
 

 

 
STAFF REPORT 

Date: December 11, 2024 

To: TRPA Governing Board 

From: TRPA Staff 

Subject: Consideration and Possible Approval of the Proposed Amendments to the Tahoe Valley Area 
Plan, the Bonanza Plan Area Statement, and the Tahoe Island Plan Area Statement 

 

Summary and Staff Recommendation: 
The City of South Lake Tahoe (the City) staff will provide an overview of the proposed amendments to 
the Tahoe Valley Area Plan (TVAP). TRPA staff and the Advisory Planning Commission (APC) recommend 
that the Governing Board approve the proposed amendments to the City’s TVAP that are in 
conformance with the Regional Plan. 
 
Required Motions:  
To approve the proposed amendments, the Governing Board must make the following motions, based 
on this staff report and materials provided within this packet: 
 
1. A motion to approve the required findings, including a finding of no significant effect, for adoption 

of proposed Tahoe Valley Area Plan amendments, as provided in Exhibits 1 and 2 to Attachment B, 
excluding the proposals to increase density to 65 units per acre inside the town center as shown in 
Exhibit 3 to Attachment B. 

 
2. A motion to adopt Ordinance 2024-__, amending Ordinance 2021-01, as previously amended, to 

amend the Tahoe Valley Area Plan to include the additions and revisions as provided in Exhibits 1 
and 2 to Attachment B, excluding the proposals to increase density to 65 units per acre inside the 
town center as shown in Exhibit 3 to Attachment B. 

 
An affirmative vote of 4 votes from each state is required for these motions to pass. 
 
Advisory Planning Commission Recommendation: 
The APC recommended approval of the amendments to the TVAP. The amendments initially proposed 
to increase residential density within the town center to 65 units per acre, and outside of the town 
center to 25 units per acre within the Emerald Bay Connection Corridor. The APC was supportive of the 
increase in density within town centers and recommended that the Governing Board approve an 
amendment to Chapter 13 of the TRPA Code to allow the proposal to be in conformance with the 
Regional Plan. Additionally, the APC recommended the City remove the proposed increased density 
outside of town centers from the amendment package, which is reflected in the proposed area plan 
language (Attachment B, Exhibit 1). 
 



 

Regional Planning Committee Recommendation: 
The Regional Planning Committee (RPC)  was scheduled to hear the proposed TVAP amendment 
package on November 20, 2024. Based on concerns with the proposed Chapter 13 amendment that 
would increase the allowed density, the Committee continued this item without taking action.  
 
RPC is scheduled to hear this item on December 18th. TRPA staff are recommending that the Governing 
Board approve the City’s TVAP amendment package without the increased density of 65 units per acre 
in town centers. The City’s proposed density increases can be revisited through the work of the Tahoe 
Living Working Group or a similar public process in the future.  
 
Project Description/Background: 
Since the 2012 Regional Plan Update, TRPA has encouraged local jurisdictions to develop area plans to 
replace the former local planning documents: plan area statements and community plans. Area plans 
are collaborative documents which become a component of both the Regional Plan and the local 
jurisdiction’s general or master plan. Area plans enable TRPA to focus on regional issues and empower 
local jurisdictions to define and manage their own local land use.  
 
Proposed Policy Changes 
Originally adopted in 2015, the TVAP is one of two area plans within the City. The plan encompasses the 
area known as the “Y” in South Lake Tahoe that is primarily made up of commercial and tourist uses, 
with limited residential. The City is proposing a comprehensive package of amendments to the area plan 
that would help facilitate workforce housing, economic development and activation of town centers, 
and increased transportation opportunities within the area plan boundary. Additionally, the 
amendments update area plan language to be consistent with recently adopted TRPA Phase 2 Housing 
Amendments, California State regulations, and City and regional goals that increase housing 
opportunities and community equity within the area plan boundary.  
 
The following highlights the larger policy changes contained within the amendments. These changes are 
presented in more detail in Attachment A and B.  
 

 Phase 2 Housing Amendments: The amendments incorporate the Phase 2 Housing 
Amendments, approved by the Governing Board in December 2023, which set density, height, 
coverage, and parking standards for deed restricted housing. 

 Residential Density: The amendments propose to establish a minimum residential density of 12 
units per acre and an increase in maximum residential density to 65 units per acre in the town 
center districts within the area plan. However, Chapter 13 of the TRPA Code limits residential 
density within centers to 25 units per acre; a TRPA Code amendment would be required to allow 
the higher density to take effect in the TVAP. RPC considered an amendment to the TRPA Code 
in November, but due to concerns with allowing higher density for market rate housing in town 
centers, continued the item. As mentioned above, at this time, TRPA staff are recommending 
RPC and Governing Board approval of the amendment package without the increase in density 
within town centers.  

 Parking Requirements: The amendments propose reduced parking requirements for residential 
uses and commercial uses that are located within ½ mile of transit.  

 Bicycle Parking Requirements: The amendments include bicycle parking requirements based on 
use rather than number of vehicle parking spaces.  



 

 Use Categories: The amendments eliminate employee housing from the land use matrix as a 
stand-alone category. Employee housing would be classified as single family, multi-family, or 
multi-person residential based on the design and organization of the accommodations.  

 Emerald Bay Connection Corridor District: The Emerald Bay Connection Corridor District was 
created to allow for higher-density residential development adjacent to the town center as well 
as to provide potential sites for a transit center. This is a transitional area of mixed uses limited 
to those compatible with scenic restoration, the intensity of Highway 50/89, and the 
background residential areas.  

 
Proposed Boundary Changes 
In addition to the comprehensive policy changes listed above, the proposed amendments expand the 
boundary of the TVAP to incorporate 42 parcels into the area plan from the Bonanza Plan Area 
Statement (PAS 114) and the Tahoe Island Plan Area Statement (PAS 111), with the goal of promoting 
opportunities for housing and incentivizing town center redevelopment. Twenty-four of these parcels 
will be incorporated into the Town Center Overlay, as shown in Figure 2. A description of the boundary 
expansions are as follows, and shown in Figure 1: 
 

 One (1) parcel from the TC-G (Town Center Gateway) rezoned as TC-C (Town Center Core) south 
of Raley’s shopping center. This parcel was previously the location of the Barton Ranch House 
and has a high redevelopment potential for creating public gathering places with a higher-
density multi-family residential component.  

 Incorporate eight (8) parcels from PAS 114, Special Area #1 rezoned as TC-G. The addition of 
these parcels is a benefit because of their high redevelopment potential, which may be 
incentivized by the benefits of being in a town center.  

 Incorporate fifteen (15) parcels east of Tahoe Keys Blvd between Eloise Ave and James Ave from 
PAS 111, Special Area #2 rezoned as TC-NP (Town Center Neighborhood Professional). These 
parcels, previously part of the Tahoe Island PAS Special Area #2 that recognize the legal, but 
nonconforming nature of the subject parcels, will become conforming with this amendment. 
The amendment will also provide the opportunity for existing multi-family residential properties 
in this area to be redeveloped at higher densities within the town center.  

 Nineteen (19) parcels from PAS 114, Special Area #2 included as Emerald Bay Connection 
Corridor District. Permissible uses on these parcels are consistent with the Bonanza Plan Area 
Statement (114), in which these parcels were previously included.  

 
 
 
 
 



 

Figure 1: Tahoe Valley Area Plan: Zoning Changes and Areas of Expansion 



 

Figure 2: Changes to the Town Center Overlay 
 

 



 

Regional Plan Compliance:  
The proposed area plan amendments have been reviewed for conformance with the Regional Plan and 
environmental thresholds by TRPA staff. As mentioned above, the amendments propose to increase 
residential density to 65 units per acre for all multi-family units in the town center, which does not 
comply with the Regional Plan. All other proposed amendments do comply with the Regional Plan. TRPA 
staff recommend that RPC recommend, and the Governing Board approve the portions of the area plan 
amendment package that are currently in conformance with the Regional Plan.  
 
Public Outreach and Environmental Review: 
After beginning the amendment process in January 2023, there were four (4) opportunities for public 
participation during public hearings to the City’s Planning Commission and City Council, and two (2) 
stakeholder meetings. City staff were also available for private meetings to discuss the amendments. 
 
The City of South Lake Tahoe staff prepared the attached Initial Environmental Checklist (IEC), required 
findings, and Finding of No Significant Effect (FONSE) pursuant to TRPA Code of Ordinances Section 3.3 
and Chapter 4 for the proposed amendments. The draft environmental document provides an analysis 
of potential environmental impacts of the amendment package. The IEC has been reviewed by TRPA 
staff. The analysis demonstrates that the proposed amendments either have no impact or less than 
significant impacts in most areas, but propose measures to mitigate the potentially significant impacts 
to Hydrology/Water Quality and Hazards/Hazardous Materials, as follows: 
 

 Hazards/Hazardous Materials 
Two mitigation measures are proposed that would ensure that site -specific hazardous material 
contamination and potential exposure from previous, current, or future land uses are addressed 
prior to development in order to protect public health. Two additional mitigation measures are 
proposed that ensure future projects within the TVAP will not adversely impact emergency 
response or emergency response plans. Implementation of the four mitigation measures would 
mitigate impacts to hazards and hazardous materials to a less than significant impact.  

