
From: Alexander Tsigdinos
To: Cindy.Gustafson; Hayley Williamson; Shelly Aldean; Francisco Aguilar; Ashley Conrad-Saydah;

jdiss.trpa@gmail.com; Belinda Faustinos; John Friedrich; Bud Hicks; Alexis Hill; Vince Hoenigman; James
Settelmeyer; Brooke Laine; Wesley Rice; Julie Regan; John Marshall; Marja Ambler

Subject: TRPA Governing Board - Public comment on Tahoe Basin development issues
Date: Saturday, March 18, 2023 7:55:08 AM

Dear TRPA Governing Board Members and Staff,

Please consider my public comment to your governing board meeting of March 22,
2023.

I am full-time resident of Incline Village, NV and am concerned about a number of
new developments and amendments TRPA will soon rule on.

First and foremost is the proposed amendment to the Washoe County Tahoe Area
Plan. I urge you to not approve it, as it is solely brought forward to change existing
zoning to accommodate one commercial developer's plans to build a large luxury
condominium complex (a complex I will add, that the developer is already marketing
assuming rubber stamp approval).

If the Area Plan is so amended it will alter the entirety of Special Area 1 (see
illustration attached).

This project, as all major commercial developments, should be subject to an
independent environmental impact study as well as externally assessed traffic,
infrastructure and housing impacts. See the arguments fully made in the
attached Reno Gazette Journal piece published March 16, 2023.

TRPA's single project environmental checklist (which allows TRPA and developers
along with Basin counties to sidestep an overall EIS) works against Tahoe Basin's
preservation. Yet the sum of multiple large commercial development projects such as
this would overwhelm the Basin's environment, infrastructure and communities' ability
to absorb them. Governing board discussion and action regarding basin-wide
impacts, including overcapacity, must be considered.

I urge TPRA to revisit and perform a basin-wide cumulative effect/impact EIS based
on changing conditions since the 2012 Regional Plan. Until this is completed, TRPA
should halt any further work associated with:
•    Washoe Tahoe Area Plan
•    Placer Tahoe Area Plan
•    Proposed height, density and coverage Regional Plan amendments
•    Major Resort projects
•    Unrestricted conversion of housing units into short-term rentals

Please read and consider the arguments and source material included in the
thoroughly researched and fact-laden article written by Pamela Mahoney Tsigdinos
below.  
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Sincerely, 

Alex Tsigdinos
Alexander P. Tsigdinos (Alex Sig-din'-us)
1080 Oxen Rd.
Incline Village, NV  89451
 

Links in the message (1)

Tahoe’s future hangs in the
balance — a...
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Marja Ambler

From: Allyson Willoughby <tahoeborn@hotmail.com>
Sent: Sunday, March 19, 2023 4:35 PM
To: Cindy.Gustafson; Hayley Williamson; Shelly Aldean; Francisco Aguilar; Ashley Conrad-Saydah; 

jdiss.trpa@gmail.com; Belinda Faustinos; John Friedrich; Bud Hicks; Alexis Hill; Vince Hoenigman; 
James Settelmeyer; Brooke Laine; Wesley Rice; Jacob Stock

Subject: Comment in opposition to the proposed Washoe County Tahoe Area Plan changes

Follow Up Flag: Follow up
Flag Status: Flagged

Dear TRPA: 
 

I submit the following public comments and ask that they please be made a part of the record. I 
submitted similar concerns to the Washoe County Board of Commissioners, which went 
unheeded. 
 

I was born and raised in Incline Village. My parents were some of the original residents when 
Incline was first developed, and we have been homeowners in Incline since 1964. When I was 
growing up, the people who worked in town could afford to live in town - school teachers, ski 
area employees, grocery store workers, library staff, casino workers etc.  
 

Today, it is the rare worker who can afford to live in Incline, or anywhere nearby. There 
is a huge shortage of workforce housing. So many people now travel daily over the Mt. 
Rose Highway or over Spooner Summit - creating tens of thousands of vehicle miles 
traveled - the number one thing that impacts lake clarity. The current situation is 
unsustainable and deleterious to both the people who are making those commutes as 
well as to the lake itself. 
 

The logic behind the 2021 area plan's restrictions on residential construction in Incline's 
core makes perfect sense and seems to be a logical component to creating the 
groundwork to incentive new workforce housing. I am baffled as to why anyone would 
be reconsidering it and urge you not to overrule the existing plan's housing restrictions 
in Incline Village's core. 
 

Thank you, 
 

Allyson Willoughby 
525 Lakeshore #39 
Incline Village NV 89451 
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Marja Ambler

From: Chad Norton <heychadnorton@gmail.com>
Sent: Sunday, March 19, 2023 9:29 AM
To: Jacob Stock
Cc: Cindy.Gustafson; Hayley Williamson; Francisco Aguilar; Belinda Faustinos; Brooke Laine; Wesley Rice
Subject: Responsible progress 

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Mr. Stock and TRPA board members,  
 
As someone who grew up on Tahoe’s north shore (California side) and is now a homeowner in Incline Village, and 
someone who cares deeply about the natural beauty, livability, lack of housing for locals and necessity of visitor income 
in the Tahoe Basin, I urge you to be the guardians of the area with decisions and policies that best represent the original 
mission of the TRPA.  
 
Bowing to developer or poli cal requests to create high‐end condos, commercial proper es or expansion that cater to 
millionaires, billionaires and out‐of‐area investors without regard for environmental, conges on, safety and local housing 
impacts is NOT why the TRPA was founded or how it should func on.  
 
Please con nue to restrict unnecessary development in and around Lake Tahoe and stay true to your responsibility to 
protect one of the world’s truly magical, natural wonders.  
 
Thank you for your  me.  
 
Best,  
 
Chad Norton  
 



From: David Kessler
To: Marja Ambler
Subject: Recommendation regarding Proposed Amendments to Washoe County’s Tahoe Area Plan to Allow Single Family

Condominium Uses in Special Area 1 of the Incline Village Commercial Regulatory Zone
Date: Monday, March 20, 2023 5:10:41 PM

I am and have been a full time resident of Incline Village for almost 8 years and I want to submit my comment in
opposition to the below amendment:

“NOTICE IS FURTHER GIVEN that on Wednesday, March 22, 2023, commencing no earlier than 11:00 a.m., at
the Tahoe Regional Planning Agency, the TRPA Regional Plan Implementation Committee will meet. The agenda
will be as follows: 1) Approval of Agenda; 2) Approval of Minutes; (Page 35) 3) Recommendation regarding
Proposed Amendments to Washoe County’s Tahoe Area Plan to Allow Single Family Condominium Uses in
Special Area 1 of the Incline Village Commercial Regulatory Zone (action); (Page 385)”

I believe this will exasperate existing problems of overall density and traffic congestion to the area and will make
the lack of affordable housing worse. Please don’t proceed with this amendment.

David Kessler
Incline Village

mailto:dakkad@icloud.com
mailto:mambler@trpa.gov


From: Diane Heirshberg
To: Marja Ambler; Jacob Stock; James Settelmeyer; Brooke Laine; Wesley Rice; jdiss.trpa@gmail.com; Belinda

Faustinos; John Friedrich; Bud Hicks; Hill, Alexis; Vince Hoenigman; Cindy.Gustafson; Hayley Williamson; Shelly
Aldean; cisco@gov.sos.nv; Ashley Conrad-Saydah

Subject: Public Comment in Opposition to March 22, 2023 RPIC Meeting Agenda Item 3, Proposed Amendment to Wahoe
County Tahoe Area Plan

Date: Monday, March 20, 2023 7:06:23 AM

March 19, 2023

Re:  Opposition to March 22, 2023 RPIC Meeting Agenda Item 3, Proposed Amendment to
Washoe County Tahoe Area Plan

Dear Members of the Board of Governors and Regional Planning Committee of TRPA

I write this email as my public comment in opposition to the proposed Amendment to the
Washoe County Tahoe Area Plan, and hope that you will read and consider my concerns
expressed below.

1.    Commercial areas were changed to mixed use commercial and multi-
family limited to affordable housing in the January, 2021 Tahoe Area Plan; the
proposed Tahoe Area Plan Amendment (“TAP Amendment”)  now changes
the zoning to token commercial and luxury condominiums.  In the long run
IVCB loses not only affordable housing but also potentially most commercial
development.

