
Item G.1.

M E M O R A N D U M

TO: Board of Trustees

FROM: Sara Schmitz
Board of Trustees

SUBJECT: Review, Discuss and Possibly Approve the Proposed 
Veterans Memorial Design and Location and authorizes 
staff to formulate costs related to the installation of the 
memorial.

DATE: June 18, 2024

I. RECOMMENDATION

1. The Board moves to accept the proposed Veterans Memorial Design.
2. The Board moves to accept the proposed location for the Veterans 

Memorial.
3. The Board directs staff and legal counsel to formulate District staff time and 

related cost estimates for moving the project forward.

II. BACKGROUND

A large percentage of America’s towns and cities have some form of memorial to 
Veterans and/or wars.  These memorials are typically located within a town square 
or village green, while many are located near government buildings or the 
government center.  The memorials are intended to bring a sense of community 
and shared remembrance and appreciation for those who sacrificed in service to 
their country or for those who lost their lives in this service.  As a result, these 
memorials become a community gathering point during National Holidays and 
ceremonies.  There currently is no memorial site in Incline Village.

The recommendation for the placement of the Veterans Memorial is at the northern 
end of the Village Green, along Incline Way and across the street from the 
Recreation Center.  As the memorial is intended to be a gathering place for events 
and ceremonies, it is important that it placed in a space that is level, with walkable 
surfaces to accommodate a number of people of various ages and abilities who 
would be attending.  From a staff perspective, the proposed space is appropriate 
as it meets the requirements of a gathering place and will also become a focal 
point for the Village Green area.
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-2- June 18, 2024

With Board approval of the design and location, staff will work on an agreement 
between the District and Michael Gross and/or ITF to finalize the details for the 
project to move forward. 

Michael Gross will be in attendance at the Board meeting to discuss the proposal 
and donation and to answer questions. 

III. FINANCIAL IMPACT AND BUDGET

To be determined and brought back to the board.

IV. ALTERNATIVES

1. Alter the memorial design.
2. Alter the location of the memorial.
3. Take no action.

V. ATTACHMENTS

1. Project Power Point 
2. Project narrative
3. Parcel overview:  APN: 127-010-07
4. TRPA Findings
5. MOU between Incline Tahoe Foundation and Incline Village General 

Improvement District
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Proposed

War Memorial 

For Incline Village

Michael Gross
775-548-6008

mdgross5@aol.com

1
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Proposed War Memorial

2

Objectives for Today’s Briefing:

• Need for A War Memorial in Incline Village

• Proposed Memorial Site

• Review The Proposed Monument Design & Inscription

• Hear The “Voice” Of Our Community (i.e., Veterans, etc)
• Questions
• Feedback
• Design Evaluation
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Benefit to Our Incline Village Community

3

Background:
• A large percentage of America’s towns & cities have some form of a War Memorial.  

• Each bring a greater sense of community and a shared remembrance of those who 
sacrificed their lives for our country.  

• Incline Village is decentralized, there is no formal town center. 

• There is no Memorial site in Incline Village.  

Benefits:
• The Monument will bring a greater focus to the Village Green. 

• It will become a community gathering point during National Holidays (Memorial 
Day, July 4th, Veterans Day), Flag Retirement, local parades, and other Public 
Service events.  

• The Monument will be an easily recognizable Incline Village landmark and a focal-
point of community pride.

• It helps to provide a greater sense of “village” in Incline Village.
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Current War Memorial “Proponents”

4

Team:
• Team Lead  – Michael Gross (Mdgross5@aol.com; 775-548-6008)
• James Clark
• Richard Mehl
• Lettie Miller
• Jeffry Poindexter
Proponents:
• Military Officers Association of America – James Clark
• Veteran’s Club – Damian Smith
• Village Realtor’s Association– Denise Bremer
• Chase Rauchle PTST NOW – Julie and Craig Rauchle
• Rotary Club (AM) – Mike McCallum
• Rotary Club (PM) – Pam Murphy
• Tahoe Business Exchange – Jeff Poindexter
Philanthropic Partnerships:
• Parasol Tahoe Community Foundation – Claudia Anderson
• Incline-Tahoe Foundation – Delores Holets
• Incline Village Crystal Bay Community & Business Association – Linda Offerdahl
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Recommended Location (North End of Village Green along Incline Way)

5
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The Best Identified Site Location Is At The Norther End Of The 
Village Green, Along Incline Way:

Recommended War Memorial Location

6

Access – Readily accessible by non-IV residents, with stairs/walkway for color guard & handicap
• There are two 5 foot wide (2.5 foot high) stairways at each side of the retaining wall 
• Gravel walkways at the tree-line borders running along the length of the Village Green, 
• The ground from the street is a gentle grassy slope, with easy roadside access to the site.

Visibility –
• The Monument’s proposed location is approximately 30 feet off the south side of Incline Way.
• It is large (10 feet high) and can be readily seen from the Road. (Also South facing)
• The proposed location is also along the July 4th holiday parade route and a destination point.

Parking – Sufficient and closely located Parking Area.  
• Parking at the Tennis/Recreation Center and Aspen Grove parking lots (each end of the Green).

Public Address – Raised platform above viewing audience.  
• Supports large audience size
• Provides an excellent location to hold a memorial ceremony, a color guard, or speakers.

Utilities – Electrical Service nearby.  
• There is an existing IVGID Parks & Recreation electrical subpanel (metered) 50 feet away. 
• It could be assessed to provide electrical power for public address equipment, lighting, etc.
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1 ft

7

Existing 
Electrical 
Service

50 ft

18 ft
44 ft

Monument

15 ft

26 ft

Stairs Stairs

Incline Way St

Retaining wall (2.5 ft height)

Mildly Sloped Hillside

Flat Plateau

Boulders

Flag Poles

Vets

Proposed Layout - Top Down view
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Proposed Layout – Front view

8

50 ft
Stairs StairsRetaining wall (2.5 ft height)
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9

OUR DEBT TO THE

HEROIC MEN AND VALIANT

WOMEN IN THE SERVICE

OF OUR COUNTRY CAN

NEVER BE REPAID. THEY

HAVE EARNED OUR

UNDYING GRATITUDE.

