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Placer County is the lead agency for the preparation of an Environmental Impact Report (EIR) for 
the proposed Palisades at Squaw project (proposed project) in accordance with California 
Environmental Quality Act (CEQA) Guidelines Section 15050. The purpose of the Notice of 
Preparation (NOP) is to provide responsible agencies and interested persons with sufficient 
information in order to make meaningful responses as to the scope and content of the EIR. Your 
timely comments will ensure an appropriate level of environmental review for the project.  
 
Project Description: The 19.9-acre project site would be subdivided into 63 residential lots 
surrounded by open space, a 100-foot wide open space easement along the site’s northeastern 
boundary, a private park, a multipurpose trail easement, and right-of-way for utilities and roadways. 
The residential lots would consist of 33 lots for single-family units and 30 lots for half-plex units. 
 
Project Location: The proposed project is located west of State Route 89 and north of Squaw 
Valley Road along both the east and west sides of Creeks End Court, in Olympic Valley, Placer 
County. The project site is identified as Assessor’s Parcel Numbers (APN) 096-230-052 and 096-
230-055. 
 
For more information regarding the project, please contact Allen Breuch, Supervising Planner, (530) 
581-6284, ABreuch@placer.ca.gov. 
 
A copy of the NOP is available for review at the Tahoe City and Truckee libraries; Placer County 
Community Development Resource Agency front counter in Auburn and Tahoe offices, and County 
website: 
http://www.placer.ca.gov/departments/communitydevelopment/envcoordsvcs/eir  
 
NOP Scoping Meeting: The Lead Agency will hold a public Scoping Meeting to receive oral 
comments on September 23, 2015, at 10:00 AM, in the Squaw Valley Public Service District 
Community Room, 305 Squaw Valley Road, Olympic Valley, CA 96146. 
 
NOP Comment Period:  Written comments should be submitted at the earliest possible date, but 
not later than 5:00 pm on October 1, 2015 to Maywan Krach, Environmental Coordination Services, 
Community Development Resource Agency, 3091 County Center Drive, Suite 190, Auburn, CA 
95603, (530)745-3132, fax (530)745-3080, or cdraecs@placer.ca.gov. 



Project Description 
 
Project Overview:  
The Palisades at Squaw project would include subdivision of the 19.9-acre project site into 63 
residential lots, a private park, a recreational trail, an open space parcel and a community garbage 
parcel as well as associated right-of-way for infrastructure and roadway improvements. 
 
Project Site: 
The project site is located west of State Route 89 and north of Squaw Valley Road along both the 
east and west sides of Creeks End Court, in Olympic Valley, Placer County (Figure 1). The project 
site is identified as Assessor’s Parcel Numbers (APN) 096-230-052 and 096-230-055. 
 
The project site is presently undeveloped containing no structures. The two parcels that constitute the 
site are separated by a paved roadway identified as Creeks End Court, which provides access to the 
existing residences north of the site (The Estates at Squaw Creek). The topography of the site is varied 
and generally consists of low hills. Elevations on the site range between approximately 6,114 feet above 
mean sea level at its eastern boundary and nearly 6,150 feet above mean sea level along ridges near its 
northern boundary. The site is characterized as mixed conifer forest. 
 
Adjacent land uses include single family residential development to the north; Highway 89 and the 
Truckee River to the east; commercial development including a convenience store, bicycle rental 
business, and ski rental business to the southeast; Squaw Valley Road and an electrical substation to 
the south; and, Squaw Creek and single-family residential development to the west. Squaw Valley 
Academy, a private boarding high school, is located southwest of the site just south of Squaw Valley 
Road. 
 
Project Components: 
The project proposes to divide the project site for the development of single-family and multi-family 
residential, as well as a park, recreational trail, and roadway and utility improvements. The proposed site 
plan is shown on Figure 2. 
 
Land Use. The 19.9-acre project site would be subdivided into 63 residential lots surrounded by open 
space, a 100-foot wide open space easement along the site’s northeastern boundary, a private park, a 
multipurpose trail easement, and right-of-way for utilities and roadways. The residential lots would 
consist of 33 lots for single-family units and 30 lots for half-plex units. The westerly parcel within the site 
(APN 096-230-055) would contain three lots for custom homes with direct access from Creeks End 
Court and the proposed multipurpose trail easement. The easterly parcel (APN 096-230-052) would be 
divided into the remaining lots and would be accessed at two points from Creeks End Court. The 
proposed lots east of Creeks End Court would be arranged along an internal looped roadway with the 
half-plex lots located on the southern side of the roadway. The proposed open space parcel would be 
located along the site’s northern and northeastern boundaries and would provide a buffer between the 
site and the existing residences to the north and SR 89 to the east. The proposed park would be located 
at the northerly entrance to the community between Lots 46 and 47. The remaining land area on the site 
would consist of community open space (approximately 12.95 acres). The project would include on on-
site trail system. 
 

