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STAFF REPORT

Date: April 19, 2023
To: TRPA Governing Board
From: TRPA Staff

Subject: Waldorf Astoria Community Enhancement Program Project, EKN Development Group,
5 State Route 28, Crystal Bay, Nevada, Assessor’s Parcel Number 123-051-02, et.al,
Revision to TRPA Permit File Number CEPP2014-0138-01

Summary and Staff Recommendation:
Staff recommends that the Governing Board make the required findings, including a mitigated finding
of no significant effect and approve the proposed revisions to TRPA Permit Number CEPP2014-0138.

Required Motions:
In order to approve the proposed project revisions, the Board must make the following motions based
on the staff report:

1) A motion to approve the required findings, including a mitigated finding of no significant
effect (as set forth in Attachments A and H); and

2) A motion to approve the proposed revisions to the project subject to the conditions
contained in the draft permit (as shown in Attachment B).

In order for the motions to pass, an affirmative vote of 5 members of the Governing Board from
Nevada and 9 members overall is required.

Governing Board Review:

The proposed project involves a major revision to a project previously approved by the Governing
Board and therefore staff is requesting the Governing Board review and approve the proposed
changes.

Background:
This project is a plan revision to the Boulder Bay Project permit that was approved as part of the TRPA

Community Enhancement Project Program (CEPP) at the April 2011 Governing Board meeting. The
Governing Board action included certification of an Environmental Impact Statement (EIS).

The CEPP was designed to seek out “net environmental gain” solutions for the Lake Tahoe Basin by
implementing environmental improvements. The focus of the CEPP was to encourage revitalization
projects in town centers that demonstrate substantial environmental, as well as social and long-term
economic benefits. Commodities such as Tourist Accommodation Bonus Units were awarded to
projects in exchange for a project constructing environmental improvements above and beyond
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mitigation requirements. The Boulder Bay project was one of nine mixed-use, redevelopment
proposals which were accepted into the CEPP in February 2008 by the TRPA Governing Board which
received Tourist Accommodation Units, Residential Bonus Units, and Commercial Floor Area.

Boulder Bay, LLC, the original project applicant, received a permit to redevelop the existing Tahoe
Biltmore Hotel and Casino site into a mixed-use resort. The proposed project was designed to replace
the existing facilities, which are substantially past their life cycle. The proposed project included the
following EIP projects; Nevada Utility Undergrounding Projects - Phase |, Brockway Residential Water
Quality Improvement Project, and North Stateline Community Plan Lake Vista Mini-Park. The
proposed project also included onsite infiltration galleries and detention basins sized to capture, treat
and infiltrate peak flow volumes from a 50-year, 1-hour storm event and reduced existing land
coverage by 15.8% within the community plan area.

The project area is approximately 16 acres, and the approved project consists of eight new buildings
for a hotel, residential, gaming, and commercial uses, in addition to underground parking facilities,
pedestrian village, community park and open space, and an integrated on-site stormwater treatment
system. Specifically, the approved project consists of the following elements:

e 275 tourist accommodation units,

¢ 59 whole ownership condominiums,

e 14 “on site” affordable employee housing units (14 two-bedroom units) and 10 "infill"
affordable housing units in one- and two-bedroom units to be located within a 10-mile radius
of the project for a total of 38 deed restricted affordable housing bedrooms,

e 18,715 square feet of commercial floor area within a two-acre public gathering space and
pedestrian village,

e 67,338 square feet of hotel and accessory uses,

e 10,000 square feet of casino (reduced from 29,744 square feet of existing gaming area),

e 460 total parking spaces (450 in underground structures),

e 5.7 acres of open space with 1.87 acres designated for two public parks to be built and
maintained by Boulder Bay and 1.20 acres for passive hiking trails and scenic overlook, and

e Pedestrian paths, hiking paths, and bicycle lanes.

Since the project was approved the following project elements have been constructed:

e Nevada Utility Undergrounding Project Phase 1,

e The Lake Vista-Mini Park located immediately east of the project site,

e Alarge stormwater basin located across Highway 28 near the CalNeva Hotel infiltrates water
from the proposed development and SR 28, treating stormwater from Placer County, Caltrans
and NDOT rights of way,

e 18 attached condominiums known as Granite Place at Boulder Bay Lake Tahoe located on
Highway 28 on the eastern side of the project area, and

e Partial construction of a connector road between Lakeview Avenue and Wassou Road.

Construction of these approved project elements represents diligent pursuit of the project and

therefore the project permit remains valid. To ensure the project is diligently pursued to keep the
permit valid, construction must occur in the 2023 building season.
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Revised Project Description:

The proposed plan revision to the approved Boulder Bay project permit involves full build-out of the
remaining approved project with changes. All environmental improvement projects previously
approved as part of the original project will also be incorporated into the revised project.

The mix and type of units have been refined and vary in size and count. The revised project:

e  Reduces the number of hotel units from 275 to 134 (includes 22 lock-off units).

e Decreases the number of residential units from 59 to 43 which includes the previously
constructed 18 units in the building that fronts Highway 28.

e Results in a net reduction of 157 units, a 47 percent reduction in density.

e The reduction in density allows additional space for amenities to support the level of service
necessary to achieve the desired resort experience.

e Proposes no change to the approved gaming (10,000 sq.ft.), commercial (18,700 sq.ft.) or
employee housing components.

e Employee housing consisting of 38 deed restricted affordable housing bedrooms in 14 “on
site” affordable employee housing units (two-bedroom units) and 10 "infill" affordable
housing units in one- and two-bedroom units to be located within a 10-mile radius of the
project.

The revised project includes the same number of approved buildings, and their configuration remains
substantially unchanged. It does involve slight changes to footprint size, placement, and architectural
design. The approved project’s architectural character has been refined with orientation of the roof
shapes and additional features that are consistent with the recently adopted Washoe County Tahoe
Area Plan. Height and massing are consistent with the approved project evaluated in the EIS. Proposed
land coverage and open space areas are unchanged compared to the approved project. The Crystal
Bay Hotel located across Highway 28 will be removed and the site will be deed-restricted to open
space. The office building and parking lot located adjacent to the Crystal Bay Hotel will remain.

The approved project’s internal driveway (Boulder Way) has been eliminated and the size of one of
the buildings is reduced to expand the public plaza (the “Grove”) in the middle of the development
and add a guest arrival area. These revisions allow for an outdoor plaza and include preservation of a
collection of mature pines creating a “grove”, an amphitheater placed into the grade change to reduce
vertical terracing toward the hotel, opportunities for year-round events (concerts, plays, etc.), retail
and food and beverage focused inward rather than outward toward Highway 28 and a central
gathering place open to the public as well as to guests and residents of the development.

As a result of the decrease in density, vehicle miles traveled will be reduced from the approved project
and the existing condition. The primary entrance to the approved project has been moved from
Highway 28 to Lakeview Avenue. The approved road (Wellness Way) that has yet to be constructed
that will extend from Highway 28 to Wassou Way, will be a road open to the public to provide an
alternative access to the neighborhood since Reservoir Drive, located in the middle of the project
area, will be abandoned to provide room for the development.

The proposed water quality BMP plan is updated from the approved project to incorporate improved

technology which will achieve the required water quality treatment which exceeds TRPA standards by
constructing onsite infiltration galleries and detention basins sized to capture, treat, and infiltrate
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peak flow volumes from a 50-year, 1-hour storm event. The revised project also proposes
reconfigured water quality treatment facilities that will improve accessibility of those facilities for
long-term operations and maintenance.

Site Description:

The site of the Boulder Bay Project currently consists of the four-story Tahoe Biltmore Lodge and
Casino, six cottages, a two-story administrative building, two former hotel cottage units now vacant,
and a storage building. The project area also includes two parcels located across Highway 28 from the
Biltmore that contain the Crystal Bay Motel, the adjacent office building, and an overflow parking lot.
The Boulder Bay Project area consists of a total of 16.26 acres on 13 separate parcels. The project area
slopes from southeast to northwest - rising approximately 40 feet in elevation from the southern
frontage along State Route 28 to the rear (north) of the current Biltmore parking lot and rises 80 feet
in elevation to the intersection near Lakeview and Reservoir roads.

Zoning:
The project area is in the Washoe County Tahoe Area Plan, North Stateline Casino Core Regulatory
Zone which is within an adopted Town Center overlay.

Vehicle Miles Travelled (VMT)/Traffic Impacts and Peer Review:

A VMT and traffic analysis was prepared to determine if the revised project is consistent with the
traffic analysis in the EIS. Due to the reduction in density of TAUs and residential units, the revised
project would result in a net reduction in annual average Tahoe Basin daily VMT of 2,173 (or a 14-
percent reduction) compared to the Baseline Biltmore. In comparison with the approved project,
revised project would generate 4,436 less VMT (or a 24-percent reduction in VMT). Based on current
TRPA standards, there is no need to evaluate further specific mitigation measures to reduce VMT
associated with the revised project, beyond those measures included in the approved Boulder Bay
permit.

To assist TRPA staff in evaluating the traffic impacts of the revised project, TRPA engaged with the
Tahoe Science Advisory Council to lead an external peer review of the transportation impact analyses
associated with the redevelopment of the former Tahoe Biltmore Hotel and Casino site into a mixed-
use resort. The peer review was conducted by Dr. Jamey Volker, University of California, Davis
Institute for Transportation Studies and Dr. Scott Kelly, University of Nevada Reno Department of
Geography. The peer review was managed by Mr. Robert Larsen, the Tahoe Science Advisory Council
Program Officer.

The peer reviewers were asked to comment on the traffic analysis, including rates for internal trip
capture, non-auto trips and pass by trips individually and the combination of all three to arrive at final
trip rates. The analysis used trip generation rates from the Institute of Transportation Engineers (ITE)
Trip Generation Manual and, importantly, made several adjustments to reduce them given the mixed-
use designation of this proposed project. The ITE trip generation rates are typically most appropriate
for auto-oriented/auto-dependent areas, hence the literature suggests adjusting the values to account
for over-estimation of trips in more urban settings.

The reviewers agreed adjustments could be appropriate for internal trip capture, non-auto trips, pass-
by trips, and trip generation reductions. However, the reviewers noted additional supporting
documentation would allow for a more complete understanding of how these adjustments were
calculated, and whether the appropriate values were used.
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As a result of the peer review the VMT analysis was revised to include additional documentation
regarding how the trip reduction calculations were generated. The additional documentation was
reviewed by TRPA staff and was determined adequate for calculating final trip reductions. For
example, a footnote was added to the study that states: “‘The ITE Trip Gen Handbook provides
internal capture rates for some WALT [Waldorf Astoria Lake Tahoe] uses, such as hotel/residential,
restaurant and retail. The project's internal capture based on these rates was evaluated (along with
the NCHRP 684 Internal Trip Capture Estimation Tool) and used as one of the data points in developing
the WALT internal capture rates.”

To ensure VMT reductions are achieved, the permit for the approved project and the proposed draft
permit for the revised project requires traffic reduction monitoring (See Attachment B, Special
Condition 5.U). The condition requires that additional development be permanently retired. If after
five years from project completion the monitoring determines traffic has increased beyond the
projection identified in the EIS and subsequent analysis, then the applicant shall permanently retire
existing development rights to reduce the traffic to meet the projections.

The traffic impact study also concluded that the revised project would not decrease the Level of
Service (LOS) of nearby intersections due to the reduced level of traffic from the baseline Biltmore or
approved project conditions. At the site access points, the proposed project would result in a net
reduction of 537 daily one-way vehicle-trips (or a 13-percent reduction) over the Baseline Biltmore
use. (The “Baseline Biltmore” use reflects peak-season Year 2006 operations at the previous Tahoe
Biltmore, consistent with the baseline assumptions at the time of the original project approval.)
During the key PM peak hour, the project would reduce vehicle-trips at the driveways by 74 (or 22
percent), compared to the Baseline Biltmore use.

The proposed project would result in a net reduction in vehicle trips on regional roadways (such as SR
28) away from the site access points (Stateline Road and Big Water Road) of 26 percent over the
course of a day, and 35 percent over the key PM peak hour, compared to the Baseline Biltmore use.

The project-generated traffic volume impact on the adjacent local streets to the north of the site is
expected to be minimal. The proposed project site plan provides all access to the parking areas at
locations close to SR 28, which tends to encourage use of the state highway rather than local roads.
While there is an additional access point defined as the “Guest Arrival” area that is further from SR 28,
use of this will be limited to the initial lodging guest arrival trip as opposed to the subsequent trips
made by guests. The site plan also increases the travel distance (and thus travel time) on the local
roads to circulate behind the site. In addition, the proposed project would slightly reduce the potential
for diversion of traffic to avoid queues generated by the pedestrian signal. A total of 33 daily inbound
trips are expected to take Big Water Road to the Guest Arrival located on upper Stateline Road over
the course of the day, with 13 of the trips occurring in the PM Peak Hour.

