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Chapter 1 
Introduction 
The Douglas County (County) South Shore Area Plan (Area Plan) is a component of the Lake Tahoe Regional 
Plan (Regional Plan). Douglas County includes five planning regions, including the Tahoe Basin Region. The 
Area Plan is one of two planning areas within the Tahoe Basin Region (Map 1) and represents a significant 
economic engine for the County and the Tahoe Basin. The Area Plan, which includes Stateline, NV, is home to 
the Countyôs largest private-sector employers: Barton Healthcare System, Harrahôs, Harveys, Ballyôs Casino 
Resort, Edgewood, Vail Resorts and the Golden Nugget Lake Tahoe. 

PLANNING HISTORY 

The Tahoe Basin region of Douglas County is under the jurisdiction of the Tahoe Regional Planning Agency 
(TRPA), established in 1969 under the Bi-State Tahoe Regional Planning Compact (Public Law 91-148) to control 
growth and development and protect Lake Tahoeôs clarity and environment. 

In the 1980s, the Bi-State Tahoe Regional Planning Compact was amended (Public Law 96-551, 94 Stat. 3233) to 
further control growth. The Environmental Threshold Carrying Capacities, or ñthresholds,ò which are 
environmental standards that address matters such as air quality, water quality, and noise, were adopted in 
August 1982; and implemented with the 1987 Regional Plan. The 1987 TRPA Regional Plan put in place 
residential growth caps called ñallocationsò and established caps on all other forms of development. A commodity 
system for non-residential development was established and included limits on the amount of commercial floor 
area (CFA) and number of tourist accommodation units (TAUs) that would be permitted. Development is also 
restricted on the basis of the Bailey Land Capability Classification System (Bailey system) (TRPA 2024a). The 
Bailey system created different land classes for the Basin ranging from one to seven to indicate whether lands 
were environmentally sensitive or high capability and suitable for development on the basis of soil type, erosional 
hazard, soil drainage, and other features. 

TRPA developed community plans and plan area statements (PASs) to implement the 1987 Regional Plan. 
Douglas County adopted three Community Plans for Stateline, Kingsbury, and Round Hill and 30 PASs in 1993. 
The South Shore Area Plan replaced the Stateline and Kingsbury Community Plans and PASs in the South Shore 
Area Plan boundary. The Community Plans and PASs addressed the policies, regulations, and programs for 
specific areas to attain and maintain the environmental thresholds and implement the Goals and Policies of the 
1987 Regional Plan. 

2012 TRPA REGIONAL PLAN 

In December 2012, the TRPA Governing Board adopted an updated Regional Plan. The TRPA Regional Plan 
Goals and Policies serve as a guide for all future land use decisions within the Tahoe Basin, and are adopted by 
reference into the Douglas County, Nevada, Master Plan. The priorities of the updated Regional Plan include: 

1. Accelerating water quality restoration and other ecological benefits by supporting environmental 
redevelopment opportunities and Environmental Improvement Program (EIP) investments. 

2. Transitioning to more permitting by local governments to create one-stop-shopping for homeowner 
improvements to return TRPA to the more regional role the Compact originally intended. 

3. Creating walkable communities and increasing alternative transportation options. 

Important policies addressed in the updated Regional Plan include: 

 ̧ Retaining the established regional growth control system. Under this system, concerns about 
overdevelopment were addressed and open spaces preserved. Most of the policies from the 1987 
Regional Plan stayed in place. 
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 ̧ Creating a more efficient planning system that integrates TRPA requirements into the plans and permits of 
other government agencies. 

 ̧ Encouraging property owners to transfer development rights from sensitive or outlying areas to town 
centers with the goal of restoring these lands. 

 ̧ Eliminating regulatory barriers to the environmental redevelopment of rundown buildings. 

 ̧ Simplifying burdensome regulations for homeowners while achieving threshold gain. 

 ̧ Integrating with the Regional Transportation Plan to support sidewalk and bike trail projects that reduce 
automobile dependency and increase walkability and safety. 

 ̧ Continuing to deliver restoration projects under the EIP that achieve erosion control on roadways and 
restore forests and wetlands. 

AREA PLANS 

The 2012 TRPA Regional Plan and TRPA Code of Ordinances, Chapter 13, Area Plans, include new provisions 
that allow for local, state, and federal agencies, in coordination with TRPA staff, to prepare coordinated area plans 
for the implementation of land use goals, policies, and ordinances. Area plans, which must include implementing 
ordinances and zoning, are required to be consistent with the Regional Plan. Once an area plan has been found 
in conformance with the Regional Plan, local, state, or federal agencies may assume development review 
authority for certain projects by entering a memorandum of understanding (MOU) with TRPA. 

Douglas County has thus far prepared one Area Plan to replace two Community Plans and two PASs. The South 
Shore Area Plan was first adopted by the Douglas County Board of Commissioners on June 23, 2013, and by 
TRPA on September 25, 2013, making it the first Area Plan adopted by TRPA. The South Shore Area Plan 
replaced the Kingsbury and Stateline Community Plans and portions of PAS 070A (Edgewood) and PAS 080 
(Kingsbury Drainage). Douglas County is in the early planning stages of preparing the Tahoe Douglas Area Plan, 
which encompasses areas of the Tahoe Basin region that are not within the South Shore Area Plan. The Tahoe 
Douglas Area Plan would replace all remaining Community Plans and PASs. 

Douglas County drafted amendments to the South Shore Area Plan in 2014 to include information on energy 

conservation strategies and to expand the boundary of the Kingsbury Town Center to include the remaining 

portion of the Kingsbury Manor Mobile Home Park. These amendments were approved by the Douglas County 

Board of Commissioners in January of 2015, but they were not submitted to the TRPA Governing Board for 

review and approval and therefore did not become effective. These amendments became part of the package of 

amendments approved in 2025. The Area Plan was also successfully amended by Douglas County and TRPA in 

January 2023 to allow religious assemblies as a permitted use by right in the Tahoe-Mixed Use zoning district.  

The South Shore Area Plan is an independent planning document and is not expressly incorporated into the Land 

Use Element of the Douglas County Master Plan. It is consistent with the TRPA Area Plan Framework Document.  

ORGANIZATION OF THE SOUTH SHORE AREA PLAN 

The South Shore Area Plan includes the following elements: 

Current Conditions Element ï The Current Conditions Element includes an overview of existing land use, 
environmental, and socioeconomic conditions. 

Conservation Element ï The Conservation Element includes an overview of ongoing efforts to restore and 
protect the Lake Tahoe environment, including updated information from the 2019 Threshold Evaluation and the 
Countyôs energy conservation strategies. 
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Economic Development Element ï The Economic Development Element provides information on current efforts 
to diversify and revitalize the economy in the Stateline Area and includes information on Douglas County 
Redevelopment Area #2. 

Housing Element ï The Housing Element includes information on the housing market, housing inventory, and 
affordable housing. 

Land Use Element ï The Land Use Element includes analysis of land capability as well as future land uses and 
design standards for the South Shore Area Plan. 

Public/Quasi-Public Facilities and Services Element ï The Public/Quasi-Public Facilities and Services 
Element provides an overview of public facilities, such as hospitals, libraries, and schools, as well as public water, 
wastewater, and solid waste facilities and services. 

Public Health and Safety Element ï The Public Health and Safety Element provides an overview of public health 
and safety facilities and services and natural hazards. 

Recreation Element ï The Recreation Element identifies parks, trails, and other recreation facilities and includes 
information from the US Forest Service, Lake Tahoe Basin Management Unit Land Management Plan (USFS 
2016) and the Douglas County Tahoe Basin Recreation and Tourism Plan (2015). 

Transportation Element ï The Transportation Element provides an overview of transportation plans used to 
implement road, transit, bikeway, and pedestrian improvements and includes information from the 2020 Regional 
Transportation Plan (TRPA 2021b). 

Implementation Element ï The Implementation Element includes information on planned water quality and air 
quality EIP projects, Douglas Countyôs Capital Improvement Program (CIP), County and Tahoe Metropolitan 
Planning Organization transportation planning documents, and design standards and guidelines.  

Goals, Policies, and Actions ï This section of the South Shore Area Plan includes Goals, Policies, and Actions 
to serve as a guide for moving forward with addressing issues and implementing identified projects and programs. 

Map 1 shows the areas addressed by South Shore Area Plan and the conceptualized Tahoe Douglas Area Plan. 
Map 2 depicts the boundaries of the South Shore Area Plan. 
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Map 1  
Douglas County Area Plans in the Tahoe Basin Region 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024. 
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Map 2  
South Shore Area Plan 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024.  
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Chapter 2 
Current Conditions Element 
This element provides background information on existing land uses and environmental and socioeconomic 
conditions within the plan area.  

EXISTING LAND USE CONDITIONS 

The Area Plan encompasses Stateline, Nevada, which contains the casino core for Douglas County with 
Harrahôs, Harveys, Ballyôs, and the Golden Nugget Lake Tahoe Hotel and Casino. Edgewood Tahoe and the 
Tahoe Blue Event Center are also located in the casino core. Land ownership within the Area Plan boundary is 
predominantly private (Table 1). 

The Area Plan also includes the area known as Lower Kingsbury, which is located at the intersection of State 
Route (SR) 207 and US 50. Lower Kingsbury is the location of Barton Healthcare Systemôs existing and planned 
medical facilities and several publicly owned properties and facilities, including County administrative offices. The 
Douglas County Administrative Complex is located at the northeast corner of SR 207 and US 50 and the Douglas 
County Kahle Community Center is located east of the administrative complex. Commercial, industrial, 
healthcare, and residential development is located on the north side of SR 207, while commercial and residential 
development is located on the south side of SR 207. 

Property ownership within the Area Plan boundary includes the County, Kingsbury General Improvement District 
(GID), the US Postal Service, the state of Nevada, TRPA, Tahoe Douglas Fire Protection District (FPD), and 
Tahoe Douglas Visitorôs Authority (Table 1) There are 89 parcels in the planning area, containing a total of 669 
acres of land (not including public right-of-way). Of this total, 629 acres, or 94 percent, are privately owned. The 
largest private property owner is Edgewood Companies with 529 acres, or 79 percent of the total land acreage 
within the Area Plan. The location of private and public parcels within the Area Plan are depicted on Map 3. 

Table 1   
South Shore Area Plan Ownership, by Parcels and Acreage 

Property Ownership Parcels Acreage1 

Private2 79 629 

Douglas County 1 22 

Kingsbury GID 3 1 

US Postal Service 1 1 

State of Nevada 2 5 

TRPA 1 5 

Tahoe Douglas FPD 1 <1 

Tahoe Douglas Visitorôs Authority 1 5 

Total3 89 669 

1 The acreage values are rounded. 

2 Edgewood Companies owns approximately 530 acres. 

3 The total shown in this table is lower than that shown in Table 12 because right-of-way 
areas are not included here. 

Source: Adapted from TRPA GIS data. 
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Map 3  
Property Ownership in the South Shore Area Plan 

 
Source: Data downloaded from TRPA in 2024; adapted by Ascent in 2024. 
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EXISTING ENVIRONMENTAL CONDITIONS 

Douglas County has historically and is currently participating in programs developed by TRPA and partnering 
agencies to restore the environment and maintain the clarity of Lake Tahoe. These programs include permitting 
new development and redevelopment projects that reduce impervious land coverage (also referred to as 
coverage) in environmentally sensitive areas to improve water quality. Land coverage, or coverage, is defined in 
TRPA Code Section 90.2 as a man-made structure, improvement, or covering that prevents normal precipitation 
from directly reaching the surface of the land underlying the structure, improvement, or covering. Such structures, 
improvements, and coverings include, but are not limited to, roofs, decks, surfaces that are paved with asphalt, 
concrete, or stone, roads, streets, sidewalks, driveways, parking lots, tennis courts, and patios. 

Environmental improvement efforts include installation of best management practices (BMPs) on individual 
parcels as well as larger scale and regional improvement projects that transfer coverage out of environmentally 
sensitive lands. 

Map 4 depicts the location of areas of environmentally sensitive lands, which include Land Capability Districts 1A, 
1B, and 3, and non-sensitive lands (Land Capability Districts 4 through 7). Environmentally sensitive lands 
(further discussed under the ñSoil Conservationò section in Chapter 3, ñConservation Elementò) are present within 
the Edgewood Golf Course property, the Edgewood Mountain Area property, and portions of Lower Kingsbury 
along SR 207. The Area Plan also includes areas of high capability lands (that is, lands that capable of supporting 
more development) in the casino core area along US 50 as well as near the intersection of US 50 and SR 207. 

BEST MANAGEMENT PRACTICES 

The use of BMPs to reduce storm water runoff, minimize soil erosion, and capture polluted water before it enters 
Lake Tahoe is widespread among property owners within the Tahoe Basin. TRPA requires the installation of 
BMPs with new development and redevelopment. 

