
Proposed Revisions to the Douglas County Tahoe Area Plan Regulations 

Proposed additions are indicated in double underline, and deletions are 

indicated in strikethrough text 

 

20.703.060 Tahoe zoning districts. 

A. The following zoning districts have been established to implement an Area Plan 

within Douglas County: 

1. “T-F” (Tahoe – Forest). This district is for federal, state, or county lands managed 

for conservation and passive public recreation purposes. 

2. “T-MU” (Tahoe – Mixed Use). This district is for areas that are targeted for 

redevelopment and may include a mix of tourist, recreation, commercial, light industrial, 

public service, and residential uses. 

3. "T-HC" (Tahoe - Healthcare) for a Healthcare Subdistrict within the T-MU District. 

The subdistrict is for existing and future healthcare uses and supporting services and 

transportation connections for those traveling to healthcare facilities, accessing facilities 

within the district, and connecting to recreation/wellness opportunities nearby. 

3. 4. “T-MFR” (Tahoe-Multi-Family Residential, maximum density of 15 dwelling 

units (du)/acre). This district is for existing and future multi-family housing. 

4. 5. “T-R” (Tahoe – Recreation). This district is for private and public recreation 

areas, such as golf courses, beaches, state parks, and ski resorts. 

5. 6. “T-RR” (Tahoe – Resort Recreation). This district is limited to Edgewood 

Mountain parcels and 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. 

6. 7. “T-SFR-8,000” (Tahoe-Single-Family Residential, 8,000-square foot minimum 

parcel size). This district is for existing and future single-family homes. 

7. 8. “T-T” (Tahoe-Tourist). This district is for existing and future tourist oriented 

uses. 

8. 9. “T-PF” (Tahoe-Public Facility). This district is for existing and future public 

facilities. 

 



20.703.080 South Shore Area Plan Development Standards (Table). 

Development Standards T-T/HDT Overlay 

(High Density 

Tourist District) 

T-MU/TC 

Overlay (Lower 

Kingsbury) 

T-HC 

(Tahoe - 

Healthcare) 

T-RR 

(Edgewood 

Mountain Parcel) 

T-R 

(Edgewood Golf 

Course and Lodge) 

Height (maximum) [1]  197 feet [2] /95 

feet 

56 feet 80 feet 

[9] 

42 feet 42 feet/60 feet 

[7] 

Density, Single-Family 

Residential [8] 

1 unit per parcel (parcels less than one acre) 

2 units per parcel (parcels greater than or equal to one acre) 

Density, Multiple- Family 

Residential (maximum) [8] 

25 units/acre 25 units/acre 25 units/ acre  15 units/acre 15 units/acre 

Density, Multi-person, 

nursing and personal care, 

and residential care [8] 

25 units/acre 25 units/acre 25 units/ acre  25 units/acre 25 units/acre 

Density, Tourist (maximum) 

[6] [8] 

40 units/acre 40 units/acre 40 units/acre 40 units/acre 250 units for site 

Density, Recreation [8] Developed campgrounds - 8 sites /acre Recreation vehicle sites - 10 sites/acre 

Group facilities - 25 persons/acre 

Front Yard Setback (feet) 

[3] [5] 

25’ (from Hwy 50) 25’ (from Hwy 50 

and S.R. 207) 

25’ (from 

Hwy 50 and 

S.R. 207) 

25’ 25’ 

Rear Yard Setback (feet) 

[3] [5] 

25’ (from Lake 

Parkway) 

25’ 25’ 25’ 25’ 

Side Yard Setback (feet) [4] 

[5] 

0’ 0’ 25’ 25’ 25’ 

Side Yard Setback, Street 

Side (feet) [5] 

25’ (from Lake 

Parkway) 

25’ 25’ 25’ 25’ 

Minimum Parcel Size 

(square feet) 

10,000 10,000 10,000 20,000 20,000 

Land Coverage (maximum) Per Section 30.4 of the TRPA Code of Ordinances. High Capability Lands in the T-T/HDT Overlay 

and T-MU/TC Overlay zoning districts may be covered up to 70%. 



[1] Structures must not project above the forest canopy, ridge lines, or otherwise detract from the viewshed, except as permitted 

within the T-T/HDT and T-MU/TC Overlay zoning districts. For structures within the T-MU/TC Overlay zoning district that are over 

three stories, the findings in Section 37.7.16 of the TRPA Code of Ordinances must be met. Eighty percent of structures fronting 

Highway 50 within the T-T/HDT Overlay zoning district shall not exceed 56 feet in height when an existing building or buildings 

are being replaced within 100 feet of the right-of-way. See DCDCIS Manual, Part I, Division 7, South Shore Design Standards and 

Guidelines and TRPA Code of Ordinances for additional height requirements. 