Prior to the January 26, 2021, the parcels in Special Area 1 were zoned commercial and
had MUCH more limited height and density allowances, and had greater coverage
requirements. During 2019 and 2020  TRPA and Washoe County met and determined that
the way to bring affordable housing (and therefore workforce housing) to IVCB, was to
increase height and density allowances and relax coverage requirements, on the theory
that that was the only way to get developers to build affordable housing in IVCB.  At the
time of the January, 2021 amendment, no mitigation was done to alleviate the issue of the
lack of parking in IVCB, and the traffic congestion in IVCB and around the Lake.

Both TRPA and Washoe County held public meetings at the Chateau in Incline Village, at
which they explained to the IVCB residents that the reason for the height, density and
coverage changes was to encourage affordable housing.  There is now virtually no
affordable or workforce housing in IVCB, as the workforce has moved to Reno and Carson
City .The mainstay of the workforce in lower level jobs is foreign nationals who come to
IVCB on J1 visas and can stay for 3 to six months maximum.

Understand that over 50% of the residential parcels in IVCB are condominiums already.  It
is true that because of the limited buildable land, we can always use more housing of every
type.  But when there are only a few residential apartment complexes in the entire area for
workforce or affordable housing and over 50% of the housing is already high-priced
residential  condominiums, you need to ask yourselves, is the proposed amendment in the
best interests of IVCB or the Lake Tahoe region.

 

2.     There were no public informational meetings on the proposed TAP
Amendment in IVCB or, just the public comment at the Board of Commission
meetings and Planning Committee Meeting. 

The only public meeting at which the amendment process was even discussed (not the
substance of the proposed amendment or anything other than processes) was by Jason
Spock of TRPA at the Incline Village Crystal Bay Citizen Advisory Board (“IVCB CAB”)
meeting, and at that meeting numerous community members took the opportunity to
express their opposition to the proposed TAP Amendment .  Jason did an excellent job
explaining how an Area Plan was adopted and amended but did not and could not discuss
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this proposed TAP Amendment.  The public comment was uniformly opposition, not mixed
favorable and not favorable. The public comment included the belief that workforce housing
needed to be the priority for Incline Village Crystal Bay, the fact that the IVCB community
was told that the provisions in the Tahoe Area Plan to increase height, density and reduce
coverage were to encourage workforce housing, the need for commercial parcels not to
become luxury condominiums and the history of the Washoe County Community plans
many years of development should not be thrown out without listening to community
concerns. Lengthy, well analyzed public comments were made in opposition to the
proposed TAP Amendment at both the IVCB CAB and at the Washoe County Board of
Commissioners, and those should have been summarized to the RPIC and Governing
Board. The Washoe County staff person responsible for the TAP Amendment was
supposed to speak and answer questions, but she came on at the beginning of the meeting
and apologized that she had another meeting and said she would come to our next CAB
meeting but then did not come.  I had previously asked that she attend on several
occasions but she was not available.

While a few members of the business community spoke at the Washoe County Board of
Commissioners meeting in favor of the proposed TAP Amendment, and a petition was
given to the Commissioners that was circulated by a business group, one was a small
business owner who wanted more full time residents and thought that the 947 Tahoe Blvd.
project would be for full time owners who could be her customers (do you think 2 bedrooms
for $2.5 million + condominiums will more likely be second homes or full time residences),
one small business owner understood there was a mistake made in the language limiting
the multi-family to affordable housing, one speaker who was the intended realtor for the
project and one speaker who was the intended property manager for the project.  Prior to
the vote, three of the County Commissioners did not discuss the proposed TAP
Amendment but instead stated that they deferred to the Commissioner for District 1 as they
did not have knowledge about the issue or the Tahoe Area Plan.   

Why would Washoe County make a major change like this to the Tahoe Area Plan, without
holding public meetings to give the public the opportunity to express its interests. Also it
was requested that the 970 Tahoe Blvd. project be treated separately as a variance or
special use and that the change not be made for the entire Special Area 1, and the
response was that that was not possible.

3.    The proposed TAP Amendment does set any minimum required amount of
space in a development to be developed into commercial use, in this formerly
commercially zoned area.

One of the objections to the proposed TAP Amendment is that Washoe County and TRPA
did not specify how much commercial space must be allocated in a project for a project in
Special Area 1 to qualify as mixed use commercial and multi-family.  Keep in mind that the
one project that has made the application for this proposed TAP Amendment, 947 Tahoe
Blvd.,  has devoted only 900 square feet to 1 tiny commercial unit, and has 40 luxury
condominiums ranging from 1525 sq feet two- bedroom up to a 4,171 square foot four-
bedroom penthouse, ranging in price from $2.5 million to $7 million. 

Special Area 1 has most of the small commercial establishments in IVCB, mostly in older
buildings.  When you essentially allow high rise luxury condominiums to be built with a tiny
token commercial space, you are effectively causing these parcels to be developed by
evicting all of these little businesses, and soon most of the commercial space will be luxury
condominiums.   IVCB which already has a serious workforce shortage, and soon there will
be a shortage of commercial properties to house our local commercial businesses. 

If you approve the proposed TAP Amendment,  at a minimum, please require a minimum
amount of commercial space per project, and not allow merely a token use as commercial. 
Even if this is not applied to 947 Tahoe Blvd, a standard must be set for all the other
developments in formerly commercially zoned properties that now allow multi-family mixed
use, so that our village will at least continue to have businesses in it.



4.    In 1964 TRPA was the hoped for protector of the Lake.  This proposed TAP
Amendment does not fulfill that hope.

I urge you to read the 1964 California Law Review which talked about the risk that Lake
Tahoe would not be preserved as a natural resource when local governments and
developers wrenched control, and stated:

“The unwillingness of the five counties to subordinate sectarian economic interests in rapid
growth and development of the lake basin to the national interest in preserving the lake as a
natural resource has been manifested not only in deficiencies of the present zoning laws, but also in
frequent departures from existing controls. Responsibility for inadequacies in approach lies partly
with local government operating in county seats geographically and economically removed from
the Lake Tahoe basin and partly with the permanent residents. Neither group has recognized that
Tahoe must be protected with restrictions on private enterprise in the interest of conservation.
Strong limitations are as appropriate at Tahoe as in any national park. A thriving metropolis
characterized by towering skyscrapers and blazing neon signs is no more appropriate at Tahoe than
at Crater Lake, Yellowstone, Yosemite, or other of the nation's exceptional physical assets.”

The Law Review authors optimistically predicted that

“Tahoe Regional Planning Commission offers grounds for optimism with respect to
sound area development…the master plan proposed by this agency provides a firm
starting point for regulation of Lake Tahoe's future growth.”

If you read the article you will see that the authors expected, as did I when I moved here,
that TRPA would protect the Lake and its environment and not side with government official
looking for tax revenue and developers looking for profits.

Please don’t sacrifice affordable and workforce housing which can bring full time residents
and workers to the IVCB community, for vacation condominium owners in Special Area 1.

5.The proposed amendment is contrary to the current Tahoe Area Plan goals
and provisions.
 

I respectfully submit that the proposed TAP Amendment is not in substantial compliance
with the polices and action programs of the Washoe County Master Plan, or the current
Washoe County Tahoe Area Plan.  The Washoe County Ordinance must comply with the
Tahoe Area Plan.  The proposed amendment adding proposed Land Use Policy LU2-9
is directly contrary to the current Tahoe Area Plan goals and provisions, including the
following pages of the Tahoe Area Plan:  1-2. 1-3, 2-21, 2-27, 2-28, 2-30
(https://www.washoecounty.gov/csd/planning_and_development/files-
planning_and_development/Tahoe-Area-Plan_052621.pdf). 
 
In summary, the Tahoe Area Plan clearly states that the Plan was drafted to be “consistent
with the desired community character and vision as expressed by the community
throughout the development of the plan”; that there are Residential Areas which do
not include Special Area 1 and these areas do not have the increased height and
density and reduced coverage allowed in the town centers like Special District 1; that
Special Area 1 is in a commercial district which is a town center, and that the only
multi-family that is now allowed in Special Area 1 is affordable housing (in addition
to commercial) , and that multi-family in Special Area 1 was given increased height
and density and reduced coverage as an incentive to build affordable housing there.
 
