3 PROPOSED PROJEGALARRNATIVES

3.1 OVERVIEW

Placer County and the Tahoe Regional Planning Agency (TRPA) have prepared the Placer County Tahoe Basin
Area Plan to implement th& RPARegional Plan and Regional Transportation Plan (RTP), adopted on

December 12, 2012, and to implement the Placer County General Plan in the Tahoe Basin portion of Placer
County. The proposed Area Plan consolidates and updates existtogimunity plans, geneal plans, and

51 plan area statements (PASSs) that currently serve as the local planning guidance documents for the Tahoe
Basin portion of Placer County. The proposed Area Plan includes policies, implementing regulations, an
updated land use diagram, and ampdated zoning district map that refine and provide arespecific context

to the Lake TahoeRegional Plan and Placer County General Plan policies. Once adopted, the Area Plan

would become a component of the Regional Plan and the Placer County General.Plan

A key objective of the Regional Plan is to focus redevelopment wittown centers. To achieve this goal, the
2012 Regional Plan provides incentives to encourage such redevelopment wittomn centers, in exchange
for providing environmental benefits sch as improved stormwater controls, public transit facilities, SEZ
restoration, and the like.This approach, to encourage redevelopment, while aiming to achieve
environmental threshold gain, has been termedenvironmental redevelopment Regional Planncentives
include allowing increased density and height. The Regional Plan provides that these incentives will be
implemented through the adoption of Area Plans by local jurisdictions and TRPA.

In accordance with Regional Plan objectives, the proposed ArearPémphasizes redevelopment within the
Kings Beach and Tahoe City Town Centers. Thés@n centersinclude sites that provide particular
opportunities for environmental redevelopment and revitalization. Two sites specifically, one each within the
Kings Beah and Tahoe City Town Centers, were identified @gpportunity sitegin the Area Plan, and were
the subjects of additional design and planning. ThEahoe City Lodgand the Kings Beach Center design
concept provide specific examples of implementation of Area Plan provisions to achieve projects that reflect
the region® planning and environmental goals. By virtue of their more detailed development, albeit to
varying egrees, they allow a more thorough environmental review that provides the public and decision
makers with examples of the likely effects of Area Plan development and design standards.

A project application has been submitted to Placer County and TRPAHerproposedTahoe City Lodge
which proposes tarely on certain Regional Plan incentives. Because a project application is under
consideration and sufficient detail is known about the proposed lodge, projdevel environmental review is
included in thisEIR/EIS for that project. The Kings Beach Center design concept, however, is justithat
conceptual proposal for which no project application has been submitted, and for which projestel detail is
not available. Accordingly, the EIR/EIS offers a moremgegal environmental analysis of the Kings Beach
Center, and supplemental environmental review may be required as design and planrorghis site
progress.

As described above, thd@ahoe City Lodgés proposed in conjunction with the Placer Counfiahoe Bain

Area Plan, whiclassumes that thecounty and TRPA widldopt the Area Plan, thereby providing the

incentives upon which the project relies. Howevahe Tahoe City Lodgeould be approved even if the

county and TRPA do not adopt the Placer CouiiighoeBasin Area Plan.To do so, however, th&ahoe City
Lodgewould require amendments to the Regional Plan and Code of Ordinances, as well as several planning
documents associated with the 1987 Regional Platht is anticipated that TRPA would need to ameriRiES

002 (Fairway Tract) and the Tahoe City Community Plan to provide the same density and height allowances
that are provided in the proposed Placer Counfyahoe BasinArea Plan The amendments would be narrowly
tailored to the Tahoe City Lodgproject site.
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This chapter describes the proposed Area Plan, including its policies, implementation plan, and
implementing regulations, and a range of alternatives that would meet its basic goals and objectives. While
each Area Plan alternative represents a comprehens plan for the entire area of Placer County within the
Tahoe Basin, many provisions of the proposed Area Plan atso reflected in the alternatives. Therefore, the
description of each alternative focuses on those elements that are substantively diffetéhan existing plans
and ordinances. This chapter also describes thiEahoe City Lodgand a range of alternatives that would

meet that project® objectives.

The range of alternatives described in this chapter complies with Section 15126.6 of the StateQZE
Guidelines, Articlevlli(a)(3) of the Tahoe Regional Planning Compact, and Section 3.7 of the TRPA Code of
Ordinances. Each alternative ipotentially feasible, based on relevant economic, environmental, social,
technological, and legafactors. Thealternativeswere presented and accepted by the Regional Plan
Implementation Committee (RPIC) at the RPIC Meeting at the North Tahoe Events Center in Kings Beach on
September 24, 2015. A reasonable range of alternatives that best met the Area Plan and dafCity Lodge
project objectives, and that offered an environmental advantage/er the proposed projecby avoiding or
reducing at least onesignificantimpact were selected.