“Cut-through” traffic through the site is expected to be minimal. Previously, traffic wanting to cut
through the site (to avoid the stretch of highway through Crystal Bay) would travel west on Reservoir
Road to Wassou Road and then south on Stateline Road for a total travel distance of 1,090 feet. With
the project, the cut-through route will be from Big Water Road, south on Wassou Road, and then
south on Stateline Road for a total travel distance of 1,880 feet. With the increase of travel distance,
cut-through traffic is expected to be reduced.
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The project would have a beneficial impact on bicyclist conditions, considering that it requires
construction of a Class 1 bicycle lane within the public right of way and/or a dedicated easement
adjacent to SR 28 along the project frontage, and that the project would reduce the number of
driveways along the corridor (thereby improving bicyclist safety conditions).

The proposed project is estimated to reduce pedestrian crossing activity along SR 28 by roughly 30
percent from previous (Baseline Biltmore) levels, primarily due to the significant reduction in gaming
floor area. The existing crosswalk location best serves overall pedestrian demand patterns, though
minor reconfiguration may be appropriate once final plans for the north side of the highway are
determined. Straightening the crosswalk would provide for a shorter, more logical, and therefore
safer crossing for pedestrians. It is recommended that the final project plans consider a site plan that
straightens out the existing crosswalk on SR 28, allowing a direct perpendicular pedestrian crossing.
See Attachment G of this report for the complete VMT study and the traffic impact study can be read
at the following link: https://www.trpa.gov/wp-content/uploads/documents/Waldorf-Astoria-Lake-
Tahoe Transportation-Impact-Study Final.pdf.

Water Quality:
One of the environmental improvements of the original project that qualified the project as a CEPP

project was the increased benefits to water quality. The approved project included water quality
treatment that exceeded required minimum the water quality treatment standard which is to treat
the runoff from the 20-year,one-hour storm. The approved project and the revised project will treat
runoff from the 50-year, one-hour storm event on-site through a series of collection systems,
infiltration and detention basins, drop inlets, pre-treatment vaults, underground infiltration vaults and
underground piping to intercept runoff generated in the project area. The revised project water
quality treatment plan uses a better design and technology to achieve water quality treatment and
long-term operations and maintenance than the system included in the approved Project and studied
in the EIS.

Specifically, the revised project proposes the use of a network of interrelated storm water conveyance
and Tahoe Maximum Daily Load treatment strategies appropriate for urban infill regions. The system
designed for the Plan Revision includes three components: CDS™ Hydrodynamic Separator,
Stormwater Management StormpFilter, and Corrugated Metal Pipe (CMP) Stormwater Detention and
Infiltration.

The CDS Hydrodynamic Separator is first in line and captures debris, sediment, and hydrocarbons from
stormwater runoff and is sized for the 50-year, 1 hour storm event. The Stormwater Management
StormpFilter, second in line, is comprised of media-filled cartridges that trap particulates and absorb
pollutants from stormwater runoff. It is also designed to capture the 50-year, 1 hour storm event. The
last stormwater treatment component, the CMP is perforated for captured runoff to infiltrate the soil
and is sized to detain the 100-year, 1 hour storm event.

CDS is used to meet Total Maximum Daily Load (TMDL) requirements for stormwater quality control,
inlet and outlet pollution control, and as pretreatment for filtration, detention and infiltration.
StormpFilter is used to trap particulates and absorb pollutants such as total suspended solids,
hydrocarbons, nutrients, metals and other common pollutants. Finally, CMP is perforated to infiltrate
the soil to treat captured stormwater runoff naturally. In total, the revised project includes a system
that meets or exceeds the stormwater plan included in the approved project. In addition, the
approved project EIS discusses the need for long-term water quality monitoring to ensure treatment
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levels are met and maintained. The revised project proposes to reconfigure water quality treatment
facilities from the approved project to improve accessibility of those facilities for long-term operations
and maintenance.

Height and Scenic Quality:

The heights of the proposed buildings are in substantial conformance with the approved project with
two buildings being 1.5 to 2 feet taller than the approved buildings and all other buildings being equal
to or less than the approved building heights. Staff has evaluated the additional height and
determined the increase in height is not significant.

Scenic Impacts of the project were evaluated in the EIS using photographs from viewpoints on and
near the project area and the review of visual simulations. Viewpoint locations were selected to
include scenic travel routes from SR 28 and Lake Tahoe. The project area is located in Roadway Unit
20D (North Stateline Casino Core) and is partially visible from Shoreline Units 22 (Brockway) and 23
(Crystal Bay). Both Shoreline Units 22 and 23 are currently listed as out of attainment.

A scenic analysis was prepared for the revised project which confirmed the revisions are consistent
with the scenic analysis in the EIS (HBA Scenic Analysis Report, dated Oct. 14, 2022). The configuration
of the new buildings remains substantially the same but there are slight changes to footprint size,
placement, and architectural design. The revised Project structures are nevertheless consistent with
building design, location and massing analyzed in the 2009 EIS. With protection of certain existing
trees and additional vegetative screening of Building A as viewed from southbound SR 28, the
proposed Plan Revision does not result in new scenic quality impacts to Roadway Unit 20D or require
modifications to the existing mitigation measures included in the 2009 EIS.

During the review of the proposed revised project staff requested the applicant address a condition of
approval included in the project permit (Condition 5.F) which states:

“The Permittee shall erect story poles and/or helium balloons as a means of confirming the accuracy
of the proposed maximum building heights depicted in the photo-simulations in the EIS for TRPA
review and approval. Photos of the erected story poles and/or helium balloons shall be taken from the
same vantage points as the photo-simulations and superimposed onto the photo-simulations. The
accuracy of the erected story poles/helium balloons and superimposed images shall be certified by a
licensed surveyor, architect and/or engineer.”

Staff requested the condition be addressed during the evaluation of the revised project to further
ensure the proposed project is consistent with the scenic analysis in the EIS prior to making a
recommendation on the proposed project. Staff and the applicant completed the evaluation required
by the condition on December 8, 2022 and confirmed the revised project simulations accurately depict
their proposed location and heights and viewed from the roadway and Lake Tahoe.

As a result of the revised project, the scenic quality threshold improvement scores identified in the
2009 EIS will also be realized with the revised project. Specifically, Roadway Unit 20D will see a 1.5
point improvement to the threshold rating which will raise the overall Roadway Travel Route
Threshold Rating from 13.5 to 15. No impacts or improvements to the scenic shoreline units will occur
due to the projects very limited visibility from those units.

Building Design:
The building design has evolved from a more traditional “Old Tahoe” style to an “Alpine Elegance’

style of architecture that is also sought by the Washoe County Tahoe Area Plan. The proposed
buildings will include pitched roofs, gables, overhangs, and multiple planes with wood and stone
treatments. All of the structures will utilize non-reflective building materials and all colors and

4
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material will be consistent with TRPA recommended materials and colors. Redevelopment of the site
will improve the architectural character of the area as well as the associated exterior pedestrian
spaces, signage and landscaping. Both the scenic evaluation and balloon study are attached to this
report as Attachments E and F.

Development Rights:

Tourist Accommodation Units (TAUs)

One hundred and fourteen TAUs exist on the site and an additional 30 TAUs were transferred to the
project area. As part of the approval of the Boulder Bay Community Enhancement Program Project 40
Bonus TAUs were awarded to the project. Therefore, enough TAUs have been acquired to
accommodate the proposed TAU component of the project.

Residential Units
Three residential units exist on-site and an additional 40 residential units were transferred to the site
which is sufficient to construct the 43 proposed residential units.

Muti-Residential Bonus Units (MRBUs)

As part of the approval of the Boulder Bay Community Enhancement Program Project forty-eight
Multi-residential Bonus Units were awarded to the project. These units will be used to construct the
14 on-site workforce housing units and the 10 offsite workforce housing units. The unused MRBUSs will
be returned to the TRPA bonus until pool.

Commercial Floor Area (CFA)
TRPA verified 70,725 square feet of on-site CFA which exceeds the 18,700 square feet of proposed
CFA.

Gaming Floor Area

The Nevada Tahoe Regional Planning Agency verified 29,744 square feet of on-site gaming floor area
which exceed the 10,000 square feet of proposed gaming floor area. A condition of approval requires
the permittee to permanently retire 9,914 square feet of the total verified gaming floor area within
the project area as required by the Third Amendment to Settlement Agreement Regarding Tahoe
Mariner and Boulder Bay Project.

Land Capability and Coverage:

Per the EIS Appendix AD, verified existing land coverage within the project area (including existing
Washoe County Right of Way (“ROW”) that will be abandoned) is 325,886 square feet over the TRPA
allowable base land coverage. Excess land coverage would be reduced to 284,007 square feet under
the Approved Project, which proposed to reduce land coverage by 15.9 percent. Excess land coverage
is a significant impact that must be mitigated to reduce the impact to a less than significant level. As
reported in the land coverage calculations for the Plan Revision (Coverage Plan sheet L0.05), TRPA
land coverage would be reduced by 16.5% in the project area. The proposed land coverage reduction
is greater than the 5 percent goal designated in the Washoe County Tahoe Area Plan (Section
110.220.40) and consistent with the TRPA CEP goals of the Boulder Bay Project.

The Plan Revision (Coverage Plan sheets L0.05 and L0.06) is consistent with the proposed land
coverage reductions approved for the Project, documented in the 2011 TRPA Permit, and reported in
the EIS. Mitigation of excess land coverage (including retirement of banked or existing land coverage
within the Project Area) will benefit the project area and larger North Stateline planning area. As
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documented on Plan sheet L0.05, at a minimum excess land coverage will be mitigated with
permanent retirement of 71,283 square feet of banked or existing land coverage from the former
Sierra Park parcels (APN 123-071-34, 35, 36, 37), Crystal Bay Motel/Office and parking lot (APN 123-
042-01, 02), Old Firehouse (APN 123-053-04), California offsite WQ treatment site (APN 090-305-016)
and reductions in existing offsite land coverage within the SR 28 ROW. The final requirements for
excess land coverage mitigation will be calculated in accordance with TRPA Code Subsection 30.6 as a
condition of the Plan Revision permit.

Excavation:

The soils/hydrologic analysis completed for the previously approved project allowed for excavations
up to 49 deet in depth without intercepting groundwater. The revised project includes a variety of
excavations depth across the project site however, no excavations will exceed 45 feet in depth.

Public Noticing:
TRPA provided property owners within 300 feet of the project area notice that the Governing Board

would be reviewing and considering approval of this project.

Environmental Review:

The Applicant has prepared an Initial Environmental Checklist (IEC) to analyze potential environmental
impacts caused by the project. Based on this IEC, the original EIS, and conditions in the draft permit,
staff recommends that a Mitigated Finding of No Significant Effects be made for the proposed project.

Regional Plan Compliance:

The proposed project, as conditioned in the draft permit, is consistent with the TRPA Goals and
Policies, Washoe County Area Plan, TRPA Design Review Guidelines, and TRPA Code of Ordinances,
including all required findings in Chapters 3, 4, 21, 30 and 37.

Contact Information:
For questions regarding this agenda item, please contact Paul Nielsen, Special Project Manager, at
(530) 318-6025 or pnielsen@trpa.gov.

Attachments:
A. Required Findings/Rationale
Draft Permit
Site Plans, Floor Plans, & Elevations
Initial Environmental Checklist
Scenic Evaluation
Balloon Height Study
VMT Memo
V(g) Findings & Checklist
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Attachment A

Required Findings/Rationale
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Required Findings

The following is a list of the required findings as set forth in Chapters 3, 4, 21, 30 and 37 of the TRPA
Code of Ordinances. Following each finding, Agency staff has indicated if there is sufficient evidence
contained in the record to make the applicable findings or has briefly summarized the evidence on
which the finding can be made.

1. Chapter 3 — Findings for Initial Environmental Checklist:

3.3.2. Mitigated Finding of No Significant Effect

(a)

The proposed project could have a significant effect on the environment but, due to the
listed mitigation measures that have been added to the project, the project could have
no significant effect on the environment and a mitigated finding of no significant effect
shall be prepared in accordance with Rules of Procedure Section 6.7.

The TRPA Governing Board certified the Boulder Bay Community Enhancement Program
Project EIS in April 2011 for the previously approved project, including a Finding of No
Significant Effect. An Initial Environmental Checklist (IEC) was completed for this plan
revision to analyze the impacts that could result from the revised project.

The IEC included supporting documentation including LSC Transportation’s (LSC) VMT
Analysis (February 15, 2023), LSC’s Transportation Impact Study (March 13, 2023), and
HBA'’s Scenic Quality Evaluation (October 14, 2022). Based on the information submitted
in the Initial Environmental Checklist (IEC), the proposed project, as conditioned in the
draft permit, is consistent with the certified EIS and will not have a significant effect on
the environment. TRPA has prepared a finding of mitigated no significant effect as
required by the Rules of Procedure, Section 6.7.