AMERICA WILL NEVER

FORGET THEIR SACRIFICES

President Harry S. Truman
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Specified Candidate Monument Shape

10

• Monument – 6 x 10 x 3 ft
• Headstone 5 x 9 x 1.5 ft
• Base – 1 x 3 x 3 ft

• Obelisk – 4 ft height
• Benches (two) – 5 x 1.5 ft
• Deck – granite cobblestone – 15 x 26 ft
• Flag Poles - 3

6 ft

10 ft

OUR DEBT TO THE
HEROIC MEN AND VALIANT

WOMEN IN THE SERVICE
OF OUR COUNTRY CAN

NEVER BE REPAID.

THEY
HAVE EARNED OUR

UNDYING GRATITUDE.

AMERICA WILL NEVER
FORGET THEIR SACRIFICES.

President Harry S. Truman
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11

OUR DEBT TO THE

HEROIC MEN AND VALIANT

WOMEN IN THE SERVICE

OF OUR COUNTRY CAN

NEVER BE REPAID. 

THEY

HAVE EARNED OUR

UNDYING GRATITUDE.

AMERICA WILL NEVER

FORGET THEIR SACRIFICES.

President Harry S. Truman.

HERE WE MARK THE PRICE 

OF FREEDOM

Candidate Markings & Quotations (Front & Back)
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Candidate War Memorial Design and Inscription

12
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Candidate Veterans Memorial Design

13
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Candidate Granite Cobblestone Plaza
(Note: No Grout, Will Use Sand In Joints For Permeability)

14
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We Need To Hear The “Voice” Of Our Veteran 
Community

15

Lettie Miller Is Forming A Small Team:

• Review Initial Monument Design And Inscription

• Internet Search Of Alternatives

• Propose Improvements & Changes *

• Any Comments or Questions ??

* Note: if the current design is “perfect” , that’s ok too

We Need Broad Incline Village Community Support
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Incline Village Memorial Plaza Proposal
(Per IVGID Policy and Procedure Resolution No. 138)

Participants (Resume)

Team

a. Team Lead  – Michael Gross (Mdgross5@aol.com; 775-548-6008)

b. James Clark

c. Richard Mehl

d. Lettie Miller

e. Jeffry Poindexter

Proponent Endorsements

a. President, MOAA – James Clark

b. President, Veteran’s Club – Damian Smith

c. President, Incline Village Realtor’s – Denise Bremer

d. President, Chase Rauchle PTST NOW – Julie and Craig Rauchle

e. President, Rotary Club (AM) – Mike McCallum

f. President, Rotary Club (PM) – Pam Murphy

g. President, Incliners – Matthew Kuckuck

h. POC, Tahoe Business Exchange – Jeff Poindexter

Philanthropic Partnerships

a. CEO, Parasol Tahoe Community Foundation – Claudia Anderson

b. President, Incline-Tahoe Foundation – Dolores Holets
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Justification

Background – A large percentage of America’s towns and cities have some form of a 

War Memorial.  They are typically located within a town square or a village green, while 

some are near government office buildings.  Each bring a greater sense of community 

and a shared remembrance of those who sacrificed their lives for our country.  War 

Memorial’s typically become a community gathering point during National Holidays 

(Memorial Day, July 4th, Veterans Day), Flag Retirement Ceremonies, Parades, and 

other Public Service events. 

Relevance – There is no Memorial site in Incline Village.  The 2023 Memorial Day 

service was held at Burnt Cedar Beach.  The 2023 Flag Retirement Ceremony was held 

at the Village Green.  The consideration of Incline Village resident’s health & welfare is 

clearly within the Board commitments made within the IVGID Values, Mission, Goals, 

and Strategic Plan.

Benefit to the District – Incline Village is decentralized, there is no town center. The 

Monument will bring a greater focus to the Village Green. It will become a community 

gathering point during National Holidays (Memorial Day, July 4th, Veterans Day), local 

parades, and other Public Service events.  The Monument will be an easily 

recognizable Incline Village landmark and a focal-point of community pride.

Funding – Funding will be provided to the Parks and Recreation Vision 

Foundation (Incline-Tahoe Foundation), through the Parasol Tahoe 

Community Foundation. The Incline-Tahoe Foundation will be fully compliant with 

existing IVGID practices and procedures, as detailed in the Parasol Tahoe 

Community Foundation Grant Agreement. All required funding will be through 

Community Donation.  The Estimated total cost fabrication and installation is 

approximately $112K.  Initial budgetary estimates from two monument fabricators and 

local IV contractors are as follows:

Monument - $65K
Flagpoles (3) - $6K
Plaza (granite cobblestone) -$22K
Electrical - $9K
Reserve - $10K
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IVGID Values, Mission, Goals, and Strategic Plan – This proposed Monument fully 

satisfies IVGID’s Vision, “With passion for quality of life and our environment, Incline 

Village General Improvement District will enhance the reputation of our community as 

an exceptional place to live, work, invest, and play”.  It helps to provide a greater sense 

of “village” in Incline Village.

District Design Practices – The Prosed Project will comply with all relevant elements 

of the, Incline Village Construction Guidelines By the Board of Trustees, October 24, 

2015.

Special Maintenance – The Monument and cobblestone plaza are fabricated with grey 

granite, a very durable material, which is relatively insensitive to all outdoor 

environments/conditions. No maintenance is expected.

The granite cobblestone will be installed flush with the ground so that the existing IVGID 

Maintenance’s grass cutting/trimming responsibilities at the Village Green Site will be 

unencumbered.

The 3 flag poles are made of commercial grade aluminum, which is corrosive resistant.  

Furthermore, the Flag-pole’s Halyard, will be tamper resistant (wire center rope) and 

anti-theft locked.  Periodic replacement of weathered/frayed flags will be required.

Replacement Cost – The proposed War memorial is a very large, immovable 

(approximately 12,000 lbs.) granite monument, situated within a granite cobblestone 

plaza.  It is expected that this Monument will remain intact in its place for many years.  