Proposed Development 
APN Proposed Development 
096-230-055 3 lots for single family units 

096-230-052 
30 lots for single family units 
30 lots for half-plex units 
Private park 
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Circulation. The project site will be accessed via Creeks End Court by way of Squaw Valley Road. The 
residential lots proposed on the westerly parcel would be accessed via private driveways directly from 
Creeks End Court. Residential lots within the easterly parcel would be accessed via a looped roadway 
that would connect with Creek End Court at two points. Secondary emergency access would be 
provided from Squaw Valley Road at the site’s southern boundary near the existing electrical substation. 
The project would also be required to construct necessary frontage improvements along Squaw Valley 
Road, Creeks End Court, and the proposed internal roadway. Parking would be provided within 
enclosed garages and on private driveways at each unit. Snow storage would be provided along the 
project’s Creeks End Court frontage within the proposed landscaped island. 
 
Utilities. The project would require the extension of infrastructure from Creek End Court onto the site to 
provide water, sewer, electric, propane, and telecommunications services to the proposed development. 
Underground utilities would run in easements along roadways within the development. Domestic water 
and wastewater conveyance would be provided by Squaw Valley Public Service District (SVPSD). 
Wastewater treatment would be provided by Tahoe Truckee Sanitation Agency (T-TSA). Electricity 
would be provided by Liberty Energy. Solid waste will be collected by Tahoe Truckee Sierra Disposal 
(TTSD). 
 
Grading and Drainage. Development of the proposed project would require grading, including 
excavations and permanent cut/fill, for pads, roadways, and utilities. Drainage improvements would be 
made on site that would include drainage channels and water quality control features (e.g., retention 
basins, water bars and other Best Management Practices) to meet both water quality and drainage 
controls of the County. 
 
Project Objectives: 
The following project objectives have been identified: 
 

 Develop a residential neighborhood consistent with allowed land uses and densities of the 1983 
adopted Squaw Valley General Plan. 

 Provide diverse housing products and densities through the provision of both multi-family and 
single-family units. 

 Promote infill development in Squaw Valley that preserves the natural and scenic resources of 
Squaw Valley. 

 
Project Actions: 
The following actions may be taken by the County: 

 Certification of the Final EIR 

 Tentative Subdivision Map Approval  

In addition to the above actions, additional actions would likely be taken by Cal Fire (timber harvest plan) 
and SVPSD (water and wastewater service agreements). 
 
Project Alternatives: 
The following alternatives to the proposed project will be evaluated in the EIR: 
 

 No Project Alternative – The No Project Alternative will evaluate the scenario in which the project 
site is not developed and remains as open space. 

 Maximum Density Development Alternative – The Maximum Density Development Alternative 
will evaluate the scenario in which the project site is developed at the maximum density allowed 



under its current zoning (HDR DR-20). This would result in the development of up to 240 units on 
the site. 

 Lower Density Development Alternative – The Lower Density Development Alternative will 
evaluate the scenario in which the project site is developed at a lower density compared to the 
proposed project. 

 

Environmental Setting: 
 
Existing Land Use and Zoning Designations: 
The land use designation and zoning district for the project site, as described in the 1983 Squaw Valley 
General Plan and Land Use Ordinance is High Density Residential – Density Factor 20 (HDR DF-20). 
This land use/zoning designation provides for a variety of residential development and/or supporting 
uses. Permitted principal uses within this designation include bed and breakfast establishments, child 
care facilities, churches, condominiums, home occupations, multi-family dwellings and apartments, 
private and public recreational facilities, schools, single-family dwellings, and public utility and 
government structures. 
 