Table 2 provides information on Area Plan parcels with BMP certificates by TRPA land use category. Of the 89 
parcels within the South Shore Area Plan, 51 parcels, or 57 percent, are BMP compliant.  

Table 2   
Developed Parcels in South Shore Area Plan with BMP Compliance 

Land Use BMP Certificate 

Commercial 37 

Multi-Family Residential 1 

Open Space 0 

Public Service 0 

Recreation 2 

Single-Family Residential 2 

Tourist Accommodation 4 

Vacant 5 

Total 51 

Source: TRPA 2024b. 

TRPA, Douglas County, and the Nevada Tahoe Conservation District (NTCD) continue to work to increase BMP 
compliance and maintenance on individual parcels and through area-wide water quality improvement projects. 
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Map 4  
South Shore Area Plan Land Capability Map 

 
Source: Data downloaded from TRPA in 2024; adapted by Ascent in 2024. 
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ENVIRONMENTAL IMPROVEMENT PROGRAM 

The TRPA Environmental Improvement Program (EIP) helps to implement the Regional Plan by improving 
environmental thresholds. As discussed in more detail in the Conservation Element, there are 10 threshold 
categories, such as air and water, and 133 threshold indicators associated with these threshold categories. The 
EIP projectsðwhich involve many local and state partnersðare focused on air quality, water quality, scenic 
quality, forest health, fish and wildlife, and public access to Lake Tahoe and other recreation areas. 

The cost responsibility of implementing the EIP is shared among the federal government, the States of Nevada and 
California, local governments, and private property owners. In the South Shore Area Plan area, five EIP projects 
have been completed by various agencies, including Douglas County, NTCD, Nevada Department of 
Transportation (NDOT), Tahoe Transportation District (TTD), and Edgewood Companies. Additional EIP projects 
have also been completed by the US Forest Service. The most recently completed EIP projects in the South 
Shore Area Plan are described in Table 3. 

Table 3  
Recent South Shore Area Plan EIP Projects 

EIP Project Threshold Cost Key Accomplishments 

Burke Creek Highway 50 
Crossing & Realignment 
Project 

Scenic Resources 
Soil Conservation 

Water Quality 

$2,200,068  ̧ 0.2 acre of SEZ restored or enhanced 

 ̧ 1,000 linear feet (LF) of stream channel 
restored or enhanced 

Burke Creek Watershed 
Stormwater 
Improvements 

Air Quality 
Recreation 

Scenic Resources 
Soil Conservation 

Water Quality 

$4,100,000  ̧ 0.5 mile of roads paved and retrofitted 

 ̧ 2 acres of SEZ restored 

 ̧ 1 mile of sidewalk constructed 

 ̧ 1 mile of Class II/bike lane constructed 

 ̧ 0.5 mile of utility lines buried underground 

Edgewood Lodge and 
Golf Course 
Improvement Project 

Fisheries 
Recreation 

Soil Conservation 
Water Quality 

$3,118,000  ̧ 8.8 acres of restored or enhanced SEZ 

 ̧ 425 LF shoreline added 

 ̧ 500 LF stream channel restored or 
enhanced  

 ̧ 0.5 mile of utility lines buried underground 

Kahle Water Quality 
Basin Implementation 

Recreation 
Soil Conservation 

Water Quality 

$ 1,356,750  ̧ 0.8 mile of road paved and retrofitted 

Nevada Passenger 
Facilities 

Air Quality $226,200  ̧ Construction of four transit passenger 
facilities, including one facility on SR 207 

SR 207 (Kingsbury 
Grade) Water Quality 
Improvement Project 

Water Quality $6,619,408  ̧ 3 miles of roads decommissioned or 
retrofitted 

 ̧ detention basins, land coverage 
restoration, drop inlets and facilities to 
capture and convey storm water for 
treatment have also been constructed 

Tahoe Beach Club Utility 
Undergrounding and 
SEZ Restoration 

Scenic Resources 
Soil Conservation 

Vegetation 
Preservation 
Water Quality 

$1,469,193  ̧ 370 feet of utility lines buried underground 

 ̧ SEZ restoration planned to begin in 2024 

Source: Lake Tahoe Info 2024a. 

Additional information on EIP projects is provided in Chapter 3, ñConservation Element.ò 
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SOCIOECONOMIC CONDITIONS 

Employment levels have decreased substantially as a result of the COVID-19 pandemic, especially in the leisure 
and hospitality sector. In addition, the increase in tribal gaming in California has reduced employment in the 
Nevada-based gaming sector. The resident population base has continued to decline although new residential 
developments have been completed or are nearing completion near the South Shore Area Plan (Tahoe Beach 
Club and Sierra Colina). However, these housing developments primarily serve as second homes. 

Some of the highlights of socioeconomic trends in the Area Plan as well as the entire south shore area (which 
extends to the City of South Lake Tahoe and El Dorado County in California) include the following: 

 ̧ Since 1996, gaming revenues in Stateline decreased from a high of $352.7 million in 2000 to a low of 
$207.1 million in 2014, a decrease of 41 percent without adjustment for inflation. Gaming revenues in 
2019 were $230.3 million (Tahoe Prosperity Center 2020). 

 ̧ In 2017, accommodation and food services; arts, entertainment and recreation; retail; and educational 
services accounted for approximately 60 percent of the jobs in the south shore area (including the South 
Shore Area Plan) while also comprising the lowest paying sectors. Together, the administration and 
support, waste management and remediation, and health care and social assistance job sector provided 
approximately 20 percent of jobs in the south shore area (Tahoe Prosperity Center 2019).  

 ̧ The population in the Douglas County portion of the Tahoe Basin has increased from a low of 4,452 
people in 2010 to 5,472 people in 2020. However, the 2022 estimated population declined to 5,406 
people (US Census Bureau 2024). 

 ̧ School enrollment declined in Douglas County schools in the Douglas County portion of the Tahoe Basin 
(i.e., Zephyr Cove Elementary School and George Whittell High School) from a total of 389 students in 
the 2015-2016 school year to 279 students in 2023-2024 school year (Nevada Department of Education 
2024). 

 ̧ An analysis by the Tahoe Prosperity Center indicates that resident-occupancy dropped  from  61 percent 
 in  2000  to 54 percent  in  2010  and  46 percent  in  2017. Second homeownership has been increasing over 
1 percent per year across the south shore area, which includes the South Shore Area Plan (Tahoe 
Prosperity Center 2019).  

 ̧ Single-family home sale prices in the south shore area have increased an average of 8 to 12 percent per 
year between 2012 and 2018. In 2018, the median sale price of single-family homes in the Douglas 
County portion of the Tahoe Basin was $800,000 and the median sale price of a condominium/townhome 
was approximately $450,000 (Tahoe Prosperity Center 2019). 

 ̧ There are 557 income-restricted rentals available in the south shore region with 148 units in the Douglas 
County portion of the Tahoe Basin (Tahoe Prosperity Center 2019). 

 ̧ There is an expanding medical campus presence to serve regional healthcare needs. 
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Chapter 3 
Conservation Element 
This element provides updated information on the status of TRPA Thresholds and on threshold attainment 
information for air quality, soil conservation, scenic resources, and water quality. It also includes Douglas 
Countyôs energy conservation strategy. 

2019 THRESHOLD EVALUATION 

Threshold standards are defined in the Bi-State Compact as ñan environmental standard necessary to maintain a 
significant scenic, recreational, educational, scientific, or natural value of the region or to maintain public health 
and safety within the region.ò There are 10 threshold standard categories and each category includes several 
different indicators. The air quality category, for example, includes 13 different indicators. 

TRPA adopted threshold standards in 1982 and prepares a threshold evaluation report every 4 years to assess 
the status of each of the threshold categories. Compared to the 2015 Threshold Evaluation, more standards were 
in attainment at the time of preparation of the 2019 Threshold Evaluation. In 2015, 64 indicators, or 53 percent, 
were in attainment. As shown in Table 4, the 2019 Threshold Report showed that 75 indicators were in 
attainment, or 56 percent, 24 indicators were in non-attainment, and 34 indicators lacked sufficient data for 
evaluation. According to the 2019 Threshold Evaluation (TRPA 2020), there was continued improvement in water 
clarity, air quality, and soil conservation. 

Table 4   
Status of TRPA Threshold Indicators, 2019 

Category 
Number of 
Indicators 

Status 

Attainment Non-Attainment 
No Status 

Determination 

Air Quality 14 13 0 1 

Water Quality 41 18 4 19 

Soil Conservation 13 9 4 0 

Vegetation 22 12 10 0 

Fisheries 5 5 0 0 

Wildlife 15 13 1 1 

Scenic Resources1 10 10 0 0 

Noise 24 8 4 12 

Recreation 2 2 0 0 

Transportation 1 0 0 1 

TOTAL 147 90 23 34 
1 There are six sub-categories of scenic resources measuring 869 individual scoring segments. 

Source: TRPA 2021a. 

Table 5 provides additional information on the different threshold categories. 
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Table 5   
2019 Threshold Evaluation  

Threshold Findings 

Water Quality 

There are 41 different indicators for water quality. To measure lake clarity using the Secchi 
disk method, a running 5-year average is used. The 5-year running average from 2015 to 
2019 was 20.5 meters, or 67.3 feet, as measured by Secchi depth. It should be noted that 
the Lake Tahoe Total Maximum Daily Load target is 78 feet by 2026 and 97.4 feet by 
2076. 

Of the 41 standards for water quality, 20 standards did not have a status determination. 
Seventeen indicators were in attainment and four indicators were in non-attainment. 

Air Quality 
The 2019 Threshold Evaluation states that all air quality indicators are in attainment and 
most conditions are improving or stable. There are 13 different indicators to evaluate air 
quality thresholds with all indicators in attainment.  

Soil Conservation 

There are 13 standards to evaluate the soil conservation threshold. The threshold 
promotes programs that direct development toward less sensitive land and establishes 
restoration goals to reverse the impacts of legacy development in stream environment 
zones (SEZs). Impervious surfaces (land coverage) are associated with loss of watershed 
function and increased pollutant and sediment loading. The goal is to continue to remove 
coverage from sensitive lands, including SEZs. Soil conservation includes nine standards 
measuring percent of coverage within each land capability class and four standards 
measuring the health of SEZs. 

Of the 13 soil conservation standards, seven standards are in attainment, four standards 
are in non-attainment, and there was no status determination for two standards. All land 
capability classes are in attainment (or have no determination status) except for Class 1b 
(799 acres covered with 144 acres allowed) and Class 2 (305 acres covered with 232 
acres allowed). The SEZ thresholds not in attainment are restore all undeveloped SEZ and 
restore 25 percent of disturbed SEZ. 

Scenic Resources 

Scenic Resources includes ratings for several different sub-categories and the 2019 
threshold evaluation concluded that overall, the threshold standards are in attainment. 
However, some individual scenic units are in nonattainment as summarized below.  

1. Built Environment (Community Design): The policy statement has been implemented.  

2. Scenic Quality of Other Areas (Recreation Sites and Bike Trails): approximately 98 
percent attainment (381 of the 390 public recreation area and bike trail scenic 
resources). 

3. Travel Route Ratings for Roadway Travel Units: 63 percent attainment (34 out 54) 

4.  Travel Route Ratings for Shoreline Travel Units: 67 percent attainment (22 out of 33) 

5. Scenic Quality for Roadway Travel Units: 98 percent attainment (205 out of 208 Units) 

6. Scenic Quality for Shoreline Travel Units: 92 percent attainment (170 out of 184) 

The 2019 threshold evaluation identified roadside parking as becoming more of an issue 
for scenic resources and risks degrading the scores of three roadway units.  Scenic 
resource quality in public recreation areas and bike trails are nearly the same since 1993, 
suggesting that the implemented programs are working. The built environment continues 
to improve scenic quality as redevelopment projects continue in the Tahoe Basin.  

Vegetation 

The 2019 threshold evaluation stated that the population statuses of three of five sensitive 
plant species have continued to be stable and above their population targets. The Galena 
Rock Cress and Tahoe Yellow Cress have not changed population dynamics and continue 
to be below their population targets. There is insufficient data to determine the trends of 
sensitive plant communities, but they continue to be below target according to the 
threshold data, likely because of human caused impacts such as eutrophication and 
climate change. All of the indicators for late seral old growth ecosystems remain stable but 
below targets, which is expected with the current age of the forest in the Lake Tahoe Basin. 
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Threshold Findings 

Common vegetation thresholds have all stabilized or are being managed. Three common 
vegetation thresholds are below targets and stabilized. These thresholds concern riparian 
vegetation, wetlands, and seral red fir stands. Of the 23 vegetation standards, 11 are in 
attainment and 12 are in non-attainment. 

Recreation 

According to the 2019 Threshold Evaluation, 45 percent of the Lake Tahoe Shoreline is in 
public ownership and currently, approximately 90 percent of the Region is public land. 
Current issues are related to transportation access to recreation sites and maintaining 
quality recreation as demand grows. Of the two standards, all are in attainment. 