No replacement cost is anticipated.
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Description

Location – We are proposing to place the War Memorial on Incline Village General 

Improvement District (IVGID) land.   The best identified site location is at the northern 

end of the Village Green, along Incline Way and across the street from the Recreation 

Center.  See Figure A for photographs of the proposed area.  This proposed location 

best meets all of the recommended criteria:

Access – Site is readily accessible by non-IV residents, with stairs/walkway for 

color guard & handicap access.  This is a non-deed restricted area.  There are two 

5 foot wide (2.5 foot high) stairways at each side of the retaining wall and gravel 

walkways at the tree-line borders running along the length of the Village Green, up 

to the Incline Way road.  The ground from the street is a gentle grassy slope, with 

easy roadside access to the site.

Visibility – The Monument’s proposed location is approximately 30 feet off the 

south side of Incline Way. It is large (10 feet high) and can be readily seen from the 

Road. The proposed location is also along the July 4th holiday parade route and 

could easily be a destination point along the procession.

Parking – Sufficient and closely located Parking Area.  There are two closely 

located, existing parking at the Tennis/Recreation Center and Aspen Grove 

parking lots (located at each end of the Village Green).

Public Address – Raised platform above viewing audience.  The raised elevation 

(2.5 feet height) of the retaining wall provides an excellent location to hold a 

memorial ceremony, a color guard, or speakers with excellent viewing from an 

audience.

Utilities – Electrical Service nearby.  There is an existing IVGID Parks and 

Recreation electrical subpanel (with meter) approximately 50 feet away.  It could 

be assessed to provide electrical power for public address equipment, lighting, etc.
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Layout – The proposed layout exploits the existing topology of the Village Green site.  

There is an existing 2.5 foot stone retaining Wall, with a flat plateau area and a gently 

sloping rise to the street level.  The total area is approximately 150 feet wide by 44 feet 

deep.  As shown in Figures B & C, the proposed plaza is centered between the two 

stairways and covers a 36 foot wide by 12 foot depth.  Since the area is flat, no 

additional grading of the area is required, beyond placing base material (sand) below 

the installed cobblestone.

The layout is centered by a War Memorial, with two granite benches on either side of 

the Monument.  An optional Veterans Monument is also considered in the layout.

There is an existing IVGID Parks and Recreation electrical subpanel (with meter) 

approximately 50 feet away.  Electrical extension cords could be used to provide power 

to the site.  Or a new line can be easily added to the breaker box, with trenching and 

outdoor electrical pipe/wire laid to a weather-proof receptacle and lighting at the 

Monument Plaza. 

The raised elevation of the retaining wall also make the plaza an excellent location to 

host a memorial ceremony, a color guard, or speakers with excellent viewing from an 

audience 2.5 feet below the memorial “stage”.

Monument Design – The baseline monument design (shown in Figure D) is being 

evaluated, with proposed recommendations and/or changes coming from our veteran’s 

community. As shown, it is approximately 6 feet wide, 10 feet tall and 1.5 feet thick.  It 

will be fabricated from Grey Granite. It will be a two piece design; a base pedestal and a 

vertical monument.  The vertical monument will be polished with inscriptions on either 

one or both sides (TBD).  The monument will sit on a concrete base, with steel pins to 

ensure stability.  The baseline inscription is from a President Harry S Truman quote, 

spoken at a Memorial ceremony, and inscribed at the National World War II Memorial.

Flag Pole Layout – There will be three (3) flag poles located at the memorial site.  The 

flag poles will host American and Nevada States flags, along with the option for other 

flags ( i.e., POW/MIA).  The flags will be continuously lit (either by mast-head solar 
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panels or by powered ground lights). As shown in Figure B, the three flagpoles are 

orientated in a triangular geometry, centered behind the Monument.  The poles will be 

approximately 25 ft high, with the center US flag pole, approximately 2 feet taller.  They 

will be set in concrete pillars.

Plaza – The plaza surface will be constructed form 4x4x6 inch grey Granite 

cobblestones (See Figure E).  The stones will be laid upon a sand base and the finished 

surface will be level with the ground.  There will be 1 inch gaps between the 

cobblestones to allow for vegetation growth, to improve water runoff / percolation to the 

ground below, and minimize any coverage requirements.  A concrete base will be laid to 

provide vertical and lateral support the granite structure.  

Specification – The Primary Design Specification is shown below in Figure F.  It will be 

updated, as necessary to reflect design changes, and will be included as part of the 

Parasol Grant Agreement.

Names – The proposed War Memorial is to be a recognition of our fallen soldiers 

throughout American History.  Beyond a simple inscription commemorating those who 

have sacrificed their lives across our many unfortunate wars, there will be no individuals 

named, nor families to be notified and approvals granted.
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Figure A. Propose Site Location at the Village Green
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Figure B   Proposed War Memorial - Top Down Layout

50 ft
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44 
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Monument
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Existing 
Electrical 
Service

Flag Poles

Incline Way Rd
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Figure C Proposed Monument - Frontal Layout 

50 ft
Stairs Stairs
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Figure D. Proposed Baseline War Memorial Design
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Note:

• Sand Grout Between Stones To Allow For Vegetation And Water Permeability

• Plaza Surface To Be At Ground Level For Maintenance And Foot Traffic Ease.

Figure E.  Example Granite Cobblestone Plaza
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Figure F.   Incline Village War Memorial Specification (Draft)

1.0 Site Location
1.1 Access Site is readily accessible by non-IV residents
1.2 Visibility Readily seen from Road, along holiday parade route
1.3 Parking Sufficient and closely located Parking Area
1.4 Public Address Raised platform (2-3 ft) above viewing audience 
1.5 Utilities Electrical Service nearby (PA equipment)
1.6 Layout Stairs/Walkway for Color Guard & Handicap access

2.0 Pad
2.1 Material Granite Paver/Cobblestone, (4x4x6 inch)
2.2 Layout Figures B & C (~432 feet squared ( i.e., 12x36 feet))
2.3 Permeability TRPA Coverage mitigation
2.4 Growth Potential Additional Monuments ( i.e., VFW, First Responders)

3.0 Monuments
3.1 Material Grey Granite
3.2 Monument Shape - See Figure D

3.2.1 Cap-Stone Dimensions- Width 5 Feet, Height
3.2.2 8 Feet, Thickness 1.5 Feet
3.2.3 Pedestal Dimensions - Width 6 Feet, Height 2 Feet,
3.2.4 Depth 3 Feet
3.2.5 Quotations TBD – Candidate Example in Figure D

