
 

 

STAFF REPORT 

Date: April 18, 2024   

To: TRPA Hearings Officer  

From: TRPA Staff 

Subject: Floyd Single Family Dwelling Addition, 453 Lakeshore Boulevard, Washoe County, 
Nevada, Assessor’s Parcel Number (APN) 123-250-10, TRPA File Number ERSP2023-
0817 

 
 
Requested Action: 
Hearings Officer action on the proposed project and related findings based on this staff report 
and the draft permit (Attachment A). 
 
Staff Recommendation:                                                                                                                                
Staff recommends that the Hearings Officer make the required findings and approve the 
proposed project subject to the special conditions in the draft permit. 
 
Project Description:                                                                                                                           
The proposed project includes the construction of an entry addition attached to the existing 
detached garage, which will include a new enclosed staircase to navigate three stories down to 
the main residence. The main residence's lowest level includes remodeling an existing room to 
an indoor/outdoor bar and kitchenette. One 24” tree will be removed as part of this project. 
Best Management Practices (BMPs) will be installed and upon completion of the project and 
passing a TRPA final inspection, the parcel will be issued a BMP Certificate. The project site 
consists of an existing developed residential lot and is consistent with the surrounding uses. 
This project complies with land coverage and water quality requirements of the TRPA Code of 
Ordinances. 
 
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/ERSP2023-0817. 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)  
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Scenic Quality: 
The structure is visible from Lake Tahoe, within TRPA Scenic Shoreline Unit 23, Crystal Bay, and 
the Scenic Roadway Travel Route 21. For the Scenic Shoreline Unit 23, the visual assessment for 
the proposed project was evaluated under and complies with Level 4, Option 2 of the Visual 
Magnitude System (Section 66.3.3.D.2. of the TRPA Code of Ordinances). The project proposes a 
contrast rating score of 27 points. The total square feet of the visible area allowed for this 
project area is 1,565 square feet.  The total proposed visible area is 1,558 square feet. For the 
Scenic Roadway Travel Route the property is required to demonstrate an overall improvement to 
the scenic quality as viewed from the roadway (Section 36.5.4.A.2 of the TRPA Code of 
Ordinances). Overall, the project will be consistent with the Design Standards set forth in TRPA 
Code Chapters 36 and 66, as well as the Washoe County Tahoe Area Plan. 
 
Land Coverage: 
The property is Bailey Class 1a and 1b. The total verified and proposed on-site coverage is 5,876 
square feet. Total verified off-site coverage is 774 square feet. This project proposes to increase 
offsite coverage to 862 square feet.  All coverage relocation is in the Bailey class 1a portion of 
the parcel. 
 
Height: 
With a cross slope of 24 percent and a majority roof pitch of 6:12, the maximum allowed height 
of the structure is 37’ – 2 inches. The proposed height of the addition is 37’ – 2 inches. 
 
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.  
 
Environmental Documentation:  
TRPA staff completed “Project Review Conformance Checklist and Article V(g) Findings” in 
accordance with Chapter 4, Subsection 4.4 of the TRPA Code of Ordinances. All responses 
contained on said checklists 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/ERSP2023-0817 
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Required Actions:                                                                                                                                                       
Staff recommends that the Hearings Officer take the following actions, based on the staff 
report: 

 
1) Approve the findings (Attachment A) contained in this staff summary; and  

 
2) Approve the project, based on the staff summary, and record evidence, subject to 

the conditions contained in the attached Draft TRPA Permit (Attachment B).   
 
Contact Information:  
For questions regarding this agenda item, please contact Aly Borawski, Principal Planner, at 
(775) 589-5229 or by email at aborawski@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 that 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. Project Plans 
D. Project Review Conformance Checklist and Article V(g) Findings 
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Attachment A 
Required Findings 
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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, the agency staff has briefly summarized the 
evidence on which the finding can be made. 

 
1. Chapter 4 – Required 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. 
 
Based on the findings provided on the Article V(g) Findings Checklist, 
there is sufficient evidence in the project file to make this finding. The 
project, as proposed and as conditioned in the draft permit, is 
consistent with TRPA regulations. 

 
(b) The project will not cause the environmental threshold carrying 

capacities to be exceeded. 
 

