
 

 

STAFF REPORT 

Date: March 20, 2024   

To: TRPA Governing Board 

From: TRPA Staff 

Subject: Tahoe Truckee Unified School District (North Tahoe High School) – 
 Public Service – Campus Modernization Improvements 

2949 Polaris Road, Tahoe City, Placer County, California 
Assessor’s Parcel Number 093-010-015 / TRPA File Number ERSP2023-1371 

 

Summary and Staff Recommendation:  Governing Board action on the proposed project and related 
findings based on this staff summary and the draft permit (Attachment A).  Staff recommends the 
Governing Board make the required findings and approve the project subject to the special conditions in 
the draft permit. 
 
Required Motions:  
To approve the proposed project, the Board must make the following motions, based on this staff 
summary and the evidence in the record: 
 

1. A motion to approve the required findings contained in this staff summary, including a finding 
of no significant effect; and  

 
2. A motion to approve the proposed project subject to the conditions contained in the draft 

permit (see Attachment A). 
 

In order for motions to pass, an affirmative vote of 5-9 (5 California and 9 Total) of the Board is required. 
  
Project Description/Background:    
The Tahoe Truckee Unified School District is proposing to implement modernization improvements on 
the North Tahoe High/Middle School campus. The proposed project includes pedestrian and vehicular 
circulation improvements within the campus, improvements to provide Americans with Disabilities 
(ADA) access, and improvements to the existing stadium.  New lighting within the stadium and along a 
pedestrian path are proposed. 
 
The project will result in an increase in Class 6 land coverage of 7,005 square feet, which will be 
accommodated utilizing base allowable land coverage. 
 
Site Description:  
The affected parcel houses both the North Tahoe High School and the North Tahoe (middle) School.  
The parcel is comprised of the connected structures housing the schools, sporting courts, sport fields 
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and associated parking facilities, as well as a large area of open space on the north side of the parcel.  
The parcel is surrounded on north and west by conservation area, and on the south and east by 
residential neighborhoods. 
 
Issues and Concerns: 
The proposed Public Service Project includes an increase in coverage of 7,005 square feet.  Subsection 
2.2.2.D.1.a of the TRPA Code of Ordinances requires Governing Board approval for Public Service 
Projects involving over 3,500 square feet of new land coverage.  All other issues are discussed in the 
following staff analysis. 
 
Staff Analysis: 
A. Environmental Documentation: TRPA staff completed the Initial Environmental Checklist (IEC) 

and “Project Review Conformance Checklist and Article V(g) Findings” in accordance with 
Chapter 4, Subsection 4.3 of the TRPA Code of Ordinances. All responses contained on said 
checklists indicate compliance with the environmental threshold carrying capacities and TRPA 
staff recommends the Governing Board make a Finding of No Significant Effect.  A copy of the 
completed checklists will be made available at the Governing Board hearing and at TRPA. 

 
B. Plan Area: The project is located within the Placer County Tahoe Basin Area Plan, North Tahoe 

High School Subdistrict, where “Schools – Kindergarten through Secondary” require a “Minor 
Use Permit (MUP),” which is processed as a Special Use by the Tahoe Regional Planning Agency. 
 

C. Land Coverage: The project will result in a 7,005 square foot increase in Land Capability Class 6 
land coverage, which will be accommodated utilizing unused base allowable coverage within 
the parcel and mitigated pursuant to Subsection 60.2 (Water Quality Mitigation) of the TRPA 
Code of Ordinances. The parcel’s base allowable land coverage is 621,785 square feet.  The 
proposed project will result in a total of 501,321 square feet of onsite land coverage. 
 

D. Height:  The proposed project will not result in an increase in building height of any of the 
school buildings on campus.   The reconstruction of the bleachers will result in an increase of 
approximately four feet, to a total height of 31 feet, including the bleachers and the press box.  
The additional height can be permitted pursuant to Section 37.5.2.A of the TRPA Code of 
Ordinances, subject to the Chapter 37 height findings below.  Some of the proposed light poles 
will be 30 feet tall, which can be approved pursuant to TRPA Code Section 37.6.2, “Additional 
Height for Certain Structures.” 
 