3.3 Obelisk (Optional) Shape - TBD
3.3.1 Dimensions Height 4 Feet, 5 sided (pentagon) Pillar 
3.3.2 Veterans Recognition, 5 US Armed Service Badges

4.0 Benches
4.1 Material Grey Granite or reuse existing benches
4.2 Number 2
4.3 Layout Slab Stone bench, with 2 supporting Pedestals
4.4 Dimensions 1.5 x 5 feet squared

5.0 Flag Poles
5.1 Number 3 (USA, Nevada, Other ( POW/MIA, etc))
5.2 Material Commercial Grade/Gage Aluminum
5.3 Height >25 feet (Center (USA) pole higher)
5.4 Anti-tamper Lockable Halyard to prevent flag theft, steel-core rope
5.5 Lighting Flags to be Illuminated at night

6.0 Electrical
6.1 Voltage 110 Volts
6.2 Current 20 AMP
6.3 Fixtures Standard GFI outdoor plug, all-weather Flagpole 
Lights
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4/25/24, 2:57 PM Parcel Tracker - APN: 127-010-07/

https://parcels.laketahoeinfo.org/Parcel/Detail/127-010-07 1/4

 (https://www.laketahoeinfo.org/)

Data Center (https://www.laketahoeinfo.org/DataCenter) Request Support (/Help/Support)

Log in (https://www.laketahoeinfo.org/Account/LogOn?
returnUrl=https%3a%2f%2fparcels.laketahoeinfo.org%2fParcel%2fDetail%2f127-010-07)



APN: 127-010-07
 View Parcel Fact Sheet (https://parcels.laketahoeinfo.org/Parcel/FactSheet/127-010-07)

PARCEL OVERVIEW

Address

960 LAKESHORE BLVD, INCLINE VILLAGE, NV 89451
Jurisdiction

Washoe County, NV (WACO) (https://www.laketahoeinfo.org/Organization/Detail/25/Overview)
Parcel Size

782,554 ft  (verified)
Parcel Notes

Verified 82,113 sf total existing coverage (VBOC2010-0711)
Local Plan

Washoe County Tahoe Area Plan (https://www.laketahoeinfo.org/LocalAndRegionalPlan/Detail/1168)
Fire District

NORTH LAKE TAHOE FPD
Watershed

Third Creek (https://www.laketahoeinfo.org/Watershed/Detail/1)
HRA

Incline
Retired From Development

No







2













MAP

Parcels, Permits 

+

-
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4/25/24, 2:57 PM Parcel Tracker - APN: 127-010-07/

https://parcels.laketahoeinfo.org/Parcel/Detail/127-010-07 2/4

LAND CAPABILITY

This system tracks each parcel's current Land Capability. Some parcels can have multiple Land Capabilities expressed by more than one
Bailey Rating and IPES.

DETERMINATION OVERVIEW

RECORDED LAND CAPABILITIES

BMP COMPLIANCE STATUS

Learn more at tahoebmp.org (http://www.tahoebmp.org)

 Print Certificate (http://www.tahoebmp.org/bmptoolkit/printCertificate.asp?ParcelID=12701007)View this Parcel in the BMP
Database
(http://www.tahoebmp.org/bmptoolkit/quickReport.asp?ParcelID=12701007).



 BMP Certificate Issued? Yes

BMP Certificate Issued Date 11/9/2012

BMP Certificate Number 15352

 Source Control Certificate Issued? No

 Area-wide Treatment Participant No

 Special Circumstances No record of any special circumstances

 Infiltration Rate (KSat) 4 in/hr

PHOTOS

No images available.





Determination Date 10/28/2010

Estimated or Verified Verified

Notes

File or Case Number Not available

Site Plan

 (/FileResource/DisplayResource/ddb96a6d-5279-4964-8bce-

45df305814c7)

BAILEY 6

Area 782,554 ft2

Base Allowable Coverage 234,766 ft2

Base Allowable Percent 30%
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4/25/24, 2:57 PM Parcel Tracker - APN: 127-010-07/

https://parcels.laketahoeinfo.org/Parcel/Detail/127-010-07 3/4

DEVELOPMENT RIGHTS

BANKED & EXISTING DEVELOPMENT RIGHTS

LAND COVERAGE EXEMPTIONS

DEVELOPMENT RIGHT TRANSACTIONS

View the history of development right transactions for this parcel.

DEED RESTRICTIONS

Please note that this may not be a complete list of all deed restrictions or other restrictions for this parcel. A title report may show
further restrictions.

PARCEL PERMITS

TRPA CASES, APPLICATIONS, AND PERMITS

RECORDED AREA FOR ALL LAND CAPABILITIES

Total Recorded Area 782,554 ft2

Total Base Allowable Coverage 234,766 ft2



The Parcel Tracker has no record of banked or existing inventory on this parcel. Please contact TRPA for more information.

Existing
Offsite
Coverage

Existing
Pervious Coverage

Existing Pervious
Deck Coverage

Existing Non-Permanent
Structure Coverage

Existing Americans with Disability
Act (ADA) Compliance Coverage

Unknown 0 ft 0 ft 0 ft 0 ft



   

2 2 2 2

The Parcel Tracker has no record of any Transacted Development Rights on this parcel. Please contact TRPA for more information.



The Parcel Tracker has no record of Deed Restrictions on this parcel.

No Permits associated with this Parcel.