 Hydrology/Water Quality 
Two mitigation measures are proposed that would mitigate potential contamination of 
groundwater impacts. Implementation of the mitigation measures would mitigate impacts to 
hazards and hazardous materials to a less than significant impact. 

 
The City of South Lake Tahoe staff prepared the attached Compliance Measures evaluation (Attachment 
E) pursuant to TRPA Code Section 4.4 and found the amendments will not negatively impact a TRPA 
adopted threshold indicator or compliance measure. The checklist has been reviewed by TRPA staff. 
 
The City of South Lake Tahoe staff completed an Area Plan Finding of Conformity Checklist (Attachment 
F) pursuant to Chapter 13 of the TRPA Code of Ordinance. The checklist has been reviewed by TRPA 
staff. 
 
Contact Information: 
For questions regarding this agenda item, please contact Alyssa Bettinger, Senior Planner, at (775) 589-
5301 or abettinger@trpa.gov. 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. 



 

Attachments:  
A. City Staff Memo 
B. TRPA Adopting Ordinance 2024-__ 

 Exhibit 1: Proposed Amendments to the Tahoe Valley Area Plan  
 Exhibit 2: Proposed Amendments to the Tahoe Valley Area Plan Maps 
 Exhibit 3: TRPA staff recommended changes to Table 4: Development Standards 

C. Initial Environmental Checklist (IEC) 
D. Required Findings/Rationale and Finding of No Significant Effect (FONSE) to amend the TVAP 
E. Compliance Measures Evaluation 
F. Area Plan Finding of Conformity Checklist 

 



 

Attachment A 
City Staff Memo 

 
  















 

Attachment B 
TRPA Adopting Ordinance 2024-__ 

 
  







https://www.trpa.gov/wp-content/uploads/VIII.-B.-ATTACHMENT-B-Exhibit-1-TVAP.pdf


 

Attachment B 
Exhibit 2: Proposed Amendments to the Tahoe Valley Area Plan Maps 

 
  

























 
 

 



 

 



 
 

 



 

 

 



 

 

 



 

Attachment B 
Exhibit 3: TRPA staff recommended changes to Table 4: Development Standards 

 
  



Exhibit 3: Recommended Changes to Table 4: Development Standards 
(TRPA Staff) 
 

Development Standards 

 
The development standards for the Tahoe Valley Area Plan are intended to provide physical 
development requirements to implement the Plan’s vision, goals, and policies; implement the 
goals and policies of the adopted General Plan and the TRPA Regional Plan;, and enable the 
Tahoe Valley Area Plan to be found as a conforming Area Plan by the TRPA Governing Board. 
The standards were developed based on a review of the TRPA Regional Plan Update policies, the 
TRPA Area Plans Framework, the City General Plan, the Draft Tahoe Valley Community Plan, and 
the City of South Lake Tahoe City Code and Design ManualGuidelines. 
 
Form-based coding techniques are used for development standards. The standards of each 
district lists density,  and lot coverage limits, lot dimensional requirements, building location 
standards, height requirements, parking and access provisions, and minimum open space and 
landscaping and other site requirements. Furthermore, substitute design standards address 
building orientation and design, pedestrian access, and bicycle parking. Buildings are required to 
be oriented toward and include a public entrance on a public street and the Tahoe Valley 
Greenbelt. Building design standards are intended to avoid bulky and “box-like” buildings and 
encourage appropriate architectural features. 
 
Tables 4 through 9 prescribe the development standards for the Area Plan. Individual letters in 
parentheses refer to additional regulations that directly follow the table. The numbers in each 
illustration below refer to corresponding regulations in the “#” column in the associated table. 

LOT AND DENSITY AND COVERAGE 

Below are the minimum and maximum densities for residential and tourist accommodation uses.   

Maximum allowed densities are consistent with the limits set in the Regional Plan Update. The 
Regional Plan Update allows maximum densities of 25 units per acre for multi-family residential 
development and 40 units per acre for tourist accommodation units with the adoption of an 
Area Plan. Existing lot size and dimension requirements are proposed to be carried forward. Lot 
coverage standards reflect the allowances established in the Regional Plan Update. 
 

 

 

 

 

 

 TABLE 4 

DEVELOPMENT STANDARDS 

 
DISTRICT TC-C 

TC-
MUC 

TC-G TC-NP TC-HC EB-CC CMX-S OS 

D
en

si
ty

 

Mobile Home 
Dwelling 
(units/acre) 

- - 1 to 8 1 to 8 - 1 to 8 1 to 8 - 

Multiple Family 
Dwelling 
(units/acre) 

2512 
to 25 

2512 
to 25 

2512 to 
25 65(A-

DC) 

2512 to 25 65(A-
DC) 

2512 to 
25 65(A-

DC) 

12 to 
15 (A-

DC) 

12 to 25(A-
DC) 

- 
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 TABLE 4 

DEVELOPMENT STANDARDS 

 
DISTRICT TC-C 

TC-
MUC 

TC-G TC-NP TC-HC EB-CC CMX-S OS 

65(A-
DC) 

65(A-
C) 

Multi-Person 
Dwelling 
(persons/acre) 

25 -65 
25 -
65 

25  -65 25  65 25  65 25 25 - 

Nursing and 
Personal Care 
(persons/acre) 

25 -65 
25 -
65 

25 -65 25  65 25  65 25 - - 

Residential Care 
(persons/acre) 

25 -65 
25 -
65 

25 -65 25  65 25  65 
 

25 - - 

Single Family 
Dwelling 

(parcels less than 
one acre) 

1 unit per parcelSee 
multiple family 
dwelling density for 
condominiums 

2 units 1 unit per 
parcel, (A, C) 
provided one unit is 
an authorized 
secondary 
residence (A) 

1 unit 
per 
parcel (A, 
C) 

1 unit 
per 
parcel 
(A, C) 

1 unit as 
part of a 
mixed use 
(A, C) 

- 

Bed and Breakfast 
Facilities 
(units/acre) 

- - 10 10 - 
 

10 
- - 

Hotel, Motel, 
Other Transient 
Dwelling Units 
(units/ acre) 

40 40 40 40 40 40 - - 

Time Sharing 
(units/acre) 

40 40 40 - - - - - 

 Commercial/Public 
Service 

10,000(B) 10,000(B) 10,000(B) 10,000(B) 10,000(B) 
 

10,000(B) - 

 Residential 6,000(B, 
C) 

6,000(B, 
C) 

6,000(B, 
C) 

6,000(B, 
C) 

6,000(B, 
C) 

 
6,000(B, C) - 

 Minimum Lot Width (ft) 

 Commercial/Public 
Service 

80(B) 80(B) 80(B) 80(B) 80(B) 
 

80(B) - 

 Residential 60 (B) 60 (B) 60 (B) 60 (B) 60 (B)  60 (B) - 

Minimum Lot Depth (ft) 100(B) 100(B) 100(B) 100(B) 100(B)  100(B) - 

La
n

d
 C

o
ve

ra
ge

 Maximum Land 
Coverage: Base + 
Transferred (% of 
project area 
located within 
land capability 
districts 4-7) 

See TRPA Code Chapter 30.  

70 percent of the project area that is 
located within Land Capability Districts 4 
through 7, inclusive. Coverage in other land 
capability districts is regulated by TRPA 
Code Section 30. (D)(F) 

See TRPA 
Code 

Chapter 
30. (DF) 

See TRPA Code 
Chapter 30. 

(E)(F) 

See TRPA Code Section 
30. (F) 
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 TABLE 4 

DEVELOPMENT STANDARDS 

 
DISTRICT TC-C 

TC-
MUC 

TC-G TC-NP TC-HC EB-CC CMX-S OS 

Alternative 
Comprehensive 
Land Coverage 
Management 
System 

Alternative Comprehensive Land Coverage Management System:  In 
coordination with the City and TRPA, alternative comprehensive coverage 
management systems may be developed as alternatives to the parcel-level 
coverage requirements outlined in subsections 30.4.1 and 30.4.2 of the TRPA 
Code of Ordinances, provided that the alternative system complies with the 
provisions of subsection 13.5.3.B.1: Alternative Comprehensive Coverage 
Management Systems of the TRPA Code of Ordinances and is adopted as part 
of this Area Plan.(G) 

 

A. Secondary Units. Lots less than an acre in size in the Town Center Neighborhood 
Professional District may have an authorized secondary unit pursuant to the 
following:Accessory Dwelling Units: Parcels zoned for multi-family or single-family 
dwellings may contain accessory dwelling units pursuant to City Code 6.85.050.   

