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INITIAL ENVIRONMENTAL CHECKLIST
FOR DETERMINATION OF ENVIRONMENTAL IMPACT

Project Name:|washoe County Tahoe Area Plan Amendment

APN/Project Location: |Incline Village Commercial Regulatory Zone, Special Area 1

County/City: |Washoe County

Project Description:

Amend the Washoe County Tahoe Area Plan (WCTAP) to add single family dwellings (SFDs) as an additional
permissible use within Incline Village Commercial Regulatory Zone (IVCRZ), Special Area 1 (SA1). The proposed
amendment also includes a policy that restricts SFDs located in SA1 to condominiums, not as detached structures.
SFDs are currently prohibited in SA1 but are permissible in the remainder of the IVCRZ subject to WCTAP policy
LU2-9 which provides “single family dwellings shall only be allowed in IVCRZ when they are part of a mixed-use
development or when they are affordable housing units.” Policy LU2-9 would be applicable to SA1 under the
proposed amendment and a mitigation to this IEC further defines and sets minimum standards for mixed-use
development to clarify LU2-9 and support affordable housing development.

If adopted, the amendment would permit two-step subdivisions (approval of multi-family residential followed by
subdivision into single family dwelling air space condominiums) within SA1 subject to all relevant provisions of the
WCTAP and TRPA Code. The current zoning allows multi-family residential development but does not allow single
family development, so a residential unit located within a 40-unit residential building within SA1 could be constructed
and occupied as a rental but not sold as a separate legal unit. A distinction between MFD and SFD is form of
ownership. There is no physical difference between an approved MFD project (currently allowed) and one that is
subsequently subdivided into individual airspace condominiums (proposed to be allowed).

The Tahoe Area Plan amendment would add SFDs to the list of permissible uses within the IVCRZ SA1, a use not
currently permitted. Other residential uses are currently permissible, including MFD at a density of 15-25 units per
acre. No substantial investment has occurred in SA 1 in over 20 years despite the goals of the Area Plan and former
Community Plan to concentrate density in Town Centers, incentivize environmental redevelopment and create
walkable communities. Walkable communities are those where people live, work and play. Residential development,
particularly as a component of mixed-use, is thus a necessary component of walkable communities. The Area Plan
explains, with respect to the IVCRZ, "Washoe County may consider additional uses if the additional uses may
enhance the community's existing character and support environmental redevelopment goals." (P. 2-13.) TAP policy
LU7-1 directs the County to identify barriers to redevelopment within Town Centers and states that amendments to
the Area Plan should be pursued to remove barriers or otherwise facilitate redevelopment in these areas.

(See Exhibit A, Project Description Continued)
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The following questionnaire will be completed by the applicant based on evidence submitted with the application. All
"Yes" and "No, With Mitigation" answers will require further written comments. Use the blank boxes to add any
additional information and reference the question number and letter. If more space is required for additional
information, please attached separate sheets and reference the question number and letter.

For information on the status of TRPA environmental thresholds click on the links to the Threshold Dashboard.

|. Environmental Impacts

1. Land

Current and historic status of soil conservation standards can be found at the links
below:

e |mpervious Cover
e Stream Environment Zone

Will the proposal result in: < 2

No, with mitigation
Data insufficient

> z
a. Compaction or covering of the soil beyond the limits allowed in the land capability O @ O O
or Individual Parcel Evaluation System (IPES)?

b. A change in the topography or ground surface relief features of site inconsistent O @ O O
with the natural surrounding conditions?

c. Unstable soil conditions during or after completion of the proposal? G @ O O

d. Changes in the undisturbed soil or native geologic substructures or grading in excess O @ O O
of 5 feet?

e. The continuation of or increase in wind or water erosion of soils, either on or off the O @ O O
site?

f.  Changes in deposition or erosion of beach sand, or changes in siltation, deposition O @ O O
or erosion, including natural littoral processes, which may modify the channel of a
river or stream or the bed of a lake?

g. Exposure of people or property to geologic hazards such as earthquakes, landslides, O @ O O
backshore erosion, avalanches, mud slides, ground failure, or similar hazards?

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. MFD is an allowable use
in Special Area 1 prior to the amendment. Any future project developed pursuant to the amendment must first be
approved as a multiple-family dwelling (MFD) project compliant with TRPA's existing land coverage, excavation,
grading and temporary and permanent BMP standards prescribed for soil conservation. Only then could the project
be subdivided into SFD condominiums. The subdivision would involve no physical changes to the approved project.
As a result, the amendment would not have a significant effect on land.
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2. Air Quality
Current and historic status of air quality standards can be found at the links below:

e Carbon Monoxide (CO)

e Nitrate Deposition

e Ozone (03)

e Regional Visibility

e Respirable and Fine Particulate Matter
e Sub-Regional Visibility

Will the proposal result in:

(%]
£ 2
a. Substantial air pollutant emissions? O @

b. Deterioration of ambient (existing) air quality?

c. The creation of objectionable odors? O @ O O

d. Alteration of air movement, moisture or temperature, or any change in climate, O @ O O
either locally or regionally?

e. Increased use of diesel fuel? O @ O O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible land uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment
would not change building standards (e.g., limits for acceptable emissions) that could lead to changes in air
resources.

The amendment does not include changes to development rights, so overall development potential remains the
same.

Multiple-family dwelling is an allowable use in Special Area 1 prior to the amendment. Any future project developed
pursuant to the amendment must first be approved as an MFD project compliant with TRPA's emission standards
for the protection of air quality. Only then could the project be subdivided into SFD condominiums. The subdivision
would involve no physical changes to the approved project. As a result, the amendment would not have a
significant adverse effect on air quality.
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3. Water Quality

Current and historic status of water quality standards can be found at the links below:

e Aquatic Invasive Species

e Deep Water (Pelagic) Lake Tahoe
e  Groundwater

e Nearshore (Littoral) Lake Tahoe
e  Other Lakes

e  Surface Runoff

e Tributaries

e Load Reductions

Will the proposal result in:

a. Changes in currents, or the course or direction of water movements?

water runoff so that a 20 yr. 1 hr. storm runoff (approximately 1 inch per hour)
cannot be contained on the site?

c. Alterations to the course or flow of 100-yearflood waters?

