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INTRODUCTION

The following is the detailed recommendation of TRPA staff for a revised General
Plan for the Lake Tahoe Region. It is proposed that this document be subjected
to public review and review by governmental entities at all levels, refined as
deemed appropriate pursuant to formal comment, and adopted as the overall
policy direction for the Lake Tahoe Region, pursuant to the mandates of Public
Law 91-148, the Bistate Tahoe Regional Planning Compact. Such adoption
would establish this plan as superseding the Regional Plan adopted by the
TRPA in 1971, with the resultant obligation being imposed upon the States

of California and Nevada and the local governments of the Region for. enforce-
ment of the Plan.
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BACKGROUND

Plan Development

The following plan has been developed under the mandates of Public Law 91-148,
the Bistate Tahoe Regional Planning Compact, as the second generation plan for
the Lake Tahoe Region. The plan supersedes the initial Tahoe Regional:Plan
developed and adopted by the Tahoe Regional Planning Agency (TRPA) in
December of 1971. Subsequent to the initial plan adoption, the TRPA gained
much experience in the implementation of a regional regulatory plan and
considerably expanded the base of understanding of the Region through detalled
studies and planning programs.

The following plan represents the coalescing of the experience and knowledge
gained in a complete reevaluation of the Regional Plan. It represents an evalua-
tion of the strengths and weaknesses of the initial plan, along with an assessment
of the current state of the Tahoe Region and its needs.

Plan Organization

This document is a policy document, delineating the overall policies which shall
guide decision making within the Region. These policies have been derived
from the directives explicit in the statement of purpose and "Findings and
Declaration of Policy" contained in the Bistate Compact. The first section of

the plan identifies these directives, develops findings relative to the current
state of the Region, and identifies goals, objectives and policies appropriate to
bring that state of affairs into harmony with the Compact directive.

The second section of the plan aggregates the policies derived through analysis
of the Compact directives under the five mandated ptan areas required by the
Bistate Compact: land use, transportation, conservation, recreation, and
public services and facilities. Also identified in this section of the plan are

the supporting documents and implementation guidelines, conflict resolution
policies, and implementation mechanisms.

Terminology
In development of the plan, the following definitions and intents have been applied:

Compact Directive: Purpose for which Congress and the States created TRPA.

Finding: Conclusions regarding conformance or shortcomings in meeting
Compact directive.

Goal: |dealized condition which would eliminate the concern identified in
the finding.

Objective: Measurable standard and/or criteria which indicate progress
toward the goal.

Policy: Course of action intended to aid in achieving the objective.

Implementation mechanism: The tool or tools to put the policy into
effect.
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SECTION |

POLICIES PURSUANT TO COMPACT DIRECTIVES



POLICIES PURSUANT TO COMPACT DIRECTIVES

DIRECTIVE A: MAINTAIN EQUILIBRIUM BETWEEN THE REGION'S NATURAL ENDOWMENT
AND MANMADE ENVIRONMENT . S

Finding A-1: Basic Land Use Determinants

The natural scenic and recreation resources of the Lake Tahoe Basin provide the founda-
tion for the private economy of the region with its reliance upon the tourist/recreation
industry, and has been the justification for substantial public investment in both land
acquisition and facilities to protect and enhance the public's opportunity to experience
these resources. Land use and development within the region have focused on the accom-
modation of the visitor in second home and motel lodging, providing an opportunity for

a broad segment of the public to experience the Tahoe Basin. At the same time, however,
some of the land use patterns which have emerged have degraded the Tahoe experience
they offer by encroaching significantly into the natural scenic amenities of the region,

by creating visible scars, and by stimulating strip commercial development which obscures
and obstructs the scenic resources and spawns congestion. Additionally, land uses have
developed which are major attractors in and of themselves, increasing the overall attrac-
tion of the region to the point that demand for access cannot be accommodated within the
constraints of protecting the unique natural scenic and recreation resources of the region.

Finding of Concern: Historic land use patterns and commitments along with development
of primary attractors which do not enhance the public's relationship to natural scenic

and recreation resources of the region have diminished these resources in some areas
and pose the prospect of significant degradation of the quality of the experience they
offer.

Goal A-1: Establish a land use pattern based upon protection of the natural scenic
and recreation resources of the region and the provision and enhancement of the
public's opportunity to experience and utilize those resources.

Objective: Within the constraints of private property rights, establish and
support policies to 1) bring existing land use patterns into closer conformance
with the constraints of natural scenic and recreation resources, 2) encourage
land uses and land use patterns which enhance the ability of the public to
experience and utilize these natural resources, and 3) prevent the creation

or expansion of primary attractors which do not enhance the ability of the
public to experience and utilize these natural resources.

POLICIES

A-1-a: In consideration of equity and the provision of allowance for reasonable
use, a single family residential dwelling unit shall be allowed on any private
lot or parcel of record in the Tahoe Basin prior to February 10, 1972.

A-1-b: The basic land uses permitted in the Tahoe Basin shall be established
by the land use district map of the Tahoe Region identifying the location and
extent of the following land use districts:

General Forest: To identify and preserve the natural scenic and low
intensity recreation resources of the region; to protect delicate natural
environments critical to preservation of the scenic and recreation resources
of the region; and to provide for resource management. {(no residential uses)
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Recreation: To identify and provide for appropriate publicz and/or private
use of Basin lands suitable for more intensive recreation responding
directly to the unique natural character of the Tahoe Basin. (no residential uses)

Historic Preservation: To recognize neighborhoods or other areas identified
as havm? historic significance and provide for their preservahon (existing
(density

Limited Rural Estates: To recognize poor capability, pre—ex1st|ng lots,

or parcels granted some development opportunity, but where additional
subdividing or parceling is prohibited. (maximum 1 unit/parcel)

Rural Estates: To recognize areas appropriately commltted to’ very low
density residential uses. (maximum 1 unit/acre)

Low Density Residential: To recognize areas appropriately commltted
to low density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize areas appropriately committed
to medium density residential uses. (maximum 8 units/acre)

High Density Residential: To recognize areas appropriately committed
to high density residential uses. (maximum 15 units/acre)

High Density Apartment: To recognize areas appropriately committed
to high density residential uses, but which will be restricted to apartment
development. (maximum 15 units/acre)

Medium Tourist Residential: To recognize areas appropriately committed
to low intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize areas appropriately committed to
high intensity tourist accommodation uses. (maximum 40 motel units/acre)

General Commercial: To recognize areas appropriately committed to
commercial uses. (no residential uses)

Light Industrial: To recognize areas appropriately committed to light
industrial uses. (no residential uses)

Public Service: To recognize areas appropriately committed to public
service uses. (no residential uses)

Development Reserve: All areas not falling within one of the above cate-
gories shall be considered Development Reserve. Development, subdivision
or parceling within these areas shall be permitted only pursuant to a
specific plan for the area and associated General Plan amendment approval
under the terms of policy C-1-c.

Planned Unit Development: To recognize development pursuant to a
specific plan approved by TRPA either through the Development Reserve
process, or for the rehabilitation or renewal of an existing developed
area.

-3~



A-1-c: New land uses which thraten to attract persons to the Tahoe Basin
for reasons other than the opportunity to experience and utilize the unique
natural scenic and recreation resources of the region or base industries
which do not service the public's experience and utilization of those resources
shall not be permitted. '

A-1-d: In the evaluation of potential land uses, consideration shall be given
to the protection of the public health, safety and welfare. '

A-1-e: The TRPA shall actively encourage and support any public land
acquisition or development proposals within the region which will preserve
or enhance the natural scenic and recreation resources of the region or the
ability of the public to experience or utilize these resources.

A-1-f: Regional transportation corridors shall be established by the land
use district map. These corridors shall identify existing regional transpor-
tation routes and potential transportation corridors recognized through formal
Governing Board action. Development of regional transportation corridors
shall be limited to those established by the land use district map.

DIRECTIVE B: ENCOURAGE THE WISE USE AND CONSERVATION OF THE WATERS OF
LAKE TAHOE AND SURROUNDING RESOURCES.

Finding B-1: Water Quality

The unparalleled purity and clarity of the waters of Lake Tahoe have long been among

the most treasured of resources for both the residents of the Tahoe Basin and for the
States of California and Nevada and the Nation. To protect that resource from degradation
resulting from man's presence, major commitments have been made by the residents of
the region and at the State and Federal levels that have resulted in the sewering of the
Basin and the effective removal of sewage as a threat to the quality of Lake Tahoe. With
this done, however, it has become apparent that sewage was not the only threat to main-
tenance of the extraordinary water quality of Lake Tahoe. So pure is that water that

the process of sedimentation and the transport of nutrients from stormwater runoff have
an impact upon it. While these are natural processes, evidence indicates that disturbance
of Basin lands by man's activities and the materials transported from the streets and
parking areas of the region are significantly accelerating these processes.

Finding of Concern: Man's activities within the Tahoe Basin are contributing to a con-
tinuing degradation of the Lake Tahoe water quality.

Goal B-1: Eliminate water quality degradation resulting from man's activities.

Objective: Achievement of State and Federal water quality standards applicable
to Lake Tahoe.

POLICIES
B-1-a: The Land Capability Classification System for Lake Tahoe shall be
a basic consideration in land use with [ands not committed to development

and falling within high hazard land capability levels (capability levels 1£2)
classified either General Forest or Recreation, whichever is most appropriate.
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B-1-b: Impervious surface land coverage associated with new development
shall be limited based upon the land capability level (s) on the subject property,
in accordance with the coverage limitations recommended for the system.

B-1-c: All construction and development activities within the Tahoe Basin
shall provide for the control of erosion and sedimentation, with the emphasis
on source control and the minimizing of disturbance. »

B-1-d: Construction and development activities undertaken on high or
“moderate hazard lands (capability levels 1-4) shall be subject to special
~ construction standards to control erosion and sedimentation. :

B-1-¢: To the maximum extent possible, development on lands which include
a stream environment zone shall be confined to areas outside the stream envi-
ronment zone boundary.

B-1-f: The clean up of existing erosion and runoff problems on both public

and private lands shall be actively encouraged and supported, with the highest
priority given to existing problems on high hazard lands and runoff management
on large areas of impervious surface utilized by vehicles.

B-1-g: TRPA shall actively support and require compliance with state mandates
for the collection and export of sewage and solid waste from the Tahoe Basin.

Finding B-2: Water Supply

Though Lake Tahoe itself is extraordinarily large, it is at the headwaters of a watershed
which has a limited hydrologic budget and many competing interests for use of its waters.
Recognizing this, the States of California and Nevada have entered into a compact appor-
tioning that annual hydrologic budget among the various interests along the bistate
Truckee River Watershed. Based upon the limitations of that compact, it is projected

that water conservation measures and some redistribution of water supplies within the
Basin will be required to meet the projected needs of the region.

Finding of Concern: Water supplies within the Tahoe Basin are limited and will require
conservation and coordination of supplies within the region as demand increases.

Goal B-2: Maximize water efficiency of water use within the region.

Objective: Develop and apply standards to maximize efficiency in water use
for permitted land uses.

POLICIES

B-2-a: Through the local water and sewer districts establish appropriate
building code and retrofitting standards to insure optimal efficiency in the
use of water resources within the region.

B-2-b: TRPA shall actively encourage and support efforts by appropriate
state regulatory agencies to establish and implement strong controls over
water rights within the region.

B-2-c: TRPA shall actively encourage and support the consolidation of water
systems to assure more economic distribution and use of water and to facilitate
optimal fire protection capabilities.
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B-2-d: An adequate supply of waoter to support fish, wildlife and Vegetative
resources of the region shall be assured. -

Finding B-3: Air Quality

The Lake Tahoe Basin is a high mountain environment and one of the natural resources
valued heavily in the experience of that environment is clear fresh air. Though historic
data upon which to assess long term trends is lacking, monitoring evidence indicates
that the air of the Tahoe Basin experiences occasionally high levels of pollutant concen-
trations and visibility degradation. The nature of these pollutants and the circumstances
in which they occur indicate that they are largely the result of man's activities and that
man's activities within the Tahoe Basin are contributing significantly to these concentra-
tions. S

Finding of Concern: Man's activities within the Tahoe Basin are contributing to degra-
dation of Lake Tahoe Basin air quality.

Goal B-3: Eliminate air quality degradation resulting from man's activities.

Objective: Achievement of State and Federal air quality standards applicable
to Lake Tahoe. :

POLICIES

B-3-a: New land uses which threaten to contribute significantly to an existing
or projected violation of a State or Federal air quality standard shall not be
permitted.

B-3-b: In recognition of the contribution of the automobile to documented

air quality problems within the region, TRPA shall actively encourage and
support efforts to reduce automobile congestion and to provide alternative

modes of transportation to reduce the reliance upon the automobile.

B-3-c: New land uses which threaten to create point sources significantly
degrading air quality in the region or a portion thereof shall not be permitted.

B-3-d: Responsible agencies for land uses or land use activities within the

Tahoe Basin shall undertake such measures as are necessary to minimize
the amount of exposed soil or surface material susceptible to airborne suspension.

Finding B-4: Wildlife

Wildlife is a natural resource traditionally valued in the forest and mountain environment.
While the Tahoe Basin has retained a broad spectrum of wildlife, the influence of man's
presence and the extensive development within the Tahoe Basin has been felt, with a
number of formerly common species having been driven from within the Basin to less
impacted areas. Recognizing this trend and the importance of considering wildlife and
fisheries habitat in planning and carrying out land use decisions, steps have been taken
to reduce the threats from man's activities to particularly fragile habitat areas. Despite
these efforts there remains a potential for additional encroachment into critical habitat

types and areas.

Finding of Concern: Man's activities continue to pose a threat to certain fish and
wildlife habitat.




Goal B-4: Protect fish and wildlife o! the region through protection and enhance-
ment of areas identified as important fish and wildlife habitats.

Objective: Identification and protection of important fish and wildl'ife habitat
areas. ‘

POLICIES

B-U4-a: Areas identified as important wildlife habitats shall be placed in the

. General Forest land use district, with uses restricted to those consistent with
protection of the subject wildlife and maintenance and enhancement of the
habitat.

B-4-b: Areas within Lake Tahoe or its tributary streams and lakes identified
as important fish habitat shall be protected by prevention of land use activities
within or adjacent to the particular waters which would pose potential threat
to the subject habitat.

B-U4-c: TRPA shall actively support and encourage efforts to protect and
enhance fish and wnldllfe habitat within the Tahoe region by public or private
parties.

Finding B-5: Noise

Tranquility and the sounds of nature are traditionally valued components of the mountain
experience. Development within the Tahoe Basin, increasing use of motorized boats

and vehicles, and increased aircraft activities have extended man-generated noises

over increasing areas of the Tahoe Basin. Though some agencies have begun to address
the problem, little has been done to contain or control it.

Finding of Concern: The tranquility of the Tahoe Basin is increasingly disrupted by
noise generated by man's activities within the region.

Goal B-5: Bring man-generated noise within a level appropriate for permitted
land uses.

Objective: Develop and apply noise standards for different land use areas.
POLICIES

B-5-a: Land use or related activities generating noise levels inappropriate
for the surrounding land uses shall not be permitted.

Finding B-6: Energy

Traditional energy resources relied upon for energy needs in the Tahoe Basin, as else-
where, are increasingly recognized to be finite, with considerable uncertainty evidenced
nationally regarding the future stability of these resource supplies. The inefficient use
of energy resources within the Tahoe region poses both the prospect of contributing

to inordinate drain on these national resources and the prospect of greater impact should
the allocation of those resources for use in the Tahoe Basin be curtailed temporarily or
permanently. Though some portions of the Basin are becoming more concerned and
attentive to thise issue, evidence suggests that the energy resources can be more
efficiently utilized within the Basin.
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Finding of Concern: Energy conservation i+ a national concern. The energy resources
can be more efficiently utilized. o

. Goal B-6: Maximize energy efficiency within the region.

Objective: Develop and apply standards which maximize energy efficiency
in permitted land uses. '

POLICIES
B-6-a: Energy related building code sections utilized by Tahoe Basin

governments shall be standardized to effectuate optimum energy efficiency
for new development within the region. -

B-6-b: TRPA shall encourage and support programs to upgrade existing
structures within the Tahoe Basin to more energy efficient standards.

B-6-c: Signing and exterior lighting for purposes other than the public
health, safety and welfare shall not be permitted to utilize excessive energy.

B-6-d: TRPA shall actively encourage and support proposals for application
of alternative energy systems within the region, which show promise of reducing
demand on traditional energy sources from a given land use.

Finding B-7: Natural Degradation

A number of natural processes are at work in the Tahoe Basin which are contributing
to the degradation of natural resources of the region as they presently exist. Among
these processes are natural erosion and sedimentation, lightning caused fires, and the

' disease and infestation caused impacts on vegetation. Some of these processes can be
influenced by man's activities to minimize negative impacts.

Finding of Concern: Certain natural processes and influences are contributing to un-
necessary degradation of the region's natural resources.

Goal B-7: Minimize the contribution of natural processes to the degradation of
Tahoe resources where it is possible to do so without significantly upsetting
natural balances within the region.

Objective: ldentify those natural processes which are subject to influence
in a positive way through man's activities.

POLICIES

B-7-a: TRPA shall actively encourage and support a coordinated program

of forest management for the Tahoe Basin, to include fuel management and
fire protection, disease and insect infestation control, and stand improvement
programs.

B-7-b: TRPA shall actively encourage and support efforts to control erosion
and sedimentation from areas disturbed by unusual natural phenomenon such
as forest fires or land slides.
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DIRECTIVE C: PROVIDE FOR ORDERLY DEVLELOPMENT

Finding C-1: Growth Rate

The rate and pattern of growth in the Tahoe Basin has been highly volatile over the
past decade, with periods of rapid growth spawned by market influences and concern
regarding probable governmental actions, and periods of very restricted growth due

to public infrastructure limitations and regulatory actions. This volatility has severely
impacted some local economies and governmental and public service entities, which
require more stable and predictable growth patterns to facilitate both planning and
capital programming. '

Finding of Concern: A more stable and predictable growth pattern is required to
facilitate governmental effectiveness and stabilize local economies. ‘

Goal C-1: Stabilize the local economy by assuring a predictable growth pattern.

Objective: Development and implementation of growth management mechanisms
to establish appropriate growth rates and allocate identifiable development
capacities.

POLICIES

C-1-a: The maximum growth rate permitted on private lands within each

of the six local government jurisdictions of the region will be 5% per year

of the remaining residential buildout capacity identified within that jurisdic-
tion and 53 per year of the remaining tourist residential/tourist commercial
buildout capacity identified within that jurisdiction.

C-1-b: Residential or tourist development at the maximum growth rate or
development of other land uses shall be permitted only upon the finding on
a project by project basis that there is sufficient capacity or capability in
the required public facility or service systems to accommodate the proposed
project. A finding by the TRPA Governing Board that a particular system
is at or beyond effective capacity will be grounds for prevention of any
additional growth which would impact that particular system.

C-1-c: Development of areas designated development reserve shall be con-
sidered separate from the maximum 5% growth rates and shall be allowed
only upon satisfaction of all of the following:

- The development is pursuant to a specific plan approved by the elected
board of the appropriate local government and by the TRPA Governing
Board, based upon a finding of community need and benefit.

-~ The appropriate General Plan amendment to secure the Planned Unit
Development land use district classification to allow the plan has been
approved by the TRPA Governing Board.

- The TRPA Governing Board finds that the project will not cause or con-

tribute significantly to violations of the environmental standards established
pursuant to policies B-1 through B-7.
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- The TRPA Governing Board !inds that the projected 5 year development
of the project in question can be accommodated over and above the maximum
5% growth rate within the 5 year public facility and service plans of all the
local agencies and/or utilities required to service the projected development.

Finding C-2: Public Infrastructure

The provision of public facilities and services such as adequate transportation systems,
energy and sewage systems and fire protection are necessary components of development.
The combination of lack of a stable and predictable growth rate and pattern and occasional
lack of adequate planning and/or funding has resulted in failure of the public infrastruc-
ture to keep pace with development in some portions of the Tahoe Basin. This has resulted
in limitations and deficiencies in public facilities and scrvices that threaten to constrain
development at levels below that which would be permitted by the Land Use Element of

the General Plan.

Finding of Concern: Limitations and deficiencies of public infrastructure threaten to
constrain development at levels below that permitted by the Land Use Element.

Goal C-2: Improve the public services and facilities to accommodate existing
development and provide for coordination of permitted future development with
the provision of adequate public facilities and services.

Objective: Identify and eliminate deficiencies and establish a process to
closely coordinate public infrastructure with permitted future development.

POLICIES

C-2-a: Five year capital improvement and public service plans shall be
submitted for TRPA acceptance by local agencies and utilities involved in
the following service areas:

- Water

- Sewer

- Transportation (including public roads)
- Schools

- Fire Protection

- Police Protection

- Solid Waste

- Energy

The five year plans shall identify current operating levels and system capa-
cities (where applicable), projected capital improvements, projected service
improvements, and the general framework for financing the current operation
and projected improvements. The plans shall be updated annually to document
changes in operating levels and system capacities, capital and/or service
improvements accomplished within the past year, and any changes in the
projected improvements.

C-2-b: TRPA shall actively encourage and support capital and service
improvements necessary to maintain the permitted growth rates.
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Finding C-3: Residential/Tourist Accommc lation

The tourist/recreation industry is the dominant element of the Tahoe economy. Sustained
. vitality of that industry is dependent upon the accommodation of both visitors to the Tahoe
Basin and a residential employment base to service the industry. Though both the
visitor and resident are being accommodated through existing land use, evidence sug-
gests that there is increasing competition for that accommodation and that the low-moderate
income resident that makes up the bulk of the community's employment base is facing
increasing difficulty in securing adequate housing. Land use commitments have been’
made which threaten to place increasing pressure on both the resident and visitor markets,
with the prospect that the low-moderate income household will be at an increasing disad-
vantage in the housing market. o

Finding of Concern: Current market trends indicate an increasing threat to the necessary
balance between visitor accommodation and the accommodation of an employment base to
service the tourist/recreation industry. S

Goal C-3: Provide for and insure a balance between visitor and permanent
resident accommodation. '

Objective: To establish a growth management mechanism to assure a proper .
balance of visitor and resident accommodation.

POLICIES
C-3-a: TRPA shall actively encourage and support efforts to prevent discrimin-

ation based upon race, color, religion, sex or national origin in the accommoda-
tion of visitors and residents within the Tahoe Region.

. C-3-b: In order to more directly assess and influence the provision of resident
and visitor accommodation, the uses permitted in the tourist residential and
tourist commercial land use districts shall be confined to those which service
directly the accommodation of visitors, with those uses servicing primarily
residents confined to other land use districts as appropriate.