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.

The project is located in the Crystal Bay Tourist Regulatory Zone (“CB Tourist Zone”) of
the recently adopted Tahoe Area Plan (TAP) which replaced the North Stateline
Community Plan (NSCP) which was in effect when TRPA originally approved the project.
While the TAP replaced the NSCP, the CB Tourist Zone largely mirrors the former NSCP
governing land use in Crystal Bay, including the list of permissible uses. The project’s
uses have not changed and are permissible in the CB Tourist Zone. These uses include
hotel, motel and other transient dwellings (A), multiple-family dwellings, employee
housing (S), gaming (A), food and beverage (A), general retail (S) and passive recreation
/ linear public facilities (A). Special use findings were made for the approved project for
the MFD and employee housing uses. Although general retail has always been a
component, special use findings were not specifically made for that use in the approved
project. Special use findings are included herein for general retail.
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(b)

The revised project reduces density by 157 units compared to the approved project
which was within the maximum permissible density. The revised project reduces the
number of hotel units from 275 to 134 (includes 22 lock-off units) and decreases the
number of residential units from 59 to 43 which includes the previously constructed 18
units in the building that fronts Highway 28. This results in a net reduction of 157 units,
a 47 percent reduction in density. This results in a net reduction of 157 units, a 47
percent reduction in density. There is no change to the approved gaming (10,000
square feet), commercial (18,700 square feet) or employee housing components (38
total bedrooms — 28 provided onsite in 14 units and 10 provided offsite). The revised
project complies with the density standards.

The revised project eliminates the internal driveway (Boulder Way) and reduces the size
of Building F to expand the public plaza in the middle of the development and add a
guest arrival area between Buildings D and E. These revisions allow for an outdoor
programmable plaza and include preservation of a collection of mature pines creating a
“grove”: an amphitheater nestled into the grade change to reduce vertical terracing
toward the hotel (Building D), opportunities for year-round events (concerts, plays, etc.),
retail focused inward rather than outward toward SR 28, a central gathering place open
to the public as well as to guests and residents of the approved project.

The revised project is consistent with the approved project’s height and massing, and
the number of buildings, land coverage and provision of open space remain unchanged.

Based on the foregoing, the revised project is consistent with and will not adversely
affect implementation of the Regional Plan.

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

Soil Conservation: The revised project does not increase land coverage over that
originally approved and will mitigate excess land coverage consistent with the approved
project. The developer recorded a deed restriction against the project area permanently
retiring 35,340 sf of banked land coverage in partial satisfaction of the excess coverage
mitigation requirement. The draft permit includes a condition that requires the
mitigation of additional excess coverage.

Water Quality: One of the environmental improvements of the original project that
qualified the project as a CEPP project was the increased benefits to water quality. The
approved project included water quality treatment that exceeded the required
minimum the water quality treatment standard which is to treat the runoff from the 20-
year,one-hour storm. The approved project and the revised project will treat runoff
from the 50-year, one-hour storm event on-site through a series of collection systems,
infiltration and detention basins, drop inlets, pre-treatment vaults, underground
infiltration vaults and underground piping to intercept runoff generated in the project
area. The revised project water quality treatment plan uses a better design and
technology to achieve water quality treatment and long-term operations and
maintenance than the system included in the approved Project and studied in the EIS.
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Specifically, the revised project proposes the use of a network of interrelated storm
water conveyance and Tahoe Maximum Daily Load treatment strategies appropriate for
urban infill regions. The system designed for the Plan Revision includes three
components: CDS™ Hydrodynamic Separator, Stormwater Management StormFilter
and Corrugated Metal Pipe (CMP) Stormwater Detention and Infiltration.

The CDS™ Hydrodynamic Separator is first in line and captures debris, sediment and
hydrocarbons from stormwater runoff and is sized for the 50-year, 1 hour storm event.
The Stormwater Management StormFilter , second in line, is comprised of media-filled
cartridges that trap particulates and absorb pollutants from stormwater runoff. It is also
designed to capture the 50-year, 1 hours storm event. The last stormwater treatment
component, the CMP is perforated for captured runoff to infiltrate the soil and is sized
to detain the 100-year, 1 hour storm event.

CDS™ is used to meet Total Maximum Daily Load (TMDL) requirements for stormwater
quality control, inlet and outlet pollution control, and as pretreatment for filtration,
detention and infiltration. StormFilter is used to trap particulates and adsorb pollutants
such as total suspended solids, hydrocarbons, nutrients, metals and other common
pollutants. Finally, CMP is perforated to infiltrate the soil to treat captured stormwater
runoff naturally. In total, the revised project includes a system that meets or exceeds
the stormwater plan included in the approved project. In addition, the approved project
EIS discusses the need for long-term water quality monitoring to ensure treatment
levels are met and maintained. The revised project proposes to reconfigure water
quality treatment facilities from the approved project to improve accessibility of those
facilities for long-term operations and maintenance.

EIP Project No. 732 (Placer County Stateline Water Quality / Brockway Residential
Project), a water quality improvement project located in California immediately east of
the state line has been completed.

Transportation: The revised project’s significant reduction in hotel units will reduce
daily vehicle trips and VMT compared to the Approved Project. LSC’s VMT Analysis
(February 2023) documents that the revised project will reduce VMT by up to 4,497
compared to the approved project studied in the EIS (Table 7).

Scenic: The configuration of the new buildings remains substantially the same in the
revised project, but there are slight changes to footprint size, placement and
architectural design. According to the HBA Scenic Analysis Report, dated Oct. 14, 2022,
the revised project’s structures are nevertheless consistent with building design,
location and massing analyzed in the EIS. With protection of certain existing trees and
additional vegetative screening of Building A as viewed from southbound SR 28, the
revised project does not result in new scenic quality impacts to Roadway Unit 20D or
require modifications to the existing mitigation measures included in the EIS.

During the review of the proposed revised project staff requested the applicant address

a condition of approval included in the original project permit (Condition 5.F) which
states:
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“The Permittee shall erect story poles and/or helium balloons as a means of
confirming the accuracy of the proposed maximum building heights depicted in
the photo-simulations in the FEIS for TRPA review and approval. Photos of the
erected story poles and/or helium balloons shall be taken from the same
vantage points as the photo-simulations and superimposed onto the photo-
simulations. The accuracy of the erected story poles/helium balloons and
superimposed images shall be certified by a licensed surveyor, architect and/or
engineer.”

Staff requested the condition be addressed during the evaluation of the revised project
to further ensure the proposed project is consistent with the scenic analysis in the EIS
prior to making a recommendation on the proposed project. Staff and the applicant
completed the evaluation required by the condition on December 8, 2022 and
confirmed the revised project simulations accurately depict their proposed location and
heights and viewed from the roadway and Lake Tahoe.

As a result of the revised project, the scenic quality threshold improvement scores
identified in the 2009 DEIS will also be realized with the revised project. Specifically,
Roadway Unit 20D will see a 1.5-point improvement to the threshold rating which will
raise the overall Roadway Travel Route Threshold Rating from 13.5 to 15. No impacts or
improvements to the scenic shoreline units will occur due to the projects very limited
visibility from those units.

Air Quality: Consistent with the approved project, the revised project will realize long-
term benefits resulting from the replacement of existing buildings with more efficient
buildings. Importantly, the revised project’s significant reduction in hotel units will
reduce daily vehicle trips and VMT compared to the approved project. LSC's VMT
Analysis (February 2023) documents the revised project will reduce VMT by up to 4,497
compared to the Approved Project studied in the EIS.

Vegetation: The revised project does not alter the conclusions of the EIS or require any
mitigation measures.

Noise: The revised project does not alter the conclusions of the EIS or require additional
mitigation measures.

Recreation: Due to the reduction in density, the revised project will reduce the demand
for recreational services compared to the approved project. The revised project
maintains the amount of open space in the approved project. The park component of
the approved project was completed at the northern end of the project area and
consists of approximately 1.5 acres with parking, seating, trails and interpretive kiosks.

A condition of approval requires the permittee to enter into an agreement with Placer
County Parks and Recreation to participate in the removal of refuse at Speedboat Beach
and the immediate area which is also a condition of the approved project. A condition of
approval also requires the permittee to provide a shuttle to an area ski resort during the
winter ski season and to also provide a beach access shuttle service.
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(c)

The project meets the provisions of the TRPA Code of Ordinances, and TRPA staff has
completed the “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. Based on the TRPA
Initial Environmental Checklist (IEC), the proposed project, as conditioned in the draft
permit, will not cause any environmental threshold carrying capacity to be exceeded.

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.

The revised project will not alter federal, state, or local air or water quality standards
currently in place. Therefore, the strictest standards will continue to be

attained, maintained, or exceeded pursuant to Article V(d) of the Tahoe Regional
Planning Compact. The revised project will comply with all temporary and permanent air
and water quality BMP requirements which will prevent any adverse impacts to federal,
state, or local air and water quality standards.

Chapter 21 — Permissible Uses

21.2.2. 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 revised project reduces the number of hotel units from 275 to 134 (includes 22 lock-
off units) and decreases the number of residential units from 59 to 43 which includes
the previously constructed 18 units in the building that fronts Highway 28. This results in
a net reduction of 157 units, a 47 percent reduction in density. The project also includes
14 units of onsite employee housing, 10,000 sf of gaming area, 18,700 sf of commercial
floor area, and traditional resort amenities. Of the 18,700 sf of CFA, approximately
4,200 sf consists of general retail space. General retail falls within “general merchandise
stores” as defined in TRPA Code Table 21.4-A which is a special use in the Crystal Bay
Tourist Zone.

The Crystal Bay Tourist Zone is a Town Center where environmentally beneficial
redevelopment is encouraged and density should be concentrated. More specifically,
Policy LU2-2 of the Washoe County Tahoe Area Plan (WCTAP) provides that retail and
restaurant uses should be concentrated throughout the Crystal Bay Tourist Zone. The
project’s 18,700 sf of CFA is devoted to retail and restaurant uses consistent with Policy
LU2-2. The WCTAP also calls for walkable and bikeable Town Centers. Having retail
onsite and at street level will help achieve that goal. Given the size and mixed-use
nature of the project, general merchandise stores is appropriate for the parcel.

Based on the foregoing, the project is of a nature, scale, density, intensity, and type to

be an appropriate use for the parcel on which and the surrounding area in which it is
located.
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(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; and

The adopted EIS concludes the project, including the required mitigation measures, will
not have any of the effects enumerated above. The approved project included 18,700 sf
of CFA, but 4,200 sf of retail space (a special use) was not specified in the EIS. Adding a
general retail use to the mixed-use project, which consists of gaming, hotel rooms,
residences, food and beverage and onsite resort amenities in the Crystal Bay Town
Center, will not injure or disturb the health, safety, enjoyment of property or general
welfare of persons or property in the area. The project includes measures to protect
the natural resources of the project site and surrounding areas.

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 Crystal Bay Tourist Zone is a Town Center where environmentally beneficial
redevelopment is encouraged and density should be concentrated. More specifically,
Policy LU2-2 of the WCTAP provides that retail and restaurant uses should be
concentrated throughout the Crystal Bay Tourist Zone. The project’s 18,700 sf of CFA is
devoted to retail and restaurant uses consistent with Policy LU2-2. The WCTAP also calls
for walkable and bikeable Town Centers. Having retail onsite and at street level will

help achieve that goal. General retail use is consistent with the area’s gaming, tourist
and other commercial uses. As a result, 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.

Chapter 30 — Land Coverage

30.4.4. Relocation of Land Coverage

(a)

(b)

The relocation is to an equal or superior portion of the parcel or project area, as
determined by reference to the factors in Subsection 30.4.4.A.1 through 30.4.4.A.6.

The proposed project will relocate existing land coverage from LCD 1a to LCDs 2 and 4.
The relocation is to an equal or superior portion of the project area, as the land
coverage will be relocated to an area that was previously disturbed (e.g., former Tahoe
Mariner site and existing storage areas). The natural vegetation and slopes will be
protected during construction. Relocation will be to soils of equal or higher land
capability and appropriately fits the scheme of use of the project area. The relocation
does not encroach into stream environment zone (SEZ), backshore or setbacks.

The area from which the land coverage was removed for relocation is restored in
accordance with subsection 30.5.3.

The area from which the land coverage is removed for relocation will be restored in
accordance with TRPA Code Chapter 30. Restored areas will be landscaped for
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guest use, planted with native vegetation for open space or used for storm water
treatment. A portion of the relocated land coverage is banked on the former Tahoe
Mariner site,

(c) The relocation shall not be to Land Capability Districts 1a, 1b, 1c, 2, or 3, from
any higher numbered land capability district.