O O O No, with mitigation
O O O Data insufficient

g s
b. Changes in absorption rates, drainage patterns, or the rate and amount of surface O @

d. Change in the amount of surface water in any water body? O @ O O

e. Discharge into surface waters, or in any alteration of surface water quality, including O @ O O
but not limited to temperature, dissolved oxygen or turbidity?

f. Alteration of the direction or rate of flow of ground water? O @ O O

g. Change in the quantity of groundwater, either through direct additions or O @ O O
withdrawals, or through interception of an aquifer by cuts or excavations?

h. Substantial reduction in the amount of water otherwise available for public water O @ O O
supplies?

i. Exposure of people or property to water related hazards such as flooding and/or O @ O O
wave action from 100-year storm occurrence or seiches?

ji. The potential discharge of contaminants to the groundwater or any alteration of O @ O O
groundwater quality?

k. Isthe project located within 600 feet of a drinking water source? O @ O O

Discussion

The proposed action would add an additional residential use to the permissible uses in the Incline Village
Commercial Regulatory Zone, Special Area 1. The amendment does not change building standards that could lead
to changes in water resources.
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4. Vegetation
Current and historic status of vegetation preservation standards can be found at the
links below:
c
e Common Vegetation .g o
e Late Seral/Old Growth Ecosystems & 5
e Sensitive Plants E g—;
e Uncommon Plant Communities £ E
. oz
Will the proposal result in: RS 2 2 =
a. Removal of native vegetation in excess of the area utilized for the actual O @ O O

development permitted by the land capability/IPES system?

b. Removal of riparian vegetation or other vegetation associated with critical wildlife O @ O O
habitat, either through direct removal or indirect lowering of the groundwater
table?

c. Introduction of new vegetation that will require excessive fertilizer or water, or will O @ O O
provide a barrier to the normal replenishment of existing species?

d. Change in the diversity or distribution of species, or number of any species of plants O @ O O
(including trees, shrubs, grass, crops, micro flora, and aquatic plants)?

e. Reduction of the numbers of any unique, rare, or endangered species of plants? O @ O O

f.  Removal of stream bank and/or backshore vegetation, including woody vegetation O @ O O
such as willows?

g. Removal of any native live, dead or dying trees 30 inches or greater in diameter at O @ O O
breast height (dbh) within TRPA's Conservation or Recreation land use

classifications?

h. A change in the natural functioning of an old growth ecosystem? O @ O O

Discussion

The proposed Washoe County Tahoe Area Plan amendment would add an additional residential use to the list of
permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment does not
change protections for vegetation, wildlife, habitat, or sensitive plants that could lead to changes in vegetation.

Special Area 1 is a developed urban area.

MFD is an allowed use in Special Area 1 prior to the amendment. Any future project developed pursuant to the
amendment must first be approved as an MFD project compliant with TRPA's standards for the protection of
vegetation and other biological resources. Only then could the project be subdivided into SFD condominiums. The
subdivision would involve no physical changes to the approved project. As a result, the amendment could not have
a significant adverse affect on vegetation.
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5. Wildlife

Current and historic status of special interest species standards can be found at the
links below:

e Special Interest Species

Current and historic status of the fisheries standards can be found at the links below:

e Instream Flow
e Lake Habitat
e Stream Habitat

Will the proposal result in:
a. Change in the diversity or distribution of species, or numbers of any species of
animals (birds, land animals including reptiles, fish and shellfish, benthic organisms,

insects, mammals, amphibians or microfauna)?

b. Reduction of the number of any unique, rare or endangered species of animals?

c. Introduction of new species of animals into an area, or result in a barrier to the
migration or movement of animals?

d. Deterioration of existing fish or wildlife habitat quantity or quality?

Discussion

Contact

Phone: 775-588-4547
Fax: 775-588-4527
www.trpa.gov

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would

not change habitat protections that could lead to changes in biological resources.

Special Area 1 is a developed urban area located on both sides of State Route 28. Little wildlife habitat exists in

Special Area 1.

Multiple-family dwelling is an allowed use in Special Area 1 prior to the amendment. Any future project proposed
pursuant to the amendment must first be approved as an MFD project compliant with TRPA's standards for wildlife
preservation. Only then could the project be subdivided into SFD condominiums. The subdivision would involve no
physical changes to the approved project. As a result, the amendment could not have a significant adverse affect

on wildlife.
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6. Noise
5
Current and historic status of the noise standards can be found at the links below: B *qc'J‘
.20 @
e Cumulative Noise Events E ;-:’
e Single Noise Events = E
. SO
Will the proposal result in: 9 2 2 3
a. Increases in existing Community Noise Equivalency Levels (CNEL) beyond those O @ O O

permitted in the applicable Area Plan, Plan Area Statement, Community Plan or
Master Plan?

b. Exposure of people to severe noise levels? O @ O O

c. Single event noise levels greater than those set forth in the TRPA Noise O @ O O
Environmental Threshold?

d. The placement of residential or tourist accommodation uses in areas where the O @ O O
existing CNEL exceeds 60 dBA or is otherwise incompatible?

e. The placement of uses that would generate an incompatible noise level in close O @ O O
proximity to existing residential or tourist accommodation uses?

f. Exposure of existing structures to levels of ground vibration that could result in O @ O O
structural damage?

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to
the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment
would not change noise limits that could lead to changes in existing noise levels.

TRPA's noise ordinances apply to single noise event from aircraft, watercraft, motor vehicles, motorcycles, off- road
vehicles and snow mobiles and to community noise levels. The addition of SFD condominiums as a permissible
use in SA 1, even if operated as STRs, could not have a significant adverse on TRPA's noise thresholds since the
use does not generate single noise events or increase community noise levels.

The Washoe County Development Code requires a copy of the County's noise standards to be provided in every
STR unit in the Tahoe Area Plan.
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7. Light and Glare
Will the proposal:

No, with
mitigation
insufficient

Data

a. Include new or modified sources of exterior lighting?

b. Create new illumination which is more substantial than other lighting, if any, within
the surrounding area?

00w
®@®
00

00 0O

c. Cause light from exterior sources to be cast off -site or onto public lands? O @ O

d. Create new sources of glare through the siting of the improvements or through the O @ O
use of reflective materials?

Discussion

The proposed action would change the list of land uses that are permissible in the Incline Village Commercial
Regulatory Zone, Special Area 1. The amendment would not change lighting standards that could lead to changes
in light and glare.

Any future project proposed pursuant to the amendment must first be approved as an MFD project compliant with
TRPA's exterior lighting standards. The subdivision would involve no physical changes to the approved project. As
a result, the amendment would not have a significant adverse effect on light and glare.

