
 

  
STAFF REPORT 

 
Date: March 7, 2024 
 
To: TRPA Hearings Officer  
 
From: TRPA Staff 
   
Subject Nolan Land Capability Challenge 

4001 Manzanita Avenue, South Lake Tahoe, California 
APN: 029-081-003, TRPA File #: LCAP2023-0298 

 

 
Proposed Action:  
Hearings Officer review and approve the proposed Land Capability Challenge. 
 
Staff Recommendation:  
Staff recommends the TRPA Hearings Officer approve the land capability challenge on the 
subject parcel. The challenge changes Class 1b- 6,000 sq. ft. (100 percent of parcel) to Class 7- 
6,000 sq. ft. (100 percent of parcel). 
 
Background:  
The subject parcel is shown as Class 1b on TRPA Land Capability Overlay Maps (aka Bailey Land 
Capability maps). The Soil Conservation Service Soil Survey of Tahoe Basin Area, California-
Nevada (Rogers, 1974) places the subject parcel in EfB- Elmira- Gefo loamy coarse sand, 0 to 5 
percent slope mapunit. The updated Soil Survey of Tahoe Basin Area, California and Nevada 
(NRCS, 2007) maps this parcel as 7444- Christopher-Gefo complex, 0 to 5 percent slopes. This 
parcel has a geomorphic mapping of E2 for Depositional lands, Outwash, Till, and Lake Deposits 
(Low hazard lands). An LCV was completed in 2005 that determined the entire parcel to be 1b 
SEZ.  
 
This parcel was mapped as land capability Class 7 by the 1974 soil survey, but an LCV 
investigation in 2005 determined the entire parcel to be 1b- Stream Environment Zone (SEZ). 
The soil has redoximorphic features above 20 inches which indicates there is a seasonal high 
water table at 18 inches, a primary SEZ indicator. After the LCV determination, a soil 
investigation was completed in July of 2008, but a land capability challenge was not completed. 
The soil investigation and report included the adjacent IPES parcel (029-081-003). The report 
describes two soils pit on this parcel and four water well monitoring observations, and two pits 
and four wells on the adjacent parcel. The ground water monitoring wells were installed in 
2006, and monitored in 2006 and 2008, by a private geologist and TRPA staff. No ground water 
was observed at 20 or 40 inches (below ground surface) during these observations. The 
precipitation was determined to be average during the ground water monitoring period. Since 
ground water was not observed, this site does not meet the primary SEZ indicator of a shallow 
water table, and no other SEZ indicators are present. Therefore, this site is not SEZ. The soils 
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previously described are similar to the soil described for this land capability challenge. See 
Attachment C for the previous soil and water monitoring documentation associated with this 
challenge. 
 
 
A land capability challenge (LCAP2023-0298) was filed by Kristen Nolan on behalf of the owner 
Kathlyn Nolan on October 17, 2023. TRPA consultant, Marchel Munnecke, visited the site on 
October 31, 2023, and described one soil pit. 
 
Findings:  
One soil pit was excavated by hand to 24 inches and hand augured to 54 inches. The pit was 
located in the east side of the parcel, approximately 15 feet southeast of the easternmost 
structure. This soil formed in mixed alluvium and is characterized by a loamy coarse sand surface 
texture, with loamy coarse sand and gravelly loamy coarse sand subsurface textures. 
Redoximorphic features begin at 18 inches and continue to the bottom of the pit. This soil is 
classified as a Sandy, mixed, frigid, Humic Dystroxerepts. This soil is very deep, somewhat 
excessively drained, and is a member of Soil Hydrologic Group A. The vegetation on this parcel is 
an open Jeffrey pine forest with a barren understory with uniform cover of pine needle litter 
and duff.  
 
The water table observations from the groundwater monitoring wells indicate that the 
redoximorphic features are relict. Since ground water was not observed above 40 inches, and no 

other primary or secondary SEZ indicators are present, this site does not qualify as SEZ. The 
current upland vegetation composed of mature Jeffrey pine forest and google earth historic 
imagery suggest this site has been dry since 1969. The hydrology on this parcel may have 
changed with the development of the Stateline area or possibly much farther in the past.  
 
Based on the soil found on this site, this soil is like the Gefo soil mapped on this parcel in 
mapunit EfB, Elmira- Gefo, loamy coarse sand, 0 to 5 percent slopes.  
 