 I have quoted some of the relevant provisions from the Tahoe Area Plan below, in the
hopes that you will ask Staff how the proposed Amendment is consistent with these

https://www.washoecounty.gov/csd/planning_and_development/files-planning_and_development/Tahoe-Area-Plan_052621.pdf
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provisions:
 

a.     I urge TRPA staff to read pages 1-2 through 1-4 of the TAP so that you can
understand the tremendous amount of IVCB community time and County time that
went into the drafting of the Tahoe Area Plan, and to understand the commitments
made to our community by the governmental agencies in the Tahoe Area Plan.  I
will briefly summarize below some of the statements of vision and purpose:

i.         Page 1-2: “The purpose of this area plan is to implement the planning
concepts…in a manner that is consistent with the desired community
character and vision as expressed by the community throughout the
development of this plan.”
ii.       Page 1-2: The Community/Vision Statement states that the County and
TRPA will apply “objective standards and criteria that serve to manage
growth and development in a manner that:

“Respects the heritage of the area by encouraging architectural and site
design       standards that are responsive to this heritage;

…Provides a range of housing opportunities…”

iii.     Page 1-3 describes the community purpose which the Tahoe Area Plan
explains was worked on for 14 years between the community and the County
as: “The desired community character as expressed by the community found
throughout this plan …The desire to build a community that maintains a year-
round residential base with an economic anchor in the tourism … Therefore,
this area plan does not seek to re-imagine and re-direct the Incline
Village/Crystal Bay community.  It seeks to express the long-standing
desired community character…and to use modern planning tools and
concepts to enable its implementation…At the time of plan adoption, the
community is concerned that it is becoming increasingly difficult to maintain a
permanent population base in the face of increasing demand for recreation…
the community wishes to ensure that both the infrastructure and the
regulatory framework …support the goal of maintaining a balanced
community…area plan focuses on providing a community framework that
supports both of these directions.  Some of these components include:

b.     Page 2-27 describes the Residential Zones, and does not include Special
Areas.
c.      Then Page 2-28, Goal LU5 titled “Provide housing opportunities for the
workforce of Incline Village and Crystal Bay” provides a number of goals:

1.       Policy LU5-1 Harmonization:  Housing shall be integrated into its
neighborhood and harmonized with its surroundings through
consideration of compatibility factors such as density, site planning, multi-
modal infrastructure and architecture.
2.       Goal LU2:  “Create land use patterns that are consistent with the
community’s vision, reduce the need for travel and increase access to
transit”. 
 

d.     Then Page 2-30, Goal LU5 “Provide housing opportunities for the
workforce of Incline Village and Crystal Bay” has a number of policies in support
of the goal:

i.         Page 2-30, Policy LU5-3 Preferred Areas for Affordable and
Employee Housing The Crystal Bay Tourist, Incline Village
Commercial, Ponderosa Ranch (Special Area), and Incline Village
Residential regulatory zones are preferred areas for affordable, moderate,
achievable and employee housing.
ii.       Page 2-30, Policy LU5-4 Incentives for Affordable and Workforce
Housing.  Washoe County should consider establishing additional
incentives for affordable, moderate, achievable workforce housing in
the planning area that would complement the incentives provided by
TRPA.

e.     From Page 33 of Appendix A referenced above:  Section 110.220.150



Incline Village Commercial Regulatory Zone Special Policies. 
f.        Appendix A further states that “the following special policies will be
implemented in the Incline Village Commercial Regulatory Zone. …               
“(1). The Incline Village Commercial Regulatory Zone includes the following
special designations: (a.) Preferred Affordable Housing Area….”

For the information of the RPIC and Board members, a presentation was recently made at
our IVCB Citizen Advisory Board Meetings by Karen Fink of TRPA and several TRPA
consultants on affordable housing, explaining that the only way to get
affordable/workforce housing built is to allow it to be taller and denser than otherwise
permitted for more expensive housing, so that it financially in the best interests of
developers to build affordable and workforce housing.  This is in accordance with the
current Washoe County Tahoe Area Plan which lists increasing affordable/workforce
housing as an important TRPA goal, and given as the underlying rationale for allowing
taller, more dense buildings with less coverage requirements when the Tahoe Area Plan
was adopted in 2021.

I believe that redevelopment of the Special Area 1 would be beneficial, and am not a
NIMBY opposed to growth.  But there needs to be a real analysis of the impact on the Lake
of this major change in population density and vehicles, considering that the only
Environmental Impact Report was done in the late 1980s and it set thresholds which TRPA
has continually modified to allow increased pollution and deterioration of Lake quality as
evidenced by the most recent 2022 State of the Lake Report.
 
We need the help of the RPIC and Governing Board to not allow the proposed TAP
Amendment to neuter the only incentive that currently exists for affordable and workforce
housing to be built in IVCB, by changing the incentives of given only to developers building
affordable and workforce housing, increased height and density and reduced coverage, so
that now the developers can build luxury condominiums.  Workforce housing is not even in
the top issues that will be addressed by the Washoe Board of Commissioners for the
upcoming year, and while affordable housing did make it to be one of the top issues, the
issue will be addressed by faster processing time and some lessening of fees, and so
taking away this incentive of the right to build taller and denser and with less coverage is a
real blow to affordable and workforce housing in IVCB.
 
Thank you for your kind consideration of these comments.
 
Respectfully submitted,
 
Diane Becker, full time resident, Incline Village Crystal Bay
805-290-2779
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Marja Ambler

From: Dory Smith <oneplan08@yahoo.com>
Sent: Sunday, March 19, 2023 11:49 AM
To: Jacob Stock
Subject: Area plan

Follow Up Flag: Follow up
Flag Status: Flagged

TRPA is mandated to protect Lake Tahoe. Before changing area plans and approving 
development, TRPA needs more comprehensive evaluation of past 
conservation/environmental mitigation.   

We need proof that erosion control measures implemented are being successful and their 
maintenance is being performed as scheduled and not simply ignored as it currently is. I 
have seen absolutely no cleaning of the erosion control devices currently installed.  TRPA 
is completely invisible in the Tahoe Basin except for the permitting process and is failing in 
active hands on monitoring. Furthermore, the measures implemented have not been in 
place for a long enough period to determine their effectiveness.  

Infrastructure such as roads, public transportation and water/ sewage treatment are 
stressed at present.  Improvements and safeguards need to be implemented before 
development is even considered and if development is being considered, the 
requirements for infrastructure improvement must be legacy grade, in recognition of the 
importance of Lake Tahoe.  

TRPA must fulfill its mandate by resisting moneyed interests, instead studying the 
effectiveness of current mitigation installations, and assessing the challenges of future 
over-tourism and the inadequacy of current infrastructure. 
                                         Sincerely, Dory Smith, concerned citizen 

 
 
 
"Lead not by the example of our power but by the power of our example."  Joe Biden 
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Marja Ambler

From: Kathi Congistre <kathicon@sbcglobal.net>
Sent: Sunday, March 19, 2023 11:21 AM
To: Marja Ambler; John Marshall; Jacob Stock; James Settelmeyer; Brooke Laine; Wesley Rice; TRPA; 

jdiss.trpa@gmail.com; Belinda Faustinos; John Friedrich; Bud Hicks; Alexis Hill; Vince Hoenigman; 
Cindy.Gustafson; Hayley Williamson; Shelly Aldean; cisco@gov.sos.nv; Ashley Conrad-Saydah

Subject: [BULK]  STOP THE OVER DEVELOPMENT OF THE LAKE TAHOE BASIN

Follow Up Flag: Follow up
Flag Status: Flagged

I urge you to reconsider the TPRA Amendment to allow luxury condominiums in the area originally 
limited to mixed use affordable housing and commercial in Incline Village. 
 
The Tahoe Basin is already too crowded which is causing pollution, heavy traffic problems and not 
enough housing for the workers. 
 
Kathleen Congistre, thirty year resident of Incline Village 
 

To help protect your privacy, 
Micro so ft Office prevented  
auto matic downlo ad o f this  
picture from the Internet.

Kathi Congistre 
Where there is love there is life. 



From: Pamela Tsigdinos
To: Cindy.Gustafson; Hayley Williamson; Shelly Aldean; Francisco Aguilar; Ashley Conrad-Saydah;

jdiss.trpa@gmail.com; Belinda Faustinos; John Friedrich; Bud Hicks; Alexis Hill; Vince Hoenigman; James
Settelmeyer; Brooke Laine; Wesley Rice; Julie Regan; John Marshall; Marja Ambler

Subject: [BULK] TRPA Governing Board - Public Comment on Tahoe Basin development issues
Date: Friday, March 17, 2023 7:20:35 PM
Attachments: Tahoe’s future hangs in the balance — again.RenoGazetteJournal.pdf

SpecialArea1.png

Dear TRPA Governing Board Members and Staff,

Ahead of your governing board meeting March 22, 2023, I'd like to share the following public comment.