8. Land Use

-
C c

< 9 9

. . E=i= 2
Will the proposal: 2D o £
s o ot w© o

L zZ =ZE o=t

a. Include uses which are not listed as permissible uses in the applicable Area Plan,
Plan Area Statement, adopted Community Plan, or Master Plan?

b. Expand or intensify an existing non-conforming use? O @ O O

Discussion

®
O
O
O

Land use impacts include changes to onsite uses, land use compatibility, and community character. To advance
the TAP's goals, the amendment incentivizes concentration of development in SA1 by enabling property owners to
pursue economically viable projects responsive to the Area Plan’s directive to encourage sustainable
redevelopment and concentrate development in Town Centers. Any future project proposed pursuant to the
amendment must first be approved as an MFD project compliant with existing standards. Additionally, units
subdivided into SFD condos must be part of an affordable development or mixed-use development with an
affordable component in compliance with minimum standards to ensure walkability and environmental
performance. TRPA's Goals and Policies require TRPA to regularly evaluate housing needs in the Region and
update policies and ordinances if necessary to achieve state, local and regional housing goals. There is a shortage
of housing in Incline Village- most notably for the Region's workforce. This amendment increases housing
opportunities in SA 1 by adding an additional residential use and mitigates the potential impact on land values and
affordable housing by requiring an affordable component to all SFD projects, making the impact insignificant. (See
Exhibit A, Land Use Discussion Continued)
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9. Natural Resources c £
< 9 9

Will the proposal result in: E 4{;‘; © qHLE)
7 SRR~ -]

L 2 8&

a. Asubstantial increase in the rate of use of any natural resources?

b. Substantial depletion of any non-renewable natural resource?

@,
(® (® no

O
O O
O O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would
not change building standards, add uses that consume resources at a greater rate than existing permissible uses,
or increase development potential that could deplete resources. The use of natural resources such as gravel,
wood, metals and fuel occurs incrementally with construction of projects and, to some extent, with long-term
operation of projects. The potential impacts on natural resources of any project proposed as a result of the
amendment would be evaluated for the MFD project and mitigated if necessary.

Subdivision of the approved MFD project into SFD condominiums would not increase the rate of use or depletion of
natural resources. As a result, the amendment could not have a significant effect on natural resources.

10. Risk of Upset
Will the proposal:

Yes

No

No, with
mitigation
Data
insufficient

a. Involve arisk of an explosion or the release of hazardous substances including, but
not limited to, oil, pesticides, chemicals, or radiation in the event of an accident or
upset conditions?

b. Involve possible interference with an emergency evacuation plan? O @ O O

Discussion

O
®
O
O

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment does
not add new commercial or industrial uses that might store hazardous materials onsite or otherwise increase the
risk of explosion or release of hazardous substances in the event of an accident. Likewise, it does not change any
requirements that could potentially upset evacuation efforts. Multiple-family dwelling is an allowed use in Special
Area 1 prior to the amendment. Any future project proposed pursuant to the amendment must first be approved as
an MFD project compliant with building standards for the MFD use. Only then could the project be subdivided into
SFD condominiums. The subdivision would not involve physical changes to the development. The County Code
requires a copy of the N. Lake Tahoe Fire Protection District Vacation Rental Safety Information Sheet and
Emergency Preparedness Guide, community evacuation routes, and avalanche warning methods to be provided in
every STR. It also requires information on the unit's occupancy limits, exit locations, emergency phone numbers,
fire/life safety, community fire danger and noise, trash and parking standards to be provided in every STR. Based
on the foregoing, the amendment to allow SFD condominiums does not have the potential to cause risk of upset.
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11. Population c £
< o L
pe= 3
Will the proposal: 2 ‘J.::s
(%] ~ = -
£ 2 2E 8¢£

a. Alter the location, distribution, density, or growth rate of the human population
planned for the Region?

O
O
®
O

b. Include or result in the temporary or permanent displacement of residents? O O @ O

Discussion

The proposed action would add an additional residential use to the list of permissible uses in the Incline Village
Commercial Regulatory Zone, Special Area 1. The amendment does not change the amount or distribution of
residential development allowed in the Tahoe Region and thus does not alter the location, distribution, or growth
rate of residential units planned for the Region. MFD is already an allowed use in SA1. Any future project proposed
as a result of the amendment must first be approved as an MFD project compliant with existing building standards.
The addition of a new residential use could encourage the conversion of non-residential uses to residential, thus
altering the distribution of uses in SAL. (See Exhibit A, Population Discussion Continued)

12. Housing

c €
< 9° @
H . b= =
Will the proposal: $% o £
%) ] +
£ 2 2t 8¢
a. Affect existing housing, or create a demand for additional housing?
To determine if the proposal will affect existing housing or create a demand for
additional housing, please answer the following questions:
1. Will the proposal decrease the amount of housing in the Tahoe Region? O @ O O
2. Will the proposal decrease the amount of housing in the Tahoe Region G O @ O

historically or currently being rented at rates affordable by lower and very-low-
income households?

Discussion

The proposed amendment would add an additional residential use to the list of permissible uses in the Incline
Village Commercial Regulatory Zone, Special Area 1. WCTAP policy LU2-9, which provides “single family
dwellings shall only be allowed in IVCRZ when they are part of a mixed-use development or when they are
affordable housing units” would apply to Special Area 1 and apply to any future development proposed after
adoption of the amendment. Additionally, a mitigation which defines and sets minimum standards for mixed-use
development, including the requirement that a portion of SFD condos are deed-restricted, would apply. The
amendment will not decrease housing or decrease the amount of housing historically or currently being rented at
rates affordable by lower and very-low income households in the Region. Instead, the mitigated amendment
requires that a proportion of newly subdivided SFD units are deed-restricted, ensuring that at least a portion of new
housing is provided for the local workforce. Under the TRPA Code, if three MFD units provide moderate-income
housing, they could not be subdivided into SFD condos unless the loss of moderate-income housing was mitigated
on a unit for unit basis. (See Exhibit A, Housing Discussion Continued)
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13. Transportation / Circulation c t
< = —
Will the proposal result in: . %gs © ‘c.::
£ 2 2t 8¢
a. Generation of 650 or more new average daily Vehicle Miles Travelled? O @ O O

b. Changes to existing parking facilities, or demand for new parking? O @ O O

c. Substantial impact upon existing transportation systems, including highway, transit, O @ O O
bicycle or pedestrian facilities?

d. Alterations to present patterns of circulation or movement of people and/or goods? O O @ O

e. Alterations to waterborne, rail or air traffic? O @ O O

f. Increase in traffic hazards to motor vehicles, bicyclists, or pedestrians? O @ O O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible uses within the Incline Village Commercial Regulatory Zone, Special Area 1. A change in land
use can change trip generation and total vehicle miles traveled. However, TRPA's definition of SFD includes
vacation home rentals (i.e., VHRs and STRs) and the Washoe County Board of County Commissioners has
deemed STRs to be a residential use (https://www.washoecounty.gov/csd/planning_and_development/
short_term_rentals/FAQ.php). Relevant to the amendment, the daily trip rate, according to the ITE Trip Manual, for
MFD is 6.74 (three or fewer floors) and for SFD condos (three or fewer floors) is 6.74. The ITE Trip Manual does
not provide a rate for STRs but TRPA staff are of the opinion the MFD/SFD rate of 6.74 is the most appropriate
since the STR use largely mirrors MFD/SFD use. Not accounting for non-auto trips nor any other reductions, a
20-unit project located on one acre of land would generate 135 daily trips as an MFD, SFD condo or STR project.
According to LSC Transportation's analysis (attached), the 20-unit project would generate 430 new daily VMT as
an MFD, SFD condo or STR project. This analysis assumes 100 percent occupancy of the 20 units whether MFDs,
SFD condos or STRs and that all 20 units would be STRs. There is no appreciable difference between MFDs, SFD
condos or STRs.

