
 

 
STAFF REPORT 

 
Date: April 18, 2024                                                                                         
 
To: TRPA Hearings Officer  
 
From: TRPA Staff 

 
Subject Geden/Teel Single-Family Dwelling Tear Down/Rebuild Project; 315 Tuscarora Road, 

Washoe County, NV; Assessor’s Parcel Number: 123-155-08, TRPA File No: ERSP2023-
1617 

 
 
Proposed Action:  
Hearings Officer action on the proposed project and related findings based upon this staff summary and 
the attached draft permit.  
 
Staff Recommendation:   
Staff recommends the Hearings Officer make the required findings and approve the project subject to 
the conditions in the draft permit.  
 
Project Description/Background:   
Bradley Geden and Michelle Teel (the applicants) are proposing to tear down an existing single-
family dwelling and build a new single-family dwelling at 315 Tuscarora Road, Washoe County, 
Nevada.  The project is located within the Washoe County Tahoe Area Plan, Crystal Bay 
Regulatory Zone, which indicates that the project site may be subject to avalanches. For this 
reason, single-family dwellings are identified as a special use and the project is subject to Tahoe 
Regional Planning Agency (TRPA) Hearings Officer review and approval (refer to TRPA Code, 
Chapters 2).   
 
Avalanche:   
The property was originally located in Plan Area Statement 034 – Crystal Bay, which called for the 
further study of avalanche danger to resolve the avalanche problem and to ensure that new and existing 
development is consistent with the findings of the study. In 1993, an Avalanche Hazard Study was 
prepared for the area. The Study is available at: 
https://parcels.laketahoeinfo.org/AccelaCAPRecord/Detail/ERSP2023-1617. TRPA special use findings 
for areas identified as being located in an avalanche area have been made and as a condition of 
approval the applicant will be required to record a deed restriction holding TRPA harmless in the event 
of an avalanche.  (Refer to Attachments A and B)  
 
Project Review:   
TRPA staff reviewed the proposed project and found it meets all applicable standards in the TRPA Code, 
subject to the special conditions in the draft permit (Attachment B), and is consistent with Regional Plan 
Goals and Policies.  
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Environmental Review:   
TRPA staff completed the “Project Review Conformance Checklist and Article V(g) Findings” in 
accordance with Chapters 4 of the TRPA Code of Ordinances.  All responses contained on said checklist 
indicate compliance with the environmental threshold carrying capacities.  A copy of the completed 
checklist is provided as Attachment D.   
 
Public Comment:   
Property owners within 300 feet of the subject site were provided notice of the Hearings Officer 
meeting.  
 
Regional Plan Compliance:  
Goal NH-1: Risks from natural hazards (e.g., flood, fire, avalanche, earthquake, seiche) will be minimized.  
Land uses within the Tahoe Region should be planned with recognition of natural hazards so as to help 
prevent damage to property and to protect public health.  Natural hazard areas or situations can be 
identified and precautionary measures taken to minimize impacts.  
 
Project Application:   
The file materials associated with this project are available at: 
https://parcels.laketahoeinfo.org/AccelaCAPRecord/Detail/ERSP2023-1617. 
 
Required Actions:  
Staff recommends the Hearings Officer take the following actions, based on this staff summary and 
evidence in the record:  
 
 1. Approve the findings (Attachment A) contained in this staff summary, and a finding of no 
 significant environmental effect.  
 
 2. Approve the project, based on the staff summary, and record evidence, subject to the 
 conditions contained in the attached Draft Permit (Attachment B). 
 
Contact Information:   
For questions regarding this agenda item, please contact Brandy McMahon, AICP, Local Government 
Coordinator, at (775) 589-5274 or bmcmahon@trpa.gov.  To submit a written public comment, email 
publiccomment@trpa.gov with the appropriate agenda item in the subject line. Written comments 
received by 4 p.m. the day before a scheduled public meeting will be distributed and posted to the TRPA 
website before the meeting begins. TRPA does not guarantee written comments received after 4 p.m. 
the day before a meeting will be distributed and posted in time for the meeting. 
 
Attachments: 

A. Required Findings 
B. Draft Permit  
C. Draft Plans  
D. Project Review Conformance Checklist and Article V(g) Findings 
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Attachment A 
Required Findings 
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Attachment A 
Required Findings 

 
Required Findings: The following is a list of the required findings as set forth in Chapters 4, 21, 30, and 
37 of the TRPA Code of Ordinances. Following each finding, agency staff has briefly summarized the 
evidence on which the finding can be made. 
 

1. Chapter 4 – Threshold Findings: 
 

a. The project is consistent with and will not adversely affect implementation of the 
Regional Plan, including all applicable Goals and Policies, Plan Area Statements and 
maps, the Code and other TRPA plans and programs. 

 
All evidence in the file and public record demonstrates that the proposed project will 
not adversely impact the Regional Plan, is consistent with the Crystal Bay Regulatory 
Zone, complies with the TRPA Code of Ordinances, and will not adversely impact other 
TRPA plans and programs.   

 
b. The project will not cause the environmental threshold carrying capacities to be 

exceeded. 
 