Fisheries 

The 2019 threshold evaluation concluded that while most of the standards are being met, 
the standards focus on physical habitat requirements and do not necessarily reflect the 
status of native fish populations due to challenges in data collection. TRPA is working to 
prevent new aquatic invasive species from entering the lake but is challenged by the 
existence of previously introduced invasive species. All three standards are in attainment. 
Stream habitat conditions appear to be showing moderate improvement as stream 
restoration projects aim to improve stream health.  

Wildlife 

The 2019 threshold evaluation concluded that the emphasis of wildlife management in the 
Tahoe Basin is on maintaining and improving the functional and biological characteristics of 
the ecosystem to support the needs of wildlife. Threats to the special interest species in the 
Tahoe Basin include unhealthy forests and recreation impacts around nesting areas. Of the 
eight standards, six are in attainment, one is in non-attainment, and one has insufficient 
data to determine its status.  

Noise 

The noise threshold includes single event and cumulative ambient noise standards. 
According to the 2019 threshold evaluation, ambient noise levels are in attainment for eight 
out of nine categories, with cumulative noise events in critical wildlife habitat areas in 
nonattainment. Of the 24 standards, eight are in attainment, four are in non-attainment, and 
there is no status determination for 12 standards. 

Source: Lake Tahoe Info 2023a, 2023b. 

Douglas Countyôs commitment to implementing environmental programs and projects continues to help TRPA in 
maintaining and attaining environmental thresholds. More detailed information on threshold status for air quality, 
soil conservation, scenic resources, and water quality within the South Shore Area Plan is further described below. 

AIR QUALITY 

Air quality (Carbon Monoxide and Particulate Matter 10 [24 hour]) was monitored at permanent, stationary air 
quality monitoring stations at Harveys and then at the former Horizon Hotel (now Golden Nugget) until 2012 when 
the Nevada Division of Environmental Protection (NDEP)successfully petitioned the US Environmental Protection 
Agency to remove the Stateline monitoring site due to continued compliance. 

Douglas County continues to participate in the NDEP Wood Stove Change-Out Program, which is managed by 
the University of Nevada, Reno (UNR) Business Environmental Program. Older wood stoves contribute to 
particulate matter, greenhouse gases, carbon monoxide, and toxic air pollutants. The NDEP Wood Stove 
Change-Out Program provides rebates to homeowners in Douglas County who agree to replace old wood stoves 
with EPA certified stoves. The rebates can be used to purchase new wood stoves, pellet stoves, or gas stoves. 
According to the NDEP Bureau of Air Quality, over 100 wood stoves have been replaced with newer wood stoves 
or non-wood stoves since 2013 when the program began. The NDEP Wood Stove Change-Out Rebate Program 
can be combined with TRPAôs own Wood Stove Change-Out Program. The TRPA program offers rebates of $400 
to $1,200. 

The Kahle Complete Street Project and the Expanded Khale Vision Plan, which are bike and pedestrian 
infrastructure and stormwater infrastructure projects, would provide continued improvement to air quality, water 
quality, scenic resources, and recreational opportunities within the Area Plan.  
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SOIL CONSERVATION 

The Bailey Land Capability Classification System (1974) has been used by TRPA to protect sensitive lands, 
including stream environment zones. Sensitive lands include Classes 1-3. Non-sensitive lands are classified as 
Classes 4-7. ñAllowedò impervious land coverage is determined by class, with Classes 1 and 2 allowing up to 
1 percent coverage, Class 3 allowing up to 5 percent coverage, Class 4 allowing up to 20 percent coverage, 
Class 5 allowing up to 25 percent, and Classes 6 and 7 allowing up to 30 percent coverage. Most of the 
development within the South Shore Area Plan occurred before the adoption of the Bailey Land Capability 
system. As a result, many parcels are overdeveloped or overcovered (i.e., have coverage over the base allowable 
limit). This is a problem that affects all jurisdictions in the Tahoe Basin. Table 6 provides figures for total acreage 
for each Land Capability Class, and the amount of acreage that exceeds or is below the allowable impervious 
coverage. Land Capability Classes 1A, 3, 4, 5, and 6 are in attainment of the impervious coverage threshold while 
Classes 1B and 2 are not in attainment. Class 1C and 7 have insufficient data to determine their attainment 
status. Class 1B soils have 685 acres of excess coverage while Class 2 has 73.0 acres of excess coverage. 

Table 6  
Total Acreage in the Tahoe Basin, by Land Capability and Estimated Impervious Cover 

Land 
Capability 

Class 
Total Acres 
within Class 

Allowable 
Impervious 

Cover Acreage 

Estimated 
Impervious 
Cover 2019 

Acres Above or 
Below Allowable 

Impervious Cover 

Class 1A 23,967 240 (1%) 211 (0.9%) 29 below 

Class 1B 11,405 114 (1%) 799 (7.0%) 685 above 

Class 1C 53,726 537 (1%) 495 (0.9%) 42 below 

Class 2 23,250 232 (1%) 305 (1.3%) 73 above 

Class 3 17,695 885 (5%) 382 (2.2%) 503 below 

Class 4 31,447 6,289 (20%) 1,322 (4.2%) 4,967 below 

Class 5 12,187 3,047 (25%) 1,135 (9.3%) 1,912 below 

Class 6 23,200 6,960 (30%) 2,280 (9.8%) 4,680 below 

Class 7 5,015 1,505 (30%) 1,330(26.5%) 175 below 

Total 201,892 19,809 8,257  

Source: Lake Tahoe Info 2024b. 

As additional redevelopment occurs within the South Shore Area Plan, the goal is to remove additional coverage 
located in environmentally sensitive lands and encourage transfer of coverage to high capability lands located 
within Town Centers or the High-Density Tourist District. With the adoption of the 2012 Regional Plan, TRPA is 
also providing incentives to both retire coverage on sensitive lands and also transfer existing coverage to 
ñcenters,ò by allowing up to 70 percent coverage on high capability lands (see Chapter 6, ñLand Use Element,ò for 
more information on future land use designations for the South Shore Area Plan). 

As shown in Map 4 in Chapter 2, environmentally sensitive lands (i.e., Land Capability Districts 1-3) are located in 
the Edgewood Lodge and Golf Course property along Lake Tahoe as well as the Edgewood Mountain Area 
property located east of US 50. The SEZ areas are synonymous with Land Capability District 1B and show the 
Edgewood Creek SEZ as well as the SEZ that is located within the casino core. 

SCENIC RESOURCES 

The results of the 2019 threshold evaluation indicated that overall, the scenic threshold standards are in 
attainment for the Basin but some individual scenic units are in nonattainment (Lake Tahoe Info 2023b). Scenic 
resources include individual ratings for the built environment, other areas (recreation sites and bike trails), 
roadway units, and shoreline units. The scenic ratings for public recreation areas and bike trails were determined 
to be essentially the same since 1993, which demonstrates that the scenic standards for development are 
working. Redeveloped buildings have contributed to a moderate improvement in roadway travel unit scores. The 
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Threshold Evaluation Dashboard available online at https://thresholds.laketahoeinfo.org/ provides a point-in-time 
evaluation of the 2011, 2015, and 2019 indicator status. To an extent, it reflects scenic improvements undertaken 
since 2015. However, there are several instances where scenic improvements have occurred, but the scenic 
resource units have not been upgraded due to the limited scope of the improvements. Additionally, there are 
changes to the landscape in some scenic resources that should be assessed in a future evaluation.  

ROADS 

The Area Plan includes Scenic Roadway Units 31, 32, and 44 (see Appendix A-2 for Map of Scenic Roadway 
Ratings). Roadway Unit 31 (Meadow) is the segment of US 50 that is adjacent to Rabe Meadow. Although most 
of this roadway unit is outside the South Shore Area Plan, a small portion of this roadway unit extends south into 
the South Shore Area Plan and stops just south of the former Lakeside Inn site acquired in 2021 by Barton 
Healthcare System. Unit 31 improved from a score of 14 in 1982 to a score of 17.5 in 2015 and is in attainment; 
the score has not changed as of 2019. Roadway Unit 32 (Casino Core) is the segment of US 50 that runs 
through the casino core in Stateline and includes properties in South Lake Tahoe (e.g., Chateau Project, US 50 
and Heavenly Way intersection, Tahoe Tomôs Gas Station, US 50/Pioneer Intersection). Unit 32 improved from a 
rating of 13 in 1982 to a rating of 14.5 in 2019. However, Unit 32 is still not in attainment, according to the 2019 
Roadway Units Threshold Report. It is not known whether the casino core unit would have achieved attainment 
without the inclusion of parcels located in South Lake Tahoe. Unit 44 (Kingsbury Grade) is SR 207 and is located 
within and outside of the South Shore Area Plan. Unit 44 starts at the US 50 intersection and continues east to 
connect the Tahoe Basin with the Carson Valley region of Douglas County. Unit 44 is in attainment, having 
improved from a score of 13 in 1982 to 16 in 2015 and maintains the score in the 2019 Roadway Units Threshold 
Report. Figure 1 below depicts the change in scoring for Roadway Units 31, 32, and 44 in the South Shore Area 
Plan from 1982 to 2019. 

 
Source: Lake Tahoe Info 2023b. 

Figure 1   Change in Scenic Travel Route Rating for South Shore Area Plan, 1982 to 2019 
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SHORELINE UNITS 

There is one shoreline travel segment within the South Shore Area Plan, Unit 30 (Edgewood) (see Appendix A-3 
for a Map of the Scenic Shoreline Ratings). This shoreline travel unit begins at the California/Nevada border and 
extends north of Nevada Beach, which is outside of the South Shore Area Plan. The composite threshold score 
is 10.5. According to the 2019 threshold evaluation, this shoreline unit remains out of attainment because Beach 
Club was under construction at the time the 2019 threshold evaluation was in progress. The Beach Club should be 
evaluated in the next assessment. The Edgewood Lodge project was completed in 2017.  

WATER QUALITY 

Protecting and improving water quality is a central focus of much of the planning and regulatory environment in 
the Tahoe Basin. The principal efforts to improve water quality include TRPAôs best management practices 
program, area-wide water quality improvement projects, incentives to retire development on environmentally 
sensitive lands, and the Lake Tahoe Total Maximum Daily Load (TMDL) program. 

BEST MANAGEMENT PRACTICES 

Of the 89 parcels within the South Shore Area Plan, 51 have been certified for BMP compliance. Map 5 depicts 
the parcels within the South Shore Area Plan that have certified BMPs (see also Table 2). 

TOTAL MAXIMUM DAILY LOAD 

Jurisdictions with Water Quality Management Plans (208) are required to include TMDL programs adopted under 
Section 303(d) of the Clean Water Act. TRPAôs 208 Water Quality Management Plan was approved by EPA in 
June 2013. Section 303(d) of the Clean Water Act covers impaired waters not meeting water quality standards for 
different parameters. The loss of clarity and deep-water transparency resulted in Lake Tahoe being added to the 
303(d) list as an impaired water body. TMDL programs calculate the maximum amount of pollutants that are 
permitted for a water body to meet water quality standards. 

Douglas County participated with several local, state, and federal agencies in the development of the Lake Tahoe 
TMDL Program, adopted at the Tahoe Summit on August 16, 2011. The TMDL program is designed to protect 
Lake Tahoe, an Outstanding National Resource Water, from fine sediment particles, nitrogen, and phosphorus, 
with fine sediment from urban stormwater runoff contributing most to lake clarity decline. By reducing fine 
sediment particles, the goal is to restore lake clarity to 78 feet by 2026 and 97.4 feet by 2076. 

According to the Lake Tahoe TMDL Technical Report (Lahontan RWQCB and NDEP 2010) (TMDL Report), it is 
estimated that Nevada jurisdictions contribute 25 percent of fine sediment particle load to Lake Tahoe. Douglas 
County borders approximately 18 percent of the Lake Tahoe shoreline but is estimated to have the least amount 
of runoff contributing to the decrease in lake clarity, only 3 percent of the basin-wide fine sediment particle load. 

To meet the requirements of the Lake Tahoe TMDL Program, the pollutant load prior to 2005 (October 2004) must 
be reduced by the amounts shown in Table 7. 

Table 7  
Five-Year Load Reduction Targets for the Lake Tahoe TMDL 

Pollutant 
5-Year 

Milestone 2016 
10-Year 

Milestone 2021 
15-Year 

Milestone 2026 
Transparency 

Standard (65-Year) 

Fine Sediment Particles 10% 21% 34% 71% 

Total Phosphorus 7% 14% 21% 50% 

Total Nitrogen 8% 14% 19% 46% 

Source: Final Lake Tahoe Total Maximum Daily Load 2010. 
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Map 5  
Parcels with BMPs in the South Shore Area Plan 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024. 
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The TMDL Report found that stormwater runoff from urban developed upland areas (i.e., roads and town centers) 
produces the greatest amount of fine sediment particles (72 percent) entering the lake (Figure 2), In response, the 
2012 TRPA Regional Plan encourages the redevelopment of the existing built environment and implementation of 
water quality improvement projects to improve lake clarity. 

