been complied with, and the location of the
information showing compliance with each condition within the improvement plan set that
has been submitted.

b. A complete set of construction improvement drawings, including an on-site grading plan,
shall be submitted when applying for a building/grading permit. Grading shall comply with
best management practices (BMP’s) and shall include detailed plans for grading, site
drainage, erosion control (including BMP locations and installation details), slope
stabilization, and mosquito abatement. Placement or removal of any excavated materials
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed to
be conveyed onto adjacent property.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)

c. The following note shall be added to the construction drawings; “All properties, regardless
of if they are located within or outside of a FEMA designated flood zone, may be subject
to flooding. The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”

*** End of Conditions ***

WSUP25-0016
Page 3 of 3 EXHIBIT A
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From: COOPER, CLIFFORD E

To: Weiche, Courtney

Subject: WSUP25-0016 Incline Substation Expansion
Date: Monday, August 18, 2025 9:29:16 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
August Agency Review Memo I.pdf

This Message Is From an External Sender

This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless

you are sure the content is safe.

Courtney,

AT&T does not have any adverse comments regarding this project.

Thanks,

CLIFF COOPER
SR SPECIALIST-OSP DESIGN ENGINEER
AT&T NEVADA

1375 Capital Blvd rm 115

Reno, NV 89502

ROW Office: 775-453-7578

Cell: 775-200-6015

Email: cc2132@att.com

TEXTING and DRIVING...It Can Wait

Report Suspicious

WSUP25-0016
EXHIBIT B
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COMMUNITY

SERVICES DEPARTMENT Planning DiViSiOIl

Application Review Memorandum |

Agency Comments and Conditions Due as Follows:

#1 — Agency Comments and Conditions Due — August 25, 2025
#2 — Agency Comments and Conditions Due — September 2, 2025
To: Reviewing Agencies
Subject: Review of Applications Submitted August 2025 — Memo |

From: Planning and Building Division
Community Services Department

Agency Review Process

Each project application received through the Planning and Building Division is sent to applicable
agencies for review and analysis. Each agency is responsible for providing comments and/or
conditions for the applications to the Planning and Building Division. Relevant agency comments will
be included in the staff report and agency conditions will be incorporated as Conditions of Approval.

Comments and Conditions are requested according to the above-noted schedule and may be submitted
to the staff planner listed for each case.

Project Descriptions: Project descriptions are provided below with links to the applications, or you
may visit the Planning and Building Division Applications’ website and choose the correct Commission
District page: www.washoecounty.gov/planning/applications

The following case is tentatively scheduled to be heard by
#1 — Board of Adjustment — October 2, 2025

1. Special Use Permit Case Number WSUP25-0016 (Incline Substation Expansion) — For
hearing, discussion, and possible action to approve an expansion of the existing Incline Substation
at 0 Sweetwater Road (APN 130-151-03).

e Applicant / Property Owner: Sierra Pacific Power Co.

e Location: 0 Sweetwater Road

e Assessor’s Parcel Number(s): 130-151-03

e Parcel Size: 2.72 acres

e Master Plan Category: Tahoe — Mixed Use

e Regulatory Zone: Tahoe — Ponderosa Ranch

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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e Area Plan: Tahoe Area

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 1 — Commissioner Hill

o Staff: Courtney Weiche, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3608
e E-mail: CWeiche@washoecounty.gov

The following case is tentatively scheduled to be heard by
#2 — Parcel Map Review Committee — October 9, 2025

2. Tentative Parcel Map Case Number WTPM25-0011 (Les Salz) — For hearing, discussion, and
possible action to approve a tentative parcel map dividing a 9.52-acre parcel into 3 parcels, of
2.28-acres, 2.28-acres, and 4.96-acres.

e Applicant / Property Owner: Les Salz

e Location: 11165 Osage Rd

e Assessor’'s Parcel Number(s): 086-212-01

e Parcel Size: 9.52 acres

o Master Plan Category: Suburban Residential

e Regulatory Zone: Low Density Suburban

e Area Plan: North Valleys

e Development Code: Authorized in Article 606, Parcel Maps

e Commission District: 5 — Commissioner Herman

o Staff: Kat Oakley, Senior Planner
Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3628

e E-mail: Koakley@washoecounty.gov

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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From: Program, EMS
To: Weiche, Courtney
Cc: Program, EMS
Subject: FW: August Agency Review Memo I - Special Use Permit Case Number WSUP25-0016 (Incline Substation
Expansion)
Date: Tuesday, August 19, 2025 3:44:29 PM
Attachments: Auaust Agency Review Memo I.pdf
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Good Afternoon,

The EMS Program has reviewed the August Agency Review Memo | - Special Use Permit Case
Number WSUP25-0016 (Incline Substation Expansion), and has no concerns or questions at
this time based on the information provided.