LSC evaluated a variety of commercial use scenarios for the same one-acre parcel based on commercial uses
currently permissible in Special Area 1. The analysis demonstrates that any commercial use would generate more,
and in some cases, exponentially more trips and VMT than MFDs, SFD condos or STRs. While this may be the
case at the parcel-level, when extended to encompass a zone or special area, the net effect of converting
commercial to a residential uses could result in more, longer trips as amenities that were previously a short
distance from residences are replaced and residents must travel more for services. The mitigation to this
amendment addresses this potential VMT impact by clarifying the proportion and design of non-residential uses in
a mixed-use development, aimed at promoting walkability and limiting the loss of commercial uses.

TRPA--IEC 11 0f 19 02/2022



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

14. Public Services

-
C c

< 9o @

Will the proposal have an unplanned effect upon, or result in a need for new or § *géo =
. . . X © 5

altered governmental services in any of the following areas?: cE 3
ZE Ot

a. Fire protection?

b. Police protection?

c. Schools?

d. Parks or other recreational facilities?

e. Maintenance of public facilities, including roads?

O OO0 0O
ONONONONORL
ONONONONG,
OO0 00O

f. Other governmental services?

O
®
O
O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the
list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would
not change development potential that could lead to greater burdens on public services.

Though some future redevelopment is likely, SA 1 is substantially built out with only approximately 1.5 acres of
privately-owned vacant land that could potentially be developed with 20+/- new SFD condos, some of which could
be rented as STRs. EXxisting recreation opportunities in the area are numerous and include various parks, Incline
Village Golf Course, Diamond Peak Ski Resort, Mt. Rose Ski Resort, a bowling ally, and bike and pedestrian paths.
MFD is currently an allowed use in SA 1. Development of the remaining vacant land or redevelopment of the built
environment would not have an unplanned effect upon or result in the need for new/altered governmental services.
The subdivision of an approved MFD project into SFD condominiums pursuant to the amendment would have no
additional impact.
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15. Energy c 2
< o Q
Will the proposal result in: *g EB ;E’
] o 9= % 2
S z ZE Ot
a. Use of substantial amounts of fuel or energy? O @ O O
b. Substantial increase in demand upon existing sources of energy, or require the O @ O O

development of new sources of energy?

Discussion:

The proposed amendment would add an additional residential use to the list of permissible uses in SA 1 of the
IVCRZ. It would not change existing building standards that could lead to increased use of energy. The use of fuel
and energy are the same for construction and operation of MFD development and SFD condos. The amendment
does not add uses, such as industrial uses, that might substantially increase demand for energy. The amendment
could not have a significant adverse impact on energy.

16. Utilities

c c

< 9 @

Except for planned improvements, will the proposal result in a need for new systems, § @ © é
or substantial alterations to the following utilities: g E g §

b. Communication systems?

(%]

()

>
a. Power or natural gas? O

@@No
O O
O O

c. Utilize additional water which amount will exceed the maximum permitted capacity O @ O O
of the service provider?

d. Utilize additional sewage treatment capacity which amount will exceed the O @ O O
maximum permitted capacity of the sewage treatment provider?

e. Storm water drainage? O @ O O
f. Solid waste and disposal? O @ O O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add a residential uses to the list of
permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not
change development potential that could lead to greater burdens on public utilities.

Multiple-family dwelling is an allowed use in Special Area 1 prior to the amendment. Any future project proposed
pursuant to the amendment must first be approved as an MFD project. The project proponent will have to
demonstrate compliance with TRPA Code Chapter 32 for the provision of basic services (paved access, water,
sewer, electrical, etc.). The amendment could not result in the need for new systems or substantial alterations to
existing utility systems compared to current permissible uses.

TRPA--IEC 13 of 19 02/2022



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
17. Human Health c £
< o Q
E=g=] 3}
Will the proposal result in: 2 ‘J.:;
(%] ~ = -
£ 2 2t 8¢

a. Creation of any health hazard or potential health hazard (excluding mental health)? O @ O O

b. Exposure of people to potential health hazards? O @ O O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would change the list of land uses that are
permissible within the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not
change fuel storage limits or other standards that could lead to increased risks to human health.

18. Scenic Resources / Community Design

Current and historic status of the scenic resources standards can be found at the links

c

below: S .

© c

oo (]

e Built Environment k= g

e Other Areas E 5

- (%]

e Roadway and Shoreline Units § <

©

Will the proposal: é 2 2 a
a. Bevisible from any state or federal highway, Pioneer Trail or from Lake Tahoe? @ O O O
b. Be visible from any public recreation area or TRPA designated bicycle trail? O @ O O

c. Block or modify an existing view of Lake Tahoe or other scenic vista seen from a O @ O O
public road or other public area?

d. Beinconsistent with the height and design standards required by the applicable O @ O O
ordinance, Community Plan, or Area Plan?

e. Beinconsistent with the TRPA Scenic Quality Improvement Program (SQIP) or O @ O O
Design Review Guidelines?