[2] Limited to replacement structures, provided, the structures to be demolished and replaced are an existing casino hotel, 

with existing structures of at least eight stories, or 85 feet of height as measured from the lowest point of natural grade. Such 

structures shall also comply with Section 37.7.17 of the TRPA Code of Ordinances. 

[3] Setbacks from major roadways (Highway 50, S.R. 207, and Lake Parkway) shall be measured from the back of curb line. 

All other setbacks shall be measured from property lines. 

[4] Setbacks between structures must conform to International Building Code requirements. 

[5] Projections, including roof overhangs and eves, porte cocheres, decks, stairs and stairway landings, awnings, oriel and 

bay windows, and canopies, may encroach up to 20 percent into a setback as long as the projection conforms to International 

Building Code requirements. 

[6] Bed and breakfast facilities are limited to 10 units/acre; all others are limited to 40 units/acre if less than 10% of the 

units have kitchens and 15 units/acre if greater than or equal to 10% of the units have kitchens. The 250 TAUs allowed on the 

Edgewood Golf Course and Lodge site shall be limited to Special Area (SA) #1 as shown on the Record of Survey Map for Park 

Cattle Co. recorded in the Official Records of Douglas County as Document No. 34529. 

[7] The Edgewood Lodge may be constructed to a maximum of 60 feet in height; all other structures shall not exceed 42 

feet in height. 

[8] For mixed-use projects, the density standards contained in this table shall be superseded by the maximum densities 

calculated in accordance with Section 31.5.2 of the TRPA Code of Ordinances. 

[9] Limited to hospital uses on the property on the west side of Highway 50. From the 25-foot building setback along 

Highway 50 to 150 feet from the edge of Highway 50/property boundary, height shall not exceed 56 feet. From 150 feet of the 

edge of Highway 50/property boundary, height shall not exceed 80 feet. From 150 feet of the edge of Kahle Drive/property 

boundary, height shall not exceed 80 feet. From 275 feet of the edge of 4-H Camp Road/property boundary, height shall not 

exceed 80 feet. 

  

 

20.703.090 South Shore Area Plan permitted, development permitted, and 

special use permitted uses (Table). 

The following list represents those uses in the South Shore Area Plan which are 

permitted by right (P), require a County Special Use Permit (S), or are prohibited (blank 

space). “TRPA” is placed before any use requiring a TRPA review or Special Use 

Determination. Uses not listed are prohibited. Uses listed as permitted may require a 

Design Review pursuant to Chapter 20.614, Design Review, of this code. In cases 

where a TRPA review or Special Use Determination is required, a County Design Review 

or Special Use Permit shall not be required. In all cases, the County is responsible for 

Building Permit and Site Improvement Permit review and approval. 



20.703.090 Use T-T/HDT T-R T-RR T-MU/TC 

[3] 

T-HC 

.010 Residential      

(A) Employee housing TRPA-P S[5] TRPA-S P P 

(B) Mobile Home Dwelling [1]    P  

(C) Multiple-family dwelling. TRPA P S[5] TRPA-S P P 

(D) Multi-person dwelling TRPA-S  TRPA-S S S 

(E) Nursing and personal care    S P 

(F) Residential care    S P 

(G) Single-family dwelling 

(includes condominiums) 

TRPA-S 

[2] 

S [2] TRPA-S [2] P P  

.020 Tourist Accommodation      

(A) Bed and breakfast facilities  S[5] TRPA-S P  

(B) Hotel, motel, and other 

transient dwelling units 

TRPA-P S[5] TRPA-S P P 

(C) Time sharing (hotel/motel 

design) 

TRPA-S S[5] TRPA-S S  

(D) Time sharing (residential 

design) 

TRPA-S S[5] TRPA-S S  

.030 Commercial      

(A) Eating and drinking places TRPA-P P TRPA-P P P 

(B) Nursery    P  

(C) Outdoor retail sales TRPA-S  TRPA-S P  

(D) Retail or personal service 

facility 

TRPA-P P[5] TRPA-S P P 



20.703.090 Use T-T/HDT T-R T-RR T-MU/TC 

[3] 