Thank you
April Miller
Sr. Office Specialist
Population Health Division
MoRTHERN N 0:775-326-6049

Public Health | 1001 £ Ninth st Bldg. B Reno, NV 89512

NNPH.org | E1 1 © X @

Click here to take our customer satisfaction st
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COMMUNITY

SERVICES DEPARTMENT Planning DiViSiOIl

Application Review Memorandum |

Agency Comments and Conditions Due as Follows:

#1 — Agency Comments and Conditions Due — August 25, 2025
#2 — Agency Comments and Conditions Due — September 2, 2025
To: Reviewing Agencies
Subject: Review of Applications Submitted August 2025 — Memo |

From: Planning and Building Division
Community Services Department

Agency Review Process

Each project application received through the Planning and Building Division is sent to applicable
agencies for review and analysis. Each agency is responsible for providing comments and/or
conditions for the applications to the Planning and Building Division. Relevant agency comments will
be included in the staff report and agency conditions will be incorporated as Conditions of Approval.

Comments and Conditions are requested according to the above-noted schedule and may be submitted
to the staff planner listed for each case.

Project Descriptions: Project descriptions are provided below with links to the applications, or you
may visit the Planning and Building Division Applications’ website and choose the correct Commission
District page: www.washoecounty.gov/planning/applications

The following case is tentatively scheduled to be heard by
#1 — Board of Adjustment — October 2, 2025

1. Special Use Permit Case Number WSUP25-0016 (Incline Substation Expansion) — For
hearing, discussion, and possible action to approve an expansion of the existing Incline Substation
at 0 Sweetwater Road (APN 130-151-03).

e Applicant / Property Owner: Sierra Pacific Power Co.

e Location: 0 Sweetwater Road

e Assessor’s Parcel Number(s): 130-151-03

e Parcel Size: 2.72 acres

e Master Plan Category: Tahoe — Mixed Use

e Regulatory Zone: Tahoe — Ponderosa Ranch

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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e Area Plan: Tahoe Area

e Development Code: Authorized in Article 810, Special Use Permits
e Commission District: 1 — Commissioner Hill

o Staff: Courtney Weiche, Senior Planner

Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3608
e E-mail: CWeiche@washoecounty.gov

The following case is tentatively scheduled to be heard by
#2 — Parcel Map Review Committee — October 9, 2025

2. Tentative Parcel Map Case Number WTPM25-0011 (Les Salz) — For hearing, discussion, and
possible action to approve a tentative parcel map dividing a 9.52-acre parcel into 3 parcels, of
2.28-acres, 2.28-acres, and 4.96-acres.

e Applicant / Property Owner: Les Salz

e Location: 11165 Osage Rd

e Assessor’'s Parcel Number(s): 086-212-01

e Parcel Size: 9.52 acres

o Master Plan Category: Suburban Residential

e Regulatory Zone: Low Density Suburban

e Area Plan: North Valleys

e Development Code: Authorized in Article 606, Parcel Maps

e Commission District: 5 — Commissioner Herman

o Staff: Kat Oakley, Senior Planner
Washoe County Community Services Department
Planning and Building Division

e Phone: 775-328-3628

e E-mail: Koakley@washoecounty.gov

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-6100 | F:(775) 328-6133 | washoecounty.gov
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COMMUNITY

SERVICES DEPARTMENT Engineering and Capital Projects

Date: August 25, 2025
To: Courtney Weiche, Senior Planner

From: Janelle K. Thomas, P.E., C.F.M., Senior Licensed Engineer
Robert Wimer, P.E., Licensed Engineer

Re:  Special Use Permit for Project Name WSUP25-0016
APN 130-151-03

GENERAL PROJECT DISCUSSION

Washoe County Engineering staff have reviewed the above referenced application. The Special
Use Permit is for the expansion and improvement of the existing Incline substation and is
located on approximately 2.72 acres at the end of Sweetwater Road in Incline Village. The
Engineering and Capital Projects Division recommends approval with the following comments
and conditions of approval which supplement the applicable County Code and are based upon
our review of the site and the application prepared by Heather McAlister. The County Engineer
shall determine compliance with the following conditions of approval.