Discussion

The proposed action would change the list of land uses that are permissible within the Incline Village Commercial
Regulatory Zone, Special Area 1. SA1 is visible from State Route 28 that travels through the middle of the
boundary. However, the amendment would not change scenic standards that could lead to changes or degradation
of scenic resources. Compliance with Area Plan and TRPA Code standards for scenic quality would still be
required for any subsequent development. Before a project could be subdivided into SFD condominiums, a MFD
project must first be approved as compliant with TRPA's scenic standards and thresholds. The amendment could
not have a significant adverse impact on scenic resources or community design.
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19. Recreation
c
Current and historic status of the recreation standards can be found at the links 2 "
C
below: .gb Q
= o
e Fair Share Distribution of Recreation Capacity _E “'é
e Quality of Recreation Experience and Access to Recreational Opportunities § k=
©
Will the proposal: L 2 2 a
a. Create additional demand for recreation facilities? O @ O O

b. Create additional recreation capacity? O @ O O

c. Have the potential to create conflicts between recreation uses, either existing or O @ O O
proposed?

d. Resultin a decrease or loss of public access to any lake, waterway, or public lands? O @ O O

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would add a residential use to the list of
permissible residential uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment
would not change development potential that could lead to greater burdens on recreational facilities. Whether an
MFD project, an SFD condo project that is not short-term rented, or an SFD condo project that is operated as an
STR, there is no measurable difference in the demand for recreation facilities. Existing recreation opportunities in
the area are numerous and include various parks, Lake Tahoe, Incline Village Golf Course, Diamond Peak Ski
Resort, Mt. Rose Ski Resort, a bowling ally, and bike and pedestrian paths. None of those uses would create
additional recreation capacity, have the potential to create conflicts between recreation uses or cause a decrease
or loss of public access to any water body or public lands. The amendment would not have an adverse impact on
recreation.
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20. Archaeological / Historical s E
< = —
28 2
Will the proposal result in: . % _{14_:5 © E
§ 2 9% &E

b. Isthe proposed project located on a property with any known cultural, historical, O @ O O

and/or archaeological resources, including resources on TRPA or other regulatory
official maps or records?

> z =
a. An alteration of or adverse physical or aesthetic effect to a significant archaeological O @
or historical site, structure, object or building?

c. Isthe property associated with any historically significant events and/or sites or O @ O O
persons?

d. Does the proposal have the potential to cause a physical change which would affect O @ O O
unique ethnic cultural values?

e. Will the proposal restrict historic or pre-historic religious or sacred uses within the O @ O O
potential impact area?

Discussion

The Washoe County Tahoe Area Plan amendment (proposed action) would change the list of land uses that are
permissible within the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not
change protections for historic resources or lead to greater burdens on known archaeological or historic resources.
There are no properties in SA 1 with known cultural, historical or archaeological resources. There are no properties
in SA 1 known to be associated with historically significant events or persons. The amendment will not result in any
physical changes compared to those that could occur under the current TAP. There are no historic or pre-historic
religious or sacred uses within SA 1 that the amendment could affect.

Demolition of structures greater than 50 years old requires review for historic significance under the TRPA Code.
The amendment does not alter that requirement. The amendment could not have a significant impact on
archaeological or historic resources.
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21. Findings of Significance

No, with
mitigation
insufficient

Data

a. Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish population to drop below self-sustaining
levels, threaten to eliminate a plant or animal community, reduce the number or
restrict the range of a rare or endangered plant or animal or eliminate important
examples of the major periods of California or Nevada history or prehistory?

O ves
@ No
O
O

b. Does the project have the potential to achieve short-term, to the disadvantage of O @ O O
long-term, environmental goals? (A short-term impact on the environment is one
which occurs in a relatively brief, definitive period of time, while long-term impacts
will endure well into the future.)

c. Does the project have impacts which are individually limited, but cumulatively O O @ O
considerable? (A project may impact on two or more separate resources where the

impact on each resource is relatively small, but where the effect of the total of
those impacts on the environmental is significant?)

d. Does the project have environmental impacts which will cause substantial adverse O @ O O
effects on human being, either directly or indirectly?

Discussion

This amendment proposes to add SFD condominiums as an allowed use in Special Area 1 of the Incline Village
commercial town center. A housing development must first be approved as an MFD project before it can be
subdivided into SFD condos. Thus, any potential impacts of the housing development will be identified during
review of the MFD project and any required mitigation measures will be imposed as conditions of approval in the
MFD project permit. Those conditions must be satisfied before the project can proceed to construction and
securities will be required to ensure mitigation measures (e.g., vegetative screening for scenic impacts) are
effective.

Lack of affordable housing is a Basin-wide issue. Barriers to new affordable housing for Tahoe's workforce include
scarce and expensive lands; and high construction costs due to geography, snow loads, short grading season,
limited contractors and lack of funding. The amendment does not solve the workforce housing problem, but it
includes mitigations to address the potential impact of new luxury housing on the demand for affordable housing,
preventing the impact of new luxury housing from becoming cumulatively considerable. The amendment will not
decrease housing, nor decrease the amount of housing historically or currently being rented at rates affordable by
lower and very-low income households. The amendment preserves MFD as an allowed use so that properties in
SA 1 may be developed for low income/workforce housing in the future. Additionally, by requiring that a proportion
of new SFD condominiums are deed-restricted, the mitigations to this amendment have the potential to increase
the overall supply of affordable housing in SA 1. Therefore, the mitigated amendment cannot be said to have a
cumulatively considerable negative impact on the amount of affordable housing in the Basin.

The amendment does not have the potential to significantly impact the environment as there are no physical
differences between MFD developments and SFD condominium developments. Potential traffic impacts arising
from use conversion are mitigated by mixed-use standards that promote the preservation of active non-residential
uses and walkable town centers. (See Exhibit A, Findings of Significance Discussion Continued)
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DECLARATION:

| hereby certify that the statements furnished above and in the attached exhibits present the data and information
required for this initial evaluation to the best of my ability, and that the facts, statements, and information
presented are true and correct to the best of my knowledge and belief.

Digitally signed by Jacob Stock
signature: JACOD Stock e
Jacob Stock at Select One 6/15/23
Person preparing application County Date

Applicant Written Comments: (Attach additional sheets if necessary)

The Washoe County Tahoe Area Plan amendment would add SFDs to the list of permissible uses within the IVCRZ
SA1. No substantial investment has occurred within SA1 in over 20 years despite the goals of the current Area
Plan and 25-year old Community Plan it replaced. TAP policy LU7-1 directs the County to identify barriers to
redevelopment within Town Centers and states that amendments to the Area Plan should be pursued to remove
barriers or otherwise facilitate redevelopment in these areas. To advance the goals, the amendment helps
incentivize appropriate residential development in the SA1 by enabling property owners to pursue economically
viable projects responsive to the Area Plan’s directive to concentrate development in Town Centers.

SA 1 is served by existing transit and multi-modal trails. Numerous retail stores, banks, restaurants, recreation
facilities and other commercial uses are located in SA 1 and surrounding areas and the broader Incline Village
Commercial Regulatory Zone. As a result, SA 1 is the appropriate location for residential uses to generate shorter
trip lengths and lower VMT.