1. In accordance with TRPA Code of Ordinances Section 31.4.7, accessory dwelling 
units shall not be considered in the calculation of density.  

B. Exceptions to Minimum Density 

1. Mixed use developments may be exempt from the minimum density standards 
when the following are met.  

a. Vertical Mixed-Use.  The first floor shall be dedicated to non-residential 
uses. 

b. Horizontal Mixed-Use.  At least 25 percent of the gross floor area shall 
be dedicated to non-residential uses. 

2. Where there is an existing multifamily development that does not meet the 
minimum density, the minimum density standard shall not apply. Units may be 
added and are not required to bring the parcel in compliance with the minimum 
density.  

C. No Net Loss of Residential Units. When a parcel containing a residential use is 
redeveloped to a lower density or to a nonresidential use, the units not rebuilt on site 
shall be redeveloped elsewhere in the plan area and shall be equivalent in size and 
number of bedrooms as those being replaced.  A deed restriction shall be placed on any 
resulting single-family dwelling, including condominiums, prohibiting use as a Vacation 
Home rental as defined in City Code Section 3.50.370.   

D. Density for Deed Restricted Developments 

1. In Town Centers.  Residential developments or mixed-use developments with a 
residential component where 100% of units are deed restricted for affordable, 
moderate, or achievable housing are subject to TRPA Code of Ordinances 
13.5.3.I.  
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2. Outside of Town Centers. Residential developments or mixed-use developments 
with a residential component where 100% of units are deed restricted for 
affordable, moderate, or achievable housing are subject to TRPA Code of 
Ordinances 31.4.1.  

  

A.E.  



Attachment C 

Initial Environmental Checklist (IEC) (link) 

 

https://www.trpa.gov/wp-content/uploads/VIII.-B.-ATTACHMENT-C.pdf


 

Attachment D 
Required Findings/Rationale and Finding of No Significant Effect (FONSE) to amend the TVAP 

  



 
 
 

ATTACHMENT D: REQUIRED FINDINGS FOR 
AMENDMENT OF THE CITY OF SOUTH LAKE TAHOE’S TAHOE VALLEY AREA PLAN,  

BONANZA PLAN AREA STATEMENT 114 AND TAHOE ISLAND PLAN AREA 
STATEMENT 111 BOUNDARY LINE AMENDMENT 

 
Required Findings:        The following Chapter 3, 4, 11, and 13 findings must be made prior to amending the 

Tahoe Valley Area Plan (TVAP) and Plan Area Statements PAS 114 and 111: 

Chapter 3 Finding:        The following finding must be made prior to amending the TCAP: 

1. Finding 3.3.2: The proposed TCAP amendment 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 Procedure. 

   
 Rationale: The City has prepared an Initial Study using CEQA and TRPA checklist 

questions, responses, and supporting narrative that found the proposed 
amendments will have no significant effect on the environment with 
project-level mitigation as needed. This analysis is a program-level 
environmental document. No specific development projects are 
proposed at this time or analyzed herein. All future projects within the 
Tahoe Valley area would be subject to project-level environmental 
review and permitting by City and/or TRPA, with the permitting agency 
determined based on the size, nature, and location of the project 
(Section 13.7.3 of the TRPA Code). Project-level environmental 
documents would identify and describe mitigation for any potentially 
significant environmental impacts. 
 
The IEC analysis was tiered from and incorporates by reference specific 
analyses contained in the following environmental review documents: 
 

• TRPA, Regional Plan Update EIS, certified by the TRPA Governing 
Board on December 12, 2012 (RPU EIS).  

• TRPA/Rincon Consultants, Inc., 2020 Linking Tahoe: Regional 
Transportation Plan & Sustainable Communities Strategy 
IS/ND/IEC/FONSE, April 2021.  

• CSLT, General Plan Update EIR, certified by the City Council on 
May 17, 2011 (CSLT EIR).  

• City of South Lake Tahoe, Tahoe Valley Area Plan 
IS/MND/IEC/FONSE, certified by the City Council on June 2, 2015 
and adopted by the TRPA on July 22, 2015.  
 

Chapter 4 Findings:       The following findings must be made prior to adopting the TCAP and Plan Area 
Statement Amendments:  

1. Finding 
4.4.1.A: 

The proposed Area Plan Amendment is consistent with, and will not adversely affect  
implementation of the Regional Plan, including all applicable Goals and  



 
 

 

 
 

Policies, Community Plan/Plan Area Statements, the TRPA Code of  
Ordinances, and other TRPA plans and programs. 

   
 Rationale: The proposed amendments to the Tahoe Valley Area Plan Land Use Map and 

Zoning Map, and TRPA Conceptual Land Use Map were carefully reviewed. The 
adopted 2015 land use and zoning map are consistent with the TRPA Conceptual 
Land Use Map adopted as part of the 2012 Regional Plan and the City General Plan 
which was adopted in 2011. Proposed additions to the town center boundary 
(Town Center Gateway and Town Center Neighborhood Professional Districts) in 
these amendments would expand town center areas envisioned in TRPA’s Regional 
Plan Conceptual Land Use Map which classifies Tahoe Valley as mixed-use. As a 
result, amendments to expand the Town Center and the TRPA regional plan maps 
will need to comply with TRPA Code Section 13.5.3.G (Modification to Centers) and 
be adopted by the TRPA Governing Board following City adoption of the Area Plan 
amendments. 
 
Consistent with the Regional Plan and the General Plan, the Area Plan seeks to 
accommodate the expected growth in a way that improves traffic flow and mobility 
of residents and visitors to the Tahoe Valley area and reduces localized traffic 
congestion and related CO concentrations. Based on the traffic analysis in the 
Regional Plan (TRPA 2012a, p. 3.4-22 through 3.4-26) and the General Plan (CSLT 
2010, p. 4.5-42 through 4.5-43), estimated mobile-source CO emissions associated 
with the Regional Plan and the General Plan would not conflict with or obstruct 
regional CO maintenance efforts. Similarly, because the Tahoe Valley Area Plan 
expected growth and estimated mobile-source CO emission falls within that 
estimated for the General Plan and the Regional Plan, it too would not impede CO 
maintenance efforts. TRPA has also implemented Mitigation Measure 3.4-2 of the 
TRPA Regional Plan Update EIS implementing construction best practices for air 
quality to reduce construction related GHG emission. Construction best practices 
are incorporated as standard conditions of approval for project permitting. 
 
The Tahoe Valley Area Plan amendments would not alter or revise any regulations 
that adversely affect any species identified as a candidate, sensitive, or special 
status species in local or regional plans, policies, or regulations, or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife Service. Additionally, the 
development standards have been modified to further reduce conflicts between 
development and stream environment zones. Transfer of development incentives 
remain in place to encourage the transfer of development out of stream 
environment zones. 
 
All modifications to permissible uses are consistent with the uses envisioned in the 
Regional Plan. The plan area does not contain direct lake access, shore zone, or 
backshore; therefore, the amendments would not affect TRPA regulations over 
these areas.  
 



 
 

 

 
 

All projects in the Tahoe Valley plan area are reviewed in accordance with TRPA 
Code of Ordinance Chapter 60 to ensure they are infiltrating water onsite and 
reducing sediment runoff.   

  
 

2. Finding 
4.4.1.B: 

The proposed ordinance and rule amendments will not cause the environmental 
threshold carrying capacities to be exceeded. 

   
 Rationale: 

 
The Tahoe Valley Area Plan helps to realize the community’s vision, assist in 
achieving and maintaining TRPA’s Environmental Threshold Carrying Capacities, 
implement the City of South Lake Tahoe Sustainability Plan, implement the Tahoe 
Metropolitan Planning Organization’s Sustainable Communities Strategy, and 
implement the TRPA Regional Plan and City’s General Plan. The City developed the 
Area Plan to integrate these plans to the extent practical, while providing more 
detailed direction, in order to simplify compliance with local and regional 
requirements, and improve the efficiency of plan administration. 
 
The Tahoe Valley Area Plan, as amended, is consistent with the TRPA Code of 
Ordinances Chapter 13.5.3.G concerning modification to Town Center boundaries. 
As analyzed herein, TRPA and the City have determined that implementation of the 
updated Tahoe Valley Area Plan, including all elements of the plan, existing 
environmental protection requirements, and adopted mitigation, would achieve 
and maintain TRPA’s environmental threshold carrying capacities and result in 
environmental improvement.  
 
The amendments do not propose changes to TRPA’s growth managements system 
or standards regulating the conversion or transfer of development rights. All new 
developments shall obtain the necessary development rights.  
 

3. Finding 
4.4.1.C: 

Wherever federal, state or local air and water quality standards applicable for the 
Region, the strictest standards shall be attained, maintained, or exceeded pursuant 
to Article V(d) of the Tahoe Regional Planning Compact. 