For questions related to sections below, please contact the staff’'s name referenced.

GENERAL CONDITIONS
Contact Information: Robert Wimer, P.E. (775) 328-2059

Discussion:

1. Applicant shall indicate on the plans the specific location/business exported materials will
be taken and a grading permit shall be obtained for the import site.

2. Exported materials shall not be sold without the proper business license.
Conditions:

1. The applicant shall include a condition response memorandum with each subsequent
permit application. That memorandum shall list each condition of approval, shall provide
a narrative describing how each condition has been complied with, and the location of the
information showing compliance with each condition within the improvement plan set that
has been submitted.

2. A complete set of construction improvement drawings, including an on-site grading plan,
shall be submitted when applying for a building/grading permit. Grading shall comply with
best management practices (BMP’s) and shall include detailed plans for grading, site
drainage, erosion control (including BMP locations and installation details), slope
stabilization, and mosquito abatement. Placement or removal of any excavated materials
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed to
be conveyed onto adjacent property.

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-3600 | F:(775)328-3699 | washoecounty.gov
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DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Robert Wimer, P.E. (775) 328-2059

Conditions:

1. The following note shall be added to the construction drawings; “All properties, regardless
of if they are located within or outside of a FEMA designated flood zone, may be subject
to flooding. The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitchell Fink, P.E. (775) 328-2050

Conditions:

1. No Traffic and Roadway conditions

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Katrina Pascual, P.E. (775) 954-4648

Conditions:

1. No Utilities conditions.

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-3600 | F:(775) 328-3699 | washoecounty.gov

17 WSUP25-0016
EXHIBIT B



18

Date 8-18-25

Attention Courtney Weiche Senior Planner

Re Special Use Permit Case # WSUP25-0016
APN 130-151-03

Service Address

O Sweetwater Road

Owner

Sierra Pacific Power Company

Applicant / Property Owner:

Special Use Permit Case Number WSUP25-0016 (Incline Substation Expansion) - For

hearing, discussion, and possible action to approve an expansion of the existing Incline Substation
at 0 Sweetwater Road (APN 130-151-03).

Sierra Pacific Power Co.

Development Code:
Commission District:

Staff:

Phone:
E-mail:

» Location: 0 Sweetwater Road

» Assessors Parcel Number(s): 130-151-03

» Parcel Size: 2.72 acres

» Master Plan Category: Tahoe - Mixed Use

» Regulatory Zone: Tahoe - Ponderosa Ranch
» Area Plan: Tahoe Area

Authorized in Article 810, Special Use Permits

1 = Commissioner Hill

Courtney Weiche, Senior Planner

Washoe County Community Services Department
Planning and Building Division

775-328-3608

CWeiche@washoecounty.gov

IVGID Comments: No impact to the Incline Village General Improvement District.

WSUP25-0016
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From: John James

To: Weiche, Courtney

Subject: Special Use Permit Case Number WSUP25-0016 (Incline Substation Expansion) — For hearing, discussion, and
possible action to approve an expansion of the existing Incline Substation at 0 Sweetwater Road (APN 130-151-
03).

Date: Monday, August 25, 2025 3:41:06 PM

This Message Is From an External Sender
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

Hello Courtney,

NLTFPD has reviewed Special Use Permit Case Number WSUP25-0016 (Incline Substation
Expansion) - For hearing, discussion, and possible action to approve an expansion of the
existing Incline Substation at 0 Sweetwater Road (APN 130-151-03).

® NLTFPD Comments: This project will be reviewed for WUI and Fire Code compliance
once it’s formally submitted for building permits.

John James
Fire Marshal
Office: 775.831.0351 x8131 | Cell: 775.413.9344

Email: jjames@nltfpd.net
866 Oriole Wa Incline Village | NV 89451

a f OV
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NORTHERN

Environmental

Public Health | featth

September 3, 2025

Washoe County Community Services
Planning and Development Division

RE: Incline Substation Expansion; 130-151-03
Special Use Permit; WSUP25-0016

Dear Washoe County Staff:

The following conditions are requirements of Northern Nevada Public Health (NNPH),
Environmental Health Division, (EHS) which shall be responsible for determining compliance with
these conditions.