T-HC 

(E) Service stations TRPA-S   S  

.040 Entertainment      

(A) Amusements and recreation 

services 

TRPA-P S[5] TRPA-S P  

(B) Gaming-non restricted TRPA-P   P  

(C) Outdoor amusements TRPA-P   S  

(D) Privately owned assembly 

and entertainment 

TRPA-S S[5] TRPA-S S  

.050 Services      

(A) Animal services    P  

(B) Business support services TRPA-P   P P 

(C) Health care services TRPA-P   P P 

(D) Laundries and dry cleaning 

plant 

   S  

(E) Professional offices TRPA-P   P P 

.060 Light industrial [4]      

(A) Food and kindred products    S  

(B) Industrial services    S  

(C) Small scale manufacturing    P  

.070 Wholesale/Storage      

(A) Storage yards    S  

(B) Vehicle and freight terminals    S  



20.703.090 Use T-T/HDT T-R T-RR T-MU/TC 

[3] 

T-HC 

(C) Vehicle storage & parking TRPA-P   S  

(D) Warehousing    P  

.080 Public service      

(A) Collection stations TRPA-S   S  

(B) Cultural facilities TRPA-P S[5] TRPA-S P  

(C) Day care centers/pre- schools TRPA-P S[5]  S P 

(D) Government offices and 

facilities 

   P P 

(E) Hospitals    S P 

(F) Local assembly and 

entertainment 

TRPA-P S[5] TRPA-S p  

(G) Membership organizations    P  

(H) Post office TRPA-P   P  

(I) Public health and safety 

facilities 

TRPA-P S TRPA-S P P 

(J) Public owned assembly and 

entertainment 

TRPA-S S  S  

(K) Public utility centers  S  S  

(L) Religious assembly TRPA-S   P P 

(M) Schools – college TRPA-S   S  

(N) Schools - kindergarten 

through secondary 

   S  

(O) Social service organizations    P P 



20.703.090 Use T-T/HDT T-R T-RR T-MU/TC 

[3] 

T-HC 

(P) Threshold related research 

facilities 

TRPA-S S[5] TRPA-S S P 

.090 Linear public facilities      

(A) Pipelines and power 

transmission 

TRPA-S S TRPA-S S  

(B) Transit stations and terminals TRPA-P S  P P 

(C) Transmission and receiving 

facilities 

TRPA-S S TRPA-S S  

(D) Transportation routes [6] P P P P P 

.100 Recreation      

(A) Beach recreation  TRPA-

P 

   

(B) Campground, developed TRPA-P S[5] TRPA-S   

(C) Campground, undeveloped  S[5] TRPA-S   

(D) Cross country ski courses  P TRPA-S   

(E) Day use areas TRPA-P P TRPA-S P  

(F) Equestrian stables.   TRPA-S   

(G) Golf courses  P    

(H) Group facilities TRPA-P S TRPA-S TRPA-S  

(I) Marinas  TRPA-

S 

   

(J) Off-road vehicle courses   TRPA-S   



20.703.090 Use T-T/HDT T-R T-RR T-MU/TC 

[3] 

T-HC 

(K) Outdoor recreation 

concessions 

TRPA-P P TRPA-P P  

(L) Participant sports facilities TRPA-P S TRPA-P P  

(M) Recreation centers TRPA-S  TRPA-P P  

(N) Riding and hiking trails TRPA-P P TRPA-P P  

(O) Snowmobile courses  S[7] TRPA-S   

(P) Sport assembly TRPA-S S[5] TRPA-P S  

(Q) Visitor information centers TRPA-P  TRPA-P P  

.110 Resource management      

(A) Resource protection, 

restoration, and management 

TRPA-P P TRPA-P P  

 

20.703.100 TBD (Ord. TBD, 20__) 

Upon adoption of a Facilities Plan, healthcare services located within the Healthcare 

Subdistrict will be considered public services and may be exempt from the requirements 

for CFA pursuant to TRPA Code Section 50.8.3. 

20.703.150 Parking and loading. 

A. The number of required parking and loading spaces shall be based on the 

requirements set forth in Chapter 20.692, Off-Street Parking and Loading, of this code. 

In cases where parking and loading standards for a use listed in this Chapter are not 

addressed in Chapter 20.692, the Director may determine parking requirements based 

on a similar use or require a parking analysis, pursuant to Subsection B below, to 

determine minimum parking requirements. 