Marja: Please include this email and attachment for public record.

~~~

TRPA Governing Board,

As a full-time resident of Incline Village, NV, I write to express my deep concern about a number of new
developments and amendments that TRPA will soon rule on. 

Among other things, you will be asked to amend the Washoe County Tahoe Area Plan. I urge you to not
approve this amendment. It is solely meant to accommodate one commercial developer's plans to build a
luxury condominium complex.  This amendment will also alter the entirety of Special Area 1 (see
illustration attached).
At a minimum, this project should be subject to an independent environmental impact study as well as
externally-assessed traffic and infrastructure impacts. I have laid out my full arguments in the attached
Reno Gazette Journal piece, published March 16, 2023.

TRPA has a responsibility to protect and ensure that Lake Tahoe and the Tahoe Basin are not
endangered. Recent wildfires and extreme weather events, such as this winter's record-breaking
snowfall, have elevated the need for an up-to-date emergency evacuation plan that takes into account the
many tourists, visitors and full-time residents who routinely face life-threatening long waits on narrow
roads never meant to hold the number of vehicles that now fill the Tahoe Basin.

Further, TRPA's single project environmental checklist (which allows TRPA and developers along with
Basin counties to sidestep an overall EIS) works against Tahoe Basin's preservation. There needs to be
governing board discussion and action regarding basin-wide cumulative impacts, including over capacity.

TPRA must revisit and perform a basin-wide cumulative effect/impact EIS based on changing conditions
since the 2012 Regional Plan. Until this is completed, TRPA should halt any further work associated with:
•    Washoe Tahoe Area Plan 
•    Placer Tahoe Area Plan
•    Proposed height, density and coverage Regional Plan amendments
•    Major Resort projects

Please read and consider the arguments and source material included in my article below and attached. 
Thank you, Pamela Mahoney Tsigdinos

Tahoe’s Future Hangs in the Balance – Again
By Pamela Mahoney Tsigdinos

The Tahoe Regional Planning Agency (TRPA) governing board will
convene with a pivotal item on its agenda as soon as March 22. Few of
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Tahoe’s future hangs in the balance —
again


8–11 minutes


This opinion column was submitted by Pamela Mahoney


Tsigdinos, a Tahoe resident who volunteers with grassroots Tahoe


Basin groups.


The Tahoe Regional Planning Agency governing board will


convene with a pivotal item on its agenda as soon as March 22.


Few of Tahoe’s 55,000-plus residents have time to monitor TRPA,


but now is the time to pay attention.


That’s because this bi-state agency’s governing board decisions


determine the Tahoe Basin’s future. Formed in 1969, TRPA is


mandated to protect the basin through land-use regulations;


development has been limited intentionally.


The first Tahoe Area Regional Plan contained scientific


underpinnings and vital evaluations that formally introduced the


concepts of carrying capacity and environmental thresholds to


protect the lake and its environment. Last fully updated in 2012 to


allow area plans and amended in 2021, each Regional Plan


revision has further undermined TRPA’s once strict land use rules,


threatening the lake.


Unintended consequences
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Tahoe Basin residents and local business owners know well that


affordable and workforce housing is in short supply in large part


based on a short-sighted 2004 TRPA governing board decision


approving short-term rentals (STRs) as a permitted “residential


use.” This led to the conversion of thousands of condos and


houses, once available as long-term rentals for locals, to become


STRs for tourists. This drastically reduced local housing options


throughout the Tahoe Basin.


Washoe County’s Tahoe Area Plan, last updated in 2021, followed


years of careful deliberations and community input. To encourage


development of more affordable housing, Washoe County’s TAP


mandated that “single-family dwellings shall only be allowed in the


Incline Village Commercial regulatory zone when they are part of a


mixed-use development or when they are affordable housing


units.”


Working against its own affordable housing goals, the Washoe
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Board of County Commissioners in January inexplicably voted to


advance to TRPA an Area Plan amendment to allow luxury


condominiums in an area originally limited to mixed-use affordable


housing and commercial.


These 40 units, already advertised online starting at $2.5 million,


are not affordable to a first responder, schoolteacher, health care


or service worker. Worse, the developer’s amendment


encompasses all Special Area 1 and doesn’t define how much of


the mixed-use project must be commercial space. The county and


the developer team erroneously claim this significant TAP


amendment won’t produce environmental or traffic impacts.


It’s misleading for the county to say the amendment will not have


broader impacts. If TRPA greenlights it, this code change will be


the impetus for redevelopment along SR 28 and beyond. This


large area along Tahoe Boulevard, zoned commercial until the


2021 Area Plan change, could become high-rise luxury


condominiums, effectively pricing out many locals as well as


existing small businesses now in SA1.


Broad redevelopment deserves comprehensive and well-


publicized community engagement as part of a larger TAP revision


process — not one-off amendments pushed through for the


convenience of developers.


This code change would not only lessen the probability of


affordable housing across the basin, but it would clear the way for


increasing the height and density of structures throughout the


basin.


If TRPA’s governing board approves the proposed TAP changes, it


would unravel 50-plus years of work to prevent the build-out of the
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Tahoe Basin and exacerbate existing overtourism problems.


Increased density puts basin communities and visitors at risk in the


event of an emergency evacuation. It also increases air and water


pollution. That’s because increases in people and density bring


increases in cars, boats and recreational vehicles and related


emissions and trash, including microplastics and algae,


responsible for a 70% lake clarity loss, according to the latest UC


Davis report.


Developers are queuing in anticipation.


Developers tried before to control Tahoe


Will the Tahoe Basin remain a natural wonder, or will it be sold off


to the highest bidders?


Developers and government officials hungry for revenue and tax


windfalls at the expense of the Lake environment aren’t new. They


were foreseen in a California Law Review article in 1964:


“The unwillingness of the five counties to subordinate sectarian


economic interests in rapid growth and development of the lake


basin to the national interest in preserving the lake as a natural


resource has been manifested not only in deficiencies of the


present zoning laws, but also in frequent departures from existing


controls. Responsibility for inadequacies in approach lies partly


with local government operating in county seats geographically


and economically removed from the Lake Tahoe basin and partly


with the permanent residents. Neither group has recognized that


Tahoe must be protected with restrictions on private enterprise in


the interest of conservation. Strong limitations are as appropriate


at Tahoe as in any national park. A thriving metropolis
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characterized by towering skyscrapers and blazing neon signs is


no more appropriate at Tahoe than at Crater Lake, Yellowstone,


Yosemite, or other of the nation's exceptional physical assets.”


It’s worth noting none of the five Washoe County Commissioners


and only three of the 14 TRPA governing board reside in the Tahoe


Basin.


The Law Review authors held out hope that a new governing body


would prevent destruction of the Tahoe Basin, writing that a:


“Tahoe Regional Planning Commission offers grounds for


optimism with respect to sound area development … the master


plan proposed by this agency provides a firm starting point for


regulation of Lake Tahoe's future growth.”


One-of-a-kind natural beauty requires
protection


The Tahoe Basin straddles Nevada and California. Nevada’s side


holds seven communities in Douglas County and two in Washoe


County. California’s side includes one city (South Lake Tahoe) and


eight communities within two counties, Placer and El Dorado. All


rely on one two-lane ring road around the lake to reach one of a


handful of rural highways into and out of the basin. The Caldor


wildfire and extreme weather events highlight just how critical


these roads are to public safety, particularly when they’re closed


due to natural disasters such as this winter’s dangerous snow


accumulation.


During the past century, there have been several attempts to put


massive developments in Tahoe. Each time stewards of the lake,


particularly volunteer groups like the League to Save Lake Tahoe,
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the Village League, Mountain Area Preservation Foundation, North


Tahoe Preservation Alliance, Friends of West Shore, Sierra Watch,


Save Tahoe Forests, Sierra Forest Legacy and Tahoe Area Sierra


Club have mobilized to protect the Tahoe Basin and guard the


lake’s clarity so future generations can experience Tahoe’s


unblemished natural beauty.


Housing priorities and environmental impact
reviews


Tahoe, without the proposed developments, already gets an


estimated 60 million visitors each year to its 207,000 acres. The


Great Smoky Mountains, the National Park with the most annual


visitors, gets only 14 million to its 522,419 acres. Given its singular


beauty and priceless ecosystem, Tahoe deserves the same care


and respect afforded to our nation’s other most precious natural


assets.


TRPA is also in the process of considering new rules that would


allow increased height, density and coverage for buildings within


town centers to attract developers, presumably to build affordable