   
 Rationale: The Tahoe Valley Area Plan would continue to promote and implement existing 

policies related to (1) construction of best management practices and permitting 
requirements; (2) reducing land coverage impacts in low capability lands by 
transferring coverage to high capability lands and installing BMPs; (3) promoting 
retrofit of existing development with BMPs through existing and proposed Tahoe 
Valley Area Plan policies; and (4) implementing area-wide treatment systems. 
Application of existing transfer and restoration provisions of the TRPA Code, and 
proposed Tahoe Valley Area Plan policies for SEZ restoration, BMP implementation, 
and area-wide treatment would allow continued compliance with water quality 
standards and waste discharge requirements. Moreover, as discussed in the Initial 
Study, Water Quality Impacts of Concentrated Coverage, and results of pollutant 
load modeling, implementation of the Tahoe Valley Plan would result in a net 



 
 

 

 
 

reduction of pollutant loads to Lake Tahoe when compared to the baseline 
conditions. 
 
The El Dorado County Air Quality Management District (AQMD) is the agency 
primarily responsible for ensuring that national and state air quality standards are 
not exceeded and that air quality conditions are maintained through a 
comprehensive program of planning, regulation, enforcement, technical 
innovation, and promotion of the understanding of air quality issues. The clean air 
strategy of the AQMD includes, but is not limited to, preparing plans for the 
attainment of ambient air quality standards, adopting and enforcing rules and 
regulations concerning sources of air pollution, issuing permits for stationary 
sources of air pollution, inspecting stationary sources of air pollution and 
responding to citizen complaints, monitoring ambient air quality and 
meteorological conditions, and implementing programs and regulations required by 
the federal Clean Air Act and the California Clean Air Act. The Tahoe Valley Area 
Plan Amendments would not alter, conflict or obstruct implementation of the 
AQMD rules, regulations, or permitting requirements. 
 
The Tahoe Valley Area Plan Amendments would not alter or revise the regulations 
pertaining to air quality. Consistent with existing conditions, subsequent projects 
that could occur under the Tahoe Valley Area Plan would be subject to subsequent 
environmental review and permitting and would comply with Chapter 65 of the 
TRPA Code. Chapter 65 includes provisions that apply to direct sources of air 
pollution in the Tahoe region, including certain motor vehicles registered in the 
region, combustion heaters installed in the region, open burning, stationary sources 
of air pollution, and idling combustion engines.  
 
The Lake Tahoe Air Basin is in attainment or designated unclassified for all National 
Ambient Air Quality Standards (NAAQS) and is in attainment or designated 
unclassified for all California ambient air quality standards (CAAQS) except ozone 
and PM10 (See Table 15 of Initial Study). 

   

4. Finding 4.5: The Regional Plan and all of its elements, as amended, achieves and maintains the 
thresholds. 

   
 Rationale: The Tahoe Valley Area Plan helps to realize the community’s vision, assist in 

achieving and maintaining TRPA’s Environmental Threshold Carrying Capacities, 
implement the City of South Lake Tahoe Sustainability Plan, implement the Tahoe 
Metropolitan Planning Organization’s Sustainable Communities Strategy, and 
implement the TRPA Regional Plan and City’s General Plan.  
 
As noted in the TRPA 2019 Thresholds Report, the Tahoe Valley plan area has been 
improved by new curbs, sidewalks, and bike paths, resulting in a score increase of 
one point for Roadway Unit 1’s road structure. Roadway Unit 35 (US 50 south and 
east of the “Y”) also increased by one point due to new sidewalks, natural rock 
walls, building upgrades, and redevelopment. Improvements in the visual character 
and quality of this Area Plan have been documented in numerous TRPA Threshold 



 
 

 

 
 

Evaluations as projects implemented many of the design standards that are 
incorporated in this Area Plan. 
 
The 2015 Tahoe Valley Area Plan is consistent with the Regional Plan and analysis of 
VMT contained in the Regional Plan EIS. The City of South Lake Tahoe is also subject 
to the residential allocation procedures established by the TRPA Code that phases 
the release of land use allocations contingent upon VMT Threshold being 
maintained. As shown in Table 42 of the Initial Study, the 2015 Tahoe Valley Area 
Plan is forecast to result in a reduction in region-wide VMT of 10,702 or 0.55 
percent below the baseline region-wide modeled total of 1,932,441. This includes 
consideration of proposed VMT reduction measures and environmental 
improvements in the Tahoe Valley Area Plan. To the degree that adoption of the 
Area Plan results in expanded implementation, this is a beneficial impact. The 
addition of approximately 11.5 acres to the Area Plan Town Center in the Gateway 
and Neighborhood Professional Districts and establishment of the new Emerald Bay 
Connection Corridor District (17.5 acres) would not adversely affect the projected 
benefits to VMT, as the land uses and densities are consistent with the existing 
goals of the Area Plan to concentrate development within close proximity to 
services and transit facilities. 
 
All projects are required to implement temporary best management practices 
(BMPs) in accordance with the Handbook of Best Management Practices and 
maintained throughout the construction period until winterization and installation 
of permanent BMPs once construction has been finalized. Likewise, projects that 
are not exempt from TRPA review are required to install and maintain BMP 
treatments.  
 
Consistent with existing requirements, permit applicants would be required to 
demonstrate that any proposed grading would occur consistent with TRPA Code 
and City Code provisions that are protective of topography and ground surface 
relief features and are intended to retain natural conditions. 

 
Chapter 11 Findings: The following findings must be made prior to amending the boundary of the Plan 

Area Statement Amendments 114 and 111:  

1. Finding: The amendment is substantially consistent with the plan area designation criteria 
in subsections 11.6.2 and 11.6.3 
 

 Rationale: With adoption of the 2012 Regional Plan, new policies encouraged local 
jurisdictions to develop area plans that would supersede plan area statements and 
realize a unique community vision. The Tahoe Valley Area Plan was created with 
extensive community input with priorities to build a strong business presence, 
create employment opportunities, include design standards that emphasize a 
mountain identity, and provide open spaces and walkable neighborhoods. All 



 
 

 

 
 

elements of the plan are consistent with and further the goals and policies of the 
Regional Plan. 

The proposed amendment to add the Emerald Bay Connection Corridor to the Tahoe 
Valley Area Plan (TVAP) would not alter or conflict with the policies in the TRPA 
Regional Plan or City General Plan. However, the amendment would result in 
changes to the boundaries of the TVAP, PAS 114, and PAS Special Area #3 but would 
not change the land use designation within the amendment area. The City’s General 
Plan designates the amendment area as “High-Density Residential” and “Low-
Density Residential”. The TRPA Regional Plan identifies the amendment area as 
“Residential.”  Although the Emerald Bay Connection Corridor will be included as 
part of the TVAP and the underlying PAS 114 is superseded, it does not result in 
inconsistencies, since the TVAP will maintain the underlying residential zoning and 
current uses permissible in PAS 114 would continue to be permissible in the TVAP. 

 
2. Finding: If the amendment is to expand an existing urban plan area boundary or to add 

residential, tourist accommodation, commercial, or public service as permissible 
uses to a non-urban plan area, TRPA shall find that the amendment will make the 
plan area statement consistent with an adopted policy or standard of the Regional 
Plan, and that the amendment will satisfy one or more of the following criteria: 
 

1. The amendment corrects an error that occurred at the time of adoption, 
including but not limited to a mapping error, an editing error, or an error 
based on erroneous information; or 

2. The amendment enables TRPA to make progress toward one or more 
environmental thresholds without degradation to other thresholds as 
measured by the Chapter 16: Regional Plan and Environmental Threshold 
Review, indicators; or 

3. The amendment is needed to protect public health and safety and there is 
no reasonable alternative.  

 

 Rationale: Because the parcels would be removed from Tahoe Island Plan Area Statement 
(111) and Bonanza Plan Area Statement (114) and incorporated into the TVAP, the 
subject parcels would now be required to be consistent with the TVAP. The 
amendment does not add any uses to the Plan Area Statement, and therefore is 
not required to be consistent with the plan area statement findings criteria. The 
amendment does not impact a non-urban plan area, nor does it add a residential, 
tourist accommodation, commercial, or public service as permissible uses to a non-
urban plan area.  

 

3. Finding: Addition of Multiple-Family as Permissible Use 

1. If the amendment proposes to add multiple-family as a permissible 

use to a plan area or for one or more parcels, except as provided for in 



 
 

 

 
 

subparagraph 3 below, the plan area or affected parcel shall be found 

suitable for transit-oriented development (TOD). When determining 

TOD suitability, TRPA shall find that the site contains the following 

features, or functional equivalents, that facilitate TOD in a manner that 

is equal or superior to the listed features:  

a. Access to operational transit within a ten-minute walk;  
b. Neighborhood services within a ten-minute walk, (e.g., 

grocery/drug stores, medical services, retail stores, and laundry 
facilities);  

c. Good pedestrian and bike connections;  
d. Opportunities for residential infill (at densities greater than 

eight units per acre) or infill with mixed uses; and  
e. Adequate public facilities, (e.g., public schools, urban or 

developed recreation sites, government services, and post 
offices).  