The basis for this finding is provided in the Project Review Conformance Checklist and 
Article V(g) Findings, in accordance with Chapter 4 of the TRPA Code of Ordinances.  All 
responses contained on said checklist indicate compliance with the environmental 
threshold carrying capacities.   
 

c. Wherever federal, state or local air and water quality standards applicable for the 
Region, whichever are strictest, must be attained and maintained pursuant to Article 
V(g) of the TPRA Compact, the project meets or exceeds such standards. 

 
All potential effects shall be mitigated through temporary and permanent Best 
Management Practices.  The applicant will meet or exceed all federal, state, or local 
water quality standards. Upon completion of construction, the project will have no 
impact upon air or water quality standards. 
 

2. Chapter 21 - Special Uses: 
 

a. The project to which the use pertains is of such a nature, scale, density, intensity, and 
type to be an appropriate use for the parcel on which and surrounding area in which it 
will be located.  

 
The applicant is proposing to replace an existing single-family home with a new single-
family home that complies with TRPA rules and regulations and is of such a nature, 
scale, density, intensity, and type that it is compatible with surrounding single-family 
residences.  
 

b. The project to which the use pertains will not be injurious or disturbing to the health, 
safety, enjoyment of property, or general welfare of persons or property in the 
neighborhood, or general welfare of the region, and the applicant has taken reasonable 
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steps to protect against any such injury and to protect the land, water, and air resources 
of both the applicant's property and that of surrounding property owners. 

 
TRPA has found that the proposed single-family dwelling will not be injurious or 
disturbing to the health, safety, enjoyment of property, or general welfare of persons or 
property in the neighborhood, or general welfare of the region, and the applicant has 
taken reasonable steps to protect against any such injury and to protect the land, water, 
and air resources of both the applicant's property and that of surrounding property 
owners by designing the project to comply with TRPA and Washoe County rules and 
regulations. The project is located within an avalanche area and the applicant will be 
required to record a deed restriction holding TRPA harmless in the event of an 
avalanche. 

 
c. The project to which the use pertains will not change the character of the 

neighborhood, or detrimentally affect or alter the purpose of the applicable local plan, 
and specific or master plan, as the case may be. 

  
The proposed single-family dwelling will not change the character of the Crystal Bay 
neighborhood, or detrimentally affect or alter the purpose of the Crystal Bay Regulatory 
Zone of the Washoe County Tahoe Area Plan.   

 
 3. Chapter 30 – Relocation of TRPA-Verified Existing Land Coverage 

(a) The relocation is to an equal or superior portion of the parcel or project area, as 
determined by references to the following factors: 

1. Whether the area of relocation already has been disturbed 

2. The slope of and natural vegetation on the area of relocation 

3. The fragility of the soil on the area of relocation 

4. Whether the area of relocation appropriately fits the scheme of use of the 
property 

5. The relocation does not further encroach into a stream environment zone, 
backshore, or the setbacks established in the Code for the protection of 
stream environment zones or backshore 

6. The project otherwise complies with the land coverage mitigation program 
set forth in section 30.6. 

The site is verified as being entirely within LCD Class 1a.  There is no stream 
environment zone (SEZ ) on the site.  The relocation will take place entirely 
within LCD Class 1a.  The proposed home is located in the location of the 
existing home.   

(a) The area from which the land coverage was removed for relocation is restored 
in accordance with Subsection 30.5.3. 
 
The areas where coverage is removed will be restored and revegetated as 
required by the TRPA Code. 

 (c) The relocation is not to Land Capability Districts 1a, 1b, 1c, 2, or 3 from any 
higher numbered land capability district. 
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  The entire parcel is within LCD Class 1a. All land coverage will be relocated 
within LCD Class 1a. 

4.  Chapter 37 – Additional Height Findings 
 

When viewed from major arterials, scenic turnouts, public recreation areas, or 
the waters of Lake Tahoe, from a distance of 300 feet, the additional height will 
not cause a building to extend above the forest canopy, when present, or a 
ridgeline. For height greater than that set forth in Table 37.4.1-1 for a 5:12 roof 
pitch, the additional height shall not increase the visual magnitude beyond that 
permitted for structures in the shoreland as set forth in subsection 66.3.7, 
Additional Visual Magnitude, or Appendix H, Visual Assessment Tool, of the 
Design Review Guidelines. 
 
The cross slope of the building site is 24 % and the dominant roof pitch is 3:12, 
which means the maximum height per TRPA Code, Table 
37.4.4-1 is 33’-7”. The proposed height is 33’-6”.  The proposed height will not 
cause the structure to extend above the forest canopy or ridgeline when 
viewed from a distance of 300 feet from any designated scenic viewpoint. 
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Attachment B 
Draft Permit 
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Attachment B 

Draft Conditional Permit 
 

PROJECT DESCRIPTION: Geden/Teel Single-Family Dwelling Tear Down/Rebuild Project 
 
PERMITTEE(S):  Bradley Geden and Michelle Teel              APN: 123-155-08 
 
COUNTY/LOCATION: Washoe County/315 Tuscarora Road                                      FILE#: ERSP2023-1617 
 
Having made the findings required by Agency ordinances and rules, the TRPA Hearings Officer approved the project 
on _________, 2024, subject to the standard conditions of approval attached hereto (Attachment R) and the 
special conditions found in this permit. 
 
