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MEMORANDUM
COMMUNITY DEVELOPMENT RESOURCE AGENCY
Planning Services Division
County of Placer

TO:

Board of Supervisors

FROM:

Steve Pedretti
Agency Director

BY:

Crystal Jacobsen
Principal Planner

SUBJECT:

Placer County Tahoe Basin Area Plan

DATE: December 6, 2016

ACTION REQUESTED
Conduct a Public Hearing to consider a recommendation from the Placer County Planning Commission for
Approval of the following :

1. Adoption of a resolution to certify the Placer County Tahoe Basin Area Plan and Tahoe City Lodge
Project Final Environmental Impact Report (SCH#2014072039) and Errata prepared pursuant to the
California Environmental Quality Act, adoption of Findings of Fact and Statement of Overriding
Considerations and Mitigation Monitoring Reporting Program and Errata;
2. Adoption of a resolution to approve the Tahoe Basin Area Plan and Errata;
3. Adoption of an ordinance to approve the Tahoe Basin Area Plan Implementing Regulations and Errata,
and amending Placer County Code Chapter 17, Articles 17.02 , 17.56 and Appendices B, C, D, AND F;
and ,
4. Adoption of an ordinance to rezone properties within the Tahoe Basin Area Plan .
BACKGROUND
In response to direction provided by the Board of Supervisors in July 2011 , staff initiated the process of
updating the County's Community/General Plans within the Tahoe Basin. Staff developed a work program
and public outreach strategy for the Tahoe Basin Area Plan and in coordination with TRPA, launched public
outreach in 2012. The public outreach strategy included the formation of four citizen advisory groups (Area
Plan Teams) made up of environmental representatives, commercial business owners and community
citizens. The public outreach strategy also included the formation of a technical advisory committee (TAC)
made up of representatives from public agencies and special districts. Input from the Area Plan Teams and
the TAC helped to inform and shape the Tahoe Basin Area Plan and Implementing Regulations. The Area
Plan Teams participated in a visioning process aimed at seeking community input and defining a shared
vision that would serve as the foundation for how the communities of North Lake Tahoe would evolve over the
next 20 years. The TAC helped to provide technical feedback on the development of the Area Plan and
Implementing Regulations. The Tahoe Basin Area Plan work program included the preparation of the
following documents:

•
•
•
•
•
•
•
•

Existing Conditions Report, September 2013
Kings Beach Vision Plan, September 2013
Tahoe City Visioning Options Report, September 2013
Study on Economic Development Incentives for Town Centers, February 2015
North Tahoe Parking Study, March 2015
Tahoe Basin Area Plan (Policy Document)
Area Plan Implementing Regulations (Zoning/Development Standards/Design Guidelines)
Environmental Impact Report/Environmental Impact Statement (EIR/EIS)
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The Existing Conditions Report prepared in September 2013 was the first document completed as part of the
work program and provided background information for the development of the Area Plan and EIR/EIS. The
Kings Beach Vision Plan , Tahoe City Vision Options Report, Study on Economic Development Incentives for
Town Centers, and the North Tahoe Parking Study were prepared to help inform policy and development
standards contained within the Area Plan and Implementing Regulations.
On June 15, 2016, the County and TRPA jointly released a Draft EIR/EIS and Public Review Draft Area Plan for
a 60-day public review period, and on November 4, 2016, the County and TRPA jointly released a Final EIR/EIS
and Area Plan which responds to all comments received on the Draft EIR/EIS. Further information regarding the
EIR/EIS for the Area Plan is described in the California Environmental Quality Act (CEQA) Compliance section
below.
PROJECT LOCATION
The Tahoe Basin Area Plan area encompasses the Tahoe Basin portion of Placer County which is within the
jurisdiction of the Tahoe Regional Planning Agency, encompasses approximately 46,162 acres (72.1 square
miles), and includes the communities of California North Stateline, Kings Beach, Tahoe Vista, Carnelian Bay,
Dollar Point, Tahoe City, Sunnyside, Homewood, and Tahoma .
PROJECT DESCRIPTION
The Placer County Tahoe Basin Area Plan (Area Plan) is a County-initiated update of its land use
regulations in the Tahoe Basin portion of Placer County. Placer County and the Tahoe Regional Planning
Agency (TRPA) are jointly proposing to adopt the Area Plan , which is intended to implement and achieve
the environmental improvement and redevelopment goals of the TRPA Lake Tahoe Regional Plan
(Regional Plan) and the TRPA/Tahoe Metropolitan Planning Organization (TMPO) Regional
Transportation Plan/Sustainable Communities Strategy (RTP/SCS). The Area Plan would also satisfy
California's comprehensive long-term general plan requirements, and would serve as the General Plan for
the Tahoe Basin portion of Placer County (California Government Code Section 65300 et seq .). Adoption
of the Area Plan would supersede the following general plans , community plans, Plan Area Statements
(PAS), and related planning documents adopted to implement the 1987 Regional Plan , and relevant
sections of the Placer County Zoning Ordinance:

•
•
•
•
•
•
•
•
•
•
•
•

West Shore General Plan
Tahoe City Area General Plan
North Tahoe Area General Plan
Tahoe City Community Plan
Carnelian Bay Community Plan
Tahoe Vista Community Plan
Kings Beach Community Plan
Kings Beach Industrial Community Plan
California North Stateline Community Plan
51 PASs adopted for Placer County
Placer County Standards & Guidelines for Signage, Parking and Design
Placer County Zoning Ordinance, Sections 17.02.050(0) and 17.56.202, and Appendices B, C, D,
and F.

The proposed Area Plan largely carries forward the details of these existing documents into a single
consolidated Area Plan. Proposed changes included in the Area Plan are primarily focused within the
TRPA-designated town centers in Tahoe City and Kings Beach . The Area Plan includes redevelopment
incentives and new development and design standards for mixed-use areas to promote the redevelopment
of existing town centers to improve aesthetic conditions , restore environmentally sensitive lands, enhance
recreation opportunities, and improve multi-modal transportation options.
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Area Plan Organization
The Area Plan is organized into nine elements including :
• Part 1 Introduction
• Part 2 Conservation Plan
• Part 3 Socioeconomic Plan
• Part 4 Land Use Plan
• Part 5 Transportation Plan
• Part 6 Recreation Plan
• Part 7 Public Services and Facilities Plan
• Part 8 Implementation Plan
• Implementing Regulations

The Area Plan proposes to adopt the TRPA Regional Plan land use designations which include:

•
•
•

•
•
•

•

Conservation
Backcountry
Recreation
Residential
Mixed-Use
Tourist
Town Center District

As noted above, the Area Plan generally carries forward existing provisions of community plans and land
use regulations in place in the Tahoe Basin today. The Area Plan's substantive changes related to zoning
and development standards are largely focused within the mixed-use areas of the TRPA-designated
Tahoe City and Kings Beach Town Centers. However, there are changes within mixed-use areas outside
of the Tahoe City and Kings Beach Town Centers, including mixed use areas of Tahoma , Homewood,
Sunnyside, Lake Forest/Dollar Hill, Carnelian Bay, Tahoe Vista, and California North Stateline. Zoning
and development standards for lands designated as residential , tourist, recreation, conservation ,
wilderness, and backcountry are unchanged, except for the following map and land use changes:
Tahoe City Town Center Boundary: The Area Plan would modify the Tahoe City Town Center
boundary to remove 7.2 acres of property surrounding the Fairway Community Center and Placer
County Tahoe City Wetlands Basin , and add 4.2 acres surrounding the Tahoe City Golf Course
clubhouse. These changes would result in the modification of the Regional Plan land use designations
and zoning within the Tahoe City Town Center to change the land use designation of land added to the
town center from Residential to Mixed Use, and to change the land use designation of land being
removed from the town center from Mixed Use to Recreation , and to change the lands within the
remainder portion of the Tahoe City Golf Course from Residential to Recreation .
Kings Beach Town Center Land Use Classification Cleanup Revision: The Area Plan proposes a
land use classification change that is a cleanup revision from the Regional Plan . This change includes
three parcels totaling approximately one acre that would be changed from Residential to Mixed Use.
In addition , the Kings Beach Town Center boundary map was corrected to maintain consistency with
mapped parcel boundaries that were recently refined based on survey data and recorded documents.
Zoning Districts: Town center zoning districts would include several mixed-used sub-districts and
areas zoned for Residential and Recreational uses. Allowable uses correspond to use definitions
outlined in TRPA Code. Zoning changes outside of town centers are limited to the inclusion of
residential uses in mixed-use districts and village centers.
Recreation and Conservation Lands: The Area Plan would amend the zoning designations to
include approximately 200 acres of land acquired for environmental or recreational purposes in
Conservation or Recreation.
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Core and Transition Areas: Within town centers , the Area Plan establishes zoning overlay districts
for Core Areas where the full range of Regional Plan incentives would apply, and Transition Areas
where transitional building heights and sidewalk or multi-use trail connections would be required .
Special Planning Areas: The Area Plan designates six Special Planning Areas (SPAs) where
projects must meet additional environmental standards to make use of town center redevelopment
incentives. The SPAs include: Tahoe City Western Entry SPA, Tahoe City Golf Course SPA, Tahoe
City River District SPA, Truckee River Corridor SPA, Kings Beach Entry SPA, and California North
Stateline SPA. The SPAs include provisions for more detailed future planning , or where additional
environmental performance standards apply.
TRPA Regional Plan Implementation
The Area Plan proposes to carry forward the following TRPA Regional Plan implementation measures:

Maximum Building Height and Density: The Area Plan largely carries forward the TRPA Regional
Plan allowance for height and density, including up to 56 feet and fou r stories within town centers, as
well as density allowances for 40 units per acre for tourist uses and 25 units per acre for residential
uses. However, height allowances are reduced for the periphery of town centers or gateway areas. In
addition , for areas outside of the town centers, the Area Plan carries forward height and density
allowances contained in TRPA Code Chapter 37.
Maximum Transferred Coverage: Consistent with the Regional Plan allowances within town centers,
project sites that are greater than 300 feet from Lake Tahoe or on the mountain side of State Route
(SR) 89 or SR 28 could receive transferred coverage to a maximum of 70 percent coverage on high
capability lands. Project sites within 300 feet of Lake Tahoe and on the lake side of SR 28 could
receive transferred coverage to a maximum of 50 percent coverage on high capability lands.
Mixed Use Development and Land Use Changes: Consistent with the Reg ional Plan Land Use
Map, the Area Plan would allow housing within existing commercial districts, in close proximity to
employment and multi-modal transportation facilities. Mixed-use development would be allowed in
town centers as well as in the mixed-use and commercial areas of Carnelian Bay, Tahoe Vista , Lake
Forest Glen , Dollar Hill, Sunnyside, Homewood, and Tahoma .
Building and Site Design Standards: The Area Plan would consolidate and update existing land
development standards within the Tahoe Basin, including:
• Adding site design and building form standards to create visual interest and pedestrian friendly
activity within some mixed-use areas by including maximum building setbacks, limiting blank
walls, requiring minimum amounts of windows on building frontage, and requiring minimum
amounts of building articulation.
• Adding requirements for improvements to the street frontage between the building and public
roads and sidewalks , addressing street trees, connections between building and sidewalks or
paths, and pedestrian lighting .
• Enhancing lighting standards to prevent light pollution and trespass and promote dark skies.
Area Plan Programs and Substitute Standards
The Area Plan also includes programs and substitute standards that would modify portions of the TRPA
Code within the Area Plan limits. Substitute standards include the following :

Limited Conversion of Commercial Floor Area (CFA) to Tourist Accommodation Units (TAUs):
The Area Plan would establish a pilot program for the limited conversion of CFA to TAUs for existing
development (held by property owners) and for the CFA supply held by Placer County. Limitations on
the conversion include:
•
•
•
•

The conversion ratio shall be 450 square feet of CFA equals one TAU
Converted units may only be used in Placer County Town Centers
Sites must have best management practice (BMP) certificates
Sites must have sidewalk access
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•
•
•

Sites must be within a quarter mile of a transit stop or mixed-use district
No more than 200 additional TAUs may be established in Placer County through the pilot
program and other programs combined
The program would be periodically monitored for efficacy, possible extension and consideration
or program adjustments.

Non-Contiguous Project Areas: The Area Plan would allow projects within town centers to use a
non-contiguous project area with TRPA approval. To use a non-contiguous project area, all project
components must be located on already development mixed-use lands within a town center.
Revised Level of Service (LOS) Standard: The Area Plan proposes to modify the current LOS
standards such that LOS F is acceptable during peak periods in the intersections and roadway
segments within the town center boundaries.
Revised Parking Regulations: The Area Plan modifies parking standards to reduce the minimum
number of parking spaces that must be provided by some development projects, promote shared
parking and public transit, and to consider the future development of parking assessment districts
and/or in-lieu payment systems.
Implementation of the Tahoe Area Regional Transit (TART) Systems Plan: The Area Plan
proposes to implement the April 2016 Placer County TART System Plan by funding public transit to
make it a viable transportation alternative, implement transit improvements, implement developer
funding mechanisms, and link increased transit services with increases in transit demand.
Secondary Residential Units: The Area Plan would expand upon TRPA Code to allow secondary
residential units on residential parcels less than one acre in size. To qualify for the program,
properties must be deed restricted for affordability. Secondary residential units may not be used as
tourist units, vacation rentals, or converted to TAUs . The program would be evaluated every four
years for efficacy and may be adjusted if necessary.
View Corridors: The Area Plan would add view corridor standards that require four-story buildings in
town centers on the lake side of SR 89 and SR 28 to maintain 35 percent of the site as open view
corridors, or increase existing view corridors by ten percent.
Ridgeline Protections: In accordance with TRPA regulation, the Area Plan would require that all new
buildings with three or more stories meet TRPA findings for additional height. This provision would
prevent buildings from projecting above the forest canopy for ridgelines and would protect viewsheds.
Opportunity Sites

In addition to the proposed mapping and land use changes and substitute standards described above, the
Area Plan also contemplates one near-term redevelopment project, the Tahoe City Lodge, and one
environmental redevelopment design concept, the Kings Beach Center, both identified as initial
opportunities to incentivize and facilitate redevelopment in these areas.
The Kings Beach Center is a conceptual mixed-use redevelopment design on parcels owned by Placer
County. The Kings Beach Center design concept site includes 16 parcels (totaling approximately four
acres) on the mountainside of North Lake Boulevard (SR 28) in the heart of Kings Beach, between Fox
and Coon Streets. The Kings Beach Center design concept parcels are currently leased to residential and
commercial tenants . The collective parcels represent an opportunity for a mixed-use environmental
redevelopment design concept in the Kings Beach Town Center. Redevelopment of the 16 parcels could
include a mix of tourist accommodation units (TAUs), professional offices, retail uses, and public service
uses. Two redevelopment options for the Kings Beach Center have been analyzed at a programmaticlevel in the EIR/EIS, including one option for 80 tourist accommodation units and a second option for 110
tourist accommodation units. Both options include a government service building , public plaza, community
park, and parking.
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The Tahoe City Lodge project is a stand-alone project application proposed by a private developer, Kila
Tahoe LLC , and being processed by Placer County and TRPA. The project would redevelop an existing
commercial cor:nplex into a 118-unit lodge and the redevelopment of the existing clubhouse building on the
Tahoe City Golf Course. The Tahoe City Lodge project proposes to utilize the development standards and
incentives contained within the proposed Area Plan as a way to implement the Area Plan and the Regional
Plan. The Tahoe City Lodge project has been analyzed at a project-level in the same EIR/EIS being
prepared for the Area Plan . Additional information on the Tahoe City Lodge project is contained within a
separate staff report for the project and the Board will be asked to consider separate, independent action
on the land use entitlements associated with the project.
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE

The Final EIR/EIS was prepared for the Tahoe Basin Area Plan (program-level) and the Tahoe City Lodge
Project (project-level) pursuant to CEQA and the County's Environmental Review Ordinance. A Notice of
Preparation (SCH No. 2014072039) for an EIR/EIS was issued by Placer County and the Tahoe Regional
Planning Agency (TRPA) on June 3, 2015 for a 60-day public comment period that ended on August 3,
2015. The NOP was sent to the California and Nevada State Clearinghouses, federal , state, and local
agencies, and members of the public. Five public scoping meetings were held to provide agencies and the
public with the opportunity to learn more about the Area Plan and to provide input as to the issues that
should be addressed in the EIR/EIS. The scoping meetings were held as follows:
•
•
•
•
•

June
June
June
June
June

10, 2015 at the TRPA Advisory Planning Commission (APC) in Stateline, Nevada;
16, 2015, a Placer County-hosted meeting in Kings Beach , California ;
16, 2015, a Placer County-hosted meeting in Tahoe City, California;
24, 2015 at the TRPA Governing Board RPIC in Stateline, Nevada
24, 2015, the TRPA Governing Board in Stateline Nevada.

At each of these meetings, Placer County, TRPA staff, and consultants made presentations to describe
the proposed Area Plan (and Tahoe City Lodge project) and to discuss key environmental issues
identified. After the close of the NOP and June 2015 Draft Area Plan 60-day public comment period , staff,
TRPA, and the EIR/EIS consultants prepared an NOP scoping summary report and formulated alternatives to
be analyzed in the EIR/EIS. Following September 2015 input from the TRPA Governing Board Regional Plan
Implementation Committee (RPIC) on the EIR/EIS alternatives, preparation of the Draft EIR/EIS and
refinements to the Area Plan began.
On June 15, 2016 the County and TRPA jointly released the Draft EIR/EIS and revised Public Review Draft
Area Plan for a 60-day public review period. The public review comment period closed on August 15, 2016.
The Draft EIR/EIS was submitted to the California State Clearinghouse; distributed to public agencies,
interested parties, and organizations ; and was made available for public review at the Kings Beach , Tahoe
City and Truckee Libraries and at the Placer County Community Development Resource Agencies in both
Tahoe City and Auburn . The Draft EIR/EIS was also available on the County's website. During the public
review comment period , the following public meetings were conducted to receive public input on the Draft
EIR/EIS and Draft Area Plan:
•
•
•
•
•

July 13, 2016 TRPA Advisory Planning Commission
July 27, 2016 TRPA Regional Plan Implementation Committee
July 27, 2016 TRPA Governing Board
July 28, 2016 Placer County Planning Commission
August 11 , 2016 Placer County North Tahoe Regional Advisory Council

The County and TRPA received 111 comment letters during the 60-day public review period. While the
majority of the comments received were related to the Draft EIR/EIS, many comments received were related
to the Area Plan and implementing regulations documents. In response to stakeholder input and comments
received on the Area Plan documents, staff has coordinated with TRPA and consultants to make revisions to
the Area Plan where necessary. Discussion of Area Plan revisions are described in the Discussion of
Issues/Area Plan Revisions section below.
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On November 4, 2016, the County and TRPA jointly released the Final EIR/EIS, which included responses to
comments received on the Draft EIR/EIS. The Draft EIR/EIS and the Final EIR/EIS together constitute the
Final EIR/EIS for the Tahoe Basin Area Plan (and the Tahoe City Lodge project) . The Board of Supervisors is
responsible under CEQA for certifying the Final EIR and the TRPA Governing Board is responsible under the
TRPA Compact and Code for certifying the Final EIS (Tahoe Basin Area Plan and Tahoe City Lodge Area
Plan EIR/EIS). The certification of the Final EIR/EIS also requires adoption of Findings of Fact and a
Statement of Overriding Considerations, and the Mitigation Monitoring Reporting Program.
Placer County is the lead agency for preparation of the EIR and therefore the Board of Supervisors is
responsible for certification of the EIR portion of the Tahoe Basin Area Plan and Tahoe City Lodge Project
Final EIR/EIS. TRPA is lead agency for the preparation of EIS and therefore the TRPA Governing Board is
responsible for certification of the EIS portion of the Tahoe Basin Area Plan and Tahoe City Lodge Project
Final EIR/EIS. The discussion below applies to both the EIR and EIS analysis contained within the Tahoe
Basin Area Plan and Tahoe City Lodge Project EIR/EIS.
EIR/EIS- Tahoe Basin Area Plan Program-Level Analysis
Provided below is a summary of pertinent environmental topics addressed in the Draft EIR/EIS for the Tahoe
Basin Area Plan. The EIR/EIS found that Area Plan impacts to the following environmental resource area
would be less than significant without mitigation :
•
•
•
•
•
•
•
•
•
•

Land Use (Chapter 5)
Population and Housing (Chapter 6)
Biological Resources (Chapter 7)
Cultural and Historic Resources (Chapter 8)
Noise and Vibration (Chapter 13)
Geology, Soils, Land Capability, and Coverage (Chapter 14)
Hydrology and Water Quality (Chapter 15)
Public Services and Utilities (Chapter 16)
Recreation (Chapter 17)
Hazards, Hazardous Materials, and Risk of Upset (Chapter 18)

The Draft EIR/EIS identified potentially significant impacts to the environmental resource areas noted
below. These impacts would be less than significant with implementation of mitigation measures identified
in the Draft EIR/EIS. A summary of the impacts and mitigation measures can be found in Chapter 2,
Executive Summary, of the Draft EIR/EIS:
•
•
•
•
•

Scenic Resources (Chapter 9)
Transportation and Circulation Resources (Chapter 10)
Air Quality (Chapter 11)
Greenhouse Gas Emissions and Climate Change (Chapter 12)
Cumulative Impacts (Chapter 19)

In addition, some impacts in the following resource areas would remain significant and unavoidable with
implementation of recommended mitigation measures:
•
•
•

Transportation and Circulation (Chapter 10)
Greenhouse Gas and Climate Change (Chapter 12)
Cumulative Impacts (Chapter 19)

The Draft EIR/EIS also found beneficial impacts to the following resource areas :
•
•

Transportation and Circulation (Chapter 10)
Hydrology and Water Quality (Chapter 15)

Revisions to the EIR/EIS
The Final EIR/EIS includes an analysis of Area Plan rev1s1ons and determined that none of the
revisions would result in new impacts that were not previously analyzed nor would any of the revisions
result in a substantial increase in the severity of impacts described in the Draft EIR/EIS. Because the
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Final EIR/EIS did not result in the identification of any new significant environmental impacts or a
substantial increase in the severity of an environmental impact, it was concluded that recirculation of
the Draft EIR/EIS is not required prior to preparation and release of the Final EIR/EIS. Amendments
and revisions to the Area Plan are included in Chapter 2 under Section 2.1.1 "Description of Area Plan
Changes" in the Final EIR/EIS. Amendments and revisions to the Draft EIR/EIS to clarify and improve
some of the previously identified mitigation measures for the resource areas described above are
described in Chapter 2 Section 2.2 "Corrections and Revisions to the Draft EIR/EIS" in the Final
EIR/EIS. During preparation of the Final EIR/EIS additional mitigation measures were identified to
reduce significant and unavoidable impacts and cumulative impacts associated with roadway and
intersection level of service (LOS) identified in the Transportation and Circulation Chapter 1O.
. However, while the additional mitigation would lessen impacts associated with roadway LOS, they did
not necessarily reduce impacts to a less-than-significant levels. Further information regarding
additional mitigation is described below.
Significant and Unavoidable Impacts
The Area Plan's significant environmental impacts that cannot be mitigated to a less-than-significant level are
summarized below:

Chapter 1O - Transportation and Circulation
Impact 10-1: Roadway level of service and Impact 10-3 Intersection Level of Service
The Transportation and Circulation impact analysis section of the Draft EIR/EIS concluded that future
development and redevelopment would occur in the Plan area that would cause the LOS on SR 28
between the Tahoe City Wye and Grove Street to continue to operate at an unacceptable level. The
analysis also concluded that future development and redevelopment that would occur in the Plan area
would also affect the LOS of intersection operations, noting that all study intersections would operate at an
acceptable LOS under build-out conditions, with the exception of the SR 28/Grove Street intersection.
Implementation would result in increased vehicular delays at this intersection, thereby exacerbating the
existing LOS F condition .
The Draft EIR/EIS found that with implementation of Mitigation Measure 10-1a, 10-1b, and 10-1c, impacts
to LOS would be reduced by 1) providing a pedestrian hybrid beacon crossing at the SR 28 and Grove
Street intersection , which would reduce the influence of pedestrian crossings on LOS; 2) by establishing a
County Service Area Zone of Benefit to fund expansion of transit capacity, which would reduce traffic
volumes; and 3) by having development projects pay Tahoe area traffic mitigation fees to Placer County to
fund identified regional Capital Improvement Projects. The Draft EIR/EIS found that while Mitigation
Measures 10-1a, 10-1b, and 10-1c would reduce LOS deterioration, the roadway and intersection LOS
after implementation of the mitigation measures would remain unacceptable.
In response to comments received on the Draft EIR/EIS, two mitigation measures have been modified and
five additional mitigation measures have been added to the Final EIR/EIS to lessen the impact to roadway
LOS. Modified mitigation measures include:
• Mitigation 10-1 a related to a pedestrian hybrid beacon crossing at the SR 28 and Grove Street
intersection, has been modified to require this improvement be implemented within three years of
Area Plan adoption ; and
• Mitigation 10-1 b related to the County's Service Area Zone of Benefit, as described above, has
been modified to expand transit service to require 16 additional vehicle-hours of summer service
per day and to provide further detail related to how the Zone of Benefit operates.
Five additional mitigation measures have been identified and included in the Final EIR/EIS which would
also help to lessen the impact to lessen roadway LOS. They include:
• Mitigation 10-1d, which expands requirements for Transportation Demand Management Plans.
• Mitigation 10-1e, which would require the County to implement a comprehensive wayfinding sign
program.
• Mitigation 10-1f, which would require long-term monitoring and adaptive management of mobility
strategies.
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• Mitigation 10-19, which would require review of vehicle trips into and within the Basin and would
require revisions to the Area Plan with additional mobility strategies and commitment to funding of
strategies should vehicle trips exceed EIR/EIS projections.
• Mitigation 10-1 h, which requires implementation of TRPA's Congestion Management Process.
While the above new mitigation would help to lessen the impacts to LOS on roadways and intersections
within the Plan area, the Final EIR/EIS found that this additional mitigation would not reduce LOS impacts
to less than significant. In recognition of the LOS conditions in the Tahoe City Town Center, and as
outlined previously in this report, the Area Plan would revise the LOS standards to allow LOS F during
peak periods in the intersections and roadway segments within town centers (Area Plan Policy T-P-6).
Therefore, future LOS cond itions would not exceed the proposed LOS standard for the Area Plan.
However, because the Area Plan would result in LOS that exceeds existing TRPA standards, and
because the newly identified mitigation will not reduce impacts to acceptable levels, LOS impacts remain
significant and unavoidable.
Chapter 12 - Greenhouse Gas Emissions and Climate Change
Impact 12-1: Generation of GHG emissions
Implementation of the Area Plan would result in a modest level of population growth from existing
conditions in 2015, and development/redevelopment would result in construction- and operation-related
Greenhouse Gas (GHG) emissions. Buildout of the Area Plan would result in slightly more building square
footage than considered in the Regional Plan EIS. Conversely, vehicle activity in the Plan area would be
lower with implementation of the Area Plan as compared to what was evaluated in the Regional Plan EIS .
By 2035, the combination of increased building area and decreased vehicle activity under the Area Plan
would result in a net decrease in long-term operational GHG emissions from existing 2015 conditions and
lower emissions than would have occurred under the Regional Plan EIS analyses. Generally, because a
substantial portion of "new" development would actually be redevelopment, that is, new, more energyefficient buildings would replace older, less efficient ones , GHG emissions per unit of development would
be reduced . Although construction activities in the Plan area would be subject to TRPA's Best
Construction Practices Policy that were compiled pursuant to Regional Plan EIS mitigation measures,
emissions from construction activities over the buildout period of the Area Plan could still be substantial.
While an overall reduction in GHG emissions from existing conditions is anticipated, it would not, however,
be sufficient to meet California's GHG reduction goals. Implementation of Mitigation Measure 12-1 would
reduce GHG emissions further, but the extent of this additional reduction depends on market conditions ,
available technology, and general participation rates, and does not guarantee that Area Plan emissions
would meet California GHG reduction goals.
Chapter 19 - Cumulative Impacts
The Cumulative Impacts analysis describes whether the incremental effects of the Area Plan are
significant when viewed in connection with the effects of past projects, other current projects, and probable
future projects. After implementation of the recommended mitigation measures for the Area Plan, most of
the impacts associated with implementation of the Area Plan would be reduced to a less-than-significant
level. However, the Draft EIR/EIS found that the following impacts would be cumulatively considerable,
and because no additional feasible mitigation measures beyond those described for the Area Plan exist
that would reduce these impacts to a less than significant level, the following cumulative impacts would be
potentially significant and unavoidable:
•
•
•

Cumulative Impact 10-1: Roadway LOS under 2035 cumulative scenarios.
Cumulative Impact 10-3: Intersection LOS under future cumulative scenarios.
Cumulative Impact 12-1 : Generation of GHG Emissions

CEQA Alternatives:
Consistent with CEQA, the EIR/EIS document considered a range of alternatives. Because the EIR/EIS
analyzed the Tahoe Basin Area Plan (program-level analysis) and the Tahoe City Lodge (project-level
analysis), the range of alternatives for both are evaluated for their ability to achieve or partially achieve the
fundamental Area Plan and Tahoe City Lodge project objectives. The Draft EIR/EIS analyzed a total of
four alternatives for the Area Plan and Tahoe City Lodge project. In determining what alternatives should
9
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be considered in the Draft EIR/EIS, it is important to consider the objectives of the project, the project's
significant effects, unique project considerations, and the feasibility of proposed alternatives. The
alternatives evaluated in the EIR/EIS include the following:
•
•
•
•