Figure 2  
Sources of Fine Sediment Particles in the Lake Tahoe Basin 

 
Source: Final Lake Tahoe Total Maximum Daily Load 2010. 

The 2024 Annual Stormwater Report (required for the Lake Tahoe TMDL Interlocal Agreement) discusses the 
Countyôs accomplishments to date in TMDL load reduction activities. The 5-year credit target for 2024 is 135 
credits. Douglas County has exceeded this target and was able to achieve 160 credits in Water Year 2024. The 
5-year milestone in 2026 was 167 credits. The strategies to reduce fine sediment particles include: 1) modifying 
road operations; 2) implementing private parcel BMPs; and 3) installing large scale water quality improvement 
projects (WQIPs). The effort to achieve the next 5-year milestone will focus on a new WQIP in Marla 
Bay/Pinewald, a WQIP in the lower Kingsbury area, and the Stateline Stormwater Association private parcels 
BMP certificate renewals. Recent projects completed since 2016 include the lower Kahle wet basin (2018), the 
Burke Creek Restoration project (2019) and maintenance on the Oliver Park Wet Basin and Lakeridge Dry Basin. 

Douglas County maintains fewer than 6 miles of roads within the Tahoe region of Douglas County. All other roads 
in the County are maintained by NDOT, GIDs, and Homeowner Associations (HOAs). In most cases, the GIDs 
and HOAs do not have the expertise, resources, or financial capability to implement advanced road operations 
independently. Kingsbury GID performs operations on 22 miles of road, and does have the capability, staff, and 
equipment to provide advanced road operations. Therefore, Douglas County is partnering with Kingsbury GID to 
achieve load reductions necessary to meet the 2024 milestone by registering catchments within the Kingsbury 
GIDôs service area. The Stormwater Load Reduction Plan (SLRP) analysis identifies other potential cost- effective 
means to implement load reduction strategies specific to Douglas County. 

TMDL MONITORING 

Douglas Countyôs Memorandum of Agreement with NDEP requires the County to monitor implementation of the 
SLRP. As a result, the County is participating with other public agencies around the lake to implement The 
Implementersô Monitoring Program. The data collected as part of this monitoring supports the TMDL Management 
System and modeling and assessment tools associated with the Lake Clarity Crediting Program. A ñOne Lake, 
One Planò approach was used to utilize the available funding in the most efficient manner. 

AREA-WIDE WATER QUALITY CONTROL 

The Stateline Regional Stormwater Treatment Disposal System Agreement (1997, Senate Bill 12, 1996), 
established the Stateline Stormwater Association, created for the purpose of constructing, operating, and 
maintaining stormwater control, treatment, and disposal facilities to serve the casino core area of Stateline and 
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achieve water quality targets. Association members consist of Ballyôs, Harrah's, Harveys, Golden Nugget, 
Edgewood Companies, PCS Stateline, Douglas County (Lake Parkway), and NDOT (US 50).  

This was the first public-private partnership developed to address stormwater on an area-wide level. 
Improvements constructed by the association tie together previously existing individual drainage systems and 
deliver an estimated 83 percent of the design storm volume to the treatment facility, with subsequent discharge to 
the irrigation storage reservoir on the Edgewood-Tahoe Golf Course. The Edgewood Lodge and Golf Course 
Improvement Project includes upgrades to this system, which will significantly reduce the amount of fine sediment 
particles entering Lake Tahoe. This area wide water quality control system also satisfies the TRPA requirement 
for onsite stormwater infiltration for drainage treatment and retention. It is anticipated that future redevelopment 
will also tie into this system. An area-wide water quality control system is in the planning stages for the lower 
Kingsbury area (Lower Kingsbury Area-Wide Water Quality Treatment Planning, EIP #01.01.01.0193). 

Another area-wide water quality system is located along Kahle Drive. Runoff from Kahle Drive, a section of 
US 50, a section of SR 207, and a portion of the flow from the former Lakeside Inn and Casino site flows into a 
storm drain conveyance system along Kahle Drive that is treated in the wet basin at the northwest side of Kahle 
Drive located in the US Forest Service-owned Rabe Meadow installed in 2018 and maintained by Douglas County 
and NDOT. Runoff from the Oliver Park Neighborhood roads including Laura Drive, Michelle Drive, Faris Court, 
Irwin Drive, and Aynes Court and another portion of the Lakeside Inn and Casino siteôs runoff goes to the Oliver 
Park GID wet basin located on the south side of Kahle Drive that was constructed in 2006.  

ENERGY CONSERVATION STRATEGY 

Chapter 13, Area Plans, of the Code of Ordinances requires area plans to include a greenhouse gas reduction 
strategy. Greenhouse gases include carbon dioxide, methane, and nitrous oxide and contribute to global 
warming. The Greenhouse Gas Reduction Strategy (TRPA Code Section 13.5.3.E) allows Area Plans to include 
strategies to reduce energy consumption of new or remodeled buildings using green building incentive programs, 
low interest loans, or rebate programs, as well as modifications to building codes or design standards to reduce 
energy consumption. 

In 2011, Douglas County performed audits on its buildings and facilities, and identified opportunities for improved 
efficiencies. Improvements that have been installed to date include adjustment of all of the run times on heating, 
ventilations, and/or air-conditioning (HVAC) units, installation of automatic light sensors in the restrooms for light 
and water, replacement of all the streetlights from high pressure sodium to light emitting diodes (LED), 
replacement of the County light fixtures with florescent light bulbs, and installation of a system to control run time 
of lighting. Additionally, a new high efficiency HVAC system was installed at the library, and an energy efficient 
roof was installed at the Khale Center. Although not part of previous audits, TRPAôs office building was upgraded 
with the largest solar array in the Tahoe Basin. 

The Douglas County School District has also improved the energy efficiency of school buildings, including George 
Whittell High School, with the addition of newer HVAC systems and in 2025 new boilers will be installed. Douglas 
County School District is one of 17 Educations Partners in the US Department of Energyôs Better Building 
Challenge. 

Douglas County will continue to implement projects identified in the building and facilitiesô audits. Additional 
projects that have already been implemented through the Countyôs Capital Improvement Program include: 

1. Upgrading the County vehicle fleet to include more fuel-efficient and environmentally sound vehicles: 

¶ As vehicles age out, the County is currently being replaced with the newest models, with the 
latest Corporate Average Fuel Economy (CAFE) standards, which is a 2% to 4% increase 
annually. During FY23/24, Douglas County replaced 16 aged out vehicles with new increased 
efficiency. During this current fiscal year, the County will be replacing eight more aged out 
vehicles and have already received two new more efficient vehicles. 

2.    Upgrading County buildings by: 

¶ All windows are double pain and many more are ñLow Eò rated. 
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¶ New high efficiency boilers have been installed in the valley Justice Law Enforcement Center 
(JLEC), the valley library and the Tahoe Administration/Jail since 2020.  

¶ Installed a high efficiency HVAC system at the Tahoe Justice Court in 2020. 

¶ Installed Allerton control and monitoring system in all buildings. These systems will alert County 
staff to any inefficiencies that need to be addressed. 

¶ The County has also implemented water piping loops that run under ground and throughout the 
Tahoe Administration/Jail building to help with the efficiency of both heating and cooling. To make 
these loops even more efficient, the water in these closed loop systems are treated, along with 
being circulated via VFDôs, which are variable frequency drives. Rather than a standard electric 
motor that is either on or off, these speeds up or slows down depending on demand, which only 
consumes the amount of energy needed at that given time. 

NEW PRIVATE CONSTRUCTION 

The Douglas County code allows for straw bale construction, solar power, and wind energy conversion systems. 
To create a private incentive for renewable energy systems, the County grants a 50 percent discount on all 
building related fees.  

In 2019, the County adopted the 2018 International Energy Conservation Code (IECC), which encourages energy 
conservation through efficiency in building design, mechanical systems, lighting systems, and the use of new 
materials and techniques. According to the Department of Energy, the 2018 IECC provides approximately 2 
percent in energy efficiency gains in homes and approximately 5 percent in commercial buildings compared to the 
2015 IECC (DOE 2018, 2019). 

The County also has plans to adopt portions of the 2024 International Building Code and the International 
Conservation Code and encourages their use. The County will utilize an updated energy code at the time the 
State of Nevada updates the required codes. 

All jurisdictions in Nevada are required to adopt the most recent version of the IECC when adopting new codes. 
The Governorôs Office of Energy provides training to local building officials when an update is made to the IECC 
Code. The Governorôs Office of Energy also provides Direct Energy Assistance Loans (DEAL) to Nevada State 
employees for up to $6,000 for energy improvements. The Governorôs Office also offers assistance to senior 
homeowners for energy efficiency improvements through the Home Energy Retrofit Opportunities for Seniors 
(HEROS) program. 
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Chapter 4 
Economic Development Element 
This element provides information on revitalization efforts within the plan area, particularly as they relate to the 
Stateline casino core and the disposition of Redevelopment Area #2. 

SOUTH SHORE VISION PLAN 

In 2011, Douglas County participated with the South Tahoe Alliance of Resorts (STAR), City of South Lake Tahoe, 
TRPA, and community members on the development of the South Shore Vision Plan, a planning document that 
focused on the redevelopment of the built environment along the US 50 Corridor, from Ski Run Boulevard in the 
City of South Lake Tahoe, California, to Kahle Drive in Douglas County, Nevada. 

The South Shore Vision Plan addressed the following key issues: 

 ̧ Reinventing the area to address the older and obsolete built environment. 

 ̧ Improving the market and economic conditions that currently exist. 

 ̧ Assessing transportation needs, including the US 50/South Shore Community Revitalization Project (Loop 
Road) and ñMain Streetò narrowing. 

 ̧ Defining and understanding travel and tourism barriers. 

 ̧ Finding solutions to other impediments to redevelopment. 

 ̧ Assessing the limits to the potential for redevelopment. 

 ̧ Analyzing current summer and winter programs. 

 ̧ Identifying new attractions/uses, including a facility that provides conference and group meeting space 
and indoor entertainment options, and improving the bed base. 

 ̧ Initiating environmental enhancements. 

 ̧ Coordinating with the Lake Tahoe Basin Prosperity Plan to find solutions for revitalizing the Basin 
economy. 

The purpose of the South Shore Vision Plan was to create a vision for the most significant tourist destination in 
the Tahoe Basin, and to utilize the ñVisionò to inform the TRPA 2012 Regional Plan update and attract new capital 
investment to upgrade the natural and built environment and implement environmental improvements. 

The South Shore Vision Plan also demonstrated how the existing, outdated built environment could be 
transformed into a world class tourist destination. The following photos depicting existing conditions are shown in 
Figures 3 through 5 and illustrations depicting the ñVisionò for the South Shore are shown in Figure 6. 
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Source: Provided by Ascent Environmental in 2024. 

Casino Core. 

 
Source: Provided by Ascent Environmental in 2024. 

Ballyôs Lake Tahoe and Harrahôs Lake Tahoe. 

Figure 3 Existing Conditions: Casino Core, Ballyôs Lake Tahoe, and Harrahôs Lake Tahoe 
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Source: Provided by Ascent Environmental in 2024. 

Tahoe Blue Event Center 

 
Source: Provided by Ascent Environmental in 2024. 

Harveysô Lake Tahoe Hotel and Casino. 

Figure 4 Existing Conditions: Event Center and Harveys Lake Tahoe Hotel and Casino 
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Source: Provided by Ascent Environmental in 2024. 

Golden Nugget Lake Tahoe Hotel and Casino. 

 
Source: Provided by Ascent Environmental in 2024. 

Former Lakeside Inn and Casino Site. 

Figure 5 Existing Conditions: Golden Nugget and Former Location of Lakeside Inn and Casino 
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Source: Design Workshop 2011. 

  
Source: Design Workshop 2011. Source: Design Workshop 2011. 

Figure 6 South Shore Vision Plan Illustrations 
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SOUTH SHORE VISION DESTINATION ECONOMIC IMPACT ANALYSIS 

In 201, the Lake Tahoe Visitors Authority (LTVA), STAR, City of South Lake Tahoe, private stakeholders and 
Douglas County funded the South Shore Vision Destination Economic Impact Analysis, which explores the 
economic impacts of maintaining current operations and infrastructure (status quo) as opposed to implementing 
changes (transformation) proposed in the South Shore Vision Plan. Overall, the Analysis found that the status quo 
does not provide a level of revenue that is sustainable for the South Shore. 