The table below summarizes the changes in land capability as concluded by this land capability 
challenge. 
 

Land Capability District 
Area (sq. ft.)   

2005 LCV 
Area (sq. ft.)   

 2024 LCC 

Class 1b (SEZ, NA) 6,000 0 

Class 7 (EfB 0 to 5 % slopes) 0 6,000 

Total Parcel Area 6,000 6,000 

 
Contact Information: 
This memorandum was jointly prepared by Senior Planner, Julie Roll and TRPA consultant 
Marchel Munnecke. If you have questions on this Hearings Officer item, please contact Julie Roll, 
775-589-5247, or email at jroll@trpa.gov.  
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To submit a written public comment, email publiccomment@trpa.gov with the appropriate 
agenda item in the subject line. Written comments received by 4 p.m. the day before a 
scheduled public meeting will be distributed and posted to the TRPA website before the 
meeting begins. TRPA does not guarantee written comments received after 4 p.m. the day 
before a meeting will be distributed and posted in time for the meeting. 
 
 
 
 

BAILEY LAND CAPABILITY CHALLENGE FINDINGS 
 

Site Information 

Assessor’s Parcel Numbers: (APN) 029-081-005 

TRPA File No. / Submittal Date: LCAP2023-0298/ 10/17/2024 

Owner or Applicant: Kathlyn M. Nolan 

Address: 526 Entrada Drive #105, Novato, CA 94949 

 

Environmental Setting 

Bailey Soil Mapping Unit1 / 
Hydrologic Soil Group (HSG) / Land 
Class / Geomorphic Hazard Unit 

EfB- Elmira- Gefo loamy coarse sand, 0 to 5 percent 
slope mapunit/ HSG A/ E2 for Depositional lands, 
Outwash, Till, and Lake Deposits (Low hazard lands). 

Soil Parent Material Alluvium from mixed parent material 

Slopes and Aspect 3 percent slope; facing to the west.  

Elevation and Datum 6,238 to 6,241, Resource Concepts, Inc., 8/4/2005 

Rock Outcrops and Surface 
Configuration 

NA 

SEZ and Hydrology Source There is no SEZ in the vicinity, and based on water 
monitoring well, no SEZ on this parcel. 

Vegetation The vegetation on this parcel is an open Jeffrey pine 
forest with almost no understory vegetation. 

Ground Cover Condition Good (vegetation 60 %, duff/mulch 70% cover) 

Site Features Two residences, dirt driveway, and fences. 

 
 
 

Field Investigation and Procedures 

Consultant and Address  Marchel Munnecke 
PO Box 1015 
Twin Bridges, CA 95735 

TRPA Staff Field Dates October 31, 2023 

SEZ Mapping / NRCS Hydric Soil No SEZ on this parcel or in the immediate vicinity 

 
1 TRPA currently relies upon the Soil Survey of Tahoe Basin, California-Nevada (Rogers and Soil 
Conservation Service, 1974), which the Bailey Land Capability system is predicated upon.  
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Number of Soil Pits or Auger Holes 
and Description Depth 

1 pit excavated by hand to 40 inches and augured to 
54 inches. 

Additional or Repetitive TRPA 
Sample Locations 

One previous soil pit, and water monitoring wells. See 
previous soil investigation completed in 2008, 
attachment C. 

Representative Soil Profile 
Descriptions 

See attachment B- Soil Description 

Areas Not Examined Two residences, dirt driveway, and fences. 

 

TRPA Findings 

2006 Soil Survey Map Unit 7444- Christopher-Gefo complex, 0 to 5 percent 
slopes. 

Consultant Soil Mapping 
Determination and Rationale 

This parcel was determined to be Class 7, EfB, Elmira- 
Gefo, loamy coarse sand, 0 to 5 percent slopes.  
 
 
This parcel was mapped as land capability Class 7 by 
the 1974 soil survey, but an LCV investigation in 2005 
determined the entire parcel to be 1b- SEZ. The soil 
has redoximorphic features above 20 inches which 
indicates there is a seasonal high water table at 18 
inches, which is a primary SEZ indicator. After the LCV 
determination, a soil investigation was completed in 
July of 2008. The soil investigation and report 
describes two soils pit on this parcel and 4 water 
monitoring observations. Ground water monitoring 
wells were installed in 2006, and monitored in 2006 
and 2008, by both a private geologist, and TRPA staff. 
No ground water was found at 20 or 40 inches (below 
ground surface) during these observations. The 
precipitation during the ground water monitoring 
period was determined to be average. The soils 
previously described are similar to the soil described 
for this land capability challenge. See attachment C for 
the full report. 
 