Alternative
Alternative
Alternative
Alternative

1:
2:
3:
4:

Proposed Area Plan/Proposed Lodge
Area Plan with No Substitute Standards/Reduced Scale Lodge
Reduced Intensity Area Plan/Reduced Height Lodge
No Project

As noted above, the proposed Area Plan and Tahoe City Lodge project have been evaluated together in
each alternative. However, for the purposes of understanding the range of options considered for the
Area Plan, the details of each alternative as they relate to the Area Plan are discussed separately below.
Details pertaining to the Draft EIR/EIS alternatives and analysis for the Tahoe City Lodge project are
outlined separately in a staff report for that project.
Alternative 1 (Proposed Area Plan)
Alternative 1 represents the Area Plan as proposed by Placer County. Alternative 1 would implement the
Area Plan as described previously in this report. This would include the proposed Tahoe City Town
Center boundary changes , the establishment of special planning areas, implementation of the TRPA
Regional Plan policies specific to new Area Plans, implementation of all Area Plan Programs and
Substitute Standards, and implementation of the two identified opportunity sites: Kings Beach Center
design concept and the Tahoe City Lodge project. Its goal is to facilitate environmental redevelopment of
urban areas and to implement the compact land use and mixed-use concepts proposed by the Regional
Plan. The substitute standards and map changes proposed in this alternative are new elements not
contemplated in the Regional Plan, but are intended to incentivize environmental redevelopment in
specific areas.
Alternative 2 (Area Plan with No Substitute Standards)
Alternative 2 was developed in response to scoping comments received during the EIR/EIS scoping
period , which noted concern with the potential environmental effects of the substitute standards included
in the proposed Area Plan. Rather than creating new development standards, Alternative 2 uses existing
TRPA standards. Specifically, Alternative 2 would differ from the proposed Area Plan (Alternative 1) in the
following ways:

•
•
•
•
•

The Tahoe City Town Center boundary would not be altered
No special planning areas would be developed
No conversion of CFA to TAUs would be allowed
No allowance for non-contiguous project areas would be granted
Secondary dwelling units on parcels less than one acre would only be allowed under a TRPACertified housing program ; however, the TRPA incentive for affordable housing would apply (TRPA
Code Section 21.3.2.A.2)

Like the proposed project (Alternative 1), Alternative 2 would implement Regional Plan measures,
including mixed-use development in the town centers and neighborhood commercial areas, increased
building height, density, and coverage in town centers, and updated building and site design standards.
For the Area Plan , the Draft EIR/EIS found that Alternative 2 would result in generally similar
environmental impacts as Alternative 1, the proposed Area Plan . Impacts associated with transportation
and circulation would differ from Alternative 1, in that Alternative 2 has a slightly worse impact on vehicle
miles traveled (VMT) than Alternative 1. The Draft EIR/EIS found that Alternative 1 results in beneficial
impacts to VMT, while under Alternative 2 impacts to VMT are considered less than significant.
Alternative 3 (Reduced Intensity Area Plan)
Alternative 3 includes all the elements of Alternative 1, the proposed Area Plan , but certain aspects have
been modified to respond to scoping comments received during the EIR/EIS scoping period related to
potential effects on scenic resources, water quality, air quality, and affordable housing . Alternative 3 would
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include the special planning areas proposed in the Area Plan , but would expand the environmental
performance standards associated with each special planning area.
As with the proposed project, Alternative 3 would include town center redevelopment incentives and new
development and design standards for mixed-use areas. Alternative 3 would differ from Alternative 1, the
proposed Area Plan , with respect to building height and density, and the maximum transferred coverage
allowed in town centers. Under Alternative 3, the Area Plan programs and substitute standards that would
modify portions of the TRPA Code within the Plan area would rema in. However, under this alternative, the
CFA to TAU conversion program and the secondary residential unit program have been modified slightly,
such that the conversions of CFA to TAU units would be limited to 200, and market rate secondary
residential units would be allowed in all residential locations subject to TRPA requirements pertaining to
building allocations and development rights. In addition , because Alternative 3 would not provide
increased coverage limits as a redevelopment stimulus, the Kings Beach Center could not be designed as
conceptually outlined in the proposed Area Plan .
For the Area Plan , the Draft EIR/EIS found that Alternative 3 would result in generally similar
environmental impacts as Alternative 1, the proposed Area Plan. The exception is that under Alternative
3, potential water quality impacts to surface and groundwater due to changes in land use are considered
less than significant, whereas Alternative 1 results in no impacts to surface and groundwater.
Alternative 4 (No Project)
Alternative 4 is the no project alternative. This alternative would include no implementation of the Area
Plan. The existing Regional Plan , six community plans , 51 PASs, and Placer County zoning regulations
would remain unchanged.

For the Area Plan , under this Alternative the Draft EIR/EIS found that impacts associated with
transportation and circulation would differ from Alternative 1, the proposed Area Plan , in that Alternative 4
has a slightly worse impact on vehicle miles traveled (VMT) than Alternative 1. The Draft EIR/EIS found
that Alternative 1 results in beneficial impacts to VMT, while under Alternative 4 impacts to VMT are
considered less than significant.
The Draft EIR/EIS also found that for the Area Plan , under Alternative 4, environmental impacts related to
Air Quality, specifically consistency with the Air Quality Plan and transportation conformity and exposure
of sensitive receptors to toxic air contaminant emission , are considered significant and unavoidable. This
differs from Alternative 1, the proposed Area Plan , where impacts are considered less than significant.
Additionally, for the Area Plan , the Draft EIR/EIS found that under Alternative 4, potential water quality
impacts to surface and groundwater due to changes in land use are considered less than significant,
whereas Alternative 1 - the proposed Area Plan , results in no impacts to surface and groundwater.
Finally, for the Area Plan , the Draft EIR/EIS found that Alternative 4 results in cumulative impacts related
to transportation and circulation . Specially, the EIR/EIS found that there would be significant and
unavoidable environmental impacts on local residential streets under 2035 cumulative scenarios and on
transit service and operation. These impacts differ from the impacts found under Alternative 1, the
proposed Area Plan , in that these impacts are considered less than significant under Alternative 1.
Environmentally Superior Alternative
To determine the environmentally superior alternative, all alternatives were evaluated with respect to their
ability to avoid or substantially lessen the significant environmental effects of the proposed Area Plan and
Tahoe City Lodge project. CEQA Guidelines Section 15126.6(e)(2) indicates that an environmentally
superior alternative shall be identified in an EIR and that if the environmentally superior alternative is the
No Project Alternative, then the EIR shall also identify an environmentally superior alternative from among
the other alternatives.

Based on the analysis contained in the Draft EIR/EIS, Area Plan Alternatives 1, 2, and 3 would have
roughly equal environmental effects, and each would provide more environmental benefit than Alternative
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4. Additionally, Alternatives 1 and 3 would result in environmental benefits that are not indicated by the
impact conclusions, such as restoration of SEZ areas, preservation of open space, and environmental
enhancement requirements for development within special planning areas. Therefore , although the action
alternatives (Alternatives 1, 2, and 3) are environmentally superior to Alternative 4, the potential
environmental effects or benefits that would result from implementation of Alternatives 1, 2, and 3 are
roughly equivalent.
DISCUSSION OF ISSUES/AREA PLAN REVISIONS:
Traffic and Circulation
As required by CEQA, the Draft EIR/EIS analyzed cumulative impacts associated with the Area Plan and
therefore the analysis took into consideration environmental impacts caused by reasonably foreseeable
future land development projects, including two recent approved Specific Plans within Placer County: the
Village at Squaw Valley Specific Plan and the Martis Valley West Parcel Specific Plan. Over the course of
the last year, the County has received input from stakeholders regarding regional/cumulative impacts
associated with pending land development projects adjacent to the Tahoe Basin. Notably, Placer County
and TRPA received multiple comments on the transportation and circulation analysis of the Draft EIR/EIS,
and in particular, the assessment of the VMT and LOS. Several comments were received suggesting that
the Draft EIR/EIS did not consider VMT that could be generated within the Plan area by development of
areas outside of the Lake Tahoe Basin including the Village at Squaw Valley Specific Plan and the Martis
Valley West Parcel Specific Plan . Many stakeholders have expressed concern regarding impacts to the
TRPA regional VMT threshold standard from vehicle trips associated with these "near basin" projects.

As outlined in Chapter 10 of the Draft EIR/EIS, implementation of the Area Plan would reduce VMT as
compared with baseline conditions within the Plan area, due to the more compact land use pattern
(concentrating development within the Town Centers) and mobility improvements associated with the Area
Plan. Moreover, Chapter 19 of the Draft El R/EIS determined that under cumulative conditions - taking
into consideration trips generated from the pending land development projects adjacent to the Basin, VMT
would remain below the TRPA regional VMT threshold standard of 2,030,938. As a result the Draft
EIR/EIS determined that the Area Plan would have a beneficial impact related to VMT.
However, while the Area Plan results in beneficial impacts to VMT, as discussed previously in this report, it
results in significant and unavoidable, and cumulative impacts to roadway and intersection LOS.
Specifically, implementation of the Area Plan would result in an increase in localized congestion during the
peak afternoon hour at one roadway segment and one intersection in Tahoe City.
In response to comments on the Draft EIR/EIS, Placer County and TRPA worked to identify additional
mitigation in the Final EIR/EIS that would address roadway and intersection LOS impacts. As described
above, the new mitigation is focused on reducing vehicle trips, and implementing and monitoring mobility
improvements.
While the Final EIR/EIS found that even with the addition of new mitigation, the roadway and intersection
LOS within the Plan area remains significant and unavoidable, it is important to understand that the Area
Plan is intended to accept a LOS F during peak periods within the Town Centers (Area Plan Policy T-P-6)
and instead focuses on reducing overall VMT. Consistent with the goals of the TRPA Regional Plan, the
Area Plan concentrates on enhancing mobility within the Plan area and ensuring that transit is a viable
alternative to automobile travel.
It is also important to understand the County's commitment to expanding and enhancing transit within the
North Lake Tahoe region . Over the course of the last year, in recognition of stakeholder concern related
to VMT impacts from land development projects outside of the Basin, the County and TRPA have worked
on a collaborative approach to address regional traffic concerns and develop a comprehensive transit
strategy.
As a result, the County and TRPA adopted the April 2016 Tahoe Area Regional Transit (TART) Systems
Plan and have incorporated it into the Area Plan . The TART Systems Plan identifies priority transit
improvements and reasonably foreseeable funding sources to make transit improvements within the North
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Lake Tahoe region. In addition , in August, 2016, the County and TRPA prepared a Joint Statement of
Regional Transit Principles which is intended to memorialize implementation of an integrated transit
system leading to the development of a sustainable public transportation system in the Lake Tahoe
Region that fulfills the policies and objectives of the Tahoe Metropolitan Planning Organization's (TMPO)
Regional Transportation Plan. The Area Plan has been revised to be reflective of the Joint Statement of
Reg ional Transit Principles and also includes the following additional policies to further mobility strategies,
reduce VMT, and reduce traffic congestion within the Plan area:

•

Policy T-P-1 O: Collaborate with Ca/trans to develop adaptive traffic management strategies for
peak traffic periods at Basin entry/exit routes of SR 267 and SR 89 which support the TRPA
Regional Transportation Plan.

This policy would promote adaptive traffic management strategies that would help to alleviate congestion
on Tahoe Basin entry and exit routes during peak periods, when the LOS on these routes are at their
worst. Adaptive traffic management strategies could include approaches such as variable traffic signal
timing that responds to actual traffic conditions, or temporary changes to lane configurations to increase
capacity in one direction in response to demand.

•

Policy T-P-11 : Explore future modification to the Placer County Trip Reduction Ordinance which
would expand requirements for Transportation Demand Management (TOM) plans within the
Tahoe Basin which would include measures that reduce private automobile use .

This policy would encourage future expansion of the Placer County Trip Reduction Ordinance that
requires certain employers to implement incentives and other measures that encourage employees to use
forms of transportation other than private automobiles.

•

Policy T-P-12: In an effort to reduce peak-period vehicle trips and improve LOS, future
development project proposals which will employ between 20 and 100 employees and/or include
tourist accommodation or recreational uses will be required to submit to Placer County a
Transportation Demand Management Plan (TOM) upon Development Review.

This policy would expand upon existing requirements for the preparation of TDMs, which currently apply to
projects that employ 100 or more employees. Smaller projects and those that generate trips associated
with tourism would also be required to prepare TDMs.

•

Policy T-P-18: Explore parking management strategies in town centers that support the TRPA
Regional Transportation Plan and which would alleviate circulating vehicle trips associated with
parking availability. Strategies could include consideration of dedicated parking circulators during
peak periods, new parking and mobility infrastructure, and wayfinding signage. Wayfinding signage
for parking facilities should be incorporated into a comprehensive program for multiple modes.

This policy would encourage drivers to park once and use alternate forms of transportation to get around a
town center. It would also make efficient use of available parking spaces and make it easier for drivers to
find available parking. This would reduce traffic associated with drivers who are searching for available
parking .

•

Policy T-P-34: Implement safety for pedestrian and bicycle routes and maximize visibility at
bicycle, pedestrian and vehicle conflict points through increased safety signage, sight distance and
facility design.

This policy would encourage additional bicycle and pedestrian use by improving safety and reducing
conflicts with vehicles. Increased bicycle and pedestrian use could decrease traffic as a higher proportion
of travelers use these non-motorized transportation modes.

•

Policy T-P-37: Develop a coordinated wayfinding signage program to enhance awareness of
alternative transportation modes including transit (TART), pedestrian and bicycle facilities. The
wayfinding program should also include parking management strategies, see T-P-16
above. Wayfinding signs should be consistent within all areas of the Plan to provide clear
recognition in congested periods.
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This policy would encourage additional transit, bicycle, and pedestrian use by increasing travelers'
awareness of the availability of these alternative modes. Increased transit, bicycle, and pedestrian use
could decrease traffic as a higher proportion of travelers use these alternative transportation modes.
Emergency Access and Evacuation
Following release of the Area Plan and Draft EIR/EIS the County and TRPA received comments regarding
the concern the Area Plan does not comply with the requirements of Government Code Section 65302(9)
and that it would increase response times of emergency responders. The proposed Area Plan is an
update to Placer County's land use regulations in the Tahoe Basin. It is intended to implement and
achieve the environmental improvement and redevelopment goals of the Lake Tahoe Regional Plan and
the TRPA/Tahoe Metropolitan Planning Organization (TMPO) Regional Transportation Plan/Sustainable
Communities Strategy (RTP/SCS). Adoption of the Area Plan would supersede numerous area-specific
general plans , community plans , Plan area statements (PASs), and related planning documents. As a
planning instrument, the Area Plan would not, in and of itself, result in approval of any new development
that could contribute to increased congestion in the Plan area that would impede emergency access or
evacuation. Rather, it would guide the development and redevelopment of the Plan area in a manner that
implements the Lake Tahoe Regional Plan.
However, in response to concerns related to emergency access and evacuation , the Area Plan has been
revised to implement Senate Bill 1241 and to ensure that new development or redevelopment that results
from implementation of the Area Plan would be required to address emergency access and evacuation.
The Area Plan incorporates by reference the County's 2015 Placer Operation Area East Side Emergency
Evacuation Plan , which is intended to implement the General Plan's Health and Safety Element and
further comply with the requirements of Government Code Section 65302(9). The Area Plan also includes
a policy to ensure that all future development projects under the jurisdiction of the Area Plan will comply
with the provision of Government Code Section 65302(9) (protection from unreasonable risks associated
with the effects of seismic, geologic or flooding events or wildland fires , etc.) by preparing and
implementing an emergency preparedness and evacuation plan for each individual project and also
demonstrating consistency with the 2015 Update to the Placer Operational Area Eastside Emergency
Evacuation Plan. The following policies are included in Part 2 of the Area Plan:
•

•

Policy N-H-P-6. All new development projects within the Plan area shall prepare and implement an
emergency preparedness and evacuation plan consistent with Government Code Section 65302(g)
(protection from unreasonable risks associated with the effects of seismic, geologic or flooding
events or wild/and fires, etc.) and in the furtherance of the Placer Operation Area East Side
Emergency Evacuation Plan (Update 2015).
Policy N-H-P-7: The Placer Operational Area East Side Emergency Evacuation Plan, as updated
by the Board of Supervisors in 2015 is hereby incorporated by reference.

Community Character and Scale
As noted previously in this report, the Area Plan has involved a robust public outreach strategy, including the
formation of Area Plan Teams (citizen advisory groups) who helped to define a vision for the North Lake
Tahoe community and helped to shape the Area Plan. The intent of the Area Plan Teams' involvement was
to ensure that the Area Plan is reflective of their vision . To that end, most Area Plan Team members have
expressed satisfaction of how the Area Plan took shape and are pleased with the outcome of the final
documents. However, there are some Area Plan Team members that have expressed disappointment that
the Area Plan is not reflective of their vision as it relates to community character and scale. Specifically,
some team members are concerned with the Area Plan's allowance for increased heighUscale of buildings
within the Town Centers, particularly along the lakefront, noting that the heighUscale allowances are too high,
not consistent with their vision , and would impact community character and lake views within the Town
Centers.
The Area Plan is intended to implement the TRPA Regional Plan, which allows for up to 56 feet and fourstories within Town Centers as a way to incentivize environmentally beneficial redevelopment within Town
Centers and remove development off of sensitive lands outside of Town Centers. However, as required by
the TRPA Regional Plan, the Area Plan includes "core" and "transition" areas within Town Centers which are
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intended to protect community character by limiting height and scale within the transition areas or gateways
into the Town Centers to three-stories and allowing a more intense development pattern within the core areas
(four-stores). The Area Plan also includes a number of policies intended to protect visual and scenic
resources as quality-of-life amenities for residents and as a principle asset for the promotion of tourism and
recreation and to protect community character. In addition , the Area Plan includes an additional standard that
would require that all four-story buildings located between SR 28 or SR 89 and Lake Tahoe maintain 35
percent of the site as open view corridors to Lake Tahoe; and if existing development does not already
maintain 35 percent of the site as an open view corridor to the lake, then a redevelopment project would be
required to increase the width of open view corridors by at least ten percent. This requirement would help to
protect community character and lake views, given that it would reduce the potential for taller buildings to
degrade views of Lake Tahoe, and in some cases this would expand views to the lake.
CFA to TAU Conversion Program
As discussed previously in this report, the Area Plan includes a program that would allow for limited
conversion of commercial floor area (CFA) to tourist accommodation units (TAUs) . The Area Plan would
establish a pilot program for the limited conversion of CFA to TAUs for existing development (held by
property owners) and for the CFA supply held by Placer County. The conversion rate outlined in the
Area Plan is that 450 square feet of CFA is equal to one TAU . One limitation of this program is that it
would be capped so that only a certain number of TAUs could result from the conversion. The program
includes a provision that requires periodic monitoring and would allow for possible extension and
consideration of program adjustments. Initially the cap was established at 400 TAUs which was
reflective of an economic market study that was prepared as part of the Area Plan's Existing Conditions
Report, which found that additional lodging stock is needed to improve economic conditions within the
North Lake Tahoe community. Therefore, this program would offer a flexible mechanism for lodging
projects seeking to obtain TAUs. However, in response to stakeholder concerns noting that the 400 cap
is too high, the Area Plan has been revised to reduce the cap to 200. This would allow for the potential
of 90,000 square feet of CFA to be converted to TAUs.
Secondary Residential Unit Program
As outlined in the project description section of this report, the Area Plan includes a program to allow for
secondary residential units on parcels less than one acre in size (under the existing regulatory provisions in
the Basin, secondary residential units are only allowed on parcels over an acre in size). This program is
intended to serve as a TRPA-certified local governmental housing program. Per TRPA Code, property
owners would be required to obtain a residential unit allocation and development right to construct a
secondary residential unit. In addition, this program includes a provision that prohibits secondary residential
units to be used as tourist or vacation uses or be converted to TAUs. Initially, the Area Plan's secondary
residential unit program was aimed at allowing market rate units and included a provision that would only
allow units to be developed on parcels less than one acre that were located within one quarter mile from a
transit route or mixed use zone district.
After conducting a mapping exercise to understand how many parcels in the Basin would be gaining a right to
develop a secondary residential unit, staff found that application of the quarter mile provision would result in
potentially 12,139 private parcels, and parcel data indicates that there are 12,149 parcels under private
ownership and less than one acre. Therefore, there are only ten privately owned parcels within the Plan area
that were outside of the quarter mile provision and which would not gain a right to develop a secondary
residential unit. In response to this and in response to stakeholder input and several comments received on
the Draft EIR/EIS related to the need to increase affordable housing stock in the Basin, as well as comments
noting a desire for property owners to have an opportunity to access the TRPA bonus unit pool for a
residential unit allocation to construct a secondary residential unit, the Area Plan's secondary residential unit
program has been revised. Revisions include the elimination of the quarter mile provision , thereby allowing
secondary residential units on all parcels that are less than one acre in size. In addition, the Area Plan has
also been revised to require the secondary residential unit to be deed restricted to ensure affordability or
moderate income housing. Therefore, by modifying the Area Plan's secondary residential unit program , the
program would not only ensure the units are addressing affordable housing needs in the Tahoe Basin, it
would also allow property owners the opportunity to access the TRPA residential bonus unit pool. Per TPRA
code, with a TRPA-certified local government housing program , secondary residential units that are deed
15

45

restricted as affordable or moderate income housing can access the available residential bonus units
authorized by the TRPA Regional Plan instead of obtaining a residential unit allocation and development
right. A new provision has also been added to the secondary unit program which would require that the
program be evaluated every four years for efficacy, thereby providing an opportunity to make adjustments to
the program if necessary.
Kings Beach Mixed-Use Zoning and Shared Use Path
Recently, TRPA and Placer County have heard from a number of property owners within the Kings Beach
Town Center that own residential uses along the lake side of SR 28 who have expressed concern about the
establishment of Mixed-Use zoning within the Kings Beach Town Center. The comments assert that this
change would dramatically alter the character of the portion of the town center south of SR 28 and west of
Secline Street. Under the existing Kings Beach Community Plan, this area includes Special Area #2, "East
and West Entry Commercial Area" and Special Area #4, "Tourist Accommodation" which allow for a mix of
uses including commercial , tourist, and residential. In an effort to implement the TRPA Regional Plan land
use classification map which has classified these areas as Mixed Use, the Area Plan is proposing Mixed Use
zoning districts for these areas.
Although the western lakefront portion of Kings Beach has been developed predominantly for residential use,
the existing zoning under the Kings Beach Community Plan is broadly inclusive and characteristic of a MixedUse area and the Area Plan is largely carrying forward the existing allowable uses and regulatory provisions
for these areas. Furthermore, it is important to note that these areas are within the core area of the Kings
Beach Town Center and have been zoned to allow commercial and tourist uses since 1959.
In response to the Draft EIR/EIS comments and recent concerns raised regarding this issue, Placer County
and TRPA staff met with property owners to discuss the uses allowed under the existing regulatory provisions
and to discuss how the Area Plan is intended to implement the Regional Plan . Staff reviewed the existing
regulatory provisions in the King Beach Community Plan , as well as the proposed Area Plan, demonstrating
to these property owners how the Area Plan largely carries forward the existing regulatory provisions which
are reflective of the mix of uses found within the built environment in the Kings Beach Town Center. In an
effort to work with these property owners to seek a solution that would further protect the character of their
lakefront properties while also recognizing the intent of this area to serve as a Mixed Use district that
implements the TRPA Regional Plan , staff suggested the property owners consider a request for specific
modifications to the allowable uses. Staff offered to review their request and consider further refinements to
the allowable uses within these areas but noted that this would have had to occur prior to the November 4,
2016 release of the Area Plan. To date staff has not received such a request.
Many of the same Draft EIR/IES comments and property owners have also expressed opposition to the
Brockway Vista lakefront shared-use path . The Brockway Vista boardwalk is included as a component of the
Kings Beach Vision Plan, a vision plan that resulted from the Area Plan Team's visioning effort and which is
intended to inform the Area Plan. The boardwalk is illustrated at a conceptual level in the Kings Beach Vision
Plan . Although the Area Plan calls for the eventual construction of a boardwalk and includes the conceptual
location of the proposed boardwalk on Area Plan Figure 5-3, the alignment of the path has not been finalized .
The depiction of the alignment of the future Brockway Vista Boardwalk in the Area Plan is not intended to be
precise, nor does the Draft EIR/EIS analyze this path at a project level. The future construction of the
boardwalk would require future review of the alignment and independent project level analysis and
environmental review.
Tahoe City Lakeside Trail "Missing Link"
The County and TRPA also received multiple comments expressing concern regarding a planned trail
segment or "missing link" to the Lakeside Trail located in Tahoe City, connecting Commons Beach to the
Tahoe City Wye. This trail segment was part of the Tahoe City Mobility Plan , a plan prepared by Placer
County Department of Public Works and Facilities, which addressed pedestrian and bicycle mobility and
corridor gaps in Tahoe City and which is referenced in the Area Plan. The Mobility Plan explored various trail
alignments to connect the Lakeside trail where there is a missing link in this location, and after seeking public
input on such alignments, the Mobility Plan outlined a conceptual alignment along the lakeside which was
broadly supported. Accordingly, the June 2016 Public Review Draft Tahoe Basin Area Plan identified this
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alignment and location as the preferred alternative for a future trail connection . Draft EIR/EIS comments
expressed concern regarding the language used to describe the "preferred alternative" of the trail segment,
as well as the trail segment's depiction on Figures 5-3, 5-5, and 6-3 of the Area Plan, as well as the 'Tahoe
City Town Center Pedestrian and Shared Use Path Improvements" exhibit in Chapter 3 of the Area Plan
Implementing Regulations.
As with all planned pedestrian and bicycle trails, the intent of the Area Plan is to conceptually illustrate a future
planned trail. The Area Plan is not intended to precisely depict the alignment of the future Lakeside Trail
segment connecting Commons Beach to the Tahoe City Wye or circumscribe any future exercise of discretion
regarding such alignment. Future connection of this trail corridor and the choice of alignment would be an
independent project and require full , independent environmental review. However, to address comments
received related to the Lakeside Trail "missing link," the Area Plan has been revised to modify the Tahoe City
Mobility Plan language related to the Lakeside Trail found in Part 5 and Part 8 of the Area Plan, so that a
specific future alignment for the missing trail segment is not suggested. In addition , Figures 5-3, 5-5, and 6-3
of the Area Plan , as well as the "Tahoe City Town Center Pedestrian and Shared Use Path Improvements"
exhibit in Chapter 3 of the Area Plan Implementing Regulations have been modified to include arrows at each
end of the missing trail segment, such that a specific alignment is not illustrated. Any future planning effort to
implement this trail segment will be subject to project-level review and environmental analysis.
NORTH TAHOE REGIONAL ADVISORY COUNCIL
The Plan area is within the North Tahoe Regional Advisory Council (NTRAC) boundary. Since initiation of
the Tahoe Basin Area Plan work program, staff has provided regular updates to the NTRAC on the
development of the Plan. When formulating the public outreach strategy and Area Plan Teams, staff met
early on with the NTRAC in an effort to solicit participation from community members. Staff also presented to
the NTRAC at various stages to seek input on document preparation, including the Existing Conditions
Report, the King Beach Vision Plan, the Tahoe City Vision Options Report, various drafts of the Area Plan
and Area Plan Implementing Regulations, as well as the NOP for the Draft EIR/EIS and the Draft EIR/EIS.
Staff also presented the Area Plan to the NTRAC at their November 10, 2016 meeting where staff requested
the NTRAC to provide a recommendation on the Area Plan to the Planning Commission . At the meeting,
staff provided a summary of the Area Plan and the Final EIR/EIS, and the NTRAC members expressed that
they were pleased to see how the County, TRPA, and the EIR/EIS consultants had responded to the
comments on the Draft EIR/EIS. The NTRAC voted unanimously in support of the Area Plan (7:0:0:0).
PLANNING COMMISSION HEARING
On November 17, 2016, the Planning Commission conducted a public hearing to consider adoption of the
Area Plan. After hearing from County Staff and the EIR/EIS Consultant, and considering public testimony
from approximately 21 individuals, the Planning Commission took action to recommend to the Board of
Supervisors certification of the Tahoe Basin Area Plan and Tahoe City Lodge EIR/EIS , voting 6:0:1:0, with
Commissioner Johnson absent. The Commission also took action to recommend to the Board of
Supervisors approval of the Tahoe Basin Area Plan , voting 5:1:1:0, with Commission Moss opposed and
Commissioner Johnson absent, and to recommend to the Board of Supervisors approval of the Tahoe
Basin Area Plan Implementing Regulations and zoning , voting 6:0:1:0, with Commissioner Johnson
absent. Commissioner Moss' vote not to recommend approval of the Area Plan policy document was
based on his opposition to the deed restriction requirement in the Area Plan's secondary residential unit
program. Commissioner Sevinson stated that he supported the provision to evaluate the secondary
residential unit program every four years, noting that after evaluating the program , the requirement for a
deed restriction for affordability could be adjusted if necessary.

The Planning Commission considered and included in their recommendations for approval the following
errata and directed staff to add a provision to the secondary residential unit program of the Area Plan to
require a four-year review of the program after adoption :
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Tahoe Basin Area Plan and Tahoe City Lodge EIR:
•

Mitigation Measure 10-1 c: Payment of traffic mitigation fees to Placer County
The EIR text and MMRP have been revised to clarify that traffic mitigation fees paid by projects
within the Tahoe Basin will be applied towards local area improvements within the Tahoe Region
benefit district.