Status Quo: The Analysis found that over the past decade the South Shore has experienced a significant decline 
in economic activity, within the following areas: 

 ̧ Gaming revenue 
 ̧ Rooms rented 
 ̧ Occupancy 
 ̧ Retail sales 
 ̧ Employment 

For Douglas County, the greatest area of concern has been the significant decline in gaming revenue from a high 
of $338 million in 2004 to $209 million in 2011, a decrease of 38 percent. While gaming revenue has increased in 
recent years ($243 million in 2023; Nevada Gaming Board 2023), revenue remains substantially lower than it was 
in the early 2000s. The decline in revenue is attributed to the opening of tribal casinos in California and across the 
country, the lack of investment in infrastructure as a result of the regulatory nature of the Tahoe Basin, and the 
economic recession.  

Transformation: The Analysis found that to transform the economy and generate long-term revenue, the types of 
changes proposed in the South Shore Vision Plan are necessary. These changes include: 

 ̧ Diversifying into a more recreation-based economy, 

 ̧ Leveraging Lake Tahoeôs history with entertainment in a unique setting, and 

 ̧ Upgrading the visitor experience by providing walkable areas that feature upgraded visitor and 
community-based experiences. 

The Analysis also found that policy makers are at a unique juncture in that they can maintain the status quo or 
transform the visitor experience to foster economic vitality in the South Shore. 

The South Shore Vision Plan also demonstrated that the redevelopment of the South Shore could include many 
positive environmental benefits, such as: 

 ̧ Reduction in coverage 
 ̧ Increased open space 
 ̧ Restored stream environment zones 
 ̧ Water quality improvement projects 
 ̧ Pedestrian friendly streets 
 ̧ Public transportation 
 ̧ Energy efficient buildings 
 ̧ Access to recreational opportunities 

Ultimately, the South Shore Vision Plan was successful in providing a framework for promoting positive changes to 
the Regional Plan for Douglas County and the City of South Lake Tahoe. 

The South Shore Area Plan has been developed to build upon the concepts in the South Shore Vision Plan and 
Lower Kingsbury Visioning and Land Use Alternatives Report, as well as to be consistent with the goals and 
policies in the 2012 TRPA Regional Plan. The boundaries of the South Shore Area Plan include those properties 
evaluated in the South Shore Vision Plan within Douglas County. 
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REGIONAL HEALTHCARE 

Multiple parcels compose the site of the former Lakeside Inn and Casino. The site is proposed to be redeveloped 
into a full-service acute care hospital, which would create new jobs and provide much needed 24/7/365 medical 
care. Currently, there are limited outpatient care services in the plan area located at Bartonôs Stateline Medical 
Center. Services provided at the Stateline Medical Center are discussed in Chapter 8, ñPublic Health and Safety 
Element.ò The expansion of medical services in the Healthcare Subdistrict provides an opportunity to redevelop the 
former site of the Lakeside Inn and Casino, which would (12) bring healthcare services closer to the casino core 
(and the Douglas County portion of the Tahoe Basin); (23) locate healthcare services closer to major travel routes, 
shortening the distance to other regional healthcare facilities (e.g., Renown in Reno); and (34) increase revenue 
generation in Douglas County. 

 

REDEVELOPMENT AREA #2 

On February 18, 2016, the Douglas County Board of Commissioners approved the establishment of a new 
Redevelopment Area for the South Shore area (RDA #2) (see Map 6) to establish a tax increment financing 
district (TIF).  In addition to RDA #2, Douglas County approved a 1 percent increase in the Transient Lodging 
License Tax or Transient Occupancy Tax (TOT) in 2017. The tax increment revenues as well as the increased 
TOT revenues were used to pay for site planning, design, environmental studies and construction of the Tahoe 
Blue Event Center. Going forward, these revenues will be used to repay bonds or other obligations issued to 
finance the Event Center. 

The November 2020 General Election included Douglas County Question No. 1 was approved by the voters, 
which was a referendum on Ordinance 2016-1456 creating RDA #2. Douglas County voters approved 
Question No.1 to repeal the ordinance. The vote was effective upon the County Commissionôs formal 
certification of the election results on November 16, 2020. The Douglas County RDA #2 will continue to collect 
up to $1.3 million per year in redevelopment tax increment revenue generated from the properties within RDA 
#2 and remit the revenue to Tahoe Douglas Visitors Authority in accordance with the terms of the Tax 
Increment Pledge Agreement. No further redevelopment tax increment revenue will be collected and no further 
redevelopment activity will take place within RDA #2 area. To the extent that the properties within RDA #2 
generate tax increment revenues above $1.3 million in any future year, the excess tax revenues are accounted 
for like any other property tax revenue collected by Douglas County and remitted to the various taxing 
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agencies entitled to the tax revenue. Map 6  
Redevelopment Area #2 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024. 
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EVENT CENTER 

The Tahoe Blue Event Center (Figure 7) opened to the public in September 2023. It is owned by the Tahoe 
Douglas Visitorôs Authority and located on a 4.91-acre parcel gifted to the Authority by Edgewood Companies.  

The Event Center has a building footprint of approximately 88,000 square feet as well as an outdoor gathering 
space, reconfigured surface parking lots, multimodal and pedestrian enhancements as well as improved 
stormwater treatment facilities. The Tahoe Blue Event Center includes two levels for a total floor area of 
approximately 138,000 square feet. 

The Tahoe Blue Event Center is expected to have the following benefits, according to the Tahoe Douglas 
Visitorôs Authority: 

 ̧ $60 million in total economic impact 
 ̧ 386 year-round jobs 
 ̧ Increased property values 
 ̧ $3 million in annual tax revenues 

Publicly owned assembly and entertainment centers, such as the event center, are uses that are allowed in the 
High-Density Tourist District of the South Shore Area Plan by Special Use Permit. All development proposals 
within the High-Density Tourist District (Casino Core) of the South Shore Area Plan are still reviewed by TRPA 
(refer to the Land Use Element for additional information on land uses and TRPA Review). 

 
Source: Provided by Ascent Environmental in 2024. 

Figure 7 Tahoe Blue Event Center 
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Chapter 5 
Housing Element 
This element provides information on the existing housing inventory, the housing market, and affordable housing 
barriers and incentives. The TRPA Regional Plan includes housing as a sub-element of the Land Use Element. 
The Bi-State Compact does not mandate inclusion of a housing element and the TRPA Thresholds do not 
address housing. 

HOUSING INVENTORY 

There are currently 132 housing units within the South Shore Area Plan. Most of the housing stock is multi-family. 
There are 88 multi-family units on Market Street (Lake Vista I and II Apartments) and 64 units on Deer Run Court 
(The Lodge at Kingsbury Crossing), although The Lodge at Kingsbury Crossing operates as a timeshare; thus, 
The Lodge units are not included in Table 8. 

There is one mobile home park in the South Shore Area Plan: Kingsbury Manor Mobile Home Park. The Park 
includes 31 units and residents rent the spaces for their units. As shown in Table 8, 66 percent of the housing 
inventory in the South Shore Area Plan is multi-family and 23 percent of the inventory is manufactured and mobile 
homes. Single-family detached and single-family attached dwelling units represent 7 percent and 4 percent of the 
housing inventory, respectively. 

Table 8  
South Shore Area Plan Housing Inventory 

Housing Type Units Percentage 

Single Family Detached 10 7% 

Single Family Attached 5 4% 

Manufactured/Mobile Homes 31 23% 

Multi-Family Units 88 66% 

 
Total Units 

 
132 

 
100% 

Source: Provided by TRPA in 2024. 

HOUSING MARKET 

Information on the housing market in the South Shore Area Plan includes sales data, residential development 
potential, and vacation home rentals and timeshares. 

2023 SALES DATA 

The 2023 sales data from the Douglas County Assessor reports on sales of single-family detached dwelling units 
(Code 200) by Township and Range. The South Shore Area Plan is located within Township 13 and Range 18 
(T/R 1318). 

There were 62 single-family home sales during 2023 in T/R1318. The highest price for home sales during 2016 
was $11,200,000 and the lowest price was $375.000 There was only one sale below $500,000. 

The median sales price was $1,365,500 and the average sales price for single-family homes was $1,845,412. 
Table 9 provides the single-family sales data for 2023. 
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Table 9  
2023 Single Family Sales Prices in T/R 1318 

Township & Range 
(General Area) 

High  
Price 

Low  
Price 

Median 
Price 

Average 
Price 

% of Sales 
Below $300K 

1318 (Kingsbury/Stateline) $11,200,000 $375,000 $1,365,500 $1,845,412 1.2% 

Source: Douglas County Assessor  2024. 

RESIDENTIAL DEVELOPMENT POTENTIAL 

Residential development requires obtaining a Residential Unit of Use (RUU) development right. The RUU may be 
obtained either by transfer of a banked RUU to the parcel or by combining a Potential Residential Unit of Use 
(PRU) and a residential allocation, which then become a RUU upon construction. TRPA awards residential 
allocations to Douglas County based on an annual audit of development review and project compliance, 
compliance of TDML implementation, and compliance with the Countyôs short-term rental neighborhood 
compatibility. The County in turn, will distribute residential allocations to properties that have a PRU and are 
proposing development. BMP compliance does not play a part in TRPA awarding residential allocations to 
Douglas County. However, in order to build a residential unit on a property, water quality BMPs are required to be 
proposed and approved as part of that project. TRPA has allocated 67 bonus residential units to Douglas County 
to be used only for projects within the South Shore Area Plan, which could be used for affordable housing 
developments (Bindl, pers. comm., 2024). As of January 2025, TRPA has distributed 73 residential allocations to 
Douglas County that are not currently assigned to residential projects.  

Within the South Shore Area Plan, there are limited opportunities for new residential development due to the 
limited number of vacant parcels available for permanent residential development. The four parcels comprising 
the Edgewood Mountain Area property are designated for resort recreation land uses, including Tourist 
Accommodation Units (TAUs). New residential development within the South Shore Area Plan would likely occur 
only with the redevelopment of existing developed properties and/or the conversion of existing TAUs into deed 
restricted affordable housing units. 

VACATION HOME RENTAL PERMITS AND TIMESHARES 

Douglas County requires a vacation home rental (VHR) permit in the Tahoe Township for all properties used for 
short-term rentals of 28 consecutive days or less (see Douglas County Code Chapter 20.622). As of July 2023, 
there were 566 active vacation home rental permits (Douglas County 2023a). Douglas County allows a maximum 
of 600 VHR permits, which are subject to neighborhood density limits. There was only one VHR permit within the 
South Shore Area Plan, as shown on Map 7. This was a single unit in the Dart Liquor building.  

In addition to VHRs, there is one timeshare development in the South Shore Area Plan: The Lodge at Kingsbury 
Crossing. This timeshare development contains 64 units and is located on Deer Run Court. Douglas County 
adopted timeshare regulations in 1982. 
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Map 7  
Vacation Home Rental Permits 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024. 
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AFFORDABLE HOUSING 

Although housing is not mandated in the Bi-State Compact and is not included as a threshold category, housing 
issues are becoming increasingly important to residents, employers, and local governments. The TRPA Regional 
Plan includes a housing sub-element that addresses the use of incentives to promote housing for full-time and 
seasonal residents and workers employed in the region. The limited supply of affordable housing within the South 
Shore Area Plan impacts the ability of employers to attract and retain employees.  

The South Shore Region Housing Needs and Opportunities report (Housing Needs and Opportunities Report) 
completed in 2019 documented factors that have contributed to the current conditions in the housing market in the 
south shore region and its decreasing ability to house residents and employees. The south shore region includes 
the Tahoe Basin portion of Douglas County, the City of South Lake Tahoe, and unincorporated areas of El 
Dorado County, including Tahoma, in the South Tahoe area. As of 2019, residents occupied over 700 fewer 
homes than they did in 2010. Resident owners increased by 200 households, but resident renters dropped by 930 
households. During this time, second homeownership increased, with 4,420 vacant and second homes added 
between 2010 and 2019. 

The Housing Needs and Opportunities Report identified the number of housing units needed to address current 
deficiencies in housing based on employees needed to fill unfilled jobs, residents and employees living in over-
crowded conditions, and in-commuters that want to move near their job in the south shore region. These are 
referred to as ñcatch-up needs.ò The Housing Needs and Opportunities Report also identified the number of 
housing units needed to keep up with future demand for housing based on projected job growth and jobs that will 
be vacated by retiring employees. These housing needs are referred to as ñkeep-up needs.ò Housing shortages 
worsen when local job growth and the need for more workers exceeds the growth of available housing units. 
Based on the estimated catch-up and keep-up needs, approximately 3,290 community housing units are needed 
by 2026, or an average of about 550 units per year. These estimates do not account for the number of housing 
units needed by seasonal workers, which is difficult to define because the needs change year-to-year based on 
several factors (e.g., tourism, hiring needs, weather) (Tahoe Prosperity Center 2019). 