E. Scenic Quality:  The proposed project is not visible from any identified scenic resources.  The 
ground level improvements will have no effect on the parcel’s scenic quality.  The proposed 
field lighting is necessary to conduct nighttime activities on the school’s sports facilities, and 
the increased pathway lighting is necessary to increase public safety in and around the school 
campus and fields.  As a result, the facility will not result in an adverse impact to the applicable 
scenic quality threshold. 

 
Regional Plan Compliance:  
The proposed project is consistent with the TRPA Regional Plan.  
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Contact Information: 
For questions regarding this agenda item, please contact Bridget Cornell, Associate Planner, via 
telephone at (775) 589-5218 or via email at bcornell@trpa.gov.  To submit a written public comment, 
please 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. 
 
Attachments:  

A. Required Findings/Rationale 
B. Draft Permit 
C. Site Plan 
D. Initial Environmental Checklist 
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Attachment A 
Required Findings/Rationale 
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Required Findings: The following is a list of the required findings as set forth in Chapters 4, 21, 30, and 37 
of the TRPA Code of Ordinances. Following each finding, agency staff has summarized the evidence on 
which the finding can be made. 

 

1. Chapter 4 – Required Findings: 

 

(a) The project is consistent with and will not adversely affect implementation of the 
Regional Plan, including all applicable Goals and Policies, Plan Area Statements and 
maps, the Code and other TRPA plans and programs. 

 
The project is located within the North Tahoe High School Subdistrict of the Placer 
County Tahoe Basin Area Plan, where “Schools – Kindergarten through Secondary” 
require a “Minor Use Permit (MUP),” which is processed as a Special Use by TRPA. 
Policy PS-1.1 of the Regional Plan supports the upgrade and expansion of public 
service facilities consistent with the Land Use Element of the Regional Plan. There is 
no evidence showing the proposed project will have an adverse effect on the Land 
Use, Transportation, Conservation, Recreation, Scenic Quality, Public Service and 
Facilities, or Implementation sub-elements of the Regional Plan. The project, as 
conditioned, will not adversely affect the implementation of any applicable 
elements of the Regional Plan.  The project is consistent with the Public Service and 
Facility Policies of the Placer County Tahoe Basin Area plan. 

 

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

 

TRPA staff has completed the “Article V(g) Findings” in accordance with Section 
4.4.2 of the TRPA Code of Ordinances and incorporates the checklist into this 
analysis. All responses contained in the project findings indicate compliance with 
the environmental threshold carrying capacities. In addition, the applicant has 
completed an IEC, which is hereby incorporated into this analysis. Staff has 
concluded that the project will not have a significant effect on the environment. A 
copy of the completed checklist and IEC will be made available on the TRPA 
website, and through the Parcel Tracker. 
 

(c) Wherever federal, state, or local air and water quality standards applicable for the 
Region, whichever are strictest, must be attained and maintained pursuant to 
Article V(g) of the TPRA Compact, the project meets or exceeds such standards. 

 

              The project, as conditioned, will not have an adverse impact on applicable air and 
water quality standards for the Region.  The project includes maintenance of the 
existing water quality best management practices and will not result in the 
generation of additional daily vehicle trip ends.  

 

2. Chapter 21 – Special Use Findings: 

 
(a) The project, to which the use pertains, is of such a nature, scale, density, intensity 

and type to be an appropriate use for the parcel on which, and surrounding area in 
which, it will be located. 
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The nature of the proposed project is consistent with the public service uses 
permissible within the Area Plan and will provide an important site for wireless 
technology providers to improve service in the area. The proposed project 
includes modernization improvements on the existing North Tahoe High/Middle 
School campus that will provide improved accessibility within the campus, 
improved sports facilities, and upgraded lighting to improve public safety.  The 
proposed improvements do not increase the capacity of the school. 
 