Tahoe Basin Area Plan Policy Document:
•
•
•
•

Tahoe
•
•
•

Correction to Page 3.
Corrections to Pages 64-66
Add to Section 4.4 a requirement for review of the secondary residential unit program four years
after adoption (Page 90)
Policies T-P-38 and T-P-39 related to additional mobility strategies and vehicle trip measurement
have been added to the policy document (Page 131).
Basin Area Plan Implementing Regulations
Correction to Page 3
Correction to Page 316
Add to Section 3.01 a requirement for a review of the secondary residential unit program four
years after adoption (Page 265).

These revisions are included in the following recommendations.
RECOMMENDATION
Staff forwards the Planning Commission's recommendations to the Board of Supervisors for approval of the
following actions:

1)

2)

Adopt a resolution to certify the Final Environmental Impact Report (SCH# 2014072039), and
Errata prepared pursuant to the California Environmental Quality Act, and adopt the Findings of
Fact and Statement of Overriding Considerations and Mitigation Monitoring Reporting Program
and Errata supported by the findings set forth in said resolution and exhibits (Attachment B and
Exhibits A-D) and the following statements;
a.

The 2016 Placer County Tahoe Basin Area Plan and Tahoe City Lodge Project Final
Environmental Impact Report has been prepared as required by law and in accordance with
all requirements of CEQA and the CEQA Guidelines and the document as adopted reflects
the independent judgment and analysis of Placer County, which has exercised overall control
and direction of the preparation of the Environmental Impact Report.

b.

The custodian of records for the Ta hoe Basin Area Plan is the Placer County Planning
Director, 3091 County Center Drive, Suite 140, Auburn , CA 95603.

Adopt a resolution to approve the Tahoe Basin Area Plan and Errata supported by the findings
set forth in said resolution (Attachment C and Exhibits A-C) and the following findings;
a.

The Tahoe Basin Area Plan is consistent with the Placer County General Plan.

b.

The proposed Tahoe Basin Area Plan is in compliance with Government Code Section 65300.

c.

The Tahoe Basin Area Plan is not within the area of any airport land use plan.
Note: If this resolution is approved , upon its effective date the Tahoe Basin Area Plan the
Area Plan and Area Plan Land Use Diagrams shall supersede and replace the following in
their entirety:
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West Shore General Plan
Tahoe City Area General Plan
North Tahoe Area General Plan
Tahoe City Community Plan
Carnelian Bay Community Plan
Tahoe Vista Community Plan
Kings Beach Community Plan
Kings Beach Industrial Community Plan
California North Stateline Community Plan
51 Plan Area Statements adopted for Placer County
Placer County Standards and Guidelines for Signage, Parking and Design
3)

Adopt an ordinance to approve the Tahoe Basin Area Plan Implementing Regulations and
Errata and amend Placer County Code Chapter 17, Articles 17.02 , 17.56 and Appendices B, C,
D, AND F supported by the findings in said ordinance (Attachment D and Exhibits A-B) and
incorporating the findings set forth in Section 2.
Note: If the ordinance is adopted , upon the effective date, the Placer County Tahoe Basin Area
Plan Implementing Regulations and Amendments to Placer County Code Chapter 17 will
replace the cited County Code provisions and the following in its entirety:
Placer County Standards and Guidelines for Signage, Parking and Design

4)

Adopt an ordinance to rezone properties within the Tahoe Basin Area Plan (Attachment E)
supported by the findings set forth in said ordinance (Attachment E and Exhibit A).

A TIACHMENTS:
Attachment A: Vicinity Map
Attachment B: Resolution to certify the Final Environmental Impact Report (SCH# 2014072039)
Exhibit A:
Draft EIR/EIS and Final EIR/EIS (under separate cover) , and Errata to EIR
Exhibit B:
Findings of Fact and Statement of Overriding Considerations
Exhibit C:
Mitigation Monitoring Reporting Program
Exhibit D:
Errata to Mitigation Monitoring Reporting Program
Attachment C: Resolution to approve the Tahoe Basin Area Plan
Exhibit A:
Tahoe Basin Area Plan Policy Document (under separate cover)
Exhibit B:
Tahoe Basin Area Plan Land Use Diagram (Figure 4-5) , Kings Beach Land
Use Diagram (Figure 4-6) , Tahoe City Land Use Diagram (Figure 4-7)
Exhibit C:
Errata to Policy Document
Attachment D: Ordinance to approve the Tahoe Basin Area Plan Implementing Regulations and amend
Placer County Code Chapter 17, Articles 17.02 , 17.56 and Appendices B, C, D, AND F
Exhibit A:
Tahoe Basin Area Plan Implementing Regulations (under separate cover)
Exhibit B:
Errata to Implementing Regulations Document
Attachment E: Ordinance to rezone properties within the Tahoe Basin Area Plan
Tahoe Basin Area Plan Zoning Map
Exhibit A:
OTHER ATTACHMENTS PROVIDED UNDER SEPARATE COVER:
• Final Draft Tahoe Basin Area Plan (November 2016)
• Final Draft Tahoe Basin Area Plan Implementing Regulations (November 2016)
• Draft EIR/EIS for Tahoe Basin Area Plan & Tahoe City Lodge Project (June 2016)
• Final EIR for Tahoe Basin Area Plan & Tahoe City Lodge Project (November 2016)
• Public Correspondence
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cc:

David Boesch, County Executive Officer
Jennifer Merchant, Tahoe County Executive Office
Dave Defanti, County Executive Office
Steve Pedretti, CORA Director
Paul Thompson , Assistant CORA Director
Shawna Brekke-Read, Tahoe CORA
E.J . lvaldi, Deputy Planning Director
Peter Kraatz, Ta hoe DPWF
Steve Buelna, Tahoe Planning Services
Stephanie Holloway, DPWF
Rebecca Taber, ESD
Rick Eiri, ESD
Environmental Health Services
Air Pollution Control District
Andy Fisher, Parks Department
Gerald Cardin , County Counsel
Karin Schwab, Senior Deputy County Counsel
Lucia Maloney, TRPA
Tiffany Goode, TRPA
Nanette Hansel, Ascent Environmental
Adam Lewandowski , Ascent Environmental
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ATTACHMENT B

Before the Board of Supervisors
County of Placer, State of California
In the matter of: A RESOLUTION CERTIFYING
THE FINAL ENVIRONMENTAL IMPACT REPORT
AND ERRATA FOR THE PLACER COUNTY
TAHOE BASIN AREA PLAN AND
TAHOE CITY LODGE PROJECT AND
RELATED ENTITLEMENTS; ADOPTING
FINDINGS OF FACT AND A STATEMENT OF
OVERRIDING CONSIDERATIONS; AND A
MITIGATION MONITORING AND REPORTING
PROGRAM AND ERRATA.

Resolution No. - - - - -

The following Resolution was duly passed by the Board of Supervisors of the County of Placer
at a regular meeting held _ _ _ _ _ _ _ _ _ _ _ _ , by the following vote on roll call:

Ayes:
Noes:
Absent:

Signed and approved by me after its passage.
Chair, Board of Supervisors

Attest:

Clerk of said Board

WHEREAS , the County of Placer ("County") acting as co-lead agency pursuant to the California
Environmental Quality Act (Public Resources Code sections 21000 et seq .) ("CEQA") and the
Tahoe Regional Planning Agency ("TRPA") acting as co-lead agency pursuant to Tahoe
Regional Planning Compact (Public Law 96-551 , 1980 revision (the "Compact"), Code of
Ordinances and Rules of Procedure (''TRPA Compact and Code") prepared an environmental
impact report/environmental impact statement ("EIR/EIS") for the "Placer County Tahoe Basin
Area Plan and Tahoe City Lodge Project" (SCH# 2014072039).
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WHEREAS, for purposes of the County acting as lead agency pursuant to CEQA, the EIR
analyzed the following :
1. Placer County Tahoe Basin Area Plan (Policy and Implementing Regulations) , ("Area
Plan");
2. Area Plan Zoning Implementation;
3. Tahoe City Lodge Project requests:
a. Conditional Use Permit
b. Variance
c.

Design Site Review Agreement

d. Improvement Plans
e. Building Permit
f.

Vesting Tentative Map and Merge

g. Voluntary Merger (if one lot map has not been recorded)
(Hereinafter collectively referred to as "Project" or "Project Approvals".)
,

WHEREAS , the Project Approvals constitute a "Project" for purposes of CEQA and CEQA
Guidelines section 15378 and these determinations of the Placer County Board of Supervisors
("Board")
WHEREAS , a notice of preparation for the Project was issued on July 16, 2014. The notice of
preparation was subsequently revised and reissued on June 3, 2015 and circulated for 61 days
through and including August 3! 2015.
WHEREAS , on June 15, 2016, the County and TRPA released the draft EIR/EIS that was
prepared for the Project under the direction of the County and TRPA.
WHEREAS , the draft EIR/EIS was made available for public comment in accordance with
CEQA and the TRPA Compact and Code from June 15, 2016 through August 15, 2016.
WHEREAS , the County and TRPA received written and oral comments on the draft EIR/EIS, in
response to which the County and TRPA prepared and released a Final Environmental Impact
Report/Environmental Impact Statement on November 4, 2016, (the "FEI R/FEIS", sometimes
referred to separately as "FEIR" and "FEIS").
WHEREAS , the County as lead agency under CEQA brought forward the FEIR and Errata to
the County Planning Commission for consideration at a duly noticed public hearing on
November 17, 2016 during which hearing the Planning Commission considered the Final EIR
and Errata and written and oral testimony on the same.
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WHEREAS , at the conclusion of the public hearing the Plann ing Commission recommended
certification of the FEIR and Errata , together with a recommendation of adoption of the Findings
of Fact and Statement of Overriding Considerations and the Mitigation Monitoring and Reporting
Program and Errata.
WHEREAS , the Board gave full and legal notice of a public hearing to consider and act upon
the Project Approvals and the FEIR and Errata, which was held on
, 2016.
WHEREAS , the Board has duly considered the FEI R and Errata for the Project, which consists
of the DEIR and the Final EIR, Errata, the appendices thereto, the comments of the public, both
oral and written , and all written materials in the administrative record connected therewith .
BE IT RESOLVED by the Board of Supervisors, County of Placer, State of California :
(1) The FEIR and Errata (Exhibit A) has been prepared in accordance with all
requirements of CEQA and the Guidelines.
(2) The FEIR and Errata was presented to and reviewed by the Board. The FEIR and
Errata was prepared under supervision by the County and reflects the independent judgment of
the County. The Board bases its findings on such review and other substantial evidence in the
record .
(3) The Board hereby certifies the FEIR and Errata as complete, adequate and in full
compliance with CEQA and considers such certification as a basis for considering and acting
upon the Project Approvals and exercising its independent judgment.
(4) The Clerk of the Board is the custodian of record of the FEIR and Errata.
(5) The Board has considered and hereby adopts the "Findings of Fact" as set forth in
Exhibit B, attached hereto and incorporated herein by reference .
(6) The Board hereby adopts the Mitigation Monitoring and Reporting Plan ("MMRP")
and Errata prepared for the Project Approvals and as set forth in Exhibits C and D and
incorporated herein by reference. All mitigation measures proposed in the FEIR and Errata
shall be implemented, and the MMRP and Errata will implement all mitigation measures
adopted with respect to the Project pursuant to all of the Project Approvals. The MMRP and
Errata are hereby incorporated into the Project and thereby becomes part of and limitations
upon the entitlements conferred by the Project Approvals.
BE IT FURTHER RESOLVED that notwithstanding the imposition of the mitigation measures in
the MMRP as set forth above , not all significant impacts of the Project have been reduced to a
level of insignificance or eliminated by changes in the proposed Project. The Board of
Supervisors finds that the Project will bring substantial benefits to the County and that the Plan's
benefits outweigh the Project's significant unmitigated adverse impacts and pursuant to CEQA
Guidelines section 15093 adopts and makes the Statement of Overriding Considerations as set
forth in Exhibit B, attached hereto and incorporated herein by reference, to explain why the
Project's benefits override its unavoidable impacts. Having carefully considered the Project, its
impacts and the foregoing benefits, the Board of Supervisors finds , in light of the important
social, economic and other benefits that the Project will bring as set forth in the Statement of
Overriding Considerations, the adverse environmental impacts of the Project that are not fully
mitigated are acceptable.
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BE IT FURTHER RESOLVED that the Planning Services Division is directed to file a Notice of
Determination with the County Clerk within five (5) working days in accordance with Public
Resources Code section 21152(a) and CEQA Guidelines section 15094.
Exhibit A:
• Draft Environmental Impact ReporUEnvironmental Impact Statement ("EIR/EIS") for the
"Placer County Tahoe Basin Area Plan and Tahoe City Lodge Project" and Appendices
(SCH# 2014072039).
•

Final Environmental Impact ReporUEnvironmental Impact Statement ("EIR/EIS") for the
"Placer County Tahoe Basin Area Plan and Tahoe City Lodge Project" and Appendices
(SCH# 2014072039).

NOTE: The above documents are on file with the Community Development
Resources Agency and Placer County Clerk of the Board.
•

ERRATA to Final Environmental Impact ReporUEnvironmental Impact Statement
("EIR/EIS") for the "Placer County Tahoe Basin Area Plan and Tahoe City Lodge
Project" and Appendices (SCH# 2014072039).

Exhibit B:
• Findings of Fact and Statement of Overriding Considerations
Exhibit C:
• Mitigation Monitoring and Reporting Plan
Exhibit D:
• Errata to Mitigation Monitoring and Reporting Plan
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EXHIBIT A
COUNTY OF PLACER
Community Development Resource Agency
Steve Pedretti
Agency Director

TAHOE BASIN AREA PLAN AND
TAHOE CITY LODGE PROJECT EIR/EIS
(SCH NO. 2014072039)
, Errata
The following changes revise Mitigation Measure 10-1c contained in the Tahoe
Basin Area Plan and Tahoe City Lodge Project Final EIR/EIS , Page 10-31 :

Mitigation Measure 10-1c: Payment of traffic mitigation fees to Placer County
Prior to issuance of any Placer County Building Permits, projects with the Area plan
shall be subject required to the payment of established pay established Placer County
traffic impact fees, subject to the Countywide Traffic Limitation Zone: Article 15.28.010,
Placer County Code, to the Department of Public Works and Facilities that are in effect
in this area , pursuant to applicable County Ordinances and Resolutions. in the Tahoe
Region benefit district at the time of payment. The County will hold traffic impact fees in
an interest-bearing trust fund, maintained exclusively for each district. and shall be
identified by the name of that district. These district trust funds and interest earned by
each of these district trust funds shall be used solely for improvements included in the
Placer County capital improvement program for each respective district. Upon receipt by
Placer County, fees collected shall be segregated and deposited in the several district
trust funds by the Department of Public Works and Facilities until use of the fees,
consistent with County Code 15.28.030.D, is initiated . Traffic mitigation fees shall be
required and shall be paid to the Placer County Department of Public '."lorks and
Facilities subject to the Countywide Traffic Limitation Zone: Article 15.28.010, Placer
County Code. The fees will be calculated using the information supplied . If the use or
the square footage changes , then the fees will change. The actual fees paid will be
those in effect at the time the payment occurs.

AUBURN OFFICE - 3091 Cou nty Center Dr. Ste 160 I Auburn, California 95603 I (530) 745-3010 I Fax (530) 745-3058
TAHOE OFFICE - 775 North Lake Blvd - P.O. Box 5036, Californ ia 96145 / Tahoe City, Californi a 956145 / (530) 581-6200 I Fax (530) 581 -6204
Web Site Address : http://www.placer.ca.gov
Email: building@placer.ca.gov
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EXHIBIT B
CEQA FINDINGS OF FACT
and
STATEMENT OF OVERRIDING CONSIDERATIONS
OF THE PLACER COUNTY BOARD OF SUPERVISORS
for the
PLACER COUNTY TAHOE BASIN AREA PLAN AND TAHOE CITY LODGE
ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL IMPACT STATEMENT
December 6, 2016
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I.

INTRODUCTION

On November 4, 2016, the final environmental impact report (EIR)/environmental impact statement (EIS)
prepared on behalf of Placer County (County) and the Tahoe Regional Planning Agency (TRPA) was
released. Pursuant to Public Resources Code Section 21081, the County, acting through its Board of
Supervisors, adopts the following findings for the Placer County Tahoe Basin Area Plan and Tahoe City
Lodge (the Project) in accordance with the California Environmental Quality Act (CEQA) (Pub.
Resources Code, § 21000 et seq.) and the CEQA Guidelines (Cal. Code Regs., tit. 14, § 15000 et seq.).
TRPA will adopt separate findings in accordance with the Tahoe Regional Planning Compact (Public
Law 96-551), Rules of Procedure, and Code of Ordinances.
This document is organized as follows:
Section I provides an introduction to these findings.
Section II provides a description of the project proposed for adoption, the approval actions to be taken,
and the location of records.
Section III describes the environmental review process for the project, including public scoping.
Section IV identifies the Record of Proceedings for this matter, including the administrative record upon
which the County' s approval of the project is based.
Section V provides general guidance regarding the County' s adoption of these findings.
Section VI provides the County' s findings with respect to the project's potentially significant impacts.
Attachment "A" to these findings is a table setting forth each mitigation measure for significant impacts
adopted by the County in connection with its approval of the project. Attachment A includes the full text
of each mitigation measure adopted by the County. The mitigation measures that are identified as adopted
in Attachment A are hereby adopted by the County. Section VI also addresses mitigation measures and
project modifications proposed by commenters, and the County' s findings with respect to these proposals.
Section VII adopts and incorporates the Mitigation Monitoring and Reporting Program (MMRP) for the
mitigation measures that have been proposed for adoption. A copy of the MMRP is attached as Section 4
to the Final EIR/EIS. In adopting these findings, the County hereby adopts and commits to implement the
MMRP. The measures set forth in the MMRP represent binding commitments with which the project
applicant must comply.
Section VIII sets forth the County's findings with respect to recirculation of the Draft EIR/EIS. Although
formal findings are not required with respect to determinations whether to recirculate a draft EIR, the
County nevertheless adopts these findings to provide information regarding how the County reached its
conclusions with respect to recirculation. These findings are adopted pursuant to CEQA Guidelines
Section 15088.5.
Section IX sets forth the County' s findings with respect to alternatives to the project. These findings are
adopted pursuant to Public Resources Code Sections 21002 and 21081 , subdivision (a)(3).
Section X sets forth the County's "statement of overriding considerations" concerning the project. These
findings are adopted pursuant to Public Resources Code Section 21081 , subdivision (b ).
The findings and determinations contained herein are based on the competent and substantial evidence,
both oral and written, contained in the entire record relating to the project and the EIR/EIS. The findings
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and determinations constitute the independent findings and determinations by the Placer County Board of
Supervisors in all respects and are fully and completely supported by substantial evidence in the record as
a whole.
Although the findings below identify specific pages within the Draft EIR/EIS and Final EIR/EIS in
support of various conclusions reached below, the Board of Supervisors incorporates by reference and
adopts as its own, the reasoning set forth in both environmental documents, and thus relies on that
reasoning, even where not specifically mentioned or cited below, in reaching the conclusions set forth
below, except where additional evidence is specifically mentioned. This is especially true with respect to
the County's approval of the mitigation measures recommended in the Final EIR/EIS, and the reasoning
set forth in responses to comments in the Final EIR/EIS. The County further intends that if these findings
fail to cross-reference or incorporate by reference any other part of these findings, any finding required or
permitted to be made by the County with respect to any particular subject matter of the project must be
deemed made if it appears in any portion of these findings or findings elsewhere in the record.
Like the EIR/EIS itself, these findings use a number of acronyms. To make the findings easier to follow,
key acronyms are defined at the end of this document. Although the findings define most such acronyms
the first time they are introduced, the listing of acronyms is also provided as a means of identifying such
terms. Where terms are defined in the body of these findings in a manner that differs from the list of
acronyms at the end of these findings, the definition in the body of these findings shall prevail.
These Findings, along with the Statement of Overriding Considerations set forth in Section X, the table of
findings set forth in Attachment A, and the Mitigation Monitoring and Reporting Program ("MMRP") set
forth at chapter 4 to the Final EIR/EIS and presented to the Board for purposes of certification of the EIR,
are made with respect to the project approvals for the project and state the findings of the Board of
Supervisors relating to the potentially significant environmental effects of the project in accordance with
the project approvals. The following Findings, along with the Statement of Overriding Considerations,
and Mitigation Monitoring and Reporting Program are hereby adopted by the Board of Supervisors as
required by the California Environmental Quality Act, Public Resources Code Sections 21002, 21081 ,
21081.5 and 21081.6, and CEQA Guidelines Sections 15091 through 15093.

II.

PROJECT DESCRIPTION

Placer County and TRP A are jointly proposing to adopt the Placer County Tahoe Basin Area Plan (Area
Plan), which addresses the portion of Placer County located within the Tahoe Basin, including portions of
the north and west shores of Lake Tahoe.
With adoption of the Lake Tahoe Regional Plan in December 2012, TRPA created a new planning
instrument, the area plan. Unlike plan area statements (PASs) and community plans, which describe
allowable land uses for specific areas in the Tahoe Basin, area plans allow local governments and
regulatory agencies to implement the Regional Plan at a smaller scale and with greater flexibility,
allowing TRPA to focus on issues of regional environmental significance. Under the new planning
system, multiple requirements-TRPA, local, state, and federal are addressed in a coordinated fashion
through the Regional Plan and area plans. The result is greater planning and permitting efficiency, while
retaining essential oversight by TRP A of large-scale projects and projects in more sensitive Tahoe Basin
environments.
The proposed Area Plan was prepared and initiated by Placer County as an update to its land use
regulations in the Tahoe Basin. Placer County began soliciting public input for the development of the
Area Plan in May of 2012, and facilitated a series of information meetings, public workshops, and
focused working group sessions. Stakeholders included private residents, businesses, community and
advocacy organizations, and local agencies. The Area Plan also incorporated the Tahoe City and Kings
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Beach Town Center visioning documents, which were developed in 2012 and 2013 through a separate
public process in anticipation of the Area Plan. Through this multi-year process, the Area Plan was
revised numerous times to reflect the opportunity for both economic redevelopment incentive and
environmental restoration. The Area Plan as proposed, is intended to implement and achieve the
environmental improvement and redevelopment goals of the Lake Tahoe Regional Plan and the
TRPA!Tahoe Metropolitan Planning Organization (TMPO) Regional Transportation Plan/Sustainable
Communities Strategy (RTP/SCS). The Area Plan would also satisfy California's comprehensive longterm general plan requirements, and would serve as the General Plan for the Tahoe Basin portion of
Placer County (California Government Code Section 65300 et seq.). Adoption of the Area Plan would
supersede the following general plans, community plans, PASs, and related planning documents adopted
to implement the 1987 Regional Plan, and relevant sections of the Placer County Zoning Ordinance:
~

West Shore General Plan;

~

Tahoe City Area General Plan;

~

North Tahoe Area General Plan;

~

Tahoe City Community Plan;

~

Carnelian Bay Community Plan;

~

Tahoe Vista Community Plan;

~

Kings Beach Community Plan;

~

Kings Beach Industrial Community Plan;

~

California North Stateline Community Plan;

~

51 PASs adopted for Placer County;

~

Placer County Standards & Guidelines for Signage, Parking and Design; and

~

Placer County Zoning Ordinance, Sections 17.02.050(0) and 17.56.202, and Appendices B, C, D,
and F.

The proposed Area Plan largely carries forward the details of these existing documents into a single
consolidated Area Plan; proposed changes are primarily focused within the TRPA-designated town
centers in Tahoe City and Kings Beach.
The proposed Area Plan contemplates one near-term redevelopment project, the Tahoe City Lodge, and
one environmental redevelopment design concept, the Kings Beach Center, both identified as initial
opportunities to incentivize and facilitate redevelop)Tient in these areas. The Tahoe City Lodge is
proposed by a private developer, Kila Tahoe LLC, and would redevelop an existing commercial complex
into a 118-unit lodge with a mix of hotel rooms and 1- and 2-bedroom suites, hotel amenities, and
parking. The project would also include redevelopment of the existing clubhouse building in a new
location and new shared-use parking at the Tahoe City Golf Course. The Kings Beach Center is a
conceptual mixed-use redevelopment design on parcels owned by Placer County. (Draft EIR/EIS, p. 1-1
to 1-2.)

A. Project Location
The Area Plan would become a component of the Regional Plan and the Placer County General Plan. The
Plan area includes the portions of Placer County located within the Regional Plan area, including the
North and West Shores of Lake Tahoe. The Area Plan encompasses 46, 1.62 acres (72.1 square miles) and
had 9,716 full-time residents according to the 2010 U.S. Census. The boundaries are the El Dorado
County line to the south, the Nevada state line to the east, and the Sierra Nevada to the north and west.
Pa e 4
Placer County Tahoe Basin Area Plan and Tahoe City Lodge
Placer County Board ofSupervisors

Findings of Fact and
Statement of Overriding Considerations
60

The communities of Kings Beach/North Stateline and Tahoe City account for more than 60 percent of the
permanent population. Other communities include Carnelian Bay, Dollar Point, Sunnyside, Homewood,
Tahoe Vista, and Tahoma.
The Kings Beach Center design concept is located within the heart of the Kings Beach Town Center. The
site is located between Fox Street and Coon Street and is located adjacent to the mountain side of SR 28
and along both sides of Salmon Street. The Kings Beach Center design concept includes properties owned
by Placer County, and with the following Assessor's Parcel Numbers (APNs):
~

090-126-020

~

090-126-040

~

090-13 3-009

~

090-126-021

~

090-133-003

~

090-133-011

~

090-126-022

~

090-133-005

~

090-133-015

~

090-126-024

~

090-133-006

~

090-133-016

~

090-126-025

~

090-133-007

~

090-133-019

~

090-126-039

~

090-133-008

~

090-133-021

The Tahoe City Lodge, located east of the intersection of SR 28 and SR 89 near the western gateway to
Tahoe City. The site is located within the Tahoe City Town Center at 255 and 265 North Lake Boulevard
(SR 28). The lodge site includes APNs 094-070-001 and -002 owned by Kila Tahoe, LLC. The project
site also includes two existing easements on adjacent properties (one from the Tahoe City Golf Course
and one from the parcel to the west of the project site). (Draft EIR/EIS, p. 3-3.)

B. Project Overview
Placer County is initiating an update to its land use regulations that apply in the Lake Tahoe Basin. The
proposed Placer County Tahoe Basin Area Plan (Area Plan) would update the existing community plans,
general plans, PASs, maps, and regulations in the Placer County portion of the Tahoe Basin developed to
implement the 1987 Lake Tahoe Regional Plan adopted by TRP A.
The proposed Area Plan is intended to implement and achieve the environmental improvement and
redevelopment goals of the 2012 Regional Plan and the TRP A/TMPO RTP/SCS. The Area Plan would
also serve as the General Plan for the Tahoe Basin portion of Placer County (California Government Code
Section 65300).
A key objective of the Regional Plan is to focus redevelopment within town centers. To achieve this goal,
the 2012 Regional Plan provides incentives to encourage such redevelopment within town centers, in
exchange for providing environmental benefits such as improved stormwater controls, public transit
facilities, stream environment zone (SEZ) restoration, and the like. These incentives include allowing
increased density and height. The Regional Plan provides that these incentives will be implemented
through the adoption of area plans by localjurisdictions and TRPA.
In accordance with Regional Plan objectives, the proposed Area Plan emphasizes redevelopment within
the Kings Beach and Tahoe City Town Centers. These town centers include sites that provide particular
opportunities for "environmental redevelopment" and revitalization. Environmental redevelopment is a
term used to describe redevelopment that also aims to achieve environmental threshold gain. Two sites
specifically, one each within the Kings Beach and Tahoe City Town Centers, were identified as
"opportunity sites" in the Area Plan, and were the subjects of additional design and planning. The Tahoe
City Lodge and the Kings Beach Center design concept provide specific examples of implementation of
Area Plan provisions to achieve projects that reflect the region's planning and environmental goals. By
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virtue of their more detailed development, albeit to varying degrees, they allow a more thorough
environmental review that provides the public and decision-makers with examples of the likely effects of
Area Plan development and design standards.
The proposed Tahoe City Lodge includes a proposal to redevelop an existing commercial complex into a
118-unit lodge resort with building heights ranging from two to four stories. The main lodge building
fronting SR 28 would be three stories tall with rooftop amenities. In addition to tourist units, the lodge
buildings would include a ground-floor restaurant and lobby area, and a rooftop terrace with a swimming
pool and bar. The project also involves improvements on the Tahoe City Golf Course that include golf
course enhancements, clubhouse expansion and relocation, shared-use parking, and SEZ restoration. The
project site, excluding the SEZ restoration area, is about 3.9 acres. The restoration components include
restoration of 1.7 acres of impaired SEZ lands. (Draft EIR/EIS, pp. 2-1 to 2-2.)

C. Project Objectives
The process of selecting alternatives begins with establishing project objectives. Placer County, TRPA,
and the Tahoe City Lodge project applicant are undertaking the proposed Area Plan and Tahoe City
Lodge projects for a variety of reasons, many interrelated. The project objectives of the lead agencies and
Tahoe City Lodge project applicant are described below.

i.

