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We’ve only had the documentation for one-week so providing comments is tough. There 
will be more comprehensive comments to follow. 

Comments to the APC, June 10, 2015

I beg to differ with Arlo’s assessment of the implementing regulations- there are a lot 
more details than he states. There is more to this public review process than just the 20 
page Notice of Preparation for Placer County Tahoe Basin Area Plan. The Area Plan 
itself has 100’s of pages to review and comment to be made by August 3, 2015:  313 
pages of the implementing regulations which include: District standards, Area-wide 
standards, Permissible Uses, Transfer of development rights, etc. Another 125 pages 
which includes Conservation, Land Use, Recreation, etc. Additionally, researching The 
Existing Conditions report -318 pages, approx. 35 figures with various details, The 
Economic Development Incentives for Town Centers report -97 pages, related Placer 
and TRPA code- this is an enormous undertaking to provide relevant and substantive 
comment.

I am asking you to carefully review the documentation so when asked to approve you 
are fully aware of the implications of implementation of the proposed plans. I am asking 
that you require the following documents (appendices) be part of the environmental 
analysis and scoping as they were used and are still being referenced as guiding 
principles for the Area Plan process. 

B - 

(reference documents - not a part of the Area Plan):

Kings Beach Vision Plan, September 2013 (zipped format for download)

C - Tahoe City Visioning Options Report, September 2013:

Tahoe City Visioning Options Report   
Vision Diagram   
Tahoe City Principles   

D - Existing Conditions Report, September 2013 (zipped format for download)

E - Study on Economic Development Incentives for Town Centers , February 2015

F - Summary of Community Plan Performance Measures , March 2015 
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And the March 2015 North Tahoe Parking Study prepared by LSC Transportation 
Consultants as its findings are being used for parking standards in the proposed Area 
Plan. 
http://www.placer.ca.gov/~/media/cdr/Planning/CommPlans/TahoeBasinCPUpdate/Park
ing%20Study%20Final%20Report.pdf

Placer County has released its June 2015 Public Review Draft Tahoe Basin Area Plan 
and Notice of Preparation (NOP) of a Draft Environmental Impact Report/Environmental 
Impact Statement (EIR/EIS) for the proposed Tahoe Basin Area Plan and Tahoe City 
Lodge pilot project. Written comments should be submitted no later than 5:00 p.m. on 
August 3, 2015 to: Environmental Coordination Services, Community Development 
Resource Agency, 3091 County Center Drive, Suite 190, Auburn, CA 95603. Comments 
can be faxed to (530) 745-3080, or emailed to cdraecs@placer.ca.gov. 

Notice of Preparation   
Area Plan (Goals and Policies Document): 

o Part 1 - Introduction   
o Part 2 - Conservation Plan (Pages 1-12 , 13-26 , 27-29 , 30-42 , Complete 

section zipped) 
o Part 3 - Socio-Economic Plan   
o Part 4 - Land Use Plan   
o Part 5 - Transportation Plan   
o Part 6 - Recreation Plan   
o Part 7 - Public Services and Facilities Plan   
o Part 8 - Implementation Plan   
o Complete document in zipped format for download (34mb) 

Implementing Regulations: 
o Pages 1-156   
o Pages 157-313   

Complete document in zipped format for download (9mb) (reference
documents - not a part of the Area Plan):

o
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A - Memorandum of Understanding for the Placer County Tahoe Basin Area Plan (MOU 
to be prepared)

B - Kings Beach Vision Plan, September 2013 (zipped format for download)

C - Tahoe City Visioning Options Report, September 2013:

Tahoe City Visioning Options Report   
Vision Diagram   
Tahoe City Principles   

D - Existing Conditions Report, September 2013 (zipped format for download)

E - Study on Economic Development Incentives for Town Centers , February 2015

F - Summary of Community Plan Performance Measures , March 2015

Figure 1-1 Planning Area

Figure 2-1 Water Quality Improvement Projects and BMP Certified Properties

Figure 2-2 Water Quality Kings Beach

Figure 2-3 Water Quality Tahoe City

Figure 2-4 TMDL Kings Beach

Figure 2-5 TMDL Tahoe City

Figure 2-6 Land Capability

Figure 2-7 Land Coverage

Figure 2-8 Land Coverage Kings Beach

Figure 2-9 Land Coverage Tahoe City

Figure 2-10 Scenic Resources

Figure 2-11 Vegetation Communities

Figure 2-12 Fish Habitat

Figure 2-13 Historic Resources
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Figure 2-14 Flood Zones