This permit shall expire on ________, 2027, without further notice unless the construction has commenced prior to 
this date and diligently pursued thereafter.  Commencement of construction consists of pouring concrete for a 
foundation and does not include grading, installation of utilities or landscaping.  Diligent pursuit is defined as 
completion of the project within the approved construction schedule.  The expiration date shall not be extended 
unless the project is determined by TRPA to be the subject of legal action which delayed or rendered impossible 
the diligent pursuit of the permit. 
 
NO TREE REMOVAL, CONSTRUCTION OR GRADING SHALL COMMENCE UNTIL: 
(1) TRPA RECEIVES A COPY OF THIS PERMIT UPON WHICH THE PERMITTEE(S) HAS ACKNOWLEDGED RECEIPT OF THE 

PERMIT AND ACCEPTANCE OF THE CONTENTS OF THE PERMIT; 
(2) ALL PRE-CONSTRUCTION CONDITIONS OF APPROVAL ARE SATISFIED AS EVIDENCED BY TRPA’S ACKNOWLEDGEMENT 

OF THIS PERMIT;    
(3) THE PERMITTEE OBTAINS A COUNTY BUILDING PERMIT.  TRPA’S ACKNOWLEDGEMENT IS NECESSARY TO OBTAIN A 

COUNTY BUILDING PERMIT.  THE COUNTY PERMIT AND THE TRPA PERMIT ARE INDEPENDENT OF EACH OTHER AND 
MAY HAVE DIFFERENT EXPIRATION DATES AND RULES REGARDING EXTENSIONS; AND 

(4) A TRPA PRE-GRADING INSPECTION HAS BEEN CONDUCTED WITH THE PROPERTY OWNER AND/OR THE 
CONTRACTOR. 

                                       
    
TRPA Executive Director/Designee  Date 
                                       
PERMITTEE’S ACCEPTANCE: I have read the permit and the conditions of approval and understand and accept 
them.  I also understand that I am responsible for compliance with all the conditions of the permit and am 
responsible for my agents’ and employees’ compliance with the permit conditions.  I also understand that if the 
property is sold, I remain liable for the permit conditions until or unless the new owner acknowledges the transfer 
of the permit and notifies TRPA in writing of such acceptance.  I also understand that certain mitigation fees 
associated with this permit are non-refundable once paid to TRPA.  I understand that it is my sole responsibility to 
obtain any and all required approvals from any other state, local or federal agencies that may have jurisdiction over 
this project whether or not they are listed in this permit. 
 
Signature of Permittee(s)   Date   
  

(PERMIT CONTINUED ON NEXT PAGE) 
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APN: 123-155-08 
 

FILE NO. ERSP2023-1617 

Project Security Posted (1):      Amount $3,300___ Paid ________  Receipt No. _________ 

Excess Coverage Mitigation Fee (2):  Amount $8,100______  Paid ________  Receipt No. _________ 

Project Security Administrative Fee (3): Amount $_________Paid _________  Receipt No. _______ 

Notes: 
(1) See Special Condition 3.A below. 
(2) See Special Condition 3.B below. 
(3) Refer to the TRPA Fee Schedule for the security administration fee. 

 
Required plans determined to be in conformance with approval:  Date:  ____  
 
TRPA ACKNOWLEDGEMENT:  The permittee has complied with all pre-construction conditions of 
approval as of this date and is eligible for a county building permit: 
 
                                    
    
TRPA Executive Director/Designee  Date   
 
------------------------------------------------------------------------------------------------------------------------------- 

 
SPECIAL CONDITIONS 

 
1. This permit authorizes a single-family dwelling tear down/rebuild project at 315 Tuscarora Road, 

Washoe County, Nevada.  The project will result in 1,906 square feet of Land Capability District 
(LCD) Class 1a land coverage and 933 square feet of banked LCD Class 1a land coverage.  
Temporary and permanent Best Management Practices (BMPs) will be installed with this 
project.  
 

2. The Standard Conditions of Approval listed in Attachment R shall apply to this permit. 
 
3. Prior to permit acknowledgement, the following conditions of approval must be satisfied. 
 

A.         The security required under Standard Condition A.3 of Attachment R shall be 
$3,300.  Please see Attachment J, Security Procedures, for appropriate methods 
of posting the security and the TRPA Fee Schedule for the required security 
administration fee. 
 

B.         The affected property has 2,678 square feet of excess land coverage.  The 
permittee shall mitigate a portion or all of the excess land coverage on this 
property by removing coverage within Hydrologic Transfer Area 9 – Agate Bay or 
in a different hydrologically related area provided the restoration occurs on 
more sensitive land than the project area or by submitting an excess coverage 
mitigation fee.  
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To calculate the amount of excess coverage to be removed, use the following formula: 
 
Estimated project construction cost multiplied by the fee percentage of 1% (as 
identified in Table 30.6.1, Chapter 30 of the TRPA Code of Ordinances) divided by the 
mitigation factor of 8.  If you choose this option, please revise your final site plans and 
land coverage calculations to account for the permanent coverage removal. 
 
An excess land coverage mitigation fee may be paid in lieu of permanently retiring land 
coverage.  The excess coverage mitigation fee shall be calculated as follows: 
 
Coverage reduction square footage (as determined by formula above) 
multiplied by the coverage mitigation cost fee of $18.00 for projects within 
Hydrologic Transfer Area 9 - Agate Bay.  Please provide a construction cost 
estimate for the structural elements of the structure by your licensed 
contractor, architect or engineer.  The structural elements include, without 
limitation: pier pilings, bracing and supports, bearing walls, rafters, foundations, 
and base materials under asphalt or concrete.   