The proposed amendment does not conflict with the policies and action programs of the Washoe County Master
Plan and are compatible with the new Tahoe Area Plan. Per Chapter 2 of the Tahoe Area Plan, environmental
redevelopment offers the best path to sustainable development by directing the remaining development capacity in
the Region into areas with existing development and infrastructure, promoting economic activity, replacing
sub-standard development with more energy-efficient and environmentally friendly structures, and creating more
compact, walkable, and bikeable Town Centers. Allowing single family dwellings, limited to air space
condominiums, in Incline Village Commercial Regulatory Zone SA 1, a Town Center, provides additional housing
options consistent with many goals and policies identified in the Tahoe Area Plan, including the creation of
walkable Town Centers.
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Determination:
On the basis of this evaluation:
a. The proposed project could 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 YES NO
Procedure
b. The proposed project could have a significant effect on the environment, but due to
the listed mitigation measures which have been added to the project, could have no VES NG
significant effect on the environment and a mitigated finding of no significant effect N

shall be prepared in accordance with TRPA's Rules and Procedures.

c. The proposed project may have a significant effect on the environment and an
environmental impact statement shall be prepared in accordance with this chapter YES NO
and TRPA's Rules of Procedures.

Date

Signature of Evaluator

Title of Evaluator
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	Text1: Washoe County Tahoe Area Plan Amendment
	Text2: Incline Village Commercial Regulatory Zone, Special Area 1
	Text4: Amend the Washoe County Tahoe Area Plan (WCTAP) to add single family dwellings (SFDs) as an additional permissible use within Incline Village Commercial Regulatory Zone (IVCRZ), Special Area 1 (SA1).  The proposed amendment also includes a policy that restricts SFDs located in SA1 to condominiums, not as detached structures. SFDs are currently prohibited in SA1 but are permissible in the remainder of the IVCRZ subject to WCTAP policy LU2-9 which provides “single family dwellings shall only be allowed in IVCRZ when they are part of a mixed-use development or when they are affordable housing units.”  Policy LU2-9 would be applicable to SA1 under the proposed amendment and a mitigation to this IEC further defines and sets minimum standards for mixed-use development to clarify LU2-9 and support affordable housing development.  

If adopted, the amendment would permit two-step subdivisions (approval of multi-family residential followed by subdivision into single family dwelling air space condominiums) within SA1 subject to all relevant provisions of the WCTAP and TRPA Code. The current zoning allows multi-family residential development but does not allow single family development, so a residential unit located within a 40-unit residential building within SA1 could be constructed and occupied as a rental but not sold as a separate legal unit.  A distinction between MFD and SFD is form of ownership.  There is no physical difference between an approved MFD project (currently allowed) and one that is subsequently subdivided into individual airspace condominiums (proposed to be allowed).   

The Tahoe Area Plan amendment would add SFDs to the list of permissible uses within the IVCRZ SA1, a use not currently permitted. Other residential uses are currently permissible, including MFD at a density of 15-25 units per acre. No substantial investment has occurred in SA 1 in over 20 years despite the goals of the Area Plan and former Community Plan to concentrate density in Town Centers, incentivize environmental redevelopment and create walkable communities. Walkable communities are those where people live, work and play. Residential development, particularly as a component of mixed-use, is thus a necessary component of walkable communities.  The Area Plan explains, with respect to the IVCRZ, "Washoe County may consider additional uses if the additional uses may enhance the community's existing character and support environmental redevelopment goals." (P. 2-13.)  TAP policy LU7-1 directs the County to identify barriers to redevelopment within Town Centers and states that amendments to the Area Plan should be pursued to remove barriers or otherwise facilitate redevelopment in these areas.  

(See Exhibit A, Project Description Continued)
	Text5: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. MFD is an allowable use in Special Area 1 prior to the amendment. Any future project developed pursuant to the amendment must first be approved as a multiple-family dwelling (MFD) project compliant with TRPA's existing land coverage, excavation, grading and temporary and permanent BMP standards prescribed for soil conservation. Only then could the project be subdivided into SFD condominiums. The subdivision would involve no physical changes to the approved project. As a result, the amendment would not have a significant effect on land.
	1: 
	a: Choice2
	b: Choice1
	c: Choice1
	d: Choice1
	e: Choice1
	f: Choice1
	g: Choice1

	Text7: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible land uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change building standards (e.g., limits for acceptable emissions) that could lead to changes in air resources.
 
The amendment does not include changes to development rights, so overall development potential remains the same.

Multiple-family dwelling is an allowable use in Special Area 1 prior to the amendment. Any future project developed pursuant to the amendment must first be approved as an MFD project compliant with TRPA's emission standards for the protection of air quality. Only then could the project be subdivided into SFD condominiums. The subdivision would involve no physical changes to the approved project. As a result, the amendment would not have a significant adverse effect on air quality.

	2: 
	a: Choice1
	b: Choice1
	c: Choice1
	d: Choice1
	e: Choice1

	Text8: The proposed action would add an additional residential use to the  permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment does not change building standards that could lead to changes in water resources.
	Text9: The proposed Washoe County Tahoe Area Plan amendment would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment does not change protections for vegetation, wildlife, habitat, or sensitive plants that could lead to changes in vegetation.

Special Area 1 is a developed urban area. 

MFD is an allowed use in Special Area 1 prior to the amendment. Any future project developed pursuant to the amendment must first be approved as an MFD project compliant with TRPA's standards for the protection of vegetation and other biological resources. Only then could the project be subdivided into SFD condominiums. The subdivision would involve no physical changes to the approved project. As a result, the amendment could not have a significant adverse affect on vegetation.

	Text10: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change habitat protections that could lead to changes in biological resources.

Special Area 1 is a developed urban area located on both sides of State Route 28. Little wildlife habitat exists in Special Area 1.

Multiple-family dwelling is an allowed use in Special Area 1 prior to the amendment. Any future project proposed pursuant to the amendment must first be approved as an MFD project compliant with TRPA's standards for wildlife preservation. Only then could the project be subdivided into SFD condominiums. The subdivision would involve no physical changes to the approved project. As a result, the amendment could not have a significant adverse affect on wildlife.

	Text11: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to
the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment
would not change noise limits that could lead to changes in existing noise levels.

TRPA's noise ordinances apply to single noise event from aircraft, watercraft, motor vehicles, motorcycles, off- road vehicles and snow mobiles and to community noise levels. The addition of SFD condominiums as a permissible use in SA 1, even if operated as STRs, could not have a significant adverse on TRPA's noise thresholds since the use does not generate single noise events or increase community noise levels.

The Washoe County Development Code requires a copy of the County's noise standards to be provided in every STR unit in the Tahoe Area Plan.

	Text12: The proposed action would change the list of land uses that are permissible in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change lighting standards that could lead to changes in light and glare.