 
 Rationale: The amendments would not add multi-family as a permissible use to a plan area or 

for one or more parcels. This finding is not applicable.  

 

Chapter 13 Findings:     Modifications to Centers boundary (Town Centers, Regional Center and High-Density Tourist  

District)  

1. Finding: When Area Plans propose modifications to the boundaries of a Center, the modification 
shall comply with the following:  
 

1. Boundaries of Centers shall be drawn to include only properties that are 
developed, unless undeveloped parcels proposed for inclusion have either at 
least three sides of their boundary adjacent to developed parcels (for four-sided 
parcels), or 75 percent of their boundary adjacent to developed parcels (for 
non-four-sided parcels). For purposes of this requirement, a parcel shall be 
considered developed if it includes any of the following: 30 percent or more of 
allowed coverage already existing on site or an approved but unbuilt project 
that proposes to meet this coverage standard. 

2. Properties included in a Center shall be less than 1/4 mile from existing  
Commercial and Public Service uses. 

3. Properties included in a Center shall encourage and facilitate the use of  
existing or planned transit stops and transit systems. 
 

 Rationale: 
 
 
 

A total of seven parcels along Melba Avenue are proposed for incorporation into the 
TVAP Town Center (TC-Gateway District). The parcels are primarily developed with a 
mix of high-density housing with two vacant parcels. Both vacant parcels are 
surrounded on three sides by developed parcels and thus meet the criteria for 



 
 

 

 
 

 
 
 
 
 
 
   

incorporation in the TVAP Town Center. However, it should be noted one of the 
parcels is owned by the California Tahoe Conservancy and is designated a “Residential 
Land Coverage Parcel,” and is not developable. The intent of the incorporation is to 
incentivize higher-density housing in the Town Center. 
 
The amendment area is located directly adjacent to existing commercial and public 
service uses located along Emerald Bay Road. A transit route and transit stop is 
located along South Avenue, which is approximately 0.4 miles from the amendment 
area and approximately 0.2 miles from the transit route and transit stop along D 
Street. 
 
A total of fifteen parcels bounded by James Avenue and Eloise Avenue are proposed 
for incorporation into the TVAP Town Center (TC-Neighborhood Professional). The 
parcels are primarily developed with a mix of high-density, single-family dwellings, and 
commercial uses, with one vacant parcel. The vacant parcel is surrounded on all four 
sides by developed parcels and thus meets the criteria for incorporation in the TVAP 
Town Center. 
 
The James Avenue and Eloise Avenue amendment area are located directly adjacent 
to existing commercial and public service uses fronting Lake Tahoe Boulevard. A 
transit route runs directly along Lake Tahoe Boulevard, and the nearest transit stop is 
0.6 miles from the amendment area. 
 
One parcel located at 1220 Emerald Bay Road (APN 032-151-002) is proposed for 
incorporation into the TVAP Town Center (TC-Gateway). The parcel is currently 
developed with a tourist accommodation use. The parcel is located directly adjacent 
to existing commercial and public service uses fronting on Lake Tahoe Boulevard. A 
transit route runs along D Street with a transit stop located approximately 0.13 miles 
from the parcel. The intent of incorporating this parcel is to incentivize the 
redevelopment of an aging tourist accommodation product or encourage the 
redevelopment of the site for high-density housing. 
 

 

 

 

 

 

 

 



 

 
 

FINDING OF NO SIGNIFICANT EFFECT 

 

Project Description: Proposed amendments to the City of South Lake Tahoe’s Tahoe Valley Area 
Plan. 

Staff Analysis:   In accordance with Article IV of the Tahoe Regional Planning Compact, as 
amended, and Section 6.6 of the TRPA Rules of Procedure, TRPA staff reviewed 
the information submitted with the subject project.   

Determination:   Based on the Initial Environmental Checklist (attachment C), Agency staff 
found that the subject project will not have a significant effect on the 
environment. 

 

 

 

 

 

__________________________    __July 10, 2024  

TRPA Executive Director/Designee   Date 

 

 

 



 

Attachment E 
Compliance Measures Evaluation 

  



ATTACHMENT E: COMPLIANCE MEASURES EVALUATION

1 BMP requirements, new 

development: Code of Ordinances 

Chapter 60 

WQ, Soils/SEZ, 

Fish

N

2 BMP implementation program -- 

existing streets and  highways: 

Code of Ordinances  Chapter 60 

WQ, Soils/SEZ,  

Trans, Fish

N

3 BMP implementation program -- 

existing urban development: Code 

of Ordinances  Chapter 60 

WQ, Soils/SEZ, 

Fish

N

4 BMP implementation program -- 

existing urban drainage systems: 

Code of Ordinances  Chapter 60 

WQ, Soils/SEZ, 

Trans, Fish

N

5 Capital Improvements Program for 

Erosion and Runoff Control

WQ, Soils/SEZ, 

Trans, Fish

N The proposed amendments make no significant changes to 

implementation of CIP. Changes to this section are limited to 

updating project statuses and refining existing policies.

6 Excess land coverage mitigation 

program: Code of Ordinances 

Chapter 30

WQ, Soils/SEZ N The proposed amendment does not change excess coverage 

mitigation requirements.

7 Effluent (Discharge) limitations:  

California (SWRCB, Lahontan Board)  

and Nevada (NDEP): Code of 

Ordinances  Chapter 60

WQ, Soils/SEZ, 

Fish

N The TVAP amendments do not affect or conflict with TRPA Code of 

Ordinances Chapter 5. 

8 Limitations on new subdivisions: 

(See the Goals and Policies: Land 

Use Element)

WQ, Soils/SEZ, 

Rec, Scenic

N There are no changes proposed to subdivision standards or 

procedures.

There are no proposed changes to the TVAP's BMP requirements 

and implementation programs.  All projects permitted under the 

amended plan will meet BMP and water quality requirements of 

Chapter 60 of TRPA Code of Ordinances.

Tracking 

Number

Compliance Measure Description

WATER QUALITY/SEZ - IN PLACE

Affected 

Threshold 

Categories

Affected by 

Action (Y/N)

Comments



Tracking 

Number

Compliance Measure Description

WATER QUALITY/SEZ - IN PLACE

Affected 

Threshold 

Categories

Affected by 

Action (Y/N)

Comments

9 Land use planning and controls: See 

the Goals and Policies: Land Use 

Element and Code of Ordinances 

Chapters 11, 12, 13, 14, and 21 

WQ, Soils/SEZ, 

Trans, Scenic

The TVAP was created in accordance with TRPA Code of 

Ordinances Chapter 13. On January 1, 2023 the City of South Lake 

Tahoe notified TRPA of the intent to amend this plan. All 

permissible uses have been deemed consistent with TRPA zoning 

and compatible with surrounding uses. 

10 Residential development priorities, 

The Individual Parcel Evaluation 

System (IPES): Goals and Policies: 

Implementation Element and Code 

of Ordinances Chapter 53

WQ, Soils/SEZ N The amendments do not modify the existing Growth Management 

regulations, Chapters 50 through 53, of the TRPA Code.  All 

residential units must obtain a RUU or Bonus Unit. 

11 Limits on land coverage for new 

development: Goals and Policies: 

Land Use Element and Code of 

Ordinances Chapter 30

WQ, Soils/SEZ, 

Scenic

N Allowable land coverage has not been modified, except to 

incorporate recent changes to TRPA coverage standards for 100% 

affordable, moderate, or achievable residential developments. 

12 Transfer of development: Goals and 

Policies: Land Use Element and 

Implementation Element

WQ, Soils/SEZ N The proposed amendments do not include modifications to 

transfers of development rights.

13 Restrictions on SEZ encroachment 

and vegetation alteration: Code of 

Ordinances Chapters 30 and 61

WQ, Soils/SEZ, 

Veg, Wildlife, 

Fish, Rec, Scenic

N The TVAP amendments do not affect or conflict with TRPA Code of 

Ordinances Chapter 30. Additional exceptions have been made to 

building placement standards that allow forretention of SEZ and 

mature trees. 

14 SEZ restoration program: 

Environmental Improvement 

Program.