 
C.         The project is located within the Crystal Bay Regulatory Zone, which indicates 

that the project site may be subject to avalanches. For this reason, the 
permittee shall record a TRPA approved deed restriction to hold TRPA harmless 
from any and all liabilities.  

 
1) The permittee shall provide TRPA with the latest recorded grant deed for the 

subject parcel. Upon submittal of the grant deed, TRPA will provide the deed 
restriction to be recorded against the parcel.  

2) The permittee shall record the provided deed restriction with the Washoe 
County Recorder’s Office.  

3) A copy of the recorded deed restriction or the original recorded deed shall be 
provided to TRPA. 

 
D.         The following note shall be added to the plans: 

 
All exterior lighting shall be consistent with TRPA Code of Ordinances Section 36.8 
Exterior Lighting Standards. Specifically, all exterior lighting shall be fully shielded 
and directed downward so as not to produce obtrusive glare onto the public right-
of-way or adjoining properties. Illumination for aesthetic or dramatic purposes of 
any building or surrounding landscape utilizing exterior light fixtures projected 
above the horizontal is prohibited. 

 
E.         The permittee shall provide an exterior lighting detail.  Lights shall be shielded 

on the top and all sides.  
 

F.         New gas and wood heaters (fireplaces) must meet the requirements of the TRPA 
Code of Ordinances (Code Section 65.1.4). The floor plans must include the 
make and model to ensure new heaters meet TRPA requirements.  

 
G.          The plans shall include a note indicating the bear box will be elevated on a 

monopole at least 6” in height. 
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H.        The plans shall indicate that the driveway has a slope of 2.6% on the plans.  

 
I.         The coverage table on the plans shall be revised to indicate there is 933 square 

feet of “banked” coverage, not remaining coverage.  
 

J.          The plans shall be revised to indicate that 450 square feet (not 480 square feet) 
of excess land coverage has been mitigated with this project.  Note: 
$8,100/$18.00 per square foot in Hydrologic Area 9 – Agate Bay (NV) = 450 
square feet.  
 

K.         The permittee shall e-mail one final set of plans to TRPA for electronic stamping. 
 

4. Maximum excavation depths shall not exceed 20 feet, in accordance with the approved Soils/Hydrologic 
report (TRPA file LCAP2023-0286). If groundwater is encountered during excavation, immediately stop 
work and contact TRPA. 

 
5. Prior to project security release, photos shall be provided to TRPA demonstrating that all areas 

disturbed from the project have been restored.  
 

6. Temporary and permanent BMPs may be field fit by the Environmental Compliance Inspector 
where appropriate. 

 
7. TRPA reserves the right to amend any portion of this permit or construction operation while in 

progress if it is determined that the project construction is causing significant adverse effects. 
 

8. To the maximum extent allowable by law, the permittee agrees to indemnify, defend, and hold 
harmless TRPA, its Governing Board, its Planning Commission, its agents, and its employees 
(collectively, TRPA) from and against any and all suits, losses, damages, injuries, liabilities, and 
claims by any person (a) for any injury (including death) or damage to person or property or (b) 
to set aside, attack, void, modify, amend, or annul any actions of TRPA. The foregoing indemnity 
obligation applies, without limitation, to any and all suits, losses, damages, injuries, liabilities, 
and claims by any person from any cause whatsoever arising out of or in connection with either 
directly or indirectly, and in whole or in part (1) the processing, conditioning, issuance, or 
implementation of this permit; (2) any failure to comply with all applicable laws and regulations; 
or (3) the design, installation, or operation of any improvements, regardless of whether the 
actions or omissions are alleged to be caused by TRPA or Permittee.  

 
Included within the Permittee's indemnity obligation set forth herein, the Permittee agrees to 
pay all fees of TRPA’s attorneys and all other costs and expenses of defenses as they are 
incurred, including reimbursement of TRPA as necessary for any and all costs and/or fees 
incurred by TRPA for actions arising directly or indirectly from issuance or implementation of 
this permit. TRPA will have the sole and exclusive control (including the right to be represented by 
attorneys of TRPA’s choosing) over the defense of any claims against TRPA and over their 
settlement, compromise or other disposition.  Permittee shall also pay all costs, including 
attorneys’ fees, incurred by TRPA to enforce this indemnification agreement. If any judgment is 
rendered against TRPA in any action subject to this indemnification, the Permittee shall, at its 
expense, satisfy and discharge the same. 
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9. This approval is based on the permittee’s representation that all plans and information 
contained in the subject application are true and correct. Should any information or 
representation submitted in connection with the project application be incorrect or untrue, 
TRPA may rescind this approval, or take other appropriate action. 
 

END OF PERMIT 
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Attachment C 
Draft Plans 
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General Requirements
A. By making a Bid, Bidder represents that Bidder has read and 
understands the Bidding Documents; has visited the site, become 
familiar with local conditions under which the Work is to be 
performed, and has correlated personal observations with the 
requirements of the proposed Contract Documents; and that 
the Bid is made in accordance with the Bidding Documents and 
based upon the materials, equipment and systems required by the 
Bidding Documents without exception.