Figure 4-1 Existing Land Use

Figure 4-2 Land Use Kings Beach

Figure 4-3 Land Use Tahoe City

Figure 4-4 Vacant Sites

Figure 4-5 Area Plan Land Use Map

Figure 4-6 Kings Beach Town Center

Figure 4-7 Tahoe City Town Center

Figure 4-8 Secondary Unit Buffer

Figure 4-9 Kings Beach Opportunity Site

Figure 4-10 Tahoe City Opportunity Site

Figure 5-1 Roadways

Figure 5-2 Regional Transit Routes

Figure 5-3 Existing and Planned Pedestrian and Bike Infrastructure

Figure 5-4 Transportation Infrastructure Kings Beach

Figure 5-5 Transportation Infrastructure Tahoe City

Figure 6-1 Parks Recreation Areas and Trails

Figure 6-2 Recreation Infrastructure Kings Beach

Figure 6-3 Recreation Infrastructure Tahoe City

Figure 7-1 Water and Wastewater Infrastructure

Figure 7-2 Schools and Public Safety Services
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I am requesting code be amended immediately to define “Pilot Program and Pilot 
Project as this terminology is being utilized more regularly and should require
criteria/defintion as no definition currently exists in TRPA code.

Also mixed- uses were not analyzed in the Regional Plan Update to determine the 
impacts outside Town Centers. The EIR/EIS will need to provide analysis for those 
areas outside Town Centers

From the Placer Implementing Regulations document pages 1-156

Unlike the scheduling for the Tahoe Valley Area Plan that you heard earlier, the public 
was not / has not been made aware of the Pilot Project Tahoe City Lodge being added 
for analysis in the NOP by the Placer Planning Commission or Board of Supervisors. 
Seems to me the local jurisdiction should be hearing this NOP before the TRPA and no 
meetings are currently calendared for those two local jurisdiction bodies. The two Public 
Workshops are not announced in the  NOP: June 22, 2015 and June 29, 2015. They 
should have been part of the NOP notification package.

Page 1 of the NOP starts by introducing the “opportunity sites” and continues 
throughout the NOP. Eight pages plus additional paragraphs of the total eighteen pages 
of the NOP are dedicated to two proposed project level studies.  The entire Area Plan 
encompasses the portion of Placer County that is also within the jurisdiction of TRPA, 
an area of 46,162 acres (72.1 square miles).  It seems fitting that the NOP should have 
more details related to the 72 acres and not so much focus on the two projects
proposed to be studied.  The NOP should have also recommended that the public and 
agencies reviewing the NOP refer to various documents on-line especially the 
implementing regulations to allow the public/agencies to provide substantive comments 
to ensure the proper level environmental analysis is performed (see above). 
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The proposed Tahoe City Lodge Pilot Project should be a separate environmental 
process. Why is Placer County subsidizing a developer’s environmental analysis?
Provide information in regards to how much the developer and owners of Tahoe City 
Golf Course (which also benefits from this environmental analysis) should be expected 
to pay toward environmental analysis which would be normally required of an applicant. 
Placer County should not bore the cost for a specific projects environmental analysis- it 
should be bore by the applicant.

That said, Placer County owns the former BBLLC project area and should not analyze it 
either until a private developer or developers purchase the project sites.  Placer should 
not be spending our taxpayer dollars to market the former BBLLC project through this 
Area Plan process. These costs should be bore by the potential developers/investors. 

I have on several occasions asked with no answer why Placer abandoned the four Area 
Plan concept which makes much more sense. The four sub-areas more accurately 
represent zoning, community, character, etc. instead of one large geographic area. 
Environmental analysis will be much more conclusive if done by sub-area.

 

I am asking TRPA staff to re-visit the permissible uses chart in regards to Beach 
Recreation definition as you of my consternation with the Martis Camp Beach Shack in 
Tahoe Vista which requested/was approved 60 PAOTs. Another project may propose 
the same use in Tahoe Vista : The Shore House recently purchased by The Ritz Carlton 
and there are impacts like parking standard requirements, etc.

Public Comment at beginning of the meeting



Ellie Waller North Tahoe West Team Member and Tahoe Vista Resident June 24, 2015  
TRPA Governing Board comments for the record (Jennifer Montgomery Coffee June 25, 2015) 
 



Ellie Waller North Tahoe West Team Member and Tahoe Vista Resident June 24, 2015  
TRPA Governing Board comments for the record (Jennifer Montgomery Coffee June 25, 2015) 
 



Ellie Waller, Tahoe Vista Resident, Member North Tahoe West Area Plan Team
Comments for the Record Placer County Notice of Preparation : Tahoe Basin Area Plan 
June 24, 2015 TRPA Governing Board and RPIC  

Page 1 of 38 
 

There is more to this public review process than just the 20 page Notice of Preparation 
for Placer County Tahoe Basin Area Plan.  The Area Plan itself has 100’s of pages to 
review and comment to be made by August 3, 2015:  313 pages of the implementing 
regulations which include:  District standards, Area-wide standards, Permissible Uses, 
Transfer of development rights, etc. Another 125 pages which includes Conservation, 
Land Use, Recreation, etc. Additionally, researching The Existing Conditions report -318 
pages, approx. 35 figures with various details, The Economic Development Incentives 
for Town Centers report -97 pages, related Placer and TRPA code- this is an enormous 
undertaking to provide relevant and substantive comment.