Table 1 identifies the land use and zoning designations as well as the current land use for the project 
site and adjacent parcels: 
 

Location 
Placer County Zoning Designation and 

Squaw Valley General Plan Designation 
Existing Conditions and Improvements 

Site 
HDR DF-20 

High Density Residential – Density Factor 20 
Vacant 

Northeast 
LDR 

Low Density Residential – Density Factor 10 
Single Family Residential 

North/Northwest 
CP 

Conservation Preserve 
Squaw Creek Corridor 

Southeast 
EC 

Entrance Commercial 
Commercial/Retail 

South 

FR 
Forest-Recreation 

 
HDR DR-25 

High Density Residential – Density Factor 25 

Vacant 
 
 

Multi-Family Residential 

Southwest 
EC 

Entrance Commercial 
Private School and SVPSD Fire Station and 

Administrative offices 

 
PREVIOUS ENVIRONMENTAL DOCUMENT: 
 
The County has determined that an Initial Study shall be prepared in order to determine whether the 
potential exists for unmitigatable impacts resulting from the proposed project. Relevant analysis from the 
County-wide General Plan and Community Plan Certified EIRs, and other project-specific studies and 
reports that have been generated to date, were used as the database for the Initial Study. The decision 
to prepare the Initial Study utilizing the analysis contained in the General Plan and Specific Plan Certified 
EIRs, and project-specific analysis summarized herein, is sustained by Sections 15168 and 15183 of the 
CEQA Guidelines. 
 
Section 15168 relating to Program EIRs indicates that where subsequent activities involve site-specific 
operations, the agency would use a written checklist or similar device to document the evaluation of the 
site and the activity, to determine whether the environmental effects of the operation were covered in the 
earlier Program EIR. A Program EIR is intended to provide the basis in an Initial Study for determining 
whether the later activity may have any significant effects. It will also be incorporated by reference to 



address regional influences, secondary effects, cumulative impacts, broad alternatives, and other factors 
that apply to the program as a whole. 

 
The following documents serve as Program-level EIRs from which incorporation by reference will occur: 

 Placer County General Plan EIR 
 Squaw Valley General Plan and Land Use Ordinance EIR 

 
Section 15183 states that “projects which are consistent with the development density established by 
existing zoning, community plan or general plan policies for which an EIR was certified shall not require 
additional environmental review, except as may be necessary to examine whether there are project-
specific significant effects which are peculiar to the project or site.” Thus, if an impact is not peculiar to 
the project or site, and it has been addressed as a significant effect in the prior EIR, or will be 
substantially mitigated by the imposition of uniformly applied development policies or standards, then 
additional environmental documentation need not be prepared for the project solely on the basis of that 
impact. 

 
The above stated documents are available for review Monday through Friday, 8am to 5pm, at the Placer 
County Community Development Resource Agency, 3091 County Center Drive, Auburn, CA 95603. For 
Tahoe projects, the document will also be available in our Tahoe Division Office, 565 West Lake Blvd., 
Tahoe City, CA 96145. 
 
D. PROBABLE ENVIRONMENTAL EFFECTS AND SCOPE OF THE EIR: 
 
The EIR for the Palisades at Squaw project will evaluate impacts pertaining to the resource areas 
identified below. Preliminary review of the proposed project has identified impacts likely to result from 
the project. The following section discusses the results of preliminary impact identification and 
anticipated analyses that will be included in the EIR. The project-level EIR will be prepared in 
accordance with the CEQA Statutes, CEQA Guidelines, and Placer County’s Environmental Review 
Ordinance. The EIR will identify feasible mitigation measures to reduce or avoid impacts, will consider 
project alternatives, and will evaluate the project’s potential to contribute to cumulative impacts in the 
region. 
 
Potential Impacts to be Evaluated in the EIR 
 
Aesthetics/Light and Glare. While the project site is adjacent to existing development and is an in-fill site, 
the proposed project would add residential development and associated improvements to a site that is 
currently undeveloped. This proposed development has the potential to affect the area’s existing visual 
character and introduce new sources of light and glare that could affect surrounding uses and views 
from Squaw Valley Road and Highway 89. The EIR will examine the compatibility of new construction 
with existing development on adjacent properties, the visibility of the proposed project from all significant 
exterior viewsheds, and the consistency of the new residential development with Squaw Valley Design 
Review Guidelines. 
 
Air Quality. Construction and operation of the proposed project would introduce new sources of pollutant 
emissions to the project area. Air quality modeling (CalEEMod) will conducted to estimate the amount of 
air pollutant emissions that the project is likely to generate. These emissions will be compared to Placer 
County Air Pollution Control District’s (PCAPCD) thresholds to determine the significance of the project’s 
short-term and cumulative impacts to air quality. The EIR will also evaluate any potential impacts 
associated with exposure to toxic air contaminants (TACs). 
 
Biological Resources. As noted above, the project consists of mixed conifer forest conditions and is 
adjacent to Squaw Creek and its wetland and riparian habitat. The EIR will identify the biological 
resources present on the project site including those associated with Squaw Creek. The EIR will 



evaluate the project’s potential to adversely affect special-status plant and wildlife species and 
associated habitat and wildlife migration corridors. The EIR will also evaluate the project’s consistency 
with applicable local policies and ordinances protect biological resources. 
 