(b) The project to which the use pertains, will not be injurious or disturbing to the 
health, safety, enjoyment of property, or general welfare of persons or property 
in the neighborhood, or general welfare of the region, and the applicant has 
taken reasonable steps to protect against any such injury and to protect the 
land, water, and air resources of both the applicant’s property and that of 
surrounding property owners. 

 
The proposed project includes improvements to an existing school campus and 
sports facilities. The project will not increase the capacity of the school and is 
consistent with the existing uses. 
 
The proposed improvements will provide enhanced accessibility both within the 
campus and within the sports facility and will provide improved safety. 

 
(c) The project, to which the use pertains, will not change the character of the 

neighborhood or detrimentally affect or alter the purpose of the applicable 
planning area statement, community plan and specific or master plan, as the 
case may be. 

 

The improvements to the school campus and sports facilities will not change the 
character of the neighborhood and will not result in a change in use within the 
project area. The project is located within North Tahoe High School Subdistrict of 
the Placer County Tahoe Basin Area plan, where “Schools – Kindergarten through 
Secondary” require a “Minor Use Permit (MUP), which are processes by TRPA as a 
special use. Policy PS-1.1 of the Regional Plan supports the upgrade and expansion 
of public service facilities consistent with the Land Use Element of the Regional 
Plan.  
 

3. Chapter 30 – Coverage Relocation Findings: 

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

as determined by reference to the following factors:  

 

(1) Whether the area of relocation already has been disturbed. 

 

The coverage relocation proposed with this project differs slightly 
from the existing conditions. All relocated coverage will be within 
areas already being utilized by the school and sports uses. 
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(2) The slope of and natural vegetation on the area of relocation. 

 

The area of relocation differs only slightly from the existing conditions 
and is to an area of similar grade. 

 

(3) The fragility of the soil on the area of relocation. 

 

All existing and proposed coverage within the project area is within 
verified Land Capability 6. 

 

(4) Whether the area of relocation appropriately fits the scheme of use 
of the property. 

 

The area of relocation is within the area surrounding the school 
buildings, and within the existing sports facilities.  The relocation will 
not affect the use of other portions of the campus. 

 
(5) The relocation does not further encroach into a stream environment 

zone, backshore, or the setbacks established in the Code for the 
protection of stream environment zones or backshore. 

 

There is no stream environment zone (SEZ), backshore or setbacks for 
either within the project area or the vicinity. 

 
(6) The project otherwise complies with the land coverage mitigation 

program set forth in Section 30.6. 

 

The coverage proposed with the project is well within the parcel’s 
base allowable land coverage.  There is no excess land coverage 
within the project area. 

 

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

 

The areas from which the coverage is being removed will be restored in 
accordance with Code requirements. 

    

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

 
The coverage will be relocated within Land Capability 6 lands. 
 

4. Chapter 37 - Additional Height Findings: 

 

(a) Finding 1:  When viewed from major arterials, scenic turnouts, public 
recreation areas, or the waters of Lake Tahoe, from a distance of 300 feet, 
the additional height will not cause a building to extend above the forest 
canopy, when present, or a ridgeline. For height greater than that set forth 
in Table 37.4.1-1 for a 5:12 roof pitch, the additional height shall not 
increase the visual magnitude beyond that permitted for structures in the 
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shoreland as set forth in subsection 66.3.7, Additional Visual Magnitude, or 
Appendix H, Visual Assessment Tool, of the Design Review Guidelines 

 

The proposed improvements are not visible from any major arterials, scenic 
turnouts, public recreations areas or the waters of Lake Tahoe.  The 
proposed improvements will not extend above the tree canopy.  

 

(b) Finding 2: When outside a community plan, the additional height is 
consistent with the surrounding uses. 

 

The additional height necessary for the lighting is consistent with 
surrounding uses within the North Tahoe High/Middle School campus. 

 

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

 

The additional height necessary for the lighting is designed to not interfere 
with existing views.  The additional height for the bleachers is designed to 
provide enhanced viewing of the sports facilities and provide better 
accessibility. 