Any future project proposed pursuant to the amendment must first be approved as an MFD project compliant with TRPA's exterior lighting standards. The subdivision would involve no physical changes to the approved project. As a result, the amendment would not have a significant adverse effect on light and glare.
	Text13: Land use impacts include changes to onsite uses, land use compatibility, and community character.  To advance the TAP's goals, the amendment incentivizes concentration of development in SA1 by enabling property owners to pursue economically viable projects responsive to the Area Plan’s directive to encourage sustainable redevelopment and concentrate development in Town Centers.  Any future project proposed pursuant to the amendment must first be approved as an MFD project compliant with existing standards. Additionally, units subdivided into SFD condos must be part of an affordable development or mixed-use development with an affordable component in compliance with minimum standards to ensure walkability and environmental performance. TRPA's Goals and Policies require TRPA to regularly evaluate housing needs in the Region and update policies and ordinances if necessary to achieve state, local and regional housing goals.  There is a shortage of housing in Incline Village- most notably for the Region's workforce.  This amendment increases housing opportunities in SA 1 by adding an additional residential use and mitigates the potential impact on land values and affordable housing by requiring an affordable component to all SFD projects, making the impact insignificant. (See Exhibit A, Land Use Discussion Continued)
	Text14: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change building standards, add uses that consume resources at a greater rate than existing permissible uses, or increase development potential that could deplete resources. The use of natural resources such as gravel, wood, metals and fuel occurs incrementally with construction of projects and, to some extent, with long-term operation of projects. The potential impacts on natural resources of any project proposed as a result of the amendment would be evaluated for the MFD project and mitigated if necessary.
Subdivision of the approved MFD project into SFD condominiums would not increase the rate of use or depletion of natural resources. As a result, the amendment could not have a significant effect on natural resources.

	Text15: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment does not add new commercial or industrial uses that might store hazardous materials onsite or otherwise increase the risk of explosion or release of hazardous substances in the event of an accident. Likewise, it does not change any requirements that could potentially upset evacuation efforts. Multiple-family dwelling is an allowed use in Special Area 1 prior to the amendment. Any future project proposed pursuant to the amendment must first be approved as an MFD project compliant with building standards for the MFD use. Only then could the project be subdivided into SFD condominiums. The subdivision would not involve physical changes to the development. The County Code requires a copy of the N. Lake Tahoe Fire Protection District Vacation Rental Safety Information Sheet and Emergency Preparedness Guide, community evacuation routes, and avalanche warning methods to be provided in every STR. It also requires information on the unit's occupancy limits, exit locations, emergency phone numbers, fire/life safety, community fire danger and noise, trash and parking standards to be provided in every STR. Based on the foregoing, the amendment to allow SFD condominiums does not have the potential to cause risk of upset.
	Text16: The proposed action would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment does not change the amount or distribution of residential development allowed in the Tahoe Region and thus does not alter the location, distribution, or growth rate of residential units planned for the Region. MFD is already an allowed use in SA1. Any future project proposed as a result of the amendment must first be approved as an MFD project compliant with existing building standards. The addition of a new residential use could encourage the conversion of non-residential uses to residential, thus altering the distribution of uses in SA1. (See Exhibit A, Population Discussion Continued)
	Text17: The proposed amendment would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1.  WCTAP policy LU2-9, which provides “single family dwellings shall only be allowed in IVCRZ when they are part of a mixed-use development or when they are affordable housing units” would apply to Special Area 1 and apply to any future development proposed after adoption of the amendment. Additionally, a mitigation which defines and sets minimum standards for mixed-use development, including the requirement that a portion of SFD condos are deed-restricted, would apply. The amendment will not decrease housing or decrease the amount of housing historically or currently being rented at rates affordable by lower and very-low income households in the Region.  Instead, the mitigated amendment requires that a proportion of newly subdivided SFD units are deed-restricted, ensuring that at least a portion of new housing is provided for the local workforce. Under the TRPA Code, if three MFD units provide moderate-income housing, they could not be subdivided into SFD condos unless the loss of moderate-income housing was mitigated on a unit for unit basis. (See Exhibit A, Housing Discussion Continued)
	Text18: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible uses within the Incline Village Commercial Regulatory Zone, Special Area 1.  A change in land use can change trip generation and total vehicle miles traveled.  However, TRPA's definition of SFD includes vacation home rentals (i.e., VHRs and STRs) and the Washoe County Board of County Commissioners has deemed STRs to be a residential use (https://www.washoecounty.gov/csd/planning_and_development/
short_term_rentals/FAQ.php). Relevant to the amendment, the daily trip rate, according to the ITE Trip Manual, for MFD is 6.74 (three or fewer floors) and for SFD condos (three or fewer floors) is 6.74.  The ITE Trip Manual does not provide a rate for STRs but TRPA staff are of the opinion the MFD/SFD rate of 6.74 is the most appropriate since the STR use largely mirrors MFD/SFD use.  Not accounting for non-auto trips nor any other reductions, a 20-unit project located on one acre of land would generate 135 daily trips as an MFD, SFD condo or STR project.    According to LSC Transportation's analysis (attached), the 20-unit project would generate 430 new daily VMT as an MFD, SFD condo or STR project.  This analysis assumes 100 percent occupancy of the 20 units whether MFDs, SFD condos or STRs and that all 20 units would be STRs.  There is no appreciable difference between MFDs, SFD condos or STRs.  

LSC evaluated a variety of commercial use scenarios for the same one-acre parcel based on commercial uses currently permissible in Special Area 1.  The analysis demonstrates that any commercial use would generate more, and in some cases, exponentially more trips and VMT than MFDs, SFD condos or STRs. While this may be the case at the parcel-level, when extended to encompass a zone or special area, the net effect of converting commercial to a residential uses could result in more, longer trips as amenities that were previously a short distance from residences are replaced and residents must travel more for services. The mitigation to this amendment addresses this potential VMT impact by clarifying the proportion and design of non-residential uses in a mixed-use development, aimed at promoting walkability and limiting the loss of commercial uses.    

	Text19: The Washoe County Tahoe Area Plan amendment (proposed action) would add an additional residential use to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change development potential that could lead to greater burdens on public services.
Though some future redevelopment is likely, SA 1 is substantially built out with only approximately 1.5 acres of privately-owned vacant land that could potentially be developed with 20+/- new SFD condos, some of which could be rented as STRs. Existing recreation opportunities in the area are numerous and include various parks, Incline Village Golf Course, Diamond Peak Ski Resort, Mt. Rose Ski Resort, a bowling ally, and bike and pedestrian paths. MFD is currently an allowed use in SA 1. Development of the remaining vacant land or redevelopment of the built environment would not have an unplanned effect upon or result in the need for new/altered governmental services. The subdivision of an approved MFD project into SFD condominiums pursuant to the amendment would have no additional impact.