Placer County Tahoe Basin Area Plan - Project Objectives

The objectives of the Placer County Tahoe Basin Area Plan, as stated by Placer County and TRPA, are as
follows:
);>

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

);>

use the Placer County Tahoe Basin Area Plan to guide development decisions and to promote
public health, safety, welfare, and aesthetics of the Tahoe Basin portion of Placer County;

);>

revise the county's planning documents in the Tahoe Basin to modernize its planning goals,
policies, standards, and guidelines and to create documents that are user-friendly and easy to
navigate;

);>

eliminate regulatory barriers for land owners to facilitate environmental redevelopment;

);>

preserve environmentally sensitive areas and corridors while improving recreational opportunities
and public access to the lake;

);>

allow for redevelopment to create higher and better uses within the Kings Beach and Tahoe City
Town Centers, with an emphasis on mixed-use and pedestrian-oriented uses to foster
revitalization;

);>

encourage mixed-use development in designated areas to allow people to live, work, and play in
close proximity while minimizing conflicts between land uses;

);>

protect the visual character of the communities and scenic resources within the Tahoe Basin;

);>

encourage a range of housing types in close proximity to employment centers to reduce vehicle
miles traveled and provide for related environmental benefits;

);>

incorporate low-impact development principles into the county's planning documents in the
Tahoe Basin to improve environmental conditions, including water quality;
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);;, enhance all modes of transportation and mobility within the Plan area and connectivity to
surrounding land uses; and
);;, emphasize redevelopment efforts through investment in opportunity sites within the town centers
as a means to remove development from sensitive lands.

ii.

Tahoe City Lodge Objectives

The objectives for the Tahoe City Lodge project, as stated by the project applicant, are to:
);;, Act as a project that will work as a major step forward towards eliminating blight in Tahoe City
that currently has adverse impacts on the scenic quality of the area;
);;, create a project design that is sensitive to scale and massing and that improves the scenic quality
of the project area and Tahoe City in general;
);;, eliminate a portion of the built environment that has an adverse impact on water quality in the
Tahoe Basin;
);;, enhance the community character of Tahoe City;
);;, develop high quality tourist accommodations and tourist amenities in the town center;
);;, create a project that substantially contributes to Threshold Attainment as envisioned by the
Regional Plan;
);;,

in collaboration with Placer County and TRPA, create a project that develops an improved and
more efficient entitlement process leading to increased interest in environmental redevelopment
in the Tahoe Basin portion of Placer County;

);;, demonstrate the potential for economic revitalization of Tahoe City;
);;, provide new jobs, increased property and Transit Occupancy Taxes, and other positive economic
impacts on the local and surrounding communities;
);;, create a project with connections to pedestrian, bicycle, and multimodal transportation
opportunities;
);;, enhance circulation and improve pedestrian safety and traffic flow, especially with respect to the
Tahoe City Golf Course;
);;,

build an energy efficient and environmentally sensitive project using Green Building Design
methods and features in addition to operating the facility according to green hotel standards;

>-

reduce impervious surfaces and improve water quality, including the capture of fine sediment;

);;, connect the project site to locally accessible recreation opportunities via bicycle and pedestrian
pathways;
);;, minimize vehicle miles traveled;

>-

enhance the visitor and local resident experience;

);;, contribute to enhanced recreational facilities available to users of the Tahoe City Golf Course;
);;, provide mechanisms for restoration of sensitive lands, both in and outside of the town center; and
);;, promote the transfer of development out of SEZ lands into the downtown center of Tahoe City
through the transfer of tourist accommodation units (TA Us) and restoration of lands where the
TAUs came from.
(DraftEIR/EIS, pp. 3-3, 3-6, and 3-7.)
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D. Discretionary Approvals
i.

Placer County Tahoe Basin Area Plan

Following certification of the EIR/EIS, the Placer County Board of Supervisors will consider
environmental and other information, and select the alternative to approve as the Area Plan. TRPA will
consider Area Plan approval following decision by Placer County.
This EIR/EIS provides information relevant to compliance with the TRPA Code requirements for
attainment of the environmental threshold carrying capacities (thresholds). In the case of the proposed
Area Plan, the plan is intended to assist in attainment of thresholds and mitigation of existing adverse
conditions. As mandated by the Code, TRP A may not approve a project if it would contribute to exceed
of any of the nine TRPA threshold standards. If a project would cause a threshold to be exceeded,
mitigation must be adopted to reduce the impact and maintain the threshold. Pursuant to Chapter 4 of the
TRPA Code, written findings regarding the disposition of all significant environmental impacts and
associated mitigation measures, supported by substantial evidence in the record, must be prepared and
adopted prior to final approval. Findings for the Area Plan will be prepared subsequent to completion of
the Final EIS and considered by the TRP A Governing Board in its approval process.
In accordance with Section 15168 of the State CEQA Guidelines, a program EIR may be prepared on a
series of actions that can be characterized as one large project and are related to, among other things, the
issuance of general criteria to govern the conduct of a continuing program or individual activities carried
out under the same authorizing statutory or regulatory authority and having generally similar
environmental effects that can be mitigated in similar ways. The proposed Area Plan meets these criteria
for use of a program EIR.
In accordance with Section 15168(c ), subsequent activities consistent with the Area Plan would be
examined in light of the information in this program EIR to determine whether additional environmental
documentation must be prepared. If the lead agency finds that, pursuant to Guidelines Section 15162, no
new effects could occur or new mitigation measures would be required, the activity can be approved as
being within the scope of the Area Plan covered by the program EIR, and no new environmental
documentation would be required. In this situation, the lead agency must incorporate all feasible
mitigation measures from the program EIR into the subsequent project, as needed, to address significant
or potentially significant effects on the environment covered by the program EIR.
A program EIR provides a regional consideration of cumulative effects and includes broad policy
alternatives and program mitigation measures that are equally broad in scope. This program EIR provides
a regional scale analysis and a framework of mitigation measures for subsequent, site-specific
environmental review documents prepared by lead agencies in the region as individual planning,
redevelopment and other projects are identified, designed and moved through the planning, review and
decision-making process.
A program EIR may serve as a first-tier document for later CEQA review of individual projects included
in the program. These project-specific CEQA reviews will focus on project-specific impacts and
mitigation measures, and need not repeat the broad analyses contained in the program EIR. This
document addresses environmental impacts to the level that they can be assessed without undue
speculation (CEQA Guidelines Section 15145).

If a subsequent project or later activity consistent with the Area Plan would have effects that were not
examined in this program EIR, an initial study would need to be prepared to determine the appropriate
level of environmental review. If another environmental document is needed, whether it is a notice of
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exemption, negative declaration, mitigated negative declaration, or EIR, the program EIR can be used to
simplify the task of preparing the subsequent environmental document, as indicated in Guidelines
Section 15168(d). For instance, regional influences, secondary effects, cumulative impacts, and broad
alternatives that apply to the overall Area Plan can be incorporated by reference, allowing the later
environmental document to focus solely on the new effects, such as site-specific environmental impacts
related to project design that had not been previously considered in the program EIR. Any project-specific
impacts that are too speculative to define at the program level would be resolved during CEQA review of
individual projects.
TRPA has a similar process described in Section 6.2 of the Code of Ordinances. Section 6.2 describes that
"when an EIS has been certified for a project or matter, TRPA should limit the EIS on a later related or .
consistent project or matter to effects that were not examined as significant effects in the prior EIS or that
are susceptible to substantial reduction or avoidance by revisions in the project or matter through
conditions of approval or mitigation." Tiering is limited to situations where a later project or matter is
consistent with a program, plan, policy, or ordinance for which an EIS was prepared, is consistent with
applicable TRPA plans, and a supplemental EIS is not required.
As a planning document, approval of the Area Plan does not require issuance of project permits.
(Draft EIR/EIS, pp. 1-6 to 1-7.)
ii. Tahoe City Lodge

Project approval for the Tahoe City Lodge requires the County, as lead agency under CEQA, as well as
certain "responsible agencies" to take various planning and regulatory actions to approve the overall
project. Described below are discretionary actions necessary to carry out the project. (See also Table 1-2,
Permits and Approvals for the Tahoe City Lodge Project, Final EIR/EIS, Chapter 2, "Correction and
Revisions to the Draft EIR/EIS." In addition to the County' s certification of the Final E[R/EIS and
adoption of these Findings and Mitigation Monitoring and Reporting Program (CEQA requirements), the
following discretionary actions and approvals are anticipated:

Expected Permits and Approvals for the Tahoe City Lodge Project

I

PennittingAgency

Placer County

Purpose of Pennit

PennitName

Conditional Use Permit

Required for land uses that are consistent with zoning to ensure
compatibility with surrounding land uses

Design Site Review

Review the design elements of the project for consistency with the design
standards and guidelines for the area

Improvement Permit

Grading and engineering work

Building Permit

Building design compliance with Uniform Building Code

Variance to the Placer County
Zoning Code

A variance to the parking standards relative to landscape island
requirements

Exception to Chapter 3, Section
3.07 Parking and Access Standards
of the Tahoe Basin Area Plan
Implementing Regulations

Exception to allow an increase in the maximum number of compact
parking spaces permissible from 20% to 38%

I
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Expected Permits and Approvals for the Tahoe City Lodge Project

I

PennittingAgency
Tahoe Regional Planning Agency
Cal trans

PennitName
TRPAProject Permit
Encroachment Permit

Purpose of Pennit

TRPA Code compliance
Required for any utility or other improvements that would occur within
the SR 28 right-of-way
Tahoe City Public Utility District
Sewer Permit
Authorization for sewer connections
Water Permit
Authorization for water connections
Tahoe-Truckee Sanitation Agency
Sewer Connection Permit
Authorization for sewer connections
Reviewing
Agency
Issue/Authority
I
Placer County Sheriff
Public safety
North Tahoe Fire Protection District
Fire safety
Franchise
Utilities
I
Southwest Gas Company, Liberty Utilities, Charter Business, and Tahoe
Public services
Truckee Sanitation Agency

ISource: Data compiled by Ascent Environmental in 2016

'
I
I

I

(Draft EIRIEIS, p. 1-7, as revised in the Final EIR/EIS, p. 2-8.)

ill.

ENVIRONMENT AL REVIEW PROCESS

The environmental review process began with efforts to gather information to establish the breadth, or
scope, of environmental review. A notice of preparation (NOP), prepared in accordance with
Section 15082 of the CEQA Guidelines, was issued to inform agencies and the public that an EIRIEIS
would be prepared for the project, and to solicit views of agencies and the public as to the scope and
content of the document. Scoping meetings and public workshops were held to allow oral expression of
those views, provide information about the proposal , and to answer questions. A summary of the written
and oral comments and issues raised by the public, agencies, and organizations, and the comment letters
in their entirety, are included in Appendix A to the Draft EIR/EIS.
An NOP was initially issued for the Area Plan alone on July 16, 2014. In response to public and
stakeholder input, the lead agencies revised and reissued the NOP on June 3, 2015 when the Draft Area
Plan was ready for concurrent release. The revised NOP addressed changes to the Area Plan made in
response to stakeholder input, and the newly added project-level environmental review of the Tahoe City
Lodge project. The NOP was submitted to the California and Nevada state clearinghouses and distributed
to interested and affected federal, state, and local agencies; interested parties; and organizations. The NOP
was circulated for 61 days, through August 3, 2015.
Public scoping meetings were held as follows:
~

June 10, 2015 -TRPA Advisory Planning Commission (APC) meeting at TRPA's offices at 128
Market Street in Stateline, Nevada

~

June 16, 2015 - Placer County-hosted meeting at the North Tahoe Event Center at 8318 North
Lake Boulevard in Kings Beach, California

~

June 16, 2015 - Placer County-hosted meeting at the Tahoe City Public Utility District (TCPUD)
offices at 221 Fairway Drive in Tahoe City, California

~

June 24, 2015, TRPA Regional Plan Implementation Committee (RPIC) meeting at TRPA's
offices at 128 Market Street in Stateline, Nevada

~

June 24, 2015, TRPA Governing Board meeting at TRPA's offices at 128 Market Street in
Stateline, Nevada
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The County also conducted two public workshops on June 22 and 29 in Kings Beach and Tahoe City,
respectively, to seek input on the Draft Area Plan.
Appendix A of the Draft EIR/EIS contains the Scoping Summary Report with a table listing the
substantive comments on the NOP, as well as copies of the comment letters.
The EIR/EIS includes an analysis of the following issue areas:
~

Land Use

~

Noise and Vibration

~

Population and Housing

~

~

Biological Resources

Geology, Soils, Land Capability, and
Coverage

~

Cultural and Historic Resources

~

Hydrology and Water Quality

~

Scenic Resources

~

Public Services and Utilities

~

Transportation and Circulation

~

Recreation

~

Air Quality

~

Hazards, Hazardous Materials, and Risk
of Upset

~

Greenhouse Gas Emissions and Climate
Change

(See Draft EIR/EIS, p. 1-8.)
The Draft EIR/EIS was made available for 61 days to allow public review and comment, from June 15,
2016 to August 15, 2016. This period satisfied the requirements for a 45-day public review period as set
forth in Section 15105 of the CEQA Guidelines. The Draft EIR/EIS was circulated to state agencies for
review through the State Clearinghouse of the Governor's Office of Planning and Research. Copies of the
Draft EIR/EIS were available for public review during normal business hours at the County and TRPA 's
offices, as well as the public libraries in Kings Beach and Tahoe City. Copies of the Draft EIR/EIS were
also available for review on the County 's and TRPA ' s websites.
During the review period, consistent with Section 15202 of the CEQA Guidelines, the public was invited
to public hearings held by Placer County and TRPA. The five public hearings that were held to receive
input from agencies, organizations, and the public on the Draft ETR/EIS, included the following:
~

July 13, 2016-TRPA APC meeting at TRPA 's offices at 128 Market Street in Stateline, Nevada

~

July 27, 2016 -TRPA Governing Board meeting at the North Tahoe Event Center at 8318 North
Lake Tahoe Boulevard in Kings Beach, California

~

July 27, 2016 - TRPA RPIC meeting at the North Tahoe Event Center at 8318 North Lake Tahoe
Boulevard in Kings Beach, California

~

July 28, 2016 - Placer County Planning Commission meeting at the North Tahoe Event Center at
8318 North Lake Tahoe Boulevard in Kings Beach, California

~

August 11 , 2016- North Tahoe Regional Advisory Council (NTRAC) meeting at the North
Tahoe Event Center at 8318 North Lake Tahoe Boulevard in Kings Beach, California

Oral and written comments were received from members of the public, organizations and several
agencies.
On November 4, 2016, Placer County and TRPA released the Final EIR/EIS for the project. The Final
EIR/EIS includes comments on the Draft EIR/EIS, responses to those comments, corrections and
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revisions to the text of the Draft EIR/EIS, and other information required by CEQA. Placer County and
TRPA distributed copies of the Final EIR/EIS to public agencies submitting comments on the Draft
EIR/EIS, as required by Public Resources Code Section 21092.5.
On November 17, 2016, the Placer County Planning Commission held a duly noticed public hearing to
consider the Final EIR/EIS and the project. After receiving and considering public comment, on
November 17, 2016, the Planning Commission recommended the Board of Supervisors approve the
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Project and certify the Final EIR. On
December 6, 2016, the Board of Supervisors held a duly noticed public hearing to consider the Final EIR
and the project. The Board received public comment, and concluded the public hearing. The Board of
Supervisors has reviewed and considered, as a whole, the evidence and analysis presented in the Draft
EIR/EIS, the evidence and analysis presented in the comments on the Draft EIR/EIS, the evidence and
analysis presented in the Final EIR/EIS, the information submitted on the Final EIR/EIS, the Errata to the
EIR/EIS, and the reports prepared by the experts who prepared the EIR/EIR, Placer County's planning
consultants, and by staff, and after receiving and considering public comment, makes the findings set
forth herein.

IV.

RECORD OF PROCEEDINGS

In accordance with Public Resources Code Section 21167.6, subdivision (e), the record of proceedings for
the County's decision on the project includes the following documents:

>>>>-

The NOP and all other public notices issued by the County in conjunction with the project;
All comments submitted by agencies or members of the public during the comment period on the
NOP;
The Draft EIRIEIS for the project (June 2016) and all appendices;
All comments submitted by agencies or members of the public during the comment period on the
Draft EIR/EIS ;

>-

The Final EIR/EIS for the project, including comments received on the Draft EIR/EIS, and
responses to those comments and appendices (November 2016);

>>>-

Documents cited or referenced in the Draft ErRIEIS and Final EIR/EIS;

>-

All reports, studies, memoranda, maps, staff reports, or other planning documents relating to the
project prepared by the County, consultants to the County, as well as responsible or trustee
agencies with respect to the County's compliance with the requirements ofCEQA and with
respect to the County's action on the project;

>-

All documents submitted to the County by other public agencies or members of the public in
connection with the project, up through the close of the Board's public hearing on December 6,
2016;

>-

Any minutes and/or verbatim transcripts of all information sessions, public meetings, and public
hearings held by the County in connection with the project;

>-

Any documentary or other evidence submitted to the County at such information sessions, public
meetings, and public hearings;

The mitigation monitoring and reporting program for the project;
All findings and resolutions adopted by the Planning Commission or the Board of Supervisors in
connection with the project and all documents cited or referred to therein;
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>-

The Placer County General Plan and all environmental documents prepared in connection with
the adoption of the General Plan;

>-

The Placer County Zoning Ordinance (Chapter 17 of the County Code) and all other applicable
County Code provisions cited in materials prepared by or submitted to the County;

>-

Any and all resolutions adopted by the County regarding the project, and all staff reports,
analyses, and summaries related to the adoption of those resolutions;

>-

Matters of common knowledge to the County, including, but not limited to federal, state, and
local laws and regulations;

>>-

Any documents expressly cited in these findings, in addition to those cited above; and
Any other materials required for the record of proceedings by Public Resources Code
Section 2 I 167 .6, subdivision (e).

The County has relied on all of the documents listed above in reaching its decision on the project, even if
not every document was formally presented to the County. Without exception, any documents set forth
above not so presented fall into one of two categories. Many of them reflect prior planning or legislative
decisions with which the County was aware in approving the project. Other documents influenced the
expert advice provided to Planning Department staff or consultants, who then provided advice to the
Board of Supervisors. For that reason, such documents form part of the underlying factual basis for the
County' s decisions relating to the adoption of the project.
The record of proceedings does not include documents or other materials subject to the attorney/client
privilege, the common-interest doctrine, the deliberative process privilege, or other privileges recognized
by statute or common law. Administrative draft documents that were prepared at the County's direction,
but were not provided to the public or other agencies, and intra-County communications with respect to
such administrative draft documents, are not part of the record of proceedings; rather, such documents
reflect the County's deliberative process, and reflect initial drafts of documents that later appeared in final
form in the record of proceedings. Because these initial working drafts do not reflect the final evidence
and analysis relied upon by the County, they are not part of the record of proceedings. In adopting these
findings , the County does not waive its right to assert applicable privileges.
The public hearing transcript and comment summary notes, a copy of all letters regarding the Draft
EIR/EIS received during the public review period, the administrative record, and background
documentation for the Final EIR/EIS, as well as additional materials concerning approval of the project
and adoption of these findings are contained in County files , are available for review by responsible
agencies and interested members of the public during normal business hours at Placer County. The
custodian of these documents is the Placer County Planning Director. The documents are located at the
Placer County Community Development Resource Center, 3091 County Center Drive, Auburn, CA
95603 and/or Placer County Tahoe Planning Office, 565 West Lake Blvd, Tahoe City, CA . All files have
been available to the County and the public for review in considering these findings and whether to
approve the project.

V.

FINDINGS REQUIRED UNDER CEQA

The California Environmental Quality Act, Public Resources Code§§ 21000 et seq. and the regulations
implementing that statute, Cal. Code Regs. tit. 14, §§ 15000 et seq. (the "CEQA Guidelines")
(collectively, the act and the CEQA Guidelines are referred to as "CEQA") require public agencies to
consider the potential effects of their discretionary activities on the environment and, when feasible, to
adopt and implement mitigation measures that avoid or substantially lessen the effects of those activities
on the environment. Specifically, Public Resources Code Section 21002 provides that " public agencies
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should not approve projects as proposed if there are feasible alternatives or feasible mitigation measures
available which would substantially lessen the significant environmental effects of such projects[.]" The
same statute states that the procedures required by CEQA " are intended to assist public agencies in
systematically identifying both the significant effects of proposed projects and the feasible alternatives or
feasible mitigation measures which will avoid or substantially lessen such significant effects."
Section 21002 goes on to state that " in the event [that] specific economic, social, or other conditions make
infeasible such project alternatives or such mitigation measures, individual projects may be approved in
spite of one or more significant effects thereof."
The mandate and principles announced in Public Resources Code Section 21002 are implemented, in part,
through the requirement that agencies must adopt findings before approving projects for which EIRs are
required. (See Pub. Resources Code, § 21081 , subd. (a); CEQA Guidelines, § 15091 , subd. (a).) For each
significant environmental effect identified in an EIR for a proposed project, the approving agency must
issue a written finding reaching one or more of three permissible conclusions. The three possible findings
are :
(1) Changes or alterations have been required in, or incorporated into, the project
which mitigate or avoid the significant effects on the environment.

(2) Those changes or alterations are within the responsibility and jurisdiction of
another public agency and have been, or can and should be, adopted by that
other agency.
(3) Specific economic, legal, social, technological , other considerations,
including considerations for the provision of employment opportunities for
highly trained workers, make infeasible the mitigation measures or
alternatives identified in the environmental impact report.
(Pub. Resources Code, § 21081 , subd (a); see also CEQA Guidelines, § 15091 , subd. (a).)
Public Resources Code Section 21061.1 defines "feasible" to mean "capable of being accomplished in a
successful manner within a reasonable period of time, taking into account economic, and environmental,
social and technological factors ." CEQA Guidelines Section 15364 adds another factor: " legal"
considerations. (See also Citizens of Goleta Valley v. Board ofSupervisors (Goleta II) (1990) 52 Cal.3d
553, 565.)
.
The concept of "feasibility" al so encompasse's the question of whether a particular alternative or
mitigation measure promotes the underlying goals and objectives of a project. (City of Del Mar v. City of
San Diego (1982) 133 Cal.App.3d 401 , 417 (City of Del Mar).) " [F]easibility" under CEQA
encompasses 'desirability' to the extent that desirability is based on a reasonable balancing of the relevant
economic, environmental, social, and technological factors. " (Ibid.; see al so Sequoyah Hills Homeowners
Assn. v. City of Oakland (1993) 23 Cal.App.4th 704, 715 (Sequoyah Hills); see also California Native
Plant Society v. City ofSanta Cruz (2009) 177 Cal.App.4th 957, 1001 [after weighing "' economic,
environmental , social, and technological factors' .. . ' an agency may conclude that a mitigation measure
or alternative is impracticable or undesirable from a policy standpoint and reject it as infeasible on that
ground'"].)
With respect to a project for which significant impacts are not avoided or substantially lessened, a public
agency, after adopting proper findings, may nevertheless approve the project if the agency first adopts a
statement of overriding considerations setting forth the specific reasons why the agency found that the
project's "benefits" rendered "acceptable" its " unavoidable adverse environmental effects." (CEQA
Guidelines, §§ 15093, 15043, subd. (b ); see also Pub. Resources Code, § 21081, subd. (b ).) The
California Supreme Court has stated, " [t]he wisdom of approving ... any development project, a delicate
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task which requires a balancing of interests, is necessarily left to the sound discretion of the local officials
and their constituents who are responsible for such decisions. The law as we interpret and apply it simply
requires that those decisions be informed, and therefore balanced." (Goleta 11, supra, 52 Cal.3d at p. 576.)
In making these Findings and the determination regarding the project approvals, the Board of Supervisors
recognizes that the project implicates a number of controversial environmental issues and that a range of
technical and scientific opinion exists with respect to those issues. The Board of Supervisors has acquired
an understanding of the range of this technical and scientific opinion by its review of the EIR/EIS, the
comments received on theDraft EIRIEIS and the responses to those comments in the Final EIRIEIS, as
well as testimony, letters and reports regarding the Final EIR/EIS and the merits of the project. The Board
of Supervisors has reviewed and considered, as a whole, the evidence and analysis presented in the Draft
EIR/EIS, the evidence and analysis presented in the comments on the Draft E[R!EIS, the evidence and
analysis presented in the Final EIR/EIS, the information submitted on the Final EIR, and the reports
prepared by the experts who prepared the EIR/EIS, the County's planning consultants, and by staff,
addressing these comments. In particular, the Board of Supervisors has considered the Alternatives
presented in the EIRIEIS, as well as the proposed comments submitted by various commenters and the
responses of the EIRIEIS preparers and staff to those comments. The Board of Supervisors has gained a
comprehensive and well-rounded understanding of the environmental issues presented by the project. In
tum, that understanding has enabled the Board of Supervisors to make its decisions after weighing and
considering the various viewpoints on these important issues. Accordingly, the Board of Supervisors
certifies that its findings are based on a full appraisal of all of the evidence contained in the Final
EIR/EIS, as well as the evidence and other information in the record addressing the Final EIR/EIS.
These findings constitute the Board of Supervisors' best efforts to set forth the evidentiary and policy
bases for its decision to approve the project in a manner consistent with the requirements of CEQA. These
findings are not merely informational, but rather constitute a binding set of obligations that come into
effect with the County' s approval of the project. In particular, in adopting these findings , the County
commits itself to ensure the implementation of the mitigation measures approved in these findings.
The Board of Supervisors is adopting these findings for the entirety of the actions described in these
findings and in the Final EIR/EIS. Although the findings below identify specific pages within the Draft
and Final EIR/EIS in support of various conclusions reached below, the Board of Supervisors
incorporates by reference and adopts as its own, the reasoning set forth in both environmental documents,
and thus relies on that reasoning, even where not specifically mentioned or cited below, in reaching the
conclusions set forth below, except where additional evidence is specifically mentioned. This is especially
true with respect to the Board of Supervisors ' approval of all mitigation measures, policies and
implementation programs recommended in the Final EIR/EIS, and the reasoning set forth in responses to
comments in the Final EIR/ElS .
As noted, the Final E[R/EIS is incorporated into these Findings in its entirety. Without limitation, this
incorporation is intended to elaborate on the scope and nature of mitigation measures, the basis for
determining the significance of impacts, the comparative analysis of alternatives, and the reasons for
approving the project in spite of the potential for associated significant and unavoidable adverse impacts.
In the event a mitigation measure recommended in the Final EIR/EIS has inadvertently been omitted
below, such a mitigation measure is hereby adopted and incorporated in the findings below by reference.
In addition, in the event the language describing a mitigation measure set forth in Section VI does not
accurately reflect the mitigation measures in the Final EIR/EIS due to a clerical error, the language of the
policies and implementation measures as set forth in the Final EIR/E[S shall control, unless the language
of the policies and implementation measures has been specifically and expressly modified by these
findings. Where the language of such measures differs between the Final EIR/EIS and these findings, the
more stringent language shall control. The Board of Supervisors provides this direction to ensure that any
such discrepancy shall be regarded as inadvertent, and shall not be regarded as an effort by the Board of
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Supervisors to undermine its commitment to adopt mitigation measures as necessary to avoid or
substantially lessen significant environmental effects of the project.
More generally, to the extent there are any inconsistencies in the mitigation measures identified in these
findings, in Attachment A, or in the MMRP, any such inconsistencies are inadvertent and unintentional.
The County intends that, in the event of such inconsistencies, such inconsistency shall be reconciled in the
manner that affords the greatest possible protection to the environment, in a manner consistent with the
specific terms of the mitigation measures as adopted. In the event there are any future uncertainties or
disputes regarding the nature, scope or feasibility of the adopted mitigation measures, the Board of
Supervisors directs staff to return to the Board of Supervisors, at a properly noticed public hearing, to
consider any such uncertainties or disputes. The Board of Supervisors intends that, in the event such a
hearing is necessary, the public and other agencies will have an opportunity to review and comment on
the manner in which such measures are implemented, and the Board of Supervisor's resolution of such
issues occurs in a manner that allows the public to understand the basis for the Board of Supervisor's
decision.
These findings provide the written analysis and conclusions of the Board of Supervisors regarding the
environmental impacts of the project and the mitigation measures included as part of the Final EIR/EIS
and adopted by the Board of Supervisors as part of the project. To avoid duplication and redundancy, and
because the Board of Supervisors agrees with, and hereby adopts, the conclusions in the Final EIR/EIS,
these findings will not always repeat the analysis and conclusions in the Final EIR/EIS, but instead
incorporates them by reference herein and relied upon them as substantial evidence supporting these
findings.
In making these findings, the Board of Supervisors has considered the opinions of other agencies and
members of the public. The Board of Supervisors finds that the determination of significance thresholds is
a judgment decision within the discretion of the Board of Supervisors; the significance thresholds used in
the EIR/EIS are supported by substantial evidence in the record, including the expert opinion of the
EIR/EIS preparers and County staff; and the significance thresholds used in the EIR/EIS provide
reasonable and appropriate means of assessing the significance of the adverse environmental effects of the
project. Thus, although, as a legal matter, the Board of Supervisors is not bound by the significance
determinations in the EIRIEIS (see Pub. Resources Code, § 21082.2, subd. (e)), except as expressly set
forth in these findings, the Board of Supervisors finds these significance thresholds persuasive and hereby
adopts them as its own.
Section VI of these findings summarizes the environmental determinations of the Final EIR/EIS and
project's potentially significant impacts before and after mitigation. Section VI does not attempt to
describe the full analysis of each environmental impact contained in the Final EIR/EIS. Instead,
Section VI provides a summary description of each impact, sets forth the mitigation measures identified
to reduce or avoid the impact, and states the Board of Supervisors' findings on. the significance of each
impact after imposition of the adopted Placer County Tahoe Basin Area Plan and Tahoe City Lodge
project' s provisions and the recommended mitigation measures. A full explanation of these environmental
findings and conclusions can be found in the Final EIR/EIS and these findings hereby incorporate by
reference the discussion and analysis in the Final EIR/EIS supporting the Final EIR/EIS's determination
regarding the project' s impacts and mitigation measures designed to address those impacts. In making
these findings , the Board of Supervisors ratifies, adopts and incorporates in these findings the
determinations and conclusions of the Final EIR/EIS relating to environmental impacts and mitigation
measures, except to the extent any such determinations and cone! usions are specifically and expressly
modified by these findings.
Because the EIRIEIS identified significant effects that may occur as a result of the project, and in
accordance with the provisions of the Guidelines presented above, the County hereby adopts these
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findings as part of the approval of the Placer County Tahoe Basin Area Plan and Tahoe City Lodge
Project. These findings constitute the County's best efforts to set forth the evidentiary and policy bases
for its decision to approve the project in a manner consistent with the requirements of CEQA. These
findings, in other words, are not merely informational, but rather constitute a binding set of obligations
that come into effect with the County' s approval of the project.