 

(d) Finding 4: The function of the structure requires greater maximum height 
than otherwise provided for in this chapter. 

 

The intent of the lighting is to provide improved safety. The higher light poles are 
designed so that the lighting can be projected downward, to prevent “spill-off” 
onto adjacent properties.  The higher light poles are necessary to adequately light 
the sports facilities and to minimize the number of poles. 

 

The additional heigh for the bleachers is necessary to provide improved 
accessibility, and improved visibility from the bleachers to the sports facilities. 

 
(b) Finding 7: The additional height is the minimum necessary to feasibly implement 

the project and there are no feasible alternatives requiring less additional height. 

 

Per (b) above, the increased height is necessary to minimize the number of 
light poles, and allow the light to project downwards, preventing “spill-off” to 
adjacent properties. 
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Attachment B 
Draft Permit 
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March 27, 2024 
 
 
Mr. Jay Kniep 
PO Box 18601 
South Lake Tahoe, CA  96151 
 
TAHOE TRUCKEE JOINT UNIFIED SCHOOL DISTRICT – CAMPUS MODERNIZATION IMPROVEMENTS 
2949 POLARIS ROAD, TAHOE CITY, PLACER COUNTY, CALIFORNIA 
ASSESSOR’S PARCEL NUMBERS (APN) 093-010-015 / TRPA FILE NUMBER ERSP2023-1371 
 
Dear Mr. Kniep: 
 
Enclosed please find the Tahoe Regional Planning Agency (TRPA) permit and attachments for the project 
referenced above. If you accept and agree to comply with the Permit conditions as stated, please make 
a copy of the permit, sign the “Permittee’s Acceptance” block on the first page the Permit, and return 
the signed copy to TRPA within twenty-one (21) calendar days of issuance.  Should the permittee fail to 
return the signed permit within twenty-one (21) calendar days of issuance, the permit will be subject to 
nullification. Please note that signing the permit does not of itself constitute acknowledgement of the 
permit, but rather acceptance of the conditions of the permit. 
 
TRPA will acknowledge the original permit only after all standard and special conditions of approval have 
been satisfied. Please email a written response explaining how the special conditions of the permit have 
been addressed, along with a final set of plans to be stamped electronically.  
 
Pursuant to Rule 11.2 of the TRPA Rules of Procedure, this permit may be appealed within twenty-one 
(21) days of the date of this correspondence (June 16, 2022). 
 
Please feel free to call me if you have any questions. 
 
Sincerely, 
 
 
 
Bridget K. Cornell 
Associate Planner  
Current Planning  
 
Enclosure 
 
Cc: Tahoe Truckee Joint Unified School District 
 Attn: Chad Lindeen 
 11603 Donner Pass Road  
 Truckee, CA 96161  
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PERMIT 
 
PROJECT DESCRIPTION: Public Service: North Tahoe High/Middle School   APN 093-010-015 
  -  Campus Modernization Improvements 
   
PERMITTEE(S): Tahoe Truckee Unified School District  FILE# ERSP2023-1371 
          
COUNTY/LOCATION: Placer County / 2949 Polaris Road 
 
Having made the findings required by Agency ordinances and rules, TRPA approved this project on 
March 27, 2024, subject to the standard conditions of approval attached hereto (Attachment Q) and the 
special conditions found in this permit. 
 
This permit shall expire on March 27, 2027, without further notice unless the construction has 
commenced prior to this date and diligently pursued thereafter. Commencement of construction 
consists of pouring concrete for a foundation and does not include grading, installation of utilities or 
landscaping. Diligent pursuit is defined as completion of the project within the approved construction 
schedule. The expiration date shall not be extended unless the project is determined by TRPA to be the 
subject of legal action which delayed or rendered impossible the diligent pursuit of the permit. 
  