Cultural Resources. There are no historic structures or known archaeological sites on the project site. 
The EIR will include preparation of a cultural resources assessment for the project, which would identify 
any undiscovered historic or archaeological resources on or in the vicinity of the project site. The EIR will 
also evaluate the project’s potential impacts on paleontological resources. 
 
Geology and Soils. Recent geologic mapping of the region has identified an inferred fault crossing the 
eastern portion of the project site. The precise location and potential for surface rupture at this fault is as 
yet unknown and further evaluation is required. Therefore, the issue of fault rupture will be evaluated 
further in the EIR. The EIR will also address geologic and soil stability of the project site and its ability to 
accommodate the proposed development.  
 
Avalanche hazards are regulated by Placer County through implementation of Article 12.40 of the Placer 
County Code, also known as the Placer County Avalanche Management Ordinance. This ordinance 
establishes Potential Avalanche Hazard Areas (PAHA), which are areas that have potential for 
avalanche due to steepness of slope, snowpack composition, or other factors and within which new 
construction is prohibited. The project site is not located within a PAHA and is therefore not considered 
at significant risk of avalanche. 
 
Greenhouse Gas Emissions. The EIR will provide a greenhouse gas (GHG) emissions analysis for the 
proposed project including a quantification of the project’s short-term and long-term emissions and a 
comparison of these emissions to the PCAPCD-recommended thresholds for GHG emissions. 
 
Hazards and Hazardous Materials. There is potential for contamination on the site related to debris 
currently found on the site and the potential for naturally occurring radon which could be an indoor air 
quality hazard. In addition, the project site is located along Squaw Valley Road which serves as the 
primary emergency evacuation route for the entire valley. Construction activities and project traffic could 
adversely affect emergency responders and/or evacuation in the event of an emergency. Furthermore, 
the site is located in a region at risk of wildfire and would expose additional people and structures to 
hazards associated with wildfire. These issues will be evaluated further in the EIR. 
 
Hydrology and Water Quality. The project site is located adjacent to Squaw Creek and in proximity to the 
Truckee River. Development of the project site could introduce urban pollutants to surface water in the 
area. Potential impacts to water quality associated with runoff of urban pollutants and sediment from the 
project site during and following construction will be evaluated in the EIR. The EIR will also discuss the 
proposed drainage plan for the project and potential impacts to downstream properties. 
 
Land Use, Population, and Housing. The proposed project is consistent with the existing General Plan 
designation and zoning for the site (HDR DF=20). The EIR will discuss the land use characteristics and 
existing Squaw Valley General Plan land use designations and zoning for the site and surrounding 
properties. The EIR will discuss the project’s compatibility with existing and planned land uses in the 
vicinity. 
 
The EIR will also evaluate how the proposed project may affect the demographics of the County and 
consistency with County housing policies, including employee housing requirements. 
 
Noise. The proposed project would result in short-term noise impacts in the project area as a result of 
heavy equipment operation during site preparation, grading, and construction. The project could also 
expose people to noise levels that exceed standards established in the Placer County General Plan. 
Modeling will be conducted to predict noise levels and compare them to the standards established in 



these plans. The EIR will analyze all potential short-term and long-term noise impacts (e.g., exposure to 
traffic volumes on Squaw Valley Road and Highway 89) related to the project. 
 
Public Services, Recreation and Utilities. The proposed project would result in increased demand for 
public services including fire protection, law enforcement, schools, and parks. In addition, the project 
would require the extension of utility services to the project site. Public and utility services at the project 
site would be provided by the following agencies or companies: 
 

FIRE PROTECTION   SVPSD 
LAW ENFORCEMENT  Placer County Sheriff 
PUBLIC SCHOOLS   Tahoe Truckee Unified School District 
PARKS AND RECREATION  Placer County Parks and Recreation 
WASTEWATER   SVPSD and T-TSA 
WATER    SVPSD 
ELECTRICITY    Liberty Energy 
TELEPHONE    AT&T 
 

The EIR will discuss the potential for the project to exceed the capacity of the service providers and 
associated physical environmental impacts. In particular, the EIR will evaluate whether there is available 
capacity at T-TSA’s water reclamation plant and associated conveyance infrastructure and whether the 
SVPSD has sufficient water supplies to serve the proposed project based on available information on 
groundwater conditions in Squaw Valley. 
 