VI.

POTENTIALLY SIGNIFICANT EFFECTS AND MITIGATION MEASURES

The EIRIEIS identified a number of significant and potentially significant environmental effects (or
impacts) that the project will cause or contribute to. These significant effects can be avoided or
substantially lessened through the adoption of feasible mitigation measures. The Board of Supervisors '
findings with respect to the project's significant effects and mitigation measures are set forth in the table
appearing at Attachment A to these findings . The findings set forth in the table are adopted and
incorporated by reference.
The table at Attachment A does not attempt to describe the full analysis of each environmental impact
contained in the Final EIRIEIS. Instead, the table provides a summary description of each impact,
describes the applicable mitigation measures identified in the Draft EIR/EIS or Final EIRIEIS and
adopted by the Board of Supervisors, and states the Board of Supervisors' findings on the significance of
each impact after imposition of the adopted mitigation measures. A full explanation of these
environmental findings and conclusions can be found the Draft EIRIEIS and Final EIR/EIS, or elsewhere
in the record of proceedings, and these findings hereby incorporate by reference the discussion and
analysis in those documents supporting the Final EIR's determinations regarding the project's impacts
and mitigation measures designed to address those impacts. In making these findings, the Board of
Supervisors ratifies, adopts, and incorporates into these findings the analysis and explanation in the Draft
EIRIEIS, the Final EIRIEIS, or elsewhere in the record, and ratifies, adopts, and incorporates in these
findings the determinations and conclusions of the Draft EIR/EIS and Final EIR/EIS relating to
environmental impacts and mitigation measures, except to the extent any such determinations and
conclusions are specifically and expressly modified by these findings.
The Board of Supervisors has adopted all the mitigation measures identified in the table. Some of the
measures identified in the table are also within the jurisdiction and control of other agencies. To the extent
any of the mitigation measures are within the jurisdiction of other agencies, the Board of Supervisors
finds those agencies can and should implement those measures within their jurisdiction and control.
Some of the comments on the Draft EIRIEIS suggested additional mitigation measures and/or
modifications to the measures recommended in the Draft EIRIEIS. In considering specific
recommendations from commenters, the County has been cognizant of its legal obligation under CEQA to
substantially lessen or avoid significant environmental effects to the extent feasible. The County
recognizes, moreover, that comments frequently offer thoughtful suggestions regarding how a commenter
believes that a particular mitigation measure can be modified, or perhaps changed significantly, in order
to more effectively, in the commenter's view, reduce the severity of environmental effects. The County is
also cognizant, however, that the mitigation measures recommended in the Draft EIR/EIS represent the
professional judgment and experience of the County's expert staff and environmental consultants. The
County therefore believes that these recommendations should not be lightly altered. Thus, in considering
commenters' suggested changes or additions to the mitigation measures as set forth in the Draft EIR/EIS,
the County, in determining whether to accept such suggestions, either in whole or in part, has considered
the following factors, among others: (i) whether the suggestion relates to a significant and unavoidable
environmental effect of the project, or instead relates to an effect that can already be mitigated to less than
significant levels by proposed mitigation measures in the Draft EIRIEIS; (ii) whether the proposed
language represents a clear improvement, from an 'environrnental standpoint, over the draft language that
a commenter seeks to replace; (iii) whether the proposed language is sufficiently clear as to be easily
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understood by those who will implement the mitigation as finally adopted; (iv) whether the language
might be too inflexible to allow for pragmatic implementation; (v) whether the suggestions are feasible
from an economic, technical, legal, or other standpoint; (vi) whether the proposed language is consistent
with the project objectives; and (vii) whether the suggestions may result in other impacts that are more
severe than the impacts that the suggestions are designed to address, such that on the whole the
suggestions do not reflect an improvement over those measures identified in the EIRIEIS.
As is evident from the specific responses given to specific suggestions, County staff and consultants spent
significant time carefully considering and weighing proposed mitigation language, and in many instances
adopted much of what a commenter suggested. In some instances, the County developed alternative
language addressing the same issue that was of concern to a commenter. In no instance, however, did the
County fail to take seriously a suggestion made by a commenter or fail to appreciate the sincere effort that
went into the formulation of suggestions.
Based on this review, as is evident from the Final EIR/EIS, the County modified several of the original
proposed measures in response to such comments (see Final EIR/EIS, Chapter 2). The Board of
Supervisors commends staff for its careful consideration of those comments, agrees with staff in those
instances when staff did not accept proposed language, and hereby ratifies, adopts, and incorporates
staffs reasoning on these issues.
For this project, the following impacts were identified as significant and unavoidable. That is, these
impacts remain significant, despite the incorporation of all feasible mitigation measures to substantiaJly
lessen or avoid these impacts:
Transportation and Circulation, Impacts 10-1 and 10-3: Impacts to roadway segment and intersection
operations
Future development and redevelopment associated with the project would occur in the Plan area that
would cause the level of service (LOS) on SR 28 between the Tahoe City Wye and Grove Street to
continue to operate at an unacceptable level (Impact 10-1). Implementation of Mitigation Measure IO-la,
10-1 b, 10-1 c, 10-d, I 0-le, 10-lf, 10-lg, and I 0-1 h would reduce LOS effects of the project by providing
a pedestrian hybrid beacon crossing at the SR 28 and Grove Street intersection, which would reduce the
influence of pedestrian crossings on LOS; by establishing a County Service Area Zone of Benefit to fund
expansion of transit capacity, which would reduce traffic volumes; by having development projects pay
Tahoe area traffic mitigation fees to Placer County to fund identified regional Capital Improvement
Projects; by expanding requirements for transportation demand management plans for a greater number of
projects that generate employees; by establishing a comprehensive wayfinding program for parking and
multi-modal transportation; by conducting long-term monitoring and adaptive management and mobility
strategies; by providing a four-year review of vehicle trips and mobility strategies; and by implementing
TRP A 's Congestion Management Process. While Mitigation Measures I 0-1 a, I 0- I b, I 0-1 c, 10-1 d, 10-1 e,
10-lf, 10-lg, and 10-lh would reduce LOS deterioration, the roadway LOS after implementation of the
mitigation measures would remain unacceptable and no additional mitigation is feasible.
Under all Area Plan alternatives, future development and redevelopment would occur in the Plan area that
would affect the LOS of intersection operations (Impact 10-3). All study intersections would operate at an
acceptable LOS under build-out conditions with the project, with the exception of the SR 28/Grove Street
intersection. Implementation of the project would result in increased vehicular delays at this intersection,
thereby exacerbating the existing LOS F condition. Implementation of Mitigation Measures 10-3a, 10-3b
would lessen the effect on intersection LOS by providing a pedestrian hybrid beacon crossing at the SR
28 and Grove Street intersection, with the approval of Caltrans for work proposed within the State
highway, which would reduce the influence of pedestrian crossings on LOS; by establishing a County
Service Area Zone of Benefit to fund expansion of transit service, which would reduce traffic volumes;
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and by having development projects pay Tahoe area traffic mitigation fees to Placer County to fund
identified regional Capital Improvement Projects. While Mitigation Measures 10-3a and 10-3b would
lessen the effect on intersection operations, implementation of any alternative would still result in
increased vehicular delays at the Grove Street/SR 28 intersection and no additional mitigation is feasible.
In recognition of the LOS conditions in the Tahoe City Town Center, the Area Plan would revise the LOS
standards to allow LOS F during peak periods in town centers (Area Plan Policy T-P-6), and the future
LOS conditions would not exceed the proposed LOS standard with the project. However, because the
Area Plan would result in LOS that exceeds existing standards and no additional mitigation is feasible,
this impact is considered significant and unavoidable.
The Tahoe City Lodge Project would slightly increase the traffic volumes through the SR 28/Grove Street
intersection during the peak hour (Impact 10-3). Although the increase would be minimal, the resulting
increase in traffic delays would exacerbate the existing LOS F condition at this intersection.
Implementation of Mitigation Measures 10-3a and 10-3b would require that the lodge project applicant be
responsible for annual transit fees beginning with the first year of operation, which would provide new
funding for increased transit operations partially offsetting this impact; and implement a travel demand
management plan. After implementation of Mitigation Measures 10-3a and 10-3b some additional vehicle
trips would still likely exacerbate the existing LOS F condition. Because no additional mitigation
measures are feasible, this impact would remain significant and unavoidable for the Tahoe City Lodge.
Transportation and Circulation, Cumulative Impacts I 0-1 and 10-3: Cumulative Impacts to roadway
segment and intersection operations
In future cumulative conditions, with the Area Plan and Tahoe City Lodge, LOS on the segment of SR 28
east of the SR 89 between the Wye intersection and Grove Street in Tahoe City would worsen from
LOSE (for four hours per day or less) in the westbound direction to LOS F (Cumulative Impact 10-1).
The eastbound direction, which is currently at LOS F, would worsen. Because this roadway segment
would operate at an unacceptable level, this would be a significant cumulative impact. As described in
Impact 10-1, the Area Plan would have a significant impact related to LOS in this roadway segment, thus
it would make a considerable contribution to a cumulatively significant impact. As described under
Impact 10-1, after implementation of all feasible mitigation, this impact would remain significant and
unavoidable. As this is a recognized problem, the Area Plan proposes to adopt a substitute standard as
allowed by the Regional Plan, to modify the current LOS standards as described in Area Policy T-P-6. If
this policy is adopted, the LOS impact at SR 28 in Tahoe City would be consistent with the adopted LOS
standard. As described in Impact 10-1 in Chapter 10, the Tahoe City Lodge would not add traffic volumes
in a direction or location that would exacerbate an existing LOS deficiency or degrade an existing
acceptable LOS. Therefore, the effects of the Tahoe City Lodge would not be cumulatively considerable.
Under future cumulative conditions with the Area Plan, existing unacceptable LOS F conditions at the
SR 28 and Grove Street intersection in Tahoe City would be exacerbated (Cumulative Impact 10-3).
Because already unacceptable intersection LOS would be degraded, this would be a significant
cumulative impact. As described in Impact 10-3 in Chapter 10, the Area Plan and Tahoe City Lodge
would have a significant impact related to LOS at this intersection, and thus would make a considerable
contribution to a cumulatively significant impact. As described under Impact 10-3, after implementation
of all feasible mitigation, this impact would remain significant and unavoidable. As this is a recognized
problem, the Area Plan proposes to include a substitute standard that would modify the current LOS
standards as described in Area Policy T-P-6. If this policy is adopted, the LOS impact at SR 28 and Grove
Street intersection in Tahoe City would be consistent with the adopted LOS standard.
Greenhouse Gas Emissions and Climate Change, Impact 12-1: Generation of Greenhouse Gas Emissions
Implementation of the Area Plan would result in a modest level of population growth from existing
conditions in 2015, and development/redevelopment would result in construction- and operation-related
Pa e 19
Placer County Tahoe Basin Area Plan and Tahoe City Lodge
Placer County Board of Supervisors

Findings of Fact and
Statement of Overriding Considerations

75

GHG emissions. Construction-related emissions would primarily be associated with heavy-duty
construction equipment and truck and vehic le exhaust associated with project development. Long-term
operational sources of GHG emissions associated with the Area Plan and lodge would include area
sources (e.g., landscaping equipment, snow removal equipment, wood-burning appliances), mobile
sources (e.g., vehicle exhaust), energy consumption (e.g., electricity and natural gas), solid waste (e.g.,
emissions that would occur at a landfill associated with solid waste decomposition), and water
consumption (e.g., electricity used to deliver and treat water to serve the region).
Buildout of the Area Plan would result in slightly more building square footage than considered in the
Regional Plan Update environmental impact statement (RPU EIS). Conversely (as explained in
Section 12.4.1 of the Draft EIR/EIS), vehicle activity in the Plan area would be lower under the project, as
compared tQ that evaluated in the RPU EIS. By 2035, the combination of increased building area and
decreased vehicle activity under the Area Plan would result in a net decrease in long-term operational
GHG emissions from existing 2015 conditions and lower emissions than would have occurred under the
RPU EIS analyses. Generally, because a substantial portion of "new" development would actually be
redevelopment, that is, new, more energy-efficient buildings would replace older, less efficient ones,
GHG emissions per unit of development would be reduced. The level of construction-generated GHG
emissions from all new development and redevelopment in accordance with the Area Plan cannot be
known at this time. Although construction activities in the Plan area would be subject to TRPA's Best
Construction Practices Policy that were compiled pursuant to RPU EIS mitigation measures, emissions
from construction activities over the buildout period of the Area Plan could still be substantial. While an
overall reduction in GHG emissions from existing conditions is anticipated, it would not, however, be
sufficient to meet California's GHG reduction goals. Thus, anticipated future GHG emissions in the Plan
area would not result in more severe impacts than already analyzed in the RPU but the GHG impact in the
region and would remain significant and unavoidable. Implementation of Mitigation Measure 12-1 would
reduce GHG emissions further, but the extent of this additional reduction depends on market conditions,
available technology, and general participation rates, and does not guarantee that Area Plan emissions
would meet California GHG reduction goals. No additional feasible mitigation measures have been
identified to address these impacts. These impacts are therefore considered potentially significant and
unavoidable.
For the lodge, construction and operational emissions would be below PCAPCD thresholds for projectlevel GHG emissions. Thus, the lodge would result in a less-than-significant impact and would not have a
cumulatively considerable contribution to global climate change.

VII.

MITIGATION MONITORING AND REPORTING PROGRAM

The County and TRPA have prepared a Mitigation Monitoring and Reporting Program (MMRP) for the
project. A copy of the MMRP appears at Chapter 4 to the Final EIR/EIS . The County, in adopting these
findings , also approves the MMRP, which is attached to the Board's resolution certifying the EIR. The
County will use the MMRP to track compliance with project mitigation measures. The MMRP will
remain available for public review during the compliance period. The MMRP is attached to the resolution
presented to the Board for certification of the EIR, incorporated into the project and is approved in
conjunction with certification of the EIR/EIS and adoption of these Findings of Fact. In the event of any
conflict between these findings and the MMRP with respect to the requirements of an adopted mitigation
measure, the more stringent measure shall control, and shall be incorporated automatically into both the
findings and the MMRP.
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VIII. RECIRCULATION OF DRAFT EIR/EIS
The Board of Supervisors adopts the following findings with respect to the need to recirculate the Draft
EIR/EIS. Under Section 15088.5 of the CEQA Guidelines, recirculation ofan EIR is required when
"significant new information" is added to the EIR after public notice is given of the availability of the
Draft EIRIEIS for public review but prior to certification of the Final EIR/EIS. The term " information"
can include changes in the project or environmental setting, as weU as additional data or other
information. New information added to an EIR is not "significant" unless the EIR is changed in a way
that deprives the public of a meaningful opportunity to comment upon a substantial adverse
environmental effect of the project or a feasible way to mitigate or avoid such an effect (including a
feasible project alternative) that the project's proponents have declined to implement.
"Significant new information" requiring recirculation includes, for example, a disclosure showing that:
(1)
A new significant environmental impact would result from the project or from a new mitigation
measure proposed to be implemented.
(2)
A substantial increase in the severity of an environmental impact would result unless mitigation
measures are adopted that reduce the impact to a level of insignificance.
(3)
A feasible project alternative or mitigation measure considerably different from others previously
analyzed would clearly.lessen the significant environmental impacts of the project, but the project's
proponents decline to adopt it.
(4)
The Draft EIR was so fundamentally and basically inadequate and conclusory in nature that
meaningful public review and comment were precluded.
(CEQA Guidelines,§ 15088.5.)
Recirculation is not required where the new information added to the EIR merely clarifies or amplifies or
makes insignificant modifications in an adequate EIR. The above standard is "not intend[ed] to promote
endless rounds of revision and recirculation of EIRs." (Laurel Heights Improvement Assn. v. Regents of
the University of California (1993) 6 Cal. 4th 1112, 1132.) "Recirculation was intended to be an
exception, rather than the general rule." (Ibid.)
The Board of Supervisors recognizes that the Final EIR/EIS incorporates information obtained by the
County since the Draft EIR/EIS was completed, and contains additions, clarifications, modifications, and
other changes. As noted above, several comments on the Draft EIR/EIS either expressly or impliedly
sought changes to proposed mitigation measures identified in the Draft EIR/EIS as well as additional
mitigation measures. As explained in the Final EIR/EIS (Text Changes and Responses to Comments),
some of the suggestions were found to be appropriate and feasible and were adopted in the Final EIR/EIS
and included in the MMRP. As discussed in the previous section of these findings, where changes have
been made to mitigation measures to respond to comments, these changes do not change the significance
of any conclusions presented in the Draft EIR/EIS.
CEQA case law emphasizes that " [t]he CEQA reporting process is not designed to freeze the ultimate
proposal in the precise mold of the initial project; indeed, new and unforeseen insights may emerge
during investigation, evoking revision of the original proposal." (Kings County Farm Bureau v. City of
Hanford (1990) 221 Cal.App.3d 692, 736-737; see also River Valley Preservation Project v. Metropolitan
Transit Development Bd. (1995) 37 Cal.App.4th 154, 168, fn. 11.) "'CEQA compels an interactive
process of assessment of environmental impacts and responsive project modification which must be
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genuine. It must be open to the public, premised upon a full and meaningful disclosure of the scope,
purposes, and effect of a consistently described project, with flexibility to respond to unforeseen insights
that emerge from the process. ' [Citation.] In short, a project must be open for public discussion and
subject to agency modification during the CEQA process." (Concerned Citizens of Costa Mesa, Inc. v.
33rd Dist. Agricultural Assn. (1986) 42 Cal.3d 929, 936.) Here, the changes made to mitigation measures
are exactly the kind of project improvements that the case law recognizes as legitimate and proper.
The changes to the project and mitigation measures are described in Final EIR Chapters 2 and 4. The
changes are designed to incorporate specific suggestions from commenters. These revisions do not require
recirculation of the Draft EIR/EIS . None of the changes included in Chapters 2 and 4 involve "significant
new information" triggering recirculation because the changes to the mitigation measures do not result in
any new significant environmental effects, any substantial increase in the severity of any previously
identified significant effects, or otherwise trigger recirculation. Instead, the modifications were either
environmentally benign or environmentally neutral, and thus represent the kinds of changes that
commonly occur as the environmental review process works towards its conclusion. Under such
circumstances, the County finds that recirculation of the EIR/EIS is not required.

IX.
iii.

PROJECT ALTERNATIVES

Findings Regarding Project Alternatives

Public Resources Code Section 21002 provides that " public agencies should not approve projects as
proposed ifthere are feasible alternatives or feasible mitigation measures available which would
substantially lessen the significant environmental effects of such projects[.]" The same statute states that
the procedures required by CEQA "are intended to assist public agencies in systematically identifying
both the significant effects of proposed projects and the feasible alternatives or feasible mitigation
measures which will avoid or substantially lessen such significant effects."
Where a lead agency has determined that, even after the adoption of all feasible mitigation measures, a
project as proposed will still cause one or more significant environmental effects that cannot be
substantially lessened or avoided, the agency, prior to approving the project as mitigated, must first
determine whether, with respect to such impacts, there remain any project alternatives that are both
environmentally superior and feasible within the meaning of CEQA. Although an EIR must evaluate this
range of potentially feasible alternatives, an alternative may ultimately be deemed by the lead agency to
be "infeasible" if it fails to fully promote the lead agency ' s underlying goals and objectives with respect
to the project. (City of Del Marv. City of San Diego (1982) 133 Cal.App.3d 401 , 417.) " '[F]easibility'
under CEQA encompasses ' desirability' to the extent that desirability is based on a reasonable balancing
of the relevant economic, environmental , social, and technological factors. " (Ibid; see also Sequoy ah
Hills Homeowners Assn. v. City of Oakland ( 1993) 23 Cal.App.4th 704, 715 .) Thus, even if a project
alternative will avoid or substantially lessen any of the significant environmental effects of the project, the
decision-makers may reject the alternative if they determine that specific considerations make the
alternative infeasible, or if the alternative does not meet the objectives for the project.
All of the environmental impacts associated with the project will be substantially lessened or avoided
with the adoption of the mitigation measures set forth in these findings , with the exception of the
following impacts:
~

Transportation and Circulation, Impact 10-1 (the Area Plan would worsen already unacceptable
operations on SR 28 between the Tahoe City Wye and Grove Street)

~

Transportation and Circulation, Impact 10-3 (the Area Plan and Tahoe City Lodge would worsen
already unacceptable traffic congestion at the SR 28/Grove Street intersection)
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~

Transportation and Circulation, Cumulative Impact 10-1 (the Area Plan would worsen already
unacceptable operations on SR 28 between the Tahoe City Wye and Grove Street)

~

Transportation and Circulation, Cumulative Impact 10-3 (the Area Plan and Tahoe City Lodge
would worsen already unacceptable traffic congestion at the SR 28/Grove Street intersection)

>" Greenhouse Gas Emissions and Climate Change, Impact 12-1 (implementation of the Area Plan
has the potential to result in a substantial cumulative contribution to GHG emissions)
The Board of Supervisors' goal in evaluating the project alternatives was to select an alternative that
feasibly attains the project objectives, while further reducing the project's significant and unavoidable
impacts. (Draft EIR/EIS, p. 3-2.) The objectives of the project are described in Section 3.3 of the Draft
EIR/EIS (Draft EIR/EIS, p. 3-3), and are listed in Section 11.C of this document.
The Draft EIR/EIS discussed several alternatives to the project to present a reasonable range of options.
To meet CEQA requirements for the consideration of alternatives, this environmental document evaluates
the potential impacts of the project, and three alternatives (including a No Project).
To be suitable for consideration in the EIR/EIS, alternatives must be " potentially" feasible and "attain
most of the basic objectives of the Project." (CEQA Guidelines,§ 15126.6, subd. (a).) The Alternatives,
analyzed in detail in the EIR/EIS, are:
~

Alternative 1 - Proposed Area Plan/Proposed Lodge (project);

~

Alternative 2 - Area Plan with No Substitute Standards/Reduced Scale Lodge;

~

Alternative 3 - Reduced Intensity Area Plan/Reduced Height Lodge; and

>" Alternative 4 - No Project.
The Board of Supervisors finds that that a good faith effort was made to evaluate all feasible alternatives
in the EIR/EIS that are reasonable alternatives to the project and could feasibly obtain the basic objectives
of the project, even when the alternatives might impede the attainment of the project objectives and might
be more costly. As a result, the scope of alternatives analyzed in the EIR/EIS is not unduly limited or
narrow. The Board of Supervisors also finds that all reasonable alternatives were reviewed, analyzed and
discussed in the review process of the EIRIEIS and the ultimate decision on the project.
iv.

Alternatives Analyzed in the Draft EIR/EIS and Final EIR/EIS

The goal for developing a set of possible alternatives was to identify other means to attain the project
objectives while further reducing the less than significant environm.ental impacts caused by the project.
The EIR/EIS analyzed the project (Alternative 1), and Alternatives 2, 3, and 4. The EIR/EIS contains a
detailed analysis of the impacts of each of these alternatives. The analysis appears throughout the Final
EIR/EIS. The Board of Supervisors hereby incorporates by reference this analysis.
Based on this analysis, the Board of Supervisors adopts the following findings with respect to each
alternative.
These findings focus on whether the alternatives are, in fact, feasible, and attain the project objectives.
These findings are therefore distinct from the information in the Draft EIR/EIS, in which alternatives are
considered if they are merely "potentially feasible," and attain "most" of the project objectives. Under
CEQA, these two inquiries are related, but distinct. In adopting these findings , the Board has considered
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the information in the EIR/EIS, as well as other information in the record, to determine whether each
alternative is feasible, and/or meets the project objectives.
Alternative 2 - Area Plan with No Substitute Standards/Reduced Scale Lodge
Alternative 2 was developed in response to scoping comments concerned with the potential
environmental effects of the substitute standards included in the proposed Area Plan. Rather than creating
new development standards, Alternative 2 uses existing TRPA standards, which results in reduced scale
Tahoe City Lodge. The number of TRPA Code revisions would be fewer than Alternative 1. The lodge
project would be limited to 56 units with this alternative. The golf course enhancements, clubhouse
expansion and relocation, and SEZ restoration on the Tahoe City Golf Course would not occur with
Alternative 2.

a

The Area Plan with No Substitute Standards/Reduced Scale Lodge would have similar/less impacts
compared to all areas studied. This alternative would result in similar significant and unavoidable impacts
in the areas Transportation and Circulation and Greenhouse Gas Emissions and Climate Change, with one
exception as it relates to the Tahoe City Lodge. Lodge Alternative 2 would reduce traffic volumes at the
SR 28/Grove Street intersection by approximately 1.3 percent. This reduction in traffic volumes would
create a beneficial impact to intersection LOS for Lodge Alternative 2. However, while for this one
impact, Lodge Alternative 2 would incrementally lessen intersection LOS, it would not avoid the
significant and unavoidable intersection LOS impacts of this project. This alternative also contributes
incrementally less greenhouse gas emissions than for the project.
Feasibility/Ability to Meet Project Objectives
The Area Plan with No Substitute Standards/Reduced Scale Lodge would further most of the Area Plan
and Tahoe City Lodge Project objectives. It would also be feasible to implement. Alternative 2 differs
from the project in that it would not include a Tahoe City Town Center boundary change, new special
planning areas and related environmental enhancement requirements such as additional SEZ restoration
requirements, allow for conversion of commercial floor area (CFA) to TA Us, development on noncontiguous parcels in town centers, or result in a reconstructed Tahoe City Golf Course clubhouse. Tahoe
City Lodge Alternative 2 would construct 56, not 118 TA Us. It would lessen one significant and
unavoidable impacts of the project as described in the EIR. However, the margin between the beneficial
traffic impacts for Alternative 2 and the significant and unavoidable impacts of the project is minor (a
difference of 5,627 VMT, or less than 0.3 percent of the VMT threshold).
The Board chooses the project over Alternative 2 based on project' s environmental benefits that are not
included in Alternative 2 (while described in the EIRIEIS are not indicated by the impact conclusions in
EIR/EIS), such as restoration of SEZ areas, preservation of open space, and environmental enhancement
requirements of special planning areas. Additionally, the Board finds the project meets more of the
County's and TRPA ' s Project Objectives when compared to this Alternative 2. In addition, Alternative 2
would not achieve many of the benefits of the project, as set forth in the Statement of Overriding
Considerations, below. For all of the foregoing reasons, and any of them individually, the Board rejects
Alternative 2 and chooses the proposed project (Alternative 1).
Alternative 3 - Reduced Intensity Area Plan/Reduced Height Lodge
Alternative 3 includes all the elements of Alternative 1, the proposed project, but certain aspects have
been modified to respond to scoping comments related to potential effects on scenic resources, water
quality, air quality, and affordable housing. As with Alternative 1, Alternative 3 would allow
redevelopment of the commercial complex at the Tahoe City Lodge site. However, because the Area Plan
under Alternative 3 would limit building heights to three stories in the Tahoe City Town Center, the lodge
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complex buildings would also be limited to three stories, but would occupy a larger footprint so as to
maintain up to 118 units. This would result in less water quality improvements when compared to the
project. Alternative 3 would include reconstruction and expansion of the clubhouse, golf course
enhancements, and golf course SEZ restoration, consistent with Alternative l.
The Reduced Intensity Area Plan/Reduced Height Lodge would have similar/less impacts compared to
the project in all areas studied. This alternative would result in the similar significant and unavoidable
impacts in the areas of Transportation and Circulation and Greenhouse Gas Emissions and Climate
Change. Thus, this alternative would not avoid any of the significant and unavoidable impacts of the
project. Although this alternative would incrementally reduce greenhouse gas emissions as compared to
the project, it would result in incrementally more roadway congestion between the Tahoe City Wye and
Grove Street and at the SR 28/Grove Street Intersection, as the westbound direction on SR 28 would
degrade by one additional level (to LOS F), as compared with the project (Alternative 1).
Feasibility/Ability to Meet Project Objectives
The Reduced Intensity Area Plan/Reduced Height Lodge Density Alternative would further most of the
Area Plan and Tahoe City Lodge Project objectives. Alternative 3 would result in significant and
unavoidable impacts similar to the project. Alternative 3 primarily differs from the project in that it
would limit coverage to a maximum of 50 percent in town centers and would reduce maximum heights
and number of stories in town centers relative to the project.
While this would result in a small decrease in overall land coverage within the town centers; the decrease
in coverage would not be large enough to substantially affect water quality because of the limited number
of undeveloped parcels within the town centers. In addition, because Alternative 3 does not include the
increased land coverage development incentive, a reduced number of parcels would be redeveloped and
Alternative 3 would have a lower percentage of BMP implementation when compared to Alternatives 1
and 2. While Alternative 3 would improve water quality by reducing fine sediment from the Area Plan
town centers, it results in only a 2 percent smaller reduction than Alternative 1.
The Board chooses the project over Alternative 3 based on project's water quality benefits that are not
included in Alternative 3. Additionally, the Board finds that project better meets the County' s and
TRPA's Project Objectives when compared to this Alternative 3. For all of the foregoing reasons, and any
of them individually, the Board rejects Alternative 3 and chooses the project (Alternative 1).
Alternative 4 - No Project
Alternative 4 is the no project alternative. This alternative would include no Area Plan and no Tahoe City
Lodge. The existing six community plans, 51 PASs, and Placer County zoning regulations would remain
unchanged. Under this scenario, it is expected that the Tahoe City Lodge project applicant would renovate
the existing commercial center to increase occupancy relative to existing conditions.
The No Project Alternative would have impacts generally similar to the project, but without a mechanism
for mitigation, future environmental conditions without the Area Plan and Lodge would be worse. This
alternative would result in the same significant and unavoidable impacts in the areas of Transportation
and Circulation and Greenhouse Gas Emissions and Climate Change, but would also result in additional
significant and unavoidable impacts as follows.
);;>

Transportation and Circulation, Impact 10-1 (the Lodge No Project Alternative would worsen
already unacceptable operations on SR 28 between the Tahoe City Wye and Grove Street)

»

Transportation and Circulation, Impact 10-5 (the Area Plan No Project Alternative would
increase peak period transit ridership when ridership currently exceeds the seating capacity)
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~

Air Quality, Impact I 1-2 (the Area Plan No Project Alternative could result in the construction
emissions of future individual development projects that exceed Placer County Air Pollution
District (PCAPCD) recommended significance criteria, thereby potentially violating or
contributing substantially to the nonattainment status of the LT AB with respect to the CAAQS for
ozone and PM JO)

~

Air Quality, Impact 11-5 (the Area Plan No Project Alternative could result in implementation of
projects that could potentially result in exposure of sensitive receptors to substantial toxic air
contaminates during construction)

~

Noise, Impact 13- I (the Lodge No Project Alternative would increase traffic noise levels along
affected highway transportation corridors, and expose outdoor activity areas of noise-sensitive
land uses to traffic noise levels that exceed applicable Placer County standards)

~

Transportation and Circulation, Cumulative Impact 10- I (the Lodge No Project Alternative would
worsen already unacceptable operations on SR 28 between the Tahoe City Wye and Grove Street)

~

Transportation and Circulation, Cumulative Impact I 0-3 (the Area Plan No Project Alternative
would make a considerable contribution to a potential cumulatively significant impact related to
traffic diversion onto local streets)

~

Transportation and Circulation, Cumulative Impact 10-5 (the Area Plan No Project Alternative
would increase peak period transit ridership when ridership currently exceeds the seating
capacity)

Because mitigation cannot be required of a no project alternative, these impacts would be significant and
unavoidable.
Feasibility/Ability to Meet Project Objectives
Under Alternative 4, the No Project Alternative, the Area Plan and Tahoe City Lodge would not be
approved, and no development would occur the lodge site. This would increase the number of significant
and unavoidable impacts overall. The No Project Alternative would not meet any of the Area Plan or
Tahoe City project objectives. In addition, the No Project Alternative would not achieve any of the
beneficial economic objectives of the project, nor would it contribute to regional transit needs. Because
Alternative 4 does not meet the project objectives and would increase the number significant and
unavoidable environmental impacts when compare with the project, the Board of Supervisors rejects
Alternative 4.

v.