housing in the Tahoe Basin. Residents voiced disapproval.


Critically missing right now are:


• a basin-wide cap on STRs;


• strict, enforceable controls on how any new housing will be used;


• a traffic study and evacuation plan that includes all residents and


visitors;


• an honest, comprehensive Environmental Impact Study that looks


at the totality of the proposed new developments and their
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simultaneous impacts on the Basin and the Lake.


TRPA has effectively skirted a thorough Environmental Impact


Study by approving one development at a time, allowing


developers — and local government agencies favoring


development and more tax revenues — to determine there are no


impacts. That’s letting the fox design the henhouse.


TRPA risks losing its credibility and community trust if it prioritizes


frivolous luxury developments over its duty to be Lake Tahoe’s


watchdog and protector. Community members can voice their


concerns to TRPA about Area Plan amendments and other code


changes by sending emails to jstock@TRPA.gov and the


governing board directly, or public comments to


mambler@TRPA.gov


Pamela Mahoney Tsigdinos lives in Tahoe and volunteers with


grassroots Tahoe Basin groups. She was not paid to write this


piece.


Have your say:How to submit an opinion column or letter to the


editor
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Tahoe’s 55,000+ residents have time to monitor TRPA, but now is the
time to pay attention. 

That’s because this bi-state agency’s governing board decisions
determine the Tahoe Basin’s future. Formed in 1969, TRPA is
mandated to protect the Basin through land-use regulations;
development has been limited intentionally. 

The first Tahoe Area Regional Plan contained scientific underpinnings
and vital evaluations that formally introduced the concepts of carrying
capacity and environmental thresholds to protect the Lake and its
environment. Last fully updated in 2012 to allow area plans and
amended in 2021, each Regional Plan revision has further undermined
TRPA’s once strict land use rules, threatening the Lake.   

Unintended Consequences
Tahoe Basin residents and local business owners know well that
affordable and workforce housing is in short supply in large part based
on a short-sighted 2004 TRPA governing board decision approving
short-term rentals (STRs) as a permitted “residential use.” This led to
the conversion of thousands of condos and houses, once available as
long-term rentals for locals, to become STRs for tourists. This drastically
reduced local housing options throughout the Tahoe Basin.

Washoe County’s Tahoe Area Plan (TAP), last updated in 2021,
followed years of careful deliberations and community input. To
encourage development of more affordable housing, Washoe County’s
TAP mandated that “single family dwellings shall only be allowed in the
Incline Village Commercial regulatory zone when they are part of a
mixed-use development or when they are affordable housing units.”

Working against its own affordable housing goals, the Washoe Board of
County Commissioners in January inexplicably voted to advance to
TRPA an Area Plan amendment to allow luxury condominiums in an
area originally limited to mixed use affordable housing and commercial.

These 40 units, already advertised online starting at $2.5M, are not
affordable to a first responder, schoolteacher, healthcare, or service
worker. Worse, the developer’s amendment encompasses all Special
Area 1 and doesn’t define how much of the mixed-use project must be
commercial space. The County and the developer team erroneously
claim this significant TAP amendment won’t produce environmental or
traffic impacts.

It’s misleading for the County to say the amendment will not have
broader impacts. If TRPA greenlights it, this code change will be the
impetus for redevelopment along SR 28 and beyond. This large area
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along Tahoe Boulevard, zoned commercial until the 2021 Area Plan
change, could become high-rise luxury condominiums effectively pricing
out many locals as well as existing small businesses now in SA1.

Broad redevelopment deserves comprehensive and well-publicized
community engagement as part of a larger TAP revision process — not
one-off amendments pushed through for the convenience of developers.

This code change would not only lessen the probability of affordable
housing across the Basin, but it would clear the way for increasing the
height and density of structures throughout the Basin.

If TRPA’s governing board approves the proposed TAP changes it
would unravel  50+ years of work to prevent the build out of the Tahoe
Basin and exacerbate existing overtourism problems.

Increased density puts Basin communities and visitors at risk in the
event of an emergency evacuation. It also increases air and water
pollution. That’s because increases in people and density bring
increases in cars, boats, and recreational vehicles and related
emissions and trash, including micro-plastics and algae, responsible for
a 70% Lake clarity loss, according to the latest UC Davis report.

Developers are queuing in anticipation.

Developers Tried Before to Control Tahoe
Will the Tahoe Basin remain a natural wonder, or will it be sold off to the
highest bidders?

Developers and government officials hungry for revenue and tax
windfalls at the expense of the Lake environment aren’t new. They were
foreseen in a California Law Review article in 1964:

“The unwillingness of the five counties to subordinate sectarian
economic interests in rapid growth and development of the lake
basin to the national interest in preserving the lake as a
natural resource has been manifested not only in deficiencies of
the present zoning laws, but also in frequent departures from
existing controls. Responsibility for inadequacies in approach lies
partly with local government operating in county seats
geographically and economically removed from the Lake
Tahoe basin and partly with the permanent residents. Neither
group has recognized that Tahoe must be protected with
restrictions on private enterprise in the interest of conservation.
Strong limitations are as appropriate at Tahoe as in any national
park. A thriving metropolis characterized by towering skyscrapers
and blazing neon signs is no more appropriate at Tahoe than at
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Crater Lake, Yellowstone, Yosemite, or other of the nation's
exceptional physical assets.”

It’s worth noting none of the five Washoe County Commissioners and
only 3 of the 14 TRPA governing board reside in the Tahoe Basin.

The Law Review authors held out hope that a new governing body
would prevent destruction of the Tahoe Basin, writing that a:

“Tahoe Regional Planning Commission offers grounds for
optimism with respect to sound area development…the master
plan proposed by this agency provides a firm starting point for
regulation of Lake Tahoe's future growth.”

One of a Kind Natural Beauty Requires Protection
The Tahoe Basin straddles Nevada and California. Nevada’s side holds
seven communities in Douglas County and two in Washoe County.
California’s side includes one city (South Lake Tahoe) and eight
communities within two counties, Placer and El Dorado. All rely on one
two-lane ring road around the Lake to reach one of a handful of rural
highways into and out of the Basin. The Caldor wildfire and extreme
weather events highlight just how critical these roads are to public
safety, particularly when they’re closed due to natural disasters such as
this winter’s dangerous snow accumulation.   

During the past century, there have been several attempts to put
massive developments in Tahoe. Each time stewards of the lake,
particularly volunteer groups like the League to Save Lake Tahoe, the
Village League, Mountain Area Preservation Foundation, North Tahoe
Preservation Alliance, Friends of West Shore, Sierra Watch, Save
Tahoe Forests, Sierra Forest Legacy, and Tahoe Area Sierra Club have
mobilized to protect the Tahoe Basin and guard the Lake’s clarity so
future generations can experience Tahoe’s unblemished natural beauty.

Housing Priorities and Environmental Impact Reviews
Tahoe, without the proposed developments, already gets an estimated
60 million visitors each year to its 207,000 acres. The Great Smokey
Mountains, the National Park with the most annual visitors, gets only 14
million to its 522,419 acres. Given its singular beauty and priceless
ecosystem, Tahoe deserves the same care and respect afforded to our
nation’s other most precious natural assets.

TRPA is also in the process of considering new rules that would allow
increased height, density, and coverage for buildings within town
centers to attract developers, presumably, to build affordable housing in
the Tahoe Basin. Residents voiced disapproval. Critically missing right

https://www.rgj.com/story/news/2023/02/08/north-lake-tahoe-tourist-traffic-gridlock-at-all-time-high/69872557007/
https://www.rgj.com/story/news/2023/02/08/north-lake-tahoe-tourist-traffic-gridlock-at-all-time-high/69872557007/
https://www.sierraclub.org/mother-lode/tahoe/blog/2022/11/tahoe-area-plan-code-change-without-community-input
https://irma.nps.gov/Stats/
https://www.youtube.com/watch?v=WU6tOUJ8Rf0


now are:

-         a Basin-wide cap on STRs;

-         strict, enforceable controls on how any new housing will be used;

-         a traffic study and evacuation plan that includes all residents and
visitors;

-         an honest, comprehensive Environmental Impact Study that looks at
the totality of the proposed new developments and their simultaneous
impacts on the Basin and the Lake.

TRPA has effectively skirted a thorough Environmental Impact Study by
approving one development at a time, allowing developers -- and local
government agencies favoring development and more tax revenues -- to
determine there are no impacts. That’s letting the fox design the hen
house.

TRPA risks losing its credibility and community trust if it prioritizes
frivolous luxury developments over its duty to be Lake Tahoe’s
watchdog and protector.  Community members can voice their concerns
to TRPA about Area Plan amendments and other code changes by
sending emails to jstock@TRPA.gov and the governing board directly,
or public comments to mambler@TRPA.gov
Pamela Mahoney Tsigdinos lives in Tahoe and volunteers with grassroots Tahoe Basin groups.
She was not paid to write this piece.