C-3-c: In order to encourage the provision of low and moderate income housing
necessary to sustain the employment base of the region, residential land uses
permitted in the High Density Apartment land use district shall be restricted

to apartment development, with condominium or cluster units requiring tenta-
tive maps relegated to other residential districts.

C-3-d: In order to encourage the provision of low and moderate income housing
necessary to sustain the employment base within the region, priority in the
allocation of development opportunities within residential areas or for development
reserve plans, pursuant to policies C-1-a through C-1-c, shall be given to
projects directly addressing the low and moderate income housing needs of

the region.

C-3-e: The TRPA shall actively encourage and support efforts to provide
Tow and moderate income housing within the region, particularly efforts by
base industry employers to provide employee housing.

Finding C-4: Public/Private Land Use

’ The public investment in the Lake Tahoe Basin is extensive, including substantial tand
acquisition and capital improvement funding for facilities such as sewage collection and
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treatment systems. Extensive development pressures on private lands within the Basin
coupled with limitations in infrastructure capacities threaten to prematurely constrain
utilization of Basin public lands and inhibit the realization of public benefit from the
capital and land acquisition investments within the region. o

Finding of Concern: Extensive development pressures on private lands within the Basin
coupled with Timitations in infrastructure capacities threaten to prematurely constrain
utilization of Basin public lands. ‘

Goal C-4: Insure the provision of sufficient public infrastructure capacities to
service the development and utilization of the Tahoe Basin's public'lands.

Objective: ldentify potential infrastructure requirements of Basin public
lands and provide for such requirements in infrastructure planning.

POLICIES

C-4-a: In the allocation of public facilities and services, the development
of facilities to accommodate the general public on public lands shall have a
priority over development on private lands, with the adopted five year
improvement programs for public lands being considered as commitments
of capacity and services by local agencies and/or utilities in their five year
capital improvement and public service plans.

Finding C-5: Differing Tahoe Communities

Geographic, economic and governmental influences have contributed to evolution of
differing character and needs among the various Tahoe communities. The land use
relationships in the City of South Lake Tahoe differ significantly from those in Incline,
for example. This was recognized in the urban design studies undertaken in the Basin
by TRPA and is reflected in the differing local plans and concerns.

Finding of Concern: The various communities of the Basin have evolved differing
characters and problems.

Goal C-5: Within the general constraints of the Regional Plan, recognize the
differing needs and provide for solution of the differing problems of the Basin's
various communities.

Objective: In concert with local interests, integrate local considerations
into the Regional Plan and policy framework.

POLICIES

C-5-a: Within the constraints of General Plan policy, the TRPA Land Use
District Map shall recognize to the maximum degree the policies and desires
of the respective Tahoe Region local governments.

C-5-b: In recognition of the traditional intensity of High Density Residential,
Tourist Commercial, General Commercial, and Light Industrial uses within
the region and the benefits of concentrating these land uses, allowances

shall be made for deviations from strict adherence to the land capabilities
system coverage limitations for these uses.
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DIRECTIVE D: PRESERVE SCENIC BEAUTY

Finding D-1: Scenic Resources

Though the Tahoe Basin remains an extraordinarily scenic area, specific land uses
and types of development in certain portions of the Basin have encroached on scenic
resources through extension of urbanization into open scenic areas and through the
scarring of some visually vulnerable areas. :

Finding of Concern: Certain public and private development has significantlly degraded
scenic resources of the Tahoe Region. : :

Goal D-1: Protection of existing scenic resources and rehabilitation of areas
of significant degradation. -

Objective: Identification of areas in need of rehabilitation, designation and
protection of scenic areas and scenic corridors, and development of aesthetic
and architectural standards for permitted land uses.

POLICIES

D-1-a: The backdrop steep slope and ridge areas, meadowlands and stream-
front and lakefront lands of the Basin shall be recognized as unique scenic
resources of the region, with said lands placed in General Forest or Recreation
land use districts where appropriate, or with development on said lands limited
to that which minimizes the visual impact upon the scenic resource where
development commitments are recognized.

D-1-b: New development or land use activities adjacent to scenic corridors
identified on the land use district map shall be limited to that which enhances
the public health, safety or welfare, or that which enhances directly the

ability of the public to experience and utilize the scenic or recreation resources
along the corridor.

D-1-c: The TRPA shall actively encourage and support the rehabilitation
of areas which have experienced significant visual degradation.

D-1-d: The TRPA shall actively encourage and support the establishment
of design and architectural standards by local governments within the region.

DIRECTIVE E: PRESERVE RECREATION OPPORTUNITIES

Finding E-1: Recreation Resources

The natural environment of the Tahoe Basin offers a unique combination of summer and
winter recreation resources. Public and private investment has developed these resources
and provided for their protection and utilization in many areas. In some instances,
however , encroachment of urbanization and uncontrolled or overly intensive use has
degraded these resources.

Finding of Concern: In some instances encroachment of urbanization and uncontrolled
or overly intensive use has degraded these resources.
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Goal E-1: Preserve and rehabilitate the natural recreation amenities of the region.

Objective: ldentification and protection of areas having outdoor recreation
. potential and development of policies to prevent overuse of those areas.

POLICIES

E-1-a: Beaches and other areas having outstanding potential for public or
private recreation uses responding directly to the unique natural character

- of the Tahoe Basin shall be recognized as unique natural resources; with
said lands placed in General Forest or Recreation land use districts where
appropriate, or with development on said lands limited to that which minimizes
uses inconsistent with those potential recreation uses where development
commitments are recognized. :

E-1-b: Recreation uses which enhance the visitor attraction to the Tahoe
Basin, but which do not respond directly to the unique natural character
of the region, shall be discouraged.

E-1-c: Summer and winter off-road vehicle use shall be limited to areas
specifically identified on the land use district map.

Finding E-2: Recreation Opportunities

The realization of the public valuc of the Tahoe Region and the economic well being of

the Tahoe communities are dependent upon the ability of the public to experience and

utilize the natural recreation resources of the region. Public and private investment

have made available a wide variety of recreation amenities, but continued growth within
. the region will require that more of the recreation opportunities and potential within

the region be realized.

Finding of Concern: Continued growth within the region will require that more of the
recreation opportunities and potential within the region be realized.

Goal E-2: Make available a broad range of unique recreational resources
compatible with the preservation of those resources.

Objective: Master planning of recreation opportunities and policies to
provide access and utilization.

POLICIES

E-2-a: TRPA shall actively encourage and support the development of identified
recroation resources to accommodate public or private recreation uses which
respond directly to the unique character of the Tahoe Region.

E-2-b: TRPA shall actively encourage and support the master planning of

Basin public recreation opportunities through coordination of local, state

and federal planning activities.

Finding E-3: Historic Preservation

The Indian and pioneer history of the Tahoe Basin and the subsequent development of
the Tahoe communities pose a rich historical and cultural heritage which contributes
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to the significance and attraction of the regi~in. Despite much research in identifying
the historic and cultural resources of the reyion, many of them are unprotected and
threatened by deterioration or encroachment of land uses inconsistent with their
preservation. -

Finding of Concern: Many of the significant cultural and historic resources of the
region are unprotected and threatened by deterioration or encroachment of land uses
inconsistent with their preservation. '

Goal E-3: Provide for the protection of significant historical and cultural sites
within the Tahoe Basin.

Objective: Inventory and protect identified sites of cultural and historical
significance (recreation element) . '

POLICIES

E-3-a: Any new land uses or activities potentially impacting historic or
cultural sites, routes or neighborhoods identified on the TRPA Land Use
District Map shall be permitted only upon a finding by the TRPA Governing
Board that every reasonable effort is being made to insure the protection
and preservation of the site, route or neighborhood in question.

E-3-b: TRPA shall actively encourage and support efforts to secure the
permanent protection of historic and cultural sites of significance within
the region through public policy in the case of publicly held lands or through
voluntary action by private land owners in the case of sites on private lands.

DIRECTIVE F: ENHANCE GOVERNMENTAL EFFECTIVENESS

Finding F-1: Governmental Coordination

The Tahoe Basin governmental structure involves a complex interrelationship between
agencies at the special district, local, regional, state and federal levels. Successful
planning to solve existing problems, and promote environmental protection and orderly
development requires the active participation and coordination of all these levels in
pursuit of common objectives. As the planning of TRPA becomes more comprehensive
in addressing issues related to land use and growth in the Tahoe Region, the potential
for duplication of effort and inconsistencies between TRPA activities and those of other
agencies increases.

Finding of Concern: As the planning of TRPA becomes more comprehensive in addressing
Tssues related to land use and growth in the Tahoe Region, the potential for duplication
of effort and inconsistencies between TRPA activities and those of other agencies increases.

Goal F-1: Maximize the involvement of all effected agencies in the regional plan-
ning and implementation processes.

Objective: Establish formal coordination mechanisms for both planning input
and review and program and capital expenditure coordination.

POLICIES

F-1-a: TRPA shall, to the maximum degree feasible without obviating its
basic decision-making responsibilites, recognize and utilize the technical
expertise represented on the various local, state, and federal agencies
involved in Tahoe affairs in its planning and regulatory activities.
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F-1-b: TRPA shall seek to coordinate the five year capital improvement and
public service plans of the various local agencies and utilities with one another
to insure maximum consistency and coordination in support of the overall
regional objectives. ' :

F-1-c: TRPA shall actively encourage and support the establishment of formal
consolidated planning and implementation mechanisms for the region in the
areas of water resource management, public land management, recreation
resource development, and transportation, recognizing the regional scale
" of these endeavors. ‘

Finding F-2: Coordination with Forest Service

Lands within the Tahoe Basin under Forest Service management include much of the
Basin's natural scenic and recreation resources and much of the potential for public
experience and utilization of those resources that is called for under the TRPA plan.
These lands do not fall under the jurisdiction of the TRPA, however, requiring
particularly close coordination bewteen TRPA and the Forest Service in planning
and regulation of Basin lands.

Finding of Concern: There exists a strong interrelationship between the plans and
activities carried out on Basin lands managed by the Forest Service and those lands
falling under the direct influence of TRPA.

Goail F-2: Maximize the coordination of TRPA and Forest Service programs.

Objective: Establish mechanisms to secure the coordination of TRPA and
Forest Service planning and regulation.

POLICIES

F-2-a: In recognition of the federal investment in the Tahoe Basin and the
central role of the U.S. Forest Service in the protection and enhancement

of the public's ability to experience and utilize the unique natural scenic

and recreation resources of the region, TRPA shall, to the maximum extent
consistent with overall Compact directives, integrate the plans and require-
ments adopted for the federal lands of the Basin into the TRPA Regional Plan.

F-2-b: TRPA shall actively encourage and support the integration of the
Regional Plan and its implementation into the plans and activities of the
Forest Service on the federal lands of the Basin.

Finding F-3: Revenue

The correction of existing problems and the coordination of public facilities and services
with land use will require extensive commitment of monies for both capital improvements
and operation and maintenance. The governmental entities of the Tahoe Region are
already severely constrained financially and it is likely that complete implementation

of these programs will require commitment of revenue beyond the present capabilities

of the involved governmental agencies.

Finding of Concern: The correction of existing problems and the maintenance of coordin-
ation between public facilities and services and land use will require commitment of
capital beyond the present capabilities of the involved governmental agencies.
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Goal F-3: Identification and developiment of alternative sources of revenue for
pursuit of Regional Plan goals. :

Objective: Increcase the revenue available to local or regional agents for
application directly to the solution of identified regional problems.

POLICIES

F-3-a: TRPA shall actively encourage and support efforts to secure additional
-revenue to be applied directly to the solution of identified regional problems.
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PLAN ELEMENTS



LAND USE PLAN

"A land use plan for the integrated arrangement and general location and extent
of, and the criteria and standards for, the uses of land, water, air, space and other
natural resources within the region, including but not limited to, an mdlcatlon or
allocation of maximum population densities."

POLICIES

Basic Land Use Determinants

A-1-a: In consideration of equity and the provision of allowance for reasonable use,
a single family residential dwelllng unit shall be allowed on any private lot or parcel
or record in the Tahoe Basin prior to February 10, 1972.

A-1-b: The basic land uses permitted in the Tahoe Basin shall be established by the
land use district map of the Tahoe region identifying the location and extent of the
following land use districts:

General Forest: To identify and preserve the natural scenic and low intensity
recreation resources of the region; to protect delicate natural environments
critical to preservation of the scenic and recreation resources of the region;
and to provide for resource management. (no residential uses)

Recreation: To identify and provide for appropriate public and/or private use
of Basin lands suitable for more intensive recreation responding directly to
the unique natural character of the Tahoe Basin. (no residential uses)

Historic Preservation: To recognize neighborhoods or other areas identified

as having historic significance and provide for their preservation. (existing density)

Limited Rural Estates: To recognize poor capability, pre-existing lots, or
parcels granted some development opportunity, but where additional subdividing
or parceling is prohibited. (maximum 1 unit/parcel)

Rural Estates: To recognize areas appropriately committed to very low density
residential uses. (maximum 1 unit/acre)

Low Density Residential: To recognize areas appropriately committed to low
density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize areas appropriately committed to
medium density residential uses. (maximum 8 units/acre)

High Density Residential: To recognize areas appropriately committed to high
density residential uses. (maximum 15 units/acre)

High Density Apartment: To recognize areas appropriately committed to high
density residential uses, but which will be restricted to apartment development.
(maximum 15 units/acre)

Medium Tourist Residential: To recognize areas appropriately committed to
low intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize areas appropriately committed to high intensity

tourist accommodation uses. (maximum 40 motel units/acre)
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General Commercial: To recognize arcas appropriately committed to commercial
uses. (no residential uses) -

Light Industrial: To recognize areas appropriately committed to light i_ndustrial
uses. (no residential uses) I

Public Service: To recognize areas appropriately committed to public service
uses. (no residential uses) :

Development Reserve: All areas not falling within one of the above categories
shall be considered Development Reserve. Development, subdivision or parceling
within these areas shall be permitted only pursuant to a specific plan for the area
and associated General Plan amendment approval under the terms of policy C-1-c.

Planned Unit Development: To recognize development pursuant to a specific
plan approved by TRPA either through the Development Reserve process, or for
the rehabilitation or renewal of an existing developed area.

A-1-c: New land uses which threaten to attract persons to the Tahoe Basin for reasons
other than the opportunity to experience and utilize the unique natural scenic and
recreation resources of the region or base industries which do not service the public's
experience and utilization of those resources shall not be permitted.

A-1-d: In the evaluation of potential land uses, consideration shall be given to the
protection of the public health, safety and welfare.

A-1-e: The TRPA shall actively encourage and support any public land acquisition

or development proposals within the region which will preserve or enhance the natural
scenic and recreation resources of the region or the ability of the public to experience
or utilize these resources.

A-1-f: Regional transportation corridors shall be established by the fand use district
map. These corridors shall identify existing regional transportation routes and potential
transportation corridors recognized through formal Governing Board action. Development
of regional transportation corridors shall be limited to those established by the land use
district map.

Water Quality

B-1-a: The Land Capability Classification System for Lake Tahoe shall be a basic consi-
deration in land use with lands not committed to development and falling within high
hazard land capability levels (capability levels 182) classified either General Forest

or Recreation, whichever is most appropriate.

B-1-b: Impervious surface land coverage associated with new development shall be
imited based upon the land capability level(s) on the subject property, in accordance
with the coverage limitations recommended for the system.

B-1-c: All construction and development activities within the Tahoe Basin shall provide
for the control of erosion and sedimentation, with the emphasis on source control and
the minimizing of disturbance.

B-1-d: Construction and development activities undertaken on high or moderate hazard
lands (capability levels 1-4) shall be subject to special construction standards to control

erosion and sedimentation.
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B-1-e: To the maximum extent possible, dcvelopment on lands which include a strecam
environment zone shall be confined to areas outside the stream environment zone
boundary. ' '

B-1-g: TRPA shall actively support and require compliance with state mandates for
the collection and export of sewage and solid waste from the Tahoe Basin.. :

Water Supply

B-2-a: Through the local water and sewer districts establish appropriate building code
and retrofitting standards to insure optimal efficiency in the use of water resources
within the region. ‘

Air Qualitx

B-3-a: New land uses which threaten to contribute significantly to an existing or
projected violation of a State or Federal air quality standard shall not be permitted.

B-3-c: New land uses which threaten to create point sources significantly degrading
air quality in the region or a portion thereof shall not be permitted.

B-3-d: Responsible agencies for land uses or land use activities within the Tahoe Basin
Shall undertake such measures as are necessary to minimize the amount of exposed soil
or surface material susceptible to airborne suspension.

Wildlife

B-4-a: Areas identified as important wildlife habitats shall be placed in the General
Forest land use district, with uses restricted to those consistent with protection of the
subject wildlife and maintenance and enhancement of the habitat.

B-4-b: Areas within Lake Tahoe or its tributary streams and lakes identified as important
fish habitat shall be protected by prevention of land use activities within or adjacent to
the particular waters which would pose potential threat to the subject habitat.

Noise

B-5-a: Land use or related activities generating noise levels inappropriate for the
surrounding land uses shall not be permitted.

Energy

B-6-a: Energy related building code sections utilized by Tahoe Basin governments
shall be standardized to effectuate optimum energy efficiency for new development
within the region.

B-6-b: TRPA shall encourage and support programs to upgrade existing structures
within the Tahoe Basin to more energy efficient standards.

B-6-c: Signing and exterior lighting for purposes other than the public health, safety
and welfare shall not be permitted to utilize excessive energy.

B-6-d: TRPA shall actively encourage and support proposals for application of alternative

energy systems within the region, which show promise of reducing demand on traditional
energy sources from a given land use.
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Natural Degradation

B-7-b: TRPA shall actively encourage and support efforts to control erosion and sedi-
mentation from areas disturbed by unusual natural phenomenon such as forest fires
or land slides. :

Growth Rate

C-1-a: The maximum growth rate permitted on private lands within each of the six
local government jurisdictions of the region will be 5% per year of the remaining
residential buildout capacity identified within that jurisdiction and 5% per year of the
remaining tourist residential/tourist commercial buildout capacity identified within
that jurisdiction. -

C-1-b: Residential or tourist development at the maximum growth rate or development
of other land uses shall be permitted only upon the finding on a project by project basis
that there is sufficient capacity or capability in the required public facility or service
systems to accommodate the proposed project. A finding by the TRPA Governing Board
that a particular system is at or beyond effective capacity will be grounds for prevention
of any additional growth which would impact that particular system.

C-1-c: Development of areas designated development reserve shall be considered separate
from the maximum 5% growth rates and shall be allowed only upon satisfaction of all of
the following:

- The development is pursuant to a specific plan approved by the elected board of
the appropriate local government and by the TRPA Governing Board, based upon
a finding of community need and benefit.

- The appropriate General Plan amendment to secure the Planned Unit Development
land use district classification to allow the plan has been approved by the TRPA
Governing Board.

- The TRPA Governing Board finds that the project will not cause or contribute
significantly to violations of the environmental standards established pursuant

to policies B-1 through B-7.

-~ The TRPA Governing Board finds that the projected 5 year development of the
project in question can be accommodated over and above the maximum 5% growth
rate within the 5 year public facility and service plans of all the local agencies
and/or utilities required to service the projected development.

Public Infrastructure

C-2-b: TRPA shall actively encourage and support capital and service improvements
necessary to maintain the permitted growth rates.

Residential/Tourist Accommodation

C-3-a: TRPA shall actively encourage and support efforts to prevent discrimination
based upon race, color, religion, sex or national origin in the accommodation of visitors

and residents within the Tahoe region.
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C-3-b: In order to more directly assess and influence the provision of resident and

visitor accommodation, the uses permitted in the Tourist Residential and Tourist Commercial
land use districts shall be confined to those which service directly the accommodation

of visitors, with those uses servicing primarily residents confined to other land use
districts as appropriate. '

C-3-c: In order to encourage the provision of low and moderate income housing necessary
to sustain the employment base of the region, residential land uses permitted in the High
Density Apartment land use district shall be restricted to apartment development, with
condominium or cluster units requiring tentative maps relegated to other residential
districts. R

C-3-d: In order to encourage the provision of low and moderate income housing necessary
to sustain the employment base within the region, priority in the allocation of development
opportunities within residential areas or for development reserve plans, pursuant to
policies C-1-a through C-1-c, shall be given to projects directly addressing the low

and moderate income housing needs of the region.

C-3-e: The TRPA shall actively encourage and support efforts to provide low and
moderate income housing within the region, particularly efforts by base industry em-

ployers to provide employee housing.

Public/Private Land Use

C-t-a: In the allocation of public facilities and services, the development of facilities

to accommodate the general public on public lands shall have a priority over development
on private lands, with the adopted five year improvement programs for public lands
being considered as commitments of capacity and services by local agencies and/or
utilities in their five year capital improvement and public service plans.

Differing Tahoe Communities

C-5-a: Within the constraints of the General Plan policy, the TRPA Land Use District
Map shall recognize to the maximum degree the policies and desires of the respective
Tahoe region local governments.

C-5-b: In recognition of the traditional intensity of High Density Residential, Tourist

Commercial, General Commercial, and Light Industrial uses within the region and the

benefits of concentrating these land uses, allowances shall be made for deviations from
strict adherence to the land capabilities system coverage limitations for these uses.

Scenic Resources

D-1-a: The backdrop steep slope and ridge areas, meadowlands and streamfront and
lakefront lands of the Basin shall be recognized as unique scenic resources of the region,
with said lands placed in General Forest or Recreation land use districts where appro-
priate, or with development on said lands limited to that which minimizes the visual
impact upon the scenic resource where development commitments are recognized.

D-1-b: New development or land use activities adjacent to scenic corridors identified
on the land use district map shall be limited to that which enhances the public health,
safety or welfare, or that which enhances directly the ability of the public to experience
and utilize the scenic or recreation resources along the corridor.
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D-1-c: The TRPA shall actively encourage 2nd support the rehabilitation of areas which
have experienced significant visual degradation. :

D-1-d: The TRPA shall actively encourage and support the establishment of design
and architectural standards by local governments within the region. L

Recreation Resources

E-1-a: Beaches and other areas having outstanding potential for public or private
recreation uses responding directly to the unique natural character of the Tahoe Basin
shall be recognized as unique natural resources, with said lands placed in General
Forest or Recreation land use districts where appropriate, or with development on

said lands limited to that which minimizes uses inconsistent with those potential recrea-
tion uses where development commitments are recognized.