TRPA staff has completed the “Project Review Conformance Checklist 
and Article V(g) Findings” in accordance with Chapter 4, Subsection 4.3 
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 will be made 
available at the Hearings Officer meeting and at TRPA. 

 
(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 are temporary and shall be mitigated through 
temporary and permanent Best Management Practices (BMPs).  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 Use Findings: 
 

 (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 
the surrounding area in which, it will be located. 

 
A single-family dwelling is an appropriate use of the subject parcel and 
is consistent with the residential land use classification of the Washoe 
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County Tahoe Area Plan. The scale and intensity of the proposed 
project are comparable to existing development on surrounding 
parcels and will not result in impacts due to exterior colors that 
integrate with the surrounding natural environment. The project 
conforms to density standards of one unit per parcel and includes the 
installation of permanent water quality Best Management Practices. 

  
(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 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. 

 
 A 1993 avalanche hazard study by Snowbridge Associates indicates that 

the project area is not within an avalanche area. However, consistent 
with TRPA’s past actions, the applicant shall be required to record a 
TRPA deed restriction to hold TRPA harmless for properties in potential 
avalanche areas as a condition of approval in the TRPA permit.  

 
The applicant will install temporary and permanent Best Management 
Practices to protect the land, water, and air resources of the subject 
property and that of the surrounding property owners.  

  
(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 planning area statement, community plan, and 
specific or master plan, as the case may be. 

 
The proposed project involves an addition to an existing single-family 
dwelling. The project is consistent with the land uses, special policies, 
and considerations in Washoe County Tahoe Area Plan – Crystal Bay 
Residential Regulatory Zone. The existing neighborhood is surrounded 
by other residential dwellings of similar size and height. For these 
reasons, the project will not change the character of the neighborhood 
in which it is located.  

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

(a) The relocation of land coverage is to an equal or superior portion of the 
parcel or project area. 

 
The entire parcel is verified as Class 1a. The project includes a small 
amount of land coverage that will be relocated. The area of relocation is 
to an area closer to the street.     
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(b) The area from which the land coverage was removed for relocation is 
restored in accordance with Subsection 30.5.3. 

 
The original location for the land coverage to be relocated shall be 
revegetated and restored with appropriate species from the TRPA 
approved Plant Species List and will be consistent with Subsection 
30.5.3. of the TRPA Code of Ordinances. 

 
(c) The relocation is not to Land Capability Districts 1a, 1b, 1c, 2 or 3 from 

any higher numbered land capability district. 
 

All land coverage to be relocated is within Class 1a land. 
 

4. Chapter 37 – Additional Height Findings: 
 

(a) 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.  

 
The proposed height (37’2” above natural grade) 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.   

 
(b) When outside a community plan, the additional height is consistent with the 

surrounding uses.  
 

Because of the steep slopes in the area and TRPA’s way of measuring allowed 
height (e.g., from the low point of the structure to the highest roof ridge) the 
majority of the surrounding residential development building height is at or 
near the height of the proposed project, therefore the additional height is 
consistent with the surrounding uses.    

 
(c) The maximum building height at any corner of two exterior walls of the building 

is not greater than 90 percent of the maximum building height. The maximum 
height at the corner of two exterior walls is the difference between the point of 
lowest natural ground elevation along an exterior wall of the building and the 
point at which the corner of the same exterior wall meets the roof. 

 
The maximum building height at any corner of two exterior walls is not greater 
than 90 percent of the maximum building height.   
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Draft Permit 
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DRAFT PERMIT 
 

PROJECT DESCRIPTION: Single Family Dwelling Addition  APN: 123-250-10 
 

PERMITTEE(S): Joseph Floyd      FILE #: ERSP2023-0817 
 

COUNTY/LOCATION: Washoe County / 453 Lakeshore Blvd.  
 

Having made the findings required by Agency ordinances and rules, the TRPA Hearings Officer approved 
the project on April 25, 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 April 25, 2027, without further notice unless the construction has commenced 
prior to this date and is 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 the 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 DEMOLITION, 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. 