NO TREE REMOVAL, CONSTRUCTION OR GRADING SHALL COMMENCE UNTIL: 
(1) TRPA RECEIVES A COPY OF THIS PERMIT UPON WHICH THE PERMITTEE(S) HAS ACKNOWLEDGED RECEIPT OF 

THE PERMIT AND ACCEPTANCE OF THE CONTENTS OF THE PERMIT. 
(2) ALL PRE-CONSTRUCTION CONDITIONS OF APPROVAL ARE SATISFIED AS EVIDENCED BY TRPA’S 

ACKNOWLEDGEMENT OF THIS PERMIT.  
(3) THE PERMITTEE OBTAINS A COUNTY BUILDING PERMIT. TRPA’S ACKNOWLEDGEMENT IS NECESSARY TO 

OBTAIN A COUNTY BUILDING PERMIT. THE COUNTY PERMIT AND THE TRPA PERMIT ARE INDEPENDENT OF 
EACH OTHER AND MAY HAVE DIFFERENT EXPIRATION DATES AND RULES REGARDING EXTENSIONS; AND 

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

 

   March 27, 20234  
TRPA Executive Director/Designee  Date 
                                        
 
PERMITTEE’S ACCEPTANCE: I have read the permit and the conditions of approval and understand and accept 
them. I also understand that I am responsible for compliance with all the conditions of the permit and am 
responsible for my agents’ and employees’ compliance with the permit conditions. I also understand that if 
the property is sold, I remain liable for the permit conditions until or unless the new owner acknowledges the 
transfer of the permit and notifies TRPA in writing of such acceptance. I also understand that certain 
mitigation fees associated with this permit are non-refundable once paid to TRPA. I understand that it is my 
sole responsibility to obtain any and all required approvals from any other state, local or federal agencies that 
may have jurisdiction over this project whether or not they are listed in this permit. 
 

 
Signature of Permittee(s)   Date   
  

PERMIT CONTINUED ON NEXT PAGE
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APN 093-010-015 
FILE NO. ERSP2023-1371 

 
Water Quality Mitigation Fee (1): Amount $13,029.30  Paid  Receipt No.    

Security Posted (2):  Amount $ 10,000.00   Type:      Paid   Receipt No.    

Security Administrative Fee (2): Amount $  Paid  Receipt No.    

Notes: 
(1) See Special Condition 3.X., below. 
(2) See Special Condition 3.XX., below. 

 

Required plans determined to be in conformance with approval:  Date:     
 
TRPA ACKNOWLEDGEMENT:  The permittee has complied with all pre-construction conditions of 
approval as of this date and is eligible for a county building permit: 
 
 
 
      
TRPA Executive Director/Designee Date 
------------------------------------------------------------------------------------------------------------------------------- 

 

SPECIAL CONDITIONS 
 
1. This project authorizes an addition to the existing North Tahoe High/Middle School campus.   

The project will consist of a set of improvements to the overall site, including upgrades to the 
buildings’ exteriors, interior remodeling of the existing school buildngs, improving pedestrian 
and vehicular circulation and improvements to the existing stadium.  The various components 
of the proposed project are outlined below. 
 
Circulation Improvements: 

• New driveway and pathway connecting the campus to the parcel to the east. 

• Americans with Disability (ADA) upgrades: 
o Existing Middle School Staff/Visitor parking to Middle School Entrance. 
o Existing High School Staff/Visitor parking to High School Entrance. 
o Existing accessible drop-off to both Middle School and High School Entries. 
o Existing cafeteria entrance to existing Middle School basketball courts. 
o Existing student parking to existing middle school gymnasium entrance to football 

field and track. 
 

Stadium and sports facility improvements:  

• Demolish and rebuild existing bleachers on the west side of football field. 

• New pole-mounted lights and public announcement. 

• Additional lighting along new path accessing parcel to the east. 

• Construct new ball walls on existing pavement adjacent to middle school basketball 
courts. 
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The project will result in an increase in land coverage of 7,005 square feet, which will be 
accommodated using base allowable land coverage.   
 
The North Tahoe High School campus parcel has been certified for Best Management Practices 
(Certificate #109997, December 15, 2008).  BMPs will be adjusted as necessary to 
accommodate the project, and maintenance of existing BMPs will be required (see Special 
Condition 4, below). 
 