B. In lieu of meeting the above requirements in Subsection A, an applicant may 

prepare and submit a parking analysis including: 

1. A parking demand estimate; 



2. Proposed alternatives to reduce or relax minimum parking standards, 

which may include: 

a. Joint use of parking facilities (see Section 20.692.070 of this code); 

b. In-lieu payment to meet parking requirements; 

c. On-street parking (see Section 20.692.050.B.3. of this code); 

d. Free or discounted transit; and 

e. Paid parking management; and 

3. Methods to ensure compliance with alternatives. 

C. Parking requirements for uses other than single-family dwellings may be reduced 

20 percent if a parking analysis indicates public transit service exists within 300 feet of 

the property and is a viable alternative for the parking reduction. 

D. Off-site parking locations may be approved if it can be found that it will not 

violate other TRPA applicable standards. Such parking must be located within 300 feet 

of the facility it serves or must be directly connected by transit during the hours of 

operation. 

E. Commercial, tourist accommodation, public service, recreation and multi- 

residential projects must provide, within the project area, snow storage areas of a size 

adequate to store snow removed from parking, driveway and pedestrian access areas, 

as required by the Part I, Planning Design Criteria, Division 2, Non-Residential, 

Section 2.8, Snow Storage, of the DCDCIS Manual. 

F. Bicycle access and racks shall be provided with all commercial, recreation, 

healthcare facilities, and multi-family residential projects in accordance with Part I, 

Planning Design Criteria, Division 2, Non-Residential, Section 2.6, Bicycle Access, of the 

DCDCIS Manual. (Ord. 1400, 2013) 

20.703.250 Site development. 

A. Land Coverage. All applications for projects, including those delegated to the 

County through an MOU, must demonstrate compliance with Chapter 30, Land 

Coverage, of the TRPA Code of Ordinances through the submittal of a land capability 

and land coverage verification completed by TRPA, or a TRPA-Certified Contractor. 

B. Density. Maximum densities set forth in an Area Plan must not exceed the 

maximum densities established in Chapter 31, Density, of the TRPA Code of 

Ordinances. 



C. Basic Services. All projects proposing a new structure or reconstruction or 

expansion of an existing structure shall provide basic services in accordance with 

Chapter 20.100, Public Facilities and Improvement Standards, of this code, the DCDCIS 

manual, and Chapter 32, Basic Services, of the TRPA Code of Ordinances. 

D. Grading and Construction. Grading and construction in the Lake Tahoe Region 

shall meet the provisions of this code, the DCDCIS manual, and TRPA Code of 

Ordinances, Chapter 33, Grading and Construction. Exemptions to Subsection 33.3.6(A) 

of the TRPA Code of Ordinances may be considered for projects in Town Centers if the 

project is designed to prevent adverse offsite impacts. Design measures shall be 

included in the project to prevent ground water from leaving the project area as surface 

flow and to ensure that any groundwater that is interfered with is rerouted into the 

groundwater flow to avoid adverse impacts to hydrologic conditions, SEZ vegetation, 

and mature trees. Excavation, filling, and clearing of vegetation or other disturbance of 

the soil shall not occur between October 15 and May 1 of each year, unless approval 

has been granted by TRPA. 

E. Driveway Standards. Driveways must be constructed in accordance with the 

DCDCIS manual and this code. The provisions of Chapter 34, Parking and Driveway 

Standards, of the TRPA Code of Ordinances shall not apply. 

F. Natural Hazard Standards and Floodplain Management. All development in 

floodplains that is allowed in Chapter 35, Natural Hazards, of the TRPA Code of 

Ordinances must comply with the provisions of Chapter 20.50, Floodplain Management, 

of this code. 

G. Design Standards. Design standards and guidelines for an Area Plan, including 

the South Shore Design Standards and Guidelines, shall supersede the provisions of 

Chapter 36, Design Standards, of the TRPA Code of Ordinances. 

H. Height. The height standards in Chapter 37, Height, of the TRPA Code of 

Ordinances shall be followed in cases where substitute height standards have not been 

adopted as part of an Area Plan. 

I. Signs. See Section 20.703.180, Signage, for signage standards. 

J. Subdivision. All requests for subdivisions are limited to the provisions in Chapter 

39, Subdivision, of the TRPA Code of Ordinances. Subdivisions in the T-RR zoning 

district are limited to air space condominium divisions; no lot and block subdivisions are 

allowed. If a request for a subdivision complies with the TRPA Code of Ordinances, then 

the provisions of Chapters 20.704 through 20.770, Procedures for the Division of Land, 

of this code shall apply. (Ord. 1400, 2013) 