B. Should a Bidder find discrepancies, ambiguities, 
inconsistencies, errors or omissions in the Drawings or other 
Bidding Documents, or be in doubt as to their meaning, Bidder 
should at once notify the Architect.  Failure of the Bidder to 
report obvious discrepancies, ambiguities, or omissions 
necessary to carry out the intent of the Contract Documents, 
or which are customarily performed, shall not relieve the 
Bidder from performing the necessary work.

C. Coordinate construction operations to ensure efficient 
and orderly installation of each part of the Work.  Coordinate 
construction operations that depend on each other for proper 
installation, connection, and operation.

D. Permits, Licenses, and Certificates: For Owner's records, 
submit copies of permits, licenses, certifications, inspection 
reports, releases, jurisdictional settlements, notices, receipts 
for fee payments, judgments, correspondence, records, and 
similar documents, established for compliance with standards 
and regulations bearing on performance of the Work.

E. Installer/Fabricator Qualifications:  A firm or individual 
experienced in installing, erecting, application, assembling, or 
producing work similar in material, design, and extent to that 
indicated for this Project, whose work has resulted in 
construction with a record of successful in-service 
performance and having complied with requirements of 
authorities having jurisdiction.

F. Applicability of Standards:  Unless the Contract 
Documents include more stringent requirements, applicable 
construction industry standards have the same force and 
effect as if bound or copied directly into the Contract 
Documents to the extent referenced.  Such standards are made 
a part of the Contract Documents by reference.

G. Conflicting Requirements: If compliance with two or more 
standards is specified and the standards establish different or 
conflicting requirements for minimum quantities or quality 
levels, comply with the most stringent requirement.  Refer 
uncertainties and requirements that are different, but 
apparently equal, to Architect for a decision before 
proceeding.

H. Deliver, store, and handle products using means and 
methods that will prevent damage, deterioration, and loss, 
including theft.  Comply with manufacturer's written 
instructions.

I. Provide products that comply with the Contract 
Documents, that are undamaged, and unless otherwise 
indicated, that are new at time of installation.  Provide 
products complete with accessories, trim, finish, fasteners, and 
other items needed for a complete installation and indicated 
use and effect.

J. Acceptance of Conditions:  Examine substrates, areas, and 
conditions, with Installer or Applicator present for 
compliance with requirements for installation tolerances and 
other conditions affecting performance.   Verify compatibility 
with and suitability of substrates, including compatibility with 
existing finishes or primers.  Examine roughing-in for mechanical 
and electrical 

systems to verify actual locations of connections before 
equipment and fixture installation.  Examine walls, floors, and 
roofs for suitable conditions where products and systems are 
to be installed.  Proceed with installation only after 
unsatisfactory conditions have been corrected.  Proceeding 
with the Work indicates acceptance of surfaces and conditions.

K. Take field measurements as required to fit the Work 
properly.  Recheck measurements before installing each 
product.  Where portions of the Work are indicated to fit to 
other construction, verify dimensions of other construction by 
field measurements before fabrication.

L. Review of Contract Documents and Field Conditions:
Immediately on discovery of the need for clarification of the 
Contract Documents, submit a request for information to 
Architect.  Include a detailed description of problem 
encountered, together with recommendations for changing the 
Contract Documents.  

M. Locate the Work and components of the Work accurately, 
in correct alignment and elevation, as indicated. Make vertical 
work plumb and make horizontal work level. Where space is 
limited, install components to maximize space available for 
maintenance and ease of removal for replacement.  Conceal 
pipes, ducts, and wiring in finished areas, unless otherwise 
indicated.

N. Comply with manufacturer's written instructions and 
recommendations for installing products in application 
indicated.

O. Install products at the time and under conditions that will 
ensure the best possible results.  Maintain conditions required 
for product performance until Substantial Completion. 

P. Conduct construction operations so no part of the Work 
is subjected to damaging operations or loading in excess of that 
expected during normal conditions of occupancy.

Q. Provide anchors and fasteners as required to anchor each 
component securely in place, accurately located and aligned 
with other portions of the Work.  Where mounting heights are 
not indicated, mount components at heights directed by Owner.  
Allow for building movement, including thermal expansion and 
contraction.

R. Make joints of uniform width. Where joint locations in 
exposed work are not indicated, arrange joints for the best 
visual effect.  Fit exposed connections together to form 
hairline joints.

S. Clean Project site and work areas daily, including common 
areas.  Coordinate progress cleaning for joint-use areas where 
more than one installer has worked.  Enforce requirements 
strictly.  Dispose of materials lawfully.  Maintain Project site 
free of waste materials and debris. 

T. Keep installed work clean.  Clean installed surfaces 
according to written instructions of manufacturer or 
fabricator of product installed, using only cleaning materials 
specifically recommended.  If specific cleaning materials are not 
recommended, use cleaning materials that are not hazardous to 
health or property and that will not damage exposed surfaces.