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

 
 
_______________________________________     4/25/24________________               

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 123-250-10 
FILE NO. ERSP2023-0817 

 
Security Posted (1):        Amount $3,000__ Type _______  Paid _________ Receipt No. ______  
 
Security Administrative Fee (2):          Amount $________ Paid _________ Receipt No. ________ 
 
Security Posted (1):        Amount $3,000__ Type _______  Paid _________ Receipt No. ______  
 
Security Administrative Fee (2):          Amount $________ Paid _________ Receipt No. ________ 
 
Excess Coverage Mitigation Fee (3):          Amount $  Paid _________ Receipt No. ________ 
 
Offsite Coverage Mitigation Fee (4):          Amount $1,584  Paid _________ Receipt No. ________ 
 
Additional Application Fee (5):          Amount $364.02  Paid _________ Receipt No. ________ 
 

Notes: 
(1) See Special Condition 3.K. below 
(2) Consult the TRPA filing fee schedule for the current security administration fee  
(3) See Special Condition 3.L. below 
(4) See Special Condition 3.M. below 
(5) See Special Condition 3.N. below 

 
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: 
 
 

_____________________________________    ________________________________ 
TRPA Executive Director/Designee                      Date 
 

 

SPECIAL CONDITIONS 

1. This permit specifically authorizes a single-family dwelling addition/modification. The proposed 
project includes the construction of an entry addition attached to the existing detached garage, 
which will include a new enclosed staircase to navigate three stories down to the main 
residence. The lowest level of the main house includes a remodel of an existing room to an 
indoor/outdoor bar and kitchenette. The total verified and proposed on-site coverage is 5,876 
square feet. Total verified off-site coverage is 774 square feet. This project proposes to increase 
offsite coverage to 862 square feet.  The property is Bailey Class 1a and 1b. All coverage 
relocation is in the Bailey class 1a portion of the parcel. One tree will be removed as part of this 
project. Best Management Practices (BMPs) will be installed and upon completion of the project 
and passing a TRPA final inspection, the parcel will be issued a BMP Certificate. 
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The visual assessment for the proposed project was evaluated under and complies with Level 4, 
Option 2 of the Visual Magnitude System (Section 66.3.3.D.2. of the TRPA Code of Ordinances). 
The project proposes a contrast rating score of 27 points. The total square feet of the visible area 
allowed for this project area is 1,565 square feet.  The total proposed visible area is 1,558 square 
feet.  
 
By acceptance of this permit, the permittee agrees that the scenic mitigation authorized under 
this permit shall be maintained in perpetuity. Failure to meet scenic mitigation requirements is a 
violation of the permit and TRPA Code of Ordinance Section 5.4 and is subject to enforcement 
actions.   
 
A contrast rating score of 27 will be achieved to comply with the required scenic mitigation and 
qualify for security return. The project has a maximum of 5 years from the final inspection to 
meet the necessary requirements. When the scenic mitigation requirements have been met, the 
following documentation shall be submitted at www.trpa.org/permitting/inspections-securities/ 
 

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 coverage table shall be updated to show the amount of land and coverage in land 

capability class 1a and 1b.  
 

B. Provide a landscape plan that shows the size and shape of existing and proposed plants 
to meet the scenic requirements.  
 

C. Provide evidence, including invoices, that demonstrate the existing and proposed 
windows are 5-7% reflectivity, per the submitted scenic contrast rating score. 

D. Per TRPA code chapter 36.5.4, parcels abutting roadways rated in TRPA’s Scenic 
Resource Inventory are required to have a minimum building setback of 20 feet. TRPA 
may approve building setbacks less than 20 feet if code section 36.5.4.A.2 is met. 
Provide evidence that the local jurisdiction approved the setback variance and that the 
project shall not cause a decrease in the numerical rating assigned to the roadway unit. 
This property is part of road unit #21, which is out of attainment. The permittee shall 
demonstrate an overall improvement to the scenic quality as viewed from the roadway.  
 

E. Revise the elevations as follows: 
(1) Show the maximum proposed height of the addition. 
(2) Show the maximum excavation depth. If the excavation depth is greater than 5 

feet, provide the approved soils hydro results. 
 

F. In order for two structures to be considered detached, and therefore height calculations 
are measured as separate, the walkway connecting the structures must remain at least 
50% open to the elements, and the structures cannot have a common foundation. Please 
demonstrate how the two structures meet these criteria. If the project does not meet 
these criteria, please redesign the project to meet the TRPA maximum allowable height 
for a structure.  