In 2023, TRPA received a Higher Impact Transformative (HIT) grant from the California Housing and Community 
Development (HCD) department. This grant award will fund assessment of the impact of existing policies on 
affordability; development of a community engagement plan to increase communication between communities 
and agencies; updating the regionôs development rights and growth management programs; delivery of a 
streamlined environmental review process for transit-oriented, multi-family developments; and environmental 
analysis of proposed updates to the Regional Plan. As the federally designated Metropolitan Planning 
Organization (MPO) for the basin, TRPA was awarded a separate grant to fund amendments to certain building 
standards to make it more financially feasible for private property owners and builders to construct deed-restricted 
workforce housing for multiple income levels (TRPA 2023).  

TRPA HOUSING DEFINITIONS 

TRPA recognizes and provides incentives to three categories of housing types: ñaffordable,ò ñmoderate,ò and 
ñachievable.ò TRPA defines affordable housing as housing affordable to low-income households, or those with 
household incomes at or below 80 percent of the area median income. TRPA defines moderate income housing 
as housing affordable to households with incomes up to 120 percent of area median income. Achievable housing 
includes housing that meets at least one of the following criteria: 

 ̧ Have a household income not in excess of 120 percent of the respective countyôs area median income 
(i.e., moderate income households and below); or  

 ̧ At least one occupant of the household works at least 30 hours per week or full-time equivalency for an 
employer with a business license or tax address within the Tahoe region; or 

 ̧ Resident is a retired person who has lived in a deed-restricted unit in the Tahoe Basin for more than 
7 years. 
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AFFORDABLE HOUSING INVENTORY 

Within the South Shore Area Plan, there are 64 units of deed restricted affordable rental housing. The Lake 
Vista I and Lake Vista II apartments are located at 129 and 131 Market Street in Kingsbury and provide rental 
housing for households with incomes at or below 60 percent of median income. Lake Vista was developed with 
Home Investment Partnership (HOME) funds as well as Low-Income Housing Tax Credits (LIHTC). The developer 
entered into an Affordable Housing Agreement with Douglas County, which requires the units to be restricted for 
30 years, or until August 26, 2031. The affordable housing agreement was approved by TRPA and Douglas 
County on the basis of waiving 64 development rights. 

Table 10 provides information on the affordable renter-occupied units within the Tahoe Township, including the 
South Shore Area Plan. 

Table 10 
Income-Restricted Rentals in the Tahoe Township of Douglas County 

  Location Year Built 
Total 
Units 

Affordable 
Units 

1-bed 2-bed 3-bed 
Income 
Level 

Lake Vista I Market Street 2001 24 24 12 12   
50%, 

60%, 80% 

Lake Vista II Market Street 2001 40 40 8 32   60% 

Aspen Grove 
Kahle Drive area 
(outside of the 
SSAP) 

2015 (year 
restricted) 

39 39 11 28   <80% 

Faris Apartments 
Kahle Drive area 
(outside of the 
SSAP) 

2019 (year 
restricted) 

10 10 2 7 1 120% 

Meadowbrook 
Kahle Drive area 
(outside of the 
SSAP) 

2001 30 30 - 16 14 60% 

Nevada Royale 
Kahle Drive area 
(outside of the 
SSAP) 

2019 (year 
restricted) 

5 5       120% 

Total   - 148 148 33 95 15   

Source: Tahoe Prosperity Center 2019. 

Map 8 displays the location of affordable housing developments within the South Shore Area Plan as well as units 
in the Kahle Drive area that are located just outside of the South Shore Area Plan. Map 8 also displays the 
location of the Kingsbury Manor Mobile Home Park. The Ponderosa Park Mobile Home Park is located outside of 
the South Shore Area Plan but directly adjacent to Kingsbury Manor Mobile Home Park. Ponderosa Park Mobile 
Home Park contains 75 units (Douglas County 2022). 
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Map 8  
Affordable Housing in South Shore Area Plan 

 
Source: Adapted by Ascent in 2024. 
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MANUFACTURED HOUSING 

The Kingsbury Manor Mobile Home Park (32 units) is the only manufactured home park in the South Shore Area 
Plan. The Ponderosa Mobile Home Park (75 units) is another manufactured home park and is located next to the 
Kingsbury Manor Mobile Home Park, but outside of the boundary of the South Shore Area Plan. The former 
Tahoe Shores Mobile Home Park (155 units) was located just outside of the South Shore Area Plan and was 
removed with the development of the Tahoe Beach Club (143 condominiums) at the end of Kahle Drive. 

The Kingsbury Manor Mobile Home Park and Ponderosa Mobile Home Park may be considered affordable market 
rate housing but there are no deed restrictions on these properties and they are not included in the inventory of 
affordable housing. TRPA requires the TRPA Governing Board to review and approve any project that creates, 
eliminates, or converts 10 or more mobile homes. There are affordable rental units along Kahle Drive that are 
deed restricted but these units are just outside of the boundary for the South Shore Area Plan. The Aspen Grove 
Apartments include 39 deed restricted affordable rental units that represent mitigation for the Tahoe Beach Club 
project. The developer of the Tahoe Beach Club secured an additional 15 units of affordable housing to satisfy 
TRPAôs mitigation requirements (Tahoe Prosperity Center 2019). 

The Tahoe Regional Housing Needs Program Report prepared for the Tahoe Basin (2014 Housing Report) (BAE 
Urban Economics 2014) discussed possible approaches to replace existing mobile and manufactured housing 
units with site built multi-family housing. The concern is that while older mobile home parks contain low-density 
(eight dwelling units per acre), older housing stock, the housing is typically considered moderate, if not affordable, 
housing. The 2014 Housing Report noted that any proposed policy changes ñshould discourage the displacement 
of existing low- and moderate-income residents, while ensuring that replacement units remain affordable to 
existing residents and members of the regional workforce.ò (BAE Urban Economics 2014: 91). The 2014 Housing 
Report recommended amending the TRPA Code to consider all mobile or manufactured housing units as 
affordable or moderate-income housing by default (in lieu of only mitigating units in current use that can be 
documented as serving low-income households). 

BONUS RESIDENTIAL UNITS 

To incentivize affordable and workforce housing, TRPA awards ñbonus unitsò to projects building deed restricted 
affordable, moderate, or achievable housing. A bonus unit takes the place of an RUU and is awarded at no cost to 
the applicant if the home meets the criteria in TRPA Code Section 52.3.4.  

There were 874 residential bonus units remaining from the 1987 Regional Plan. An additional 600 bonus units 
were created under the 2012 Regional Plan. Cumulative accounting of bonus units can be found on 
laketahoeinfo.org.  

DEVELOPMENT STANDARDS FOR AFFORDABLE, MODERATE, AND ACHIEVABLE 
HOUSING  

In 2023, TRPA passed the Phase 2 Housing Amendments that provide development incentives for deed-
restricted affordable and workforce housing projects. Notwithstanding other rules, TRPA allows alternative 
density, height, coverage, and parking standards for residential or mixed-use developments with a residential 
component that is 100 percent deed-restricted affordable, moderate, or achievable housing. Residential 
developments or mixed-use developments with a residential component that is 100 percent deed-restricted are 
subject to the density standards in TRPA Code Section 31.4.1.A, the height standards in TRPA Code 
Section 37.5.5, the coverage standards in TRPA Code Section 30.4.2.B.5 and 30.4.2.B.5, and the parking 
standards in TRPA Code Section 34.4.1.  

Residential developments or mixed-use developments with a residential component that is 100 percent deed-
restricted affordable, moderate, or achievable, as described in TRPA Code Section 36.13 and utilize bonus units 
are exempt from the density maximums in TRPA Code Section 31.3.  

https://www.laketahoeinfo.org/CumulativeAccounting/Index
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INCLUSIONARY HOUSING 

TRPA requires developers to mitigate removal of existing affordable housing (low-income and moderate) but does 
not at this time require developers to create new affordable housing. 

ACCESSORY DWELLING UNITS (SECONDARY UNITS) 

In Nevada, TRPA regulations only permit the placement of accessory dwelling units (ADUs) on parcels of 1 acre 
or greater (TRPA Code Section 21.3.2). Residential allocations are required for ADUs just like other residential 
units. For locations within the TRPA Residential Bonus Unit Boundary, a bonus unit may be awarded if the ADU 
would serve low-income, moderate-income, or achievable household (TRPA Code Section 52.3.4).  

In 2021, TRPA approved updated rules to encourage more affordable housing options for Tahoe residents and 
employees by allowing ADUs on parcels of any size and additional incentives for providing this housing if the ADU 
is restricted to affordable rates and located near transit or a town center. However, ADUs in Washoe and Douglas 
Counties are only allowed on parcels 1 acre or larger. The TRPA Phase 2 Housing Amendments approved in 
2023 also provided an additional benefit for deed-restricted ADUs within the bonus unit boundary. Deed-restricted 
ADUs within the bonus unit boundary are eligible for up to 70 percent coverage (or 100 percent coverage in 
centers) or 1,200 square feet of additional coverage, whichever is less. The additional coverage can only be used 
for the deed restricted portion of the property (i.e., the ADU and associated walkways or decks), but not parking. 

EMPLOYEE HOUSING 

Some major employers provide seasonal or permanent housing for their employees to offset the difficulty of finding 
affordable housing in the region. Edgewood Companies purchased the Pine Frost Inn in the City of South Lake 
Tahoe in 2005 and uses the former inn to provide rental housing for its employees. Heavenly Resort offers 
employee housing at a location in an apartment building in South Lake Tahoe.  

Per Section 20.703.090 of the County Code, employee housing is permitted by right in the Mixed Use/Town 
Center, Healthcare Subdistrict and Tourist/High-Density Tourist District either through the County or TRPA 
review. Employee housing would require either a County or TRPA Special Use Permit in the Recreation and 
Resort Recreation districts.  
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Chapter 6 
Land Use Element 
This element provides information on land uses adopted as part of the 2012 TRPA Regional Plan, permitted 
activities within Area Plan land use designations and special overlay districts (Town Centers and High-Density 
Tourist District), and the equivalent zoning districts. 

TRPA REGIONAL PLAN LAND USE DESIGNATIONS 

The 2012 TRPA Regional Plan includes eight future land use classifications and four special planning districts, 
which are reflected on Map 1 of the Regional Plan (See Appendix A-1). Where referred to in the South Shore 
Area Plan (see Map 9), ñFuture land use districtsò or ñfuture land use designationsò refer to the land use 
designations adopted by TRPA and Douglas County. Existing uses are consistent with these future land use 
designations.  

To reduce coverage, improve environmental conditions, and achieve threshold gains, the TRPA 2012 Regional 
Plan creates additional incentives to retire existing coverage and relocate coverage and new development to 
Town Centers. In Town Centers, for example, property owners can have up to 70 percent land coverage when 
such coverage is transferred in and used on high capability lands (Class 4-7). 

The South Shore Area Plan retains the strict environmental protections required under the TRPA Regional Plan and 
includes several strategies to further accelerate environmental improvements and restoration, including the following: 

 ̧ Environmental Redevelopment: Promoting the redevelopment of existing developed areas to include 
increased bicycle, pedestrian, and transit amenities; coverage reduction; and compliance with water 
quality and other environmental regulations. 

 ̧ Transfers of Development Rights/Existing Development: The South Shore Area Plan includes the 
High-Density Tourist District and the Kingsbury Town Center, which are defined in the TRPA Code of 
Ordinances as ñCentersò (Code Section 90.2). Regional Plan Policies LU-3.3 and LU-3.7 direct 
development in and transfer of existing development potential (e.g., CFA, TAUs, RUUs) to Centers. 
These areas are already extensively developed and meet or exceed coverage limitations identified in 
TRPA Code Section 30.4. As receiving areas, future development will be directed to these areas instead 
of occurring in outlying and/or environmentally sensitive areas. Although not reflected as a receiving area, 
the Edgewood-Tahoe Golf Course site (limited to Special Area #1) is a receiving area in that up to 250 
TAUs may be transferred to the site and the Edgewood Mountain Area property is a receiving area in that 
development is only allowed if it is transferred in and the transfer results in the retirement of development. 
The transfer of development described here is consistent with the TRPA Regional Plan and is separate 
from the Countyôs transfer of development rights program covered under Douglas County Code Section 
20.500. 

 ̧ Compact Mixed-Use Land Use Pattern: The Area Plan includes zoning districts that encourage a 
greater mixing of land uses, which can result in fewer and shorter vehicle trips and associated 
improvements in air quality and traffic. In addition, the High-Density Tourist District represents the largest 
tourist bed base in the region, and the plan promotes recreational and non-auto transportation options in 
and around the district to further reduce vehicle trips. The proposed new hospital on the former Lakeside 
Inn site is expected to result in fewer and shorter trips from within the South Shore Area Plan and the east 
shore to the existing hospital approximately 6 miles away in South Lake Tahoe.  

 ̧ Total Maximum Daily Load (TMDL) Implementation: Requires water quality improvements that will help 
the County meet TMDL milestones.  

 ̧ Comprehensive Coverage Reduction: The Master Plan includes a policy that requires the County to 
consider opportunities for coverage reduction in all public and private redevelopment projects within Centers. 