I provided this same info to the APC and am asking you ( the Governing Board 
Members) to carefully review the documentation so when asked to approve you 
are fully aware of the implications of implementation of the proposed plans. I am 
asking that you require the following documents (appendices) be part of the 
environmental analysis and scoping as they were used and are still being 
referenced as guiding principles for the Area Plan process. 

From Placer webpage announcing the NOP and Area Plan : 

Appendices (reference documents - not a part of the Area Plan):

B - Kings Beach Vision Plan, September 2013 (zipped format for download)

C - Tahoe City Visioning Options Report, September 2013:

Tahoe City Visioning Options Report   
Vision Diagram   
Tahoe City Principles   

D - Existing Conditions Report, September 2013 (zipped format for download)

E - Study on Economic Development Incentives for Town Centers , February 2015

F - Summary of Community Plan Performance Measures , March 2015 

And the March 2015 North Tahoe Parking Study prepared by LSC Transportation 
Consultants as its findings are being used for parking standards in the proposed Area 
Plan. 

http://www.placer.ca.gov/~/media/cdr/Planning/CommPlans/TahoeBasinCPUpdate/Park
ing%20Study%20Final%20Report.pdf
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List of all the documents to be reviewed.

Public Review Draft Tahoe Basin Area Plan

http://www.placer.ca.gov/departments/communitydevelopment/planning/tahoebasin  

Placer County has released its June 2015 Public Review Draft Tahoe Basin Area Plan 
and Notice of Preparation (NOP) of a Draft Environmental Impact Report/Environmental 
Impact Statement (EIR/EIS) for the proposed Tahoe Basin Area Plan and Tahoe City 
Lodge pilot project. Written comments should be submitted no later than 5:00 p.m. on 
August 3, 2015 to: Environmental Coordination Services, Community Development 
Resource Agency, 3091 County Center Drive, Suite 190, Auburn, CA 95603. Comments 
can be faxed to (530) 745-3080, or emailed to cdraecs@placer.ca.gov. 

Notice of Preparation   
Area Plan (Goals and Policies Document): 

o Part 1 - Introduction   
o Part 2 - Conservation Plan (Pages 1-12 , 13-26 , 27-29 , 30-42 , Complete

section zipped) 
o Part 3 - Socio-Economic Plan   
o Part 4 - Land Use Plan   
o Part 5 - Transportation Plan   
o Part 6 - Recreation Plan   
o Part 7 - Public Services and Facilities Plan   
o Part 8 - Implementation Plan   
o Complete document in zipped format for download (34mb) 

Implementing Regulations: 
o Pages 1-156   
o Pages 157-313   

Complete document in zipped format for download (9mb) Appendices (reference 
documents - not a part of the Area Plan):

o

A - Memorandum of Understanding for the Placer County Tahoe Basin Area Plan (MOU 
to be prepared)

B - Kings Beach Vision Plan, September 2013 (zipped format for download)

C - Tahoe City Visioning Options Report, September 2013:

Tahoe City Visioning Options Report   
Vision Diagram   
Tahoe City Principles   
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D - Existing Conditions Report, September 2013 (zipped format for download)

E - Study on Economic Development Incentives for Town Centers , February 2015

F - Summary of Community Plan Performance Measures , March 2015

Figure 1-1 Planning Area

Figure 2-1 Water Quality Improvement Projects and BMP Certified Properties

Figure 2-2 Water Quality Kings Beach

Figure 2-3 Water Quality Tahoe City

Figure 2-4 TMDL Kings Beach

Figure 2-5 TMDL Tahoe City

Figure 2-6 Land Capability

Figure 2-7 Land Coverage

Figure 2-8 Land Coverage Kings Beach

Figure 2-9 Land Coverage Tahoe City

Figure 2-10 Scenic Resources

Figure 2-11 Vegetation Communities

Figure 2-12 Fish Habitat

Figure 2-13 Historic Resources

Figure 2-14 Flood Zones

Figure 4-1 Existing Land Use

Figure 4-2 Land Use Kings Beach

Figure 4-3 Land Use Tahoe City

Figure 4-4 Vacant Sites

Figure 4-5 Area Plan Land Use Map
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Figure 4-6 Kings Beach Town Center

Figure 4-7 Tahoe City Town Center

Figure 4-8 Secondary Unit Buffer

Figure 4-9 Kings Beach Opportunity Site

Figure 4-10 Tahoe City Opportunity Site

Figure 5-1 Roadways

Figure 5-2 Regional Transit Routes

Figure 5-3 Existing and Planned Pedestrian and Bike Infrastructure

Figure 5-4 Transportation Infrastructure Kings Beach

Figure 5-5 Transportation Infrastructure Tahoe City

Figure 6-1 Parks Recreation Areas and Trails

Figure 6-2 Recreation Infrastructure Kings Beach

Figure 6-3 Recreation Infrastructure Tahoe City

Figure 7-1 Water and Wastewater Infrastructure

Figure 7-2 Schools and Public Safety Services

Provide a Table in the EIR/EIS showing all required TRPA Regional Plan and code 
amendments as well as another Table for all Placer County code and other plan amendments.  