Four alternatives are evaluated in this EIR/EIS, each of which is described étail below. The proposed

Area Plan and proposedahoe City Lodgare evaluated together as Alternative 1. Other alternatives include
reasonable variations in features of both the Area Plan and Tahoe City Lodge. Because the Kings Beach
Center design concepis more fluid at this stage, no specific design alternatives are offered and the concept
is unchanged in each of the action alternatives. Alternatives include:

y Alternative 1: Proposed Area Plan arifthhoe City LodgeThis alternative includes the proposedrea
Plan as reflected in the June 2015 Public Review Draft and the refinements made in response to
stakeholder input in the version released concurrent with this EIR/EIS, and thehoe City Lodgas
submitted in the project applicationwith the exceptim of a more clearly defined project description,
including details on the SEZ restoration area and a project scale of 1lgige units(where 120 were
included at the time of submittalland proposed by the applicant.

y Alternative 2: Area Plan with No Substile Standards and Reduced Scale Lodgéhis alternative applies
the maximum development standardge.g., height, densityallowed under the Regional Plan and
includes no specific Area Plan programs or substitute standar¢sg.,special planning areas,
commercial floor area CFAto tourist accommodation unit TAJ conversion, norcontiguous project
areas). Alternative 2 includes a modified and reducesicale Tahoe City Lodg&vith a reduced number of
lodging units.

y Alternative 3: Reduced Intensity Area Plaand Reduced Height Lodgethis alternative would reduce the
maximum coverage irtown centersallowed under the Regional Plan and implement commungpecific
height standards with reducedake side heights. Substitute standards would be implemented requiring
higher environmental performance in some cases. The height of the Tahoe City Lodge would be reduced
from four to three stories and the building footprint would be expanded to allow the same nuenlof
lodging units as the proposed project.

y Alternative 4: No ProjectThis alternative would retain the existingommunity plans, PASs, and Placer
County zoning with no changes; the Area Plan would not be implemented. This alternative does not
include redevelopment of the Tahoe City Lodge project site, but reflects a condition in which the project
applicant could renovate the existing commercial center to increase occupancy relative to existing
conditions.
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3.2 LOCATION

The Area Plarwould become acomponentof the Regional Plan and the Placer County General Plan. The
Planarea includes the portions of Placer County located within the Regional P&ea, including theNorth

and West Shores of Lake TahoeTheArea Planencompasses 46,162 acres (72.1 square milg) and had

9,716 full-time residents according to the 2010 U.S. Census. The boundaries are the El Dorado County line
to the south,the Nevada state line to the east, and the Sierra Nevada to the north and west. The
communities of Kings BeachNorth Stateline and Tahoe City account for more than G@ercent of the
permanent population. Other communities include Carnelian Bay, Dollar Point, Sunnyside, Homewood,
Tahoe Vista, and Tahoma. The Plan area is depicted on ExHikitin Chapter 1,dntroduction.6

Exhibit1-1 also shows the location of the Kings Beach Center design concept, which is located within the
heart of the Kings Beach Town CenteFhe site is located between Fox Street and Coon Street and is located
adjacent to themountain sideof SR 28 andalong both sides of Salmon StreeExhibit 31 shows the
boundaries of the Kings Beach Center design concept and surrounding land ug@ke existing post office

and miniature golf course parcels are not part of the sifeThe Kings Beach Center design noept includes
properties owned by Placer County, and withe following Asessoi® Parcel Numbers (APNs)

y 090-126-020 y 090-126-040 y 090-133-009
y 090-126-021 y 090-133-003 y 090-133-011
y 090-126-022 y 090-133-005 y 090-133-015
y 090-126-024 y 090-133-006 y 090-133-016
y 090-126-025 y 090-133-007 y 090-133-019
y 090-126-039 y 090-133-008 y 090-133-021

Exhibit1-1 also shows the location of the Tahoe City Lodge, locatedst of the intersection of SR 28 and
SR89 near the westerngatewayto Tahoe City. The site is locatedithin the Tahoe City Town Centat

255 and 265 North Lake BoulevardSR 28) Exhibit 32 shows the boundaries of the Tahoe City Lodge
project site, the three buildings thatcomprisethe existingtwo-story commercialcenter on the property and
surrounding land uses Thelodge site includes APNs 09070-001 and -002 owned by KilaTahoe,LLC.The
project site also includes two existing easements on adjacent propertiemé from the Tahoe City Golf
Course andone from the parcel to the west of the project &).

3.3 PROJECT OBJECTIVES

The process of selecting alternatives begins with establishing project objectives. Placer County, TRPA, and
the Tahoe City Lodgeroject applicant are undertaking the proposed Area Plaand Tahoe Citj.odge

projects for a variety of reasons, many interrelated. The project objectives of the lead agencies and applicant
are described below.

3.3.1 Placer Counitghoe Basin Area Blaroject Objectives

The objectives of the Placer County Tahoe Basin Area Planstated by Placer County and TRPA, are as
follows:

y through the Area Plan, update theommunity plans, PASs, general plans, and parking and design
standards of the Placer County portion of the Tahoe Basin in collaboration with TRPA to implement the
goalsof the 2012 Regional Plan and promote environmental threshold gain and improved lake clarity;

y use the Placer Countylahoe Basin Area Plan to guide development decisions and to promote public
health, safety, welfare, and aesthetics of the Tahoe Basin portiof Placer County;
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Exhibit 3-2 Tahoe City Lodged Site Boundaries and Surrounding Uses
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