Contact Name — James English - jenglish@washoecounty.us

a) Condition #1: EHS has reviewed the application as submitted and has no concerns with
the approval as submitted.

If you have any questions or would like clarification regarding the foregoing, please contact James
English, EHS Supervisor at jenglish@washoecounty.us regarding all NNPH comments.

Sincerely,

Environmental Health Services
Northern Nevada Public Health

Y

FublicFleakth

ENVIRONMENTAL HEALTH SERVICES
1001 East Ninth Street | Reno, Nevada 89512

5-328-2434 | Fax: 775-328-6176 | www.nnph.org
é ing Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer WSUP25-0016
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COMMUNITY

SERVICES DEPARTMENT Engineering and Capital Projects

Date: August 19, 2025

To: Courtney Weiche, Senior Planner

From: Timber Weiss, P.E., Licensed Engineer

Re:  Special Use Permit Case Number WSUP25-0016 (Incline Substation Expansion)

GENERAL PROJECT DISCUSSION

For hearing, discussion, and possible action to approve an expansion of the existing Incline
Substation at 0 Sweetwater Road (APN 130-151-03).

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

No water rights conditions for this permit.

1001 E. 9th Street Reno, NV 89512 | P:(775) 328-3600 | F:(775)328-3699 | washoecounty.gov
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From: Steve Shell

To: Weiche, Courtney
Subject: WSUP25-0016
Date: Monday, August 18, 2025 1:40:04 PM

This Message Is From an External Sender
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

The Division of Water Resources has no comment.

(g
=

CONSERVATION
NATURAL RESOURCES

Steve Shell

Water Resource Specialist Il

Division of Water Resources

Department of Conservation and Natural Resources
901 S. Stewart Street, Carson City, Nevada 89701
sshell@water.nv.gov

Office: 775-684-2836 | Fax: 775-684-2810
Facebook | Instagram | LinkedIn

WSUP25-0016
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Public Notice

Pursuant to Washoe County Code Section 110.810.25 public notification consists of
notification by mail of at least 30 separate property owners within a minimum 500-foot
radius of the subject property. This proposal was noticed within a 1,450 foot radius of
the subject property, noticing 33 separate property owners.

126-080-28

WSUP25-0016
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Incline Substation Expansion

Project Information

NV Energy seeks to expand and improve its existing Incline Substation, located at
0 Sweetwater Road, Incline Village.

Located on Sweetwater Road that terminates into the Sewer Treatment plant (the only
adjacent neighbor). The location is grade separated from Tahoe Blvd. (Hwy 28) by
approximately 55’ of elevation and by a distance of approximately 1000 feet of meandering
paved roadway surrounded by pine trees that screen the use. Scope includes a substation
expansion and installation of a new 120/14.4 kV 28 MVA transformer, switchgear,
transfer the INC4100 feeder, and associated equipment at Incline Substation. This
transformer addition will provide increased reliable capacity for customers in the
Incline area. The planning in service date is December 1, 2028, and dependent
upon permitting requirements to expand the substation. The addition of the proposed
facilities will be virtually undetectable. The parcel also enjoys a grade separation of
approximately 8‘from Sweetwater Road, 20’ from the adjacent parcel to the north and 23’
from the sewer treatment plan to the south. The only traffic the use will generate will be
during construction then subsequently only for maintenance purposes.

The Substation is located on a 2.7-acre parcel on a terminal road in a sparsely developed
area zoned Public/Semi Public (PSP).

The Substation use and construction activities will not create significant traffic burden to
meet the criteria to produce a Traffic Impact Study.

Parking-The substation location is a secured facility with sufficient off-street, clear area to
park needed vehicles for operational maintenance. No improved parking spaces will be
provided.

Landscaping-No additional landscaping is proposed for this site.
Signs lighting-No additional signs or lighting are proposed outside the proposed project
limits.

An associated Variance application will be filed with Washoe County to accommodate the
request for approval of the wall heights designed for the Incline Substation Expansion
Project.

As this location is within the TRPA jurisdiction, TRPA application ERSP2024-0342 has
been submitted in support of NV Energy’s proposal to expand and improve the Incline
Substation.