E-1-b: Recreation uses which enhance the visitor attraction to the Tahoe Basin, but
which do not respond directly to the unique natural character of the region, shall be
discouraged.

E-1-c: Summer and winter off-road vehicle use shall be limited to areas specifically
identified on the land use district map.

Recreation Opportunities

E-2-a: TRPA shall actively encourage and support the development of identified
Fecreation resources to accommodate public or private recreation uses which respond
directly to the unique character of the Tahoe region.

Historic Preservation

E-3-a: Any new land uses or activities potentially impacting historic or cultural
Ssites. routes or neighborhoods identified on the TRPA Land Use District Map shall be
permitted only upon a finding by the TRPA Governing Board that every reasonable
effort is being made to insure the protection and preservation of the site, route or
neighborhocd in question.

Governmental Coordination

F-1-a: TRPA shall, to the maximum degree feasible without obviating its basic decision-
making responsibilities, recognize and utilize the technical expertise represented on

the various local, state, and federal agencies involved in Tahoe affairs in its planning
and regulatory activities.

F-1-c: TRPA shall actively encourage and support the establishment of formal consoli-
dated planning and implementation mechanisms for the region in the areas of water
resource management, public land management, recreation resource development, and
transportation, recognizing the regional scale of these endeavors.

Coordination with Forest Service

F-2-a: In recognition of the federal investment in the Tahoe Basin and the central role
of the U.S. Forest Service in the protection and enhancement of the public's ability to
experience and utilize the unique natural scenic and recreation resources of the region,
TRPA shall, to the maximum extent consistent with overall Compact directives, integrate
the plans and requirements adopted for the federal lands of the Basin into the TRPA

Regional Plan.
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F-2-b: TRPA shall actively encourage and support the integration of the Regional Plan
and its implementation into the plans and activities of the Forest Service on the federal
lands of the Basin. :
Revenue

F-3-a: TRPA shall actively encourage and support efforts to secure additi‘onall revenue
to be applied directly to the solution of identified regional problems. S

SUPPORT MATERIAL AND IMPLEMENTATION GUIDELINES

The above policies were derived in large part through detailed analysis undertaken

in various areas of concern since the adoption of the original TRPA General Plan in
1971. The following documents have contributed to development of the Land Use

Plan policies and shall be considered a part of that plan for purposes of detailed support
documentation and, where appropriate, for purposes of implementation guidelines.

In the event of conflict between guidelines or policy recommendations contained in the
following documents and the policies set forth above and in the other four plan elements,
the policies specifically set forth in the plan shall be considered to supersede those
contained in the referenced documents.

A Study of the Impacts of Alternative Land Use Plans for the Lake Tahoe Basin,
February, 1978, David M. Dornbusch & Co., Inc., HUD 701 Project No.
CPA-CA-09-00-1018

Capital Programming Plans, Lake Tahoe Region, June 1973, Economic Research
Associates/EDAW, Inc., HUD 701 Project No. CPA-NV-09-39-1001

Conservation, Recreation and Open Space Elements, Lake Tahoe Region, June 1973,
EDAW, Inc./Economics Research Associates/Ira Michael Heyman, HUD 701 Project
No. CPA-NV-09-39-1001

Lake Tahoe Basin Short Range Transit Development Plan, June 1976, Deleu Cather
& Co., UMTA Project No. IT-09-0046

Lake Tahoe Basin Water Quality Management Plan, adoption pending, J.B. Gilbert
& Associates, EPA 208 Project No. 66426

Land-Capability Classification of the Lake Tahoe Basin, California-Nevada, A Guide
for Planning, Issued 1974, Robert G. Bailey, U.S. Forest Service, in cooperation
with the Tahoe Regional Planning Agency (including appended map text)

Land Capabilities, Planning Guide Map, 1971, U.S. Forest Service

Natural Hazards of the Lake Tahoe Basin, California-Nevada, June 1974, Cooper,
Clark & Associates, HUD 701 Project No. CPA-CA-09-39-1037

Public Facilities Master Plan, May 1974, J. B. Gilbert & Associates, HUD 701
Project No. CPA-CA-09-39-1037
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Regional Housing and Community Developm~nt Element, April 1978, Tahoe Reglonal
Planning Agency, HUD 701 Project No. CPA-CA-09-00-1018 .

Shorezone Plan for Lake Tahoe, June 1973, Tahoe Regional Planning Age’ncy"

Tahoe City Urban Design Plan, 1975, EDAW Inc., HUD 701 Project No. CPA-CA-09-39-1048

Tahoe Regional General Plan Implementation: Financial Feasibility, June 1974,
McDonald & Smart, Inc., HUD 701 Project No. CPA-CA-09-39-1037

Tahoe Regional Transportation Plan, Short Range Element 1975-1980, June 1975
Tahoe Regional Planning Agency with support from FHWA, UMTA, Caltrans

Nevada Highway Department

Water and Sewer Planning and Programming, June 1973, Walters Engineering/EDAW, Inc.,
HUD 701 Project No. CPA-NV-09-39-1001 :
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TRANSPORTATION PLAN

"A transportation plan for the integrated development of a regional system of
transportation, including but not limited to, freeways, parkways, highways, trans-
portation facilities, transit routes, waterways, navigation and aviation aids and
facilities, and appurtenant terminals and facilities for the movement of people.and
goods within the region." :

POLICIES

Basic Land Use Determinants

A-1-b: The basic land uses permitted in the Tahoe Basin shall be established by the
land use district map of the Tahoe region identifying the location and extent of the
following land use districts:

General Forest: To identify and preserve the natural scenic and low intensity
recreation resources of the region; to protect delicate natural environments
critical to preservation of the scenic and recreation resources of the region;
and to provide for resource management. (no residential uses) :

Recreation: To identify and provide for appropriate public and/or private use
of Basin lands suitable for more intensive recreation responding directly to the
unique natural character of the Tahoe Basin. (no residential uses)

Historic Preservation: To recognize neighborhoods or other areas identified
as having historic significance and provide for their preservation. (existing density)

Limited Rural Estates: To recognize poor capability, pre-existing lots, or parcels
granted some development opportunity, but where additional subdividing or
parceling or prohibited. (maximum 1 unit/parcel)

Rural Estates: To recognize areas appropriately committed to very low density
residential uses. (maximum 1 unit/acre)

Low Density Residential: To recognize areas appropriately committed to low
density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize areas appropriately committed to
medium density residential uses.  (maximum 8 units/acre)

High Density Residential: To recognize areas appropriately committed to high
density residential uses. (maximum 15 units/acre)

High Density Apartment: To recognize areas appropriately committed to high
density residential uses, but which will be restricted to apartment development.
(maximum 15 units/acre)

Medium Tourist Residential: To recognize areas appropriately committed to low
intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize areas appropriately committed to high intensity
tourist accommodation uses. (maximum 40 motel units/acre)
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General Commercial: To recognize areas appropriately committed to commercial
uses. (no residential uses) -

Light Industrial: To recognize areas appropriately committed to light industrial
uses. (no residential uses) S

Public Service: To recognize areas appropriately committed to public service
uses. (no residential uses) '

Development Reserve: All areas not falling within one of the above categories
shall be considered Development Reserve. Development, subdivision or parceling
within these areas shall be permitted only pursuant to a specific plan for the area
and associated General Plan amendment approval under the terms of policy C-1-c.

Planned Unit Development: To recognize development pursuant to a specific
plan approved by TRPA either through the Development Reserve process, or
for the rehabilitation or renewal of an existing developed area.

A-1-f: Regional transportation corridors shall be established by the land use district
map. These corridors shall identify existing regional transportation routes and potential
transportation corridors recognized through formal Governing Board action. Development
of regional transportation corridors shall be limited to those established by the land use
district map.

Air Quality

B-3-b: In recognition of the contribution of the automobile to documented air quality
problems within the region, TRPA shall actively encourage and support efforts to reduce
automobile congestion and to provide alternative modes of transportation to reduce the
reliance upon the automobile.

Scenic Resources

D-1-b: New development or land use activities adjacent to scenic corridors identified

o the land use district map shall be limited to that which enhances the public health,
safety or welfare, or that which enhances directly the ability of the public to experience
and utilize the scenic or recreation resources along the corridor.

Governmental Coordination

E-1-a: TRPA shall, to the maximum degree feasible without obviating its basic decision-
making responsibilities, recognize and utilize the technical expertise represented on

the various local, state, and federal agencies involved in Tahoe affairs in its planning
and regulatory activities.

F-1-c: TRPA shall actively encourage and support the establishment of formal consolidated
planning and implementation mechanisms for the region in the areas of water resource
management, public land management, recreation resource development, and transpor-
tation, recognizing the regional scale of these endeavors.

Coordination ‘with Forest Service

F-2-a: In recognition of the federal investment in the Tahoe Basin and the central role
of the U.S. Forest Service in the protection and enhancement of the public's ability to
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experience and utilize the unique natural scenic and recreation resources of the region,
TRPA shall, to the maximum extent consistent with overall Compact directives, integrate
the plans and requirements adopted for the federal lands of the Basin into the TRPA
Regional Plan. S

F-2-b: TRPA shall actively encourage and support the integration of the Regi:onal Plan
and its implementation into the plans and activities of the Forest Service on the federal
lands of the Basin. :

Revenue -

F-3-1: TRPA shall actively encourage and support efforts to secure additional revenue
to be applied directly to the solution of identified regional problems. ‘

SUPPORT MATERIAL AND IMPLEMENTATION GUIDELINES

The above policies were derived in large part through detailed analysis undertaken

in various areas of concern since the adoption of the original TRPA General Plan in

1971. The following documents have contributed to development of the Transportation
Plan policies and shall be considered a part of that plan for purposes of detailed support
documentation and, where appropriate, for purposes of implementation guidelines.

In the event of conflict between guidelines or policy recommendations contained in the
following documents and the policies set forth above and in the other four plan elements,
the policies specifically set forth in the plan shall be considered to supersede those
contained in the referenced documents.

A Study of the Impacts of Alternative Land Use Plans for the Lake Tahoe Basin,
February, 1978, David M. Dornbusch & Co., Inc., HUD 701 Project No.
CPA-CA-09-00-1018

Lake Tahoe Basin Short Range Transit Development Plan, June 1976, Deleu Cather
€ Co., UMTA Project No. IT-09-0046

Tahoe City Urban Design Plan, 1975, EDAW Inc., HUD 701 Project No. CPA-CA-09-39-1048

Tahoe Regional General Plan Implementation: Financial Feasibility, June 1974,
McDonald & Smart, Inc., HUD 701 Project No. CPA-CA-09-39-1037

Tahoe Regional Transportation Plan, Short Range Element 1975-1980, June 1975,
Tahoe Regional Planning Agency with support from FHWA, UMTA, Caltrans,
Nevada Highway Department
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CONSERVATION PLAN

"A conservation plan for the preservation, development, utilization, and manage-
ment of the scenic and other natural resources within the basin, including but not limited
to, soils, shoreline and submerged lands, scenic corrldors along tr ansportatlon routes,
open spaces, recreational and historical facilities.'

POLICIES

. Basic Land Use Determinants

A-1-b: The basic land uses permltted in the Tahoe Basin shall be establlshod by the
land use district map of the Tahoe region identifying the location and extent of the
following land use districts:

General Forest: To identify and preserve the natural scenic and low intensity
recreation resources of the region; to protect delicate natural environments
critical to preservation of the scenic and recrcation resources of the region;
and to provide for resource management. (no residential uses)

Recreation: To identify and provide for appropriate public and/or private
use of Basin lands suitable for more intensive recreation responding directly
to the unique natural character of the Tahoe Basin. (no residential uses)

Historic Preservation: To recognize neighborhoods or other areas identified
as having historic significance and provide for their preservation. (existing density)

Limited Rural Estates: To recognize poor capability, pre-existing lots, or
parcels granted some development opportunity, but where additional subdividing
or parceling is prohibited. (maximum 1 unit/parcel)

Rural Estates: To recognize areas appropriately committed to very low density
residential uses. (maximum 1 unit/acre)

Low Density Residential: To recognize areas appropriately committed to low
density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize areas appropriately committed to
medium density residential uses. (maximum 8 units/acre)

High Density Residential: To recognize areas appropriately committed to high
density residential uses. (maximum 15 units/acre)

High Density Apartment: To recognize areas appropriately committed to high
density residential uses, but which will be restricted to apartment development.
(maximum 15 units/acre)

Medium Tourist Residential: To recognize areas appropriately committed to low
intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize areas appropriately committed to high intensity
tourist accommodation uses. (maximum 40 motel units/acre)

General Commercial: To recognize areas appropriately committed to commercial
uses. (no residential uses)
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Light Industrial: To recognize areas appropriately committed to light industrial
uses. (no residential uses) S

Public Service: To recognize areas appropriately committed to pub.lic service
uses. (no residential uses) o

Development Reserve: All areas not falling within one of the above categories
shall be considered Development Reserve. Development, subdivision, or parceling
within these areas shall be permitted only pursuant to a specific plan for the area
and associated General Plan amendment approval under the terms of policy C-1-c.

Planned Unit Development: To recognize development pursuant to a specific
plan approved by TRPA either through the Development Reserve process, or
for the rehabilitation or renewal of an existing developed area.

A-T-e: The TRPA shall actively encourage and support any public land acquisition

or development proposals within the region which will preserve or enhance the natural -
scenic and recreation resources of the region or the ability of the public to experience
or utilize these resources.

Water Quality

B-1-a: The Land Capability Classification System for Lake Tahoe shall be a basic consi-
deration in land use with lands not committed to development and falling within high
hazard land capability levels (capability levels 1§2) classified either General Forest

or Recreation, whichever is most appropriate.

B-1-b: Impervious surface land coverage associated with new development shall be
limited based upon the land capability level (s) on the subject property, in accordance
with the coverage limitations recommended for the system.

B-1-c: All construction and development activities within the Tahoe Basin shall provide
for the control of erosion and sedimentation, with the emphasis on source control and
the minimizing of disturbance.

B 1-d: Construction and development activities undertaken on high or moderate hazard
lands (capability levels 1-4) shall be subject to special construction standards to control
erosion and sedimentation.

B-1-e: To the maximum extent possible, development on lands which include a stream
environment zone shall be confined to areas outside the stream environment zone boundary .

B-1-f: The clean up of existing erosion and runoff problems on both public and private
Tands shall be actively encouraged and supported, with the highest priority given to
existing problems on high hazard lands and runoff management on large areas of impervious
surface utilized by vehicles.

Water Supply

B-2-a: Through the local water and sewer districts establish appropriate building code
and retrofitting standards to insure optimal efficiency in the use of water resources
within the region.
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B-2-b: TRPA shall actively encourage and =upport efforts by appropriate‘stavte regulatory
agencies to establish and implement strong controls over water rights within the region.

B-2-c: TRPA shall actively encourage and support the consolidation of wa'terl,systems
to assure more economic distribution and use of water and to facilitate optimal fire
protection capabilities. .

B-2-d: An adequate supply of water to support fish, wildlife and vegetative resources
of the region shall be assured. B '

Air Quality

B-3-a: New land uses which threaten to contribute significantly to an existing or
projected violation of a State or Federal air quality standard shall not be permitted.

B-3-b: In recognition of the contribution of the automobile to documented air quality
problems within the region, TRPA shall actively encourage and support efforts to
reduce automobile congestion and to provide alternative modes of transportation to
reduce the reliance upon the automobile. '

B-3-c: New land uses which threaten to create point sources significantly degrading
air quality in the region or a portion thereof shall not be permitted.

B-3-d: Responsible agencies for land uses or land use activities within the Tahoe Basin
shall undertake such measures as are necessary to minimize the amount of exposed soil
or surface material susceptible to airborne suspension.

Wildlife

B-4-a: Areas identified as important wildlife habitats shall be placed in the General
Forest land use district, with uses restricted to those consistent with protection of the
subject wildlife and maintenance and enhancement of the habitat.

B-4-b: Areas within Lake Tahoe or its tributary streams and lakes identified as important
habitat shall be protected by prevention of land use activities within or adjacent to the
particular waters which would pose potential threat to the subject habitat.

B-4-c: TRPA shall actively support and encourage efforts to protect and enhance fish
and wildlife habitat within the Tahoe region by public or private parties.

Noise

B-5-a: Land use or related activities generating noise levels inappropriate for the
surrounding land uses shall not be permitted.

Natural Degradation

B-7-a: TRPA shall actively encourage and support a coordinated program of forest
management for the Tahoe Basin, to include fuel management and fire protection,
disease and insect infestation control, and stand improvement programs.

Scenic Resources

D-1-a: The backdrop steep slope and ridge areas, meadowlands and streamfront and
lakefront lands of the Basin shall be recognized as unique scenic resources of the region,
with said lands placed in General Forest or Recreation land use districts where appro-

priate, or with development on said lands limited to that which minimizes the visual
impact upon the scenic resource where development commitments are recognized.
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D-1-c: The TRPA shall actively encourage and support the rehabilitation‘:of areas
which have experienced significant visual degradation. S

Historic Preservation

E-3-a: Any new land uses or activities potentially impacting historic or cultural sites,
routes or neighborhoods identified on the TRPA Land Use District Map shall be permitted
only upon a finding by the TRPA Governing Board that every reasonable effort is being
made to insure the protection and preservation of the site, route or neighborhood in -
question.. :

E-3-b: TRPA shall actively encourage and support efforts to secure the permanent
protection of historic and cultural sites of significance within the region through public
policy in the case of publicly held lands or through voluntary action by private land
owners in the case of sites on private lands. '

Governmenta! Coordination

F-1-a: TRPA shall, to the maximum degree feasible without obviating its basic decision-
making responsibilities, recognize and utilize the technical expertise represented on

the various local, state, and federal agencies involved in Tahoe affairs in its planning
and regulatory activities.

F-1-c: TRPA shall actively encourage and support the establishment of formal consolidated
planning and implementation mechanisms for the region in the areas of water resource
management, public land management, recreation resource development, and transporta-
tion, recognizing the regional scale of these endeavors.

Coordination with Forest Service

F-2-a: In recognition of the federal investment in the Tahoe Basin and the central role
of the U.S. Forest Service in the protection and enhancement of the public's ability to
experience and utilize the unique natural scenic and recreation resources of the region,
TRPA shall, to the maximum extent consistent with overall Compact directives, integrate
the plans and requirements adopted for the federal lands of the Basin into the TRPA
Regional Plan.

E-2-b: TRPA shall actively encourage and support the integration of the Regional Plan
and its implementation into the plans and activities of the Forest Service on the federal

lands of the Basin.

Revenue

F-3-a: TRPA shall actively encourage and support efforts to secure additional revenue
to be applied directly to the solution of identified regional problems.

SUPPORT MATERIAL AND IMPLEMENTATION GUIDELINES

The above policies were derived in large part through detailed analysis undertaken

in various areas of concern since the adoption of the original TRPA General Plan in
1971. The following documents have contributed to development of the Conservation
Plan policies and shall be considered a part of that plan for purposes of detailed support
documentation and, where appropriate, for purposes of implementation guidelines.
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In the event of conflict between guidelines or policy recommendations contained in the
following documents and the policies set forth above and in the other four plan elements,
the policies specifically set forth in the plan shall be considered to supersede those
contained in the referenced documents. B

A Study of the Impacts of Alternative Land Use Plans for the Lake Tahoe Basin,
February, 1978, David M. Dornbusch & Co., Inc., HUD 701 Project No.
CPA-CA-09-00-1018 .

Conservation, Recreation and Open Space Elements, l.ake Tahoe Region", June 1973,
EDAW, Inc./Economics Research Associates/Ira Michael Heyman, HUD 701 Project
No. CPA-NV-09-39-1001 o

Lake Tahoe Basin Water Quality Management Plan, adoption pending, J.B. Gilbert
¢ Associates, EPA 208 Project No. 66426 S

Land-Capability Classification of the Lake Tahoe Basin, California-Nevada, A Guide
for Planning, Issued 1974, Robert G. Bailey, U.S. Forest Service, in cooperation
with the Tahoe Regional Planning Agency (including appended map text)

Land Capabilities, Planning Guide Map, 1971, U.S. Forest Service

Natural Hazards of the Lake Tahoe Basin, California-Nevada, June 1974, Cooper,
Clark & Associates, HUD 701 Project No. CPA-CA-09-39-1037 :

Shorezone Plan for Lake Tahoe, June 1973, Tahoe Regional Planning Agency

Tahoe City Urban Design Plan, 1975, EDAW Inc., HUD 701 Project No. CPA-CA-09-39-1048

Tahoe Regional General Plan Implementation: Financial Feasibility, June 1974,
McDonald & Smart, Inc., HUD 701 Project No. CPA-CA-09-39-1037

Water and Sewer Planning and Programming, June 1973, Walters Engineering/EDAW, Inc.,
HUD 701 Project No. CPA-NV-09-39-1001
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RECREATION PLAN

"A recreation plan for the development, utilization and management of the
recreational resources of the region, including but not limited to, wilderness and
forested lands, parks and parkways, riding and hiking trails, beaches and pJay-
grounds, marinas and other recreational facilities."

POLICIES

Basic Land Use Determinants

A-1-b: The basic land uses permitted in the Tahoe Basin shall be establiéhed_by the
land use district map of the Tahoe region identifying the location and extent of the
following land use districts: :

General Forest: To identify and preserve the natural scenic and low intensity
recreation resources of the region; to protect delicate natural environments
critical to preservation of the scenic and recreation resources of the region;
and to provide for resource management. (no residential uses)

Recreation: To identify and provide for appropriate public and/or private use
of Basin lands suitable for more intensive recreation responding directly to the
unique natural character of the Tahoe Basin. (no residential uses)

Historic Preservation: To recognize neighborhoods or other areas identified

as having historic significance and provide for their preservation. (existing density)

Limited Rural Estates: To recognize poor capability, pre-existing lots, or parcels

granted some development opportunity, but where additional subdividing or
parceling is prohibited. (maximum 1 unit/parcel)

Rural Estates: To recognize areas appropriately committed to very low density
residential uses. (maximum 1 unit/acre)

Low Density Residential: To recognize areas appropriately committed to low
density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize areas appropriately committed to
medium density residential uses. {maximum 8 units/acre)

High Density Residential: To recognize areas appropriately committed to high
density residential uses. (maximum 15 units/acre)

High Density Apartment: To recognize areas appropriately committed to high
density residential uses, but which will be restricted to apartment development.
(maximum 15 units/acre)

Medium Tourist Residential: To recognize areas appropriately committed to low
intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize areas appropriately committed to high intensity

tourist accommodation uses. (maximum 40 motel units/acre)

General Commercial: To recognize areas appropriately committed to commercial
uses. (no residential uses)
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Light Industrial: To recognize areas appropriately committed to light industrial
uses. (no residential uses) S

Public Service: To recognize areas appropriately committed to public'lservice
uses. (no residential uses) ‘

Development Reserve: All areas not falling within one of the above categories
shall be considered Development Reserve. Development, subdivision or parceling
within these areas shall be permitted only pursuant to a specific plan for the area
and associated General Plan amendment approval under the terms of policy C-1-c.