WQ, Soils/SEZ, 

Veg, Wildlife, 

Fish, Scenic

N No changes proposed
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WATER QUALITY/SEZ - IN PLACE

Affected 

Threshold 
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Affected by 

Action (Y/N)

Comments

15 SEZ setbacks: Code of Ordinances 

Chapter 53

WQ, Soils/SEZ, 

Veg, Wildlife, 

Fish

N No changes proposed

16 Fertilizer reporting requirements: 

Code of Ordinances  Chapter 60

WQ, Soils/SEZ, 

Fish, Rec

N

17 Water quality mitigation: Code of 

Ordinances Chapter 60

WQ, Soils/SEZ N

18 Restrictions on rate and/or amount 

of additional development

WQ, Soils/SEZ, 

Wildlife, Scenic

The amendments propose increases to residentail densities inside 

and outside of Town Centers. The City is requesting that TRPA 

make consistent code changes to Table 31.3.2-1 to allow for multi-

family residential densitied greater than 15 units per acre outside 

of Town Centers. 

19 Improved BMP implementation/                         

enforcement program

WQ, Soils/SEZ No propsed changes.

20 Increased funding for EIP projects 

for erosion and runoff control

WQ, Soils/SEZ The amendments do not increase funding for EIP erosion and 

runoff control projects. Should the amendments increase 

redevelopment, minor increases may be seen in mobility 

mitigation and water quality fees collected. 

21 Artificial wetlands/runoff treatment 

program

WQ, Soils/SEZ The amendments do not propose changes to artificial wetlands or 

the runoff treatment program. 

22 Transfer of development from SEZs WQ, Soils/SEZ, 

Scenic

The amendments do not propose to change standards regarding 

transfers of development from SEZs.

23 Improved mass transportation WQ, Trans, 

Noise 

The amendments do not propose any new regulations regarding 

transit stops and mass transportation; however, new policies 

direct the City to explore a location for a shared mobility hub in or 

near the Town Center District. 

24 Redevelopment and redirection of 

land use: Goals and Policies: Land 

Use Element and Code of 

Ordinances Chapter 13

WQ, Soils/SEZ, 

Scenic

No changes are proposed with the amendment.  

25 Combustion heater rules, stationary 

source controls, and related rules: 

Code of Ordinances  Chapter 65

WQ, AQ

26 Elimination of accidental sewage 

releases: Goals and Policies: Land 

Use Element

WQ, Soils/SEZ

27 Reduction of sewer line exfiltration: 

Goals and Policies: Land Use 

Element

WQ, Soils/SEZ

No changes proposed.

The proposed changes do not modify or conflict with standards in 

TRPA Code of Ordinances Chapter 60.
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Comments

28 Effluent limitations WQ, Soils/SEZ

29 Regulation of wastewater disposal 

at sites not connected to sewers: 

Code of Ordinances Chapter 60

WQ, Soils/SEZ

30 Prohibition on solid waste disposal: 

Goals and Policies:  Land Use 

Element

WQ, Soils/SEZ

31 Mandatory garbage pick-up: Goals 

and Policies: Public Service Element

WQ, Soils/SEZ, 

Wildlife

32 Hazardous material/wastes 

programs: Goals and  Policies: Land 

Use Element and  Code of 

Ordinances Chapter 60

WQ, Soils/SEZ

33 BMP implementation program, 

Snow and ice control practices: 

Code of Ordinances  Chapter 60

WQ, Soils/SEZ, 

AQ

34 Reporting requirements, highway 

abrasives and deicers: Goals and 

Policies:, Land Use Element and 

Code of Ordinances  Chapter 60

WQ, Soils/SEZ, 

Fish

35 BMP implementation program--

roads, trails, skidding,  logging 

practices:  Code of Ordinances 

Chapter 60, Chapter 61

WQ, Soils/SEZ, 

Fish

36 BMP implementation program--

outdoor recreation: Code of 

Ordinances  Chapter 60 

WQ, Soils/SEZ, 

Fish, Rec

37 BMP implementation program--

livestock confinement and  grazing: 

Code of Ordinances  Chapter 21, 

Chapter 60, Chapter 64 

WQ, Soils/SEZ, 

Veg, Wildlife, 

Fish

38 BMP implementation program--

pesticides

WQ, Soils/SEZ

39 Land use planning and controls -- 

timber harvesting:  Code of 

Ordinances  Chapter 21

WQ, Soils/SEZ, 

AQ, Wildlife, 

Fish, Scenic

40 Land use planning and controls - 

outdoor recreation: Code of 

Ordinances  Chapter 21

WQ, Soils/SEZ, 

Wildlife, Noise, 

Rec, Scenic

No changes proposed.

No changes are proposed with the amendment. 

The proposed amendments will not effect timber harvesting nor 

are changes to TRPA Code of Ordinances proposed. 
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41 Land use planning and controls--

ORV use: Goals and Policies: 

Recreation Element

WQ, Soils/SEZ, 

AQ, Wildlife, 

Fish, Noise, Rec, 

Scenic

No changes are proposed. 

42 Control of encroachment and 

coverage in sensitive areas

WQ, Soils/SEZ, 

Wildlife, Rec, 

Scenic

N No changes proposed. The TVAP continues to require vehicle 

parking barriers as part of BMPs, encourages relocation of 

coverage to high capability lands, and provides building 

placement standard ecxeptions for parcels that contain SEZ.

43 Control on shorezone 

encroachment and vegetation 

alteration: Code of Ordinances 

Chapter 83 

WQ, Soils/SEZ, 

Scenic

44 BMP implementation program--

shorezone areas: Code of 

Ordinances  Chapter 60 

WQ, Soils/SEZ

45 BMP implementation program--

dredging and construction in  Lake 

Tahoe: Code of Ordinances  Chapter 

60

WQ, Soils/SEZ

46 Restrictions and conditions on filling 

and dredging: Code of Ordinances 

Chapter 84

WQ, Soils/SEZ, 

Fish

47 Protection of stream deltas WQ, Soils/SEZ, 

Wildlife, Fish, 

Scenic

48 Marina master plans: Code of 

Ordinances  Chapter 14 

WQ, AQ/Trans, 

Fish, Scenic

49 Additional pump-out facilities: Code 

of Ordinances  Chapter 60 

WQ, Soils/SEZ

50 Controls on anti-fouling coatings:  

Code of Ordinances  Chapter 60

WQ, Soils/SEZ, 

Fish

51 Modifications to list of exempt 

activities

WQ, Soils/SEZ No changes are proposed. 

52 More stringent SEZ encroachment 

rules

WQ, Soils/SEZ, 

Wildlife, Fish

53 More stringent coverage transfer 

requirements

WQ, Soils/SEZ

54 Modifications to IPES WQ, Soils/SEZ

55 Increased idling restrictions WQ, Soils/SEZ, 

AQ

56 Control of upwind pollutants WQ, Soils/SEZ, 

AQ

There is no shorezone within the Tahoe Valley plan area. 

The proposed amendments would not impact Compliance 

Measures 52 though 61.

WATER QUALITY/SEZ - SUPPLEMENTAL
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57 Additional controls on combustion 

heaters

WQ, Soils/SEZ, 

AQ

58 Improved exfiltration control 

program

WQ, Soils/SEZ

59 Improved infiltration control 

program

WQ, Soils/SEZ

60 Water conservation/flow reduction 

program

WQ, Soils/SEZ, 

Fish

61 Additional land use controls WQ, Soils/SEZ, 

Wildlife

62 Fixed Route Transit Trans, Rec

64 Demand Responsive Transit Trans 

65 Seasonal Transit Services Trans, Rec

66 Social Service Transportation Trans

67 Shuttle programs Trans, Rec

69 Intercity bus services Trans

70 Passenger Transit Facilities Trans

71 Bikeways, Bike Trails Trans, Noise, 

Rec, Scenic

72 Pedestrian facilities Trans, Rec, 

Scenic

73 Wood heater controls:  Code of 

Ordinances  Chapter 65

WQ, AQ

74 Gas heater controls: Code of 

Ordinances  Chapter 65

WQ, AQ

75 Stationary source controls: Code of 

Ordinances  Chapter 65

WQ, AQ

76 U.S. Postal Service Mail Delivery Trans The  amendments will not impact U.S. Postal Service Delivery. 

77 Indirect source review/air quality 

mitigation: Code of Ordinances 

Chapter 65

WQ, AQ, Trans

78 Idling Restrictions: Code of 

Ordinances  Chapter 65

WQ, AQ

No changes to air quality mitigation or idling restrictions are 

proposed with the amendment.  

The proposed amendments would not impact Compliance 

Measures 52 though 61.

AIR QUALITY/TRANSPORTATION - IN PLACE 

New policies direct the City to explore a location for a shared 

mobility hub and parking benefit district in or near the Town 

Center District. 

Pedestrian and bike infrastructure project statuses have been 

updated to reflect those that have been completed or have begun 

since the plan's initial adoption. Parking sdtandards have been 

modified to encourage private right of way inprovements and 

expansion of onsite bicycle facilities. The number of requires 

bicycle storage and parking spaces has been increased for all uses. 

The amendments would not change not conflict with compliance 

measures 73, 74, or 75. 
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79 Vehicle Emission 

Limitations(State/Federal)

WQ, AQ No changes proposed. 