~~~

Pamela Mahoney Tsigdinos
Full-time resident of Incline Village, NV
Connect: ptsigdinos@yahoo.com

mailto:sendin@TRPA.gov
https://www.trpa.gov/how-we-operate/board-members/
mailto:sendin@TRPA.gov


rgj.com

Tahoe’s future hangs in the balance —
again

8–11 minutes

This opinion column was submitted by Pamela Mahoney

Tsigdinos, a Tahoe resident who volunteers with grassroots Tahoe

Basin groups.

The Tahoe Regional Planning Agency governing board will

convene with a pivotal item on its agenda as soon as March 22.

Few of Tahoe’s 55,000-plus residents have time to monitor TRPA,

but now is the time to pay attention.

That’s because this bi-state agency’s governing board decisions

determine the Tahoe Basin’s future. Formed in 1969, TRPA is

mandated to protect the basin through land-use regulations;

development has been limited intentionally.

The first Tahoe Area Regional Plan contained scientific

underpinnings and vital evaluations that formally introduced the

concepts of carrying capacity and environmental thresholds to

protect the lake and its environment. Last fully updated in 2012 to

allow area plans and amended in 2021, each Regional Plan

revision has further undermined TRPA’s once strict land use rules,

threatening the lake.

Unintended consequences
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Tahoe Basin residents and local business owners know well that

affordable and workforce housing is in short supply in large part

based on a short-sighted 2004 TRPA governing board decision

approving short-term rentals (STRs) as a permitted “residential

use.” This led to the conversion of thousands of condos and

houses, once available as long-term rentals for locals, to become

STRs for tourists. This drastically reduced local housing options

throughout the Tahoe Basin.

Washoe County’s Tahoe Area Plan, last updated in 2021, followed

years of careful deliberations and community input. To encourage

development of more affordable housing, Washoe County’s TAP

mandated that “single-family dwellings shall only be allowed in the

Incline Village Commercial regulatory zone when they are part of a

mixed-use development or when they are affordable housing

units.”

Working against its own affordable housing goals, the Washoe
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Board of County Commissioners in January inexplicably voted to

advance to TRPA an Area Plan amendment to allow luxury

condominiums in an area originally limited to mixed-use affordable

housing and commercial.

These 40 units, already advertised online starting at $2.5 million,

are not affordable to a first responder, schoolteacher, health care

or service worker. Worse, the developer’s amendment

encompasses all Special Area 1 and doesn’t define how much of

the mixed-use project must be commercial space. The county and

the developer team erroneously claim this significant TAP

amendment won’t produce environmental or traffic impacts.

It’s misleading for the county to say the amendment will not have

broader impacts. If TRPA greenlights it, this code change will be

the impetus for redevelopment along SR 28 and beyond. This

large area along Tahoe Boulevard, zoned commercial until the

2021 Area Plan change, could become high-rise luxury

condominiums, effectively pricing out many locals as well as

existing small businesses now in SA1.

Broad redevelopment deserves comprehensive and well-

publicized community engagement as part of a larger TAP revision

process — not one-off amendments pushed through for the

convenience of developers.

This code change would not only lessen the probability of

affordable housing across the basin, but it would clear the way for

increasing the height and density of structures throughout the

basin.

If TRPA’s governing board approves the proposed TAP changes, it

would unravel 50-plus years of work to prevent the build-out of the
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Tahoe Basin and exacerbate existing overtourism problems.

Increased density puts basin communities and visitors at risk in the

event of an emergency evacuation. It also increases air and water

pollution. That’s because increases in people and density bring

increases in cars, boats and recreational vehicles and related

emissions and trash, including microplastics and algae,

responsible for a 70% lake clarity loss, according to the latest UC

Davis report.

Developers are queuing in anticipation.

Developers tried before to control Tahoe

Will the Tahoe Basin remain a natural wonder, or will it be sold off

to the highest bidders?

Developers and government officials hungry for revenue and tax

windfalls at the expense of the Lake environment aren’t new. They

were foreseen in a California Law Review article in 1964:

“The unwillingness of the five counties to subordinate sectarian

economic interests in rapid growth and development of the lake

basin to the national interest in preserving the lake as a natural

resource has been manifested not only in deficiencies of the

present zoning laws, but also in frequent departures from existing

controls. Responsibility for inadequacies in approach lies partly

with local government operating in county seats geographically

and economically removed from the Lake Tahoe basin and partly

with the permanent residents. Neither group has recognized that

Tahoe must be protected with restrictions on private enterprise in

the interest of conservation. Strong limitations are as appropriate

at Tahoe as in any national park. A thriving metropolis
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characterized by towering skyscrapers and blazing neon signs is

no more appropriate at Tahoe than at Crater Lake, Yellowstone,

Yosemite, or other of the nation's exceptional physical assets.”

It’s worth noting none of the five Washoe County Commissioners

and only three of the 14 TRPA governing board reside in the Tahoe

Basin.

The Law Review authors held out hope that a new governing body

would prevent destruction of the Tahoe Basin, writing that a:

“Tahoe Regional Planning Commission offers grounds for

optimism with respect to sound area development … the master

plan proposed by this agency provides a firm starting point for

regulation of Lake Tahoe's future growth.”

One-of-a-kind natural beauty requires
protection

The Tahoe Basin straddles Nevada and California. Nevada’s side

holds seven communities in Douglas County and two in Washoe

County. California’s side includes one city (South Lake Tahoe) and

eight communities within two counties, Placer and El Dorado. All

rely on one two-lane ring road around the lake to reach one of a

handful of rural highways into and out of the basin. The Caldor

wildfire and extreme weather events highlight just how critical

these roads are to public safety, particularly when they’re closed

due to natural disasters such as this winter’s dangerous snow

accumulation.

During the past century, there have been several attempts to put

massive developments in Tahoe. Each time stewards of the lake,

particularly volunteer groups like the League to Save Lake Tahoe,
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the Village League, Mountain Area Preservation Foundation, North

Tahoe Preservation Alliance, Friends of West Shore, Sierra Watch,

Save Tahoe Forests, Sierra Forest Legacy and Tahoe Area Sierra

Club have mobilized to protect the Tahoe Basin and guard the

lake’s clarity so future generations can experience Tahoe’s

unblemished natural beauty.

Housing priorities and environmental impact
reviews

Tahoe, without the proposed developments, already gets an

estimated 60 million visitors each year to its 207,000 acres. The

Great Smoky Mountains, the National Park with the most annual

visitors, gets only 14 million to its 522,419 acres. Given its singular

beauty and priceless ecosystem, Tahoe deserves the same care

and respect afforded to our nation’s other most precious natural

assets.

TRPA is also in the process of considering new rules that would

allow increased height, density and coverage for buildings within

town centers to attract developers, presumably to build affordable

housing in the Tahoe Basin. Residents voiced disapproval.

Critically missing right now are:

• a basin-wide cap on STRs;

• strict, enforceable controls on how any new housing will be used;

• a traffic study and evacuation plan that includes all residents and

visitors;

• an honest, comprehensive Environmental Impact Study that looks

at the totality of the proposed new developments and their
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simultaneous impacts on the Basin and the Lake.

TRPA has effectively skirted a thorough Environmental Impact

Study by approving one development at a time, allowing

developers — and local government agencies favoring

development and more tax revenues — to determine there are no

impacts. That’s letting the fox design the henhouse.