 ̧ Area-Wide Water Quality Improvements: Area-wide stormwater management systems, such as the 
existing Stateline Stormwater System, are recognized and called for to ensure compliance with TRPA 
BMP and SLRP requirements. 



SOUTH SHORE AREA PLAN 40 MARCH 2025 

 ̧ Stream Environment Zone Protection: The Master Plan includes a policy that requires Douglas County 
to pursue opportunities for SEZ restoration in all public and private projects that contain disturbed SEZ. 

Based on the inventory of existing conditions, the Regional Plan Land Use Districts, and the Conceptual Regional 
Land Use Map, Douglas County has developed new future land use designations and equivalent zoning districts 
for the South Shore Area Plan to conform with the TRPA Regional Plan. 

Several future land use designations are considered receiving areas. Receiving areas are areas that are eligible 
to receive the transfer of existing residential development and residential development rights, TAUs, and 
commercial floor area and are located near commercial services, employment centers, public services and 
facilities, transit facilities, pedestrian paths, and bicycle connections. The transfer ratios range from 1:1 to 1:75 
(TRPA Code Section 51.5). 

Table 11 provides additional information on the future land use designations relevant to the South Shore Area Plan. 

Table 11  
TRPA Regional Plan Land Uses in the South Shore Area Plan 

TRPA Regional Plan 
Land Use Designations Description 

Mixed-Use with Town 
Center District Overlay 

Mixed-Use areas are urban areas that have been designated to provide a mix of 
commercial, public services, light industrial, office, and residential uses to the Region or 
have the potential to provide future commercial, public service, light industrial, office, 
healthcare, and residential uses. The purpose of this classification is to concentrate 
higher intensity land uses for public convenience and enhanced sustainability. 

Town Centers contain most of the Regionôs non-residential service and have been 
identified as a significant source of sediments and other contaminants that continue to 
enter Lake Tahoe. Town Centers are targeted for redevelopment in a manner that 
improves environmental conditions, creates a more sustainable and less auto dependent 
development pattern and provides economic opportunities in the Region. 

Recreation Recreation areas are non-urban areas with good potential for developed outdoor 
recreation, park use, or concentrated recreation. Lands which this plan identifies as 
recreation areas include (1) areas of existing private and public recreation use; 
(2) designated local, state, and federal recreation areas; (3) areas without overriding 
environmental constraints on resource management or recreational purposes; and (4) 
areas with unique recreational resources which may service public needs, such as 
beaches and ski areas. 

Resort Recreation For the South Shore Area Plan, the four Edgewood Mountain Area parcels are 
designated as Resort Recreation and are zoned T-RR (Tahoe-Resort Recreation) zoning 
district. This area allows for tourist, commercial and residential uses provided in 
conjunction with a recreation use. New development must be the result of development 
transfers that result in the retirement of existing development. 

Tourist with High-Density 
Tourist Overlay 

Tourist areas are urban areas that have the potential to provide intensive tourist 
accommodations and services or intensive recreation. This land use classification also 
includes areas recognized by the Bi-State Compact as suitable for gaming. These lands 
include areas that are: 

1) Already developed with high concentrations of visitor services, visitor 
accommodations, and related uses; 

2) Of good to moderate land capability (land capability districts 4-7); 

3) Have existing excess land coverage; and 

4) Located near commercial services, employment centers, public services and facilities, 
transit facilities, pedestrian paths, and bicycle connections. 

The High-Density Tourist District contains a concentration of hotel/casino towers and is 
targeted for redevelopment in a manner that improves environmental conditions, creates 
a more sustainable and less auto-dependent development pattern and provides 
economic opportunities for local residents. The High-Density Tourist District is the 
appropriate location for the Regionôs highest intensity development. 
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SOUTH SHORE AREA PLAN FUTURE LAND USE DESIGNATIONS 

Within the South Shore Area Plan, there are only four applicable land use designations along with two special 
overlay districts: Tourist with High-Density Tourist District Overlay, Recreation, Resort Recreation, and Mixed-Use 
with Town Center Overlay. These land use designations are further described below. As shown in Table 12, there 
are 66 parcels designated as Mixed-Use with Town Center Overlay (Kingsbury Town Center). There are five 
parcels designated as Recreation and all of these parcels are located on the Edgewood Lodge and Golf Course 
property. There are four parcels designated as Resort Recreation for a total of approximately 248 acres, all 
located in the Edgewood Mountain Area property. There are 14 parcels designated as Tourist with the High-
Density Tourist Overlay, all located within the casino core. The South Shore Area Plan does not include any 
parcels designated with Backcountry, Conservation, Residential, or Wilderness future land uses.  

Table 12  
Future Land Use Designations in the South Shore Area Plan 

TRPA 2012 Regional Plan Land Use Parcels Acreage1 

Backcountry N/A 0.00 

Conservation N/A 0.00 

Mixed-Use with Town Center Overlay 66 93 

Recreation 5 234 

Resort Recreation 4 248 

Residential N/A 0 

Tourist with High-Density Tourist Overlay 14 115 

Wilderness N/A 0.00 

Total2 89 690 
1 The acreage values are rounded. 
2 The total acreage shown in this table is greater than that shown in Table 1 because the land use 
designations include right-of-way areas. 

Source: Adapted from TRPA GIS data. 

The Douglas County Area Plan land uses for the South Shore Area Plan are equivalent to the TRPA future land 
uses, and whether TRPA review is still required for specific future land use designations. Douglas County does 
not currently have a delegation MOU with TRPA, so all projects in Douglas County within the Tahoe Basin are 
subject to TRPA review. Even in jurisdictions with delegation MOUs, there are projects of a certain size that 
require TRPA review (see Table 13). 

Pursuant to TRPA Regional Plan Land Use Policy ï LU 4.12, TRPA will continue to review projects within the 
High-Density Tourist, Conservation, and Resort Recreation Land Use Districts on the Conceptual Regional Land 
Use Map and the Shorezone of Lake Tahoe and development with building floor area sizes listed in Table 13.  

Table 13  
TRPA Review Required 

Land Use Categories Town Center Outside of Town Center 

Residential Ó 50,000 square feet Ó 25,000 square feet 

Non-Residential Ó 40,000 square feet Ó 12,500 square feet 

Note: All measurements are new building floor area. 

Map 9 depicts the future land use designations in the South Shore Area Plan. 
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Map 9  
South Shore Area Plan Future Land Uses 

 
Source: Data downloaded from TRPA in 2022; adapted by Ascent in 2023. 
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TOURIST LAND USE WITHIN HIGH-DENSITY TOURIST DISTRICT OVERLAY 

The previous Stateline Community Plan, which included the casino core, was designated as Tourist Future Land 
Uses with a High-Density Tourist District overlay on the TRPA Conceptual Regional Plan Land Use Map. This is 
the primary area, along with the lower Kingsbury area, targeted for redevelopment. The High-Density Tourist 
District is considered a ñCenterò and includes 14 parcels for a total of approximately 115 acres. The area is 
currently dominated by casino/hotel uses, including the Golden Nugget, Ballyôs Hotel/Casino, Harrahôs 
Hotel/Casino, Harveys Hotel/Casino. The casino core is now anchored at the east end by the Tahoe Blue Event 
Center, which provides opportunities for entertainment, conferences, meetings, and special events. Existing 
conditions include: 

 ̧ 2,266 hotel rooms. 

 ̧ Five existing hotel towers that range in height from 85 to 197 feet. 

 ̧ Four parking garages and a substantial amount of surface parking. 

 ̧ The TRPA LiDAR Impervious Coverage Calculations from 2012 for the High-Density Tourist District are 
provided in Table 14. Of the 115 total area acreage within the High-Density Tourist District, approximately 
77 acres, or 67 percent is impervious.  

Table 14  
LiDAR Impervious Coverage Calculations, 2019 

Town Center Impervious Surfaces 
(acres) 

Total Area (acres) Impervious Surfaces 
(percent) 

High Density Tourist District 77.5 115.5 67 

Source: Adapted by Ascent in 2024. 

As discussed in the Economic Development Element, the objective is to transform this area into a world class 
recreational tourist destination, which may include: 

 ̧ Replacing the existing towers with energy efficient buildings that are architecturally compatible with the 
natural scenic beauty of the Region and move the area towards scenic threshold attainment (see 
discussion on scenic resources in Chapter 3, ñConservation Elementò). 

 ̧ Reducing coverage and surface parking. 

 ̧ Restoring stream environment zones, improving water quality, and creating open space. 

 ̧ Creating a pedestrian friendly environment with architecture and landscaping that is visually appealing. 

 ̧ Expanding conference and entertainment opportunities. 

The other main objective is to provide a variety of recreational opportunities and entertainment within walking 
distance from the bed base, such as: 

Skiing: The existing Heavenly Gondola is located just beyond the boundary of the South Shore 
Area Plan and provides direct access to Heavenly Mountain Ski Resort. The Edgewood 
Mountain Area property is used for additional winter activities that include tubing and 
snowmobiling. 

Golfing: The existing Edgewood-Tahoe Golf Course is within walking distance. 

Biking:  The Nevada Stateline-to-Stateline Bikeway provides access to the lake within biking and 
walking distance. 

Hiking: The Van Sickle Bi-State Park is within walking distance and provides access to hiking, 
picnicking, mountain biking, and horseback riding. 
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Beach: The Edgewood Lodge and Golf Course property includes public access via a multi-use 
path from Lake Parkway to a public beach, which is within walking or biking distance from 
the bed base.  

Lake: The Tahoe Transportation District (TTD) has been exploring the feasibility of providing 
waterborne transit from this area to give visitors and residents an opportunity to spend time 
on the Lake, as well as provide non-automobile access to Tahoe City on the north shore. 

Shopping: The creation of a pedestrian-friendly retail environment. 

Dining: The inclusion of a wide variety of dining options. 

Entertainment: The development of outdoor and indoor entertainment amenities, which includes the 
Tahoe Blue Event Center and Lake Tahoe Outdoor Arena at Harveys. 

Overall, the objective is to revitalize the economy, contribute to the attainment of TRPA environmental threshold 
standards, including water quality and scenic, and create a sustainable tourist destination that provides access to 
recreational opportunities within walking and biking distance of the bed base, which is intended to contribute to a 
reduction in vehicle miles traveled and improved air quality. All redevelopment projects in the High-Density Tourist 
District will be evaluated to ensure consistency with these overall objectives. 

RECREATION LAND USES 

 

There are five parcels in the South Shore Area Plan designated as Recreation and all parcels are part of the 
Edgewood Lodge and Golf Course property. The total acreage is approximately 234 acres. 

In 2012, TRPA approved the Edgewood Lodge and Golf Course Improvement Project. The lodge opened in June 
2017. The project consists of a tourist accommodation complex with a total of 154 new TAUs transferred from 
retired hotel sites in South Lake Tahoe; improvements in water and energy efficiency; and a new public beach. 
The project also includes environmental enhancement projects intended to contribute to attainment of TRPA 
environmental standards. The goals of these threshold improvement projects, among others, are to: 

1. Meet and exceed existing TRPA stormwater infiltration and treatment requirements; 

2. Reduce the overall pollutant load of sediment, fine sediment, phosphorus and nitrogen; 
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3. Improve the function of the Golf Course Creek and Edgewood Creek stream environment zones 
(approximately 200,000 square feet of SEZ and 1.5 acres of coverage within the shorezone will be 
restored); and 

4. Dredge and remove accumulated material in site ponds to reestablish pollutant capture capacity. 

The project demonstrates how new projects can bring environmental improvements to the Tahoe Basin. 

This site was in PAS 070A (Edgewood), including Special Area #1 (Tourist Area), which allowed for up to 
250 TAUs to be transferred to the site. This site continues to be allowed a maximum of 250 TAUs with the South 
Shore Area Plan. 

RESORT RECREATION LAND USES 

There are four parcels within the South Shore Area Plan designated as Resort Recreation. All four parcels are 
located on the Edgewood Mountain Area property and contain approximately  248 acres. 

The Edgewood Mountain Area property has historically been a conservation area, although numerous recreation, 
public service, and some residential uses were historically allowed in the area. The site contains the historic 
Friday Station (an original Pony Express stop).  

With the 2012 TRPA Regional Plan Update, the property was placed in the Resort Recreation District on the 
Conceptual Regional Land Use Map. The purpose of designating it Resort Recreation was to allow for additional 
recreational opportunities, such as a cross-country ski area, to be located near the bed base and to reduce 
vehicle miles traveled thus improving air quality. Currently, one of the parcels is used seasonally for tubing and 
snowmobiling activities. The 2012 Regional Plan also allows for tourist accommodations and commercial 
structures that are accessory to a recreation use to be located on the site, as long as TRPA defined development 
rights (e.g., CFA, TAUs, RUUs) are transferred in from outside of the designated area and the transfer results in 
the retirement of development. Tourist accommodation units or commercial development may be subdivided into 
air space condos (no lot or block subdivisions are allowed). The parcel has been identified as a future site for a 
bike/pedestrian path to connect Market Street to the Van Sickle Bi-State Park, consistent with the Lake Tahoe 
Active Transportation. 