Planned Unit Development: To recognize development pursuant to a specific plan
approved by TRPA either through the Development Reserve process, or for the
rehabilitation or renewal of an existing developed area.

A-1-e: The TRPA shall actively encourage and support any public land acquisition or
development proposals within the region which will preserve or enhance the natural
scenic and recreation resources of the region or the ability of the public to experience
or utilize these resources.

Recreation Resources

E-1-a: Beaches and other areas having outstanding potential for public or private
recreation uses responding directly to the unique natural character of the Tahoe Basin
shall be recognized as unique natural resources, with said lands placed in General
Forest or Recreation land use districts where appropriate, or with development on said
lands limited to that which minimizes uses inconsistent with those potential recreation
uses where development commitments are recognized.

E-1-b: Recreation uses which enhance the visitor attraction to the Tahoe Basin, but
which do not respond directly to the unique natural character of the region, shall be
discouraged.

L-1-c: Summer and winter off-road vehicle use shall be limited to areas specifically
identified on the land use district map.

Recreation Opportunities

E-2-a: TRPA shall actively encourage and support the development of identified recreation
resources to accommodate public or private recreation uses which respond directly to the
unique character of the Tahoe region.

E-2-b: TRPA shall actively encourage and support the master planning of Basin public
recreation opportunities through coordination of local, state and federal planning activities.

Governmental Coordination

F-1-a: TRPA shall, to the maximum degree feasible without obviating its basic decision-
making responsibilities, recognize and utilize the technical expertise represented on

the various local, state, and federal agencies involved in Tahoe affairs in its planning
and regulatory activities.
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F-1-c: TRPA shall actively encourage and support the establishment of formal consolidated
planning and implementation mechanisms for the region in the areas of water resource
management, public land management, recreation resource development, and transporta-
tion, recognizing the regional scale of these endeavors. ’

Coordination with Forest Service

F-2-a: In recognition of the federal investment of the Tahoe Basin and the central role
of the U.S. Forest Service in the protection and enhancement of the public's ability to
experience and utilize the unique natural scenic and recreation resources of the region,
TRPA shall, to the maximum extent consistent with overall Compact directives, integrate
the plans and requirements adopted for the federal lands of the Basin into the TRPA
Regional Plan. '

F-2-b: TRPA shall actively encourage and support the integration of the Regional Plan
and its implementation into the plans and activities of the Forest Service on the federal
lands of the Basin.

Revenue

F-3-a: TRPA shall actively encourage and support efforts to secure additional revenue ‘
to be applied directly to the solution of identified regional problems.

SUPPORT MATERIAL AND IMPLEMENTATION GUIDELINES

The above policies were derived in large part through detailed analysis undertaken

in various areas of concern since the adoption of the original TRPA General Plan in
1971. The following documents have contributed to development of the Recreation

Plan policies and shall be considered a part of that plan for purposes of detailed support
documentation and, where appropriate, for purposes of implementation guidelines.

In the event of conflict between guidelines or policy recommendations contained in the
following documents and the policies set forth above and in the other four plan elements,
the policies specifically set forth in the plan shall be considered to supersede those
contained in the referenced documents.

A Study of the Impacts of Alternative Land Use Plans for the Lake Tahoe Basin,
February, 1978, David M. Dornbusch & Co., Inc., HUD 701 Project No.
CPA-CA-09-00-1018

Conservation, Recreation and Open Space Elements, Lake Tahoe Region, June 1973,
EDAW, Inc./Economics Research Associates/Ira Michael Heyman, HUD 701 Project

No. CPA-NV-09-39-1001

Shorezone Plan for Lake Tahoe, June 1973, Tahoe Regional Planning Agency

Tahoe City Urban Design Plan, 1975, EDAW Inc., HUD 701 Project No. CPA-CA-09-39-1048

Tahoe Regional General Plan Implementation: Financial Feasibility, June 1974,
McDonald & Smart, Inc., HUD 701 Project No. CPA-CA-09-39-1037
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PUBLIC SERVICES AND FACILITIES PLAN

"A public services and facilities plan for the general location, scale and provision
of public services and facilities, which, by the nature of their function, size, extent
and other characteristics are necessary or appropriate for inclusion in the regional
plan." 4

POLICIES

Basic Land Use Determinants

A-1-b: The basic land uses permitted in the Tahoe Basin shall be establiéhed' by the
land use district map of the Tahoe region identifying the location and extent of the
following land use districts: ’

General Forest: To identify and preserve the natural scenic and low intensity
recreation resources of the region; to protect delicate natural environments
critical to preservation of the scenic and recreation resources of the region;
and to provide for resource management. (no residential uses)

Recreation: To identify and provide for appropriate public and/or private use
of Basin lands suitable for more intensive recreation responding directly to the
unique natural character of the Tahoe Basin. (no residential uses)

Historic Preservation: To recognize neighborhoods or other areas identified )
as having historic significance and provide for their preservation. (existing density)

Limited Rural Estates: To recognize poor capability, pre-existing lots, or parcels
granted some development opportunity, but where additional subdividing or
parceling is prohibited. (maximum 1 unit/parcel)

Rural Estates: To recognize areas appropriately committed to very low density
residential uses. (maximum 1 unit/acre)

Low Density Residential: To recognize areas appropriately committed to low
density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize areas appropriately committed to
medium density residential uses. (maximum 8 units/acre)

High Density Residential: To recognize areas appropriately committed to high
density residential uses. (maximum 15 units/acre)

High Density Apartment: To recognize areas appropriately committed to high
density residential uses, but which will be restricted to apartment development.
(maximum 15 units/acre)

Medium Tourist Residential: To recognize areas appropriately committed to
low intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize areas appropriately committed to high
intensity tourist accommodation uses. (maximum 40 motel units/acre)

General Commercial: To recognize areas appropriately committed to commercial
Uses. (no residential uses)
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Light Industrial: To recognize areas appropriately committed to light industrial
uses. [(no residential uses) S

Public Service: To recognize areas appropriately committed to public service
uses. (no residential uses) .

Development Reserve: All areas not falling within one of the above categories
shall be considered Development Reserve. Development, subdivision or parceling
within these areas shall be permitted only pursuant to a specific plan for the area
and associated General Plan amendment approval under the terms of policy C-1-c.

Planned Unit Development: To recognize development pursuant to a specific
plan approved by TRPA either through the Development Reserve process, or for
the rehabilitation or renewal of an existing developed area. .

Water Quality

B-1-f: The clean up of existing erosion and runoff problems on both public and private
lands shall be actively encouraged and supported, with the highest priority given to
existing problems on high hazard lands and runoff management on large areas of
impervious surface utilized by vehicles.

B-1-g: TRPA shall actively support and require compliance with state mandates for
the collection and export of sewage and solid waste from the Tahoe Basin.

Water Supply

B-2-b: TRPA shall actively encourage and support efforts by appropriate state regulatory
agencies to establish and implement strong controls over water rights within the region.

B-2-c: TRPA shall actively encourage and support the consolidation of water systems
1o assure more economic distribution and use of water and to facilitate optimal fire
protection capabilities.

Energy

B-6-a: Energy related building code sections utilized by Tahoe Basin governments
shall be standardized to effectuate optimum energy efficiency for new development
within the region.

B-6-b: TRPA shall encourage and support programs to upgrade existing structures
within the Tahoe Basin to more energy efficient standards.

B-6-d: TRPA shall actively encourage and support proposals for application of alternative
energy systems within the region, which show promise of reducing demand on traditional
energy sources from a given land use.

Natural Degradation

B-7-a: TRPA shall actively encourage and support a coordinated program of forest
management for the Tahoe Basin, to include fuel management and fire protection, disease
and insect infestation control, and stand improvement programs.

B-7-b: TRPA shall actively encourage and support efforts to control erosion and sedi-
mentation from areas disturbed by unusual natural phenomenon such as forest fires
or land slides.
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Growth Rate

C-1-a: The maximum growth rate permitted on private lands within each of the six
focal government jurisdictions of the region will be 5% per year of the remaining resi-
dential buildout capacity identified within that jurisdiction and 5% per year of-the
remaining tourist residential/tourist commercial buildout capacity identified within
that jurisdiction. L

C-1-b: Residential or tourist development at the maximum growth rate or development
of other land uses shall be permitted only upon the finding on a project by project basis
that there is sufficient capacity or capability in the required public facility or service
systems to accommodate the proposed project. A finding by the TRPA Governing Board
that a particular system is at or beyond effective capacity will be grounds for prevention
of any additional growth which would impact that particular system. ‘

C-1-c: Development of areas designated development reserve shall be considered separate
from the maximum 5% growth rates and shall be allowed only upon satisfaction of all of
the following:

- The development is pursuant to a specific plan approved by the elected board of
the appropriate local government and by the TRPA Governing Board, based upon -
a finding of community need and benefit.

- The appropriate General Plan amendment to secure the Planned Unit Development
land use district classification to allow the plan has been approved by the TRPA
Governing Board.

- The TRPA Governing Board finds that the project will not cause or contribute
significantly to violations of the environmental standards established pursuant
to policies B-1 through B-7.

- The TRPA Governing Board finds that the projected 5 year development of the
project in question can be accommodated over and above the maximum 5% growth
rate within the 5 year public facility and service plans of all the local agencies
and/or utilities required to service the projected development.

Public Infrastructure

C-2-a: Five year capital improvement and public service plans shall be submitted for
TRPA acceptance by local agencies and utilities involved in the following service areas:

-  Water

- Sewer

- Transportation (including public roads)
- Schools

- Fire Protection

- Police Protection

- Solid Waste

-  Energy

The five year plans shall identify current operating levels and system capacities (where
applicable), projected capital improvements, projected service improvements, and the
general framework for financing the current operation and projected improvements.

The plans shall be updated annually to document changes in operating levels and system
capacities, capital and/or service improvements accomplished within the past year, and
any changes in the projected improvements.
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C-2-b: TRPA shall actively encourage and upport capital and service lmprovements
necessary to maintain the permitted growth rates.

Residential/Tourist Accommodation

C-3-d: In order to encourage the provision of low and moderate income housing necessary
to sustain the employment base within the region, priority in the allocation of development
opportunities within residential areas or for development reserve plans, pursuant to
policies C-1-a through C-1-c, shall be given to projects directly addressmg the low

and moderate income housing needs of the region.

Public/Private Land Use

C-4-a: In the allocation of public facilities and services, the development of facilities

to accommodate the general public on public lands shall have a priority over develop-
ment on private lands, with the adopted five year improvement programs for public
lands being considered as commitments of capacity and services by local agencies and/or
utilities in their five year capital improvement and public service plans.

Governmental Coordination

F-1-a: TRPA shall, to the maximum degree feasible without obviating its basic decision-
making responsibilities, recognize and utilize the technical expertise represented on

the various local, state, and federal agencies involved in Tahoe affairs in its planning
and regulatory activities.

F-1-b: TRPA shall seek to coordinate the five year capital improvement and public
service plans of the various local agencies and utilities with one another to insure maxi-
mum consistency and coordination in support of the overall regional objectives.

F-1-c: TRPA shall actively encourage and support the establishment of formal consolidated
planning and implementation mechanisms for the region in the areas of water resource
management, public land management, recreation resource development, and transpor-
tation, recognizing the regional scale of these endeavors.

Coordination with Forest Service

F-2-a: In recognition of the federal investment in the Tahoe Basin and the central role
of the U.S. Forest Service in the protection and enhancement of the public's ability to
experience and utilize the unique natural scenic and recreation resources of the region,
TRPA shall, to the maximum extent consistent with overall Compact directives, integrate
the plans and requirements adopted for the federal lands of the Basin into the TRPA

Regional Plan.

F-2-b: TRPA shall actively encourage and support the integration of the Regional Plan
and its implementation into the plans and activities of the Forest Service on the federal

lands of the Basin.

Revenue

F-3-a: TRPA shall actively encourage and support efforts to secure additional revenue
to be applied directly to the solution of identified regional problems.
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SUPPORT MATERIAL AND IMPLEMENTATION GUIDELINES

The above policies were derived in large part through detailed analysis undertaken

in various areas of concern since the adoption of the original TRPA General Plan in

1971. The following documents have contributed to development of the Public.Services
and Facilities Plan policies and shall be considered a part of that plan for purposes

of detailed support documentation and, where appropriate, for purposes of implementation
guidelines. o

In the event of conflict between guidelines or policy recommendations contained in the
following documents and the policies set forth above and in the other four planh elements,
the policies specifically set forth in the plan shall be considered to supersede those
contained in the referenced documents. o

A Study of the Impacts of Alternative Land Use Plans for the Lake Tahoe Basin,
February, 1978, David M. Dornbusch & Co., Inc., HUD 701 Project No._
CPA-CA-09-00-1018 :

Capital Programming Plans, Lake Tahoe Region, June 1973, Economic Research
Associates/EDAW, Inc., HUD 701 Project No. CPA-NV-09-39-1001

Lake Tahoe Basin Water Quality Management Plan, adoption pending, J.B. Gilbert
& Associates, EPA 208 Project No. 66426

Public Facilities Master Plan, May 1974, J. B. Gilbert & Associates, HUD 701
Project No. CPA-CA-09-39-1037

Regional Housing and Community Development Element, April 1978, Tahoe Regional
Planning Agency, HUD 701 Project No. CPA-CA-09-00-1018

Tahoe City Urban Design Plan, 1975, EDAW Inc., HUD 701 Project No. CPA-CA-09-39-1048

Tahoe Regional General Plan Implementation: Financial Feasibility, June 1974,
McDonald & Smart, Inc., HUD 701 Project No. CPA-CA-09-39-1037

Water and Sewer Planning and Programming, June 1973, Walters Engineering/EDAW, Inc.,
HUD 701 Project No. CPA-NV-09-39-1001
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CONFLICT RESOLUTION POLICIES

The directives of the Bistate Compact establish potentially conflicting mandates for the
Tahoe Regional Planning Agency in providing for both conservation of the region's
resources and orderly growth. Accordingly, there is a potential for conflict between
policies established in response to these directives. The following section identifies
areas of potential policy conflict and establishes overriding policy for resolution of

those conflicts.

Potentially Conflicting
Policies

The allowance of a single family residence on a lot or barcel of
record (A-1-a) poses a potential conflict with policies limiting
uses in certain areas (A-1-b, B-4-a and D-1-b). ‘

Conflict Resolution Policy #1: In the event of such a conflict,
policy A-1-a shall prevail unless a finding is made by the TRPA
Governing Board that an alternative reasonable use for the property
is available and more in keeping with uses permitted pursuant to
the conflicting policy.

The allowance of a single family residence on a lot or parce! of
record (A-1-a) poses a potential conflict with conformance to
land coverage limitations (B-1-b).

Conflict Resolution Policy #2: In the event of such a conflict,
policy A-T-a shall prevail, with allowance of sufficient coverage
to provide a reasonably sized dwelling.

The permitting of certain uses (A-1-a and A-1-b) poses a potential
for conflict with policies limiting uses to maintain a reasonable
growth rate (C-1-a) or to prevent critical environmental or

public service problems (B-3-a and C-1-Db).

Conflict Resolution Policy #3: In the event of such a conflict,
the policy limiting use (B-3-a, C-~1-a or C-1-b) shall prevail.

The permitting of certain uses (A-1-b) poses a potential for
conflict with use prohibitions along scenic corridors (D-1-b) .

Conflict Resolution Policy #4: In the event of such a conflict,

the permitted use pursuant to policy A-1-b shall be allowed only
upon a finding by the TRPA Governing Board that there is no
reasonable alternative use more consistent with the scenic corridor

policy.
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The conformance to land coverage (B-1-b) poses a potential
conflict with the allowance for land coverage deV|at|on for certain
uses (C-5-b).

Conflict Resolution Policy #5: In the event of such a conflict,
policy C-5-b shall prevail to the extent allowed in lmplementlng
Land Use Ordinance provisions.

The maintenance of water supply for fish, wildlife and vegetation
(B-2-d) poses a potential for conflict with support for public
service improvements to maintain permitted growth rates (C-2-b).

Conflict Resolution Policy #6: In the event of such a conflict,
policy B-2-d shall prevail.

The allowance for Planned Unit Development on Development
Reserve lands only upon the finding of public facility capacity
over and above the level necessary to service the maximum
growth rate (C-1-c) poses a potential for conflict with the policy
of encouraging low and moderate income housing (C-3-d) .

Conflict Resolution Policy #7: In the event of such a conflict,
policy C-3-d shall prevail, with a Governing Board finding of
community benefit due to provision of needed low and moderate
income housing being sufficient to allow a Development Reserve
project to be considered within the permitted maximum growth
rate, rather than over and above the maximum growth rate.

The granting of priority to projects addressing low and moderate
income housing needs (C-3-d) poses a potential for conflict with
the granting of priority to development on public lands (C-4-a) .

Conflict Resolution Policy #8: In the event of such a conflict,
policy C-4-a shall prevail.
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IMPLEMENTATION

A variety of measures will be applied in implementation of the policies speCified in the
Regional Plan. The following matrix indicates the principal implementation mechanism
for each Regional Plan policy. The implementation mechanism identified are: -

Land Use District Map: Geographically locates land use districts and other land
use considerations. :

Conservation Ordinance (to be developed): Establishes standards and procedural
requirements relating to conservation of energy and water.

Gradmg Ordinance: Regulates cuts and clearing of vegetation, the construction
and maintenance of land fills, and provides revegetation standards. "

- Growth Management (to be developed): Establishes standards, pridrities and

procedural requirements relating to the location and timing of growth.

Land Use Ordinance: Establishes land use district, density and land coverage
limitations and provides procedural requirements for land use matters. ~

Shorezone Ordinance: Establishes standards and regulates shoreline develop-
ment, filling and dredging, and the construction, alteration, removal and
maintenance of shoreline structures. :

Sign Ordinance: Prohibits off-premise signs in the Lake Tahoe Basin and
provides additional regulation relating to signs.

Subdivision Ordinance: Regulates the subdivision of land and establishes
procedures required for such subdivision.

Timber Harvesting Ordinance: Establishes standards and regulations for
the harvesting of timber in the Lake Tahoe Basin.

Tree Conservation Ordinance: Establishes requirements and procedures

for the conservation of trees, including limitations on attachment of appurtenances,
and the removal of diseased, infested or hazardous trees, and prohibition against
cutting or damaging trees without proper permit.

Water Quality Ordinance (to be developed): Establishes standards, procedures
and intergovernmental relationship for protection and enhancement of water quality.

Development Review Process: Special consideration of particular policies in
the process of field review analysis of written material and formulation of
recommendations regarding particular land use projects.

Governing Board Action: Special consideration of particular policies in
Governing Board decision making, or formal Governing Board resolutions
in appropriate circumstances.

Coordination with Public Agencies: Coordination to promote action by other
agencies in pursuit of a particular policy.

Coordination with Private Parties: Coordination to promote action by private
parties in pursuit of a particular policy.
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ANNUAL ASSESSMENT

To insure the updating and proper utilization of the TRPA General Plan, the plan

shall be subjected to an annual assessment process, including a public report docu-
menting progress or a lack thereof toward the goals and objectives of the plan. The
report shall be submitted to the TRPA Governing Board and shall contain the following:

1. Assessment of cumulative progress from date of plan adoption toward each
of the overall objectives identified in Section | of the plan (including
detailed report of building activity within the Region) . : ‘

2. Status report on public services and facilities (pursuant to Policy C-2-a)
identifying any concerns, deficiencies or significant changes in public
services or facilities. ' :

3. identification of the number of units to be permitted in the coming
building season for each Basin jurisdiction (pursuant to Policy C-1-a),
including an identification of any building restrictions based upon public
service systems at or beyond capacity (Policy C-1-b).

4. ldentification of progress or lack thereof toward annual objectives set in
the previous year's assessment.

5. Establishment of annual objectives for the coming fiscal year, identifying
short range implementation goals for various policies of the plan.

6. Assessment of possible policy changes to the plan, including consideration
of requested amendments originating from either within TRPA staff or
Governing Board or from outside the Agency .

7. Assessment of requested amendments to the TRPA land use district map
(to be assessed both cumulatively and on a case-by-case basis) .

The Board shall consider and adopt policy decisions posed by the report after an
appropriate public hearing.
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INTRODULTION

The Tahoe Regional Planning Agency was created under a Compacl approved: by the
States of California and Nevada, and ratified by the United States Congress as Public
Law 91-148. That Compact mandates development of a Regional Plan addressing five
basic planning areas (land use, transportation, conservation, recreation and - public
services and facilities), and further mandates enforcement of that Plan by the Agency
and by the States, counties and cities of tho region. .

In December, 1971 TRPA adopted the initial Regional Plan for Lake Tahooe, under which
the Basin has been operating since that adoption. Subscquent to the initial Plan adoption,
detailed studies were undertaken in various planning arcas to refine and add to the
initial policies of the Plan. In 1975 TRPA commenced a process aimaed at revising the
Regional Plan to more fully integrate the detailed studics and recommaendations under-
taken subsequent to Plan adoption and to address policy problems and deficiencies
identified in the several years of operation under the initial Plan. The subject Plan
recommendations represent the culmination of the analysis and policy development

phase of that process begun in 1975.

The subject Plan recommendations are proposed for public and governmental agency
review and public hearing, and subsequent adoption as a new Regional Plan for the
Lake Tahoe Region pursuant to Public Law 91-148. Upon such adoption the revised
Plan would then become binding upon the Agency and the States, counties and cities
of the region (P.L. 91-148, Article V, Section "C") . ‘

The following document presents a summary of the policies of the proposed Plan and
an assessment of the impacts of the proposcd Plan. More detailod impact information
regarding potential land use plan policies for Lake Tahoe may be oblained from a
report entitled, A Study of the Impacts of Alternative Land Use Plans ior the Lake
Tahoe Basin prepared for the Tahoo Regional Planning Agency and the U.S.

