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Staff Recommendation: Deny the appeal and affirm 
the Executive Director’s decision to deny the 

application for re-evaluation of IPES score



Whether the parcel is subject to re-evaluation 
under Code Section 53.6.3

Issue on Appeal



Land Capability Classification System

• Bailey (Code Chapter 30) for developed 
residential, multifamily, and commercial 
parcels; and 

• The Individual Parcel Evaluation System 
(“IPES”) (Code Chapter 53) for 
undeveloped residential parcels.



IPES Evaluation

• IPES examines site-specific criteria set forth in the 
Code to classify the land capability of an individual 
parcel. (See Code § 53.6.3.)

• Most of the vacant parcels in the Basin, including the 
subject parcel, were evaluated and scored under IPES 
in the late 1980’s. 



Process for Challenging an IPES Score

The Code provides for two methods of challenge:

1. Re-evaluation under Code Section 53.6.3
2. Appeal under Sections 53.6.4 and 56.6.5

The time to file an appeal is governed by the 180-day 
statute of limitations in the Compact, and in this case, 
expired in late 1987. 



Re-evaluation under 
Code Section 53.6.3

• Re-evaluations are only available if there is new 
information that was not known to, or considered 
by, the IPES team at the time of evaluation.

• The Code expressly prohibits reevaluation on the 
basis of whether or not the IPES criteria were 
properly applied. 

• A claim that the IPES criteria were not properly 
applied must be raised in an appeal. 



The Wendell Parcel

• A 16,300 square foot lot in the City of South Lake Tahoe. 
• Scored by an IPES team in August of 1987. 
• The soil profile was described an evaluated based on the 

IPES criteria outlined in Chapter 53 of the Code and the 
IPES field manuals. 

• The IPES evaluation verified that the entire parcel is 
Stream Environment Zone (SEZ) and the parcel was given 
a score of 0.







Appellant’s Assertions on Appeal

Appellant asserts that the parcel is subject to re-evaluation for two 
reasons:
• A new survey of the site indicates that the site had been graded 

before the IPES scoring took place and that the soil pit used in 
the IPES scoring was located in the previously graded area; and 

• The IPES field notes indicate that the access and utilities for the 
site are not located in SEZ, indicating that the IPES team made 
an error in concluding that the entire site was SEZ.

 



Graded Area on the Parcel

• The new survey is not an appropriate basis for reevaluation 
because it would represent an impermissible challenge to the 
application of the IPES criteria, i.e., whether the initial IPES 
evaluation team properly considered the previous grading.

• During the last thirty years many sites have been altered, from 
either manmade or natural changes on the property, such that 
today’s surveys cannot be relied upon to indicate what the 
topography of the site was in 1987.

 



Access and Utilities

• The 1987 field notes include check boxes indicating that 
access and utilities elements of the IPES evaluation 
were not SEZ.

• This does not support a conclusion that the team was 
unaware of the property corners.

• The field notes were created in 1987, and so the check 
boxes are not new information.  



Integrity of the 
TRPA Land Capability System

• IPES system was adopted in 1987 with the Regional Plan.

• The land capability system was developed and adopted to 
meet the Compact requirement that TRPA balance growth with 
environmental quality. 

• The level of development allowed in the region is based 
directly on the number of sensitive lots that that were 
identified in the initial IPES evaluation and the number of 
those lots that have since been retired. 
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