80 Open Burning Controls: Code of 

Ordinances  Chapters 61 and 

Chapter 65

WQ, AQ, Scenic No changes proposed. 

81 BMP and Revegetation Practices WQ, AQ, 

Wildlife, Fish

No changes proposed. 

82 Employer-based Trip Reduction 

Programs: Code of Ordinances 

Chapter 65

Trans No changes proposed. 

83 Vehicle rental programs: Code of 

Ordinances  Chapter 65

Trans No changes proposed. 

84 Parking Standards Trans Commercial parking standards have been modified to allow 

applicants the flexibility to create more or fewer parking spaces 

than previouslt required by code. Reductions may be allowed 

based on the proximity to a public transit stop, when a parking 

demand analysis determines a reduced need for parking, or when 

alternative parking measures are incorporated. Likewise, the 

number of parking spaces may be increased when findings are 

made by the applicant. 

85 Parking Management Areas Trans

86 Parking Fees Trans

87 Parking Facilities  Trans

88 Traffic Management Program - 

Tahoe City

Trans Not applicable.

89 US 50 Traffic Signal Synchronization - 

South Shore

Trans No changes. There are existing policies and implementation 

measures that support signal syncronization.

90 General Aviation, The Lake Tahoe 

Airport 

Trans, Noise There are no proposed changes in the relationship between 

the TVAP and the Airport Land Use Compatability Plan 

(ALUCP); however, the TVAP was updated to reference the 

ALUCP rather than the Comprehensive Land Use Plan, as it 

was referred to when the TVAP was originally adopted. 

91 Waterborne excursions WQ, Trans, Rec Not applicable. There is no lake access within the TVAP plan 

area. 

92 Waterborne transit services WQ, Trans, 

Scenic
Not applicable. There is no lake access within the TVAP plan 

area. 

93 Air Quality Studies and Monitoring WQ, AQ Not applicable.

94 Alternate Fueled Vehicle - 

Public/Private Fleets and 

Infrastructure Improvements

Trans Existing policies have been modified to further explore 

vehicle electrification. 

95 Demand Responsive Transit - North 

Shore  

Trans Not applicable.

96 Tahoe Area Regional Transit 

Maintenance Facility

Trans Not applicable.

No changes proposed. New policies direct the City to 

explore a mobility hub location which may include parking 

management areas and paid parking; however, there is no 

immediate action on this item. 
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97 Heavenly Ski Resort Gondola Trans Not applicable.

98 Demand Responsive Transit - North 

Shore

Trans Not applicable.

99 Coordinated Transit System - South 

Shore

Trans The amendments include policy modifications to ehance 

transit system coordination in the South Shore. 

100 Transit Passenger Facilities Trans No changes are proposed regarding bus and transit stops.

101 South Shore Transit Maintenance 

Facility - South Shore

Trans No proposed changes. 

102 Transit Service - Fallen Leaf Lake WQ, Trans No changes; the amendments do not effect or conflict with 

this compliance measure.

103 Transit Institutional Improvements Trans No changes; the amendments do not effect or conflict with 

this compliance measure.

104 Transit Capital and Operations 

Funding Acquisition

Trans No changes; the amendments do not effect or conflict with 

this compliance measure.

105 Transit/Fixed Guideway Easements - 

South Shore

Trans No proposed changes. 

106 Visitor Capture Program Trans No proposed changes. 

107 Pedestrian and Bicycle Facilities--

South Shore

Trans, Rec Policies and implentation items have been updated to keep 

pace with the City's transportation improvements. Design 

standards have been updated to futher incorporate 

pedestrian and bicycle paths. 

108 Pedestrian and Bicycle Facilities--

North Shore

Trans, Rec Not applicable.

109 Parking Inventories and Studies 

Standards

Trans The TVAP amendments may require a parking study when 

applicants propose an alternative number of parking spaces.

110 Parking Management Areas Trans

111 Parking Fees Trans

112 Establishment of Parking Task Force Trans

113 Construct parking facilities Trans

114 Intersection improvements--South 

Shore

Trans, Scenic No changes. There are existing policies and implementation 

measures that support signal syncronization.

115 Intersection improvements--North 

Shore

Trans, Scenic Not applicable; not within plan area. 

116 Roadway Improvements - South 

Shore

Trans, Scenic There are no substantial changes to roadway 

improvements. Implementation efforts have been updated 

to reflect completed and ongoing projects. 

117 Roadway Improvements - North 

Shore

Trans, Scenic Not applicable; not within plan area. 

118 Loop Road - South Shore Trans, Scenic Not applicable; not within plan area. 

119 Montreal Road Extension Trans Not applicable; not within plan area. 

120 Kingsbury Connector Trans Not applicable; not within plan area. 

121 Commercial Air Service: Part 132 

commercial air service

Trans No proposed changes. 

New policies direct the City to explore a mobility hub 

location which may include parking management areas and 

paid parking; however, there is no immediate action on this 

item. 

AIR QUALITY/TRANSPORTATION - SUPPLEMENTAL
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122 Commercial Air Service: commercial 

air service that does not require 

Part 132 certifications

Trans No proposed changes. 

123 Expansion of waterborne excursion 

service

WQ, Trans Not applicable. There is no lake access within the TVAP plan 

area. 

124 Re-instate the oxygenated fuel 

program 

WQ, AQ No proposed changes. 

125 Management Programs Trans No proposed changes. 
126 Around the Lake Transit Trans No proposed changes. 

127 Vegetation Protection During 

Construction: Code of Ordinances 

Chapter 33 

WQ, AQ, Veg, 

Scenic

The amendments do not alter provisions of TRPA Code of 

Ordinances Chapter 33.

128 Tree Removal: Code of Ordinances 

Chapter 61

Veg, Wildlife, 

Scenic

129 Prescribed Burning: Code of 

Ordinances  Chapter 61

WQ, AQ, Veg, 

Wildlife, Scenic

130 Remedial Vegetation Management:  

Code of Ordinances  Chapter 61

WQ, Veg, 

Wildlife

131 Sensitive and Uncommon Plant 

Protection and Fire Hazard 

Reduction: Code of Ordinances 

Chapter 61

Veg, Wildlife, 

Scenic

132 Revegetation:  Code of Ordinances 

Chapter 61

WQ, Veg, 

Wildlife, Scenic

133 Remedial Action Plans: Code of 

Ordinances  Chapter 5

WQ, Veg No proposed changes. 

134 Handbook of Best Management 

Practices

WQ, Soils/SEZ, 

Veg, Fish

No proposed changes. 

135 Shorezone protection WQ, Soils/SEZ, 

Veg

Not applicable. There is no shorezone within the Tahoe Valley 

plan area. 

136 Project Review WQ, Veg

137 Compliance inspections Veg

138 Development Standards in the 

Backshore

WQ, Soils/SEZ, 

Veg, Wildlife, 

Scenic

Not applicable. There are no backshore areas within the plan 

area.

The amendments do not alter the provisions of TRPA Code of 

Ordinances Chapter 61.

No changes. Project review and compliance inspections shall 

continue as detailed in the City and TRPA's MOU.

VEGETATION - IN PLACE



Tracking 

Number

Compliance Measure Description

WATER QUALITY/SEZ - IN PLACE

Affected 

Threshold 

Categories

Affected by 

Action (Y/N)

Comments

139 Land Coverage Standards:  Code of 

Ordinances  Chapter 30

WQ, Veg, 

Wildlife, Fish, 

Scenic

There are no proposed changes to land coverage. The TVAp 

references TRPA Code of Ordinances Chapter 30 so that any 

future changes to hand coverage will automoatically ally in the 

Tahoe Valley plan area. 

140 Grass Lake, Research Natural Area WQ, Veg, 

Wildlife, Fish, 

Scenic

Not applicable. 

141 Conservation Element, Vegetation 

Subelement:  Goals and Policies

Veg, Wildlife, 

Fish

No proposed changes. 

142 Late Successional Old Growth 

(LSOG): Code of Ordinances  Chapter 

61

Veg, Wildlife, 

Fish

143 Stream Environment Zone 

Vegetation: Code of Ordinances 

Chapter 61

WQ, Veg, 

Wildlife, Fish

144 Tahoe Yellow Cress Conservation 

Strategy

Veg Not applicable.

145 Control and/or Eliminate Noxious 

Weeds

Veg, Wildlife No changes proposed.

146 Freel Peak Cushion Plant 

Community Protection

Veg Not applicable. 

147 Deepwater Plant Protection WQ, Veg Not applicable. 

148 Wildlife Resources: Code of 

Ordinances  Chapter 62

Wildlife, Noise No changes are proposed.  

149 Stream Restoration Program WQ, Soils/SEZ, 

Veg, Wildlife, 

Fish, Rec, Scenic

No changes are proposed.  

150 BMP and revegetation practices WQ, Veg, 

Wildlife, Fish, 

Scenic

No changes are proposed.  