MIXED-USE LAND USE WITH TOWN CENTER OVERLAY 

In 2008, all of the parcels within the lower Kingsbury area were evaluated in the Lower Kingsbury Visioning and 
Land Use Alternatives Report. The Summary Report was developed with input from local property owners, 
identified opportunities and constraints for revitalization and environmental improvements and resulted in a 
number of recommendations, including: 

1. Transforming the area into a pedestrian friendly and mixed-use environment. 

2. Creating more diverse housing options. 

3. Developing an area wide water quality improvement project. 

4. Creating more bike connections, including connections to the Kahle Community Center and a 
bike/pedestrian path from Market Street to the South Shore through the Edgewood Mountain Area 
property. 

Financial or regulatory incentives and/or County sponsored redevelopment programs were identified as potential 
catalysts for redevelopment in the area. 

The TRPA LiDAR Impervious Coverage Calculations for the Kingsbury Town Center are provided in Table 15. Of 
the approximately 93 acres in the total area, approximately 51 acres (54 percent) are impervious. 
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Table 15   
LiDAR Impervious Coverage Calculations, 2012 

Town Center 
Impervious 

Surfaces (acres) Total Area (acres) 
Impervious 

Surfaces (percent) 

Kingsbury Town Center 50.7 93.3 54 

Source: Adapted by Ascent in 2024. 

The South Shore Vision Plan evaluated the properties that contain the former Lakeside Inn and Douglas County 
Government Center/Tahoe Transportation and Visitors Center. The Plan identified this area as the Gateway Area 
into the South Shore and recommended redeveloping this area into a mixed-use environment and, beginning at 
Kahle Drive, creating a streetscape along the entire street corridor that includes pedestrian amenities, 
landscaping, and an interesting environment to support retail. 

The lower Kingsbury area is the only area designated as a Mixed-Use/Town Center on the Conceptual Regional 
Land Use Map within the County. This area is intended to provide a mix of commercial, public services, light 
industrial, healthcare, office, and residential uses and is targeted for redevelopment in a manner that improves 
environmental conditions, creates a more sustainable and less auto-dependent development pattern, and 
provides economic opportunities. 

Douglas County has identified a new Healthcare Subdistrict within the Mixed-Use/Town Center district to support 
the expansion of existing healthcare services in the area. This includes an increased height allowance up to 80 
feet for hospital uses on the lakeside portion (west of US 50) of the subdistrict. With the Town Center overlay and 
TRPA Phase 2 Housing Amendments, development of more diverse housing options is incentivized. The 
residential density (exempt from density limits) and height standards would incentivize redevelopment within the 
Town Center such that environmental benefits would occur, including from redevelopment as development 
commodities are transferred from more environmentally sensitive areas. 

The South Shore Area Plan includes new actions to address outstanding issues, such as moving forward with an 
area wide water quality improvement project and a pedestrian/bike connection between Market Street and Van 
Sickle Bi-State Park. The County recognizes that including the Kingsbury Town Center in the South Shore Area 
Plan is the first step in fostering the redevelopment and revitalization of the area. 

There are 66 parcels within the South Shore Area Plan designated with a future land use of Mixed-Use with a 
Town Center Overlay. The Kingsbury Town Center includes approximately 93 acres. Residential development is 
located along SR 207 (Kingsbury Grade), but setback behind commercial properties that line the highway. The 
Lake Vista apartments on Market Street provide 64 units of affordable rental housing. Mobile homes are located 
in the Kingsbury Manor Mobile Home Park and Ponderosa Mobile Home Parks (adjacent to the Kingsbury Square 
Office Complex). 

 

View of Lake Tahoe from Shady Lane Commercial (Industrial Center) 
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The Kingsbury Town Center contains more than 100 different commercial, industrial, and public uses. The most 
notable uses include Douglas County Government Offices/Tahoe Transportation and Visitors Center, Edgewood 
Village, Kahle Community Center/Park, Kingsbury Station, Red Hut Center, Shady Lane Commercial (Industrial) 
Center, Kingsbury Square, and Kingsbury Center.  

HEALTHCARE SUBDISTRICT IN TAHOE-MIXED USE/TOWN CENTER DISTRICT 

The Healthcare Subdistrict within the Kingsbury Town Center contains parcels owned by Barton Healthcare 
System at the base of Kingsbury Grade and US 50. Four of the parcels are located in the northeast corner of 
Kingsbury Grade and US 50 and contain the Stateline Medical Center facilities. The Kingsbury Transit Center is 
located near the Stateline Medical Center and consists of a TTD bus stop adjacent to the parking garage. The 
other parcels are located west of US 50 and comprise the former Lakeside Inn site. Barton intends to develop a 
full-service hospital on that site. Redevelopment of the former Lakeside Inn site with healthcare-related uses 
would provide an opportunity to add permanent full-time healthcare jobs and contribute to economic prosperity 
within Douglas County. The Healthcare Subdistrict will be the core area for healthcare services and related 
supporting services in the Area Plan. 

 

SOUTH SHORE AREA PLAN ZONING DISTRICTS 

To implement the TRPA Regional Plan, Douglas County has adopted the base and overlay zoning districts (High-
Density Tourist District and Town Center Districts) for the South Shore Area Plan. The regulations for each 
zoning district are included in the Douglas County Development Code (Title 20), Chapter 20.703, Tahoe Area 
Plan Regulations. 

The future land use districts and equivalent zoning districts are provided in Table 16. 

Table 16  
Future Land Uses and Equivalent Zoning Districts 

Future Land Use Designations for South 
Shore Area Plan Equivalent Zoning Districts 

Resort Recreation T-RR (Tahoe ï Resort Recreation) 

Residential T-RES (Tahoe ï Residential) 

Mixed-Use T-MU (Tahoe ï Mixed-Use) 

Healthcare Subdistrict T-HC (Tahoe ï Healthcare) 

Tourist T-T (Tahoe ï Tourist) 

High-Density Tourist District HDT (High-Density Tourist) Overlay 

Town Center District TC (Town Center) Overlay 

All Districts PD (Planned Development) Overlay SA (Special Area) Overlay 

Map 10 displays the zoning districts for the South Shore Area Plan. 

SOUTH SHORE DESIGN STANDARDS AND GUIDELINES 

To ensure quality redevelopment that reflects the desired mountain character of Tahoe and brings the area into 
Scenic Threshold attainment, the South Shore Design Standards and Guidelines are utilized for non-residential 
development located in the South Shore Area Plan. These standards are included in the Douglas County Design 
Criteria and Improvement Standards Manual Part 1, Division 7. 

These design standards and guidelines include site layout, landscape, building, signage, lighting, and screening 
standards. Residential development would still need to comply with the design standards in Chapter 36 of the 
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TRPA Code of Ordinances.  While adding a critical element to the Kingsbury Town Center, the Healthcare 
Subdistrict on the lake side of the highway will allow for building height up to 80 feet to enhance redevelopment 
possibilities required for a full service medical care facility (i.e., hospital). 
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Map 10  
Zoning Districts in the South Shore Area Plan 

 
Source: Data downloaded from TRPA in 2022; adapted by Ascent in 2023. 
  



SOUTH SHORE AREA PLAN 50 MARCH 2025 

Chapter 7 
Public/Quasi-Public Facilities and 
Services Element 
This element provides information on community facilities such as schools and libraries; healthcare facilities and 
services; and public water, wastewater, and solid waste facilities and services serving the plan area. 

OVERVIEW 

The Public/Quasi-Public Facilities and Services Element is implemented through Chapter 20.100, Public Facilities 
and Improvement Standards, of Douglas County Code and the Douglas County Design Criteria and Improvement 
Standards Manual, which requires ñadequate facilitiesò and provides standards for the design, construction, 
repair, and alteration of streets, drainage, grading, sewers, and water supply facilities. It is also implemented 
through the 5-year CIP, which is reviewed annually in coordination with the preparation of the budget. The CIP 
provides information on current and long-range infrastructure and equipment requirements of the County and 
identifies both funded and unfunded projects. 

Since little growth is anticipated within the South Shore Area Plan due to growth restrictions within the Tahoe 
Basin, the Countyôs focus is on operating and maintaining existing public services and facilities. The County also 
coordinates with other service and facility providers to consolidate services and facilities where feasible to reduce 
costs and provide better and more efficient services to residents and visitors. 

 In addition to the County, there are GIDs, private companies, and homeownersô associations that provide and 
maintain quasi-public services and facilities. The following public facility and service providers operate in the 
South Shore Area Plan: 

 ̧ Edgewood Water Company 
 ̧ Kingsbury GID 
 ̧ Douglas County Lake Tahoe Sewer Authority (former Douglas County Sewer Improvement District 

No. 1) 
 ̧ Douglas County School District 
 ̧ Barton Healthcare System 

In most cases, the County has little or no jurisdiction over these agencies and private entities. Therefore, service 
and facility planning is done with little input from the County. 

WATER PROVIDERS 

There are two active public water systems in the South Shore Area Plan: Edgewood Water Company and the 
Kingsbury GID. 

The Kingsbury GID provides water to development located within the Kingsbury Town Center, including the former 
Lakeside Inn properties, as well as residential and commercial/industrial development located along SR 207. 

The Edgewood Water Company is a private water company established in 1965 and serves the casinos in 
Stateline, Edgewood Mountain Area property, and the Edgewood Golf Course and Lodge. 

Map 11 depicts the service areas for the Edgewood Water Company and the Kingsbury GID in the South Shore 
Area Plan. 
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Map 11  
Water Service Providers in the South Shore Area Plan 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024. 
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Table 17 provides additional information on each water provider. 

Table 17  
Public Water Systems in the South Shore Area Plan 

Public Water System 
Population 

Served 
Primary 
Source 

Number of 
Sources 

Source  
Type 

Number of 
Service 

Connections 

Edgewood Water Company 5,000 Surface Water 1 Intake(s) 34 

Kingsbury GID 5,195 Surface Water 1 Intake(s) 2,952 

Note: Oliver Park GID does not provide water, the water supplier for its service area is Kingsbury GID. 

Sources: Kingsbury GID 2024, Nevada Division of Environmental Protection, Tahoe Water Suppliers Association 
2023 Annual Report. 

WASTEWATER PROVIDERS 

Since all septic systems have been removed from Tahoe to protect the clarity of Lake Tahoe, all development is 
connected to public and private wastewater systems and all wastewater is pumped out of Tahoe to the Carson 
Valley. GIDs, Sewer Improvement Districts, and others provide wastewater services. Two agencies provide 
wastewater services to residents and businesses located in the South Shore Area Plan: Douglas County Lake 
Tahoe Sewer Authority and Kingsbury GID. The County does not provide wastewater services in Tahoe. 

DOUGLAS COUNTY LAKE TAHOE SEWER AUTHORITY  
 (FORMER DOUGLAS COUNTY SEWER IMPROVEMENT DISTRICT NO. 1)  

The Douglas County Lake Tahoe Sewer Authority (Sewer Authority) was established following the approval of 
Senate Bill 471 (approved by Governor Sandoval in May 2017). SB 471 amends Chapter 335 of Nevada Revised 
Statutes and replaces the former Douglas Sewer Improvement District. SB 471 creates a five-member board with 
three board members representing the former customer districts, one member from the Douglas County Board of 
Commissioners, and one member from the Stateline business community. 

The Douglas County Lake Tahoe Sewer Authority (Sewer Authority) serves five separate districts: Kingsbury GID, 
Round Hill GID, Elk Point Sanitation District, Tahoe-Douglas District, and its own service area. The Sewer 
Authority wastewater treatment facility has a rate capacity of 3.75 million gallons of wastewater per day (mgd) but 
typically only treats between 1.2 to 1.8 mgd. After treatment, the reclaimed wastewater is pumped out of the Lake 
Tahoe basin to the Carson Valley, to either the Park Cattle Company Land Application Site or Bentley Reservoir. 
Effluent is stored at the Bentley Reservoir until it is used to irrigate alfalfa at the Bentley Agrowdynamics Land 
Application Site. The Buckeye Creek effluent storage reservoir is currently off-line (DCSID 2016). 

The Sewer Authority provides wastewater services to all developed properties within the South Shore Area Plan 
except properties east of Market Street. 

KINGSBURY GENERAL IMPROVEMENT DISTRICT 

The Kingsbury GID contracts with the Sewer Authority for sewer treatment and disposal services. Kingsbury 
GID collects wastewater from properties located east of Market Street within the South Shore Area Plan. 

Map 12 depicts the wastewater service areas for the Sewer Authority and the Kingsbury GID. 
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Map 12  
Wastewater Service Providers in the South Shore Area Plan 

 
Source: Prepared by Douglas County in 2022; adapted by Ascent in 2024. 




























