Additional Table (s) defining all the separate approvals required (i.e. Area Plan, Tahoe City 
Lodge, the former BBLLC program level amendments, Tahoe City Community Plan Boundary 
adjustment, Special Areas being considered and associated amendments, etc.)

The Placer County Tahoe Basin Area Plan EIR/EIS must cite (chapter and page 
number as well as providing detailed documentation) where in the Regional Plan, 
environmental documentation analysis has been performed when stating tiering is being 
used in-lieu of additional environmental analysis and provide proof of no additional 
impact as well as threshold gain. The EIR/EIS should also cite Regional Transportation 
Plan and Total Maximum Daily Load documentation applicability with chapter and page 
number references.
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The new NOP is basically focused on one pilot project (The Tahoe City Lodge) which is 
a precedent setting request allowing a project to move through environmental analysis 
alongside the zoning that will govern it and a program level project so Placer County 
can market the former BBLLC project that Placer now owns through our tax dollars. 

Page 1 starts by introducing the “opportunity sites” and continues throughout the NOP. 
Approximately 8 pages of the NOP plus additional paragraphs of the total eighteen 
pages of the NOP are dedicated to these opportunity sites. The Area Plan 
encompasses the portion of Placer County that is also within the jurisdiction of TRPA, 
an area of 46,162 acres (72.1 square miles).  It seems fitting that the NOP should have 
more details related to the 72 acres and not so much focus on the two projects
proposed to be studied.  

One alternative should include moving forward with the Tahoe City and Kings Beach 
Town Centers as one or two Area Plans as that is the focus of this NOP.  Getting the 
Tahoe City Lodge on the ground seems to be a Placer County priority- craft the Tahoe 
City Area Plan first, then Kings Beach Area Plan to market the BBLL site.

Then revisit the other two sub-areas of West Shore and North Tahoe West as separate 
Area Plans as there is conflicting and confusing information for those two areas- it’s not 
just the Plan Area Statement info being tweaked.  

Another alternative should be four separate Area Plans as originally envisioned in the 
first scoping process April 2014 which is what the Board of Supervisors originally 
approved for the process and the public adopted. This will allow environmental benefits 
and impacts to be better analyzed with a smaller geographic area identified. Those four 
areas could be expanded to five to allow for the future of a Town Center at North 
Stateline (separate from the Kings Beach Town Center) The four Area Plans have 
already been identified and now called sub-areas with sub-districts so determining 
boundaries and districts is not an issue. The Teams that participated for 2.5+ years 
identified characteristics for each area and that information is also available. 

Furthermore, provide in the EIR/EIS an additional Table showing the population of each 
of the four sub-area Plans. The documentation should note that population decrease 
and economic instability and lack of sustainability can also be attributed to the economic 
downturn and shoulder season declines.  Just providing incentives for future re-
development does not guarantee population or economic stability. Provide 
environmental and financial analysis proving population fluctuations effect sustainability 
and economic development.
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The EIR/EIS should develop ridgeline protections ordinances and provide 
environmental analysis for the entire Area Plan as the Martis Valley West Parcel has the 
potential to build upon a basin ridgeline. Ridgeline protection ordinances should be 
approved before any project on the ridge can be submitted. Stating that it is a stand-
alone Area Plan does not negate the responsibility to protect the other affected 
communities on the North Shore in Placer County.

Placer County Foresthill Divide has some protections- expand those for applicability to 
the Tahoe basin as there is a known conflict from outside the basin with the Martis 
Valley West Parcel Specific Plan and potential for the Martis Valley West Parcel Area 
Plan within the basin which is currently suspended.

From the Foresthill Divide Community Plan:
3.C.1-4 Design all new development to be compatible with the scale and character 
of the area. Structures, especially those outside of commercial centers, should be 
designed and located so that: 
a. They do not silhouette against the sky above ridgelines or hilltops
b. Roof lines and vertical architectural features blend with and do not detract from the 
natural background or ridge outline;

3.C.9-1 New development in scenic areas (e.g., river canyons, watersheds, scenic 
highway corridors, community gateways, ridgelines and steep slopes) outside the 
commercial core shall be planned in a manner which employs design, construction, and 
maintenance techniques that: 
a. Avoid locating structures along ridgelines and steep slopes such that they would be 
silhouetted from below or from a public road; 
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b. Incorporate design and screening measures to minimize the visibility of structures 
and graded areas;
c. Maintain the character and visual quality of the area. 
d. Utilize natural landforms and vegetation for screening structures, access roads, 
building foundations, and cut and fill slopes. 
e. Incorporate landscaping that avoids significant discontinuity in landscaping vegetation 
between developed areas and adjacent open space or undeveloped areas