Only Class 1a coverage will be relocated within Class 1a and Class 2 areas. Additional
Class 1a land coverage will be relocated to Class 4 areas. No land coverage is proposed
to be relocated to Land Capability Districts 1a, 1b, 1c, 2, or 3, from any higher numbered
land capability district.

Chapter 37 — Height
37.7.15. - Findings for Additional Height for Special Projects within North Stateline
Community Plan

Additional height may be specified within the North Stateline Community Plan subject to the
following requirements:

A. Any existing buildings within the project area that have non-conforming height prior to the
adoption of this ordinance shall be demolished, except when found to be historically
significant and then the provisions of Chapter 67 shall prevail.

The existing Tahoe Biltmore Casino is a four-story structure that is 76 feet, two inches in
height. Pursuant to the Tahoe Area Plan, the maximum permissible height for the Crystal
Bay Tourist Town Center in which the project is located is 56 feet. Accordingly, the Tahoe
Biltmore Casino has non-conforming height. As with the approved project, the existing
structure will be demolished as part of the revised project.

B. Land coverage otherwise permissible within the project area pursuant to the Regional Plan
shall be reduced by a minimum of ten percent.

As with the approved project, the revised project will reduce existing coverage within the
project area and Crystal Bay Tourist Regulatory Zone by approximately 15.8 percent.

C. To implement pedestrian/transit-oriented development (PTOD), the project shall, at a
minimum:

1. Satisfy the factors outlined in subparagraph 11.8.4.C.1;

a. Access to operational transit within one-half mile walk;

The project will implement an Alternative Transportation Plan which includes transit
shelters, a bus and shuttle turnout, financial subsidies to increase public transit
service to the site, employee shuttle services, car- and bike-share services onsite, a
shuttle for guests, and other alternative transit amenities.

Operational transit exists within the project area, and a shuttle/trolley stop will be
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located outside the main hotel entrance as part of the project. This stop will be
served by the North Tahoe Express, seasonal trolley services and employee shuttles.
Additionally, the current TART stop on the north side of State Route 28 directly
adjacent to the site will be expanded per TART standards to accommodate two
buses at one time. This, along with the other existing bus bay on the north side of
SR 28 just west of Stateline Road, would allow up to three westbound vehicles to be
in Crystal Bay at one time.

The Project will provide a subsidy, on monthly transit passes, of 50% or the
maximum taxable benefit limit, whichever is greater.

Neighborhood services within one-half mile walk (e.g., grocery/drug stores, medical
services, retail stores, and laundry facilities);

Over 20 different services and facilities are located within % mile of the project area,
and a variety of neighborhood services will be provided on-site including market,
retail and dining. The project is located within a two-minute walk of the post office,
an urban park and other recreational trailheads.

Good pedestrian and bike connections;

The plan revision contains a network of sidewalks and walkways to encourage
pedestrian access throughout the project area and beyond. The project proposes
over 7,000 linear feet of pedestrian and multi-use paths on-site with connections to
existing walkways serving the core area of the Area Plan Town Center. Bicycle Lanes
will be improved along the SR 28 frontage on both sides of the highway and will
connect with the new Kings Beach Class 2 bicycle lanes at the State Line. Specifically,
the plan will include approximately 2,000 linear feet of Class 2 bike lanes along State
Route 28 per AASHTO guidelines with five feet wide lanes where curb/gutter are
present and four feet wide lanes along the roadway without curb/gutter.

Opportunities for residential infill (at densities greater than eight units per acre) or
infill with mixed uses; and

Based on a request from Placer County during the Project approval hearings, the
Project will provide 28 of the workforce housing bedrooms onsite in two-bedroom
units located in buildings G or H. The Project will provide a minimum of 10
bedrooms in offsite infill locations within a 10-mile radius of the project site. The
developer will purchase the offsite bedrooms in one- and two-bedroom
configurations located in pre—existing infill housing in the vicinity of the project site.
The units may be single family, duplexes or condominiums. Each property will be
refurbished to specific quality and sustainability standards developed according to
the local jurisdictional requirements.

The Plan Revision provides 14 workforce housing units two-bedroom units) in
Building G and maintains the TRPA permit condition for the approved Project to
secure offsite housing units within 10 miles of the project area to provide a
minimum of 10 additional bedrooms. The selection of the offsite housing will be
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2.

coordinated with Placer County Community Development Department staff and
refurbished and deed restricted as affordable housing.

The project proposes tourist accommodations at 40 units per acre and residential
units at 15 units per acre.

e. Public facilities adequate to service increased demand from the addition of multi-
family units (e.g., public schools, urban or developed recreation sites, government
services, and post offices).

The EIS evaluated impacts on power, water treatment and distribution, wastewater
collection, solid waste collection and disposal, law enforcement services, fire
protection services, schools, and communications. A discussion of emergency
evacuation is also included in this section. Mitigation measures are included in
Public Services and Utilities section (PSU-1A, 1B, 1C, and 1D and PSU-3A, 3B) to
ensure that the Project coordinates with service providers during final project
design, construction and special events to ensure public safety.

The Plan Revision, which involves a substantial reduction in tourist accommodation
units, would not alter the conclusions of the EIS, nor require any additional
protections.

Include and integrate major transit facilities, sidewalks, bike lanes and associated
facilities;

The project will implement an Alternative Transportation Plan which includes transit
shelters, a bus and shuttle turnout, financial subsidies to increase public transit service
to the site, employee shuttle services, car- and bike-share services onsite, a shuttle for
guests, and other alternative transit amenities.

The project will provide a shuttle/trolley stop located outside the main hotel entrance.
This stop will be served by the North Tahoe Express, seasonal trolley services and
employee shuttles. Additionally, the current TART stop on the north side of State Route
28 directly adjacent to the site will be expanded per TART standards to accommodate
two buses at one time. This, along with the other existing bus bay on the north side of
SR 28 just west of Stateline Road, would allow up to three westbound vehicles to be in
Crystal Bay at one time.

The Plan Revision contains a network of sidewalks and walkways to encourage
pedestrian access throughout the project area and beyond. The plans submitted to
TRPA include over 7,000 linear feet of sidewalks and walkways.

Provide circulation connections and linkages between private open spaces, public spaces
and recreational opportunities (for example, streetscapes, alleys, easements, parks) and
commercial, residential, tourist uses both on and off-site;

The Approved Project’s internal driveway (Boulder Way) has been eliminated and the
size of Building F has been reduced to expand the public plaza (the “Grove”) in the
middle of the development and add a guest arrival area between Buildings D and E.

AGENDA ITEM NO. VII. A.




These revisions allow for an outdoor programmable plaza and include preservation of a
collection of mature pines creating a “grove”, an amphitheater nestled into the grade
change to reduce vertical terracing toward the hotel (Building D), opportunities for year-
round events (concerts, plays, etc.), retail focused inward rather than outward toward
SR 28, a central gathering place open to the public as well as to guests and residents of
the Approved Project.

Provide alternative parking strategies (which may include shared parking, parking
structures, or underground parking);

To increase the incentives to utilize public transportation and eliminate passenger
vehicle trips, the approved project reduced the proposed parking to equal the Fehr &
Peers Transportation Study minimum parking demand calculation of 460 spaces. The
Plan Revision proposes 413 total spaces. The Plan Revision includes underground
parking.

Be a mixed use development;

The project includes a mix of primary residential, tourist accommodation, commercial and
gaming uses along with various accessory uses.

Orient building facades to the street; and

Buildings G and H include commercial land uses and are oriented towards SR 28,
including pedestrian amenities like walkways, covered entry areas, landscaping, and
activated spaces for gathering.

Implement landscaping and hardscaping that enhance the scenic quality of the area
and whenever possible, improve the scenic ratings per the adopted Scenic Quality
Improvement Program and Technical Appendices (SQIP). This shall include
improvements that:

a. Blend vegetation to accentuate and provide visual breaks in building facades and
rooflines, for example, with the use of low-lying shrubs and various sized trees;

All proposed vegetation conforms to the TRPA guidelines and approved species
list. The project has significant grade change which provides opportunity for
terraced landscape replicating the surrounding landscape in Tahoe. These
terraced areas also provide an opportunity for visual breaks in the building
facades utilizing planting. The planting areas will incorporate native tree
plantings including aspens, firs, cedars, and native pines, to accentuate and
screen buildings facades and rooflines.

b. Enhance and emphasize pedestrian circulation routes with special design features
that physically separate pedestrians from the flow of traffic or bike lanes, or
provide direction. Features may include, garden beds, landscape planters,
bollards, benches, sculpture/artistic elements, and/or other street furniture; and

Along State Route 28, pedestrians will be separated from vehicle traffic by an
average of 8 feet of landscape planters. Bike lanes will also be provided along SR
28 to create a safer experience for cyclists passing through the Crystal Bay area. A
series of boulder and bench seating will be provided along major pedestrian
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circulation routes. A main design feature of the development will be the internal
promenade (pedestrian only) that serves as the spine of the property, connecting
patrons to retail spaces, event spaces, Sierra Park, and the hotel itself. Art
sculptures, gardens, seating areas and water features will be placed throughout
the promenade and major pedestrian routes.

c. Provide appropriate screening for any street level parking areas by balancing the
need to screen vehicles from view and provide a safe pedestrian environment.

Parking is provided underground.

D. New structures along State Route 28 shall be set back from the travel route edge of
pavement a minimum of 40 feet and stair-stepped upslope, providing a transition of height
across the site (See Figure 37.7.15-A). Additional height for new structures satisfying these
requirements may be permitted as follows:

1. The maximum permissible height for structures with a minimum set back of 40 feet
from the State Route 28 edge of pavement shall be 58 feet.

TRPA recognizes the need to allow additional height to achieve the goals in the
Washoe County Tahoe Area Plan and the CEP. This is achieved by varying setbacks,
creating a variety of roof pitches and creating building articulation. Proposed building
heights do not exceed the height of the existing Tahoe Biltmore and require SR 28
setbacks of at least 180 feet for the tallest structures. Buildings have been designed to
stairstep up the hill as viewed from SR 28 (e.g., only two- and three-story buildings are
placed along SR 28) to reduce visible impact. As shown in Plan Sheet A0.41, Buildings
G and H are set back more than 40 feet from SR 28. Heights for Buildings G (41’6”) and
H (57’10”) comply with the 58 foot height limit.

2. The maximum permissible height for structures with a minimum set back of 60 feet
from the State Route 28 edge of pavement shall be 67 feet.

As shown in Plan Sheet A0.41, Buildings C and F are set back more than 60 feet from SR
28. Heights for Buildings C (67’) and F (54°10”) comply with the 67-foot height limit.

3. The maximum permissible height for structures with a minimum set back of 180 feet
from the State Route 28 edge of pavement shall be 75 feet.

As shown in Plan Sheet A0.41, Buildings B, D and E are set back more than 180 feet
from SR 28. Heights for Buildings B (75’), D (75’) and E (70°1”) comply with the 75 foot
height limit.

E. The project shall resultin an increase in the scenic threshold travel route rating for Roadway
Unit 20D, North Stateline Core.

Visual simulations were completed from TRPA designated scenic resource locations and
indicate that the project would improve travel route ratings along SR 28 and maintain travel
route ratings from the Lake Tahoe shoreline. The Boulder Bay Permit issued by TRPA in 2011
(Section 5.F) includes a requirement to complete a balloon study to confirm the accuracy of
the scenic simulations used in the EIS analysis. 3dFX Design and Hauge Brueck Associates
completed the balloon study and published the results on January 3, 2023. The balloon
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study was completed for three viewpoints used in the EIS analysis. In each case, the balloon
lines up closely to the roofline of the subject building in the corresponding photo-
simulation. As such, the balloon study confirms the accuracy of the maximum building
heights depicted in the photo-simulations prepared for the project EIS (2011) and
subsequent Plan Revision application (2022).

Under the Plan Revision the configuration of the new buildings remains substantially the
same but there are slight changes to footprint size, building height, placement and
architectural design. According to the HBA Scenic Analysis Report, dated Oct. 14, 2022, the
Plan Revision structures are nevertheless consistent with building design, location and
massing analyzed in the 2009 DEIS. With protection of certain existing trees and additional
vegetative screening of Building A as viewed from southbound SR 28, the proposed Plan
Revision does not result in new scenic quality impacts to Roadway Unit 20D or require
modifications to the existing mitigation measures included in the EIS. The scenic quality
threshold improvement scores identified in the 2009 DEIS (Table 4.5-6) should also be
realized with the Plan Revision.

The project shall retain and treat the 50-year one-hour storm utilizing on-site and offsite
systems incorporating best available technologies.