Other Alternatives

CEQA Guidelines Section 15126.6(c) provides the following guidance in selecting a range of reasonable
alternatives for the project. The range of potential alternatives for the project shall include those that
could feasibly accomplish most of the basic objectives of the project, and could avoid or substantially
lessen one or more of the significant effects. Alternatives that fail to meet the fundamental project
purpose need not be addressed in detail in an EIR. (In re Bay-Delta Programmatic Environmental Impact
Report Coordinated Proceedings (2008) 43 Cal.4th 1143, 1165-1167 .)
In determining what alternatives should be considered in the EIR/EIS, it is important to acknowledge the
objectives of the project, the project' s significant effects, and unique project considerations. These factors
are crucial to the development of alternatives that meet the criteria specified in Section 15126.6(a).
Although, as noted above, EIRs must contain a discussion of " potentially feasible" alternatives, the
ultimate determination as to whether an alternative is feasible or infeasible is made by the lead agency's
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decisionmaking body. (See Pub. Resources Code, § 21081 (a)(3).) At the time of action on the project, the
decisionmaking body may consider evidence beyond that found in the EIR in addressing such
determinations. The decision-making body, for example, may conclude that a particular alternative is
infeasible (i.e., undesirable) from a policy standpoint, and may reject an alternative on that ground
provided that the decision-making body adopts a finding, supported by substantial evidence, to that effect,
and provided that such a finding reflects a reasonable balancing of the relevant economic, environmental,
social, and other considerations supported by substantial evidence. ( City of Del Mar v. City of San Diego
(1982) 133 Cal.App.3d 40 l , 417; California Native Plant Society v. City of Santa Cruz (2009) 177
Cal.App.4th 957, 998.)
The EIR should also identify any alternatives that were considered by the lead agency, but were rejected
during the planning or scoping process and briefly explain the reasons underlying the lead agency's
determination. The Board adopts the following findings with respect to these alternatives.
~

Four Separate Area Plans: An initial NOP was circulated on July 16, 2014. This NOP reflected
the development of four separate Area Plans that together would cover the same area as the
proposed Area Plan. These included: 1) West Shore Area Plan, 2) Greater Tahoe City Area Plan,
3) North Tahoe West Area Plan, and 4) North Tahoe East Area Plan. This alternative would have
included a shared policy document that applied to all of the Area Plans but separate permissible
uses and development standards within each Area Plan.
During development of the four Area Plans, it was determined that many provisions would likely
be identical for all four Area Plans, creating unnecessary redundancy. Placer County and TRPA
also determined that the unique provisions identified for each district geographic area could be
retained in one consolidated plan. Many public and agency comments expressed concern about
the organization of four separate Area Plans with a shared policy document. These comments
noted that the structure of the Area Plan would be different than Area Plans under preparation in
other jurisdictions, which could create confusion in their interpretation. For these reasons, Placer
County modified its approach to pursue a single Area Plan.

~

Density Modifications in Town Centers: The initial Area Plan proposal reflected in the NOP
from July 2014 contemplated density modifications within the Tahoe City and Kings Beach
Town Centers. This Area Plan component would have modified the distribution of density in the
town centers such that priority redevelopment areas would be allowed an increase in density with
a corresponding reduction in allowable density in other areas, such as some gateway areas and
lakefront properties.
During public scoping, members of the public and affected property owners expressed concerns
over the proposal. These comments focused on concerns over impacts to property values and the
redevelopment potential of properties that received reduced density; as well as concerns over
visual and other impacts of allowing increased density in priority redevelopment areas. In
response to these comments, density modifications in town centers were eliminated from further
evaluation.

Additional Opportunity Sites: The initial Area Plan proposal from July 2014 also envisioned
redevelopment scenarios for nine opportunity sites. Similar to the Kings Beach Center design
concept in the proposed Area Plan, these would have provided more detailed examples of
potential redevelopment scenarios under the Area Plan. However, after initial research into likely
future redevelopment scenarios at these sites, it was determined that sufficient information was
not available to provide additional detail on realistic future redevelopment scenarios at these sites.
As a result, only the Kings Beach Center design concept, where a conceptual redevelopment
design was available, and the Tahoe City Lodge, where an actual project proposal and application
have been submitted, were retained for further evaluation.
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Expanded Town Center Boundaries: Expansions of town center boundaries were considered as
part of the Area Plan. In particular, expansion of the Tahoe City Town Center to include the
entirety of the Tahoe City Golf Course was considered. The rationale for the expansion was to
reflect the important role of the Golf Course as part of the center of Tahoe City, and to facilitate
its integration into surrounding redevelopment projects. After consideration, this proposal was
rejected because it would include additional sensitive land in the town center, would potentially
increase the total amount of development possible within the Tahoe City Town Center, and was
not necessary to achieve the plan's objectives or integrate surrounding redevelopment projects
with the Golf Course.

);;;,, Re-Zoning to Consolidate Permissible Uses in Residential and Conservation Areas:
Consolidation of existing residential and conservation PASs and special areas was considered.
This proposal would make the uses allowed within different residential or conservation areas
more consistent with each other. Consolidating permissible uses in these areas could simplify the
plan by reducing the number of similar, but slightly different, zoning subdistricts. Consolidating
these subdistricts could also make the organization of zoning within the Area Plan more
consistent with the approach used elsewhere in Placer County, potentially improving the
efficiency of pl·an administration.
However, changes to permissible uses in residential and conservation areas could result in the
prohibition of uses that are currently allowed, which could adversely affect established
businesses, public services, or other uses. Consolidating uses could also allow new uses, such as
commercial services or schools, in areas where they are currently not allowed, which could result
in incompatible uses in close proximity. For these reasons, this proposal was eliminated from
further evaluation.

);;;,, Land Use Changes Outside Town Centers: The initial Area Plan proposal sought to modify
land uses and development standards outside town centers to reconcile discrepancies with legal,
non-conforming properties. The intent was to recognize existing land uses and densities on sites
which are not consistent with either existing PASs or TRPA Code. After considering this
proposal, it was rejected because of concern related to the overall scale of changes outside of
town centers and the inconsistency with the goals of the Regional Plan. For these reasons, this
proposal was eliminated from the proposed Area Plan and further consideration in this EIR/EIS.

vi.

Environmentally Superior Alternative

Section 20.5 of the Draft EIR/EIS provides a comparison of the environmental effects of the alternatives
in relation to the proposed Placer County Tahoe Basin Area Plan and Tahoe City Lodge to assist in
identifying the environmentally superior alternative. Often, alternatives have environmental advantages
and disadvantages, but no clearly superior alternative becomes evident, because the relative importance of
envir~nmental impacts varies based on their different priorities and/or sensitivities. Section 15126.6 of the
State CEQA Guidelines states that "if the environmentally superior alternative is the ' no project'
alternative, the EIR shall also identify an environmentally superior alternative among the other
alternatives." The Draft EIR/EIS presents a detailed evaluation of the environmental impacts of each
alternative. Based on that evaluation, the following discussion provides a summary of the key
environmental advantages and disadvantages of the alternatives and whether any alternative emerges as a
clear, environmentally superior alternative.
Table 20-1 of the Draft EIR/EIS identifies the number of potentially significant, significant, significant
and unavoidable, and beneficial impacts identified under each action alternative for each environmental
issue area evaluated in this EIR/EIS. The significance of impacts after mitigation is also identified. As
shown in Table 20-1, based solely on impact significance conclusions after implementation of mitigation
measures, the Area Plan element of Alternatives 1, 2, and 3 would result in five significant and
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unavoidable impacts related to traffic and greenhouse gas emissions, and Alternative 4 (the no action
alternative) would result in these same significant and unavoidable impacts, plus an additional five
impacts for which mitigation cannot be enforced, for a total of ten significant and unavoidable impacts.
All action alternatives would result in five beneficial effects, with one beneficial effect for Area Plan
Alternative 4. The Lodge portion of Alternatives 1 and 3 would result in two significant and unavoidable
impacts related to traffic. Because Alternative 2 would marginally reduce site-generated trips, this
alternative would result in modest beneficial impacts related to intersection and roadway LOS. Lodge
Alternative 4 would result in the same traffic-related significant and unavoidable impacts as Lodge
Alternatives 1 and 3, plus three additional impacts for which mitigation cannot be enforced, for a total of
five significant and unavoidable impacts.
Environmental impact conclusions indicate that Area Plan Alternatives 1, 2, and 3 would have roughly
equal environmental effects, and each would provide more environmental benefit than Alternative 4.
Therefore, the Board finds the No Project Alternative is not the environmentally superior alternative.
Although the comparison of the Lodge Alternatives indicates that Alternative 2 would have fewer
significant and unavoidable impacts, the margin between the beneficial traffic impacts shown for
Alternative 2 and the significant and unavoidable traffic impacts shown for Alternatives 1 and 3 is minor.
Additionally, Alternatives 1 and 3 would result in environmental benefits that are not indicated by the
impact conclusions, such as restoration of SEZ areas, preservation of open space, and environmental
enhancement requirements for development within special planning areas. Between Alternatives 1 and 3,
Alternative 3 results in a 2 percent smaller reduction in fine sediment from the Area Plan town centers
than Alternative 1 and, therefore, does not provide the same level of water quality improvements as the
project. Therefore, although the EIR concludes the potential environmental effects or benefits that would
result from implementation of Alternatives 1, 2, and 3 are roughly equivalent, the Board finds the project
(Alternative 1) is the environmentally superior alternative.

X.

STATEMENT OF OVERRIDING CONSIDERATIONS

Pursuant to CEQA Section 21081 and CEQAi Guidelines Section 15093, the Board of Supervisors hereby
finds , after consideration of the Final EIRIEIS and the evidence in the record, that each of the specific
overriding economic, legal, social, technological and other benefits of the project as set forth below
independently and collectively outweighs these significant and unavoidable impacts and is an overriding
consideration warranting approval of the project. Any one of the reasons for approval cited below is
sufficient to justify approval of the project. Thus, even if all but one of these reasons were unsupported by
substantial evidence, the Board would nevertheless by its determination that each individual reason is
sufficient. The substantial evidence supporting the various benefits can be found in the preceding
findings, which are incorporated by reference into this section, and in the documents found in the Record
of Proceedings.
On the basis of the above findings and the substantial evidence in the whole record of this proceeding, the
Board of Supervisors specially finds that there are significant benefits of the project to support approval
of the project in spite of the unavoidable significant impacts, and therefore makes this Statement of
Overriding Considerations.
Specifically, the project will result in significant and unavoidable impacts to Transportation and
Circulation (Impact 10-1: Impacts to roadway segment operations, Impact 10-3 : Impacts to intersection
operations, Cumulative Impact 10-1: Cumulative impacts to roadway segment operations, and
Cumulative Impact 10-3: Cumulative impacts to intersection operations), and Greenhouse Gas Emissions
and Climate Change (Impact 12-1: Generation of Greenhouse Gas Emissions).
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Although the Board of Supervisors finds that the project will result in these significant and unavoidable
impacts, the Board also finds that the project benefits outweigh these impacts.
The Board of Supervisors finds that, as part of the process of obtaining project approval, all significant
effects on the environment from implementation of the project have been eliminated or substantially
lessened where feasible. All mitigation measures proposed in the Final EIR/EIS that are applicable to the
project are adopted as part of this approval action. Furthermore, the Board of Supervisors has determined
that any remaining significant effects on the environment found to be unavoidable are acceptable due to
the following specific overriding economic, technical , legal, social and other considerations. Any
alternatives proposed by the public are rejected for the reasons set forth in the EIR/EIS and the reasons set
forth herein.
The project benefits include:
j;,-

The Area Plan will implement the TRPA Lake Tahoe Regional Plan adopted in December 2012
for the Placer County portion of the Tahoe Basin including but not limited to the following:
o
o

The Area Plan will help to achieve environmental threshold gain, consistent with the
objectives of the TRPA Lake Tahoe Regional Plan; and
The Area Plan focuses on improving the environment by reducing vehicle trips;
increasing mobility; expanding and enhancing transit; increasing SEZ restoration;
decreasing the pollutant load carried in stormwater runoff in town centers; increasing
public access to Lake Tahoe, public lands, and recreation areas; and reversing blight.

>-

The Area Plan will also satisfy California's comprehensive long-term general plan requirements
by adopting a plan that implements the Placer County General Plan in more detail for the Tahoe
Basin portion of the County.

>-

The Area Plan will create a positive environment for private investment that is critical to
achieving environmentally beneficial redevelopment in North Lake Tahoe while limiting sprawl.

>-

The Area Plan will help foster sustainable communities within North Lake Tahoe where the
citizens can live, work, and play.

>-

Redevelopment at the Tahoe City Lodge site will replace the existing blighted appearance of the
existing project site with new buildings, resulting in a visually beneficial impact that will assist
TRPA in achieving and maintaining its scenic thresholds.

>-

The Tahoe City Lodge Project will further improve the environment by incorporating BMPs on
the project site, reducing land coverage relative to existing conditions, providing 1.7 acres of SEZ
restoration, constructing an expanded clubhouse that will be an asset to the community, and
constructing all structures to meet current Green Building and energy efficiency standards.

>-

The Tahoe City Lodge project would be the first new hotel or motel to be constructed on the
North Shore in 50 years, provided much-needed high-quality accommodations.

>-

The Tahoe City Lodge Project will also demonstrate the potential for economic revitalization of
Tahoe City and increase tax revenues to the County. The record indicates, the Tahoe Lodge
Project will:
o

Result in millions of dollars in tax revenues, including but not limited to an estimated
$500,000 in Transient Occupancy Taxes (TOT) and $600,000 in property taxes annually

o

Directly create hundreds jobs at the project site (including construction jobs and 76
annual jobs);

o

Improve the local economy (and sales taxes revenues) by increasing visitors and visitor
spending, which will result in additional indirect job creation;
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o

Increase property values for neighbors;

o

Improve Tahoe City parking through a joint-use strategy with Tahoe City Golf Course;

o

Leverages transit options with regular bus stops in front of the property and bike racks to
encourage use of trails; and

o

Inspire new and upgraded business revitalization in Tahoe City.

Having considered these benefits, the Board of Supervisors finds that the benefits of the project outweigh
the unavoidable adverse environmental effects, and that the adverse environmental effects are therefore
acceptable. The Board of Supervisors further finds that each of the above considerations is sufficient to
approve the project. For each of the reasons stated above, and all of them collectively, the project should
be implemented notwithstanding the significant unavoidable adverse impacts identified in the EIRIEIS.

ATTACHMENTS
A

Table of significant impacts, mitigation measures

ACRONYMS AND ABBREVIATIONS
APC
APN
BMP
CEQA
CFA
DRC
EIR
EIS
ESD
GHG
GIS
LCD
LDM
LOS
LTAB

MMRP
NOP
NTRAC
PAS
PCAPCD
Project
RPIC
RPU
RTP/SCS
SEZ
SWPPP
TAC
TART
TAU

Advisory Planning Commission
Assessor's Parcel Number
best management practice
California Environmental Quality Act
commercial floor area
Development Review Committee
environmental impact report
environmental impact statement
Engineering and Surveying Division
greenhouse gas
Geographic Information System
land capability district
Land Development Manual
level of service
Lake Tahoe Air Basin
mitigation monitoring and reporting program
notice of preparation
North Tahoe Regional Advisory Council
plan area statement
Placer County Air Pollution Control District
Placer County Tahoe Basin Area Plan and Tahoe City Lodge
Regional Plan Implementation Committee
Regional Plan Update
Regional Transportation Plan/Sustainable Communities Strategy
stream environment zone
stormwater pollution prevention plan
toxic air contaminant
Tahoe Area Regional Transit
tourist accommodation unit
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TCP
TCPUD
TDM
TMPO
TRPA

voe

traffic control plan
Tahoe City Public Utility District
Transportation Demand Management
Tahoe Metropolitan Planning Organization
Tahoe Regional Planning Agency
volatile organic carbon
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ATTACHMENT A
PLACER COUNTY TAHOE BASIN AREA PLAN AND TAHOE CITY LODGE PROJECT
PLACER COl:JNTY, CALIFORNIA
TABLE OF SIGNIFICANT IMPACTS, M!TIGA TION MEASURES, AND CEQA FINDINGS

Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Impact 8-2: Disturbance to archaeological resources.

Mitigation 8-2: Stop work in the event of an archaeological discovery

(Area Plan= LTS, Lodge= PS)

This mitigation measure would apply to the Tahoe City Lodge.

Implementation of the Area Plan would incentivize environmentally
beneficial redevelopment, which could occur on properties that contain
known or unknown archaeological resources or result in adverse
physical effects to significant archaeological sites or features. Because
the Area Plan would result in some new construction over the planning
period, it has the potential to disturb, disrupt, or destroy archaeological
resources through implementation of specific projects that involve
ground-0isturbing activities. However, federal and state regulations and
TRPA Code address protection of and mitigation of adverse effects to
archaeological resources and provide processes to avoid or minimize
impacts to these resources. Therefore, implementation of the Area Plan
would result in a less-than-5ignificant impact

If potentially significant cultur_al resources are discovered during grounddisturbing activities, the project applicant will require the construction
contractor to stop work in that area until a qualified archaeologist can
access the significance of the find, and, if necessary, develop appropriate
treatment measures in consultation with TRPA and other appropriate
agencies and interested parties. Aqualified archaeologist will follow
accepted professional standards in recording any find including submittal
of the standard Department of Parks and Recreation (DPR) Primary
Record forms (Form DPR 523) and location information to the California
Historical Resources Information Center office (North Central Information
Center). The consulting archaeologist will also evaluate such resources
for significance per California Register of Historical Resources eligibility
criteria (PRC Section 5024.1; Title 14 CCR Section 4852).

Construction and excavation activities associated with the Tahoe City
Lodge could result in sediment disturbance and removal, which can
adversely affect previously undiscovered or unrecorded archaeological
resources. Because the construction of the Tahoe City Lodge would
require excavation and other ground-disturbing activities, this impact
would be potentially significant

If the archaeologist determines that the find does not meet the TRPA
standards of significance for cultural resources, construction may
proceed. If the archaeologist determines that further information is
needed to evaluate significance, the lead agency will be notified and a
resource preservation and data recovery plan will be prepared to ensure
the resource is avoided, moved, recorded, or otherwise treated as
deemed appropriate by applicable federal, state, and/ or local agency
and in accordance with pertinent laws and regulations. The plan will be
prepared by a qualified archaeologist and include: (a) results of research
relevant to the project; (b) research problems or questions to be
addressed with an explanation of their relevance and importance; (c) the
field and laboratory analysis methods to be used with a justification of
their cost-effectiveness and how they apply to this particular property and

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS = Potentially significant

Area Plan= LTS
Lodge= LTS

Rndings of Fact

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3),
15091.)
Finding: Compliance with Mitigation
Measure &2, which has been required or
incorporated into the Tahoe City Lodge project,
will reduce this impact to a less-thansignificant level by requiring construction
contractors to, in the event of archaeological
discovery, stop work in that area until a
qualified archaeologist can access the
significance of the find, and, if necessary,
develop appropriate treatment measures in
consultation with TRPA and other appropriate
agencies and interested parties. The Board of
Supervisors hereby directs that this mitigation
measure be adopted. The Board of
Supervisors, therefore, finds that changes or
alterations have been required in, or
incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.
Explanation/Facts in Support of Finding: The
Tahoe City Lodge Project could adversely
affect previously undiscovered or unrecorded
archaeological resources during construction

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

and excavation activities. Implementation of
Mitigation Measures 8-2 will reduce projectrelated impacts to a less-than-significant level
by requiring construction contractors to stop
work in the event of an archaeological
discovery until a qualified archaeologist can
access the significance of the find, and, if
necessary, develop appropriate treatment
measures that will protect previously
undiscovered archaeological resources. This
plan will reduce potential impacts to a lessthan-significant level.

these research needs; (d) the methods to be used in artifact data, and
other records management; (e} explicit provisions for disseminating the
research findings to professional peers in a timely manner; (f)
arrangements for presenting what has been found and learned to the
public, focusing particularly on the community or communities that may
have interests in the results; (g) the curation of recovered materials and
records resulting from the data recovery; and (h) procedures for
evaluating and treating discoveries of unexpected remains or newly
identified historic properties during the course of the project including
necessary consultation with other parties (Advisory Council on Historic
Preservation [ACHPJ 1999).

(Draft EIR/ EIS, pp. 8-16 to8-18.)
Impact 8-3: Accidental discovery of human remains.

Mitigation 8-3: Stop work if human remains are discovered

(Area Plan= LTS; Lodge= PS)

This mitigation measure would apply to Tahoe City Lodge.

Implementation of the Area Plan would incentivize environmentally
beneficial redevelopment which could occur on properties that contain
human remains. Because the Area Plan would result in some new
construction over the planning period, it has the potential to disturb,
disrupt, or destroy human remains through implementation of specific
projects. However, federal and state regulations and TRPA Code
address protection of human remains and provide processes to avoid
or minimize impacts to human remains. Therefore, implementation of
the Area Plan would result in a less-than-significant impact

In accordance with existing regulations, if any human remains are
discovered or recognized in any location on the Tahoe City Lodge project
site, the project applicant will require the construction contractor to cease
further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains until:

Construction and excavation activities associated with construction of
the Tahoe City Lodge could result in sediment disturbance and
removal, which can unearth human remains if they are present
Because the construction of the Tahoe City Lodge would require
excavation and other ground-disturbing activities, this impact would be
potentially significant

Area Plan= LTS
Lodge= LTS

a) The Placer County Coroner/ Sheriff has been informed and has
determined that no investigation of the cause of death is required;
and
b) If the remains are of Native American origin,
1. The descendants of the deceased Native Americans have made a
recommendation to the project applicant or the person
responsible for the excavation work, for means of treating or
disposing of, with appropriate dignity, the human remains and any
associated grave goods as provided in Public Resources Code
Section 5097.98, or
2. The Native American Heritage Commission (NAHC) was unable to
identify a descendant or the descendant failed to make a
recommendation within 24 hours after being notified by the

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS = Potentially significant

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3},
15091.)
Finding: Compliance with Mitigation
Measure 8-3, which has been required or
incorporated into the Tahoe City Lodge Project
will reduce this impactto a less-thansignificant level by requiring a halt to grounddisturbing activities if human remains are
discovered, and consultation with the
coroner/ sheriff, or a Native American
descendant if the remains are of Native
American origin and a descendant can be
identified. The Board of Supervisors hereby
directs that this mitigation measure be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

environmental effect as identified in the
EIR/ EIS.

commission.
3. The site shall be flagged and avoided during construction.

Explanation/Facts in Support of Finding: The
construction and excavation activities
associated with development of the Tahoe City
Lodge Project could unearth previously
undiscovered, or unrecorded human remains.
Mitigation Measure 8-3 will require, in
compliance with State law, a halt to all grounddisturbing activities in the area where human
remains are discovered. The project applicant
shall notify the Placer County Coroner/ Sheriff
and the NAHC immediately. If the remains are
determined to be Native American,
appropriate steps will be taken to ensure that
additional human remains are not disturbed
and that discovered remains are appropriately
treated. This plan will reduce potential impacts
to a less-tha~ignificant level.
(Draft EIR/ EIS, pp. 8-18 to 8-21.)

19, Scenic Resources
Impact 9-1: Effects on scenic or visual quality.
(Area Plan= LTS/ PS, Lodge= LTS)
The proposed Area Plan would include policies, development
standards, and other provisions that could result in changes to the
location, intensity, and form of the built environment within the Plan
area. The provisions of the Area Plan, including those related to town
center boundaries, building height, density and coverage, secondary
residential units, and limited conversions of CFA to TAUs would not
have substantial effects on the mass and location of development
allowed within the Plan area. In addition, any project proposed under
the Area Plan would be required to comply with a series of existing
requirements and proposed Area Plan standards that would minimize

Mitigation Measure 9-1: Limit visible mass near Lake Tahoe within noncontiguous project areas
This mitigation measure applies to the Area Plan.

Prior to approving a project that would use a non-contiguous project area,
the county and TRPA shall revise the implementing ordinance to prevent
a project from increasing visible mass between SR 28 or SR 89 and Lake
Tahoe beyond what would be possible without the use of a noncontiguous project area. The revision to the implementing ordinance shall
prohibit a project that uses a non-<:ontiguous project area from locating
land coverage or density on the lake side of SR 28 or SR 89 that would
otherwise be allowed on the mountain side of SR 28 or SR 89. This
mitigation measure could be implemented by revising Section 2.09A.3 of

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS = Potentially significant

Area Plan = LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (aX3), 15091.)
Finding: Compliance with Mitigation
Measure 9-1, which has been required or
incorporated into the Area Plan, will reduce
this impact to a less-than-significant level by
limiting visible mass near Lake Tahoe within
non-<:ontiguous project areas. The Board of
Supervisors hereby directs that this mitigation

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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adverse effects on the existing visual character or quality of the Plan
area, the TRPA scenic threshold ratings, scenic vistas, scenic
resources, or views of Lake Tahoe. However, the provision in the Area
Plan that would allow non-contiguous project areas could allow, in
some areas, additional visual mass to be placed between major travel
routes and Lake Tahoe, which could block or degrade views of Lake
Tahoe or views toward the shore from Lake Tahoe. Therefore, the Area
Plan would have a potentially significant impact on scenic and visual
quality. Implementation of Mitigation Measure 9-1 would reduce
potentially significant impacts to a less-than-significant level because it
would prevent a non-contiguous project area from resulting in an
increase in visual mass that could block or degrade views of Lake
Tahoe from scenic travel routes or views of the shore from Lake Tahoe.

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

measure be adopted. The Board of
Supervisors, therefore, finds that changes or
alterations have been required in, or
incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.

the Area Plan implementing ordinances to include a version of the
following text:
Projects using a non-contiguous project area shall not increase the
density or land coverage in any portions of the project area that are
between SR 28 or SR 89 and Lake Tahoe, beyond the limits that would
apply to those portions of the project area without the use of a noncontiguous project area. All non-contiguous project areas shall comply
with the setbacks within town centers.