Download TableCurrently viewing 16 of 16 Records

File Date File or Case # Record Type Description Status

From: 
To: 



03/18/2022 TREE2022-0381 (ht Building/ERS/Permits/Tree Removal Appro

09/29/2020 TREE2020-1727 (ht Building/ERS/Permits/Tree Removal Appro

02/08/2016 LCAP2016-0022 (ht Building/ERS/Assessments/Soils-Hydro Soils Hydro investigations for parcels 130-050-02,130-050-03,132-231-18, 132-231-19, Result

06/18/2014 TREE2014-0318 (ht Building/ERS/Permits/Tree Removal Permit#7956 Projec
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Proposed Project Description 

General Project:  The subject project is a general landscaping & minor grading of an existing 
Recreational property owned by Incline Village General Improvement District (IVGID).   It 
identifies a small elevated terrace above the northern end of the Village green plateau, located 
along Incline Way, to be landscaped to install a cobblestone plaza, is support of the installations 
of a War Memorial at the site.  Also to make it more consistent with adjacent landscaped areas.  
As proposed, a thin layer (5 inches) of top-soil material will be excavated as part of the general 
landscaping plan to install a granite cobblestone plaza. The level ground slope will remain 
intake and existing native plants will remain unharmed.

The proposed layout exploits the existing topology of the northern end of the Village Green site 
(Figure 1).  There is an existing 2.5 foot stone retaining Wall, with a flat plateau area and a 
gently sloping rise to the street level at Incline Way (Figure 2).  

As illustrated in Figure 3, the northern-most Village Green Terrace area is approximately 200 
feet wide by 44 feet deep.  As shown, the proposed memorial plaza shall be centered between 
the two stairways and covers a 25 foot wide by 15 foot depth.  The parcel size (APB-127-010-07) 
is verified at 782,554 feet squared.  It is graded at a BAILEY 6 level (30% base allowable 
percent).  This would yield a Base allowable coverage of 234,766 sf.  There is a verified 82,113 sf 
of total existing coverage (VBO C2010-0711).  The project is adding 375 square feet of coverage 
to the area, well within the allowable coverage.     

Since the area is flat, no additional grading (beyond excavation for the plaza) of the area shall 
be required.  As calculated in Figure 4, the excavated soil shall be less than or equal to 6.8 cubic 
yards.   Base material (2 inches of crushed granite/sand) will be filled into the excavated area as 
a foundation for the installed cobblestone.  This estimated 6.8 cubic yards of soil will be evenly 
spread across the subject 8,800 square foot area (i.e., to fill low spots).  The existing elevation 
contours across this area will remain intact.  Any excess excavated soil with be removed from 
the site.

The layout is centered by a War Memorial.   The Front edge of the Plaza is 2 feet from the 
retaining Wall’s leading edge. And the 3 x 6 by 1.5 foot depth concrete foundation shall be laid 
(with rebar reinforcement) to provide both vertical and lateral support the granite Monument 
structure.  The rear edge of the footing shall be 1 foot from the cobblestone plaza’s rear edge.  

The plaza surface (Figure 5) shall be constructed from 4 x 4 x 4 inch grey Granite cobblestones.  
The stones shall be laid upon a 2 inch crushed granite/sand base and the finished surface shall 
be level ( 1 inch height) with the ground.  There shall be 1 inch gaps between the cobblestones 
filled with sand to improve water runoff / percolation to the ground below, to allow for 
vegetation growth, and to minimize any coverage impacts.

No structure will be impacted by this project.  The subject property is zoned Recreational, with 
the only structure (rest room facility) over 300 yards away.  It is along an existing paved Road 
(Incline Way), which provides full access to all subject grading areas.
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The Subject Property is at an elevation of 6,400 feet, well above the average Lake Tahoe 6,223 
foot water level.  The Subject Property does not have any grading or filling of lands within a 100 
year flood plain.  It is located near two streams that may flood.  It is situated between the 3rd 
and Rosewood Creeks. Which are both over 100 feet away and about 6 feet below the plaza 
surface. 

BMPs  A BMP Certificate of Completion (Certificate Number 15352, dated November 09, 2012) 
shows that the subject property has been inspected for and determined to be in compliance with 
the Best Management Practices (BMP’s) pursuant to paragraph 25.3 of the TRPA Code of 
Ordinances.  These existing BMP’s are not affected/impacted by the Proposed Grading Project.  

The project is adding 375 fs of coverage and new disturbance to the Site’s overall area.  All 
existing BMP’s will remain intact and all BMP’s associated with the house will be remediated 
(i.e. remove of debris covering infiltration trench) and augmented as required.  Temporary Best 
Management Practices (BMPs) will be implemented during construction including sediment 
barriers.  Permanent BMPs will include revegetation over any area disturbed by the project.  

Grading - The proposed Grading Project is planned to be initiated after May 1st, 2024.  The 
Grading Project shall be completed by and there shall be no grading or land disturbance 
performed with respect to the project after October 15th, 2019.  Grading will be 
delayed/suspended any time of the year during periods of precipitation and for the resulting 
period of time when the site is covered with snow, or is in a saturated, muddy, or unstable 
condition.  Given the Property’s higher elevation (approx. 6,400 feet in altitude) and flat 
elevation slope, the possibility in water table interception is very low.  

No trees of any size interfere with the proposed Grading Plan, nor are any trees to be removed 
from the Village Green Site.  The excavation is designed such that no damage occurs to mature 
trees, including root systems, and hydrologic conditions of the soil. All adjacent trees shall be 
protected to ensure damage will not occur as a result of the excavation.  

Temporary Best Management Practices (BMPs) will be implemented during construction 
including sediment barriers and vegetation protection fencing. All existing BMP’s will be 
maintained to prevent any surface-water, ground-water or subsurface water flow from leaving 
the project area as surface flow.

The nearest Scenic Highway Corridor is the Mt. Rose Highway (Route 431).  The subject Property 
is below the Mt Rose Highway in elevation, with another street (Incline Way) intervening and 
running parallel to Mt Rose Highway.  A significant number of large trees (Firs & Pines) and 
Brush (Manzanita, Alder, etc.) shield the property from Scenic Highway Corridor view.  No 
significant changes to the existing property elevation contours nor the removal of Trees and 
Brush are proposed.

The proposed Grading Project is not located within any existing shore-zone and lake-zone, nor is 
it in the immediate vicinity of any littoral parcel, stream channels, or other stream environment 
zones that may physically alter the natural characteristics of any stream.   No modifications of 
existing uses or structures will be undertaken to assure compatibility.

Page 413 of 754



Village Green Memorial Project, 
Incline Village (APN 127-010-07)

3

The overall property elevation contours will be maintained and the use of excavated top soil will 
be minimized.  It consists of four (4) related sub-elements, 

1. General Landscaping of Property
2. General Gardening / Existing Vegetation
3. Clean-up of an Existing Retaining Wall
4. Remediation of existing BMPs 

Each of these (4) sub-elements are described in the following sections.