Transportation/Traffic. The proposed project would introduce additional traffic to project area roadways. 
The project would construct a new roadway within the development and frontage improvements along 
Creeks End Court and Squaw Valley Road. The EIR will evaluate whether traffic generated by the 
proposed residential units would result in decreased levels of service on the following intersections and 
roadway segments: 
 

1) Highway (SR) 89/Squaw Valley Road 

2) Squaw Valley Road/Creeks End Road (site access intersection) 

3) Squaw Valley Road/Squaw Creek Road 

4) Squaw Valley Road/Wayne Road 

5) Squaw Valley Road/Christie Hill Road/Far East Road 

6) Squaw Valley Road between SR 89 and Creeks End Road 

7) Squaw Valley Road between Creeks End Road and Squaw Creek Road 

8) Squaw Valley Road between Squaw Creek Road and Christie Hill Road 

9) SR 89 between West River Street and Squaw Valley Road 

10) SR 89 between Squaw Valley Road and Alpine Meadows Road 

In addition, the EIR will evaluate whether construction of the proposed roadway within the development 
and the proposed access points would result in any safety impacts based on compliance with County 
design standards, vehicle turnaround areas, and vehicle sight distance. The EIR will also consider 
emergency access, pedestrian and bicycle access, and alternative transportation. 
 
Cumulative Impacts. The EIR will evaluate the potential for the project to contribute to cumulative 
impacts in the region in combination with anticipated growth and other development projects and 
activities in the region.  This analysis will address each topic covered in the EIR environmental analysis, 
as well as any other cumulative impacts that could occur in the project region (such as impacts related 



to global climate change) and will identify appropriate mitigation measures that may reduce any 
potentially significant cumulative impacts. 
 
Topics Focused Out of the EIR 
 
Based on the analysis in the attached Initial Study, the EIR will not address the following impacts: 
 
Agriculture and Forestry Resources. According to the California Department of Conservation’s Farmland 
Mapping and Monitoring Program (FMMP) (DOC 2014), there is no farmland in the eastern portion of 
Placer County. Therefore, implementation of the proposed project would not result in the conversion of 
any Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. Furthermore, the project 
site is not subject to a Williamson Act contract. Its current land use designation and zoning do not allow 
for any type of agricultural use. There would be no direct or indirect impact to agricultural resources. The 
land use designation and zoning district for the project site, as described in the 1983 Squaw Valley 
General Plan and Land Use Ordinance is High Density Residential – Density Factor 20 (HDR DF-20) 
and is not zoned as forestry. There are no active timber harvesting operations in the immediate vicinity 
with which the project could interfere This topic will not be addressed further in the EIR. 
 
Odors. No major sources of odors were identified in the vicinity of the project site that could potentially 
affect project residents. In addition, the project would not include any uses identified by the Placer 
County Air Quality Management District as having the potential to cause significant odor impacts 
(PCAQMD 2012, p. 4-6). This issue will not be addressed further in the EIR. 
 
Use of Hazardous Materials. The proposed project would not involve the routine transport, use, or 
disposal of hazardous materials that would pose a significant hazard to the public or any existing 
schools. This issue will not be addressed further in the EIR. 
 
Airport Safety Hazards. The project site is not located within two miles of any public or private airports 
and is not located or designed in a manner that would result in an airport safety hazard. This issue will 
not be addressed further in the EIR. 
 
Division of an Established Community. The proposed project would complement the existing land use 
patterns in the area and would not physically divide an established community. This issue will not be 
addressed further in the EIR. 
 
Conflict with a Habitat Conservation Plan or Natural Community Conservation Plan. There are no 
adopted habitat conservation plans or natural community conservation plans in the region. This issue 
will not be evaluated further in the EIR. 
 
Mineral Resources. There are no mineral resources or active mineral resource recovery sites in the 
project vicinity. This issue will not be evaluated further in the EIR. 
 
Airport Noise. The project site is not located within two miles of any public or private airports and is not 
located within any airport noise contours. This issue will not be addressed further in the EIR. 
Displace Substantial Numbers of Existing Housing or People. The proposed project would not result in 
the displacement of existing housing or people from site development. This issue will not be further 
addressed in the EIR. 
 
Public Schools. The project site is located in the Tahoe Truckee Unified School District (TTUSD) 
and has established school impact mitigation fees to address the facility impacts created by 
residential and nonresidential development. The project applicant would be required to pay current 
school impact mitigation fees for residential development in effect at the time of building permit 
application. Pursuant to California Government Code Section 65996, payment of these fees is 



considered full mitigation for project impacts to the TTUSD. This issue will not be addressed further 
in the EIR. 