U. Limiting Exposures:  Supervise construction operations to 
assure that no part of the construction, completed or in 
progress, is subject to harmful, dangerous, damaging, or 
otherwise deleterious exposure during the construction period.
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Architect/Principal Design Professional

Civil/Structural Engineer
Owner Name
Mailing Address
City, State  Zip
Tel XXX.XXX.XXXX
Fax XXX.XXX.XXXX
Contact XXX

Smith Design Group 
120 Country Club Drive, No.17 
Incline Village, Nevada   89451
Tel 775.831.7158
Fax 775.831.7161
Contact Dale E. Smith, AIA

00/00/00 Issued for Description

09/22/23 Owner Review

Project Description
DEMOLISH THE EXISTING 77-YEAR-OLD, NON-HISTORICALLY 
SIGNIFICANT, SINGLE-FAMILY RESIDENCE WITH A SINGLE 
CARPORT AND REPLACE IT WITH AN UPDATED, CODE 
COMPLIANT SINGLE FAMILY RESIDENCE WITH A TWO CAR 
GARAGE.  AS IS TYPICAL FOR OLDER STRUCTURES, THE 
CURRENT RESIDENCE HAS POOR INSULATION, UNEVEN 
FLOORS, AND SUBSTANDARD UTILITIES (WIRING, PIPING, 
HEATING, ETC.) 

Design Criteria
R-3/U 

V-B 

11' 
44' 
11' 

108' 
D 

354 SF 
788 SF 
939 SF 

2,081 SF

371 SF
Yes 
Yes 

3 Stories and X'-X" 
XXX 

TA_CB 
XX MPH w/Exposure C 

XXX PSF 
See Structural

Occupancy Groups
Type of Construction 
Location on Property 

North 
South 
East 
West 

Seismic Design Category 
Building Area 

R-3 Occupancy Group
Basement Level 
Lower Level 
Upper Level 
Total 
U Occupancy 
Private Garage 

Fire Sprinklers 
Fire Alarm System 
Number of Stories  and  Height 
Occupant Load 
Land Use Zone 
Wind Load 
Snow Load, Ground 
Special Inspection Program 

Building Codes - Washoe County
Construction shall comply with the following codes as 
adopted by Washoe County together with the  supplements, 
listed changes, additions and deletions as noted in Washoe 
County Building Code, Chapter 100: 
2018 International Building Code
2018 International Residential Code
2018 International Existing Building Code
2018 International Energy Conservation Code
2018 Uniform Plumbing Code
2018 Uniform Mechanical Code
2018 International Mechanical Code
2018 International Fuel Gas Code
2018 International Wildland-Urban Interface Code
2018 International Swimming Pool and Spa Code
2018 International Fire Protection Association 54 and 58
2017 National Electrical Code
2018 Northern Nevada Amendments by the Northern Nevada 

Chapter of the International Code Council
and 

Code of Ordinances, Tahoe Regional Planning Agency
Washoe County Development Code
2018 International Fire Code and 2018 International 
Wildland-Urban Interface Code, Adopted by Resolution, North 
Lake Tahoe Fire Protection District

Deferred Submittals
Submission and review by Washoe County Building 
Department has been deferred on the following required 
portions of the work:

1. Automatic Sprinkler System
2. Shop Fabricated Wood Trusses

The Contractor will not initiate these portions of the work 
until the authority having jurisdiction has approved the 
design and submittal documents for the work.

Abbreviations

L

& And                        
L Angle                                   
@ At    
C Centerline 
O Diameter or Round     

   Perpendicular           
# Pound or Number        
A/C Air Conditioning         
AB Anchor Bolt 
AC Asphaltic Concrete 
ACOUS Acoustical          
AD Area Drain            
ADJ Adjustable 
AFF Above Finish Floor 
AGGR Aggregate     
AL Aluminum               
ALT Alternate 
APPROX   Approximate 
ARCH Architectural 
BD Board 
BITUM Bituminous 
BLD'G Building 
BLK Block 
BLK'G Blocking 
BM Beam 
BOT Bottom 
CAB Cabinet 
CB Catch Basin 
CEM Cement 
CER Ceramic 
CF Cubic Foot or Feet 
CI Cast Iron 
CL'G Ceiling 
CLK'G Caulking 
CLO Closet 
CLR Clear 
CMU Concrete Masonry Unit 
CNTR Counter 
COL Column 
CONC Concrete 
CONN Connection 
CONSTR Construction 
CONT Continuous 
CORR Corridor CSMT 

Casement 
CTR Center 
D Dryer 
DBL Double 
DEPT Department 
DET Detail 
DF Douglas Fir 
DF-L Douglas Fir - Larch 
DIA Diameter 
DIM Dimension 
DISP Dispenser 
DN Down 
DO Door Opening 
DP Deep 
DR Door 
DS Downspout 
DSP Dry Standpipe 
DW Dishwasher 
DWG Drawing 
DWR Drawer (E) Existing 
E East 
EA Each 
EJ Expansion Joint 
EL Elevation 
ELEC Electrical 
ELEV Elevator 
EMER Emergency 
ENCL Enclosure 
EP Electrical 

Panelboard    
EQ Equal 
EQPT Equipment 
EXH Exhaust 
EXP Expansion 
EXPO Exposed 
EXT Exterior 
FA Fire Alarm 
FAU Forced Air Unit 
FB Flat Bar 
FD Floor Drain 
FDN Foundation 
FE Fire Extinguisher 
FIN Finish 
FL Floor 
FLASH Flashing 
FLUOR Fluorescent 
FMC Floor Material 