Forest Service by David M. Dornbusch § Company, Inc., February, 197¢.
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POLICIES PURSUANT TO ¢ OMPACT DIRECTIVLS

DIRECTIVE A: MAINTAIN EQUILIBRIUM BETWEEN THIE REGION'S NATURAL ENDOWMENT
AND MANMADE ENVIRONMENT . '

Finding A-1: Basic Land Usc Delerminants

The natural scenic and recreation resources of the Lake Tahoe Basin provide the founda-
tion for the private economy of the region with its reliance upon the tourist/recreation
industry, and has been the justification for substantial public investment in both Tand
acquisition and facilities to protect and enhance the public's opportunity to experience
these resources. Land use and development within the region have focused on the accom-
modation of the visitor in second home and motel lodging, providing an opportunity for

a broad segment of the public to experience the Tahoe Basin. Al the same time, however,
some of the land usc patterns which have emerged have degraded the Tahoe expericnce
they offer by encroaching significantly into the natural scenic amenitics of the reqgion,

by creating visible scars, and by stimulating strip commercial doevelopment which obscures
and obstructs the scenic resources and spawns congestion.  Additionally, fand uses have
developed which are major attractors in and of themselves, increasing the overall attrac-
tion of the region to the point that demand for access cannot bo accommodated within thn
constraints of protecting the unique natural scenic and recreation resources of the region.,

Finding of Concern: Historic land use patterns and commitments along wilh devetopment
of primary attractors which do not enhance the public's relationship to natural scenic

and recreation resources of the region have diminished these resources in some areas
and pose the prospect of significant degradation of the qguality of the experience they
offer. ‘

Goal A-1: Establish a land use pattern based upon protection of the natural scenic
and recrcation resources of the region and the provision and enhancement of the
public's opportunity to experience and utilize those resources.

Objeclive: Within the constraints of private property rights, establish and
;J;S']—;(ﬂrl—[_)olicies to 1) bring existing land use patlerns into closer conformance
with the constraints of natural scenic and recreation resources, 2) encourage
Lind uses and land use patterns which enhance the ability of thoe public to
experience and utilize these natural resources, and 3) prevent the creation

or expansion of primary attractors which do not enhance the ability of the
public to experience and utilize these natural resources.

POLICIES

A-T-a: In consideration of equity and the provision of allowance for reasonable
Use, a single family residential dwelling unit shall be allowed on any privale
lot or parcel of record in the Tahoe Basin prior to February 10, 1972,

A-1-b: The basic land uses permilied in the Tahoe Pasin shall be established
by the land usc district map of the Tahoe Region identifying the location and
extent of the following land use districts:

General Forest: To identify and preserve the natural scenic and low
inlensity recreation resources of the region; to protect delicate natural
environments critical to preservation of the scenic and recreation resources

of the region; and to provide for resource management. (no residential uscs)
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Recreation: To identify and @ covide for appropriute public and/or private
use of Basin lands suitable for more intensive recreation responding
directly to the unique natural character of the Tahoo Basin. (no residential uses)

Historic Prescervation: To recognize ncighborhoods or other arcas identified
as having historic significance and provide for their preser valmn (existing
(densit y(f

Limited Rural Estates: To recognize poor capabilily, pre-existing lots,

or parcels granted some development opportunity, hut where additional
subdividing or parceling is prohibited. (maximum 1 unit/parce‘l)

Rural Estates: To recognize arcas approprialely commitled to vcry low

density residential uses. (maximum 1 unit/acre)

Low Densily Residential:  To recognize arcas appropriately committed
to low density residential uses. (maximum 4 units/acre)

Medium Density Residential: To recognize arcas appropriately committed
to medium density residential uses. (maximum 8 units/acre)

High Density Residential: To recognize arcas appropr mlﬂly commltlc\d
to high density residential uses. (maximum 15 units/acre)

High Density Apartment: To rccognize arcas appropriately. committed
to high density residential uses, but which will be restricted to apartment
development. (maximum 15 units/acre)

Medium Tourist Residential: To recognize arcas appropriately commilted
to low intensity tourist accommodation. (maximum 25 motel units/acre)

Tourist Commercial: To recognize arcas approprialely committed to

hlgn intensity tourist accommodation uses. (maximum 40 motel ,units/acro)

General Commercial: To recognize arcas appropriately comrmtted Lo
commercial uses. (no residential uses)

Light Industrial: To recognize areas appropriately committed to light

mdustrlal uses. (no residential uses)

Public Service: To recognize arcas appropriately committed to public
service uses. (no residential uses)

Development Reserve: All arcas not falling within one of the above cate-
gories shall be considered Development Reserve. Development, subdivision
or parceling within these arcas shall be permitted only pursuant to a
specific plan for the area and associated General Plan amendment approval
under the terms of policy C-1-c.

Planned Unit Development: To recognize developmoent pursaant to

specific plan approved by TRPA cither through the Development Reserve
process, or for the rehabilitation or renewal of an existing developed

darca.



A-1-c: New land uses which thre 'ten to attract persons to the Tahoe Basin
for reasons other than the opporte ity Lo experience and utilize Uhe unique
natural scenic and recreation resonrces of the region or bhase industries

which do not service the public's experience and utilization of those resources

shall not be permitted.

A- 1:-(J In the evaluation of potentinl tand uses, consideration Shd” be given
to the protection of the public heallh, safety and welfare.

A-1-20 The TRPA shall actively encourage and support any puhllc Iand
acquxsltlon or development propos: ats within the region which will prescirve
or enhance the natural scenic and recreation resources of the ru;l(m or the

ability of the public to experience or utilize these resources.

A-T1-1: Regional transportation corridors shall be established by the tand
use district map. These corridors shall identify existing regional transpor-
tation routes and potential transportation corridors recognized through formal
Goveirning Board action. Development of regional transportation corridors
shall be limited to those established by the land use district map.

DIRECTIVE B: ENCOURAGE THE WISE USE AND CONSERVATION OF THE \JATLRb OF
LAKE TAHOE AND SURROUNDING RESOURCES.

Finding B-1: Waler Quality

The unparalleled purity and clarity of the waters of Lake Tahoe have long been among

the most treasured of resources for both the residents of the Tahoo Basin and for the
States of California and Nevada and the Nation. To protect that resource from degradation
resulting from man's presence, major commitiments have been made by the residents of
the region and at the Stale and Federal levels that have resulted in the scwering of the
Bosin and the effective removal of sewage as a threat to the quality of Lake Tahoo. With
this done, however, it has become apparent that sewage was not the only threat to main-
t“nance of the extraordinary water qguality of Lake Tahoc. So pure is that water thal

U prrocess of sedimentation and the transport of nutrients from stormwaler runoff have
avcimpact upon it. While these are natural processes, cvidence indicates that disturbance
ol Basin lands by man's activities and the materials transported from the sirects and
parking areas of the region are significantly accelerating these processes

Finding of Concern: Man's activities within the Tahoe Basin arc contr |buung to a con-
tinuing degradation of the Lake Tahoe water quality.

Goal B-1: Eliminate water quality degradation resulting from man's activitics.

Objectlive:  Achievement of State and Federal water quality standards applicable

to Lake Tahoece.
POLICIES

B-1-a: The Land Capability Classification System for Lake Tahoe shall be
a basic consideration in land use with lands not committed to development
and falling within high hazard land capability levels (capability levels 1£2)

classified either General Forest or Recreation, whichever is most appropriate.
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B-1-le Impervious surface land - cverage associated with new development
shall be limited based upon the la -1 capabilily level (-} on the subject properly,
in accordance with the coverage limitations recommendeoed for the system.

B-1-c: All construction and development activities within the Tahoe Basin
shall provide for the control of erosion and scdimentation, with the emphasis
on source control and the minimizing of disturbance. :

B-1-d: Construction and development activities undertaken on lﬁigh or
moderate hazard lands (capability levels 1-4) shall be subject {o special
construction standards to control crosion and sedimentation. ‘
B-1-c: To the maximum extent possible, development on lands which include
a stream environment zone shall be confined to arcas oulside the strecam cnvi-
ronment zone boundary. -

B-1-f: The clean up of existing erosion and runoff problems on both public

priority given to existing problems on high hazard lands and runoff management
on large areas of impervious surface utilized by vcehicles. ' '

B-1-g: TRPA shall actively support and require compliance with state mandaltes
for the collection and export of sewage and solid waste from the Tahoe Basin,

Finding B-2: Waler Supply

Though Lake Tahoe itself is extraordinarily large, it is at the headwaters of a watershod
which has a limited hydrologic budget and many competing interests for use of its waters.
Recognizing this, the States of California and Nevada have entaered into a compact appor-
tioning that annual hydrotogic budget among the various interests along the bistate
Truckee River Watershed. Based upon the limitations of that compact, it is projectoed

lhat water conservation measures and some redistribution of water supplies within the
Basin will be required to meet the projected needs of the region. :

i ting of Concern: Water supplies within the Tahoe Basin arc limited and will require

Connervation and coordination of supplies within the region as demand increases.

Goal -2 Maximize water efficiency of water use within the region.

Objective: Develop and apply standards to maximize cofficiency in water use
for permitted land uses.

POLICIES

B-2-a: Through the local water and sewer districts establish appropriate

building code and retrofitting standards o insure optimal cfficiency in the
use of water resources within the region.

B-2-b: TRPA shall actively encourage and support clforts by appropriate
statc regulatory agencies to establish and implement strong controls over
water rights within the region.

B-2-c: TRPA shall actively encourage and support the consolidation of water
systems to assure more economic distribution and use of waler and to facilitate
optimal fire protection capabilities.
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B-2-d: An adequate supply of wa v to support fish, wildlifc and vegetative
resources of the region shall be & sured.

Finding B-3: Air Qualily

The Lake Tahoe Basin is a high mountain cnvironment and one of the natuiral resources
valued heavily in the experience of that environment is clear fresh air. Though hisloric
data upon which to assess long term trends is lacking, monitoring cvidence indicates
that the air of the Tahoe Basin experiences occasionally high levels of pollutant concen-
trations and visibility degradation. The nature of these poliutants and the circumstances
in Which they occur indicate that they are largely the result of man's activities and that
man's activities within the Tahoe Basin are contributing significantly to these concentra-
tions.

Finding of Concern: Man's activities within the Tahoe Basin arc contr rbutmg to degra-
dation of Lake Tahoe Basin air qualily.

Goal B-3: Eliminate air quality degradation resulting from man's activities

Objective: Achievement of State and Federal air quality slandards applicable
to Lake Tahoe.

POLICIES

B-3-—a: Nf‘w land uses Which throatﬁn to contributo %iqnificantly to'an cwis‘ting

permxtted.

B-3-b: In recognition of the contribution of the automobile to documented

air quality problems within the region, TRPA shall actively encourage and
support efforts to reduce automobile congestion and to provide alternative

modes of transportation to reduce the reliance upon the automobile.

B-3-c: New land uses which threaten to create point sources significantly
degrading air quality in the region or a portion thereof shall not be'permitted.

U3 Responsible agencies for land uses or land use activitics within the

Tahoce Basin shall undertake such measures as arc necessary to minimize
the amount of exposed soil or surface material susceptible to airborne suspension.

Finding B-4: Wildlife

Wildlife is a natural resource traditionally valued in the forest and mountain environment.
While the Tahoe Basin has retained a broad spectrum of wildlife, the influence of man's
presence and the extensive development within the Tahoe Basin has been felt, with a
number of formerly common species having been driven from within the Basin to les
impacted arcas. Recognizing this trend and the importance of considering wildlife and
fisheries habitat in planning (md carrying oul land usc decisions, steps have been talken
0 reduce the threats from man's aclivities to particularly fragile habitat arcas. Despite
these efforts there remains a potential for additional encroachment into critical habitat

types and areas.

Finding of Concern: Man's activities continue to pose a threat to certain fish and
wildlife habitat.




Goal B-u: Protect fish and wildlife ol “he region through protection and enhance-

ment of arcas identified as important [ sh and wildlife habitats.

Objoctive: lIdentification and protection of important fish and wildlife habitat

areas.
POLICIES

B-t-a: Arecas identified as important wildlife habitals shall be placed in the
General Forest land use district, wilth uses restricled to those consistent with
protection of the subject wildlife and maintenance and enhancement-of the
habitat. ‘

B-4-h: Areas within Lake Tahoe or its tributary streams and lakes identificd
as important fish habitat shall be protected by prevention of land use activitics
within or adjacent to the particular waters which would pose potentlal threat
to the subject habitat.

B-t-c: TRPA shall aclively support and encourage clforts lo protect and

enhance fish and wildlife habital within the Tahoe region by pu Jllc or privale
parties

Finding B-5: Noisc

Tranquility and the sounds of nature are traditionally valued components of the mountain
experience. Development within the Tahoe Basin, incrcasing usce of motorized boats

and vehicles, and increased aircraft activitics have extended man -generatad noises

over increasing areas of the Tahoe Basin. Though some agencics have boqun to address
the problem, little has been done to contain or control it. :

Finding of Concern: The tranquility of the Tahoe Basin is increasingly disrupted by
noise generated by man's activities within the region. :

Goal B-5: Bring man-generated noise within a level appropriate for permitted
tand uses.

Objective: Develop and apply noise standards for differant land use arcas.
POLICIES

3-5-a: Land use or related activities generating noise levels mdppl opriate
for the surrounding land uses shall not be permitted.

Finding B-6: Energy

Traditional enerqy resources relied upon for encrgy needs in the Tahoe Basin, as clse-
whon ¢, are increasingly recognized to be finite, with considerable uncertainty evidenced
witionally regarding the future stability of these resource supplics. The inefficient use

ol energy resources within the Tahoe |0<;mn poses both the prospect ol contr ibuting

lo inordinate drain on these national resources and the prospect of greater impact should
the allocation of those resources for use in the Tahoe Basin bo curlailed temporarily or
permanently . Though some portions of the Basin are becoming more concerned and
attentive to thise issue, cvidence suggests that the energy resources can be more
efficiently utilized within the Basin.
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Finding of Concern: LEnergy conservation i - a national concern. The energy resources

can be more efficiently utilized.

Goal B-6: Maximize energy efficiency within the region.

Objective: Develop and apply standards which maximize energy efficiency

in permitted land uses.

POLICIES

B-6-a: Encrgy related building code sections utilized by Tahoe Jasin
governments shall be standardized to effectuate optimum energy efficiency

for new development within the region.

B-6-b: TRPA shall encourage and support programs o upgrade existing
structures within the Tahoe Basin to more energy cfficient standards.

B-6-c: Signing and exterior lighting for purposes other than the public
Realth, safety and welfare shall not be permitted lo ulilize excessive encrgy.

B-6-d: TRPA shall actively encourage and support proposals for application

of alternative energy systems within the region, which show promise of reducing

demand on traditional energy sources from a given land use.

Finding B-7: Naturol Degradation

A number of nutural processes are at work in the Tahoe Basin which are contributling
to the degradation of natural resources of the region as they prosently exist. Among
these processes arce natural erosion and sedimentation, lightning caused fires, and the
disease and infestation causcd impacts on vegetation. Some of these processcs can bhe
influenced by man's activities to minimize negative impacts.

Finding of Concern: Certain natural processes and influences are contributing to un-
noecessary degradation of the region's natural resources. :

Goal 37 Minimize the contribution of natural processes o the degradation of

Taloe rosources where it is possible to do so without significantly upsetting
natural balances within the region.

Objective: ldentify those natural processes which arc subject to influence

in a positive way through man's activities.
POLICIES

B-7-a: TRPA shall actively encourage and support a coordinated program
of forest management for the Tahoe Basin, to include fucl management and
fire protection, disease and insect infestation control, and stand improvement

programs.

B-7-b: TRPA shall actively encourage and support efforts to control erosion

and Sedimentation from arcas disturbed by unusual natural phenomenon such
as forest fires or land slides.
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DIRECTIVE C: PROVIDE FOR ORDERLY DU\ ULOPMENT

Finding C-1: Growth Rate

The rate and pattern of growth in the Tahoe Basin has been highly volatile over the
past decade, wilh periods of rapid growth spawned by market influcnces and concern
regarding probable governmental actions, and periods of very rostricted growth duc

to public infrastructure limitations and requlatory actions. This volatility ‘has severely -
impacted some local economies and governmental and public service entitics, which
require more stable and predictable growth patterns to facilitate both planmng and
capital programming.

Finding of Concern: A more stable and predictable growth patiern is |<_qulrcd to
facilitate governmental effectiveness and stabilize local economics. :

Goal C-1: Stabilize the local economy by assuring a predictable growth pattern.

Objective: Development and implementation of growth management mechanisms

to establish appropriate growth rates and allocate identifiable development

capacities.
POLICIES
C-1-a: The maximum growth rale permitted on private lands within cach

of thc six ocal governmom jur lsdlctlons of thc regmn W|H bc 5% pen yoal

tion and 5% per yeal of the lonmmm(y tourist romdonllal/toumsl commer‘CIal

buildout capacity identified within that jurisdiction.

C-1- Residential or tourist development at the maximiun growlh rate or
dLVclopment of other land uses shall be permitled only upon the finding on
a project by project basis that there is sufficient capacity or capability in
the required public facility or service systems to accomimodate the proposed
project. A finding by the TRPA Governing Board thal a parlicular system
is al or beyond effective capacity will be grounds for prevention of any
additional growth which would impact that particular system.

C-1 ¢ Development of areas designated development rescrve sha 1|I be con-
sidered separate from the maximum 5% growth rates and shall be allowed
only upon satisfaction of all of the following:

- The development is pursuant to a specific plan approved by the clected
board of the appropriate local government and by the TRPA Governing
Board, based upon a finding of community need and beneflit.

- The appropriate General Plan amendment to sccure the Planned Unit
Development land use district classification to allow the plan has been
approved by the TRPA Governing Board.

- The TRPA Governing Board finds that the project will not cause or con-

tribute significantly to violations of the environmental standards established
pursuant to policies B-1 through B-7.
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= The TRPA Governing Board { nds that the projeciod 5 year developmaent
of the project in question can ho accommodated over and above the naximunm
5% growth rate within the 5 year public facility and scrvice plans of all the
local agencies and/or utilities required to scrvice the projected development.

Finding C-2: Public Infrastructure

The provision of public facilities and services such as adequale transportation systems,
energy and sewage systems and fire proteclion are necessary components of develonment.
The combination of lack of a stable and predictable growth rate and pattern and occasional
lack of adequate planning and/or funding has resulted in failure of the publiciinfrastruc-
ture to keep pace with development in some portions of the Tahoe Basin. This has resulled
in limitations and deficiencies in public facililies and services that thrreaten torconstrain
development at levels below that which would be permitted by the Land Use Element of

the General Plan,

Finding of Concern: Limitations and deficiencies of public infrastructure threaten Lo
constrain development at levels below that permitted by the Land Use Element.

Goal C-2: Improve the public services and facilitics to accommodale existing
development and provide for coordination of permitted future development with
the provision of adequate public facilities and scrvices.

Objective: Identify and eliminate defliciencies and establish a process to
closely coordinate public infrastructure with permitted future development.

POLICILS
C-2-a: Five year capital improvement and public service plans shall be
submitted for TRPA acceptance by local agencies and utilities involved in
the following service areus:

- Water

~ Sewer

- Transportation (including public roads)
- Schools

- Fire Protection

- Police Protection

- Solid Waste

- Energy

The five year plans shall identify current operating levels and system capa-
cities (where applicable), projected capital improvements, projocted service
improvements, and the general framework for financing the current operation
and projected improvements. The plans shall be updated annually to document
changes in operating levels and system capacitics, capital and/or service
improvements accomplished within the past year, and any changes in the
projected improvements.

C-2-b: TRPA shall actively encourage and support capital and service
improvements necessary to maintain the permitted growth rates.
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Finding C-3: Residential/Tourist Accomme lion

The tourist/recreation industry is the domirant element of the Tahoo economy.  Sustained

vitality of that industry is dependent upon the accommodation of both visitors-to the Tahoe
' Basin and a residential employment base to scervice the industry . Though both the

visitor and resident are being accommodated through existing land use, cvidence sug- ,

gests that there is increasing competition for that accommodation and that the low-moderate

income resident that makes up the bulk of the communily's employment base is facing

increasing difficulty in sccuring adequate housing. Land usc commitments have been

made which threaten to place increasing pressure on both the resident and visitor markets,

with the prospect that the low-moderate income household will be at an increasing disad-

vantage in the housing market. :

Finding of Concern: Current market trends indicate an increasing threat to the necessary
balance between visitor accommodation and the accommodation of an employment base to
service the tourist/recreation industry. :

Goal C-3: Provide for and insure a balance between visitor and permanent
resident accommodation.

Objcctive: To establish a growth management mechanism to assure a propcr
balance of visitor and resident accommodation.

POLICIES

C-3-a: TRPA shall actively encourage and support clforts to prevent discrimin-

ation based upon race, color, rcligion, scx or national origin m the accommoda-
tion of visitors and residents within the Tahoe Region.

and visitor accommodation, the uses permitied in the tourist residential and
tourist commercial land usec districls shall be confined to those which service
directly the accommodation of visitors, with thosc uscs cervicing primarily
residents confincd to other land use districts as appropriale. ’

‘ C-3-b: In order to more dircctly assess and influence the provision of resident

C-3-c¢: Inorder to encourage the provision of low and moderate income housing
necessary to sustain the employment base of the region, residential land uses
permitted in the High Density Apartment land use disirict shall be restricted

to apartment development, with condominium or cluster units requiring tenta-
tive maps relegated to other residential districts.

C-3-d: In order to encourage the provision of low and moderate income haousing
necessary to sustain the employment base within the region, priority in the
allocation of development opportunities within residential arcas or for development
reserve plans, pursuant to policies C-1-a through C-1-¢, shall be given Lo
projects directly addressing the low and moderate income housing needs of

the region.
C-3-¢: The TRPA shall actively encourage and support aofforts to provide

Tow and moderate income housing within the region, particularly efforts by
base industry employers to provide employee housing.

Finding C-4: Public/Private Land Use

The public investment in the Lake Tahoe Basin is extensive, including substantial land
. acquisition and capital improvement funding for facilities such as scwage collection and
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treatment systems. Extensive development | ressures on private lands within the Basin
coupled with limitations in infrastructure caycities threaten to prematurcely constrain
utilization of Basin public lands and inhibil the realization of public benefit from the
capital and land acquisition investments within the region.

Finding of Concern: Extensive development pressures on private lands within the Basin
coupled with limitations in infrastructure capacilies threaten to prematurely constrain
utilization of Basin public lands.

Coal C-4: Insurc the provision of sufficient public infrastruclure capacitics to

service the development and utilization of the Tahoe Basin's public lands.