Like the approved project, the Plan Revision would also exceed TRPA Code requirements for
stormwater capture and treatment (NCE, Overall BMP Plan, Sheet C3.0). The system
designed for the Plan Revision includes three components: CDS™ Hydrodynamic Separator,
Stormwater Management StormFilter and Corrugated Metal Pipe (CMP) Stormwater
Detention and Infiltration. Two detention locations are proposed to capture and treat
stormwater and shown on sheet C3.0. One is located below building F (hotel) just above
building H and captures runoff from zone 1. The other is located below building F (hotel)
just above building G and captures runoff from zone 2. Both locations are in close proximity
to each other and provide easy access for maintenance equipment within the
pedestrian/emergency vehicle corridor.

The CDS™ Hydrodynamic Separator is first in line and captures debris, sediment and
hydrocarbons from stormwater runoff and is sized for the 50-year, 1 hour storm event. The
Stormwater Management StormpFilter, second in line, is comprised of media-filled cartridges
that trap particulates and absorb pollutants from stormwater runoff. It is also designed to
capture the 50 year, 1 hours storm event. The last stormwater treatment component, the
CMP is perforated for captured runoff to infiltrate the soil and is sized to detain the 100-
year, 1 hour storm event. According to NCE application materials, the proposed system uses
better technology and a higher level of water quality treatment than the system included in
the approved Project and studied in the EIS.

EIP No. 732 was completed in 2014 on APN 090-305-016, the “California Parcel.” It involves
an off-site water quality project designed to the 50-year, one-hour storm event.

. The project shall implement TRPA designated EIP Projects within the NSCP.

Prior to the original project approval, the developer contributed to Phase One of the Nevada
Utility Undergrounding Project (EIP No. 970). The developer completed EIP No. 732 in 2014
on APN 090-305-016, the “California Parcel.” It involves an off-site water quality project
designed to the 50-year, one-hour storm event.
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H. The project shall achieve a reduction in vehicle miles traveled.

The Plan Revision would reduce development. The reduction in total number of hotel and
residential units would reduce Project related daily vehicle trips and VMT when compared
to existing conditions. At the site access points, the plan revision would result in a net
reduction of 537 daily one-way vehicle-trips (or a 13-percent reduction) over the Baseline
Biltmore use (LSC, 3/23/23, Table 3). LSC Transportation Consultants (February 2023) also
documents that the Plan Revision would reduce VMT by 2,234 compared to the baseline
conditions for the existing Biltmore site, and up to 4,497 when compared to the approved
Project studied in the EIS (Table 7).

Pursuant to the TRPA permit, five years after buildout of the project, TRPA shall engage a
qualified traffic consultant to monitor peak traffic volumes and provide traffic monitoring
results and underlying information. If the traffic monitoring reveals daily vehicle trips
exceed 2,915 daily trips, the developer shall offset the increase in trips by permanently
retiring existing development rights, either onsite or offsite.

I. Priorto approving additional height, TRPA shall make Findings 1, 3, 6, 8, and 9 of Section 37.7.

Finding 1. 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 Plan Revision is visible from SR 28, a major arterial, but will not extend above a ridgeline
or the forest canopy as can be seen from 300 feet lakeward of high water. The tree canopy
height within the project area averages 100 feet, which is greater than the height of any
proposed building. From some SR 28 viewpoints immediately adjacent to Buildings G and H
(closer than 300 feet), the proposed buildings would partially block views of the ridgeline
located west of the project area, but not to the same extent that the existing Biltmore
structure currently blocks views of the ridgeline. Building setbacks and placement proposed
for Buildings G and H in the proposed project would maintain a majority of existing ridgeline
views through the project area. The tallest buildings will be set back over 180 feet from
SR28.

Finding 3. With respect to that portion of the building that is permitted the additional
height, the building has been designed to minimize interference with existing views within
the area to the extent practicable.

The approved height amendment includes a requirement that the additional height be a
maximum of 75 feet or three-fourths of the tallest trees within the project area, whichever
is lower. The proposed project height is limited to 58 feet for structures located a
minimum of 40 feet from SR28, 67 feet for structures located a minimum of 60 feet from
SR28 and 75 feet for structures located a minimum of 180 feet from SR28. In addition, the
project is required to implement landscaping that enhances the scenic quality of the area
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and is required to increase the scenic threshold travel route rating for Roadway Unit 20D of
the North Stateline area.

Under the Plan Revision, the configuration of the new buildings remains substantially the
same but there are slight changes to footprint size, height of two buildings, placement and
architectural design. According to the HBA Scenic Analysis Report, dated Oct. 14, 2022, the
plan revision structures are nevertheless consistent with building design, location and
massing analyzed in the 2009 DEIS. With protection of certain existing trees and additional
vegetative screening of Building A as viewed from southbound SR 28, the proposed plan
revision does not result in new scenic quality impacts to Roadway Unit 20D or require
modifications to the existing mitigation measures included in the EIS. The scenic quality
threshold improvement scores identified in the 2009 DEIS (Table 4.5-6) should also be
realized with the Plan Revision.

Finding 6. The building that is permitted additional building height is located within an
approved community plan or Ski Area Master Plan that identifies the project area as being
suitable for the additional height being proposed.

The project is located within the Tahoe Area Plan which replaced the North Stateline
Community Plan. This area contains buildings, including the existing Tahoe Biltmore Casino
and Sign within the project area and the Cal-Neva tower, which exceed existing TRPA height
limits. The Area Plan identifies the project area as being suitable for additional height, and
the proposed heights area less than the existing Biltmore building.

Finding 8. 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 point at which the corner of the same
exterior wall meets the roof. This standard shall not apply to an architectural feature
described as a prow.

The proposed buildings include architectural features that break up the majority of vertical
exterior walls, and the maximum height at any corner of two exterior walls of any building
will not be greater than 90 percent of the maximum building height.

Finding 9. When viewed from a TRPA scenic threshold travel route, the additional building
height granted a building or structure shall not result in the net loss of views to a scenic
resource identified in the 1982 Lake Tahoe Basin Scenic Resource Inventory. TRPA shall
specify the method used to evaluate potential view loss.

The project is not visible from scenic turnouts, public recreation areas, or the waters of Lake
Tahoe as viewed from a distance of 300 feet. As shown in Figure 4.5-3 of the FEIS, the closest
public recreation areas are too far away to discern any changes proposed by the project
because of intervening vegetation and/or topography.

Although the project is located within a scenic travel route, there are no identified scenic

resources for Roadway Unit 20 or Shoreline Unit 23 within the vicinity of the project site
that would be affected (see FEIS Figures 4.5-1 and 4.5-2). Views of the lake from SR 28
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would not be affected as documented above under Finding 1. The project is located upslope
from both SR 28 and Lake Tahoe, with intervening topography, vegetation and structures
that block views to Lake Tahoe from most areas. Areas at the northern end of the project
area where existing lake views are available will be maintained as park and open space.
Removal of the Crystal Bay Motel will increase filtered views to the Lake from SR 28. Views
from SR 28 of the ridgeline above SR 28 (to the west) will not be reduced under the Plan
Revision as documented above under Finding 1. Building A will change currently disturbed
open space associated with the former Tahoe Mariner to more urban residential uses,
increasing the amount of man-made features visible from SR 28. However, mitigation
measures (SR-1A and SR-1B) have been proposed to reduce the visibility of Building A to
improve existing travel route ratings. Under the Plan Revision, additional vegetation will be
implemented to further screen Building A.
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Attachment B

Draft Permit
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TAHOE Mail Location Contact
REGIONAL PO Box 5310 128 Market Street Phone: 775-588-4547
PLANNING Stateline, NV 89449-5310 Stateline, NV 89449 Fax: 775-588-4527
AGENCY www.trpa.gov

DRAFT PLAN REVISION PERMIT

PROJECT DESCRIPTION: Waldorf Astoria Mixed Use Community Enhancement Program Project

PERMITTEE: EKN Development Group FILE No: CEPP2014-0138-01

COUNTY/LOCATION: Washoe / 5 State Route 28 APNs: 123-051-02, et.al

Having made the findings required by Agency ordinances and rules, the TRPA Governing Board approved
the project on April 26, 2023, subject to the standard conditions of approval attached hereto
(Attachment Q and R), and the special conditions found in this permit, all previous plan revision permits,
and in the original permit approved by the TRPA Governing Board on April 27, 2011.

This permit shall expire on April 27, 2014, 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: | have read the permit and the conditions of approval and understand and accept them.
| also understand that | am responsible for compliance with all the conditions of the permit and am responsible for
my agents’ and employees’ compliance with the permit conditions. | also understand that if the property is sold, |
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. | also understand that certain mitigation fees associated with this
permit are non-refundable once paid to TRPA. | 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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TRPA FILE CEPP2014-0138-01
APNs 123-051-02, 123-052-02, 123-052-02, -03, -04; 123-053-02, -04, 123-054-01,
123-071-04, -034, -035, -036, -037

Excess Coverage Mitigation Fee (1): Amount S Paid Receipt No.
Project Security (2): Amount S Type Paid Receipt No._
Project Security Administrative Fee (4): Amount $ Paid Receipt No.
Additional Project Security (3): Amount S Type Paid Receipt No.
Project Security Administrative Fee (4): Amount $ Paid Receipt No.

Notes:

(1) See Special Condition 5.F below.

(2) Amount to be determined. See Special Condition 5G, below.
(3) Amount to be determined. See Special Condition 5H, below.
(4) See TRPA Filing Fee Schedule.

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 plan revision permit authorizes the full build-out of the remaining approved project with

changes. The revised project reduces the number of hotel units from 275 to 134 (which includes 22
loc-off units) and decreases the number of residential units from 59 to 43 which includes the
previously constructed 18 units in the building that fronts Highway 28. This results in a net
reduction of 157 units. Approved gaming floor area is 10,000 square feet and the approved
commercial floor area is 18,700 square feet. The employee housing component consists of 14 “on
site” affordable employee housing units (14 two-bedroom units) and 10 "infill" affordable housing
units in one- and two-bedroom units to be located within a 10-mile radius of the project for a total
of 38 deed restricted affordable housing bedrooms.

The approved project’s internal driveway (Boulder Way) has been eliminated and the size of one of
the buildings is reduced to expand the public plaza (the “Grove”) in the middle of the development
and add a guest arrival area. The primary entrance to the approved project has been moved from
Highway 28 to Lakeview Avenue. The previously approved road (Wellness Way) will extend from
Highway 28 to Wassou Way, will be a road open to the public to provide an alternative access to
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the neighborhood since Reservoir Drive, located in the middle of the project area, will be
abandoned to provide room for the development.

The approved project included water quality treatment that exceeded required minimum the
water quality treatment standard which is to treat the runoff from the 20-year,one-hour storm.
The approved project and the revised project will treat runoff from the 50-year, one-hour storm
event on-site through a series of collection systems, infiltration and detention basins, drop inlets,
pre-treatment vaults, underground infiltration vaults and underground piping to intercept runoff
generated in the project area. The revised project water quality treatment plan uses a better
design and technology to achieve water quality treatment and long-term operations and
maintenance than the system included in the approved Project and studied in the EIS.

The approved water quality BMPs include three components: CDS Hydrodynamic Separator,
Stormwater Management StormFilter and Corrugated Metal Pipe (CMP) Stormwater Detention
and Infiltration.

The CDS Hydrodynamic Separator is first in line and captures debris, sediment and hydrocarbons
from stormwater runoff and is sized for the 50-year, 1 hour storm event. The Stormwater
Management StormFilter , second in line, is comprised of media-filled cartridges that trap
particulates and absorb pollutants from stormwater runoff. It is also designed to capture the 50-
year, 1 hours storm event. The last stormwater treatment component, the CMP is perforated for
captured runoff to infiltrate the soil and is sized to detain the 100-year, 1 hour storm event.

Land coverage and open space are unchanged compared to the approved project.

The project has commenced construction pursuant to previous approvals and the project
expiration date is tied to the construction schedule required below. To ensure the project is
diligently pursued to keep the permit valid, construction must occur in the 2023 building season.

All mitigation measures included in the Draft and Final Environmental Impact Statement (DEIS &
FEIS) for the Boulder Bay Community Enhancement Program Project are incorporated into this
permit by reference.

The Standard Conditions of Approval listed in Attachment Q and R shall apply to this permit.

All requirements of the Third Amendment to Settlement Agreement Regarding
Tahoe Mariner and Boulder Bay Project are conditions of this permit whether explicitly discussed
in this permit or not.

Prior to permit acknowledgement, the following conditions of approval must be satisfied:

A. The Permittee shall submit a Boulder Bay EIS and TRPA Permit Compliance Report to
TRPA for review and approval. This report shall address all required and applicable project
mitigation measures identified in the Final EIS and Special Condition 5 of this permit and
shall describe how and where these measures and conditions are satisfied in the final
plans for the project.
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The permittee shall provide a project construction schedule for review and approval by
TRPA staff that indicates construction of the revised project will commence starting in
the 2023 building season and continue every year after until the project is completed to
show diligent pursuit of the project.