AGENDA ITEM NO. V. C. 

http://www.trpa.org/permitting/inspections-securities/


 

Page 5 of 7 
 

 
G. The permittee shall submit an Exterior Lighting Plan with specifications and/or details for 

all proposed exterior lighting fixtures and a proposed location plan. All exterior lighting 
shall be consistent with the 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.   
 

H. Provide details on how the areas that include coverage removal will be resorted and 
revegetated.  

 
I. Evidence must be provided that the pier on the property is legally existing.  If such 

evidence cannot be provided to TRPA’s satisfaction, the pier must be removed prior to 
acknowledgement of the permit. 

 
J. The project is located within the Washoe County Tahoe Area Plan – Crystal Bay, 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.  
a. 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.  

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

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

 
K. The security required under TRPA Code Section 5.9 shall be $6,000. This security shall be 

posted in two installments of $3,000 each. One installment shall be released upon 
completion of the project, installation of permanent BMPs, and satisfaction of all permit 
conditions. The second installment shall be retained until all landscaping for scenic 
purposes has been successfully established.  Please see Attachment J, Security 
Procedures, for appropriate methods of posting the security and the required security 
administration fee.  
 

L. The affected property has 5,437 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 – Nevada Side) or by submitting 
an excess coverage mitigation fee.  

 

To calculate the amount of excess coverage to be removed, use the following formula: 
 

Estimated project construction cost multiplied by the fee percentage of 1.75% (as 
identified in Table A of Subsection 30.6.1.C, 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. 
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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 – Nevada Side). Please provide a construction cost estimate by your licensed 
contractor, architect, or engineer.  In no case shall the mitigation fee be less than 
$200.00. 
 

M. The verified amount of offsite coverage is 774 square feet. The proposed offsite 
coverage is 862 square feet. The offsite coverage mitigation fee is assessed at $18 per 
square foot for the creation of any impervious coverage in the public right-of-way or to 
reduce an equal amount of land coverage being created from any remaining allowable 
land coverage that may exist on the parcel. If a fee is the preferred method, the 
permittee shall submit an offsite coverage mitigation fee of $1,584 (based on hydrologic 
area cost) for the creation of 88 square feet of land coverage in the public right-of-way.  
 

N. The permittee shall submit an additional $364.02 application fee. This fee is based on an 
application fee comprised of 402 square feet of modified/new floor area covered by a 
roof, times $1.72 per square foot, times 1.4 for Hearings Officer Review ($968.02 - $604 
= $364.02).   

 
O. The permittee shall submit an electronic version of the final plan set for electronic 

stamping to TRPA. The final plan set shall include the scenic analysis and requirements 
for the project.  

 
4. The architectural design of this project shall include elements that screen from public view all 

external mechanical equipment, including refuse enclosures, satellite receiving disks, 
communication equipment, and utility hardware on roofs, buildings, or the ground.  Roofs, 
including mechanical equipment and skylights, shall be constructed of non-glare finishes that 
minimize reflectivity. 
 

5. All excess spoil material from excavation work shall be removed from the project area and 
disposed of at a site approved by TRPA.  

6. Any and all existing trees and shrubs located on the lakeward side of the residence shall be 
considered as a scenic resource or mitigation and shall not be removed or trimmed for the 
purposes of view enhancement without prior TRPA written approval.  Any such removal or 
trimming shall constitute a violation of project approval.     
 

7. Prior to security release, photos shall be provided to the TRPA Compliance Inspector taken 
during the construction of any subsurface BMP’s or of any trenching and backfilling with gravel.  
 

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

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 
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representation submitted in connection with the project application be incorrect or untrue, TRPA 
may rescind this approval, or take other appropriate action. 
 

10. To the maximum extent allowable by law, the Permittee agrees to indemnify, defend, and hold 
harmless TRPA, its Governing Board (including individual members), its Planning Commission 
(including individual members), 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, administrative appeal, 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. 

 
END OF PERMIT 
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Project Plans 
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CONTRAST RATING SHEET

453 lakeshore blvd

Structure A proposed

HORIZ. 

SIDING

VERT. 