Objective: ldentify potential infrastructure requirements ol Basin public

POLICIES

C-ti-a: In the allocation of public facilities and services, the development
of facilities to accommodate the general public on public fands shall have a
priority over devclopment on private lands, with the adopled five year
improvement programs for public lands being considered as commitments
of capacity and services by local agencies and/or utilities in their five ycar
capital improvement and public service plans. '

Finding C-5: Differing Tahoe Communilies

Geographic, economic and governmental influences have contributed to evolution of
differing character and nceds among the various Tahoe communitics. The land usa
relationships in the City of Soulh Lake Tahoe differ significantly from those in.tncline,
for example. This was recognized in the urban design studies undertaken in the Basin
by TRPA and is reflected in the differing local plans and concerns.

Finding of Concern: The various communities of the Basin have evolved differing

characters and problems.

Goal C-5: Within the general conslraints of the Regional Plan, recognize the
difforing needs and provide for solution of the differing problems of the Basin's
vairious communities.

Objective: In concert with local interests, integrate local considerations

into the Regional Plan and policy framework.

POLICIES

C-5-a: Within the constraints of General Plan policy, the TRPA Land Usce
Districl Map shall recognize to the maximum degree the policies and desires
of the respective Tahoe Region local governments.

C-5-b: In recognition of the traditional intensity of High Density Residential,
Tourist Commercial, General Commercial, and Light Industrial uses within
the region and the benefits of concentrating these land uses, allowances

shall be made for deviations from strict adherence to the land capabilities
system coverage limitations for these uses.
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DIRECTIVE D: PRESERVE SCENIC BEAUTY

' Finding D-1: Scenic Resources

Though the Tahoe Basin remains an extraordinarily scenic arca, specific land uses
and types of development in certain portions of the Basin have cnhcroached on-scenic
resources through extension of urbanization into open scenic arcas and through the
scarring of some visually vulnerable arcas.

Finding of Concern: Certain public and privale development has significanty degraded
scenic resources of the Tahoe Region.

Goal D-1: Protection of existing scenic resources and rehabilitation-of areas

of significant degradation.

Objective: Identification of areas in nced of rchabilitation, designation and

protection of scenic areas and scenic corridors, and development of aesthetic
and architectural standards for permitted land uses. o

POLICIES

D-1-a: The backdrop steep slope and ridge areas, meadowlands and strecam-
front and lakefront lands of the Basin shall be recoynized as unigue scenic
resources of the region, with said lands placed in General Forest or Recreation
land use districts where appropriate, or with development on said lands limiled
to that which minimizes the visual impact upon the scenic resource where
development commitments are recognized.

. D-1-b: New development or land use activities adjacent to scenic corridors
identified on the land use district map shall be limited to that which enhances
the public health, safety or welfare, or that which enhonices directly the
ability of the public to experience and utilize the scenic or recreation resources
along the corridor.

D-1-¢: The TRPA shall actively encourage and suppart the rehabilitation
of arcas which have experienced significant visual degradation.

D-1-d: The TRPA shall actively encourage and support the establishment
of design and architectural standards by local governments within the region.

DIRECTIVE E: PRESERVE RECREATION OPPORTUNITIES

Finding E-1: Recreation Resourcces

i he natural environment of the Tahoe Basin offers a unique combination of summer and
winter recreation resources. Public and private investment has developed these resources
and provided for their protection and utilization in many areas. In some instances,
however, encroachment of urbanization and uncontrolled or overly intensive use has
degraded these resources.

Finding of Concern: In some instances encroachment of urbanization and unconitrolled
. or overly intensive use has degraded these resources.
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Goal E-1: Preserve and rehabilitate ' ¢ natural recreation amenities of the region.

‘ Obi_\‘c_t[\*/g Identification and protection of arcas having ouldoor recreation
. potential and development of policies to prevent overuse of those arcas.

POLICIES

E;’.L—.a: Beache s and other arcas h'xvin(; outstanding pntf‘ntial for puhlic or

of the Tahoc Basin Shd” be r(zcugmzed as umquc natur at Fresources, W|lh

said lands placed in General Forest or Recreation land use districts wherce
appropriate, or with development on said tands limited to that which minimizes
uses inconsistent with those potential recreation uscs where development
commitments are recognized.

E-1-b: Recreation uses which enhance the visitor attraction to the Tahoe
Basin, but whlch do not respond directly to the unique natural chal acter
of the region, shall be discouraged.

E-1-c: Summer and winter off-roacd vehicle use shall be timited to areas
specifically identified on the land use district map. '

Finding E-2: Recreation Opportunities

The realization of the publlc value of the Tahoe Region and the cconomic well being of
the Tahoe communities are dependent upon the ability of the public to experience and
utilize the natural recreation resources of the region. Public and private investment
have made available a wide variety of recreation amenities, but continued growth within

. the region will require that more of the recrcation opportunities and potentlal within
the region be realized. :

Finding of Concern: Continued growth within the region will require that more of the

rocreation opportunities and potential within the region be realized.

Gl G Make available a broad range of unique recreational resources
¢ ()Inpatll)l v with the preservation of those resources.

Objeciive:  Master planning of recreation opportunitics and policies to
provide access and utilization. :

POLICIES

E-2-a: TRPA shall actively encourage and support the development of identified

Fecrealion resources to accommodale public or privalte recrcation uses which
respond directly to the unique character of the Tahoe Region.

C-2-b: TRPA shall aclively encourage and support the master planning of
Basin public recreation opportunitices through coordination of focal, state

and federal planning activities

Finding E-3: Historic Preservation

The Indian and pioncer history of the Tahoe Basin and the subscquent development of
the Tahoe communities pose a rich historical and cultural heritage which contributes
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to the significance and attraction of the regic . Despite much rescarch in identifying
the historic and cultural resources of the ras on, many of them are nnprotected and
threatened by deterioration or encroachment of land uses inconsistent with thelr
preservation. ' :

Finding of Concern: Many of the significant cultural and historic resources of the
region are unprotected and threatened by deterioration or encroachment of land uses
inconsistent with their preservation.

Goal E-3: Provide for the protection of significant historical and (ultuml siles
within the Tahoe Basin.

Objcctive:  Inventory and protect identified sites of cultural and Instor ical

Slgmflccmce (recrcation element) .
POLICIES

E-3-a: Any new land uscs or aclivities potentially impacting historic or
cultural sites, routes or neighborhoods identificd on the TRPA Land Use
District Map shall be permitted only upon a finding by the TRPA Governing
Board that every reasonable effort is being made to insurc the pr otectlon

and preservation of the site, route or neighborhood in question.

E-3-b: TRPA shall actively encourage and support efforts o sccure the
permanent protection of historic and cultural sites of significance within
the region through public policy in the case of publicly held lands or throug h

voluntary action by private land owners in the case of siles on private Iand>.

DIRECTIVE F: ENHANCE GOVERNMENTAL EFFECTIVENLESS

Finding F-1: Governmental Coordination

The Tahoe Basin governmental structure involves a complex interrelationship belween
dooncios at the special district, local, regional, state and federal levels. Successful
planning Lo solve existing problems, and promote environmental protection and orderly
development requires the active participation and coordination of all these levels in
pursuit of common objectives. As the planning of TRPA becomes mmore coinprehensive
in addressing issues related to land usc and growth in the Taho: Region, the potential
for duptlication of cffort and inconsistencies betwe en TRPA activilics and those of other
agencies increascs.

Finding of Concern: As the planning of TRPA becomes more comprehensive in addressing
issucs related to land use and growth in the Tahoe Region, the potential for duplication
of effort and inconsistencies between TRPA aclivities and those of other agencies increases.

Goal F-1: Maximize the involvement of all effected agencies in the regional plan-

ning and implementation processcs.

Objective: Establish formal coordination mechanisms for both planning input

and review and program and capital expenditure coordination.

POLICILES

F-1-a: TRPA shall, to the maximum degree feasible withoul obviating its
basic decision-making responsibilites, recognize and utilize the technical
expertise represented on the various local, state, and federal agencies

involved in Tahoe affairs in its planning and regulatory aclivities.
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F-1-b: TRPA shall scelc to coordrate the five year capilal improvement anel
public service plans of the variou- local agencies and utilities with one another
to insure maximum consistency and coordination in support of the overall
regional objectives

F-1-c: TRPA shall actively encourage and support the establishment of formal
consolidated planning and implemontation mechanisms for the region in the
arcas of water resource management, public land management, recreation
resource development, and transportation, recognizing the regional scale

of these endeavors.

Finding F-2: Coordination with Forest Scrvice

Lands within the Tahoe Basin under Forest Service management include much of the
Basin's natural scenic and recreation resources and much of the potential for public
experience and utilization of those resources that is called for under the TRPA plan.
These lands do not fall under the jurisdiction of the TRPA, however, requiring
particularly close coordination bewteen TRPA and the Forest Scrvice in planning
and regulation of Basin fands.

Finding of Concern: There exists a strong interrclationship between the plans and
activities carried out on Basin lands managed by the Forest Service and those lands
falling under the direct influence of TRPA.

Goal F-2: Maximize the coordination of TRPA and Forest Service programs.

Objective: Establish mechanisms lo secure the coordination of TRPA and

Forest Service planning and reqgulation.
POLICIES

F-2-a: In recogniticn of the federal investment in the Tahoe Basin and the
central role of the U.S. Forest Service in the protection and enhancemaent

of the public's ability to experience and utilize the unicque natural scenic

and racreation resources of the region, TRPA shall, to the maximum exlent
consistent with overall Compact directives, integrate the plans and require-
ments adopted for the federal lands of the Basin into the TRPA Regional Plan.

F-2-b: TRPA shall actively encourage and support the integration of the
Regional Plan and its implementation into the plans and activities of the

Forest Service on the federal lands of the Basin.

Finding F-3: Revenue

The correction of existing problems and the coordination of public facilitios and sorvices
with land use will require extensive commitment of monies for both capital improvements
and operation and maintenance. The governmental entities of the Tahoe Region are
ahready severely constrained financially and it is likely that complele impiementation

ol these programs will require commitment of revenue beyond the present capabilitics

of the involved governmental agencies.

Finding of Concern: The correction of existing problems and the maintenance of coordin-
ation between public facilities and services and land use will require commitment of
capital beyond the present capabilities of the involved governmental agencies.
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Goal F-3: ldentification and developi it of alternative sources of revenue for
pursuit of Regional Plan goals.

Objective: Increase the revenue available o local or regional agents for
application directly to the solution of identified regional problems.

POLICIES

F-3-a: TRPA shall aclively encourage and supporl offorts to socure additional

revenue to be applied directly to the solution of identilicd regional problems.



IMPACT ASSH SSMENT

METHODOLOGY

GABBY

The following assessment has been extracted largely from A Study of the Timpacts of

Alternative Land Use Plans for the Lake Tahoe Basin, produced for TRPA and the

U S Forest Service by the consulting firm of David M. Dornbusch & Company (February,
1978) under a HUD grant. This document culminated a year long study of alternative
land use plans, which included development and utilization of a computer model for
assessing the social, economic and environmental impacts of various land use scenarios.
The model, code named "GABBY", considerced both internal growth and development
processes and the influence of external demand. Also ulilized in the final report by
Dornbusch was the transportation model prepared by the California Department of Trans-
portation on the basis of extensive data gathered during the 1974 Tahoe Regional Trans-
portation Study survey undertaken jointly by TRPA, the California Tahoe Regionatl
Planning Agency, Caltrans and the Nevada thighway Department. To facilitate pursuit

of more detail on points discussed in this asscssment, it has been patterncd closely after
the Dornbusch report in the categories of impact assessment and their organization within

‘the document.

‘Alternatives (See table, page 19)

The Dornbusch Study utilized GABBY to documant comparalive impacts of six different
land usec alternatives for the Tahoe region. These alternatives ranged in permitted

growth levels from a freezing of land usc totally at 1975 levels (Alternative #1) through

a doubling of the densities permitted under the 1971 TRPA General Plan (Alternalive 6] .
The table on the following page summarizes the six alternative land use scenarios analy zed
in the Dornbusch report.

Alternative #3 from the Dornbusch Study most closely approximates the nel impact of the
l.1sic land use policies proposed for the revised General Plan. The major point of excep-
tion is that provision is made for development on good capability lands outside existing
urban areas through Policy C-1-c, the provision relating to Development Reserve arcas.
This provision allows some expansion beyond Alternative #3 under certain criteria of
environmental protection, public service availability and community nced.

Alternative #5 most closely approximates the net impact of the land use policies applied
through the 1971 TRPA General Plan. ‘

Point of Analysis

For purposes of this cnvironmental assessment, two fundamental points of comparison

are appropriate. Given the policy Focommendations and their impacls as suggested by
GABRBY and other analysis, the key question becomes one of the degree of change. The
question will be addressed in this report from two perspectives:  Change from the existing
condition (represented by Alternative #1), and change from the condilions suggested

for continuation of the current General Plan (represented by Alternative #5) .

-]8_




S r:im JISUwd)

*O[1ALDD
m:{:r .*o uon}
Jipo Ucw ‘spuog T8dOyS Yines
g0 viold OM} Iyl ul MENQM.S B DUV 2J0ySg *Sa13IsuUsp posz
“(yrwung Jou ooom 8 LW WR”G Y3JION . oY} Ul Sowds JOOTJ 0} 1nqg ‘c 9A1IBUIB}IY SB 3
oyogz ‘eioys yines 03 c I0N) QUISBD JO SUljGhop B Duw S30JB c Isuvdxe awBS 3y} ul
S&uaaGSiy mou solvw omy SBAJR INS [BUOIIIPPB 0M) YiIm juswide[wasa  *C pus p ‘¢
Uil ‘¢ 9AIITLISIIV SE owBg ING ‘Y SAIIRUJSIIV ST QWSS SA1ITUISIIY Jad sB 3uIiiul
. Y4
*A3BA UOSIRD 2Cnd siwRIopoU
G} Wo3isds 3isUrdy JO UOITuIL J0] SUCLITINEod
-Ul  "3ISUBAI-DUE] DUR -J1018M *SPUNCISCUWEBD UQ1}0ndIsuod (eiosdg  "ugj
jo wcwEm [5A9D DOSTOLOUI [BUOI1IPPB 0M) DUB HOJE asn [BIDUDOD T1BT Ul Pal1BUET S
PUB ‘9nuUsAy [BUOIIBN puB lf@.u [PUOLIIPPB SU0 ‘S[iBJ -S3D SPUR] [IB 0} JUSWCOISA
[IBI], J93UCId JO UCISUTGXD JO SSliW {BUOIIIDDE Usd? MC -9pD JO uoIsuwdxyg ‘P pumv ¢
PUSIM ‘P DAIBUISIIV SR SwEg i ‘s okzsmEm IV SB SWEg S2AIITUICIY Jod SB BUIIIJU]
oSN OGNd 40 JUOJjyousq *uBid
"20Yy®], Yldou ul welsds doog Jo q:& JIBY-auo Jo uUONIS [BIoUSD [/6T Ul PoIBus]
ST DUE ‘9Ui[9iElS 03 jJodJrB -1nboy mwc:o,ﬁmmEco Jo -$3p Suo1394 0} ‘SBOJB UBQIN
[CURL 8MET LITNOS W04l puod OM} PU¥ ‘s{Ival JC selIW I0 episino () - §) spus ¥
$5800® pojlwi] ‘jusuicoloaap sIoW U9y .coqmc éxs Jclew £31{1G8CUBO pood 03 jusuw
.,..,mc 901A48S O} SPBOJ [BI0] SUO sn{d SOUISBD DJOUI S04y} -Qoﬂm sp jo uolsuedxg °g
UilM ‘g BAIITULSIIY SB awag UilM ‘g 2A13BUJDIIV ST oWEBg SA1IBUIBIIY <5d SB BUIIIU]
*aulis) um 43nos punoJs *spus Ajiiqed
sstGAq pu® ‘yimoal uolB] *spuniodddileo 9Al1] pum -BD 21BJI2DOUl PUB MO[ JO]
-ndod 03 uorjiocodd up suoly S®aJd8 osn-ABP 924y} JO uon SUOIJE[NS3d UGIIONIISUOD [BID ¢
umpmmo jIsusd u wo coacmaxm -0NIISU0D  *8L6T AQ oulsBD -9GS  "s91}Isuap juossad
UlIM ‘1 SAIJRUIDIIV SB SWBG 30YBJ, MIvd JO uolle mEoO 0] SBOJB UBQIN JO SUI[IJU]
*suoly
~-D113S94 22BJ2A0D wajsks
*1is ;mb o1Gnd Jo uoisurdxyg A3111GedGRD puBl Y}IM Boum VA
20YB], 8ML] rusom 18 (¢ *SIIBJ} MU JO Sojlwl Ud3Ilg -PJODO® Ul $¥3IB UBQIN 2ur
»m.ﬁcm:,w 03 umww SSUB] sng LL6T PUOSSQ SOUISBO 43U ON -1SINS Uiyim urm[oo?: a
Sui[23818 YliioSs
puUB Y3jJoU 18 SPBOJ COOT] *8.61 £q ouiseo : . o 1
*£110 ooyr], punoie ssedig 204By, Mivd Jo uolisjdwol G161 wWoal 28uvByd ox
ieryrjaodsunyy, UC11UB2I00Y] 9% pusBT] SALIBUISITY

SIAILLY

2T
Y

ud

LIV

XIS dHL 40 N
LI 2774V

LLIIYCs1qg ol

AUVEILAOS

"]9"



Qualification

A necessary caution with respect to the appioach being taken in this report is that GABBY
was developed primarily to assess comparative impacts, rather than to male definitive
projections about the future. Assumptions have beon integrated into GABBY reqgarding

a number of factors. These assumptions reproesent the most reasonable estimates available,
but some of them are admittedly bascd upon relatively little hard data. An example of
such an assumption is the integration into the model of a "dampoener' which projecls

diminishing demand for access to Tahoe in cortain use categories as a funclion of crowding.

No detailed empirical studies have been made (o establish such a factor, but judgement
suggests that the phenomenon exists. The application of such {actors uniformly to all
alternatives therefore facilitates general impact comparisons, rather than definitive
statements about the future.

It should also be noted that the model represents development as it might occur in a
situation constrained only by permitted land use as determined by a regional land usc
ptan. Failure to mitigate transportation or air quality problems, limilations on public
facilities which cannot sccure funding for expansion, policies of other public agencies,
or similar influences independent of the basic land usc plan of TRIPA can exert direct
impacts on the character of tand use which actually occurs in the region. For the
purposes of this fand use analysis, however, these factors have been assumed to be
manageable under the terms of the proposed plan.

Organization

To facilitate a more complete assessment of the impacts of the proposed plan, the first
section of the Impact Analysis is a restatement of the findings in the Dornbusch Study
relative to all six allernatives analyzed. The rcader should Kkeep in mind that the pro-
posed plan would likely fall between Alternalive #3 and Alternative #4 at complete build-
out.

The second section of the lmpact Analysis identifies impacts associated wilh policics
contained in the proposed plan that were not incorporated in the Dornbusch analysis.
l h( se generally fall under the category of mitigation policies lo reduce adverse impact

v i particular area of concern.

COMPARATIVE ASSESSMENT - SIX ALTERNATIVES

Summary of Findings

Perhaps the most striking finding of this study is that the present ransportation system
at Lake Tahoe will not be able to accommodate the traffic toads in 1985 for even the lowest
growth alternatives. The bypasses and loop roads specified for Alternatives 4 through

6 alleviate some traffic problems, but even these improvements are insufficient to accom-
mocdate the trips forecast beyond 198 Likewise, major public transit improvements
proposed under Alternative 2 appear unablc to relieve the traffic congestion forecast

for 1985, It appears that without major alterations to the transportation networ k, effective
hublic transportation policies, or both, the road system will severcly constrain even

the low growth alternatives.

The environmental quality of the Basin may be protected through such a limit on growth,
but many of the people who now visit Tahoe and who are > sensitive to severe traffic
congestion and delays will no longer visit the region if the congestion levels forecast

-20-
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for Alternatives 2 through 6 are realized. €1 the other hand, if the road system is
expanded to accommodate the simulated traliic volumes, then air quality levels are
expected to fall below the accepted standard - .

The development under the fand use plans studied here is not constrained by the inade-
quacy of the road system in the Basin. While this allows the demonstration of the full
impacts of the alternatives, most impacts discussed on the following pages are, beyond
1985, implicitly contingent upon transporlation system improvemoents nol currently specifiod
by the alternatives. In comparing the alternatives, it is most important o keep this in mind.

4

Demographics (See tables, pages 22 & 23)

Through 1980, Alternatives 1 through 3 have considerably fewer residents than Alternatives
4 through 6. Later, the number of residents is distribuled more cvenly, wilh C‘)Hbiﬁ»l()l'luy
higher populations for cach higher-numbered alternative. By the year 2000, both the
resident populalion and total visitor and resident population (PAOT) of the Basin begin

lo decline for Alternatives 1 through 3, in response to the Basin's crowding and decline

in attractiveness. Alternatlives 4 and 5 exhibit no growth in PAOT at this point, and are
expected to show decreases in future years. Only Alternative 6 continuces to show increascs
in population around the turn of the century, but eventually population increases under

this alternative would also cease. '

The houschold composition and the age structurc of the population al any ¢given time
depend very much on the amount and type of cconomic activity allowed in the Basin.
‘Thus, the higher growth alternatives will atiract construction workers and their families
as well as additional employees in the expanding resort industrics. The latter category
especially tends to consist primarily of single people or young couples. The tow growth
alternatives arc characterized on the one hand by an aging and more stable resident
population, and on the other hand by proportionally more second home visitors. The
latter are, while commanding permancnt-typa residential structures in the 3asin, never-
theless rather infrequent users of thicir housing units there. Howoever, they typically
have larger families than do residents. Finally, the lower growlh alternatives prescnt

o larger probability that there will be an increasing number of retirement homes in the
ibasin through a gradual conversion of second homes.

Fiivale Sector Economics (See tables, pages 24 & 25)

The demand forr homes in the Basin comes from both residents and those seeking a second
home at Tahoc. The main variables affecting the demand are supply, price, houschold
income, demographic structure, and cnvironmental attractiveness of the arca. All of
these variables are affected to some degree by the alternatives. The lower growth
scenarios will restrict housing supply and constrain earning potentials in the Basin,

but will maintain high environmental quality. These factors all tend to increase the
price of housing, and therefore favor the demand for second homes from relatively
wealthy persons. The higher growlh alternatives create more opportunitics in relatively
low paid jobs in the Basin and at the same time place fewer restrictions on the supply.
These factors, logether with a more rapid degradation of the environment, would tend

to lower the rate of price increases for housing in the Basin. Novertheless, as the
demand from the residents remains strong, all the alternatives will Tead Lo substantinl
increases in housing prices from present levels, although prices will probably be highest
under the most restrictive alternatives. In less than ten years, average prices for a
dwelling unit can be expected to range from $90,000 to $110,000.