The special conditions below are based on the plans provided with the original project 
application, and revised site plans provided on February 9, 2024. 
 

2. The Standard Conditions of Approval listed in Attachment Q shall apply to this permit. 
 
3. Prior to permit acknowledgement, the following conditions of approval must be satisfied. 

 
A. Page A0.01 (Cover Sheet): 

 
(1) Please update the “project Description” to reflect the parcel’s accurate land 

capability districts and associated areas, consistent with the information 
provided in the sample coverage table below. 

 
(2) Please update the “Existing Coverage” to the accurate “Existing Coverage,” 

consistent with that shown in the sample coverage table below. 
 
B. Page C0.2.0 (Land Coverage Proposed): 

 
(1) This parcel includes both Class 5 and Class 6 Land Capability Districts.  Please 

update “TRPA Parcel Data Table” include the following information: 
 

(a) Area associated with each land capability district. 
 

(b) Base allowable coverage associated with each land capability district. 
 

(c) Please label existing and proposed land coverage as Land Capability 6. 
 

(2) The Existing Coverage shown is not consistent with prior TRPA approvals. Please 
update the coverage numbers to reflect the most recent project approval (TRPA 
File #ERSP2010-001) and the coverage exemptions applied with TRPA File 
#QEXE2014-1292. 

 
(3) Please provide the coverage table in a format consistent with the example 

shown below, which reflects the application of the land coverage exemptions 
associated with the ADA path improvements accessing the courts. 

 
C. INC 01 and INC 02 Grading Plans: Please show the total grading associated with each 

improvement section, including cut and fill. 
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D. Page E3.0.1 (Schedules & Details): Please identify the various dimensions of the “fixture 
Pole base Mounting Detail.”  If the installation requires excavation depths deeper than 
five feet below ground surface (bgs), please submit a TRPA Soils Hydrology application, 
seeking approval of the proposed excavation depth. 

 
SAMPLE COVERAGE TABLE FORMAT: 
 

 
E. Please provide documentation of previously approved BMPs for the entire parcel.  See 

Special Condition 4, below, for additional requirements demonstrating maintenance of 
existing BMPs. 

Land Capability 
Area (square 

feet) 
Base 

Allowable (%) 
Base Allowable (square feet) 

Land Capability Class 5 92,592 25% 23,148 
Land Capability Class 6 1,995,458 30% 598,637 

TOTAL: 2,088,050 
 

621,785 

 Coverage (square feet) 

 Previously 
Approved 1 

Proposed, 
TOTAL 

Exemption2 
Proposed 
Coverage 

Class 6     
School Buildings 112,289 112,289  112,289 
Bus Garage 6,679 6,679  6,679 
Miscellaneous 13,346 13,563  13,563 
AC Paving 292,145 292,353 745 291,608 
Concrete Sidewalks 13,034 20,239 10 20,229 
Pave Sidewalks 18,995 15,469  15,469 
Bleachers 890 4,546  4,546 
Restroom Building 900 900  900 
Stairways 304 304  304 
AC Ped & Road Access 585 585  585 
Additional AC Coverage 2,184 2,184  2,184 
Track & High Jump 22,710 22,710  22,710 
Long Jump Runway & Landing 1,779 1,779  1,779 
Shot Put Ring & Training Pad 500 500  500 
Shot Put Sector 5,541 5,541  5,541 
Discus Ring 100 100  100 
AC Accessible Paths 1,391 1,391  1,391 
Track Emergency & Equipment Access 944 944  944 

TOTAL: 494,316 502,076 755 501,321 
     
Remaining Allowable:     
Class 5 23,148   23,148 
Class 6 104,321   97,318 

Total: 127,469   120,466 

NOTES: 
1) “Previously Approved” coverage was approved with TRPA File #ERSP2010-0001, and coverage exemptions applied with 

#QEXE2014-0292. 
2) TRPA File #QEXE2014-0292: ADA Exemption, pursuant to TRPA Code Section 30.4.6.C. 
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F. The Security required under Standard Condition l.2 of Attachment Q shall be 
$10,000.00.  Security shall be released upon completion of the project, installation of 
permanent BMPs and satisfaction of all permit conditions. Please see Attachment J, 
Security Procedures, for appropriate methods of posting the security and the applicable 
security administration fee. 