From the Horsebar/Penryn Community Plan
 

Additional prescribed protections are in the Draft Lake Tahoe Basin Mgmt. Unit 
document dated June 2012 
http://www.fs.usda.gov/Internet/FSE_DOCUMENTS/stelprdb5371194.pdf
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Martis Valley West Specific Plan proximity to the Tahoe Basin Boundary-line: The 
proposed Martis Valley West Specific Plan lies on the same ridgeline as the Tahoe 
basin and will have impacts on the Tahoe Basin. The MVW Specific Plan identifies 760 
units to be built. The project must be analyzed for cumulative effects, scenic, traffic, air 
quality, etc. as specifically related to the North Tahoe West sub-area above Tahoe Vista 
and Carnelian Bay as well as cumulative effects to the Tahoe Basin

Maps must be consistently represented in the environmental documentation. Two 
examples provided below

Page 20 Map of the Implementing Regulations document pages 1-156 show map 
representing boundary as part of North Tahoe East plan while Map on Page 159 in 
Implementing Regualtions pages 157-313 is more representative of what the North 
Tahoe West Plan Team members have been provided the past 2.5 years.
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Denotes over lapping on North Tahoe West to North Tahoe East subareas- designate which subarea 
Beach and Brassie are alighned with. 
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.

There is much more confusion with the provided documentation that must be corrected 
in the EIR/EIS.

Tahoe Vista is identified as a Community Center in the implementing ordinances
document and a Village Center in the Land use section. To further complicate the 
confusion, overlaying the mixed-use district on maps but also identifying the area as 
having a tourist element which has different standards, incentives, etc. 

Provide clarification and identify applicable TRPA code. 
 

The maps must be consistent or at the very least be identified in another section 
explaining how they all are coordinated and what ordinances are applicable. 

 

Mixed-use does not include tourist which is a separate designation on another map. 
Provide clarification for the inconsistency of the zoning.
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The request to allow mixed uses in commercial areas and site and building standards 
for mixed-use districts is more than what the old community plans analyzed. There are 
greater impacts to allowing mixed uses outside town centers which were zoned 
differently in the Plan Area Statements. The implication that nothing is changing in 
areas outside town centers is incorrect. Mixed-uses in Town centers and outside town 
centers do not have separate criteria. TRPA and placer County must develop criteria for 
Town centers versus outside Town Centers mixed use ordinances to provide clarity and 
insure the correct level of environmental analysis and achievement of thresholds.
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Tahoe Vista map as related to mixed use mapping.
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Also provide clarification and applicability to zoning for Tahoe Vista Special Area #6

Noted under Residential Subdistricts (Section 2.03) but this is a Tourist zone and not a 
mixed use area but the map below shows a tourist component.
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Ellie Waller, Tahoe Vista Resident, Member North Tahoe West Area Plan Team
Comments for the Record Placer County Notice of Preparation : Tahoe Basin Area Plan 
June 24, 2015 TRPA Governing Board and RPIC  

Page 17 of 38 
 

 



Ellie Waller, Tahoe Vista Resident, Member North Tahoe West Area Plan Team
Comments for the Record Placer County Notice of Preparation : Tahoe Basin Area Plan 
June 24, 2015 TRPA Governing Board and RPIC  

Page 18 of 38 
 

The implementing ordinance above states there are no Special Areas but Special Area 
#6 ( 022) does exist today. Update Tahoe Vista Residential Subdistrict table

 

The same confusion for Carnelian Bay as a Village Center versus a Neighborhood 
Center. No definition of neighborhood center is provided. Provide clarification and 
identify applicable TRPA code. 
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The environmental documentation should provide Existing Land Tables for the non-
Town Center Areas: of North Tahoe West sub-area and West Shore sub-area to allow 
the public/agencies commenting to better understand the existing make-up of those 
areas and what the mixed-use overlay allowables will impact. Provide detailed 
environmental analysis of how the mixed-use incentives will impact the non- Town 
Center sub-areas. A Table just like 4.2 Existing Land Use
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The EIR/EIS must provide scientific evidence of environmental gain. The team 
members have asked on countless occasions to have TAUs and CFA be broken down 
by sub-area to determine the appropriate planning levels and if environmental gain and 
threshold attainment are achievable.  The EIR/EIS should include a table providing a 
breakdown of the current CFA and TAUs by all sub-areas.

The information in the Land Use section Table 4.3-D Placer County CFA Supply (below) 
is inconclusive and not complete.  The West Shore should be included. 

Tahoe Vista and Carnelian Bay are now one sub-area. The EIR/EIS must analyze the 
1,250 CFA that now can be transferred to the old Tahoe Vista Community Plan Area as 
zero exists. 

Provide a map in the EIR/EIS of where the 21,888sf Area-wide CFA is located..
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Additionally the EIR/EIS must provide detailed environmental analysis of the impacts of 
the proposed 400 new TAU’s in two Town Centers as this was not analyzed in the 
Regional Plan Update. The proposed conversion rate has not been sufficiently analyzed 
by TRPA. Placer County must provide additional analysis for the proposed conversion 
rate factor.