General Landscaping of Site
As shown in the subject property photographs, a natural mildly sloping ground area above a 
stone embankment exists along the property’s Burgundy Road downslope.  This area will be 
cleaned up to remove and relocate small surfaces stones.  All large surface Boulders will remain 
in place as natural landscaping features.  No sub-surface nor slope-bearing stones/boulders will 
be impacted.  All material will be retained on the property and distributed/used within the 
proposed Grading Plan.  
General Gardening of Property
Existing grass and trees within the area will be unaffected /undamaged.   In addition, Native 
Grasses will be planted to stabilize the affected area.   Top-cover soil will be evenly spread 
across the affected surface to further stabilize the level plateau.

Clean-up of an Existing Retaining Wall
As shown in the subject property photographs, a pre-existing stone retaining wall exists below 
the elevated plateau.  This Terrace sits about 2.5 feet along the upper edge of a flat portion of 
the Village Green Site.  These existing stones will remain in place.  The existing ground elevation 
contours will remain intact.

Remediation of existing BMPs 
All existing BMP’s associated with the house perimeter will be remediated (i.e. remove of debris 
covering infiltration trench) and gravel augmented as required.
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Proposed Grading Plan Findings

General Findings:

In accordance with Sections 4.2 and 4.3, the proposed Grading Project has been 
evaluated against all Tahoe Regional Planning Agency (TRPA) and Washoe County 
standard conditions per Attachment Q, Standard Conditions of Approval for Grading 
Projects.  In summary,

(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. 

(b) The project will not cause the environmental threshold carrying capacities thresholds 
to be exceeded; and 

(c) All Federal, state or local air and water quality standards applicable for the region, 
whichever are strictest, are maintained pursuant to Article V(d) of the Tahoe Regional 
Planning Compact.

Waiver of Infiltration Requirements

Requirement:  Best Management Practice (BMP) requirements: Standard conditions of 
approval for this project shall meet the following requirements: 

a. Runoff Water: Runoff water from impervious surfaces shall meet the discharge 
standards of Chapter 60.1.3 and shall be controlled as follows: 

(1) Infiltration Requirements: Except as provided in section 60.4.8, infiltration 
facilities to discharge runoff to groundwater shall be required. Infiltration 
facilities shall be designed to accommodate the volume from a twenty year, one 
hour storm. An average intensity of 1 inch per hour can be used for this 
calculation. Infiltration facilities shall be designed utilizing the methodology set 
forth in the BMP Handbook. The bottom of infiltration trenches or dry wells shall 
be a minimum of one foot above the seasonal high water table. If TRPA finds that 
the runoff from impervious surfaces from a twenty year, one hour storm will 
infiltrate naturally on the parcel, TRPA may waive the requirement to install 
infiltration facilities.

Findings:  Not Applicable - The project complies with the requirements to install BMPs as 
set forth in Section 60.4.3.  A BMP Certificate of Completion (Certificate Number 15352, 
dated November 09, 2012) shows that the subject site has been inspected for and 
determined to be in compliance with the Best Management Practices (BMP’s) pursuant 
to paragraph 25.3 of the TRPA Code of Ordinances.  These existing BMP’s are not 
affected/impacted by the Proposed Grading Project.  A Waiver of Infiltration 
Requirements is not required.
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Paved Road Waiver – 

Requirement:  All projects described in Section 32.2, and which require vehicular access, 
shall be served by a paved roadway. To be considered served, a right-of- way or 
easement shall abut the driveway serving the parcel and shall contain a paved roadway 
of adequate size and construction to accommodate the vehicular traffic resulting from 
the project.

Findings:  Not Applicable - The Subject Property is along Incline Way, which provides full 
access to all subject grading areas.  A Paved Road Waiver is not required.

Grading and Filling of Lands within the 100 Year flood plain

Requirement:  Additional development, grading, and filling of lands within the 100-year 
flood plain is prohibited.

Findings:  Not Applicable - The Subject Property is at an elevation of 6,400 feet, well 
above the Lake Tahoe 6,227 foot water level.  While it is located between two streams 
(3rd Creek and Rosewood Creek) that may flood.  The Subject site sites over 4 feet above 
the water level and does not have any grading or filling of lands within a 100 year flood 
plain.

Historic Resource Demolition

Requirement:  Projects Relating to Historic Resources: As part of the application for a 
project affecting designated historic resources, TRPA may require a report documenting 
compliance with the standards. The report may be submitted to the applicable state's 
historic preservation office for review. Projects and activities affecting designated 
resources shall comply with the following standards: 

Demolition: Historic resources shall not be demolished, disturbed, or removed, unless 
TRPA finds that: 

(a) The action will not be detrimental to the historic significance of the resource; 

(b) The action is pursuant to a recovery plan approved by the applicable state 
historic preservation officer; or 

(c) It is the only feasible alternative to protect the health and safety of the public.

Findings:  Not Applicable – The subject property is zoned Recreational, with two park 
benches occupying at the site.  There are no Historic Resources situated on this property.  
Furthermore, this project’s scope is limited to minor Landscaping activities.  No structure 
will be impacted by this project.
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Grading
Grading Season Exceptions 

Requirement:  There shall be no grading or land disturbance performed with 
respect to the project between October 15th and May 1st.  Grading is also 
prohibited any time of the year during periods of precipitation and for the 
resulting period of time when the site is covered with snow, or is in a saturated, 
muddy, or unstable condition.  Season Exceptions- TRPA may approve grading 
after October 15 if TRPA finds either that an emergency exists and the grading is 
necessary for the protection of public health or safety, or that the grading is for 
erosion control purposes or protection of water quality.

Findings:  The proposed Grading Project is planned to be initiated after May 1st, 
2024.  The Grading Project shall be completed by and there shall be no grading or 
land disturbance performed with respect to the project after October 15th, 2024.  
Grading will be delayed/suspended any time of the year during periods of 
precipitation and for the resulting period of time when the site is covered with 
snow, or is in a saturated, muddy, or unstable condition.  No Grading Season 
Exceptions will be required.