TRPA risks losing its credibility and community trust if it prioritizes

frivolous luxury developments over its duty to be Lake Tahoe’s

watchdog and protector. Community members can voice their

concerns to TRPA about Area Plan amendments and other code

changes by sending emails to jstock@TRPA.gov and the

governing board directly, or public comments to

mambler@TRPA.gov

Pamela Mahoney Tsigdinos lives in Tahoe and volunteers with

grassroots Tahoe Basin groups. She was not paid to write this

piece.

Have your say:How to submit an opinion column or letter to the

editor
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From: R Myles Riner
To: Marja Ambler
Subject: re Washoe Co Tahoe Area Plan
Date: Monday, March 20, 2023 5:14:49 PM

Dear TRPA Board,

Please reject Washoe County’s Tahoe Area Plan revisions.  As a full time resident and property owner in Incline
Village, I can say without reservation that the proposal to revise the zoning restrictions for the Rt. 28 area in Incline
Village and around the Lake is unacceptable, and will not only hurt our community, it will undermine so much of
what the TRPA has done to preserve the Lake and Basin environment.  This drive to monetize Lake Tahoe must be
mitigated by some common sense restrictions and compromises or this continual caving to the profit motives of
developers will destroy our community.  What Washoe County’s leaders have proposed is NOT a reasonable
compromise.  Send them back to the drawing board.

You will force the residents of IV/CB to adopt the City of Incline initiative as the only means we may have to
protect our community from TRPA’s surrender to the developers.  I never thought it would be necessary to protect
us from the TRPA - it was always meant to be the role of the TRPA to protect us and our Lake.  The fact that this
Board is seriously considering such a betrayal of its original purpose is truly disturbing.  Shame on you.

Sincerely,

R. Myles Riner, MD, FACEP
411 Valerie Ct.
Incline Village, NV  89451

mailto:mriner@comcast.net
mailto:mambler@trpa.gov


From: Robin Wham
To: Jacob Stock
Subject: Area Plan amendment: Your Upcoming Vote
Date: Sunday, March 19, 2023 9:19:44 AM

Dear TRPA,

It is alarming that a proposal to allow high-rise development is being considered by TRPA. 
Please do not approve the Washoe County Tahoe Area Plan amendment allowing luxury
condominiums in Incline Village.  Since 2021 development of single-family dwellings in the
Incline Village Commercial regulatory zone was allowed only if it was a part of a mixed-use
development or when they are affordable housing units.
 
This code change will be the impetus for redevelopment along SR 28, and could open the door
for increasing the height and density of structures throughout the basin.  Certainly, this does
not help the problem the Tahoe basin already has with pricing out many locals and existing
small businesses.
 
This feels like a random, one-off amendment being forced through for the convenience of
developers.  Doesn’t redevelopment and responsible area plan revision deserve well-
publicized community notice and engagement?  As a permanent part-time resident of
Carnelian Bay since the 1960’s, I have admired TRPA’s laudable land use restrictions…over 50
years of hard work to preserve the Tahoe environment!
 
To greenlight this amendment would be a tragedy.  Please stick to your original 1969 mandate
of intentional and responsible limitation and monitoring of development!  Please vote against
the Washoe County Tahoe Area Plan amendment.
 
Thank you for your consideration,
Robin Wham
Carnelian Bay, CA

mailto:rlwham@gmail.com
mailto:jstock@trpa.gov
https://gis.trpa.org/LocalPlanSearch/
https://gis.trpa.org/LocalPlanSearch/


From: Sarah Miller
To: Marja Ambler
Subject: Please protect the Lake!
Date: Monday, March 20, 2023 5:07:11 PM

From: Sarah Miller <tryanything3@icloud.com>
Subject: changes to the Lake Tahoe area being approved by TRPA
Date: March 19, 2023 at 5:18:55 PM PDT

Dear members of the Governing Board:

My husband, David Miller was a member of the Board and an environmental scientistic the
1980’s.  Fortunately for him, he died in 1992 because he would have been heart broken to see
what TRPA has become.
While he and members then were deeply concerned with preserving the Lake, you seem to be
prioritizing development to the detriment of the environment of the Basin.

The proposals before you are more concerned with building more and higher, bringing
thousands of people to the fragile ecosystem that Lake Tahoe is.  What has happened to your
mandate to
protect?  Tourism has been so emphasized that once wilderness areas are being accessed by
paved paths and instead of bicycle paths we have “multi-use” paths.  Motorized bikes compete
with
strollers and pedestrians to the safety of none. You and our county governments are
encouraging short term rentals and a luxury condominium project in Incline Village rather
than being concerned
about over-population of the Basin. Nothing is being accomplished by the efforts to provide
affordable housing for our work force. Services cannot keep up with your pro-growth policy.
Our infrastructure is falling apart!

TRPA used to limit land coverage in the Basin.  Now you want additional dwelling units to be
available for more population to crowd in!  
i am personally amazed that lots that would never have been built on then are now covered. 

I implore you to rethink these policies that have led to major newspapers and sources to call
Lake Tahoe undesirable.  It is certainly rapidly becoming that for residents !

STOP OVERDEVELOPMENT, please!

Sincerely yours,
Sarah E. Miller

mailto:tryanything3@icloud.com
mailto:mambler@trpa.gov
mailto:tryanything3@icloud.com


Date:    3.20.23 
To:    RPIC and Governing Board 
From:    Kristina Hill, Incline Village Resident and former TRPA planner 
Subject:   Washoe Co. Proposed Basin Area Plan Amendment 
 
Listen up people!  Amending the Regional Plan is a BIG DEAL! 
 
The TRPA’s mission is to protect the Lake Tahoe’s environment.  
That is accomplished based on the applicant making Findings that the action, in this case Code 
amendment, is in compliance with TRPA’s Code of Ordinances, and Threshold Standards.   
 
I worked at TRPA back in 1982 when the Thresholds were adopted.  TRPA tripled in staff hiring 
experts in wildlife, air and water quality, fisheries, forestry, etc. it was an exciting time.  The 
TRPA environmental thresholds define the capacity of the natural environment and set specific 
environmental performance standards related to land use.  
 
The Threshold’s Land use Element establishes goals and policies that will ensure the desired 
equilibrium of appropriate land uses to attain and maintain the environmental thresholds. 
 
As part of the Land Use Element of the Thresholds there is a Housing sub-element.   This sub-
element contains 3 Goals: 
 
Goal 1:  Promote housing for the workers employed in the region. 
Goal 2:  Affordable and moderate income housing should be encouraged for residence of the 
region. 
Goal 3:  Remove barriers preventing affordable housing. 
 
The amendment before you does not comply with any of these goals and therefore the applicant 
cannot make the Finding that it complies with the Regional Plans mission to attain the 
Thresholds. 
 
The mere fact that Washoe County did an Initial Environmental Checklist to analyze the impacts 
of their proposed zoning amendment goes to show that the analysis was insufficient; the analysis 
does not even address land use.   
 
As pointed out by the APC the analysis did not consider the fact that all of the proposed 40 SFDs 
could become Short Term Rental’s which have been found to wreak havoc on density, traffic, 
parking, trash and noise. This “land use” was not identified in the applicant’s analysis. 
 
Section 16.8.2 of the Code states that cumulative impacts must be assessed for threshold 
attainment and maintenance. 
 
This has not been addressed as the APC also pointed out, the entire Special Area One Town 
Center area consisting of approximately 50 Parcels can now be redeveloped into multi-million 
dollar condos.  No analysis of this has been conducted. 
 
In conclusion, I urge you to deny the regional plan amendment before you.  It does not meet the 
threshold standards and does not comply with the Code of Ordinances.  
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Marja Ambler

From: Lara Pearson <lara@brandgeek.net>
Sent: Sunday, March 19, 2023 4:07 PM
To: Cindy.Gustafson; Hayley Williamson; Shelly Aldean; Francisco Aguilar; Ashley Conrad-Saydah; 

jdiss.trpa@gmail.com; Belinda Faustinos; John Friedrich; Bud Hicks; Alexis Hill; Vince Hoenigman; 
James Settelmeyer; Brooke Laine; Wesley Rice; Jacob Stock

Subject: Public Comment on TRPA rule changes

Follow Up Flag: Follow up
Flag Status: Flagged

Dear TRPA, Placer & Washoe County and NV SOS Representatives: 
 

I hope this finds you each smiling and I sincerely thank you each for your work in support of the 
health of the lake. 
 