In addition, explain how requesting 400 new TAU’s through the conversion program is 
not violating the Regional Plan Growth Management system and creating additional 
environmental impacts as no new TAU’s were analyzed in the RPU. Identify/provide a 
table how many TAU’s already exist in the Area Plan boundary broken down by sub-
areas. Calling it a pilot program does not negate environmental analysis. 
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The EIR/EIS must provide detailed environmental analysis of the impacts associated 
with the proposed non-contiguous parcels for projects as there is the potential for 
increased VMT which could cause additional air and water quality issues by allowing 
this option with more than one site location for a project. This was not analyzed in the 
Regional Plan Update.

 

The following suggested Policy Document Goal should not be a proposed Goal within 
the Placer Policy Document until there is an analyzed, approved amendment to the 
TRPA Regional Plan. 

Goal DP-G-3 Encourage consolidation of development and restoration of sensitive 
lands to a naturally-function condition through transfer of development rights and 
transfer of land coverage programs. Consider a revised allocation program that allows 
for inter-jurisdictional transfers and conversion of tourist accommodation units to 
commercial floor area.

The Socio Economic section of the EIR/EIS should include a table showing the number 
of affordable units existing to date within each community listed. Those units should 
include trailer park unit counts, the Domus project, any hotels/motels currently known to 
be used as affordable housing ( examples: Little Bear Cottages, Kings Beach and a 
portion of the Tahoe Vistana in Tahoe Vista). An accurate accountability will assist in 
the overall planning necessary to determine the number of units needed and where they 
should be located to assure fair-share affordable housing located in each community in 
support of the Regional Plan goals and Area Plan goal for walkable, bikeable, livable,
workable communities and especially a reasonable balance in the Town Centers of 
Tahoe City and Kings Beach.
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The EIR/EIS must provide detailed environmental analysis of the impacts associated 
with the proposed secondary residences as there is the potential for increased VMT and 
density in neighborhoods which could cause additional air and water quality issues by 
allowing this option with more than one home on lots less than an acre. This was not 
analyzed in the Regional Plan Update.

 
Add that these units cannot be used for commercial purposes as stated in TRPA code. 
Define if these units are also for affordable deed restricted uses.
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There will be uninteded consequences of increased density in residential 
neighborhoods with the proposed secondary unit on less than an acre. The EIR/EIS 
should provide a table that includes the APN’s for each vacant lot broken down by 
Community as noted in Table 4.3-A. Additional environmental analysis and site specific 
restrictions must be identified based on coverage and must be analyzed in the EIR/EIS.

Also identify CTC asset lots within each community listed on Table 4.3-A. Identify on a 
map in the EIR/EIS as there is a potential for future sale and development of those lots
and secondary residences which could cause unforseen environmental impacts by 
allowing increased density in residential areas above and beyaond the already idntified 
vacant lots and proposed secondaty unit allowances.

Provide several individual maps with more specificity than Figure 4.8 which is 
impossible to read and discern the various catagories.  

Identify on separate maps by subarea: the lots that are eligible for a secondary units, 
mixed-use ¼ mile buffer, tourist planned development, transit route ¼ mile buffer on
separate maps.

Also provide maps by each sub-area identifying teh vacant lots as that map is 
impossible to read.
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Placer should require that the ski resorts provide pick-up and return shuttles from 
affordable housing areas. 

Providing in-lieu fees toward affordable housing doesn’t necessarily accomplish getting 
the units built. Provide financial feability information on what is needed in the in-lieu fee 
pool to build an afforable housing complex. Fair share number of  affordable units in 
both Town Centers should be identified in the EIR/EIS.  
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Provide detailed criteria for when the Placer Administrative Review Permit process is 
used versus Planning Commission and Board of Supervisor review process.

17.58.100 Administrative review permits.  

 When an administrative review permit (ARP) is required by Sections 17.52.130(B)(1)(b), 
(B)(1)(d) or 17.56.170(B)(1) to authorize a proposed land use, the permit shall be processed as 
set forth in Sections 17.58.020 et seq., (Applications—Filing and initial processing), except as 
follows: 

A. Notice Not Posted and Public Hearing Not Held. Notice to the public shall be 
provided as set forth in Section 17.60.140(A)(3), except for the requirement to post a notice on 
the property which is the subject of the permit application, and a public hearing is not conducted. 

B. Final Action. After completion of a staff report pursuant to Section 17.58.070, the 
zoning administrator shall take action on an administrative review permit application as follows:
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 1. The zoning administrator shall consider information presented about the project 
proposed in the administrative review permit application, in the staff report, in any 
accompanying environmental documents and comments received on such documents, in any 
correspondence received, from any field review, and from any other information made part of the 
record.