   Change 
FOC Face of Concrete 
FOF Face of Finish 
FOS Face of Stud 
FPHB Frost-Proof Hose Bibb 
FPRF Fireproof 
FRMG Framing 
FS Full Size 
FT Foot or Feet 
FTG Footing 
FURR Furring 
G Gas 
GA Gauge 
GALV Galvanized 
GB Grab Bar 
GD Garbage Disposal 
GL Glass 
GLB Glue Laminated Beam 
GND Ground 
GR Grade 
GWB Gypsum Wallboard 
HB Hose Bibb 
HC Hollow Core 
HDWD Hardwood 
HDWR Hardware 
HGT Height 
HM Hollow Metal 
HORZ Horizontal 
HR Hour 
HVAC Heating, Ventilating    

and Air Conditioning 
HW Hot Water 
ID Inside Diameter 

IN Inch
INCL Included 
INSUL Insulation 
INT Interior 
JAN Janitor 
JT Joint 
KIT Kitchen 
LAM Laminate 
LAV Lavatory 
LF Linear Foot or Feet 
LKR Locker 
LT Light 
MATL Material 
MAX Maximum 
MB Machine Bolt 
MC Medicine Cabinet 
MECH Mechanical 
MED Medium 
MEMB Membrane 
MT Metal 
MFR Manufacturer 
MH Manhole 
MIN Minimum 
MIR Mirror 
MISC Miscellaneous 
MO Masonry Opening 
MPH Miles per Hour 
MTD Mounted 
MUL Mullion 
N/A Not Applicable 
NIC Not in Contract 
NO. or #     Number
NOM Nominal 
NTS Not to Scale 
OA Overall 
OBS Obscure 
OC On Center 
OD Outside Diameter 
OFF Office 
OH Overhead 
OPNG Opening 
OPP Opposite 
PLAM Plastic Laminate 
PCC Portland Cement     

Concrete 
PL Plate 
PLAS Plaster 
PLYWD Plywood 
PR Pair 
PRCST Pre-Cast 
PSF Pound(S)/Square 

Foot 
PSI Pound(S)/Square 

Inch 
PT Pressure Treated 
PTN Partition 
PVC Polyvinyl Chloride 
QT Quarry Tile 
R Riser 
RAD Radius 
RD Roof Drain 
REF Reference 
REFR Refrigerator 
REINF Reinforced 
REV Revision 
REQ Required 
RESIL Resilient 
RGTR Register 
RM Room 
RO Rough Opening 
RWD Redwood 
RWL Rain Water Leader 
S South 
SC Soild Core 
SCHED Schedule 
SECT Section 
SF Square Foot or Feet 
SH Shelf 
SHR Shower  
SHT Sheet
SIM Similar 
SL Sliding  
SPEC Specification
SQ Square 
SS Sanitary Sewer 
SST Stainless Steel 
SSK Service Sink 
STA Station 
STD Standard 
STL Steel 
STOR Storage 
STRL Structural 
SUSP Suspend 
SYM Symmetrical 
T Tread 
T&G Tongue and Groove  
TEL Telephone
TER Terrazzo 
THK Thick 
TOB Top of Beam 
TOC Top of Curb 
TOP Top of Pavement 
TOW Top of Wall 
TV Television 
TYP Typical 
UIO Unless Indicated 

Otherwise 
UNF Unfinished 
UR Urinal 
VERT Vertical 
VEST Vestibule 
W West,Water or 

        Washer 
W/ With 
W/O Without
WC Water Closet
WD Wood 
WH Water Heater 
WIC Walk-in Closet 
WP Waterproof 
WR Water Resistant 
WSCT Wainscot 
WT Weight

Vicinity Map
Not to Scale

A Contemporary 
Hideaway  for

315 Tuscarora Road
Crystal Bay, Nevada  89402
Lot 13 and14, Block 3, Crystal Bay 
Park 1
Washoe County, APN 123-155-08

Bradley 
Geden 
Michelle 
Teel

10/08/23 WCBD Administrative Permit Review

11/02/23 TRPA Review

xx/xx/xx WCBD Plan Check

and

Project 
Location
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Lower Level - Dimension Plan

N

Project Keynotes

Lower Level                 402 SF 
Middle Level                858 SF
Upper Level              1,001 SF
Total                           2,261 SF
Garage                                  423

Scale: 1/4" = 1'-0"

Middle Level - Dimension Plan

Reference Note Schedule
3 FRONT YARD SETBACK
56 ROOF ABOVE
79 EXISTING/NATURAL GRADE, APPROXIMATE LIMITS AT

SOUTH SIDE
81 MAXIMUM EXCAVATION DEPTH, 20'-0"
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Upper Level - Dimension Plan

N

Reference Notes
SEE REFERENCE NOTE SCHEDULE ON SHEET A2.1

Project Keynotes
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Roof Plan

N
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Lower Level Finish Floor
6572' - 8 3/8" (6572.70)

Middle Level Finish Floor
6582' - 9 7/8" (6582.82)

Upper Level Finish Floor
6592' - 11 1/4" (6592.94)

TRPA Maximum Allowable Height
6610' - 7" (6610.58)

Lowest Natural Ground Elevation
6577' - 0" (6577.00)

B D E FC

Highest Point of Proposed Roof
6610' - 5 7/8" (6610.49)