WSUP25-0016
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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

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

Project Information

Staff Assigned Case No.:

Project Name:

Incline Substation Expansion

Project
Description:

Expansion and Improvement of the existing Incline substation, providing el

Project Address: 0 Sweetwater Road, Incline Village, NV 89451

Project Area (acres or square feet): 23,450 sq. ft. (.54 acres)

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

Site is approx 1000 ft northeast of the Sweetwater Rd intersection with Hwy 28.

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

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

130-151-03 272

Indicate any previous Washoe County approvals associated with this application:

Case No.(s).

Applicant Information (attach additional sheets if necessary)
Property Owner: Professional Consultant:
Name: Sierra Pacific Power Co. dba NV Energy Name:
Address: Address:
Reno, NV Zip: 89511 Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Bill Kruger Contact Person:
Applicant/Developer: Other Persons to be Contacted:
Name: Same as Owner Name: Heather McAlister
Address: Address:

Zip: Las Vegas, NV Zip: 89146
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person: Heather McAlister, Assoc. Land Use Advisor
For Office Use Only

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

February 2024

WSUP25-0016
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Special Use Permit Application

Supplemental Information
(All required information may be separately attached)

1. What is the project being requested?

The expansion and improvement of the existing Incline Substation

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

See attached Site Plan

3. What is the intended phasing schedule for the construction and completion of the project?

See attached construction phasing schedule

&

What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

The site is an existing substation and this proposal seeks approval to expand the
use;

5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and
the community?

This project will benefit the entirety of its community in providing improved electrical
power reliability with safety measures updated current standards.

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

There will be increased traffic during the construction phase only - there will be no
long term negative impacts to the community;

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed. Show and indicate these requirements on
submitted drawings with the application.

NA

Washoe County Planning and Building February 2024
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION WSUP25-0016
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8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the special use permit request? (If so, please attach a copy.)

O Yes | No
9. Utilities:
a. Sewer Service NA
b. Electrical Service NA
c. Telephone Service NA
d. LPG or Natural Gas Service NA
e. Solid Waste Disposal Service |NA
f. Cable Television Service NA
g. Water Service NA

For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource
Requirements, requires the dedication of water rights to Washoe County. Please indicate the type

and quantity of water rights you have available should dedication be required.

h. Permit # NA acre-feet per year NA
i. Certificate # NA acre-feet per year NA
j- Surface Claim # NA acre-feet per year NA
k. Other # NA acre-feet per year NA

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

Department of Conservation and Natural Resources).

NA

10. Community Services (provided and nearest facility):

Citifare Bus Stop

NA

a. Fire Station North Lake Tahoe Fire Protection District Station 11 875 Tanager St, Incline Village 89451
b. Health Care Facility Incline Village Community Hospital 880 Alder Ave., Incline Village, NV 89451
c. Elementary School Incline Elementary School 915 Northwood Blvd, Incline Village, NV 89451

d. Middle School Incline Middle School 931 Southwood Blvd., Incline Village 89451

e. High School Incline High School 499 Village Blvd, Incline Village, NV 89451

f. Parks Incline Park 939 Southwood Blvd, Incline Village NV 89451

g. Library Incline Village Library 845 Alder Ave., Incline Village, NV 89451

h.

Washoe County Planning and Building
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION
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Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

The grading is to expand the footprint of an exiting substation that supplies electrical power
to the Incline Village Community. The enlarged footprint will be able to accommodate
necessary additional equipment to meet the current electrical demand for the community.

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

The site grading will necessitate cutting 900 cubic yards and filling of 1,200 cubic yards.

3. How many square feet of surface of the property are you disturbing?

23,450 square feet (0.54 Acres)

4. How many cubic yards of material are you exporting or importing? If none, how are you managing to
balance the work on-site?

Approximately 250 cubic yards will be exported and approximately 550 cubic yards
will be imported as select borrow engineered fill material.

5. s it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit? (Explain fully your answer.)

No. The site topography limits the site expansion and fill heights greater than 10
will be needed. Retaining walls will be used to limit site disturbance in the Lake
Tahoe Region and meet TRPA requirements.

6. Has any portion of the grading shown on the plan been done previously? (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

No.

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading? (If no,
explain your answer.)