151 OHV limitations WQ, Soils/SEZ, 

AQ, Wildlife, 

Noise, Rec

No changes are proposed.  

152 Remedial Action Plans: Code of 

Ordinances  Chapter 5

Wildlife No changes are proposed.  

153 Project Review Wildlife Projects will continue to be reviewed through the MOU. 

No proposed changes. 

WILDLIFE - IN PLACE

FISHERIES - IN PLACE

VEGETATION - SUPPLEMENTAL
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156 Fish Resources: Code of Ordinances 

Chapter 63

WQ, Fish No changes are proposed.  

157 Tree Removal: Code of Ordinances 

Chapter 61

Wildlife, Fish Tree removal provisions have not been changed. 

158 Shorezone BMPs WQ, Fish

159 Filling and Dredging: Code of 

Ordinances  Chapter 84 

WQ, Fish

160 Location standards for structures in 

the shorezone: Code of Ordinances 

Chapter 84 

WQ, Fish

161 Restrictions on SEZ encroachment 

and vegetation alteration

WQ, Soils/SEZ, 

Fish

No changes are proposed. 

162 SEZ Restoration Program WQ, Soils/SEZ, 

Fish

There are no proposed changes to SEZ restoration. 

163 Stream restoration program WQ, Soils/SEZ, 

Fish

164 Riparian restoration WQ, Soils/SEZ, 

Fish

165 Livestock: Code of Ordinances 

Chapter 64

WQ, Soils/SEZ, 

Fish

166 BMP and revegetation practices WQ, Fish There are no proposed changes to BMP and revegetation 

practices. All projects will continute to meet TRPA Code 

requirements of Chapter 60 and use te BMP Handbook as a guide 

for best practices. 

167 Fish habitat study Fish Not applicable. 

168 Remedial Action Plans: Code of 

Ordinances  Chapter 5

Fish No proposed changes. 

169 Mitigation Fee Requirements: Code 

of Ordinances  Chapter 84

Fish No proposed changes. 

170 Compliance inspection Fish No proposed changes. 

171 Public Education Program Wildlife, Fish No proposed changes. 

172 Airport noise enforcement program Wildlife, Fish

173 Boat noise enforcement program Wildlife, Fish, 

Rec

174 Motor vehicle/motorcycle noise 

enforcement program: Code of 

Ordinances  Chapters 5 and  23

Wildlife, Fish

Not applicable. There is no shorezone within the Tahoe Valley 

plan area. 

No proposed changes. 

NOISE - IN PLACE

No changes are proposed to noise enforcement programs; 

however, additional standards have been added for areas within 

300 feet of US Hwy 50 or SR 89. These standards are not new, but 

were previoulsy not included in the TVAP. 
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Action (Y/N)
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175 ORV restrictions AQ, Wildlife, 

Noise, Rec

176 Snowmobile Restrictions WQ, Wildlife, 

Noise, Rec

177 Land use planning and controls Wildlife, Noise No changes.

178 Vehicle trip reduction programs Trans, Noise No changes. 

179 Transportation corridor design 

criteria

Trans, Noise No changes. 

180 Airport Master Plan South Lake 

Tahoe 

Trans, Noise No changes. 

181 Loudspeaker restrictions Wildlife, Noise No changes. 

182 Project Review Noise No changes. 

183 Complaint system:  Code of 

Ordinances  Chapters 5 and 68 

Noise No changes. 

184 Transportation corridor compliance 

program

Trans, Noise

185 Exemptions to noise limitations Noise

186 TRPA's Environmental Improvement 

Program (EIP) 

Noise

187 Personal watercraft noise controls Wildlife, Noise

188 Create an interagency noise 

enforcement MOU for the Tahoe 

Region.

Noise Not applicable. This item is beyond the scope of the TVAP 

amendments. 

189 Allocation of Development: Code of 

Ordinances  Chapter 50

Rec There are no proposed changes to TRPA's growth management 

system, allocation of development, or any aspects covered by 

TRPA Code Chapter 50. 

190 Master Plan Guidelines: Code of 

Ordinances  Chapter 14

Rec, Scenic Not applicable. 

191 Permissible recreation uses in the 

shorezone and lake  zone: Code of 

Ordinances  Chapter 81

WQ, Noise, Rec Not applicable.

192 Public Outdoor recreation facilities 

in sensitive lands

WQ, Rec, Scenic No proposed changes. 

193 Hiking and riding facilities Rec No proposed changes. 

194 Scenic quality of recreation facilities Rec, Scenic No proposed changes. 

RECREATION - IN PLACE

NOISE - SUPPLEMENTAL

No changes. 

No changes. 
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195 Density standards Rec The proposed maximum density in Town Centers is 65 units per 

acre. This is consistent with TRPA Code Section 31.4.4 which 

states The maximum densities established in Section 31.3 may be 

exceeded for project located in the Town Center, Regional Center, 

and High-Density Tourist District Overlays in approved Area Plans 

pursuant to Section 13.5.3. 

The amendments also propose to increase the multifamily density 

to 25 units per acre for the two districts outside of the Town 

Center, the Emerald Bay Connection Corridor District and the 

Commercial Mixed-Use Services District. Since this exceeds the 15 

units per acre as allowed by Table 31.3.2-1, Maximum Densities, 

of TRPA Code, this change would not take effect unless consistent 

changes are made to TRPA Code. City staff is requesting TRPA 

consider an amendment to allow for additional density for market 

rate residential developments outside of Town Centers. While 

these parcels are not in the Town Center, they are within a mile of 

major commercial and transportation uses of the “Y”.

196 Bonus incentive program Rec There are no changes to the bonus incentive program. 

197 Required Findings:  Code of 

Ordinances  Chapter 4 

Rec All necessary findings have been made. 

198 Lake Tahoe Recreation Sign 

Guidelines

Rec, Scenic There are no changes to sigange standards for recreational uses. 

199 Annual user surveys Rec No proposed changes.

200 Regional recreational plan Rec No proposed changes. 

201 Establish fairshare resource 

capacity estimates

Rec

202 Reserve additional resource 

capacity

Rec

203 Economic Modeling Rec

204 Project Review and Exempt 

Activities:  Code of Ordinances 

Chapter 2

Scenic There have been no changes to project review procedures and 

exemp activities and outline in TRPA Code Chapter 2. 

205 Land Coverage Limitations: Code of 

Ordinances  Chapter 30

WQ, Scenic The TVAP adopts TRPA coverage regulations regarding coverage 

as detailed in TRPA Code Chapter 30. 

206 Height Standards: Code of 

Ordinances  Chapter 37

Scenic There are no changes to dsitrict height standards in the TVAP. 

RECREATION - SUPPLEMENTAL

SCENIC - IN PLACE

No proposed changes. 
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207 Driveway and Parking Standards: 

Code of Ordinances  Chapter 34

Trans, Scenic No changes have been made to driveway standards. Parking lot 

location standards have been modified to provide protection and 

noise buffering when asjacent to a residential use. 

The number of required parking space has overall been reduce for 

all uses; however, expcetions have been made to allow for 

additonal parking when uses demonstrate a unique demand. 

208 Signs: Code of Ordinances  Chapter 

38

Scenic The TVAP amendments propose to allow signage for accessory 

uses. The overall area of allowed signage will not change. 

209 Historic Resources:  Code of 

Ordinances  Chapter 67

Scenic No proposed changes..

210 Design Standards: Code of 

Ordinances  Chapter 36

Scenic Design standards have been slightly modified to further 

encourage and enforce mountain-modern architecture with 

façade articulation. 

211 Shorezone Tolerance Districts and 

Development Standards:  Code of 

Ordinances  Chapter 83

Scenic

212 Development Standards Lakeward 

of Highwater: Code of Ordinances 

Chapter 84

WQ, Scenic

213 Grading Standards: Code of 

Ordinances  Chapter 33

WQ, Scenic

214 Vegetation Protection During 

Construction: Code of Ordinances 

Chapter 33 

AQ, Veg, Scenic

215 Revegetation: Code of Ordinances 

Chapter 61

Scenic No proposed changes.

216 Design Review Guidelines Scenic No proposed changes.

217 Scenic Quality Improvement 

Program(SQIP)

Scenic

218 Project Review Information Packet Scenic

219 Scenic Quality Ratings, Features 

Visible from Bike Paths and Outdoor 

Recreation Areas Open to the 

General Public

Trans, Scenic

220 Nevada-side Utility Line 

Undergrounding Program

Scenic Not applicable.

221 Real Time Monitoring Program Scenic No proposed changes. 

222 Integrate project identified in SQIP Scenic No proposed changes. 

SCENIC - SUPPLEMENTAL

There are no direct changes to scenic quality improvements; 

however, all development and design standards are forms to 

increase scenic quality. 

No proposed changes.

Not applicable. 
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