Employment in the Basin varies in direct propartion to cconomic aclivity . The first
two alternatives, having very little growth, will soon attain a stable level of empioyment.
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TALI  1-1A
TOTAL NUMBER OF PEC LE AT ONE TIME (PAOT)
IN THE BASIN, SUMMER®

(1,000)

b __Alternative B
Year™ 1 2 3 4 5 6
1980 186 198 201 200 200 202
1985 204 246 269 283 284 291
1390 220 258 327 373 392 389
1995 226 266 350 449 490 57
2000 224 264 3438 454 502 617

8poth summer and winter figures are printed
by the model GABBY.

bIn 1975 the PAOT was approximately 150,000.

TABLE 11-18
TOTAL NUMBER OF PEOPLE AT ()NE&’I'[MH (PAOT)
IN THE BASIN, WINTER

(1,000)

b Alternative -
Year™ 1 2 3 4 5 6
1980 87 86 90 89 89 90
1935 96 101 115 128 128 126
1950 . 104 111 136 160 167 166
1995 107 115 148 193 207 244
2000 106 113 147 195 213 266

8poth summer and winter figures are printed
by the model GABBY.

b[n 1975 the PAOT was approximately 150,000,
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TAL B 124
RESIDENT SUM ER POPULATION
19¢ , 1995

Alternative: 1 2 3 4 5

6
1985
El Dorado 25,530 32,720 29,540 50,250 51,790 56,030
Placer 12,670 16,790 14,990 22,565 22,120 23,490
Douslas 4,650 4,450 7,200 10,775 10,275 10,190
Washoe 5,650 7,565 9,790 13,260 13,150 14,090
Total Basin' 48,500 61,500 73,500 96,850 97,300 103,800

1995
El Dorado -~ 25,530 29,810 37,450 51,065 51,580 65,760
Placer 12,670 15,300 17,490 32,510 33,030 48,995
Douglas 4,650 4,050 6,840 10,560 13,780 22,800
Washoe 5,650 6,890 9,760 12,780 12,560 15,810
Total Basin 48,500 56,050 71,500 106,900 110,950 153,450
TADBLE 11-213
RESIDENT WINTER POPULATION—1985, 1995
(Total Basin)
Alternative B
Year 1 2 3 4 5 6
1985 43,360 - 40,705 51,250 67,100 67,265 65,400
1995 44,185 42,580 53,490 76,110 79,260 106,270
._J
TADLY 11-3
SECOND HOME RESIDENTS—SUMMER, WINTER
1985, 1995
5 6

Alternative: 1 2 3 4

19855

Summer 28,400 57,800 58,100 800 53,000

57,
Winter 13,400 27,350 27,470 27,350 27,400
1995
Summer 98,400 61,400 70,200 80,100 79,700
Winter 13,400 29,050 33,200 29,050 37,700

58,900
27,800

82,500
39,000
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. : TABLE NI, 1-4

NEW AND EXISTING HOUSING URNITS, 1995

Alternative
1 2 3 4 5 5

El Dorado

New 0 10,180 16,900 20,390 21,770 25,170

Existing | 14,590 14,590 14,590 14,590 14,590 14,590

Total 14,590 24,770 31,490 34,980 36,360 39,760

Placer o
New 0 5,480 7,470 15,030 15,1480 22,380 |

Existing 7,240 7,240 7,240 7,240 7,240 7,240

Total 7,240 12,720 14,710 22,270 22,730 29,620‘

Douglas : :

New 0 710 3,080 4,580 7,615 11,],80

...... Existing 2,660 2,660 2,660 2,660 2,660 2,660
Total 2,660 3,370 5,750 7,240 10,275 13,840

™™ Washoe :
. New 0 2,480 4,970 5,510 5,610 6,310
Existing | 3,240. 3,240 3,240 3,240 3,240 3,240

Total 3,240 5,720 8,210 8,750 8,850 9,550

Basina v

New 0 18,850 32,430 45,510 50,485 63,040

Existing 27,730 27,730 27,730 27,730 27,730 27,730

Totlul 27,730 46,580 60,160 73,240 78,215 92,770

8Sums differ slightly from Table V-2 due to rounding error.
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VI TER

Per Household 23,120 19,410 19,185 19,410 18,330 17,800

Alternative
_ Industry 1 2 3 4 5 6
. Construction: -
1. Residential 0 0 0 0 0 0
2. Hotel/Motel 0 0 0 0 0 -0
3. Casino 0 0 0 () 0 )
4. Othg‘r Nonresi- 0 0 0 0 0 0
dential =
5. Campground 0 0 0 0 0 -0
6. Gaming 6,605 5,490 6,605 10,310 10,310 15,120
7. Hotel/Motel 890 1,240 1,690 2,070 2,350 2,805
8. Recreation 2,140 2,450 3,210 3,970 4,340 4,700
Total Major 9,630 9,180 11,510 16,350 17,000 22,630
9. Agriculture & 60 60 60 60 60 60
Forestry
10. Manufacturing 460 445 960 800 835 1,130
1i. Transportation 900 860 1,080 1,550 1,610 2,180
& Utilities
12. Wholesale Trade 145 140 175 250 260 350
13. Retail Trade 3,280 3,145 3,960 5,660 5,900 7,980
14. Finance 1,310 1,260 1,580 2,260 2,360 3,190
15. Business Services 980 940 1,180 1,690 1,760 2,380
16. Medical & Legal 470 455 570 820 850 1,150
17. j‘;‘f}f?at“’““ Serv= | gg0 730 920 1,320 1,370 1,860
.. 18. Miscellaneous Serv=l 499 390 490 700 T2 930
19. Government 680 650 820 1,170 1,220 1,655
"1‘01(11 hMinor 9,455 9,070 11,405 16,270 16,965 22,910
| X
All Industries 19,090 18,250 22,910 32,620 33,970 45,540
TABLE 1IL.3-2
AVERAGE RESIDENT INCOMIE
(«'\ 1985 and 1995&
et
FAltcrnative: 1 2 3 4 5
1985
Per Capita 8,110 6,270 6,660 6,440 6,420 6,050
Per Household 22,700 17,500 18,650 17,500 18,000 16,900
1995
Per Capita 8,260 6,930 6,850 6,500 6,550 6,360

81975 = $6,548 per capita and $18,334 per household.
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The other alternatives show a steady increa o in employment as long as residential and
commercial construction activity continues. n addition, cmployment gels a significant
bhoost whenever new casinos are built. Characteristic of all the growth alternatives is
that when build-out is reached, a decline in cmployment sets in before it levels off to

an equilibrium level. The faster the growth, the higher is the vnemployment at build-out.

Although there are no significant differences among the alternatives in lerms of season-
ality in total employment--total winter cimployment renmains approximately three-quarters
of total summer cmployment--there arc many differences in the »mployment by industry .
Resident services and professional jobs arc relatively more important in Alternatives

1 and 2, whereas employment in the hotel/motel and the retail sectors are the most
important in Alternative 3. Gaming is the dominant sceclor in cach of the alternatives

but it is most important under the high growth alternatives. Retail trade likewise assumes
increasing importance as greater numbers of residents and visitors depend upon thn
sector's services. Thus, it can be seen that the high growth alternatives provide more
opportunities for relatively unskilled persons to work and live in the Basin whercas

the lower growth alternatives tend lo favor, in cconomic terms, "sccond homing" and
other visitation lo the Basin by those who derive their income from outside the Basin.

Residents' personal income is derived directly from employment by industry inthe Basin.
Thus, the income differences among the alternatives reflect the carning differentials
among the employment sectors. The higher growth alternatives, bheing dominated by
casino workers and olher visitor-serving employees, therefore exhibit the lowest house-
hold incomes despite the fact that these houscholds often have more than one wage or
salary earner. Because productivily is not predicted to improve in any of the-major
industries in the Basin, no alternative shows an increase in real incomes over present
levels, except for Alternative 1T which is able to retain relatively more of the higher

paid professions. :

All alternatives, except for Alternative 2, will develop demand for non-motel commercial
floor space in excess of the available supply by the latter part of the 1980's.  Motel and
other commercial development will then compete for the remaining land zoned TC (tourist
commercial) unless residential land is freed for commercial use or higher commercisl
Jdensitics than are used today become common. (Commercial expansion would also increase
e omount of land needed for parking.) If commercial development therefore reaches
Loild oul before the residential land supply is exhausted, an imbalance between the two
types of development is suggested.

Public Sector Economics (See table, page 27)

Public revenues and public costs in the Basin increasc with the number of residents
and visitors. However, whereas the increasc in revenues is roudhly proportional to
the increase in the number of people, the public costs tend to increase in a stepwisc
fashion due to the large capital expenditures required. The balance belween revenues
and costs in any particular area or district depends not only upon the geographical
distribution of people (who generate the costs) and property (generating much of the
revenues) under any given alternative, but also on the existence of unuscd capacity
among the providers of public services.

For the Basin as a whole, further development appears o (encrate more revenues than
public costs, implying lower property taxes per average properly taxpayer under the
higher growth alternatives. The result, however, is contingent upon the continuation
of present revenue formulac and conservative assumptions about increases in public
costs. Under the high growth alternatives, the Nevada side of the Basin would reap




@®>

‘ TABLE 1V.3-1
TOTAL PUBLIC COST AND REVENUES—1985, 1995

($1,000,000; 1975 Dollars)

Alternative
1985 1 2 3 4 5 6
Total Cost 52.5 70.3 77.9 92.2 92.5  98.2

Property Tax
Revenue 22.1 30,0 32.1 36.7 36.4 38.3

Other Revenue? 30.4 40.3 45.8 55.5 56.1 59.9.

1995
Total Cost 52.9 7T1.2 83.5 106.6 109.4 130.2
Property Tax :
Revenue 20.4 30.1 30.6 36.8  34.7 32.2

Other Revenue® 32.5 4l1.1  52.9  69.8 74.7 98.0

a .
Inecludes revenue from user charges to cover capital outlays
for new or expanded facilities.
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the greatest increases in public revenue fro s the increased commercial development
(motels and casinos) withoul a correspondi'  increasce in residents and therefore Service
costs. The situation is the reverse for the California side, aggravated by the fact that
the revenues from the motel industry on the California side might actually decline in

the short run due to increased competition from new transient accommodations on the
‘ Nevada side. :

Many of the existing public service entities in the Basin report cither underutilization
of present facilities, or expansion-improvement plans regardless of adopled regional
development plans. On the other hand, many of the districts having present capacily
problems report that once expansion is undertaken, it makes cconomic sense to provide
for sizable increases in capacity. Thus, for example, there are no differences anong|
Alternatives 1, 2, and 3, and among Alternatives 4, 5, and 6 in scwer capital costs until
the year 1995 when Alternative 6 will require still further expansions in sewer treatnment
facilities. Wilh the exception of Alternatives 1 and 2 in 1995 (which have considerably
higher costs per uscr), all alternatives are within 10 percent of the total public cost

per user which would prevail under the present General Plan. :

Many outstanding bonds are currently assessed against real property in the Basin.
These have been used to finance public utility systems in specific subdivisions and
are guaranteed against default by the respective counties. To the extent that the long-
term financing was based upon a specific amount of expected development, a cuthack
in that anticipated development represents a weakening of the financial base.  Hence,
if Alternative 5, the current General Plan, represents that anticipated base, Uhen
Alternatives 1 through 4 constitute potential financial hazards for certain districts.

Land Use (See tables, pages 29 & 30)

Alternative 1 calls for no changes in land use from 1976, All other alternatives wourld
significantly increase the extent of development in the Basin by 1985, Of these alterna-

. tives, Alternative 2 would entail the smallest increase in residential units. Bul even
this scenario would, at its build-out in 1985, allow aboul 68 percent more residential
tnits in the Basin than currently exist. :

Uhatil 1985, Alternatives 3 throiugh 6 do not differ dramatically in torms of residential
(osetopiment. Al would about double the present number of residential units by that
yoear. However, after 1985 the differences become more distincl. Alternative 3 reaches
residential build out in 1988, with the number of residences remaining about twice
current tevels. Uoth Alternatives 4 and 5 continue to add residential wnits until 1991,
at which point there would be between 2} and 3 times the current number of residential
units in the Basin. Alternative 6 allows residential development to continue unchecked
for the longest period, and eventually reaches a level of residential development far
greater than any of the other scenarios studied. Build-out is recached in 1992, At thal
time there would be more than three times the current number of residential units in the
Basin.

Because of the differing density specifications of the alternatives, the amount of acreage
developoed is not a constant proportion of the number of units constructed.  Alternative

2 regulates construction according to the requirements of the land capability system.,
Thiurs, no new units are developed on poor capability lands. On the average, development
proceeds at the rate of aboul 600 acres per year. By 1985 (build -out), there would be
almost a 60 percent increase in developed acres over present levels.

Alternatives 3 and 4 would cxpand development at an average rate of about 1,000 acres

per year. However, because of greater restrictions under Alternative 3, the eventual
. total developed acreage is lower than for Alternative f (by about 16 percent) . By 1985

both alternatives would more than double the currently developed acrecage in the Basin.
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TA LI V=2
RESIDENTIAL UNITS—1976 - 1995

Alternative: 1 2 3 4 5 6 ] Q
Rural _ o )
Estates 0 170 400 450 185 710

Low Density - - .
Residential 0 10,430 20,350 30,100 32,000 41,03(} 

Meadium :
Density 0 1,560 2,930 3,380 4,060 5,200
Residential

High Densbity - :
Residential 0 6,690 8,740 11,590 13,840 18,100
Total 0 18,850 32,420 45,520 50,485 65,040 |

TAVLE V-4 ;
ADDITIONAL TOURJST (HOTEL/MUOTEL) UNITS—1976 to 1985 and 1995
FAIternative: 1 2 3 4 5 6
1935 -0 5,340 9,670 6,860 6,860 5,520
19495 0 5,340 9,840 15,260 19,055 27,000

TABLI V-3
ADDITIONAL COMMERCIAL UNITS—1976 to 1985 and 1995

Alternative: 1 2 3 4 5 6
1985 0 465 670 680 680 690
1995 0 465 670 680 680 690
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Alternative

TAPLE V-6
ESTIMATED DIVELOPLD LAND

Acres
Alternative: 18 2 3 4 5 6
1985 10,440 16,510 22,140 22,970 25,—3(10 21,0?0"'
1995 10,440 16,510 23,840 28,400 33,800 33,8004-

8lI:‘quivalent to 1976 value.

Acres in Basin¥*

7///'
Y

2
3 V)
s 0
6 //ZV/Z

ST

7| = developed = undevcloped

Fig. V-1. Developed Land and Open Space at Build-Out

*201,898 acres--does not include small lakes (3,352 acres)
or Lake Tahoe itself.




Alternatives 5 and 6 allow the same total lan " areca to be developad . [lowever, because
the latter alternative specifies much higher « :nsities, the developed acreage grows more
slowly under the alternative. Ultimately a total of more than 3 times the present amount
of land would be developed. ’ '

Recreation and Tourism (See tables, page 32)

Through 1980, both summer and winter visitation levels are very similar for all alterna-
tives. The summer tourist population is estimated at about 140,000 per day, the winter
tourist population at about 45,000 in 1930, representing a 36 Lo 38 percent increase over
1975 levels. After 1980, visitation quickly levels off under Alternative 1 due to capacity
restrictions on the number of campers and hotel/motel occupants. Visitation for Alternative
2 similarly levels off alter 1985. The other alternalives continue to grow significantly
until 1995, with the higher growth alternatives inducing substantially more visitation
than the lower growth alternatives. While in 1995 Allernatlive 1 is estimated to have
fewer than 180, 000 sunminmer tourist and Alternative 2 about 210, 000, Alternative 3 would
have about 280,000, Allernative 4 340,000, Alternative 5 aboutl 380,000 and Alternative

6 almost 420, 000 summer tourists. Winter tourist population increases arc approximately
proportional to the summer increcases. ‘

As growth in tourism reaches high levels, the composition of the visitor population is
likely to change. Recreationists who are more sensitive to crowdoed conditions and
environmental degradation will be discouraged from visiling Lalce Tahoce, while those
who are little affected by the changes will continue to patronize the region -

Traffic

By 1985, the transportation system at Lake Tahoe would be severely overburdencd under
all alternatives except Alternative 1. The proposcd improvements in highway .

‘ and transit systems do not divert enough traffic from the five sites analyzed to signifi-
cantly reduce congestion.

I view of the crudeness of the available forccasting techniques and recognizing that
acaal traffic flows might diverge from the forecasts by as much as (ifty percent, we
ciiployed conservative assumptions throughout the analysis. Thereflore, our forecasts
are undoubtedly low, perhaps as much as fifty percent lower than the actual future flows.

Air Qualily

Based upon 1985 forecasts of traffic volumes, changes in vehicle emission rates, and home
fuel burning, Alternative 2 through 6 display increases in carbon monoxide air poliution
over 1976 levels at all five study sites. A decrease in pollution is expected for Alternative
1, due to lower vehicle emission rates in the future. n 1985, traflic flows for the other
alternatives do not differ greatly from one another, and consequently their expoected

air pollution impacts are similar. After 1985, air quality impacts are expected to reflect
the respective increases in traffic, with congestion delays aggravating the problem.

By 1985, the carbon monoxide air quality standard would bhe exceeded at Kingsbury
Grade under Alternatives 2 through 6. Under Alternative 2, air quality at the "Y" in
South Lake Tahoe during the winter season would also drop below acceplable lTevels.
The higher growth alternatives do not show a comparable air pollution problem at the
"YU because a bypass would divert much of the traffic from the intersection. Although
the principal pollution sources would be distributed differently, the general air qualily
of South Lake Tahoe would be worse under the higher growth alternatives.
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TABL S Vi
SUMMER TOUR' 'I' POPULATION

Visitors ‘’er Day

Alternative: 1 2 3 4 5 6
19752 101,600 101,600 101,600 101,700 101,700 101,700
1980 137,300 140,700 137,600 137,700 128,000 123,000
1985 155,400 184,400 195,200 185,100 186,800 187,000
1990 171,000 202,100 255,200 268,400 274,800 275,200
1995 177,800 209,900 278,500 342,000 378,700 417,700

- 2000 175,300 207,000 276,500 346,700 390,700 459,800

81975 ficures vary slightly due to the alternatives' differential effects
on 1974 data. ’

TABILE VI-2
" WINTER TOURIST POPULATION

Visitors Per Day

Alternative: 1 2 3 4 5 6
19758 33,100 33,100 33,100 33,100 33,200 33,200
1980 44,800 45,900 44,900 44,900 45,000 45,000
1985 52,800 60,400 63,600 60,700 60,900 60,900
1990 59,900 68,400 84,100 87,500 89,800 89,700
1995 62,900 72,000 94,400 116,600 127,600 138,200
2000 61,800 70,700 93,700 118,800 133,100 157,400

41975 figures vary slightly due to the alternatives' effcets on
initial 1974 data.

TADBLE VI-5
DAY USERS

Persons Per Summer Day

rAltcrnati'./c: 1 2 3 4 5 6
1930 61,400 47,900 45,700 45,800 46,000 45,900
1985 77,700 62,200 68,400 62,800 63,100 62,400
1690 92,300 64,500 95,400 100,700 105,300 103,700
1995 98,600 70,900 115,500 153,300 175,200 193,000
2000 96,300 79,200 113,700 157,700 186,400 230,0%

_32-




Water Quality

The absolute levels of future lakewater qual’ty cannot be determined precisely due to
many uncertaintics. In general, however, the quality of Lake Tahoe can be expoected

to diminish with the greater amounts of development that occur in the Basin. . Althoudgh
strict constructlion and site-planning practices may alleviate pollution problems, they
will not entirely prevent further deterioration of lakewater quality. Differ ential impacls
of development on lands of differing capabilitics were not determined. Therefore, even
though Alternative 2 does not allow construction in designated stream environment zones,
water quality is expected to be lower than under Alternative 1, which does not allow

any future devclopment  To some extent, the deterioration can be attributed to the fact
that a certain amount of erosion and runoff can be expected even from the qm)d capability
lands. However, the projected runoff is probably overestimated for /\ll(‘l’lldth\, 2 due

lo the lack of distinction among land capabilitics.

Critical Habitats (See tables, page 34)

Currently about 5 percent of the Basin's weltland and brush and broadleafl critical habitat
areas have been developed. Alternative 1 would allow no further encroachment, and
Alternative 2 would entait an insignificant increase (less than one percent) inencroach-
ment. Alternatives 3 and 4 would both result in an ultimate encroachment of about 10
percent of the critical habitat lands. Alternatives 5 and 6 would produce somewhat more
encroachment than 3 and 4, developing about 16 percent of all the critical habitat Tands
at build-out. Because development proceeds more slowly under Alternative 6, it would

encroach less rapidly upon the critical habitat tands than would Alternative 5.

Stream Environment Zones

Stream environment zones (SEZs) are designated areas critical for the management and
protection of water resources. Alternatives 1 and 2 do not call for any further developmaent
in stream environment zones. However, all other alternatives would ultimately encroach
upon significant proportions of SEZ land: Alternatives 3 and 4 upon an additional 16
percent of SEZ tand, and Alternatives 5 and 6 upon an additional 20 percent. The average
rale of SEZ encroachment is about the same for Alternatives 3 through 6.

D| 10resone

Future levels of private use of the backshore, lhe arca from highwaler to dbout 900 meters
inland, are expccled to be unchanged under Alternative 1. Allernative 2 would atlow

a 9 percent increase in the number of private dwellings in the backshore at build-out,
and Alternatives 3 through 6 would double that increase.

Quasi-public use of the backshore, primarily by motel and condominium residents, is
cxpected to increase from present levels only under Atternatives 5 and 6. Thesc two
allernatives would altlow, respectively, a 27 percent and a 50 percent increasc in new
condominium units in the backshore area at build-out. By 1985, only a littlc more than
half of those units would be constructed.

Posed upon estimated future levels of summer visitation, public beach space per user
would decline under all alternatives. By 1985, beach space per usoer is estimated to
decline by 15 percent for Alternative 1, 29 percent for Alternative 2, 35 percent for
Alternative 3, and 50 percent for Alternatives 4, 5, and 6.
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: TAY ol X-1
ENCROACHMENT ON Cli I'NCAL WETLAND DABITATS

leres
. : Alternative: 1 22 3 4 5 6
1985 740 740 1,370 1,300 2,010 1,670
1995 740 740 1,480 1,610 2,690 2,690

8. - . . . :
Since most critical wetland habitats coineide with stream
environment zones, no additional encroachment is projected.