Groundwater Interception 

Requirement:  Groundwater interception or interference is prohibited except as 
set forth below: (2) TRPA may approve exceptions to the prohibition of 
groundwater interception or interference if TRPA finds that Retaining Walls are 
necessary to stabilize an existing unstable cut or fill slope.

Findings:  No excavations are proposed as part of the proposed Grading Plan.  
Given the Property’s elevation (approx. 6,400 feet in altitude) and elevation 
slope, the possibility in water table interception is very low.  Temporary Best 
Management Practices (BMPs) will be implemented during construction including 
sediment barriers and vegetation protection fencing. 

Excavation in excess of 5 foot depth

Requirement:  Excavations in excess of 5 feet in depth or where there exists a 
reasonable possibility of interference or interception of a water table, shall be 
prohibited unless TRPA finds that: 

(1) A soils/hydrologic report prepared by a qualified professional, whose 
proposed content and methodology has been reviewed and approved in advance 
by TRPA, demonstrates that no interference or interception of groundwater will 
occur as a result of the excavation; and 

(2) The excavation is designed such that no damage occurs to mature trees, 
except where tree removal is allowed pursuant to Subsection 33.6.5, including 
root systems, and hydrologic conditions of the soil. To ensure the protection of 
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vegetation necessary for screening, a special vegetation protection report shall 
be prepared by a qualified professional identifying measures necessary to ensure 
damage will not occur as a result of the excavation; and 

(3) Excavated material is disposed of pursuant to Section 33.3.4 and the project 
area's natural topography is maintained pursuant to Subparagraph 36.5.1.A; or if 
groundwater interception or interference will occur as demonstrated by a 
soils/hydrologic report prepared by a qualified professional, the excavation can 
be made as an exception pursuant to Subparagraph 33.3.6.A.2 and measures are 
included in the project to maintain groundwater flows to avoid adverse impacts 
to SEZ vegetation, if any would be affected, and to prevent any groundwater or 
subsurface water flow from leaving the project area as surface flow.

Findings:  Not Applicable - No excavations in excess of 5 feet are proposed as 
part of the Grading Plan.  Given the sites higher elevation (approx. 6,400 feet in 
altitude) above the Village Green surface, the possibility in water table 
interception is very low.

The landscaping project is designed such that no damage occurs to mature trees, 
including root systems, and hydrologic conditions of the soil. All adjacent trees 
shall be protected to ensure damage will not occur as a result of the excavation.  
Temporary Best Management Practices (BMPs) will be implemented during 
construction including sediment barriers and vegetation protection fencing. 

All fill material will be distributed/used within the proposed Grading Plan.  The fill 
material will be spread evenly across the adjacent ground as part of the general 
landscaping plan (i.e., to fill low spots), while maintaining the existing elevation 
contours.  All existing BMP’s will be maintained to prevent any surface-water, 
ground-water or subsurface water flow from leaving the area as surface flow.

Tree Removal

Requirement:  Late Seral/Old Growth Enhancement and Protection: In addition to other 
code sections the following standards will govern forest management activities and 
projects. 

a. Standards for Conservation and Recreation Lands: Within lands classified by TRPA as 
conservation or recreation land use or Stream Environment Zones, any live, dead or 
dying tree greater than or equal to 30 inches diameter at breast height (dbh) in west 
side forest types shall not be cut, and any live, dead or dying tree greater than or 
equal to 24 inches diameter at breast height in eastside forest types shall not be cut.

b. The cutting, moving, removing, killing, or materially damaging of live trees, the 
removal of disease-infested and hazardous trees, and the attachment of 
appurtenances to trees, shall comply with this chapter. Except as provided in 
subsections 61.1.7.B, and 61.1.7.J, all cutting of trees 14 inches diameter at breast 
height (dbh) and larger shall require approval by TRPA. Permits shall be granted or 
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denied in conformity with the provisions of this chapter. Such tree-related projects 
and activities also shall conform to the other provisions of the Code. 

Findings: Not Applicable – No trees (of any size) interfere with the proposed Grading 
Plan, nor are any trees to be removed from the Property.  

Fish Habitat Protection

Requirement:  Fish habitat consists of a complex set of elements such as spawning and 
nursery or rearing areas, food supply, and escape cover. Areas of prime fish habitat are 
subject to verification by TRPA and are defined in Chapter 90.   Stream habitat shall be 
protected as follows: 

(a) Artificial modifications to stream channels, or other projects, activities or uses in 
stream environment zones that may physically alter the natural characteristics of the 
stream, shall not be permitted unless TRPA finds that such actions avoid significant 
adverse impacts to the fishery or are otherwise allowed under the Code.

Findings:  Not Applicable - The proposed Grading Project is not located within any 
stream channels, or other stream environment zones that may physically alter the 
natural characteristics of any stream, nor is it in the immediate vicinity of any prime fish 
habitat.  It is thus compatible all Fish habitat protection requirements consisting of a 
complex set of elements such as spawning and nursery or rearing areas, food supply, and 
escape cover.  

Water Quality Mitigation

Requirement:  Required Offsets: All projects and activities which result in the creation of 
additional impervious coverage shall completely offset the potential water quality 
impacts of the project through one, or a combination, of the following methods: 

a. Mitigation Projects: Implementation of offsite water quality control projects or 
stream environment zone restoration projects as a condition of project approval, and 
pursuant to TRPA guidance on identification, design, and effectiveness of offsite 
mitigation projects. Applicants who wish to exercise this option shall include plans for 
the offsite mitigation project with their application. TRPA shall approve the offsite 
mitigation plans in conjunction with the approval of the project. Before issuing an 
approval, TRPA shall find that the offsite mitigation proposal completely offsets the 
expected impacts of the project.

b. Source Water Protection: To protect public health and to insure the availability of 
safe drinking water, TRPA shall review proposed projects identified as possible 
contaminating activities to source water which are located within a source water 
protection zone depicted on TRPA Source Water Assessment maps according to the 
following standards and procedures: 
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c. d. Review of Proposed Possible Contaminating Activities located in Source Water 
Protection Zones: Proposed uses determined by TRPA to be projects that are 
identified as a Possible Contaminating Activity, with a project area located in a 
source water protection zone, shall not be approved.