I am unable to attend the public hearing on Thursday, March 23, 2023 because it is my birthday. 
In lieu of my attendance, I submit the following public comments and ask that they please be 
made of record. 
 

I moved to Incline Village, Nevada in October, 1998 and have lived here full-time ever since. I 
have owned a home in Incline since May, 2000 and been a business owner here since July, 
2002. I recently joined the Board of Directors of the League to Save Lake Tahoe in August, 
2022, though these comments are made in my personal capacity as a full-time local property 
and business owner, and not as a representative of the League. 
 

I understand that TRPA presently is considering increases in the height, density and coverage for 
buildings within town centers, including within Placer County. We are already feeling the ill-
effects of a similar plan amendment here in Incline, where the nine47 Tahoe developers of 40 
luxury condo units took advantage of similar area plan amendments to get their project 
approved . . . a project for 40 luxury condo housing units that start at $2,500,000! Luxury 
condos that even I, an attorney and law firm owner, cannot afford! 
 
Changes such as those being considered will permanently alter Tahoe's character for the worse 
and therefore must be halted. 
 
It's disingenuous to say that these changes are being promoted to increase the 
affordable/workforce housing, which our communities all around the lake sorely need.  nine47 
Tahoe in Incline Village proves otherwise; specifically, nine47 Tahoe proves that 
developers will exploit these area plan amendments in order to build luxury 
condominiums. Luxury condominiums are NOT the solution to Tahoe's housing crisis. Luxury 
condominiums are NOT the solution to Tahoe's overcrowding crisis. Luxury condominiums are 
NOT the solution to Tahoe's traffic/parking crisis.Luxury condominiums are NOT the solution to 
Tahoe's environmental crisis. New luxury condominiums are guaranteed to be significant part of 
the problem. 
 
The following solutions are more likely to contribute to addressing Tahoe's affordable/workforce 
housing needs, as well as the other threats presently facing our communities (overcrowding; 
traffic/parking; trash; loss of lake clarity, etc.): 
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1. Basin-wide regulation of--including a cap on--STRs (enforced regionally) 
2. A basin-wide ban on STRs for all new multi-unit residential 
dwelling construction/renovation  
3. A 1-for-1 requirement for developers/renovators of multi-unit residential dwellings to 
build an affordable housing units equivalent to the number of non-affordable units they 
build 
4. A comprehensive Environmental Impact Study (including a traffic study) that looks at 
the current volume of residents and visitors to the basin, along with the totality of 
proposed new developments basin-wide and their impacts on the Tahoe Basin and Lake 
Tahoe itself. 
 

While each project warrants evaluation on its own merits, you cannot examine them 
separately from each other, as if each exists in a vacuum. The cumulative effect of all of 
the significant development projects must be looked at on a macro scale in order for 
TRPA, the 5 counties and 2 States to fulfill their mandates of protecting the natural 
treasure that is Lake Tahoe. 
 

Thank you for recording, and hopefully heeding, my comments. 
 

Your work is appreciated. 
 

Warmly,  
 
 

Lara Pearson (she/her/hers) [Why pronouns?] (Hear how I say my name) 
Law Office of Lara Pearson Ltd, PBC 
Leader, Brand Geek 
A Law Firm Run by and for SoulfulpreneursSM 
Lara@BrandGeek.net | Ph: 775.833.1600 | My bio  

This e-mail may contain information that is privileged or confidential.  If you received this communication in error, please immediately 
notify the sender and delete/destroy all copies of this correspondence. Thank you. 
 
Protecting the Brands that are Changing the World® 
Protecting the Businesses that are Changing the World® 
Protecting the Brands of Soulfulpreneurs® 
 
Leading the way, we belong to: 1% for the Planet (since January 2006), Certified B Corporation (since February 2008) 
& American Sustainable Business Network (formerly SVN) (since January 2009). 
 
Save the planet! Please don't print. 

I humbly acknowledge that this email is being sent from the unceded traditional lands of the first people of Lake Tahoe, the 
Washoe or Wašišiw ("people from here," sometimes translated as Wa She Shu) of the Great Basin, past, present, and future. I 
honor with gratitude this sacred land itself and the Washoe Tribe. 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
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Marja Ambler

From: Nancy Carlson <nmcarlson01@yahoo.com>
Sent: Sunday, March 19, 2023 10:09 AM
To: Marja Ambler; John Marshall; Jacob Stock; James Settelmeyer; Brooke Laine; Wesley Rice; TRPA; 

jreagan@trpa.gov; jdiss.trpa@gmail.com; Belinda Faustinos; John Friedrich; Bud Hicks; Alexis Hill; 
Vince Hoenigman; Cindy.Gustafson; Hayley Williamson; Shelly Aldean; cisco@govsos.nv; Ashley 
Conrad-Saydah

Subject: TRPA - Please Limit Over-Development of the Lake Tahoe Basin!!

Follow Up Flag: Follow up
Flag Status: Flagged

Dear TRPA Board: 

TRPA was created and mandated to protect the Lake Tahoe Basin, although recent Regional Plans 
have undermined TRPA’s once-strict land use rules.  TRPA’s decision to approve short-term rentals 
has drastically reduced available workforce housing in the Tahoe basin and increased the number of 
short-term visitors - increasing traffic and reducing lake water quality.   
 
The Washoe Board of County Commissioners has voted to advance an Area Plan allowing luxury 
condominiums in an area originally limited to mixed-use affordable housing and commercial use 
which may result in broad redevelopment along State Route 28, decreasing housing opportunities for 
local workers, decreasing lake clarity (which has decreased by 70% per a UCD study), increasing 
traffic, and complicating egress opportunities for local residents in the event of an emergency.   
 
Many residents feel that our lovely natural resource is being sold off to the highest bidder(s).  None of 
the Washoe County Commissioners and only 3 of the 14 members of the TRPA governing board 
reside in the Lake Tahoe Basin, although Washoe County enjoys the bulk of our tax dollars. TRPA 
(and the Washoe County Commissioners) are losing community trust by prioritizing luxury 
developments over the sustained quality of our precious resource. 

Please prioritize our lake and local residents over the greed of developers! 

 

Regards, 
 
Nancy Carlson 
Long-time Property Owner 
Full-time Resident 
Incline Village, NV 89451 
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Marja Ambler

From: tahoex2@hotmail.com
Sent: Monday, March 20, 2023 9:55 AM
To: Jacob Stock
Subject: DESTROYING Lake Tahoe

We have lived at Lake Tahoe for 50 years and when TRPA was formed we were told it was a government agency that 
would SAVE the Lake. 
Since then BIG money has come in and been allowed to develop whatever they want, as long as they PAY OFF THE 
TRPA!!! 
Now a frivolous luxury development is going to be approved by WHO? The TRPA of course. 
This is disgus ng ! 
Do not increase the height, density and coverage for buildings in the Lake Tahoe Basin, especially Incline Village! 
 
THE NORRIS'S 
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Marja Ambler

From: Sean Kosinski <seankosinski@yahoo.com>
Sent: Sunday, March 19, 2023 12:54 PM
To: Jacob Stock
Subject: Tahoe area plan

Follow Up Flag: Follow up
Flag Status: Flagged

Hi, 
As a resident of incline Village, I am wri ng you to voice my opposi on to con nued development in the Tahoe area 
basin. I encourage you to fund a baseline, environmental impact statement to establish current condi ons within the 
basin and evaluate the consequences of future development.   
 
In addi on, I encourage you to work collabora vely with Tahoes coun es to restrict addi onal STRs basin‐wide.  
 
Regards, 
 
Sean Kosinski  
 
Sent from my iPhone 



From: Karl Hansen
To: Marja Ambler
Subject: The Lake has only gotten worse since 1964
Date: Monday, March 20, 2023 5:36:25 PM

TRPA,

It’s time to follow your mandate and stop unnecessary and IRRESPONSIBLE building inside the watershed of The
Lake.  The Incline Village Condos are a great example of something that should NEVER be tolerated!
 
We strongly suggest that you reread your Charter… it is essentially the LAW!
 
I look forward to a more intelligent approach to your process.

Thank you,

Karl
 
Karl E. Hansen, CLU, CHFC
CEO at Vita
 
Phone: (650) 567-9300
Email: karl@vitamail.com
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