A

084113.B

084113.C

084113.C

083613.F

074213.A

061500.A

83 62 71 4 5

074646.B

074646.A

2
0

' -
 0

"

79

81

TRPA Height Calcs.
Percent Cross Slope  
Retained Across Building Site 

Proposed Roof Pitch 

Maximum Height
(TRPA Code Ordinances, Chapter 37, Table 37.4.1-1) 

Height of Proposed Structure 

Lowest Natural Ground Elevation

≥24%

≈3:12

33'-7"

33'-6"

6,677.0

TRPA Design Standards
Color:  The color of the structure, including any fences  on 
the property, shall be compatible with the surroundings.  
Subdued colors in the earthtone and woodtone ranges shall 
be used for the primary color of the structure.  Hues shall be 
within the range of colors that blend, rather than  contrast, 
with the existing vegetation and earth hues.  Appropriate 
earthtones are considered to be shades  of reddish brown, 
brown, tan, ochre, green, grayand umber.

Roof:  Roofs shall be composed of non-glare earth- tone or 
woodtone materials that minimize reflectivity.  All exposed 
metal roofing materials, including flashing and chimney caps, 
shall be painted or pre-weathered to minimize  reflectivity.

Fences:  Wooden fences shall be used whenever possible.  If 
chain-link fences and gates must be used, they shall be coated 
with brown or black vinyl, including fence poles.

WUI Code Requirements
Ignition-Resistant 
Construction Requirements

DEFENSIBLE SPACE: WILL BE CONFORMING TO THE PROPERTY 
LINE PRIOR TO PERMIT CLOSEOUT.
FIRE HAZARD SEVERITY: EXTREME HAZARD WITH CONFORMING 
WATER SUPPLY.
CONSTRUCTION REQUIREMENTS: IR1

Building Construction Requirements

ROOFS:  ROOF ASSEMBLIES SHALL BE CLASS A.  VALLEY 
FLASHING SHALL BE NOT LESS THAN NO.26 GALVANIZED 
SHEET GAGE.

ROOF GUTTERS:  ROOF GUTTERS AND DOWNSPOUTS SHALL 
BE CONSTRUCTED OF GALVANIZED MATERIAL.  GUTTERS 
SHALL BE PROVIDED WITH APPROVED MEANS TO PREVENT THE 
ACCUMULATION OF LEAVES AND DEBRIS.

EAVES & SOFFITS:  EAVES AND SOFFITS SHALL BE PROTECTED 
ON THE EXPOSED UNDERSIDE BY 2X MATERIAL OR FIRE 
RETARDANT TREATED WOOD LABELED FOR EXTERIOR USE.

VENTS: OPERABLE UNDER-FLOOR VENTS SHALL NOT EXCEED 
144 SQUARE INCHES IN AREA AND SHALL BE COVERED WITH 
NONCOMBUSTIBLE CORROSION-RESISTANT MESH WITH 
OPENINGS NOT TO EXCEED ¼ INCH.

EXTERIOR WALLS : CEMENT BOARD SIDING, METAL, OR OTHER 
NON-COMBUSTIBLE MATERIAL

WINDOWS (GLAZING): EXTERIOR WINDOWS ARE DUAL GLAZED.

EXTERIOR DOORS:  EXTERIOR DOORS ARE MINIMUM1-3/4”
SOLID CORE.

DECKS & BALCONIES:  ARE PROPOSED HEAVY TIMBER 
CONSTRUCTION.  MINIMUM 6X6 COLUMNS, 4X8 FLOOR JOISTS, 
4X10 OR 6X8 BEAMS, 3X LEDGERS AND 2X DECKING.

EXISTING DRIVEWAY DECK:  CONSTRUCTION MEETS OR 
EXCEEDS THE REQUIREMENTS FOR HEAVY TIMBER 
CONSTRUCTION.
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Reference Notes
SEE REFERENCE NOTE SCHEDULE ON SHEET A2.1

Project Keynotes
061500.A SOLID-SAWN WOOD DECKING, 2X6, VEE

GROOVED
074213.A ALUMINUM CLADDING. MATCH WINDOW FRAMES
074646.A FIBER CEMENT SIDING. HARDIE ARTISAN SHIPLAP

SIDING, 9". MITER CORNERS
074646.B FIBER CEMENT SIDING, HARDIE ARCHITECTURAL

PANELS. FINE SAND FINISH
083613.F SECTIONAL OVERHEAD DOOR, WOOD, GLASS

LIGHTS
084113.B ALUMINUM FRAMED DUAL GLASED LOW-E

CASEMENT WINDOW. PROVIDE TEMPERED GLASS
IN HAZARDOUS LOCATIONS AS REQUIRED BY IRC
308

084113.C ALUMINUM FRAMED DUAL GLAZED LOW-E
WINDOW WITH 4" LIMITER. PROVIDE TEMPERED
GLASS IN HAZARDOUS LOCATIONS AS REQUIRED
BY IRC 308

Scale: 1/4" = 1'-0"

East Elevation
Scale: 1/4" = 1'-0"

South Elevation
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TRPA Maximum Allowable Height
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Reference Notes
SEE REFERENCE NOTE SCHEDULE ON SHEET A2.1
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North Elevation
Scale: 1/4" = 1'-0"

West Elevation
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Attachment D 
Project Review Conformance Checklist and Article V(g) Findings 
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