 2. Within the time limits specified by Section 17.58.160(A) (Time Limits for Action 
by County), the zoning administrator shall, approve any proposed negative declaration, or other 
appropriate environmental document required by Chapter 18 of this code, and shall approve, 
approve subject to conditions, or disapprove the administrative review permit. 

 3. Approval or conditional approval shall be granted only where the zoning 
administrator can make the findings required by Section 17.58.140(A) (Permit Issuance—
Findings Required for Approval), and the permit shall be denied where the findings cannot be 
made. The zoning 

administrator may approve an administrative review permit subject to conditions, as set forth in 
Section 17.58.140(B). 

 4. The decision of the zoning administrator shall be in writing, including all findings 
that were made as the basis for the decision.

C. Appeal. Decisions of the zoning administrator on administrative review permits 
may be appealed to the planning commission, in accordance with Section 17.60.110 (Appeals). 

D. Referral to Planning Commission. As provided by Section 17.60.030(C), the 
planning director or zoning administrator may refer an administrative review permit to the 
planning commission for a public hearing, consideration, and approval or disapproval pursuant to 
the procedures specified by Section 17.58.130 (Conditional use permits). Such referral may 
occur at the discretion of the planning director or zoning administrator when it is deemed 
necessary because of policy implications, unique or unusual circumstances, the size of the 
project, or other factors determined by the planning director or zoning administrator to be 
significant enough to warrant planning commission review. (Ord. 5126-B, 2001)

Utilizing the Mixed-use moniker outside Town Centers was not analyzed in the Regional 
Plan for the increases or associated impacts of the expansion of the existing use. This 
was only done for Town Centers. Provide detailed environmental analysis utilizing the 
baseline of all areas (sub-districts) outside town centers based on current Plan Area 
Statement restrictions. Any prior environmental documentation and analysis, Plan Area 
Statement environmental analysis, etc. must be consulted and used as the baseline for 
analysis of sub-area sub-districts to determine environmental threshold standard 
attainment is achievable.
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Mixed-use outside town centers creates higher intensity and more incentives outside 
town centers which is not what the RPU analyzed. The Placer County Area Plan cannot 
tier on this issue of more intensity outside town centers and must analyze from the 
original baseline Plan Area Statement designations of commercial, public service, 
industrial, etc. as well as Conservation, Mitigation, Scenic Restoration, etc.

This is undoing the original community planning structure in the Tahoe basin by the 
allowance of the combination of many different uses allowed/located at one parcel.  

This is an example of why an alternative breaking down this proposed gigantic Area 
Plan to 2-5 area plans is viable : mixed used. Code 11.8.4: The overlay of mixed-use in 
areas outside town centers is making the request to modify current PAS as previously 
analyzed thus requiring an amendment/additional environmental analysis for those 
PAS’s outside town centers. Changing the name of Plan Area Statements to Sub-
districts is not providing environmental impact analysis where baseline on the ground 
zoning was residential, commercial, etc. now going to be mixed use.  
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The mixed-use moniker outside town centers misleads the public in believing height and 
density incentives are not available by stating they cannot be the same as town center 
incentives in Table 13.5.3.1 but the mixed- overlay does allow additional incentives in 
chapter 30.4.2 Transferred land –coverage

By allowing the mixed-use overlay outside town centers the following coverage 
incentives apply. Residential coverage is very specific as stated in table 30.4.2-1 
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The EIR/EIS must provide maps showing the existing zoning with an overlay of mixed-
use to non-Town Center sub-areas to determine the changes from baseline to mixed-
use and the environmental impacts because of the allowances that come with the 
mixed-use zoning classification. There are many combinations of allowed mixed uses 
as provided in TRPA code 31.5.2
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The Implementing Regulations document pages 1-156 include tables by land use 
designation. The environmental documentation should also include tables broken down 
by each Sub-area to allow the public to comment on overall sub-area composition and 
potential environmental impacts or benefits to each of the sub-areas.



Comments on the Placer County Tahoe
Basin Area Plan

Implementing Ordinance



Comments for the Record: Placer County Tahoe Basin Area Plan: Implementing Regulations  
August 2, 2015       Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident 
 
 
 

Page 1 of 13 
 

 



Comments for the Record: Placer County Tahoe Basin Area Plan: Implementing Regulations  
August 2, 2015       Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident 
 
 
 

Page 2 of 13 
 

 



Comments for the Record: Placer County Tahoe Basin Area Plan: Implementing Regulations  
August 2, 2015       Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident 
 
 
 

Page 3 of 13 
 



Comments for the Record: Placer County Tahoe Basin Area Plan: Implementing Regulations  
August 2, 2015       Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident 
 
 
 

Page 4 of 13 
 

Page 160 of Implementing Regulations 157-313 
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The section below is very confusing on what policies from the old Community Plan and Plan Area 
Statements still apply to areas outside Town Centers. Clarity on what is applicable needs to be identified 
in Tables. 
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The adopted Placer County Tahoe Basin Area Plan becomes a part of the Lake 
Tahoe Regional Plan and the Placer County General Plan. It replaces the six 
Community Plans, the Placer County Standards & Guidelines for Signage, Parking 
and Design, and 57 Plan Area Statements that were previously adopted by Placer 
County and TRPA for the area. It also replaces two Placer County General Plans. 
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The Draft Tahoe Basin Area Plan EIR/EIS must analyze the impacts of the proposed changes in 
the Town Centers on local population, housing, and employment characteristics. Describe the 
demographics of the region and those areas directly adjacent to the Tahoe basin: Provide 
detailed information of the current /proposed populations of Squaw Valley, Northstar and Martis 
Valley West Specific Plan to date. Analyze for cumulative effects on the Tahoe Basin.