	Text20: The proposed amendment would add an additional residential use to the list of permissible uses in SA 1 of the IVCRZ. It would not change existing building standards that could lead to increased use of energy. The use of fuel and energy are the same for construction and operation of MFD development and SFD condos. The amendment does not add uses, such as industrial uses, that might substantially increase demand for energy. The amendment could not have a significant adverse impact on energy.
	Text21: The Washoe County Tahoe Area Plan amendment (proposed action) would add a residential uses to the list of permissible uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change development potential that could lead to greater burdens on public utilities.
Multiple-family dwelling is an allowed use in Special Area 1 prior to the amendment. Any future project proposed pursuant to the amendment must first be approved as an MFD project. The project proponent will have to demonstrate compliance with TRPA Code Chapter 32 for the provision of basic services (paved access, water, sewer, electrical, etc.). The amendment could not result in the need for new systems or substantial alterations to existing utility systems compared to current permissible uses.
	Text22: The Washoe County Tahoe Area Plan amendment (proposed action) would change the list of land uses that are permissible within the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change fuel storage limits or other standards that could lead to increased risks to human health.
	Text23: The proposed action would change the list of land uses that are permissible within the Incline Village Commercial Regulatory Zone, Special Area 1. SA1 is visible from State Route 28 that travels through the middle of the boundary. However, the amendment would not change scenic standards that could lead to changes or degradation of scenic resources. Compliance with Area Plan and TRPA Code standards for scenic quality would still be required for any subsequent development. Before a project could be subdivided into SFD condominiums, a MFD project must first be approved as compliant with TRPA's scenic standards and thresholds. The amendment could not have a significant adverse impact on scenic resources or community design.
	Text24: The Washoe County Tahoe Area Plan amendment (proposed action) would add a residential use to the list of permissible residential uses in the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change development potential that could lead to greater burdens on recreational facilities. Whether an MFD project, an SFD condo project that is not short-term rented, or an SFD condo project that is operated as an STR, there is no measurable difference in the demand for recreation facilities. Existing recreation opportunities in the area are numerous and include various parks, Lake Tahoe, Incline Village Golf Course, Diamond Peak Ski Resort, Mt. Rose Ski Resort, a bowling ally, and bike and pedestrian paths. None of those uses would create additional recreation capacity, have the potential to create conflicts between recreation uses or cause a decrease or loss of public access to any water body or public lands. The amendment would not have an adverse impact on recreation.
	Text25: The Washoe County Tahoe Area Plan amendment (proposed action) would change the list of land uses that are permissible within the Incline Village Commercial Regulatory Zone, Special Area 1. The amendment would not change protections for historic resources or lead to greater burdens on known archaeological or historic resources. There are no properties in SA 1 with known cultural, historical or archaeological resources. There are no properties in SA 1 known to be associated with historically significant events or persons. The amendment will not result in any physical changes compared to those that could occur under the current TAP. There are no historic or pre-historic religious or sacred uses within SA 1 that the amendment could affect.
Demolition of structures greater than 50 years old requires review for historic significance under the TRPA Code. The amendment does not alter that requirement. The amendment could not have a significant impact on archaeological or historic resources.

	Text26: This amendment proposes to add SFD condominiums as an allowed use in Special Area 1 of the Incline Village commercial town center. A housing development must first be approved as an MFD project before it can be subdivided into SFD condos. Thus, any potential impacts of the housing development will be identified during review of the MFD project and any required mitigation measures will be imposed as conditions of approval in the MFD project permit. Those conditions must be satisfied before the project can proceed to construction and securities will be required to ensure mitigation measures (e.g., vegetative screening for scenic impacts) are effective. 

Lack of affordable housing is a Basin-wide issue. Barriers to new affordable housing for Tahoe’s workforce include scarce and expensive lands; and high construction costs due to geography, snow loads, short grading season, limited contractors and lack of funding. The amendment does not solve the workforce housing problem, but it includes mitigations to address the potential impact of new luxury housing on the demand for affordable housing, preventing the impact of new luxury housing from becoming cumulatively considerable. The amendment will not decrease housing, nor decrease the amount of housing historically or currently being rented at rates affordable by lower and very-low income households. The amendment preserves MFD as an allowed use so that properties in SA 1 may be developed for low income/workforce housing in the future. Additionally, by requiring that a proportion of new SFD condominiums are deed-restricted, the mitigations to this amendment have the potential to increase the overall supply of affordable housing in SA 1. Therefore, the mitigated amendment cannot be said to have a cumulatively considerable negative impact on the amount of affordable housing in the Basin.

The amendment does not have the potential to significantly impact the environment as there are no physical differences between MFD developments and SFD condominium developments. Potential traffic impacts arising from use conversion are mitigated by mixed-use standards that promote the preservation of active non-residential uses and walkable town centers. (See Exhibit A, Findings of Significance Discussion Continued)

	Text27: The Washoe County Tahoe Area Plan amendment would add SFDs to the list of permissible uses within the IVCRZ SA1. No substantial investment has occurred within SA1 in over 20 years despite the goals of the current Area Plan and 25-year old Community Plan it replaced. TAP policy LU7-1 directs the County to identify barriers to redevelopment within Town Centers and states that amendments to the Area Plan should be pursued to remove barriers or otherwise facilitate redevelopment in these areas. To advance the goals, the amendment helps incentivize appropriate residential development in the SA1 by enabling property owners to pursue economically viable projects responsive to the Area Plan’s directive to concentrate development in Town Centers.

SA 1 is served by existing transit and multi-modal trails. Numerous retail stores, banks, restaurants, recreation facilities and other commercial uses are located in SA 1 and surrounding areas and the broader Incline Village Commercial Regulatory Zone. As a result, SA 1 is the appropriate location for residential uses to generate shorter trip lengths and lower VMT.

The proposed amendment does not conflict with the policies and action programs of the Washoe County Master Plan and are compatible with the new Tahoe Area Plan. Per Chapter 2 of the Tahoe Area Plan, environmental redevelopment offers the best path to sustainable development by directing the remaining development capacity in the Region into areas with existing development and infrastructure, promoting economic activity, replacing
sub-standard development with more energy-efficient and environmentally friendly structures, and creating more compact, walkable, and bikeable Town Centers. Allowing single family dwellings, limited to air space condominiums, in Incline Village Commercial Regulatory Zone SA 1, a Town Center, provides additional housing options consistent with many goals and policies identified in the Tahoe Area Plan, including the creation of walkable Town Centers.
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