The limits / extents of the grading is depicted on the Grading Plan.

Washoe County Planning and Building February 2024
28 SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION WSUP25-0016
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From: Sullivan, Mark (NV Energy)

To: Weiche, Courtney

Subject: Incline Substation

Date: Tuesday, October 28, 2025 9:22:18 AM
Attachments: image001.png

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

This Message Is From an External Sender

This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

Report Suspicious

Hi Courtney,

| believe | sent a request to extend the hearing time frame for the Incline substation
application but if not, please consider this my request to move the application to next
month's hearings.

As it related to the areas we are requesting to vary:

Retaining wall heights: Greater than 10-foot heights are required as a structural
necessity to creating usable space on a sloped site, manage erosion, and runoff more
effectively. The existing site topography requires use of higher retaining walls to meet the
code setbacks and to limit site disturbance and meet TRPA requirements ( ground
disturbance / coverage limitations).

Fill above existing legal ground greater than ten (10) feet is needed to develop the
property without surpassing the grading thresholds due to the site topography limits the
site expansion and fill heights greater than 10 feet are needed. The inability to meet
grading slopes and stay on the NV Energy parcel and to meet code setbacks.

Landscaping: The parcel has limitations making it impractical for traditional landscaping
to be reasonably implemented. The existing terrain is steep and heavily wooded making
it difficult to meet the landscaping code and would involve clearing native habitats. It
appears preserving existing native vegetation is the most logical, as it already provides a
stable ground cover. There appears to be little or no benefit to additional landscaping on
the site.

Screening requirement: The parcelis remote location on a dead-end street with very

WSUP25-0016
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little traffic and not visible from any main roadway. The existing trees and topography
create natural a visual barrier that block views, while existing trees can be preserved or
supplemented to create more effective visual buffers.

The drawing showing the parking spots on the site plan fell between the cracks but I’'m
told it will be ready tomorrow, I’ll send it along as soon as | get it.

If you have any questions or need anything additional don’t hesitate to let me know .

Thankyou,

Mark Sullivan

Land Use Advisor

NV Energy

(775) 636-0014
mark.sullivan@nvenergy.com

From: Weiche, Courtney <CWeiche@washoecounty.gov>
Sent: Tuesday, October 14, 2025 12:05 PM

To: Sullivan, Mark (NV Energy) <mark.sullivan@nvenergy.com>
Subject: [INTERNET] Request to discuss Incline Substation
Importance: High

THIS MESSAGE IS FROM AN EXTERNAL SENDER.

Look closely at the SENDER address. Do not open ATTACHMENTS unless expected. Check for
INDICATORS of phishing. Hover over LINKS before clicking. Learn to spot a phishing message
Hi Mark,

Would you have a moment for a call today?

I just met on the NVE Incline Substation staff report and may need additional information
before we go to the Board. See below sections that need a request to vary standards.
You may recall Heather had initially submitted both a special use permit and a variance
application but the variance was not necessary because the SUP allows you to vary
certain standards (verse applying for a separate variance permit).

These are all fairly straightforward requests and feel there is justification for each,
however | do need the request to come from the applicant and attached as an exhibit. |

WSUP25-0016
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am up against the deadline to submit the revisions to admin, would it impact your timing
if we were to push to the following month so we can update the staff report
appropriately? | have a public hearing today if | don’t answer right away, | will get right

back to you.

Variance(s) Requested Relevant Code

Retaining wall greater than 10ft

Section 110.438.32

Fill above existing legal ground greater
than ten (10) feet

Section 110.438.28

Landscaping

Section 110.220.1 — Chapter 6
Landscaping

Parking Surface Standards

Section 110.220.1 - Chapter Four:
Parking, Loading, And Circulation

Screening Requirements

Section 110.412.40 (d)
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Submit a Nomination

000®

Courtney Weiche, Senior Planner
Planning & Building Division | Community Services Department

cweiche@washoecounty.gov | Direct Line: 775.328.3608

Have some kudos to share about a CSD employee or experience?

This email, including attachments, may contain highly sensitive, confidential, proprietary or valuable information. It is
intended only for the designated recipient(s) named above. Any unauthorized use, reproduction, forwarding or
distribution of this transmission, including attachments, is prohibited. If you have received this communication in
error, please immediately notify the sender and permanently delete any record of this transmission.
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