The Permittee shall provide evidence that 1) adequate water rights recognized under the
laws of the state in which the use is to occur are furnished with the

development, 2) all basic service requirements for minimum fire flow will be met or
exceeded in accordance with Section 32.4.2., Table 32.4.2-10of the TRPA Code and 3) and
adequate sewer, water and electrical service requirements will be met or exceeded.

The Permittee shall submit calculations demonstrating that the proposed infiltration
facilities consisting of collection systems, infiltration and detention basins, drop inlets,
pre-treatment vaults, underground infiltration vaults and underground piping to intercept
runoff generated in the project area are sized accordingly for the slope and soil type of
the property, consistent with the infiltration mitigation requirements outlined in the
Boulder Bay DEIS and FEIS.

The permittee shall submit an Emergency Response Plan that identifies procedures for
employee and visitor evacuation in the event of facility failure from a catastrophic event.

The affected property has approximately 284,007 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) 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 5.0% (as
identified in Table 30.6.1-2 of Subsection 30.6.1.C.3. 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 per square foot for
projects within Hydrologic Transfer 9 (Agate Bay, Nevada). Please provide a
construction cost estimate by your licensed contractor, architect or engineer.

The security required under Standard Condition 1.B of Attachment Q shall be
determined upon the Permittee's submittal of the required Best Management Practices
plan and related cost estimate. The security shall be equal to 110 percent of the
estimated BMP costs. Please see Attachment J, Security Procedures for appropriate
methods for posting the security and for calculation of the required security
administration fee.
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The permittee shall post a security with TRPA as a requirement of the Third Tahoe
Mariner Settlement Agreement to ensure completion of the long term operation,
Maintenance and Monitoring of the constructed water quality improvements including
the public/private project with Placer County, the permittee shall, in conjunction with
TRPA staff, develop a long term maintenance and monitoring plan which addresses the
maintenance and monitoring aspects of all required BMPs, fertilizer application and
water quality. This plan will be based on a template provided by and agreed to by TRPA
and will include the submission of reports by the permittee as well as inspections by
TRPA. If additional post-project monitoring determines that TRPA discharge standards
are exceeded, then the TRPA security deposit shall be used to implement additional
water quality treatment needed in the East Stateline watershed and project area.

The permittee shall record a deed restriction that will permanently assure that the 5.7
acres of open space with 3.07 acres dedicated as public park(s) including seating areas
with lake views, hiking trails and a scenic overlook built by the permittee shall be
maintained by the permittee shall remain as open/park space in perpetuity. Said deed
restriction shall be recorded prior to security release for the Sierra Park project (TRPA
File#f CEPP2014-0138-R01). The Permittee shall record the deed restrictions with the
Washoe County Recorder's Office and provide either the original recorded deed
restrictions or a conformed copy of the recorded deed restrictions to the TRPA.

Within 30 days of receipt of the deed restrictions identified for the following,
the Permittee shall provide the latest recorded grant deeds for all parcels
within the project area to TRPA. Once the grant deeds are received, TRPA shall
prepare the following two separate deed restrictions:

(1) A project area deed restriction for land coverage, development rights,
scenic assessments, and density purposes to be recorded against the
parcels; and

(2) A deed restriction that will permanently assure that the 38 residential
units identified for the moderate-income housing are only available to
moderate income employee households. All housing units shall be used
exclusively as residential dwellings by permanent residents, and shall be
occupied in accordance with local, regional, state and federal standards
for the assistance of households with moderate income occupants.

Such housing units shall be made available for rental or sale at a cost that
does not exceed the recommended state and federal standards.

The Permittee shall record the deed restrictions identified in Special Condition 5.J
(above) with the Washoe County Recorder's Office and provide either the original
recorded deed restrictions or a conformed copy of the recorded deed restrictions
to the TRPA.

The Permittee shall provide to TRPA a conformed copy of a TRPA approved recorded
deed restriction that is consistent with the Third Amendment to Settlement
Agreement Regarding Tahoe Mariner and Boulder Bay Project, documenting the
retirement of 9,914 square feet of the total existing gaming floor area within the
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project area.

The Permittee shall record a TRPA approved deed restriction that permanently restricts
the area where the Crystal Bay Motel is to be demolished as open space.

Permittee shall provide evidence that construction financing has been approved for the
construction of the project and the construction lender shall provide written assurance
to TRPA that its required loan documents have been executed and that construction
funds have been approved and are available prior to the commencement of the
proposed development. If the development is constructed in phases, then the evidence
of required financing shall be provided prior to commencement of construction of each
phase (if applicable).

The Permittee shall submit a dewatering plan to TRPA for review and approval prior to
acknowledgement of this permit in the event groundwater is encountered during
excavations. The dewatering plan shall provide for intercepted groundwater to be re-
infiltrated on-site or at a TRPA approved location.

The Permittee shall submit a fertilizer management plan consistent with Section 81.7 of
the TRPA Code of Ordinances for TRPA review and approval.

The Permittee shall submit a complete Grading and Construction Plan for the project,
including construction phasing, coordination of construction and demolition work with
adjacent business operations, construction access, parking, material storage areas,
coordination of utility related construction, temporary BMPs, street sweeping, site clean
up, construction hours at a minimum of and consistent with Chapter 64 of the TRPA
Code. The permit requires construction activities, equipment, materials and runoff be
contained within the project area.

The Permittee shall enter into an agreement with Placer County Parks and Recreation to
participate in the removal of refuse at Speedboat Beach and the immediate area.

The permittee shall submit a Streetscape/Landscape Plan for the project for TRPA
review and approval consistent with the requirements of the Washoe County Tahoe
Area Plan. Said plan shall include both hardscape and softscape landscape elements;
planting materials and planting details, sidewalk details, paving material, colors and
textures, and lighting. (Note, signage requires separate TRPA review and approvals).
The landscape plan shall also include a strategy for tree replacement. All vegetation
shall be consistent with the requirements of Chapter 30 of the TRPA Code of
Ordinances, including the specification for sizing and species of plants.

The permittee shall submit a long-term monitoring (5 years minimum) and at a
minimum, a 20-year maintenance plan for all water quality and BMP improvements as
well as any other measures as described in the Monitoring and Mitigation Program of
the EIS for TRPA review and approval.
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The Permittee shall submit a monitoring plan to monitor the project’s Daily Vehicle Trip
Ends (DVTE), consistent with the Third Amendment to Settlement Agreement Regarding
Tahoe Mariner and Boulder Bay Project, for TRPA review and approval. If after 5 years
from project completion the monitoring determines that DVTE has increased beyond
the 2,915-trip projection identified in the FEIS, then the applicant shall permanently
retire existing development rights to reduce the DVTE to meet the 2,915 DVTE
projection.

The permittee shall submit a plan to implement an overnight guest parking fee and
parking validation program consistent with the above referenced Settlement Agreement
to create incentives for guests to utilize public transportation and onsite amenities.

The permittee shall submit a plan to implement the alternative transportation measures
as outlined in the Mitigation and Monitoring Program of the Final EIS, including, but not
limited to:

(a) A shuttle pick-up and drop-off to an area ski resort during the winter ski season.
(b) Beach access (including Speedboat Beach) shuttle service.

Some level of shuttle service shall be provided year-round, with adjustments made for
summer and winter peak seasons. During busy summer days, one proposed shuttle
vehicle shall make round trips between the project site and nearby beaches for 12 hours
a day, departing the project site once an hour.

The final plans plan shall be revised to include:

1. Aheated asphalt 'snow melting system' along Wellness Way designed to aid in the
melting of snow on the road surface.

2. Notes and details indicating the repaving of Stateline Road between SR 28 and Cove
Street using rubberized asphalt or other approved noise reducing road surfaces that
have shown acceptable noise reductions.

3. Inclusion of the Crystal Bay Hotel parcel into the project area. The site plan shall
include demolition and site restoration details for the area where the Crystal Bay

Motel will be demolished.

4. Permanent water quality BMPs for the office building and parking lot that will
remain on the site where the Crystal Bay Motel is to be demolished.

5. Notes indicating all utilities shall be placed underground.
6. Proposed snow storage calculations and locations of snow storage.

7. Final plans shall include lighting details that conform to the Code of Ordinances.
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AA.

BB.

CC.

DD.

8. Afinal landscape and irrigation plan showing the required proposed trees and shrubs
consistent with the exhibits and visual simulations submitted with the project
application.

9. The final plans shall demonstrate how new combustion appliances conform to the air
quality standards found in Subsection 65.1.4 and other applicable provisions of the
TRPA Code. TRPA emission standards shall be noted and compared to the published
emissions from proposed devices such as, but not limited to, water heaters and
central furnaces.

A BMP INSPECTION AND MAINTENANCE PLAN shall be submitted detailing necessary
maintenance activity and schedules for all BMPs installed on the property. All BMPs shall
be maintained subject to the INSPECTION AND MAINTENANCE PLAN approved as part of
this permit. All maintenance activities shall be recorded in a corresponding maintenance
log. This log shall be maintained for the life of the property and made available for
inspection by TRPA staff. If this log is not complete, TRPA will assume that maintenance
has not been performed and reserves the right to revoke the BMP Certificate of
Completion.

The permittee shall submit plans, cost estimates and installation schedule for the
installation of all required water quality improvements (BMPs) for the entire project area.
All required offsite BMPs including the BMPs associated with the Crystal Bay Motel
demolition site, the adjacent office building and associated parking lot. Further the
installation of all on-site BMPs shall be completed at the end of each construction phase.

The security required under Standard Condition A.3 of Attachment R shall be determined
upon the permittee’s submittal of required Best Management Practices plan and related

cost estimate. Please see Attachment J, Security Procedures, for appropriate methods of
posting the security and for calculation of the required security administration fee.

The permittee shall revise the final landscape plan to include additional landscaping,
consisting of evergreen trees (8 total trees, 8-10 feet in height), on each side of the park
access roadway to improve screening of the building A ground level floors as viewed from
the SR 28.

The final landscape plan shall indicate the existing vegetation located adjacent to building
G consisting of four conifer trees within or near the SR 28 right of way and shown in the
photo simulation (see trees highlighted in green in Figure 8 of final scenic evaluation
report prepared by Hauge Brueck Associates, dated October 14, 2022) shall be protected
and maintained as part of the project plans.

Final project plans shall include a reconfiguration/relocation of the existing crosswalk
located on Highway 28. The reconfiguration/relocation shall be determined in
coordination with NDOT, Washoe County and TRPA and shall consider adjacent
pedestrian circulation patterns on the north and south sides of Highway 28.
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EE.

FF.

GG.

HH.

Final project plans shall include a Class 1 bike trail along the project frontage in a location
determined through coordination with NDOT, Washoe County and TRPA.

The permittee shall submit a Dust Control Plan to be implemented during construction.
The permittee shall submit a construction schedule and construction staging plan.

The permittee shall submit final construction plans.

Upon issuance of a Certificate of Occupancy for the first completed phase of the Waldorf Astoria
project that requires employees to be on-site, the permittee shall implement the following
measures designed to reduce employee-related trips to and from the project:

A.

Designation of an Employee Transportation Coordinator: The project controller will
designate an Employee Transportation Coordinator (ETC) to coordinate and implement
the transportation control measure activities required by the Employee Transportation
Plan.

Posting Alternative Transportation Mode Information: The project controller shall
provide to employer’s alternative mode information, including current schedules, rates
(including procedures for obtaining transit passes) and routes of mass transit service
serving the Crystal Bay area, including the Tahoe Area Regional Transit ("TART")
services, the North Lake Tahoe Express, and visitor shuttle service. In addition, the
project controller shall also provide information regarding the location of all bicycle
routes within at least a five-mile radius of the resort.

Bicycle Parking Facilities: Sufficient bicycle parking will be supplied to employees. The
Waldorf Astoria will provide bicycle parking for all bicycle commuters, as determined by
survey of employees. The bicycle parking facilities shall be,at a minimum, Class II
stationary bicycle racks, and will be located adjacent to the employee entrance,as well
as near the main hotel casino building entrance.

Preferential Carpool/Vanpool Parking. Parking spaces for aminimum of 4% of the

employees shall be designated as carpool parking. These spaces will be in the most
convenient location to access the employee entrance. In order to ensure proper

usage of these spaces, signs or pavement marking shall be installed to

designate these spots for carpool vehicles only.

In-House Carpool Matching Service. The WaldorfAstoria shall conduct a survey of
employees to identify personsinterested in being in carpools and match potential
carpoolers by work shift and address. This survey and matching shall be performed on
an annual basis for all interested employees.

Truckee-North Tahoe Transportation Management Association (TMA) Membership.
The ETC or other designated management employee shall actively participate in the
TMA. The ETC shall attend all membership meetings or send a designated
representative, pay all required dues,and/or be involved in any other programs which
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the TMA board administers.

G. Transit Pass Subsidy. The permittee shall provide a subsidy, on monthly transit passes, of
50% or the maximum taxable benefit limit, whichever is greater.