The water table observations indicate that the 
redoximorphic features are relict, and presently the 
water table does not meet the primary SEZ indicator 
of a shallow water table. In addition, the vegetation 
on the site is dry Jeffrey pine forest with little 
understory, with a few scattered grasses.  

Slope Determination 3 percent slope  

TRPA Conclusion(s) Staff recommends the TRPA Hearings Officer approve 
the land capability challenge on the subject parcel 
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Applicable Area See site topo for soil delineations. 

 
 
Attachments: 
A. Site Plan 
B. 2023 Soil Description 

C. 2008 and Prior Documentation  
D. Site Photographs 
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Attachment A 
Site Plan 
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Attachment B 
2023 Soil Description 
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Kathlyn M. Nolan Land Capability Challenge 
March 14, 2024, Hearing Officer Meeting 

 

4001 Manzanita Ave., 

South Lake Tahoe, El Dorado County, CA 96150 

APN 029-081-003, LCAP2023-0298 

 

Soil Profile Descriptions 
Marchel Munnecke 

Field Date: 10-31-2024 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Pit 029-081-003: 

Soil Classification: Sandy, mixed, frigid Humic Dystroxerepts 

Soil Series: XXX- Class-6, 0 to 16 percent slopes  

Drainage Class: Somewhat excessively drained 

Hydrologic Group: A 

Parent Material: Alluvium from glacial outwash.  

Slope: 3 %       Aspect: northwest 
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Description: 

 

A1 1 to 8 inches; gravelly loamy coarse sand, dark brown (10YR 3/3), very dark grayish 

brown (10YR 3/2) moist; moderate fine granular structure; soft, very friable, nonsticky 

and nonplastic; common very fine to medium roots; many very fine to fine irregular 

pores; 15 percent gravels; gradual wavy boundary. 

AB 8 to 18 inches; loamy coarse sand, dark yellowish brown (10YR 4/3), dark brown (7.5YR 

3/2) moist; moderate medium subangular blocky structure; slightly hard, friable, 

nonsticky and nonplastic; many very fine to medium roots; many very fine to fine 

irregular pores; 5 percent gravels; gradual wavy boundary. 

Bw 18 to 23 inches; loamy coarse sand, pale brown (10YR 6/3), dark yellowish brown (10YR 

3/4) moist, with common, medium, yellowish brown (10YR 5/6) iron masses in matrix; 

moderate medium platy structure; slightly hard, friable; nonsticky and nonplastic; 

common fine roots; many very fine and fine irregular pores; 5 percent gravel; gradual 

wavy boundary. 

C1 23 to 33 inches; loamy coarse sand, brown (10YR 5/3), dark yellowish brown (10YR 4/4) 

moist with few, medium, light brownish gray (10YR 6/2) iron depletions, and many, 

medium, dark yellowish brown (7.5YR 4/6) iron masses in matrix; massive; moderately 

hard; firm, nonsticky and nonplastic; few fine roots; many very fine and fine irregular 

pores; 45 percent gravel; clear wavy boundary. 

C2 33 to 54 inches; very gravelly loamy coarse sand, strong brown (7.5YR 4/6), reddish 

brown (5YR 4/4) moist with few, medium, yellowish brown (10YR 6/2) iron depletions 

and many, medium; strong brown (7.5YR 5/8) iron masses in matrix; massive; slightly 

hard, friable, nonsticky and nonplastic; 30 percent gravel. 
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Attachment C 
2008 and Prior Documentation 
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Attachment D 
Site Photographs 
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PHOTOGRAPHS (Addendum to APN 029-081-003, March 14, 2024, Staff Summary) 
 

  

Photo 1 – a. Soil pit. Photo 1- b. Looking west from Manzanita Avenue towards residence. 

 

Photo 2 – a. Soil sample from 45 inches. Photo 2- b. View of LCC parcel and adjacent IPES parcel (on 
right) which was part of the original soil investigations. 
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Image 1. ESRI map of parcel (029-081-003, in blue) with the 1974 Soil Survey mapunit delineations in 
white. 
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