Page 1 of 9 Part 3 Socio-Economic Plan June 2015

Page 133 of the Existing Conditions Report

  



Comments for the Record: Placer County Tahoe Basin Area Plan  
Socio-Economics, Population and Housing     
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      August 2, 2015 
 
 

Page 2 of 5 
 

Page 4 of 9 Part 3 Socio-Economic Plan June 2015

The Draft TBAP EIR/EIS must provide accurate information of populations by community for 
each sub-area (community) for local as well as tourist redevelopment needs i.e. additional 
commercial uses, public services, etc.  

Page 133 of the Existing Conditions Report provides population data and narrative (below).
Page 4 of the Socio Ecomnomic section provides population data. Basis for environmental 
analysis are concluded on which data set: The Existing Conditions Report or the Part 3 Socio-
Economics?  Provide details and related analysis in the Draft TBAP EIE/EIS. The data provided 
must be consistently reported to insure accurate environmental analysis and assessments for 
mitigations .  
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Page 9 of 9 of Socio-Economics Part 3

The Draft TBAP EIR/EIS should add to this policy that sub-areas outside Town Centers will be 
addressed in more detail as an amendment to this Area Plan documentation to inform the 
public/agencies that environmental issues will be addressed in the future not in this Area plan.

The Draft TBAP EIR/EIS must provide criteria/define/identify on a diagram “priority 
redevelopment sites” to allow the public/agencies the opportunity to provide comment on 
identified areas. Provide proposed funding levels that have been allocated or expected to be 
obtained for the public/private partnerships. As well, provide the criteria/list of other forms of 
assistance” for comment by public/agencies. 

The Draft TBAP must provide criteria/define/identify on a diagram changes proposed 
for sub-areas outside Town Centers as the Area Plan consistently reports no changes to those 
areas?

The Draft TBAP EIR/EIS must identify proposed locations and provide environmental analysis 
for those areas targeted for additional affordable housing. Provide a diagram for proposed 
locations and analyze fair-share in each Town center as well as other areas.. 
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The Draft TBAP EIR/EIS must include a cumulative impact analysis and provide a detailed table 
of the current and newly proposed projects to insure environmental impacts of VMT, Noise, 
Water Quality, Air Quality, etc. are extensively analyzed and do not hinder threshold gain. 

Projects that must be included but not limited to: Martis Valley West Specific Plan, Brockway 
Campground, Squaw Valley Expansion, Northstar Master Plan, Martis Camp Beach Shack, Ritz 
Carlton Beach Pavilion, Tahoe City Lodge Project, Homewood Mountain Village, Boulder Bay, 
Kings Beach Design Concept,  Speedboat Beach Master Plan, Tonopalo II, Sandy Beach 
Timeshare project, etc.
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Source: Fehr and Peers, 2011; EDAW, 2005, 
2008; LSC, 2006).
 



Comments for the Record: Placer County Tahoe Basin Area Plan Transportation Plan     
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      August 2, 2015 
 
 

Page 2 of 3 
 



Comments for the Record: Placer County Tahoe Basin Area Plan Transportation Plan     
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      August 2, 2015 
 
 

Page 3 of 3 
 



Comments for the Record: Placer County Tahoe Basin Area Plan: Recreation 
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      July 29, 2015 
 
 
 

Page 1 of 3 
 

Page 3 of 11 Recreation Part 6 

 

.



Comments for the Record: Placer County Tahoe Basin Area Plan: Recreation 
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      July 29, 2015 
 
 
 

Page 2 of 3 
 



Comments for the Record: Placer County Tahoe Basin Area Plan: Recreation 
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      July 29, 2015 
 
 
 

Page 3 of 3 
 

Paige



Comments for the Record: Placer County Tahoe Basin Area Plan Public Service and Cultural     
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      August 1, 2015 
 
 

Page 1 of 3 
 



Comments for the Record: Placer County Tahoe Basin Area Plan Public Service and Cultural     
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      August 1, 2015 
 
 

Page 2 of 3 
 

 



Comments for the Record: Placer County Tahoe Basin Area Plan Public Service and Cultural     
Ellie Waller: Member North Tahoe West Team and Tahoe Vista Resident      August 1, 2015 
 
 

Page 3 of 3 
 




	Blank Page
	Blank Page