Explanation/Facts in Support of Finding:
The provision in the Area Plan that would allow
non-contiguous project areas could allow, in
some areas, additional visual mass to be
placed between major travel routes and Lake
Tahoe, which could block or degrade views of
Lake Tahoe or views toward the shore from
Lake Tahoe. Mitigation Measure 9-1 will
require that projects using a non-contiguous
project area not increase the density or land
coverage in any portions of the project area
that are between SR 28 or SR 89 and Lake
Tahoe, beyond the limits that would apply to
those portions of the project area without the
use of a non-contiguous project area, and to
comply with the setbacks within town centers.
This plan will reduce potential impacts to a
less-than-significant level.

The Tahoe City Lodge would physically change the project site in a way
that would be visually evident, that would affect the visual quality of the
site and its surroundings, and thus, TRPA Travel Route ratings. The project
site would be redeveloped with a lodge that would include a mix of hotel
rooms and 1- and 2-bedroom suites or hotel rooms and commercial uses.
Effects on scenic or visual quality from implementation of any of the
Tahoe City Lodge would result in less-than-significant impacts, because
the existing site would be renovated and aesthetically improved in
accordance with the policies and standards of the Area Plan, and
because redevelopment of the site would be compatible with the
surrounding area and be visually beneficial by improving the appearance
of the project site to a level consistent with downtown Tahoe City.

(Draft EIR/ EIS, pp. 9-15 to 9-37; Final EIR/ EIS,
p. 2-5, see also response to comment 13-7.)

I

10. Transportation and Circulation
Impact 10-1: Roadway level of service.
(Area Plan= S; Lodge= LTS)
Under the Area Plan, future development and redevelopment would
occur in the Plan area that would cause the level of service (LOS) on
SR 28 between the Tahoe City Wye and Grove Street to continue to
operate at an unacceptable level. This impact would be significant
Implementation of Mitigation Measure 10-1a, 10-1b, and 10-1c would

Mitigation Measure 10-1a: Construct pedestrian crossing improvements
at the Grove StreeVSR 28 intersection
This mitigation measure applies the Area Plan.
As described above, pedestrian crossings, particularly near the SR
28/ Grove Street intersection contribute to vehicular congestion and the
existing unacceptable LOS conditions at the SR 28/ Grove Street
intersection. To reduce traffic delays on SR 28 through the Tahoe City

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan = SU
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Mitigation Measures

reduce LOS effects of the project by providing a pedestrian hybrid
beacon crossing at the SR 28 and Grove Street intersection, which
would reduce the influence of pedestrian crossings on LOS; by
establishing a County Service Area Zone of Benefit to fund expansion of
transit capacity, which would reduce traffic volumes; and by having
development projects pay Tahoe area traffic mitigation fees to Placer
County to fund identified regional Capital Improvement Projects. While
Mitigation Measures 10.1a, 10-1b, and 10-1c would reduce LOS
deterioration, the roadway LOS after implementation of the mitigation
measures would remain unacceptable and no additional mitigation is
feasible. In recognition of the LOS conditions in the Tahoe City Town
Center, the Area Plan would revise the LOS standards to allow LOS F
during peak periods in town centers (Area Plan Policy T-P-6). The future
LOS conditions would not exceed the proposed LOS standard for the
Area Plan. However, because the Area Plan would result in LOS that
exceeds existing TRPA standards and no additional mitigation is
feasible, this impact is considered significant and unavoidable.

Town Center during peak summer periods, Placer County shall construct
a pedestrian activated hybrid beacon crossing at the Grove Street and SR
28 intersection in Tahoe City within three years of adoption of the Area
Plan. The Tahoe City Mobility Plan and the Proposed Area Plan already
identify this pedestrian crossing as a needed improvement Article
15.28.010 of the Placer County Code establishes a road network Capital
Improvement Program. The payment of traffic impact fees funds the
Capital Improvement Program for area roadway improvements, such as
the hybrid beacon pedestrian crossing. The implementation of the hybrid
beacon pedestrian crossing would consolidate pedestrian crossings,
which would reduce the impacts of pedestrian crossings on LOS at the
Grove StreeVSR 28 intersection.

The proposed Tahoe City Lodge would not add traffic volumes in a
direction or location that would exacerbate an existing LOS deficiency
or degrade an existing acceptable LOS. Therefore, this impact is lessthan-significant

Mitigation Measure 10.1b: Establish a County Service Area Zone of
Benefit to fund expansion of transit capacity
This mitigation measure applies to the Area Plan.
The key constraint to expanding transit capacity is the availability of
ongoing transit operating subsidy funding, as discussed in the recenW
completed System Plan Update for the Tahoe Truckee Area Regional
Transit in Eastern Placer County (LSC, 2016). While the proposed Area
Plan includes Policy T-P-22 ("Secure adequate funding for transit services
so that transit is a viable transportation alternative"), this does not
identify a specific mechanism to assure expansion of transit services to
address increased peak demand. To provide an ongoing source of
operating funding as well as transit bus seating capacity, Placer County
shall establish one or more County Service Area Zones of Benefit
encompassing the developable portions of the Plan area. Ongoing annual
fees would be identified to fund expansion of transit capacity as
necessary to expand seating capacity to accommodate typical peakperiod passenger loads during both summer and winter peak periods. At
a minimum, this would consist of four additional vehicle-hours of transit
service per day throughout the winter season on each of the following
three routes: North Shore (North Stateline to Tahoe City), SR 89 (Tahoe
City to Squaw Valley), and SR 267 (North Stateline to Northstar), as well
as the expansion of transit fleet necessary to operate this additional
service. In addition, ongoing annual fees would be sufficient to, at a

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Flndings of Fact

Finding: Specific economic, legal, social,
technological, or other considerations,
including considerations for the provision of
employment opportunities for highly trained
workers, make infeasible the mitigation
measures or alternatives identified in the
EIR/ EIS. However, the Board of Supervisors
finds that specific overriding economic, legal,
social, technological, or other benefits of the
project outweigh the Area Plan's impacts to
the segment of SR 28 between the Tahoe City
Wye and Grove Street. as more ful~ stated in
the Statement of Overriding Considerations.
Explanation/Facts in Support of Finding:
Under the Area Plan, future development and
redevelopment would occur in the Plan area
that would cause the level of service (LOS) on
SR 28 between the Tahoe City Wye and Grove
Street to continue to operate at an
unacceptable level. The project has
incorporated Mitigation Measures 10.1a, 10.
1b, 10.1c, 10.1d, 10.1e, 10.1f. 10.1g, and
10.1h, which will lessen this impact
Specifical~. the project shall provide a
pedestrian hybrid beacon crossing at the
SR 28 and Grove Street intersection, which
would reduce the influence of pedestrian
crossings on LOS; establish a County Service
Area Zone of Benefit to fund expansion of
transit capacity, which would reduce traffic
volumes; by having development projects pay
Tahoe area traffic mitigation fees to Placer
County to fund identified regional Capital
Improvement Projects; expand requirements
for transportation demand management plans
for a greater number of projects that generate

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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employees; establish a comprehensive
wayfinding program for parking and mult~
modal transportation; conduct long-term
monitoring and adaptive management and
mobility strategies; provide a four-year review
of vehicle trips and mobility strategies; and
implement TRPA's Congestion Management
Process. The roadway LOS after
implementation of the mitigation measures
would remain unacceptable and no additional
mitigation is feasible. This impact is
considered significant and unavoidable.

minimum, provide 16 additional vehicle-hours of transit service per day
throughout the summer season, as well as the expansion of transit fleet
necessary to operate this additional service. The additional 16 vehiclehours of transit service during the summer season would be provided on
those routes that have the highest ridership levels and lowest LOS.
Currently, SR 28 through Tahoe City has the highest ridership levels and
lowest LOS. However, the county will determine the specific routes where
additional transit service will be provided each year bases on observed
changes in ridership and LOS.
The new Zone of Benefit under the County Service Area would be
established through action by the Board of Supervisors to fund increased
public services within the Plan area. This is a very common means of
funding the costs for expanded public services generated by
development in California, though Zones of Benefit funding transit
programs are relatively uncommon. In this case, the services to be
funded would be expanded winter and summer TART transit services,
and could also include capital expenses (such as additional buses). An
Engineers Report is required under state law to identify the costs to be
funded and the fee. Like traffic fee programs, fees are set on a "dwelling
unit equivalent" (DUE) basis for various land use types, depending on the
relative transit ridership generated by each type of land use. The total
potential number of future development DUEs in the Plan area would be
identified. The annual fee for each DUE would be calculated by dividing
the annual costs of the additional transit service by the total DU Es. The
fee would then be applied to all future development that increases
ridership (residential, commercial, lodging, etc.). The fee would be an
annual ongoing fee that is collected as part of property tax billing. As
funds are received, they would be kept in a separate account, which can
only be used for the specified purposes. Fee levels would be indexed to
the regional rate of inflation, increasing as costs increase and these fees
would be collected indefinitely.
The actual amount of funding generated by the Zone of Benefit will
depend on the actual level of development that occurs. Initially, when
little development and little increased demand for transit has occurred,
funds may be allowed to accumulate to a level at which they can be
effectively used for the intended purpose. As expansion of existing transit
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Findings of Fact

(Draft EIR/ EIS, pp.10-16 to 10-32; Final
EIR/ EIS, pp. 2-5 to 2-9; see also Master
· Response 1, and response to comment 12·
37.)

.
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Finding.5 of Fact

service is relatively simple to implement in increments, the expansion of
transit services funded through the Zone of Benefit can be expected. The
new Zone of Benefit under the County Service Area would be established
through action by the Board of Supervisors to fund increased public
services within the Plan area. This is a very common means of funding
the costs for expanded public services generated by development in
California, though Zones of Benefit funding transit programs are relatively
uncommon. In this case, the services to be funded would be expanded
winter and summer TART transit services, and could also include capital
expenses (such as additional buses). An Engineers Report is required
under state law to identify the costs to be funded and the fee. Like traffic
fee programs, fees are set on a "dwelling unit equivalent" (DUE) basis for
various land use types, depending on the relative transit ridership
generated by each type of land use. The total potential number of future
development DUEs in the Plan area would be identified. The annual fee
for each DUE would be calculated by dividing the annual costs of the
additional transit service by the total DUEs. The fee would then be
applied to all future development that increases ridership (residential,
commercial, lodging, etc.). The fee would be an annual ongoing fee that
is collected as part of property tax billing. As funds are received, they
would be kept in a separate account, which can only be used for the
specified purposes. Fee levels would be indexed to the regional rate of
inflation, increasing as costs increase and these fees would be collected
indefinitely.
The actual amount of funding generated by the Zone of Benefit will
depend on the actual level of development that occurs. Initially, when
little development and little increased demand for transit has occurred,
funds may be allowed to accumulate to a level at which they can be
effectively used for the intended purpose. As expansion of existing transit
service is relatively simple to implement in increments, the expansion of
transit services funded through the Zone of Benefit can be expected to
occur relatively soon and long before buildout of the Plan area. Agood
example of Zones of Benefit funding transit expansion can be found in
the Martis Valley area. As a result of the Martis Valley Community Plan
process, Zones of Benefit have been established by the Placer County
Board of Supervisors for all subsequent developments over the past ten
years, tied to the cost of expanding transit service and funding an
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No impact
B= Beneficial

PS= Potentially significant
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additional bus purchase. These generate approximately $40 per DUE per
year. In initial years, funds were allowed to accumulate. More recently, as
additional development has occurred, annual funding levels have risen
and this source is now an important element of the recent expansion of
TART's 267 Route to year-round service.
Mitigation Measure 1().1c: Payment of traffic mitigation fees to Placer
County
This mitigation measure applies to the Area Plan and the Tahoe City
Lodge.

Prior to issuance of any Placer County Building Permits, projects within
the Area Plan shall be subject to the payment of established Placer
County traffic impact fees that are in effect in this area, pursuant to
applicable county Ordinances and Resolutions. Traffic mitigation fees
shall be required and shall be paid to the Placer County Department of
Public Works and Facilities subject to the County Wide Traffic Limitation
Zone: Article 15.28.010, Placer County Code. The fees will be calculated
using the information supplied. If the use or the square footage changes,
then the fees will change. The actual fees paid will be those in effect at
the time the payment occurs.
Mitigation Measure 1().1d: Expand requirements for transportation
demand management plans
This mitigation measure applies to the Area Plan.

To reduce peak-period vehicle trips and improve LOS, future
development project proposals which will employ between 20 and 100
employees and/ or include tourist accommodation or recreational uses
will be required to submit to Placer County a Transportation Demand
Management Plan (TDM) upon Development Review. The current
threshold for preparation of a TDM or Employee Transportation Plan
(TRPA Code Section 65.5.2.B) and compliance with the Placer County
Trip Reduction Ordinance (Placer County Code 10.20) is 100 or more
employees in a single location which applies to a very limited number of
sites in the Plan area. This existing requirement also does not address
trips that are generated from sources other than employee commutes,
and in the Plan area, a large proportion of peak period trips are the result
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
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SU= Significant and unavoidable
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of tourist or visitor trips rather than employee trips.
Development of the expanded requirements for transportation demand
management plans will consider trip sources and characteristics in the
Plan area during peak periods. This mitigation measure will expand the
requirements for transportation demand management plans with criteria
that would require some employers with fewer than 100 employees to
prepare such plans and implement through project mitigation for LOS
impacts.
Amenu of measures that could be included in transportation demand
management plans is provided in TRPA Code section 65.5.3 and Placer
County Code 10.20. These measures include but are not limited to:
preferential carpooljvanpool parking;
Al
shuttle bus program;
Al
Al
transit pass subsidies;
Al
paid parking; and
Al
direct contributions to transit service.
Mitigation Measure 10-1e: Prepare and implement a comprehensive
wayfinding program for parking and multi-modal transportation

This mitigation measure applies to the Area Plan.
Within one year of adoption of the Area Plan, Placer County will
coordinate with partner agencies and organizations and ensure the
preparation of a comprehensive wayfinding program for parking and
multi-modal transportation. The program will identify specific
improvements, responsible parties, and a timeline for implementation.
The program will be consistent with Area Plan Policy T-P-37, which states
"Develop a coordinated wayfinding signage program to enhance
awareness of alternative transportation modes including transit (TART),
pedestrian and bicycle facilities. The wayfinding program should also
include parking management strategies, see Policy T-P-18. Wayfinding
signs should be consistent within all areas of the Plan to provide clear
recognition in congested periods." The program would encourage
additional transit, bicycle, and pedestrian use by increasing travelers'
awareness of the location and availability of these alternative modes.
Wayfinding signage for parking facilities would be incorporated into the
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No imp act
LTS =Less than significant
B= Beneficial

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
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program and be consistent within all areas of the Plan to provide clear
recognition in congested periods.
Mitigation Measure 10-if: Long-term·monitoring and adaptive
management of mobility strategies
This mitigation measure applies to the Area Plan.
Utilizing monitoring data continuously collected by various partner
agencies, Placer County and TRPA will periodically assess the
effectiveness of the long-term implementation of mobility strategies
within the Plan area.
Mitigation Measure 10-ig: Four-year review of vehicle trips and mobility
strategies
This mitigation measure applies to the Area Plan.
Concurrent with TRPA's four-year Area Plan recertification process,
should actual vehicle trips surpass the Area Plan vehicle trips projected
for travel into and within the Plan area, as shown in Chapter 19 of the
Draft EIR/ EIS for the Tahoe Basin Area Plan, the County and TRPA shall
jointly revise mobility strategies in the Area Plan transportation chapter to
address the increased vehicle trips. Placer County and its partners shall
develop financing mechanisms to ensure implementation of new or
modified mobility strategies within a feasible period of time. Placer
County shall submit the revised Area Plan to TRPA for approval.
Mitigation Measure 10-1h: Implement TRPA's Congestion Management
Process
This mitigation measure applies to the Area Plan.
Placer County and TRPA shall prioritize additional mobility strategies in a
manner consistent with TRPA's Congestion Management Process
required by federal regulation (23 CFR 450.320) for urban metropolitan
planning organizations. TRPA's CMP is currently under development and
will be implemented in 2017 in collaboration with local jurisdictions and
public transit providers.
Impact 10-3: Intersection level of service.
(Area Plan = S; Lodge = S)
Under the Area Plan, future development and redevelopment would

Mitigation Measure 10-3a: Construct and maintain a pedestrian
activated hybrid beacon crossing at the Grove Street/SR 28 intersection
pursuant to Mitigation Measure 10-ia, create a transit service expansion

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan = SU
Lodge =SU

Finding: Specific economic, legal, social,
technological, or other considerations,
including considerations for the provision of
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occur in the Plan area that would affect the LOS of intersection
operations. All study intersections would operate at an acceptable LOS
under build-out conditions, with the exception of the SR 28/ Grove
Street intersection. Implementation of the Area Plan would result in
increased vehicular delays at this intersection, thereby exacerbating the
existing LOS Fcondition and creating a significant impact
Implementation of Mitigation Measures 10-3a, 10-3b would lessen the
effect on intersection LOS by providing a pedestrian hybrid beacon
crossing at the SR 28 and Grove Street intersection, with the approval
of Caltrans for work proposed within the State highway, which would
reduce the influence of pedestrian crossings on LOS; by establishing a
County Service Area Zone of Benefit to fund expansion of transit
service, which would reduce traffic volumes; and by having
development projects pay Tahoe area traffic mitigation fees to Placer
County to fund identified regional Gapital Improvement Projects. While
Mitigation Measures 10-3a and 10-3b would lessen the effect on
intersection operations, implementation of the project would still result
in increased vehicular delays at the Grove Street/SR 28 intersection
and no additional mitigation is feasible. In recognition of the LOS
conditions in the Tahoe City Town Center, the Area Plan would revise
the LOS standards to allow LOS Fduring peak periods in town centers
(Area Plan Policy T-P-6), and the future LOS conditions would not
exceed the proposed LOS standard. However, because the project
would result in LOS that exceeds existing standards and no additional
mitigation is feasible, this impact is considered significant and
unavoidable.

funding source pursuant to Mitigation Measure 10-1b, and require
payment of traffic mitigation fees to Placer County pursuant to Mitigation
Measure 10-1c, expand the requirements for transportation demand
management plans pursuant to Mitigation Measure 10-1d, prepare and
implement a comprehensive wayfinding program for parking and multimodal transportation pursuant to Mitigation Measure 10-1e, implement
long-term monitoring and adaptive management of mobility strategies
pursuant to Mitigation Measure 10-1f, implement a four-year review of
vehicle trips and mobility strategies pursuant to Mitigation Measure 101g, and implement TRPA's Congestion Management Process pursuant to
Mitigation Measure 10-1h.
This mitigation measure applies to the Area Plan and the Tahoe City
Lodge.
This impact would be minimized through the implementation of
Mitigation Measures 10-1a, 10-1b, and 10-1c, 10-1d, 10-1e, 10-1f, 101g, and 10-1h described under Impact 10-1, above. These same
mitigation measures would be required to address this impact In the
case of Mitigation Measure 10-1b, the lodge project applicant shall be
responsible for annual transit fees beginning with the first year of
operation. If the county service area funding program is not implemented
prior to the opening of the lodge, the lodge project shall pay all annual
fees accrued retroactive to the opening date once the program comes
into effect

The Tahoe City Lodge would slightly increase the traffic volumes
through the SR 28/ Grove Street intersection during the peak hour.
Although the increase would be minimal, the resulting increase in traffic
delays would exacerbate the existing LOS Fcondition at this
intersection, resulting in a significant impact Implementation of
Mitigation Measures 10-3a and 10-3b would require that the lodge
project applicant be responsible for annual transit fees beginning with
the first year of operation, which would provide new funding for
increased transit operations partially offsetting this impact After

This mitigation measure applies to the Area Plan and the Tahoe City
Lodge.

Mitigation Measure 10-3b: Obtain a Caltrans Encroachment Permit for
Work within the State Highway

Prior to Improvement Plan approval, the applicant for any development
project proposing work within the State Highway right-of-way shall obtain
an Encroachment Permit from Caltrans. Acopy of said Permit shall be
provided to the Placer County Engineering and Surveying Division prior to
the approval of the Improvement Plans. Right-of-way dedication to the
State, as required, shall be provided to accommodate the existing and
future highway improvements.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No impact
B= Beneficial

PS = Potentially significant

Rndings of Fact

employment opportunities for highly trained
workers, make infeasible the mitigation
measures or alternatives identified in the
EIR/ EIS. However, the Board of Supervisors
finds that specific overriding economic, legal,
social, technological, or other benefits of the
project outweigh the project's impacts to the
SR 28 and Grove Street intersection
operations, as more fully stated in the
Statement of Overriding Considerations.
Explanation/Facts in Support of Finding:
Under the Area Plan, future development and
redevelopment would occur in the Plan area
that would affect the LOS of intersection
operations. All study intersections would
operate at an acceptable LOS under build-out
conditions, with the exception of the
SR 28/ Grove Street intersection.
Implementation of the Area Plan would result
in increased vehicular delays at this
intersection, thereby exacerbating the existing
LOS Fcondition. The Tahoe City Lodge would
slightly increase the traffic volumes through
the SR 28/ Grove Street intersection during the
peak hour. Although the increase would be
minor, the resulting increase in traffic delays,
similar to the Area Plan, would exacerbate the
existing LOS Fcondition at this intersection.
The project has incorporated Mitigation
Measures 10-3a and 10-3b, which will lessen
the impact Specifically, the project will provide
a pedestrian hybrid beacon crossing at the
SR 28 and Grove Street intersection, which
would reduce the influence of pedestrian
crossings on LOS; establish a County Service
Area Zone of Benefit to fund expansion of

Tahoe City Lodge Project-Level Analysis= Lodge
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implementation of Mitigation Measures 10-3a and 10-3b some
additional vehicle trips would still likely exacerbate the existing LOS F
condition. Because no additional mitigation measures are feasible, this
impact would remain significant and unavoidable.

Caltrans will not issue an Encroachment Permit for work within their right·
of-way for improvements (other than signals, road widening, striping and
signing) without first entering into a Landscape Maintenance Agreement
with the county. This agreement allows for private installation and
maintenance of concrete curb/ gutters, sidewalks, trails, landscaping and
irrigation within Caltrans' right-of-way. Asimilar agreement between the
county and the applicant is required prior to the county entering into the
agreement with Caltrans. If applicable, both of these maintenance
agreements shall be executed prior to approval of the Improvement
Plans.

Finding.5 of Fact

transit capacity, which would reduce traffic
volumes through regional Capital
Improvement projects funded by payment of
Tahoe area traffic mitigation fees to Placer
County; expand requirements for
transportation demand management plans for
a greater number of projects that generate
employees; establish a comprehensive
wayfinding program for parking and multimodal transportation; conduct long-term
monitoring and adaptive management and
mobility strategies; provide afour-year review
of vehicle trips and mobility strategies; and
implement TRPA's Congestion Management
Process. The Tahoe City Lodge will also be
responsible for obtaining a Caltrans
encroachment permit for any work within the
state highway. The intersection LOS after
implementation of the mitigation measures
would remain unacceptable and no additional
mitigation is feasible. This impact is
considered significant and unavoidable.
(Draft EIR/ EIS, pp. 10-35 to 10-38; Final
EIR/ EIS, pp. 2-8 to 2-9; see also Master
Response 1.)

Impact 10-5: Transit service and operations.
(Area Plan= PS; Lodge= LTS)
The Area Plan is expected to result in increased transit ridership during
the peak-hour period. As some TART transit runs between Squaw Valley
- Tahoe City, Tahoe City- North Stateline and Northstar - North
Stateline in winter currently exceed the seating capacity, this increase
in transit ridership would result in a potentially significant impact for the
project Implementation of Mitigation Measure 10-5 would establish a
funding mechanism that would facilitate increased transit service
during peak periods. This increased transit service would

Mitigation Measure 10-5: Create a transit service expansion funding
source pursuant to Mitigation Measure 10-1b
This mitigation measure applies to the Area Plan
This impact would be minimized through the implementation of
Mitigation Measure 10-1b described under Impact 10-1, above. This
same mitigation measure would be required to address this impact

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No impact
B= Beneficial

Area Plan = LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (aX3), 15091.)
Finding: Compliance with Mitigation
Measure 10-5, which has been required or
incorporated into the Area Plan, will reduce
this impact to a less-than-significant level by

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Finding.5 of Fact

creating a transit service funding source
pursuant to Mitigation Measure 10-1b. The
Board of Supervisors hereby directs that this
mitigation measure be adopted. The Board of
Supervisors, therefore, finds that changes or
alterations have been required in, or
incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.

accommodate typical peak-period transit loads that would occur with
the Area Plan, which would reduce the impact to a less-than-significant
level.
The Tahoe City Lodge would increase the key PM peak-hour transit
ridership. Some of these trips could occur on a route and run already
operating with passenger loads exceeding seating capacity during the
winter. However, mitigation fees required by the TRPA Code would
provide a funding source for transit improvements, which would offset
the increase in ridership during peak periods. This impact would be less
than significant for the Lodge Project

Explanation/Facts in Support of Finding:
The Area Plan is expected to result in
increased transit ridership during the peakhour period. As some TART transit runs
between Squaw Valley- Tahoe City, Tahoe
City - North Stateline and Northstar - North
Stateline in winter currently exceed the seating
capacity, this increase in transit ridership
would result in a potentially significant impact
for the Area Plan. Mitigation Measure 10-5 will
require that County Service Area Zone of
Benefit be established to fund expansion of
transit capacity to meet this unmet demand.
This plan will reduce potential impacts to a
less-than-significant level.

.

(Draft EIR/ EIS, pp.1041 to 1045.)

111. Air Quality
Impact 11-2: Short-term construction emissions of ROG, NOx, PM10,
and PM2.5.

Mitigation Measure 11-2a: Reduce short-term construction-generated
emissions of ROG, NOx, and PM10

(Area Plan = S; Lodge= S)

Mitigation Measure 11-2a is required for the Area Plan.

Implementation of the proposed Area Plan and subsequent projects,
including the Kings Beach Center design concept and Tahoe City
Lodge, would involve construction that would result in the temporary
generation of ROG, NOx, PM10 and PM2.s emissions from site
preparation (e.g., excavation, grading, and clearing); diese~powered off-

Proponents of individual land use development projects in the Plan area
subject to TRPA and/ or CEQA environmental review shall be required to
demonstrate that construction-related emissions of ROG, NOx, and PM10
for each project would be less than PCAPCD's significance standards of
82 lb/ day. Every project applicant shall require its prime construction

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
LTS =Less than significant
B= Beneficial

PS= Potentially significant

Area Plan = LTS
Lodge= LTS

Finding: Compliance with Mitigation
Measure 11-2a, which has been required or
incorporated into the Area Plan, and Mitigation
Measure 11-2b, which has been required or
incorporated into the Tahoe City Lodge Project
will reduce this impact to a less-thansignificant level by requiring that measures be
incorporated into projects to reduce short-term
construction-generated emissions of ROG,

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

road eq uipment, trucks hauling materials to and from the site, worker contractor to implement the following measures:
commute exhaust emissions, the application of architectural coatings,
A Submit to PCAPCD a comprehensive inventory (e.g., make,
and paving. The anticipated short-term construction emissions of
model, year, emission rating) of all the heavy-duty off-road
individual development projects under the Area Plan is not anticipated
equipment (50 horsepower of greater) that would be used
for 40 or more hours, in aggregate, during a construction
to result in more severe impacts than those identified in the RPU EIS.
season. If any new equipment is added after submission
Emissions associated with the construction emissions of future
of the inventory, the prime contractor shall contact
individual development projects would have the potential to exceed
PCAPCD before the new equipment is used. At least three
PCAPCD-recommended significance criteria, thereby potentially
business days before the use of subject heavy-duty offviolating or contributing substantially to the nonattainment status of the
road equipment, the project representative shall provide
LTAB with respect to the CAAQS for ozone and PM10. Thus, the shortPCAPCD
with the anticipated construction timeline
term construction emissions in the region would be a signif1Cant
including start date, name, and phone number of the
impact
property owner, project manager, and onsite foreman;
Like other individual projects, construction activity associated the
A
Before approval of Grading or Improvement Plans,
Lodge would result in the temporary generation of ROG, NOx, PM10 and
whichever occurs first, the prime contractor shall submit for
PM25 emissions. Construction activity would generate emissions of
PCAPCD approval, a written calculation demonstrating that
ROG that exceed the PCAPCD-recommended significance criterion of
the heavy-duty(> 50 horsepower) off-road vehicles to be
82 lb/ day, thereby potentially violating or contributing substantially to
used in the construction project, including owned, leased,
the nonattainment status of the LTAB with respect to the CAAQS for
and subcontractor vehicles, will achieve a project wide fleetozone. Thus, the short-term construction emissions of ROG would be
average 20 percent reduction in NOxemissions as
significant at the project level for the Lodge.
compared to ARB statewide fleet average emissions.
Acceptable options for reducing emissions may include use
of late-model engines, low-emission diesel products,
alternative fuels, engine retrofit technology, after-treatment
products, and/ or other options as they become available.
The calculation shall be provided using PCAPCD's
Construction Mitigation Calculator;
A

Use existing power sources (e.g., power poles) or clean
fuel (e.g., gasoline, biodiesel, natural gas) generators
during construction rather than temporary diesel power
generators to the extent feasible;

A

During construction, minimize idling time to a maximum of
5 minutes for all diesel powered equipment; and/ or

A

Post signs in the designated queuing areas of the
construction site to remind off-road equipment operators
that idling is limited to a maximum of 5 minutes.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS = Potentially significant

Findings of Fact

NO,, and PM10to levels below PCAPCD's
significance standards. The Board of .
Supervisors hereby directs that these
mitigation measure be adopted. The Board of
Supervisors, therefore, finds that changes or
alterations have been required in, or
incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.
Explanation/Facts in Support of Finding:
Emissions associated with the construction of
future individual development projects,
including the Tahoe City Lodge, would have
the potential to exceed PCAPCDrecommended significance criteria, thereby
potentially violating or contributing
substantially to the nonattainment status of
the LTAB with respect to the CAAQS for ozone
and PM10. Mitigation Measures 11-2a and 112b would require that measures be
incorporated into projects to reduce short-term
construction-generated emissions of ROG,
NOx, and PM10 to levels below PCAPCD's
significance standards. This plan will reduce
potential impacts to a less-than-significant
level.
(Draft EIR/ EIS, pp. 11-17 to 11-23.).