TARLE X-2
ENCROACHMENT ON CRITICAIL BRUSH
AND BROADILEAF HABITATS

Acres
Alternative: 1 2 3 4 5 6
1985 410 510 . 880 8210) 930 770
1995 " 410 510 950 1,020 1,240 1,240
3 12 16
| . |

s L0000 )
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' Pig. X-1. Percent of Encroachment on Critical Habitats
. at Build-Out
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Natural Hazards

Both seismic and natural ground stability ha “ards increase as the amount of developmaent
increases, duc to the exposure of more persons and property to the hazards. According
to a "seismic hazard potential" index, scismic hazards would more than triple.present
status for Alternative 6 at build-out. Alternalive 2's seismic hazard rating.is at build-
out 60 percent higher than the present rating, and Alternatives 3 through 5 range from
about 2 to 23 times the current hazard rating. Alternative 1 would entail no change

from present. B

Exposure to ground stability hazards for Allernatives 1 through 11 docs not increase
significantly from present levels, even at build-out. However, Alternative 5 may have
a slight to moderate increase in ground stability hazard, and Alternative 6 a moderate
to major increase over present conditions. :

Neighborhoods

An exploratory survey of the Basin's residents indicates that the features most.influential
in determining the pleasantness or "livabilily" of a ncighborhood at Lake Tahoe are low
crime rate, quietness, adequale public services, and low traffic flow. Thirty=-onc
neighborhood groups were identified, and comparisons of loss of open space, of resi-
dential growth, and of dwelling unit densitics under cach of the six alternatives were
conducted for cach. Under Alternatives 3 through 6, the greatest relative losses of

open space occur in Kings Beach, Tahoe Keys, and Montgomery Eslates arcas.  For
Alternative 2 the greatest loss at build-out is in Kings Beach. Because no new development
occurs under Allernative 1, no open space is lost. In general, resicdential density
increases under all alternatives; however, in several neighborhoods the average density
decreases from present values. Alternative 6 has by far the greatest densilties.

Social Pathology

Crime rates have been associated with age, sex, race, nativity, urbanization, and
cconomic status.  Although the relationships are not necessarily causalive, changes

in these population characteristics may be accommodated by crime rate changes. Two

of the characteristics, urbanization and economic status, were exomined in this report.
Ur bani.ation was found to increase with the higher growth alternatives, while indicators
of economic status lended to decline.

Landmarks

One hundred and twenty sites of historical, archeological, or natural significance were
identified. The expected impact on these landmarks at build-oul varies considerably
among the alternatives. Alternatives 1 and 2 would cause very little if any further
disruption; Alternatives 3 through 5 arc expected to adversely affect cleven to seventeen
sites. Alternative 6 has the potential for much greater impact, expected to adversely
affect thirty-two sites at build-out.



IMPACTS NOT ADDRESSED IN  OMPARATIVE ASSESSMENT

Development Reserve Concept

As earlier indicated, the basic land use provisions of the proposcd plan correspond

with those of Alternative 3, essentially the infitling of arcas already committed to some
degree of urbanization. The proposecd plan qoes beyond this, however, by allowing

some expansionary development pursuant to Policy C-1-c¢, Development Reserve Arecas.
While this devclopment would be permitled in areas identified (or expansionary develop -
ment in Alternative 4, the conditions under which such development wourld be permitted
are much more stringent than are applicd in Alternative 4. Given the lack of specificily
in prescribed uses on the development reserve lands, these lands have the flexibility

to be developed to suit specific community needs such as low or moderate income housing,
or additional commercial space in certain arcas. They also have the incentive of a greater
tikelihood of approval of a specific development plan if that plan addresses an identificd
community nced. This is particularly so for housing nced, where the rigid criteria of
public facility and service capacity applied to development rescerve lands can be waived.

While the tack of specificily in permitled uses is a potential bencfit, il also carries tho
potential for abusc should plans be approved which have potential for excessive impacts
This concern is mitigated by two factors, however. One is that such a project must
conform to land capability. This imposes a practical limil on the intensity of development
and provides incentive for a more well thought out project which minimizes sprawl

(the maximum permitted land coverage under the Land Capabilitics System is 309 -~

this includes buildings, walkways, parking areas and roads) . Another faclor mitigating
the potential for abuse is that development of these lands requires a General Plan
amendment to place the lands into a planned unit development distrrict (Policy C-1-¢) .
Such a plan amendment requires an affirmative dual majority vote by the Governineg
Board of TRPA, and cannot come about if the respective State conlingents on the TRPA
Governing Board are in disagreement.

Growth Rate

Pedicy Co1-a establishes a maximum growth rate of 5% per year of the remaining residential
andd o st residential development potential within any given jurisdiction. This policy

i intended to =erve two purposes. The first is to stabilize the growth rate, avoiding

the "boom and bust" cycles which have characlerized development within the region

over the past few years. Analysis by GABBY of such an annual growth rate indicates

that the policy would reduce the growlh rate below that projected under the unconstrained
model, and would also extend the number of years before build-oul is achieved. By
applying this maximum rate on a local jurisdiction tevel, the recent phenomenon of

rigid development limitations (sewer capacity problems) causing a shut down in one
jurisdiction and a spurt of development in a ncighboring jurisdiction can also be avoided.

The sccond area of impact for Policy C-1-a is that it will stimulate a gradual reduction
in build-out rate, since the percentage is keyed to the remaining capacily . This can

avert the problem of excessive social and cconomic disruption that would be tikely o
accompany build-out occuring in an uncontrolled circumstance.
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Environmental, Public Service Constraints

The assumption built into GABBY that potential external constraints such as air quality,
sewage capacity, etc. can be overcome without impacting the land use development
permitted by the plan is not realistic. Such externalities are already inhibiting develop=-
ment in certain scctors of the Basin, and unlil the proposed plan has been operational
for some time, it is not likely that the growth management provisions of the plan will
result in a smooth build-out process. For this reason policies have been integrated

into the plan recognizing the potential for such constraints and preventing development
which would conflict with them should they occur. Examples of this are Policy B-3-a,
preventing new land uses which threaten to contribute to air quality violations, and
Policy C-1-b, preventing development in public service or facility jurisdiclions which
are identified as being at or beyond capacity. The assumption built into these policies

is that these represent temporary conditions which can be overcome, thus allowing
ultimate development pursuant to the basic permitted land uses. 1L is conceivable that
such constraints may take on a more permancnt status, in which case the basic permitted
land uses may have to be amended to reflect that circumstance. o :
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ADVERSE ENVIRONMENTAL EFFECT 5 WHICH CANNOT BE AVOIDID

As proposed in the plan, land use would be constrained by the potential for adverse
environmental impacts in certain circumstances. These policies principally involve
conditions viewed as temporary constraints and include such factors as air quality and
inadequate public facilities, the implicit assumption being that these concerns can be
mitigated eventually. In other circumstances, however, policies are proposed in which
environmental concern is reduced to a sccondary level as a resull of overriding concerns
in other arcas. If build-out occurs under the plan as proposed, the following adverse
impacts would likely occur: '

Development on High Hazard Lands

Under the Land Capabilities System, lands which have either a high erosion potential

or water influence zoncs are classed as high hazard lands with the recommendation that
development be restricted to no more than 17 of the land arca. This recognizes the
potential for water quality degradation that will likely accompany disturbance on these
lands. A significant number of lots and parcels were created during the 1950's and

60's on these high hazard lands, most of which were accompanicd by streel and ulility
improvements. Build-out is not yet complete on these lots and parcels. There is a
guestion, therefore, as to whether the development commitments shall be recoynized

with allowances for use of the land, or whether the environmental constraints identified
subsequent to creation of the parcels shall be recognized. The plan proposes that the
development commitments be recognized at least to the extent that a single family residence
be allowed on any such lot or parcel created prior lo enactment of the land capability
limitations. This is proposed both to assure allowance of a recasonable use of the property,
and in consideration of equity for the property owner. It is principally this policy which
results in the encroachment into stream environment zones and habitat arcas identified

in the previous chapter. Special construction practices arce to be imposed on developmeoent
occuring under these circumstances, but such development nevariheless will cause some
water quality degradation and will result in encroachment into sensitive environmental
areas. ‘

L.and Coverage Overrides

th addition to the tand coverage overrides to atlow for developmant of pre-existing lots
or parcels on high hazard lands, overrides to the coverage limitations arc also proposed
for High Density Residential, Tourist Commercial, General Commercial and Light
Industrial land use districts under certain circumstances. This is proposed to allow

for concentration of these uses.

Encroachment into Scenic and Recreation Resources

Though the plan discourages encroachment into outstanding scenic and recreation
resources of the region, it does not prevent land uses inconsistent with those resources.
As is the case with development on high hazard lands (many of which fall under the
catecory of scenic or recreation resources), the rationale for this allowance is princi-
pally one of equily and the legal obligation of providing a reasonahle use of private
property. Build-out under this allowance will result in some encroachment into scenic
backdrop areas (build-out of hillside lots, etc.), and some potential encroachment into
shoreline vistas and beach areas (the extent of this potential encroachment has not been
quantified) .
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Pcople Pressurcs

A basic accompaniment of any additional devcelopment allowed in the Basin is more people.
The analysis underlaken suggests that the number of persons in the Basin at any given
time will increase even if land use is frozen at its current level, but the proposed plan
would accommodate significant increases in population even beyond that "unavoidable"
increase. As Dornbusch suggests, increasing people pressure on Basin recreation

and scenic resources can diminish those resources in the eyes of some who value the
pristine aspects of Tahoe more than the developed amenitics of the region. This is
obviously a qualitative distinction, but onc which will be felt by many would-be Tahoe
users as an aspect of environmental degradation, even though the projected increases
are considerably less than would be accommodated by the current General Plan.

A rclated component of the people pressure problem is its impact upon wildlife species
of the region which are relatively intolerant of man. Of the 15 species of furbearing
mammals that once inhabited the Tahoe Basin, for example, only the coyole, raccoon
and two families of skunks are considered to be tolerant of man's intrusion into their

habitat.
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IRREVERSIBLE COMMIT. iNT OF RESOURCLS

Buildout under the proposed Plan will bhe accompanied by a commitment ol resources
which will be, for all intents and purposes, irreversible. The parlicular resources
affected are:

Land

The most obvious commitment of resources under the proposcd Plan is land subjeclo(!
to developmem modifying its natural characteristics. Approximately 10,000 acres
of land in the Tahoe Basin is presently subjected o some level of developnient.  This
represents approximately 5% of the tolal Basin land arca. The basic land usc plan
proposed would build out at approximately 24,000 acres, with the potential for an
additional 2-4,000 acres of development reserve land pos sibly subjected to (Jovolop»-
ment. This would represent a total of from 119 to 14% of the total Basin land areca

at buildout (the current General Plan would build out to approximately 177 of the
total land arca) . Though it is theoretically possible to return such land to a more

or less natural state, as a practical matter, this represents an irreversible commitment
of Basin land to development and a propnrlmndl loss of land which presently exhibits
more of the "natural" character of the Region.

Water and Encrgy

As with any arca of developmenl, water and cnergy consumpltion is a relaled resource
commitment. Though conservation measures arc proposed for development and
application undcr the Plan, the significant increase in population implies a significant
increase in consumptlon as well. Itis not projected that water consumption will oul-
strip the annual hydrologic budget for the watershed, but there are many competing
interests for Truckee River water downstream from Lake Tahoe, and waler consumed
at Lake Tahoe represents water diverted from those downstream needs. This is
particularly so for Washoe County, Douglas County and the California South Shore,
since all domestic water uses must be connecled to sewer systems and the 5y5tems in
thiese areas divert the effluent to the Carson River Watershed.

Lhergy represents a non-renewable resource, though the resource extraction itself
docs not take place within the Region. The principal energy sources curcently
utilized are natural gas and coal and gas-generated eleclricity . A secondary energy
impact is the consumption of transportation fuels associated with the increased
visitation of Tahoe. With the estimated increase of from 100,000 tourists per summer
day in the Basin to from 275,000 to 345,000 under the proposed Plan, this represents
a significant increase in fuel consumption. An additional concern in this regard is
the limited opportunity for development of alternative means of access to the Basin.
Though in-Basin transit appears quite feasible, the capacitics of Amtrack and the
Lake Tahoe Airport for servicing the Region are quite limited, and alternatives in
the form of mass ransportation from the major market arcas of the San Francisco
Bay Region and Sacramento are not currently envisioned.

Stream Environment Zones

Stream environment zones, particularly meadows, are recognized as the most
effective system for the treatment of surface waters in the Lake Tahoe Basin. As
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such, they represent an important resourc: Approximately 9, 200 acres of such
areas have been identified in the Basin. The proposed Plan would allow cncroachniont
into approximately 1,500 acres of that total. This represents a potential 1679 reduction
in stream environment zone area. '

Construction Materials

The construction of in excess of 40,000 residential units and relatoed commercial
development represents a significant commitment of wood and olher constiruction
materials of finite supply. The amount of commitment has nol been quantified.
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LOCAL SHORT TERM USES VS LONt, TERM PRODUCTIVITY O THE REGION

The long term value of the Lake Tahoe Region lics in its unique natural scenic and
recreation resources. Though some limited timber production is possible in-certain
seclors of the Basin, both Congress and the Slales of California and Nevada have
consistently focused on the scenic and recreation opportunitics as the Region's most
valuable asset. This has been the motivalion behind the extraordinary offorts of the
States and the Federal Government to sewer the Basin and therchy preserve the quality
of the Region's waters, and they have likewise been the motivating considerations

in the millions of dollars in public land acquisitions undertaken within the past twenty
years at Tahoc. ' ‘

The prolection and enhancement of these natural scenic and recreation resources

are the primary emphasis of the Plan, along with the provision of opportunity for the
public to expericnce and enjoy these natural assets either through development on
public lands or through private accommodation in the form of motels and second homes.
The Dornbusch Analysis concluded that the demand lor access to lake Tahoco is so

high that even a doubling of the current permitted densities woutld not be sufficient

to accommodate those wishing to come here. It also concluded that population levels
accommodated by the higher growth alternatives and prompled at least partially by
significant acdditions to the manmade attractions to the Basin (siich as gaming facilitics)
tend to degrade from the quality of the natural experience in the eyes of many would-be
visitors. :

One key to protecting the attraction of these natural asscts, thon, appears Lo be the
minimizing of manmade attractors to the Basin which add additional user pressure to
the Basin. This is specifically proposed in the Plan.

The ultimate issue, however, may simply be one of how many people, reqgardless

of their motivation, are too many for the insurance of a quality natural experience al
Lake Tahoe. Under the proposed Plan, the total acrcage developad has the potential
to more than double. Most of this development, however, is confinad o areas which
have already been committed to development, i.e. existing subdivisions, existing
doveloped communities. The encroachment into the arcas which retain natural
surroundings today amounts to less than 3% of the total Basin land arca. Despile
this, there arc many who argue that the level of development permitted will deslroy
the Tahoe experience. There can be no question that it will change.  The question
of what degree of change is tolerable is a subjective judgment lo bhe made by the
individual. The ultimate judgment will undoubtedly be cast by the markel place.
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APPLICABLE FEDERAL, ST,/ 'L AND LOCAL CONTROLS

The Tahoe Regional Planning Agency is unique to the extent that the environmental
controls established by the Agency are binding upon the local governments of the Region, .
and the plans adopted by the Agency are binding upon both the states and the local
governments. Despite this supremacy of authorily, Federal, state and local agencies
have continucd to function within the Region in arcas not addressed by TRPA and
under provisions allowing more stringent regulations to be imposcd by other agencies.

Federal

Federal air quality and water quality standards are imposed wilhin the Region. In

the case of water quality, the Federal standards have been superscded by more
restrictive state standards. Similarly, Federal air qualily standards for carbon
monoxide and oxidanl have been superseded by more restrictive state standards. The
proposed Plan would adopt by reference both the Federal and state air quality standards
and the more restrictive state water qualily standards.

The other arca in which the Federal Government is currently aclive in regulation
within the Basin is the permit process for piers and mooring buoys on Lake Tahoo.
A process has been established under the TRPA Shorcezone Ordinance to provide a
centralized and coordinated review and approval of applications for such uses. This
would be maintained under the proposed Plan. '

State Regulation

State regulation of air and water quality in both California and Nevada are the principal
points of state agency activity in the Tahoe Basin. With respect 1o water quality, the
Plan proposes Lo adopt by reference the slate standards, and to incorporate a specific
policy endorsing the state mandates lor export of sewaqge and solid waste from the
Basin. In addition, the Plan proposes to recognize and utilize to the maximum extent
the expertise represented by these agencies. An example of this would be the con-
tinuation of the TRPA Development Review Committee which brings together technicians
a1 om various Federal and state agencies including forestry, fish ond game, and water
quality, to review in the field and comment upon proposed development in the Region.

With respect to air quality, a cooperative effort is currently underway involving
TRPA and the state and local air quality agencies from both California and Nevada in
development of coordinated air quality plans for both Californio and Nevada.
Similarly, the Plan proposes to adopl by reference state air quality standards and
utilize the expertise of the state and local air quality agencies in assuring compliance
with those standards. :

California Tahoce Regional Planning Agency (CTRPA)

The CTRPA was mandated by the California Legislature in 1973 to develop and
implement more rigid standards for land use and environmental regualation within
the California portion of the Tahoe Basin. The CTRPA has done so, but generally
within the overall constraints of the land use plan originally established in 1971 hy
TRPA. They have applied more rigid land coverage standards, height limits, and
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densities, and have prohibited mulli-unit ro:idential development until there is an

5% buildout of the existing vacant parcels. The CTRPA has programmed a review and
updating of its General Plan for the coming fiscal ycar and has indicated on interest
in altempting to coordinate policy devolopmont as both the proposcd TRPA Plan and
CTRPA Plan are subjected to public review ,

Local Agencies
Generally the level of environmental regulation imposcd by local agencies is neither

more restrictive nor different in kind from that imposed by TRPA (since local agencies
have an obligation to enforce TRPA standards) . '
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B-1-b: Impervious surface land = ~veraqge associated with new development
shall be limited based upon the la i capability level () on the subject property,
in accordance with the coverage limitations recommendcd for the system.

B-1-c:  All construction and development aclivities within the Tahoe Basin
shall provide for the control of erosion and scdimenlation, with the emphasis
on source control and the minimizing of disturbance. SR

B-1-d: Construction and development activities undertaken on high or

moderate hazard lands (capability levels T-4) shall be subject to spccnal
construction standards to control crosion and sedimentation.

B-1-¢: To the maximum extent possible, development on lands which include
a stream environment zone shall be confined to arcas oulside tho stream envi-
ronment zone boundary :

B-1-f The clean up of existing crosion and runoff problems on both public

and private lands shall be actively encouraged and supported, with th lm)hrwt
priority given to existing problems on high hazard lands and runoff management
on large areas of impervious surface utilized by vehicles. :

-1-a: TRPA shall actively support and require compliance with state mandates
for the collection and export of sewage and solid waste from the Tahoe Basin.

Finding B-2: Water Supply

Though Lake Tahoe itself is extraordinarily large, it is at the headwaters of a watershed
which has a limited hydrologic budget and many competing interests for use of its waters.
Recognizing this, the States of California and Nevada have entered into a compact appor-
tioning that annual hydrologic budget among the various interests along the bistate
Truckee River Watershed. Based upon the limitations of that comnact, it is projectad

that water conservation measures and some redistribution of water supplies within the
Basin will be required to meet the projected needs of the region. :

Firdding of Concern: Water supplies within the Tahoe Basin arce Himited and will require

conscrvation and coordination of supplies within the region as demand increases.

Goal B-2: Maximize water efficiency of water use within the m;gi(m.

Objective: Develop and apply standards to maximize o fficiency in water use
for permitted land uses.

POLICIES

B-2~a: Through the local water and sewer districts ostablish appropriate
building code and rctrofitting standards to insure optimal cfficiency in the
use of water resources within the region.

B-2-b: TRPA shall actively encourage and support cliort= by appropriale
state reqgulatory agencies to establish and implement strong controls over
water rights within the region.

B-2-c: TRPA shall actively encourage and support the consolidation of water
systems to assure more ecconomic distribution and use of water and to facilitate

optimal fire protection capabilities.




E-T-b: Impervious surface land verage associated with new developmaent
shatl be limited based upon the 1o J capability level(:) on the subject property,
N accordance with the coverage limitations recommended for the system.

B-1-c: All construction and development aclivities within the Tahoe Basin
shall provide for the control of erosion and sedimentation, with the.emphasis
on source control and the minimizing of disturbance. -

B-1-d: Construction and developiient activities undertaken on high or

moderate hazard lands (capability levels 1-4) shall bo subject Lo special
construction standards to control crosion and sedimentation. a

B-T-c: To the maximum extent possible, development on lands which include
a strecam environment zone shall be confined to areas outside the-stream envi-
ronment zone boundary. o

B-1-f: The clean up of existing erosion and runoff problems on both public
and private lands shall be aclively encouraged and supported, with the hicghest
priorily given to existing problems on high hazard lands and runoff management
on large areas of impervious surface utilized by vehicles. o

B-1-g: TRPA shall actively support and require compliance with state mandaltes
for the collection and export of sewage and solid wasle from the Tahoe Basin.

Finding B-2: Waler Supply

Though Lake Tahoe itself is extraordinarily large, it is at the headwaters of a watershed
which has a limited hydrologic budget and many competing interests for use of its walers.
Recognizing this, the States of California and Nevada have entercd into a compact appor-
tioning that annual hydrologic budget among the various interests along the bistate
Truckee River Watershed. Based upon the limitations of that compuact, it is projected
that water conservation measures and some redistribution of water supplies within the
sasin will be required to meet the projected needs of the region. '

Fireling of Concern: Water supplies within the Tahoe Basin arc limited and will reqguirn
L o oneer v p

coaservalion and coordination of supplies within the region as demand increases.
Goal B-2: Maximize water efficiency of water use within the region.

Objective: Develop and apply standards to maximize efficiency in water use

for permitted land uses.

B-2-a: Through the local water and sewer districts establish appropriate
building code and retrofitting standards to insure optimal cfficiency in the
use of water rcsources within the region.

LB-2-b: TRPA shall aclively encourage and support ¢fforts by appropriate

state regulatory agencies to establish and implement strong controls over
water rights within the region.

B-2-c: TRPA shall actively encourage and support the consolidation of water
systems to assure more cconomic distribution and use of water and to facilitate

optimal fire protection capabilities.