H. Transit Shelter. The permitteeshall provide a shuttle/trolley stop. Thisstop will be
served by the North Tahoe Express, seasonal trolley services and employee shuttles.
Additionally, the current TART stop on the north side of State Route 28 ("SR 28")
directly adjacent to the site will be expanded per TART standards to accommodate
two buses at one time. This, along with the other existing bus bay on the north side
of SR 28 just west of Stateline Road, would allow up to three westbound vehicles to
be in Crystal Bay at one time.

I Showers Provided. The permittee shall provide two employee restrooms/locker rooms,
one located in the hotel area the other in the casinoarea, for a total of two male and
two female facilities. One shower shallbe provided in each of the four facilities (two
male and two female).

J. Lockers Provided. The permitteeshall provide lockers inside each of the
restroom/locker room areas. At least 20 lockers will be provided in total for use by
employees only.

K.  On-Site Services. The permitteeshall include an employee cafeteria and a
lunchroom/break room.

The permittee shall maintain records documenting implementation of the above measures
which shall be provided to TRPA upon request.

The Permittee shall implement the alternative transportation measures as outlined in the
Mitigation and Monitoring Program of the Final EIS in perpetuity, including:

(a) A shuttle that provides pick-up and drop-off services to an area ski resort.
(b) A beach access shuttle service.

Prior to release of the project security the Permittee shall enter into a memorandum of
understanding with the Truckee- North Tahoe Transportation Management Association ("TMA")
for oversight and coordination of the proposed Alternative Transportation Program. As part of
the above memorandum of understanding with TNT TMA, the permittee shall include a
requirement to review transit expenditures on an annual basis with transit representatives of
TART to evaluate the previous year's results and allocate funds toward public transportation
efforts as deemed appropriate by TART, the TMA and the permittee.

The Resource Protection Plan (or Recovery Plan), submitted to the Nevada State Historic
Preservation Office (NVSHPO) in May 2009 (revised September 2009), must be approved by the
NVSHPO pursuant to TRPA Code Subsection 29.6.C(2) before demolition can occur. The Plan
must include the following requirements:
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10.

11.

12.

A The permittee will preserve and restore the one extant neon sign from the 1940s-1950s
period of significance for the Tahoe Biltmore and place it within the proposed mixed-use
project.

B. The permittee will preserve and restore the 1962 “Tahoe Biltmore” Googie architectural
sign and place it either within the proposed mixed-use project, pending final project
design and height approvals from TRPA, or at an appropriate offsite location in Nevada
(i.e. a sign preservation organization, etc.) to be determined in consultation with the
TRPA and NVSHPO. If the sign is moved offsite, the permittee will incorporate “Googie”
style design features of the “Tahoe Biltmore” sign into the design of project details, such
as walkway lighting or signage. The permittee will incorporate interpretive signage into
the proposed mixed-use project to document the history of the Tahoe Biltmore Resort.
Interpretive signage will be publicly visible, and the contents and specific locations will
be determined with guidance from a qualified historian.

C. The permittee will prepare a photograph/text interpretation of the history of the Tahoe
Biltmore Resort and Cottages that includes the preservation of the historical
photographs now on exhibit in the Tahoe Biltmore and other items or materials relating
to the early history of the resort or North Shore. The display will be placed onsite in a
permanent location easily accessible to the public (e.g., Hotel lobby, Meeting room
foyer, Restaurant waiting area, or preservation of one of the Cottage structures as a
museum, etc.).

D. The permittee will sponsor and produce a web-based booklet regarding the history of
Crystal Bay for general public distribution (local retail shops, casinos, clubs, bookstores,
etc.), smaller than the Bethel Van Tassel book (Wood Ships to Gaming Chips), and more
specific to the North Shore than The Golden Age of Nevada Gambling by Moe. The
booklet will include the historical photographs of Crystal Bay and its resort facilities
archived in the Images of Lake Tahoe Collection at the University of Nevada, Reno.

E. The permittee will incorporate architectural details discussed in the Historic Resources
section of the EIS into the final design of building entry ways, doors, and windows.
Determination of the final architectural design and details of the building will be made
in consultation with the NVSHPO office as required by mitigation measure CUL-1A of the
EIS.

By acceptance of this permit the Permittee waives all claims it may have to hard or soft
coverage which may have existed in 1978. This condition shall not be construed to exempt the
Mariner Property from compliance with excess coverage mitigation requirements.

Signs are not approved as a part of this permit. Sign approvals shall require submittal of a
separate application. However, signage for the Waldorf Astoria project shall be in conformance
with the current sign standards, or the adopted Washoe County Area Plan standards, depending
on the applicable standards at the time sign approval.

All waste resulting from the saw-cutting of pavement shall be removed using a vacuum (or other
TRPA approved method) during the cutting process or immediately thereafter. Discharge of
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13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

waste material to surface drainage features is prohibited and constitutes a violation of this
permit.

In the event that human remains are discovered, the Washoe County Coroner shall be contacted
and, if the remains are determined to be Native American, the Nevada Office of Historic
Preservation shall also be notified in accordance with Section 383.170 of the Nevada State Revised
Statutes. Section 383.170 directs the SHPO to consult immediately with the Nevada Indian
Commission and notify the appropriate Indian tribe. This section also authorizes the Indian tribe,
with the permission of the landowner, to inspect the site and recommend an appropriate means
for the treatment and disposition of the site and all associated artifacts and human remains.

No gates shall be installed on the new access road extending north from Highway 28 (aka
“Wellness Way” on the east side of the project area located adjacent to the Granite Place
Condominiums. This road shall remain open for public use.

All accessory uses shall not be advertised separately and shall not be operated independently of
the associated primary use.

All unused multi-residential bonus units, tourist accommodation units and commercial floor area
awarded to the project per TRPA Resolution No. 2008-11 as part of the CEPP shall be returned to
the TRPA pools.

Excavation equipment is limited to approved construction areas to minimize site disturbance. No
grading, excavation, storage or other construction related activities shall occur outside the area of
disturbance.

All surplus construction waste materials shall be removed from the project and deposited only at
approved points of disposal.

The construction of a concrete washout facility is prohibited unless approved in writing by a TRPA
Environmental Specialist.

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.

Any normal construction activities creating noise in excess to the TRPA noise standards shall be
considered exempt from said standards provided all such work is conducted between the hours of
8:00 A.M. and 6:30 P.M.

The permittee is responsible for ensuring that the project, as built, does not exceed the approved
land coverage figures shown on the site plan. The approved land coverage figures shall supersede

scaled drawings when discrepancies occur.

This site shall be winterized in accordance with the provisions of Attachment Q by October 15™ of
each construction season.
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24.

25.

26.

27.

28.

29.

30.

Grading is prohibited any time of the year during periods of precipitation and for the resulting
period when the site is covered with snow, or is in a saturated, muddy, or unstable condition.

All Best Management Practices shall be maintained in perpetuity to ensure effectiveness which
may require BMPs to be periodically reinstalled or replaced.

All landscaping shall be maintained in perpetuity (and replaced as needed) in a condition
consistent with the approved landscape plans.

Any change to the project requires approval (except for TRPA exempt activities) of a TRPA plan
revision permit prior to the changes being made to any element of the project (i.e. structural
modifications, grading, BMPs, etc.). Failure to obtain prior approval for modifications may result
in monetary penalties.

Temporary and permanent BMPs may be field fit as appropriate by the TRPA inspector. Parking
barriers may be required at the discretion of the TRPA Environmental Specialist.

The permittee shall provide photographs to the TRPA Environmental Specialist taken during
construction that demonstrate any subsurface BMPs or trenching and backfilling proposed on the
project were constructed correctly (depth, fill material, etc.).

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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SCENIC VIEW ANALYSIS | VIEW 01 ENTITLEMENTS ANALYSIS

SCENIC VIEW ANALYSIS | VIEW 04

EXISTING SITE CONDITIONS - UPDATED

VIEW OT - FROM SR 28 & STATELINE

View comparison when approaching the project site from the south along Highway SR
28 at the intersection of State Line Road.

KEY PLAN

PREVIOUS APPROVED ALTERNATE C EXISTING SITE CONDITIONS - UPDATED

VIEW 04 - FROM LAKE VIEW AVE.

View comparison when approaching the site from the east along Lakeview Ave. The
highest level of building massing is shown being obscured by trees along the road. The
clear view of the lake horizon is indicated along with the distant mountain ridge lines
beyond.

KEY PLAN

PROPOSED DESIGN REVISIONS

PROPOSED DESIGN REVISIONS

ENTITLEMENTS ANALYSIS

LAKE TAHOE HOTEL AND RESIDENCE

SCENIC VIEW ANALYSIS | VIEW 02 ENTITLEMENTS ANALYSIS

LAKE TAHOE HOTEL AND RESIDENCE

SCENIC VIEW ANALYSIS | VIEW 05

EXISTING SITE CONDITIONS - UPDATED

VIEW 02 - FROM SR 28

View comparison when driving past the sweeping curve from west moving north along
the project site on Highway SR 28.

KEY PLAN

PREVIOUS APPROVED ALTERNATE C EXISTING SITE CONDITIONS

KEY PLAN

PROPOSED DESIGN REVISIONS

PROPOSED DESIGN REVISIONS

VIEW O5 - ADDITIONAL VIEW FROM SR 28

View comparison when driving north along SR 28 past buildings G, approaching Big
Water Drive and existing condo buildings of Phase A.

The two story volume of building G is described screen intermittently by landscape
elements and trees. Included in this view are the pedestrian improvements along the
SR 28 frontage.

The larger trees anchoring the building C amenity area help screen the volume of the
building beyond.

ENTITLEMENTS ANALYSIS

LAKE TAHOE HOTEL AND RESIDENCE

SCENIC VIEW ANALYSIS | VIEW 03

VIEW 03 - FROM SR 28 NEAR
PHASE TA

View comparison when approaching the site from
the north, driving south, along Highway SR 28. This
view focuses on the impact of Phase 1A, which is
now existing. The project is hidden from this view
due to the existing Phase 1A buildings and existing
landscape.