SIDING

WINDOW 

DOOR CHIMNY RAILING ROOF

Area SF 347.0 1099.0 756.0 93.0 232.0 197.0 = 2724

Percentage 12.7% 40.3% 27.8% 3.4% 8.5% 7.2% 0.0%

x x x x x x x

Color and 

Reflectance 

Rating
1

15 15 6 15 17 17 0
Munsell Color for 

surface and 

Reflectance for glass 5 5 0 7+ 0-3 0-3

= = = = = =

1.9 + 6.0 + 1.7 + 0.5 + 1.4 + 1.2 + 0.0 = 12.7

+

Percentage 12.7% 40.3% 27.8% 3.4% 8.5% 7.2% 0.0%

x x x x x x x

Surface Plane/ 

Texture Score
2 8 + 8 + 6 + 8 + 6 + 8 + 0

             Texture: MOD. MOD. MIN. HEAVY MIN. HEAVY

# of Planes: 7 = = = = = =

1.0 + 3.2 + 1.7 + 0.3 + 0.5 + 0.6 + 0.0 = 7.3

+

Percent of Perimeter Visible: 40% = 7

X' of Y'

=

CONTRAST RATING 27

Total 

Lakefront 

Façade

Perimeter Score
3
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APPENDIX H:  

VISUAL ASSESSMENT FOR SCENIC REVIEW 

This document explains how to calculate a contrast rating score and provides space to calculate the score 
for your property. Alternatively, you can use the contrast rating spreadsheet available on the TRPA website 
to calculate your score. 

I. VISUAL MAGNITUDE/CONTRAST RATINGS PROCEDURAL STEPS 
 

Step 1: Determine the square footage of differing surfaces (i.e., roof, windows, shingle, stone) by 
direct measurement of the buildings/structures on the project area from elevation views. 

Step 2: Determine the percentage of each differing surface in relation to the overall square footage 
of the façade facing the lake. 

Calculate Steps 1 & 2: (Surface Square Footage and Percent Total) 

Surface Lakefront Façade (sq.ft.) Percent of Total 

Example: Cedar Siding 1,040 sq.ft. 69% 

      

      

      

      

      

      

      

      

 Total Lakefront Facade     

 

Step 3: Utilize the Color Matrix below to determine the rating for each differing surface except 
glass (which is rated in step 4). Use the percentage of each differing surface and multiply by 
the appropriate rating. The sum of these results is your Color Score. For unique site 
conditions where the dominant color in the background is gray or green, the Brown to 
Black category may be used for scoring. 

 
 
 
 
 

 

HORIZONTAL CEDAR SIDING 347 12.7

VERTICAL CEDAR SIDING 1099 40.3

WINDOWS/DOORS 756 27.8

CHIMNEY 93 3.4

RAILING 232 8.5

ROOF 197 7.2

2724 100

453 LAKESHORE BLVD 

PROPOSED
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Calculate Steps 3 & 4 (Color & Reflectance Score) 

Surface Materials  Munsell Color 
Percent of 

Total  Rating  

Weighted 
Average 

Ex. Cedar Siding 5YR 6/6 69 X 10 = 6.9 

Ex. Windows >15% 25 X 1 = 0.25 

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

Color & Reflectance Score     Total  =   

 

Step 5: Determine the number of plane surfaces visible. The visible plane column will be used in 
Step 6 to determine the appropriate rating. 

 

HORIZ. SIDING 5 12.7 15 1.9

VERT. SIDING 5 40.3 15 6.0

WINDOW/DOOR >15% 27.8 6 1.7

CHIMNEY 7+ 3.4 15 .5

RAILING 0-3 8.5 17 1.4

ROOF 0-3 7.2 17 1.2

12.7
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Calculate Steps 5 & 6 (Surface Plane/Texture Score) 

 

Number of Planes:             

Surface Materials  Texture 

Percent of 

Total 
 

Rating 
 

Weighted 

Average 

Ex. Cedar Siding Moderate texture 69 X 5 = 3.5 

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

      X    =   

Surface Plane/Texture Score     Total  =   

 
Step 7: From the critical viewing point 300 feet offshore, estimate the percent of the 

building/structure perimeter that is visible. Then determine the rating on the Perimeter 
Matrix below. This rating is your Perimeter Score. 