Findings:  A BMP Certificate of Completion (Certificate Number 15352, dated November 
09, 2012) shows that the subject site has been inspected for and determined to be in 
compliance with the Best Management Practices (BMP’s) pursuant to paragraph 25.3 of 
the TRPA Code of Ordinances.  These existing BMP’s are not affected/impacted by the 
Proposed Grading Project.  

The parcel size (APB-127-010-07) is verified at 782,554 feet squared.  It is graded at 
BAILEY 6 level (30% base allowable percent).  This would yield a Base allowable coverage 
of 234,766 sf.  There is a verified 82,113 sf of total existing coverage (VBO C2010-0711).  
The project is adding 375 square feet of coverage to the area, well within the allowable 
coverage.   Less than 7 yards of soil is being disturbed.  This project will be restoring the 
proposed disturbed area on a 1 to 1 basis.  Furthermore, all existing BMP’s associated 
with the site perimeter will be remediated (i.e. remove of debris covering existing 
retaining wall) and augmented as required.

Temporary Best Management Practices (BMPs) will be implemented during construction 
including sediment barriers. Permanent BMPs will include revegetation over the entire 
area disturbed by the project. 

Scenic Quality Standards: 

Requirement:  All projects and activities shall comply with the Scenic Quality Standards.  
Prior to approving a project which may potentially affect an identified scenic resource, 
TRPA shall find that the project is consistent with applicable recommendations for 
preserving scenic quality found in the 1993 Lake Tahoe Basin Scenic Resource Evaluation. 

With the establishment of Scenic Highway Corridors, TRPA and other public agencies 
within the Tahoe Region shall maintain and enhance viewing opportunities, whenever 
feasible, by establishing Scenic Highway Corridor Design Standards. TRPA, through the 
project review process shall ensure that view sheds and view corridors along the scenic 
highway corridors are maintained and enhanced.  All projects which are within the 
natural /scenic highway corridors shall meet the design standards listed in 66.2.4, in 
addition to other applicable design standards. 

Findings:  The nearest Scenic Highway Corridors are the Mt. Rose Highway (Route 431) 
and the Lakeshore Drive.  The subject site is well below the Mt Rose Highway in 
elevation.  A significant number of large trees (Firs & Pines) and Brush (Manzanita, 
Alder, etc.) shield the property from both Scenic Highway Corridor views.  Furthermore, 
all proposed Grading is shadowed (up-slope) by the existing elevation slope to Lakeshore 
Bvd.  No significant changes to the existing site elevation contours nor the removal of 
Trees and Brush are proposed.
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Shore-zone or Lake-zone 

Requirement:  A project in the shore-zone or lake-zone shall not be approved unless 
TRPA finds that the project will not adversely impact: 

(a) Littoral processes; 

(b) Fish spawning; 

(c) Backshore stability; or 

(d) On-shore wildlife habitat, including waterfowl nesting areas; 

Finding: Not Applicable - The project is not located within an existing shore-zone and 
lake-zone, nor is it in the immediate vicinity of any littoral parcel.  It is thus compatible 
with existing shore-zone and lake-zone uses or structures on, or in the immediate vicinity 
of the littoral parcel.  No modifications of existing uses or structures will be undertaken 
to assure compatibility.

Need To Prepare EIS: 

Requirement:  Except for planning matters, ordinary administrative and operational 
functions of TRPA, or exempt classes of projects, TRPA shall use either an initial 
environmental checklist or environmental assessment to determine whether an 
environmental impact statement shall be prepared for a project or other matter.

Findings:   Not Applicable - The proposed Grading Project does not have a significant 
effect on the environment and a finding of no significant effect shall be prepared in 
accordance with TRPA's Rules of Procedure.

Best Management Practice (BMP) Requirements 

Requirement:  A standard condition for grading project approval is that it shall meet 
BMP Runoff Water requirements.  Runoff water from impervious surfaces shall meet the 
discharge standards of Chapter 60.1.3 and shall be controlled through Infiltration 
facilities to discharge runoff to groundwater. Infiltration facilities shall be designed to 
accommodate the volume from a twenty year, one hour storm (Note: An average 
intensity of 1 inch per hour can be used for this calculation).  Infiltration facilities shall be 
designed utilizing the methodology set forth in the BMP Handbook. The bottom of 
infiltration trenches or dry wells shall be a minimum of one foot above the seasonal high 
water table.  If TRPA finds that the runoff from impervious surfaces from a twenty year, 
one hour storm will infiltrate naturally on the parcel, TRPA may waive the requirement 
to install infiltration facilities.

The impacts of the coverage and disturbance shall be fully mitigated through means 
including, but not limited to, the Application of best management practices; and 
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the Restoration, in accordance with Section 22.7.3, of land in Land Capability Districts 
1a, 1c, 2 and 3 in the amount of 1.5 times the area of land in such districts covered or 
disturbed for the project beyond that permitted by the coefficients in Subsection 30.4. 

Temporary Best Management Practices (BMPs) will be implemented during construction 
including sediment barriers and vegetation protection fencing. Permanent BMPs will 
include revegetation over the entire area disturbed by the project. 

Findings: The project complies with the requirements to install BMPs as set forth in 
Section 60.4.3.  A BMP Certificate of Completion (Certificate Number 15352, dated 
November 09, 2012) shows that the subject property has been inspected for and 
determined to be in compliance with the Best Management Practices (BMP’s) pursuant 
to paragraph 25.3 of the TRPA Code of Ordinances.  These existing BMP’s are not 
affected/impacted by the Proposed Grading Project.  

The project is adding 375 square feet of coverage to the area. This coverage is a 
permeable cobblestone granite (4 inch squares with sand filled joints), which is exempt.  
Less than 7 yards of soil is being disturbed.  Therefore it is not required to provide 1.5 
times the amount of restoration needed. This project will be restoring the proposed 
disturbed area on a 1 to 1 basis.  Furthermore, all existing BMP’s associated with the 
house perimeter will be remediated (i.e. remove of debris covering infiltration trench) 
and augmented as required.
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