SITE CONDITIONS PRIOR TO BUILDING A

KEY PLAN

EXISTING SITE CONDITIONS

CRYSTAL 3
PUBLIC PARK

PREVIOUS APPROVED ALTERNATE C

PROPOSED LANDSCAPE ADDITIONS

LAKE TAHOE HOTEL AND RESIDENCE

LAKE TAHOE HOTEL AND RESIDENCE
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RESIDENCE UNITS BY TYPE

UNIT TYPE AREA

2.10 RESI UNIT TYPE 2BR - HOTEL

Lake Tahoe Hotel & Residences
Guestroom and Branded Hotel
Residences Unit Summary
10/4/2022 SCHEMATIC
DESIGN
Building Program
D Hotel SOUTH EAST ELEVATION - (FRONT) | NORTH WEST ELEVATION - (BACK)
Llevelos | R B GR | VERT GR | GR | s1 | GR | VERT
Llevel07 | BRASSERIE LOBBY LOUNGE LOBBY LOBBY
levelO6 | GR GR GR | GR | S1 | GR
levelos | GR |POOL SUP. GRILL GR GR | GR | S1 | GR
Llevelo4 | AMENITIES
LevelO3 | PARKING
Llevel02 | PARKING
GR | S1 | S2
D Total 24 | 3 | 0 | 5 2 1 . 35 | Total
F Hotel SOUTH EAST ELEVATION - (FRONT)
levelos | GR | GR | GR | GR | GR GR | GR | GR | GR | GR
LlevelO4 | GR |GR GR | GR | GR | GR |82 COURTYARD 2 GR | GR | GR | GR | GR | GR
Llevelo3 | GR  |GR GR | GR | GR | GR |82 GR | GR | GR | 52 GR | GR | GR |GR |GR GR
Llevel02 | MEP PARKING MEP
LlevelOl | AMENITITES |MEP
GR | S1 | S2
F Total 37 0ol 4 ] 0o 0o | o0
GR | S1 | S2
Hotel Total 61 | 3 | 4 | 5 2 1
C Hotel Residences SOUTH EAST ELEVATION - (FRONT) | NORTH WEST ELEVATION - (BACK)
Level 07 3BR VERT
7777777777777 —~ |- — [ —
Level 06 CGR LI 2BR | CGR [2BR ' CGR | CGR |2BR
************* —= —[— —— —
levelos | CGR 3! 2BR | CGR |2BR 1 CGR | CGR [2BR
Llevelod | 4BR 3BRD ' CGR MEP
Llevel03 | 4BR-A 3BR-D | CGR MEP
level02 | PARKING PARKING PARKING
2BR | 3BR |3BR-C|3BR-D |V N BT CGR
C Total 6 | 4 | 1 | 2 | a4 | 1 1 | 4 | 20 . 43 | Total |
E Hotel Residences ‘ EAST ELEVATION - (SIDE) ‘ “
LlevelOS | 2BR
levelo4 | 3BR 2BR 2BR
level03 | 3BR-A 2BR-A 2BR-A
levelO2 | 3BR-B 2BR-A 2BR-A
LlevelOl | CASINO
2BR |2BR-A| 3BR |3BR-A|3BR-B
E Total 3 | 4 | 1 1 1 1
H Hotel Residences SOUTH EAST ELEVATION - (FRONT) | | NORTHEL. - (BACK) |
—ag — ]| B
LevelO3 | EVENT SPACE CGR [3BR-A 3BR-A CGR
level02 | RETAIL RETAIL
levelol | RETAIL
3BR-A| CGR
H Total 2 | 2 4 |Total
2BR |2BR-A| 3BR |3BR-A|3BR-B| 3BR-C 3BR-D| il | /::bifc:n: BRI CGR NOTE:
Hotel Residences 9 4 5 3 1 1 2 4 1 1 5 36 |Total Residential Units
LOCK-OFF 22 22 |Total Residential Lock-Off Rooms — INDICATING CONNECTING ROOMS
58 |Total Potential Hotel Residential Keys CGR CONNECTING GUESTROOM (LOCK'OFF)
Grand Total Hotel Keys +
Hotel Resi (Excl WFH Units) 112 | Total
G Workforce Housing| EAST ELEVATION - (FRONT) | | WEST ELEVATION - (BACK) |
Lleveloa WFH | WFH | WFH WFH | WFH WFH | WFH WFH | WFH | WFH
Llevel03 WFH | WFH WFH | WFH
levelO2 RETAIL RETAIL
WFH
G Total 14 | 14 |Total
Workforce Housing 14 |Total
Total
Lake Tahoe Hotel & Residences
Exclusive Residences
Unit Summary
9/1/2022 SCHEMATIC DESIGN
Building Program
B Exclusive... South Wing - SE View ‘ ‘North Wing - SE View
Llevel10 | PH ROOFTOP AMENITY
LlevelOs | PH 4BR 4BR PH
Llevelos | PH 4BR 4BR 4BR PH
LlevelO7 | LOBBY 4BR 4BR 4BR 4BR PH
LlevelOs | AMENITY  |3BR 3BR 3BR 3BR PH
LlevelOs | AMENITY  |3BR 3BR 3BR 3BR 3BR MEP
Llevelo4 | PARKING PARKING
3BR | 4BR | PH
B Total 9 | 9 | 7 25 |Total |
Exclusive Residences Total 25 | Total

E-2BR-A 1,661 SF
E-2BR-A 1,661 SF
E-2BR-A 1,661 SF
E-2BR-A 1,661 SF
E-2BR-A 1,661 SF
E-2BR-A 1,661 SF
C-2BR-C 1,694 SF
C-2BR-B 1,959 SF
C-2BR-D 1,572 SF
C-2BR-C 1,694 SF
C-2BR-B 1,959 SF
C-2BR-D 1,572 SF
E-2BR-A 1,661 SF
13 22,076 SF
2.10 RESI UNIT TYPE 3BR - HOTEL

E-3BR-A 2,227 SF
E-3BR-A 2,227 SF
C-3BR-C 2,414 SF
C-3BR-D 2,419 SF
E-3BR-A 2,227 SF
C-3BR-C 2,420 SF
C-3BR-D 2,335 SF
C-3BR-E 2,254 SF
C-3BR-E 2,236 SF
C-3BR-F 2,217 SF
10 22,975 SF
2.10 RESI UNIT TYPE 4BR - HOTEL

H-3BR-A 2,833 SF
H-3BR-A 2,829 SF
C-4BR-B 2,698 SF
C-4BR-A 2,719 SF
C-4BR-B 2,690 SF
C-4BR-A 2,722 SF
C-4BR-A 2,653 SF
C-4BR-A 2,648 SF
8 21,792 SF

2.10 RESI UNIT TYPE PH - HOTEL

E-PH-A 3,987 SF
C-PH-B 3,987 SF
C-PH-B 3,970 SF
C-PH-C 3,978 SF
C-PH-D 4,000 SF
5 19,920 SF
2.11 RESI UNIT TYPE 3BR - EXCLUSIVE
B-3BR-A 2,573 SF
B-3BR-A 2,599 SF
B-3BR-A 2,583 SF
B-3BR-A 2,563 SF
B-3BR-B 2,309 SF
B-3BR-A 2,554 SF
B-3BR-A 2,602 SF
B-3BR-A 2,604 SF
B-3BR-A 2,564 SF
9 22,951 SF

2.11 RESI UNIT TYPE 4BR - EXCLUSIVE

RESIDENCE UNITS BY BUILDING
UNIT TYPE AREA
B
SITE LEVEL 05
2.11 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,573 SF
2.11 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,599 SF
2.11 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,583 SF
211 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,563 SF
211 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,309 SF
12,628 SF
SITE LEVEL 06
211 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,554 SF
211 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,602 SF
2.11 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,604 SF
2.11 RESIUNIT TYPE 3BR - EXCLUSIVE | 2,564 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 4,969 SF
15,293 SF
SITE LEVEL 07
2.11 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,906 SF
2.11 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,914 SF
211 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,947 SF
211 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,909 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 4,962 SF
16,638 SF
SITE LEVEL 08
211 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,948 SF
211 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,970 SF
2.11 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,913 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 5,600 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 4,944 SF
19,375 SF
SITE LEVEL 09
2.11 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,939 SF
2.11 RESIUNIT TYPE 4BR - EXCLUSIVE | 2,956 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 5,694 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 5,315 SF
16,804 SF
SITE LEVEL 10
2.11 RESI UNIT TYPE PH - EXCLUSIVE 6,183 SF
6,183 SF
25 86,922 SF
C
SITE LEVEL 03
2.10 RESI UNIT TYPE 3BR - HOTEL 2,414 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,419 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,698 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,719 SF
10,250 SF
SITE LEVEL 04
2.10 RESI UNIT TYPE 3BR - HOTEL 2,420 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,335 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,690 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,722 SF
10,168 SF
SITE LEVEL 05
2.10 RESI UNIT TYPE 2BR - HOTEL 1,694 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,959 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,572 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,254 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,653 SF
2.10 RESI UNIT TYPE PH - HOTEL 3,987 SF
14,119 SF

RESIDENCE UNITS BY BUILDING
UNIT TYPE AREA
SITE LEVEL 06
2.10 RESI UNIT TYPE 2BR - HOTEL 1,694 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,959 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,572 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,236 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,648 SF
2.10 RESI UNIT TYPE PH - HOTEL 3,970 SF
14,079 SF
SITE LEVEL 07
2.10 RESI UNIT TYPE 3BR - HOTEL 2,217 SF
2.10 RESI UNIT TYPE PH - HOTEL 3,978 SF
2.10 RESI UNIT TYPE PH - HOTEL 4,000 SF
10,194 SF
23 58,810 SF
E
SITE LEVEL 02
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,227 SF
5,648 SF
SITE LEVEL 03
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,227 SF
5,648 SF
SITE LEVEL 04
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 2,227 SF
5,648 SF
SITE LEVEL 05
2.10 RESI UNIT TYPE 2BR - HOTEL 1,661 SF
2.10 RESI UNIT TYPE PH - HOTEL 3,987 SF
5,647 SF
" 22,292 SF
G
SITE LEVEL 03
2.11 RESI UNIT TYPE WFH 941 SF
2.11 RESI UNIT TYPE WFH 999 SF
2.11 RESI UNIT TYPE WFH 1,164 SF
2.11 RESI UNIT TYPE WFH 1,164 SF
4,267 SF
SITE LEVEL 04
2.11 RESI UNIT TYPE WFH 759 SF
2.11 RESI UNIT TYPE WFH 979 SF
2.11 RESI UNIT TYPE WFH 791 SF
2.11 RESI UNIT TYPE WFH 979 SF
2.11 RESI UNIT TYPE WFH 761 SF
2.11 RESI UNIT TYPE WFH 763 SF
2.11 RESI UNIT TYPE WFH 755 SF
2.11 RESI UNIT TYPE WFH 762 SF
2.11 RESI UNIT TYPE WFH 754 SF
2.11 RESI UNIT TYPE WFH 763 SF
8,066 SF
14 WFH: 2 BEDROOM AFFORDABLE 12,333 SF
EMPLOYEE HOUSING UNITS
H
SITE LEVEL 03
2.10 RESI UNIT TYPE 4BR - HOTEL 2,833 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 2,829 SF
5,662 SF
2 5,662 SF

OVERALL PROGRAMMING AREA SUMMARY
. SUB-CATEGORY AREA
1- HOTEL
1.10 GUESTROOMS 38,364 SF
1.10 GUESTROOMS TYPE 1S 4,321 SF
1.10 GUESTROOMS TYPE 2S 2,473 SF
1.10 GUESTROOMS TYPE 33 6,312 SF
1.10 GUESTROOMS TYPE 43 4,386 SF
1.10 GUESTROOMS TYPE PS 2,845 SF
1.20 CIRCULATION 25,102 SF
1.20 CIRCULATION VERT 3,415 SF
1.30 HOTEL LOBBY & AMENITY 10,119 SF
140 F&B 15,649 SF
1.40 F&B SUPPORT 9,019 SF
1.50 FUNCTION 13,332 SF
1.80 BOH 45,831 SF
1.80 BOH CIRCULATION 18,684 SF
1.80 BOH VERT 8,330 SF
1.80 MECHANICAL 52,565 SF
191 WC 1,399 SF
262,145 SF
2 - RESIDENCES
2.10 RESI UNIT TYPE 2BR - HOTEL 22,076 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 22,975 SF
2.10 RESI UNIT TYPE 4BR - HOTEL 21,792 SF
2.10 RESI UNIT TYPE PH - HOTEL 19,920 SF
2.11 RESI UNIT TYPE 3BR - EXCLUSIVE 22,951 SF
2.11 RESI UNIT TYPE 4BR - EXCLUSIVE 26,402 SF
2.11 RESI UNIT TYPE PH - EXCLUSIVE 37,568 SF
2.11 RESI UNIT TYPE WFH 12,333 SF
2.20 RESI CIRCULATION 36,722 SF
2.20 RESI CIRCULATION VERTICAL 5,244 SF
2.20 RESI LOBBY & AMENITY 7,843 SF
2.80 RESI BOH CIRCULATION 957 SF
2.80 RESI SERVICE VERTICAL 18,411 SF
255,197 SF
3- RETAIL
3.20 RETAILL | 18,718 SF
18,718 SF
3- SPA/ WELLNESS
310 SPA | 15,802 SF
15,802 SF
4 - CASINO
4.0 CASINO | 10,000 SF
10,000 SF
5 - PARKING
5.0 PARKING 169,078 SF
5.1 PARKING LOADING DOCK 2,778 SF
171,856 SF
GRAND TOTAL 733,718 SF
TOTAL GUESTROOM SUMMARY
SUB-CATEGORY ' COUNT | AREA
HOTEL - INTERIOR
1.10 GUESTROOMS 61 | 38364 SF
1.10 GUESTROOMS TYPE 1S 5 4,321 SF
1.10 GUESTROOMS TYPE 25 2 2473 SF
1.10 GUESTROOMS TYPE 38 5 6,312 SF
1.10 GUESTROOMS TYPE 4S 2 4,386 SF
1.10 GUESTROOMS TYPE PS 1 2,845 SF
76 58701SF
HOTEL RESIDENCES SUMMARY
SUB-CATEGORY ' COUNT |  AREA
RESIDENCE - INTERIOR
2.10 RESI UNIT TYPE 2BR - HOTEL 13 | 22,076 SF
2.10 RESI UNIT TYPE 3BR - HOTEL 10 | 22975SF
2.10 RESI UNIT TYPE 4BR - HOTEL 8 | 21,792SF
2.10 RESI UNIT TYPE PH - HOTEL 5 | 19,920 SF
36 86,764 SF

TOTAL HOTEL RESIDENTAIL UNITS: 36
TOTAL LOCK-OFF ROOMS: 22

TOTAL POTENTIAL KEYS

(INCLUDING LOCK-OFFS): 58 KEYS

B-4BR-A 2,906 SF
B-4BR-A 2914 SF
B-4BR-A 2047 SF
B-4BR-A 2,909 SF
B-4BR-A 2,048 SF
B-4BR-A 2970 SF
B-4BR-A 2913 SF
B-4BR-A 2,939 SF
B-4BR-A 2,956 SF
9 26,402 SF
211 RESI UNIT TYPE PH - EXCLUSIVE
B-PH-A 4969 SF
B-PH-A 4962 SF
B-PH-B 5,600 SF
B-PH-B 5,504 SF
B-PH-C 5,315 SF
B-PH-D 6,183 SF
B-PH-A 4944 SF
7 37568 SF
211 RESI UNIT TYPE WFH

G-WFH 941 SF
G-WFH 999 SF
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