 

P
e
ri

m
e
te

r 

M
a
tr

ix
 

Percent of Perimeters of Structure Visible 

0
-1

0
%

 

1
0

-2
0

%
 

2
0

-3
0

%
 

3
0

-4
0

%
 

4
0

-5
0

%
 

5
0

-6
0

%
 

6
0

-7
0

%
 

7
0

-8
0

%
 

8
0

-9
0

%
 

9
0

-1
0

0
%

 

Rating 10 9 8 7 6 5 4 3 2 1 

 

HORIZ SIDING MOD 12.7 8 1.0

VERT SIDING MOD 40.3 8 3.2

WINDOW/DOOR MIN 27.8 6 1.7

CHIMNEY HEAVY 3.4 8 .3

RAILING MIN 8.5 6 .5

ROOF HEAVY 7.2 8 .6

7.3
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Calculate Step 7 (Perimeter Score) 

Example:   

Visible Perimeter  50 l.f. / 
Entire 
Perimeter 151 l.f. = Percent Perimeter Visible 33% 

 

 

Visible Perimeter l.f. / 
Entire 
Perimeter l.f. = Percent Perimeter Visible % 

 
 

Step 8:  Add the three scores (Color & Reflectance Score, Perimeter Score, and Surface/Texture 
Score) and round to the nearest whole number. This is the CONTRAST RATING.  

 

 
*PLEASE SEE INFORMATION ON EXHIBIT
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Calculate Step 8 (Contrast Rating Score) 

Color & Reflectance Score    + 
 

Surface Plane/Texture Score    + 
 

Perimeter Score     = 
 

Contrast Rating Score      
 

Step 9: Repeat Steps 1-8 for each visible building/structure in the project area. Each will have a 
separate contrast rating score. Multiply each buildings/structure’s contrast rating by its 
percentage of the overall lakefront façade and sum the results. This is the Composite 
Contrast Rating for the project area. 

Step 10: Using the Visual Magnitude/Contrast Rating table, move down the Contrast Rating Column 
until you reach the Contrast Rating determined in Step 9. The column on the right indicates 
the visual square footage allowed based on the score. 

Contrast Rating 
Score Visible Area allowed (sq.ft.) 

Contrast Rating 
Score Visible Area allowed (sq.ft.) 

3 55 20 595 

4 63 21 680 

5 73 22 785 

6 84 23 900 

7 97 24 1035 

8 110 25 1190 

9 120 26 1365 

10 150 27 1565 

11 170 28 1800 

12 195 29 2000 

13 225 30 2200 

14 260 31 2400 

15 295 32 2600 

16 340 33 2800 

17 390 34 3050 

18 450 35 3300 

19 515     

 

 

 

12.7

7.3

7
27
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Step 11: Determine the existing visible area of the structures in the project area.   

Calculate Step 11 (Existing Visible Area) 

Lakefront Façade       - 
 

Area Screened from 300’ offshore     = 
 

 

Visible Area         
 

Step 12: Determine the remaining allowable visible area by subtracting the existing visible area 
(calculated in Step 11) from the allowed visible area (calculated in Step 10)  

Calculate Step 12 (Remaining Allowable Visible Area) 

Total Allowed Visible Area     l.f. - 

Existing Visible Area      l.f. = 
 

 

Remaining Allowable Visible Area      l.f. 
 
 

II. DEFINITIONS AND INFORMATION 
 

DEFINITIONS RELATED TO THE BASELINE SCENIC ASSESSMENT 
 

Shoreland: The distance from the highwater line of Lake Tahoe to the most landward boundary of the 
littoral parcel, or 300 feet landward, whichever is less. In the case where the littoral parcel is a narrow 
parcel not qualifying for a development right, such as a road right-of-way or dedicated beach access 
parcel, the most landward boundary of the adjoining parcel to the littoral parcel or 300 feet shall apply. 
In the case where a littoral parcel is split by a right-of-way but is considered one project area, the most 
landward boundary of the project area or 300 feet, whichever is less, shall apply. 
 
Lakefront Façade: Surface of the lakefront elevation(s) for all primary and accessory buildings and other 
structures, with visible area for a given project area within the shoreland. 
 
Visible Area: Surface area of all structures in the shoreland visible from 300 feet offshore and generally 
perpendicular to and centered on the project area. Surface area blocked by man-made structures in the 
shorezone shall count as visible area 
 
 
 
 
 
 

2724

1166
1558

1565

1558

7

AGENDA ITEM NO. V. C. 



Proposed

AGENDA ITEM NO. V. C. 



Proposed

AGENDA ITEM NO. V. C. 



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