 
G. The permittee shall submit final plans to TRPA electronically, incorporating the changes 

outlined above. 
 

4. Prior to security return, the applicant shall work with the property owner to demonstrate that 
existing BMPs are being maintained.  This shall be documented in a BMP Maintenance Log 
(https://www.tahoebmp.org/Documents/BMPHandbook/Maintenance_Log_interactive_form.p
df).  TRPA staff is available to assist the property owner with this reporting requirement. 

 
5. All BMP details and specifications shall be consistent with the TRPA Handbook of Best 

Management Practices. All BMP handbook details and information sheets can be viewed and 
downloaded at http://www.tahoebmp.org/BMPHandbookCh4.aspx.  If sub-surface infiltration 
facilities are proposed, it will be necessary to submit photo documentation of sub-surface 
infiltration systems prior to issuance of a BMP Certificate of Completion. The photographs shall 
clearly show that the infiltration systems have been installed as specified on TRPA approved 
plans. 
 

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

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

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

 
9. Existing natural features outside of the building site shall be retained and incorporated into the 

site design to the greatest extent feasible. The site shall be designed to avoid disturbance to 
rock outcrops and to minimize vegetation removal and maintain the natural slope of the project 
site. 
 

10. TRPA reserves the right to amend any portion of this permit or construction operation while in 
progress if it is determined that the project construction is causing significant adverse effects. 
 

11. To the maximum extent allowable by law, the Permittee agrees to indemnify, defend, and hold 
harmless TRPA, its Governing Board (including individual members), its Planning Commission 
(including individual members), its agents, and its employees (collectively, TRPA) from and against 
any and all suits, losses, damages, injuries, liabilities, and claims by any person (a) for any injury 
(including death) or damage to person or property or (b) to set aside, attack, void, modify, amend, 
or annul any actions of TRPA. The foregoing indemnity obligation applies, without limitation, to 
any and all suits, losses, damages, injuries, liabilities, and claims by any person from any cause 
whatsoever arising out of or in connection with either directly or indirectly, and in whole or in 
part (1) the processing, conditioning, issuance, administrative appeal, or implementation of this 
permit; (2) any failure to comply with all applicable laws and regulations; or (3) the design, 
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installation, or operation of any improvements, regardless of whether the actions or omissions 
are alleged to be caused by TRPA or Permittee. 

 
Included within the Permittee's indemnity obligation set forth herein, the Permittee agrees to pay 
all fees of TRPA's attorneys and all other costs and expenses of defenses as they are incurred, 
including reimbursement of TRPA as necessary for any and all costs and/or fees incurred by TRPA 
for actions arising directly or indirectly from issuance or implementation of this permit. TRPA will 
have the sole and exclusive control (including the right to be represented by attorneys of TRPA's 
choosing) over the defense of any claims against TRPA and over their settlement, compromise or 
other disposition. Permittee shall also pay all costs, including attorneys' fees, incurred by TRPA to 
enforce this indemnification agreement. If any judgment is rendered against TRPA in any action 
subject to this indemnification, the Permittee shall, at its expense, satisfy and discharge the same. 
 

END OF PERMIT 
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Attachment C 
Site Plan 
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AT LEAST 5 PERCENT OF THE TOTAL NUMBER OF
AISLE SEATS PROVIDED SHALL COMPLY WITH
SECTION 11B-802.4 AND SHALL BE THE AISLE SEATS
CLOSEST TO ACCESSIBLE ROUTES

75 TOTAL AISLE SEATS X 5% = 3.75 AISLE SEATS
REQUIRED,  5 PROVIDED
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