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

Every project applicant shall require additional measures, as necessary,
to ensure that construction-related emissions would not exceed
PCAPeD's significance standards for of ROG, NOx, and PM10 of 82 lb/ day.
These additional measures may include, but are not limited to, the
following:
A
Use of Tier 3 or better engines for construction
equipment,
A

Use of no- or low-solids content (i.e., no- or low-voe)
architectural coatings that meet or exceed the voerequirements of PeAPeD Rule 218. Implementation of this
measure would reduce ROG emissions from architectural
coating by 90 percent, and/ or

A

Participate in PeAPeD's offsite mitigation program, the Land
Use Air Quality Mitigation Fund, by paying the equivalent
amount of fees for the project's contribution of ROG or NOx
that exceeds the 82 lb/ day significance criteria, or the
equivalent as approved by PeAPeD. The applicable fee
rates of the program change over time. The actual amount
to be paid shall be determined, and satisfied per current
guidelines, at the time of approval of the Grading or
Improvement Plans.

Mitigation Measure 11-2b: Reduce short-tenm construction-generated
emissions of ROG
Mitigation Measure 11-2b is required for the Tahoe City Lodge.

The applicant for the Lodge project shall require its prime construction
contractor to implement measures to ensure that construction-generated
emissions of ROG would not exceed PCAPeD's significance standard of
82 lb/ day. Measures to ensure maximum daily emissions of ROG would
not exceed 82 lb/ day include, but are not limited to, the following:
A
Use of no- or low-solids content (i.e., no- or low-VOe)
architectural coatings that meet or exceed the voerequirements of PeAPeD Rule 218. Implementation of this
measure would reduce ROG emissions from architectural
coating by 90 percent;
A

Use existing power sources (e.g., power poles) or clean

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

fuel (e.g., biodiesel, natural gas) generators during
construction rather than temporary diesel power
generators to the extent feasible;
A

During construction , minimize idling time to a maximum of
5 minutes for all diesel-powered equipment;

A

Post signs in the designated queuing areas of the
construction site to remind off-road equipment operators
that idling is limited to a maximum of 5 minutes;

A

Use of Tier 3 or better engines for construction
equipment; and/ or

A

Participate in PCAPCD's offsite mitigation program, the
Land Use Air Quality Mitigation Fund, by paying the
equivalent amount of fees for the project's contribution of
ROG that exceeds the 82 lb/ day significance criteria, or
the equivalent as approved by PCAPCD. The applicable fee
rates of the program change over time. The actual amount
to be paid shall be determined, and satisfied per current
guidelines, at the time of approval of the Grading or
Improvement Plans.

Prior to initiating construction, the applicant shall receive written approval
by PCAPCD that its selected measures are sufficient for ensuring the
construction-related ROG emissions would not exceed 82 lb/ day.
Impact 11-5: Exposure of sensitive receptors to toxic air contaminant
emissions.

Mitigation Measure 11-5: Reduce short-term constructio~enerated TAC
emissions

(Area Plan = S; Lodge= LTS)

Mitigation Measure 11-5 is required for the Area Plan.

Consistent with the Regional Plan, the proposed Area Plan would not
site sensitive receptors near any major roadways or stationary sources
of toxic are contaminants (TACs), nor would the proposed project result
in the siting of new stationary sources of TACs. However,
implementation of projects under the Area Plan could potentially result
in exposure of sensitive receptors to substantial TAC concentrations
during construction. This would be significant impact at the programlevel.

TRPA shall require proponents of every individual land use development
project proposed in the Plan area to demonstrate that its construction
activities would follow PCAPCD's recommended BMPs and to ensure that
construction-generated TAC emissions would not expose nearby sensitive
receptors to TAC emissions that would exceed 10 in 1 million for the
carcinogenic risk (i.e., the risk of contracting cancer) or a noncarcinogenic Hazard Index of 1 for the maximally exposed individual).
Every project applicant shall require its prime construction contractor to
With the Tahoe City Lodge, development and/ or operation of the Lodge implement the following measures prior to project approval:
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI= No impact
B= Beneficial

PS= Potentially significant

Area Plan = LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)
Finding: Compliance with Mitigation
Measure 11-5, which has been required or
incorporated into the Area Plan, will reduce
this impact to a less-than-significant level by
requiring proponents of individual land use
development projects to demonstrate that
construction activities would follow PCAPCD's

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

would not result in construction or operabon emissions of TACs that
would substantially affect nearby sensitive receptors. This would be a
less-than-significant impact

Mitigation Measures

...

Work with PCAPCD staff to determine if project construction
would result in release of diesel emissions in areas with
potential for human exposure, even if overall emissions
would be low. Factors considered by PCAPCD when
determining significance of a project include the expected
emissions from diesel equipment including operation time,
location of the project, and distance to sensitive receptors.
(PCAPCD 2012:2-6).

...

Use PCAPCD's guidance to determine whether
construction of an individual project would require
detailed evaluation with a health risk assessment (HRA)
(PCAPCD 2012: Appendix E). If an HRA is required, model
emissions, determine exposures, and calculate risk
associated with health impacts, per PCAPCD guidance.
Coordinate with PCAPCD to determine the significance of
the estimated health risks.

Level of
Significance after
Mitigation

Findings of Fact

recommended BMPs and to ensure
construction-related TAC emissions would not
expose nearby sensitive receptors to TAC
emissions that would cause an unacceptable
health risk. The Board of Supervisors hereby
directs that this mitigation measure be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potentially significant
environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Finding:
Implementation of projects under the Area
Plan could potentially result in exposure of
sensitive receptors to substantial TAC
concentrations during construction. Mitigation
Measure 11-5 will require proponents of
individual development projects to
demonstrate that construction activities would
follow PCAPCD's recommended BMPS and to
ensure construction-related TAC emissions
would not expose nearby sensitive receptors
to TAC emissions that would cause an
unacceptable health risk. This plan will reduce
potential impact to a less-than-significant level.
(Draft EIR/ EIS, pp. 11-35 to 11-39.)

12. Greenhouse Gas Emissions and Climate Change
Impact 12-1: Generation of GHG emissions.
(Area Plan= PS; Lodge= LTS)

Mitigation Measure 12-1: Implement all feasible energy, water,
transportation, and vegetation measures recommended by PO\PCD

Area Plan= SU
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)

The following mitigation measure is required for the Area Plan.
Implementation of the Area Plan would result in a modest level of
population growth from existing conditions in 2015, and
Require, as feasible, new construction to implement energy, water,
development/redevelopment would result in construction- and operation- transportation, and vegetation measures recommended by PCAPCD
related GHG emissions. Construction-related emissions would primarily available in Appendix F-1 of the District's CEQA Handbook. This would
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
Tahoe City Lodge Project-Level Analysis= Lodge
NI= No impact
B= Beneficial
LTS =Less than significant
PS= Potentially significant
S=Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

be associated with heavy<Juty construction equipment and truck and
vehicle exhaust associated with project development Long-term
operational sources of GHG emissions associated with the Area Plan and
lodge would include area sources (e.g., landscaping equipment, snow
removal equipment, wood-burning appliances), mobile sources (e.g.,
vehicle exhaust), energy consumption (e.g., electricity and natural gas),
solid waste (e.g., emissions that would occur at a landfill associated with
solid waste decomposition), and water consumption (e.g., electricity used
to deliver and treat water to serve the region).
Buildout of the Area Plan would result in slightly more building square
footage than considered in the RPU EIS (as shown in Table 12-5).
Conversely (as explained in Section 12.4.1), vehicle activity in the Plan
area would be lower, when compared to that evaluated in the RPUEIS.
By 2035, the combination of increased building area and decreased
vehicle activity under the Area Plan would result in a net decrease in
long-term operational GHG emissions from existing 2015 conditions
and lower emissions than would have occurred under the RPU EIS
analyses under the project Generally, because a substantial portion of
"new" development would actually be redevelopment, that is, new,
more energy.efficient buildings would replace older, less efficient ones,
GHG emissions per unit of development would be reduced. The level of
construction-generated GHG emissions from all new development and
redevelopment in accordance with the Area Plan cannot be known at
the time of writing this EIR/ EIS. Although construction activities in the
Plan area would be subject to TRPA's Best Construction Practices Policy
that were compiled pursuant to RPU EIS mitigation measures,
emissions from construction activities over the buildout period of the
Area Plan could still be substantial. While an overall reduction in GHG
emissions from existing conditions is anticipated, it would not, however,
be sufficient to meet California's GHG reduction goals. Thus,
anticipated future GHG emissions in the Plan area would not result in
more severe impacts than already analyzed in the RPU but the GHG
impact in the region and would remain significant and unavoidable.
Implementation of Mitigation Measure 12-1 would reduce GHG
emissions further, but the extent of this additional reduction depends

Level of
Significance after
Mitigation

Mitigation Measures

apply to new construction occurring under the Area Plan, including the
proposed lodge project Also, initiate a funding program to apply these
measures to existing facilities within the Plan area, as feasible (PCAPCD
2012).
These recommended measures include, but are not limited to:
A

Installing Tank-less or Energy Efficiency water heaters (E5)

A

Installing solar water heaters (E3)

A

Installing energy efficient roofing (E4)

A

Require Energy Star-rated appliances in new construction
(E9)

A

Pre-Plumb new construction for Solar Energy and design
for load (E12)

A

Install low-flow water fixtures (W1)

A

Use reclaimed water for irrigation (W3)

A

Provide bus shelters and lanes and provide bike parking
(T1, T2, and T3)

A

Plant drought tolerant plants (V2)

A

Prohibit gas-powered landscaping equipment (V3)

In addition, ground source heat pumps would reduce the need for
natural gas in the winter. Fees may also be paid into carbon offset
programs that are adopted by ARB. Offsets purchased to mitigate
operational emissions shall be sufficient to offset emissions during the .
full operational life of the new construction project

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

Findings of Fact

Finding: Specific economic, legal, social,
technological, or other considerations,
including considerations for the provision of
employment opportunities for highly trained
workers, make infeasible the mitigation
measures or alternatives identified in the
EIR/ EIS. However, the Board of Supervisors
finds that specific overriding economic, legal,
social, technological, or other benefits of the
project outweigh the Area Plan's impacts to
greenhouse gas emissions, as more fully
stated in the Statement of Overriding
Considerations.
Explanation/Facts in Support of Finding:
Implementation of the Area Plan would result in
a modest level of population growth from
existing conditions in 2015, and
development/redevelopment would result in
construction- and operation-related GHG
emissions. Construction-related emissions
would primarily be associated with heavy<Juty
construction equipment and truck and vehicle
exhaust associated with project development
Long-term operational sources of GHG
emissions associated with the Area Plan and
lodge would include area sources, mobile
sources, energy consumption, solid waste, and
water consumption.
Buildout of the Area Plan would result in
slightly more building square footage than
considered in the RPU EIS. Conversely, vehicle
activity in the Plan area would be lower. By
2035, the combination of increased building

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Mitigation Measures

on market conditions, available technology, and general participation
rates, and does not guarantee that Area Plan emissions would meet
Galifornia GHG reduction goals.

Level of
Significance after
Mitigation

Findin.g.5 ofFact

area and decreased vehicle activity under the
Area Plan would result in a net decrease in
long-term operational GHG emissions from
existing 2015 conditions and lower emissions
than would have occurred under the RPU EIS
analyses under the project Generally, because
a substantial portion of "new" development
would actually be redevelopment, that is, new,
more energy-efficient buildings would replace
older, less.efficient ones, GHG emissions per
unit of development would be reduced.
Emissions from construction activities over the
buildout period of the Area Plan could still be
substantial. While an overall reduction in GHG
emissions from existing conditions is
anticipated, it would not, however, be
sufficient to meet Galifornia's GHG reduction
goals. Thus, anticipated future GHG emissions
in the Plan area would not result in more
severe impacts than already analyzed in the
RPU but the GHG impact in the region and
would remain significant Implementation of
Mitigation Measure 12-1 would reduce GHG
emissions further, but the extent of this
additional reduction depends on market
conditions, available technology, and general
participation rates, and does not guarantee
that Area Plan emissions would meet
Galifornia GHG reduction goals. This impact is
considered significant and unavoidable.

For the Lodge, construction and operational emissions would be below
PCAPCD thresholds for project-level GHG emissions. Thus, the Lodge
would result in a less-than-significant impact and would not have a
cumulatively considerable contribution to global climate change.

(Draft EIR/ EIS, pp. 12-15 to 12-28; Final
EIR/ EIS, p. 2-34; see also response to
comment 10-6.)

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI= No impact
B= Beneficial

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

I

13. Noise and Vibration
Impact 13-3: Ground vibration.
(Area Plan= LTS; Lodge =S)

Mitigation Measure 13-3: Implement measures to avoid exposure of offsite buildings to levels of ground vibration that could result in structural
damage and to minimize the level of human annoyance

Projects proposed under the Area Plan may include development,
The following mitigation measure applies to the Tahoe City Lodge.
redevelopment, commercial and tourist uses, transit and
transportation, recreation, public/ quasi-public facilities, and natural
The Tahoe City Lodge project applicant shall ensure that off-site buildings
resources restoration. Construction activities to implement such
will not be exposed to construction-generated ground vibration levels that
projects would be subject to TRPA's Best Construction Practices Policy exceed the Caltrans-recommended standard of 0.2 inch/ second PPV for
for the Minimization of Exposure to Construction-Generated Noise and evaluating structural damage. The project applicant shall also ensure
Ground Vibration. As described in the RPU EIS, the implementation of that off-site buildings will not be exposed to ground vibration levels that
these best construction practices would ensure that off-site ground
exceed FTA's human response standard of 83 VdB for commercial
vibration-sensitive receptors are not exposed to excessive levels of
buildings.
construction-generated ground vibration. For this reason, this impact
The project applicant shall hire a California-registered geotechnical
would be less than significant for the Area Plan.
engineer to perform a site-specific study of the geotechnical conditions at
For the Lodge, ground vibration generated by heavy equipment used
and around the lodge site. The study shall determine the propagation
during demolition and construction on the Tahoe City Lodge site could rate of ground vibration in the area, taking into account local soil
potentially expose nearby off-site those buildings to levels of ground
conditions, the age of the nearby buildings, and other factors. The study
vibration that exceed the Caltrans-recommended standard of 0.2
shall determine whether nearby structures and buildings could
inch/ second PPV for structural damage. In addition, ground vibration
experience structural damage from the types of demolition and
generated by heavy construction equipment could expose occupants of construction activities that would take place and the types of heavy
nearby buildings to levels of ground vibration that exceed FTA's human equipment that will be used.
response standard of 83 VdB for commercial buildings (i.e., where
The study shall identify detailed site-specific measures to lessen the
people do not sleep). This would be a significant impact
potential for structural damage and to reduce the potential for negative
Implementation of Mitigation Measure 13-3 would ensure that
human response from ground vibration generated by demolition and
construction-generated ground vibration would not result in damage to construction activities and the project applicant shall require construction
offsite buildings and or in a negative human response. Thus, ground
contractor(s) to implement the measures identified in the study. Such
vibration impacts associated with demolition and construction activities measures shall include, but are not limited to, the following:
at the Tahoe City Lodge site would be reduced to a less-than-significant
A
All heavy equipment used within a specified distance of
level.
offsite buildings shall have a reference vibration level no
greater than a limit determined by the geotechnical
investigation necessary to avoid structural damage and to
minimize negative human responses;
A

Equipment, debris piles, and building materials shall not
be staged or stored within 34 feet of any off-site buildings;

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
LTS =Less than significant
B= Beneficial

PS= Potentially significant

Area Plan= LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3),
15091.)
Finding: Compliance with Mitigation
Measure 13-3, which has been required or
incorporated into the Tahoe City Lodge, will
reduce this impact to a less-than-significant
level, by requiring measures to be
implemented to avoid exposure of off-site
buildings to levels of ground vibration that
could result in structural damage and to
minimize the level of human annoyance during
construction. The Board of Supervisors hereby
directs that this mitigation measure be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potentially significant
environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Finding:
Ground vibration generated by heavy
equipment used during demolition and
construction on the Tahoe City Lodge site
could potentially expose nearby off-site
buildings to levels of ground vibration that
exceed the Caltrans-recommended standard
for structural damage, and could expose
occupants of nearby buildings to levels of
ground vibration that exceed FTA's human
response standard for commercial buildings

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

.

Level of
Significance after
Mitigation

Mitigation Measures

....

All construction equipment on shall be operated as far
away from vibration-sensitive sites as reasonably possible;

....

Earth moving, ground-disturbance, and truck loading
activities shall be phased so as not to occur
simultaneously in areas close to off-site buildings. The
total vibration level produced could be substantially less
when each vibration source operated close to off-site
buildings is operated separately;

....

The project applicant shall designate a disturbance
coordinator and post that person's telephone number
conspicuously around the locations where pile driving
would be performed. The disturbance coordinator shall
receive all public complaints and be responsible for
determining the cause of the complaint and implementing
any feasible measures to alleviate the problem. The
contact information of the disturbance coordinator shall
also be provided to the owners of all properties for which
a pre-inspection survey is performed; and

....

The project applicant shall also provide advanced notice
to owners of all buildings and structures located within 43
feet of any portion of the Lodge site where demolition or
construction activity would take place. This noticing shall
inform property owners when and where construction
equipment would be operated and the types of measures
being implemented to lessen the impact at potentially
affected receptors. This noticing shall also provide the
contact information for the designated disturbance
coordinator.

Findings ofFact

(i.e., where people do not reside). Mitigation
Measure 13-3 will require that measures be
implemented to avoid exposure of off-site
buildings to levels of ground vibration that
could result in structural damage and to
minimize the level of human annoyance.
This plan will reduce potential impacts to a
less-than-significant level.
(Draft EIR/ EIS, pp. 13-28 to 13-33.)

If determined necessary by the geotechnical Engineer based on his/ her
assessment of the propagation rate of the local soils, this study shall also
include a geotechnical inspection of all buildings and structures located
within 50 feet of where demolition and construction activities would
occur. The inspection shall document pre-existing conditions, including
any pre-existing structural damage. The pre-inspection survey of the
buildings shall be completed with the use of photographs, videotape, or
visual inventory, and shall include inside and outside locations. All
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B = Beneficial
LTS =Less than significant

PS = Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

existing cracks in walls, floors, driveways shall be documented with
sufficient detail for comparison during and upon completion of Lodge
construction to determine whether new actual vibration damage has
occurred. The results of both surveys shall be provided to the project
applicant for review and acceptance of conclusions. Should damage
occur during construction, construction operations shall be halted until
the problem activity can be identified. Once identified, the problem
activity shall be modified to eliminate the problem and protect the
adjacent buildings. Any damage to nearby buildings shall be repaired
back to the pre-existing condition at the expense of the project applicant
Impact 13-5: Outdoor noise generated during operation of the Tahoe
City Lodge and relocated golf course clubhouse.
(Area Plan = Ni; Lodge = S)
For the Area Plan, the change in land uses would not result in any new
land uses that would include noise-generating activities on building
rooftops in the Plan area. Also, the change in land uses would not result
in any new land uses that host outdoor events or an increase in the
frequency of noise-generating outdoor events at existing land uses in
the Plan area. Therefore, the Area Pian would have no impact at the
program level related to noise-generating outdoor activities.

Mitigation Measure 13-5a: Implement measures to ensure compliance
of rooftop terrace activities with Placer County Noise Ordinance
standards at the Tahoe Marina Lakefront Property

The following mitigation measure applies to the Lodge.

The applicant for the Tahoe City Lodge project shall ensure that noise
generated by activity on the rooftop terrace will not expose off-site noisesensitive receptors, including the Tahoe Marina Lakefront property, to
noise levels that exceed standards established by the Placer County
Noise Ordinance (Table 13-7). Noise reduction measures that can be
implemented to ensure compliance with Placer County Noise Ordinance
daytime
noise standards of 50 dB Leq and 65 dB Lmax and nighttime
With the Proposed Lodge, a rooftop terrace with a swimming pool, bar,
noise
standards
of 40 dB Leq and 60 dB Lmax include but are not
and food and beverage deck would be included in the design of the
limited to the following:
Tahoe City Lodge. Noise generated by activity on the rooftop terrace
would not exceed applicable TRPA land use-based CNEL standards at
off-site noise-sensitive receptors; however, noise generated by activity A Adjust volume settings and orient speakers away from the Tahoe
Marina Lakefront property.
on the rooftop terrace could exceed applicable noise standards
established by the Placer County Noise Ordinance at residences on the -' Install a noise-reduction barrier along the edge of the rooftop
Tahoe Marina Lakefront property across the street The frequency and
terrace. This barrier may consist of a transparent material to
effects of noise-generating outdoor events at the golf course clubhouse
maintain views of the lake. This barrier may also serve to limit the
would increase. Noise generated by outdoor events the new golf
level of traffic noise on the rooftop terrace.
clubhouse would not exceed applicable TRPA land use-based CNEL
-' Outdoor generators shall not be operated on the rooftop terrace.
standards at off-site noise-sensitive receptors; however, noise
-' Orient or relocate the rooftop terrace activity area on the Tahoe
generated by outdoor events could exceed applicable noise standards
City Lodge project site such that other buildings serve as a sound
established by the Placer County Noise Ordinance at existing nearby
barrier to project off-site noise-sensitive receptors.
NI = No impact

B= Beneficial

gram-Level Analysis= Area Pia
LTS =Less than significant

PS= Potentially significant

Area Plan = NI
Lodge= LTS

Under CEQA, no mitigation measures are
required when no impact would occur such as
with the Area Plan. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)
Finding: Compliance with Mitigation
Measures 13-5a and 13-5b, which have been
required or incorporated into the Tahoe City
Lodge Project, will reduce this impact to a lessthan-significant level by implementing
measures to ensure compliance of rooftop
terrace activities and outdoor events at the
golf course clubhouse with Placer County
Noise Ordinance standards at off-site
properties. The Board of Supervisors hereby
directs that these mitigation measures be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potential~ significant
environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Finding:
Absent appropriate controls, County noise

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

off-site residential receptors.
In summary, county noise standards could be exceeded by noisegenerating activities on the rooftop terrace, and by noise generated by
outdoor events at the golf course. These exceedances of county noise
standards would be a significant impact Implementation of Mitigation
Measure 13-5 would ensure that noise levels generated by the rooftop
terrace and by outdoor events near the expanded, relocated golf course
clubhouse would not exceed Placer County Noise Ordinance Standards
at nearby residential land uses. Therefore, this impact would be
reduced to a less-than-significant level.

Level of
Significance after
Mitigation

Mitigation Measures

.Ill Prohibit music after 10:00 p.m., if necessary to ensure

compliance with Placer County Noise Ordinance nighttime noise
standards of 40 dB Leq and 60 dB Lmax.
..111

Prohibit music at all times, if necessary.

Prior to groundbreaking for the Tahoe City Lodge project, a qualified
acoustic specialist shall be selected by the county hired at the project
applicant's expense to verify the effectiveness of all selected noise
reduction measures. The qualified acoustic specialist shall also provide
the findings to the county.
Mitigation Measure 13-5b: Implement measures to ensure compliance
by outdoor events at the golf course clubhouse with exceedance of
Placer County Noise Ordinance standards at nearby residential land uses
The following mitigation measure applies to the Lodge.

Findings of Fact

standards could be exceeded by noisegenerating activities on the rooftop terrace of
the Tahoe City Lodge, and by noise generated
by outdoor events at the golf course.
Mitigation Measures 13-5a and 13-5b will
require that noise reduction features be
implemented to ensure compliance with
Placer County Noise Ordinance standards at
off-site receptor locations. This plan will reduce
potential impacts to a less-than-significant
level.
(Draft EIR/ EIS, pp.13-36 to 13-39; Final
EIR/ EIS, pp. 2-34 to 2-40; see also response
to comment 19-2.)

The Tahoe City Public Utility District shall ensure that noise generated by
the clubhouse will not expose off-site sensitive receptors, such as nearby
residences, to noise levels that exceed the nighttime noise standards of
40 dB Leq and 60 dB Lmax established by the Placer County Noise
Ordinance between the hours of 10:00 p.m. and 7:00 a.m. District shall
also ensure that Placer County Noise Ordinance standards of 50 dB Leq
and 65 dB Lmax are not exceeded atthe property line ofnearby
residences between the hours of 7:00 a.m. and 10:00 p.m. Subwoofers
shall not be used in amplified sound systems at outdoor events.
Sound level measurements shall be conducted at the property line of the
closest residential land use during the sound testing of the amplified
sound system prior to each outdoor event The sound level meter used
for the sound level measurements should meet a minimum Type 2
compliance and be frtted with the manufacturer's windscreen and
calibrated before use.
Noise reduction measures that can be implemented to ensure
compliance with Placer County Noise Ordinance daytime noise standards
of 50 dB l.eq and 65 dB Lmax include but are not limited to the following:
.Ill Locate outdoor events as far as possible from nearby off-site
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

residences along Fairway Drive. If feasible, orient outdoor events
such that the new clubhouse serves as a sound barrier between
the noise-generating outdoor activity and the nearest off-site
residence.
All

Any outdoor generators used during outdoor events shall be
located as far as possible from nearby off-site residences along
Fairway Drive.

All

Adjust volume settings and orient speakers away from off-site
residences.

All

If agreed to by nearby homeowners, install a permanent sound
barrier (e.g., a wall, earthen berm, or berm-wall combination) near
the property line of off-site residential land uses.

All

If agreed to by nearby homeowners, install a temporary sound
barrier during outdoor events near the property line of the
affected off-site residential land uses.

j

14. Geology, Soils, Land Capability, and Coverage
Impact 14-1: Create compaction or land coverage beyond TRPA limits.
(Area Plan = LTS; Lodge = PS)
The Area Plan could result in land coverage changes that are consistent
with and implement the TRPA Code of Ordinances. Although there
would be a small increase in coverage within Town Centers, this change
would be accompanied by transfers of land coverage and retirement of
coverage on sensitive lands and lands outside of Town Centers, which
would result in an overall reduction in land coverage. Because the Area
Plan would implement land coverage standards that are consistent
with TRPA coverage limits, it would have a less-than-significant impact
related to the creation of compaction or land coverage as it is managed
byTRPA. The Tahoe City Lodge would result in a net increase in
coverage within land capability district (LCD) 3, which would exceed
TRPA limits. This would be a potentially significant impact This impact
would be reduced through compliance with Mitigation Measure 14-1,
which would require that the lodge site plan be refined to reduce
coverage in LCD 3 and comply with TRPA limits. This mitigation would
reduce Lodge impacts to a less-than-significant level.

Mitigation Measure 14-1: Refine project site plan to reduce LCD 3 land
coverage to comply with TRPA limits
This mitigation measure applies to the Tahoe City Lodge.

During the final design and before TRPA approval, the site plan shall be
refined to reduce paved areas (such as roads, parking areas, or paved
walkways) such that the total proposed land coverage within any LCD
does not exceed the limits established by TRPA. This would require a net
reduction of 1,304 sf of coverage in LCD 3.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No impact
B= Beneficial

PS = Potentially significant

Area Plan = LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3),
15091.)
Finding: Compliance with Mitigation
Measure 14-1, which has been required or
incorporated into the Tahoe City Lodge Projec~
will reduce this impact to a less-thansignificant level by refining the project site plan
to reduce LCD 3 land coverage to comply with
TRPA permit limits. The Board of Supervisors
hereby directs that this mitigation measure be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Rnding.5 of Fact

environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Rnding:
The Tahoe City Lodge would result in a net
increase in coverage within LCD 3, which
would exceed TRPA compaction limits.
Mitigation Measure 14-1 will require that the
project site plan be refined to reduce LCD 3
land coverage to comply with TRPA limits
during final design. This plan will reduce
potential impacts to a less-than-significant
level.
(Draft EIR/ EIS, pp.14-23 to 14-28.)
Mitigation Measure 14-2a: Prepare and implement a stormwater
pollution prevention plan

Impact 14-2: Potential for substantial erosion or loss of topsoil.
(Area Plan= LTS; Lodge= PS)
Implementation of the Area Plan would implement policies encouraging
redevelopment within town centers. This redevelopment activity would
involve ground disturbance, which could increase erosion. However, the
Area Plan would not change the existing protective TRPA and Lahontan
RWQCB regulations regarding erosion control and natural resource
protection. For this reason, implementation of the Area Plan would
have a less-than-significant impact related to increased erosion.

Area Plan= LTS
Lodge= LTS

This mitigation measure applies to the Lodge.

Implement Mitigation Measure 15-1a. As a condition of the SWRCB
Statewide Construction General Permit the project applicant shall
prepare and implement a stormwater pollution prevention plan (SWPPP).
The SWPPP will be prepared by a qualified SWPPP practitioner and/ or a
qualified SWPPP developer, will specify water quality controls consistent
with Lahontan RWQCB requirements, and will ensure that runoff quality
The Tahoe City Lodge would result in ground disturbance which could maintains beneficial uses of Lake Tahoe and the Truckee River. The sitelead to increased erosion, resulting in a potentially significant impact specific SWPPP developed for each construction phase will describe the
site controls, erosion and sediment controls, means of waste disposal,
This impact would be reduced through compliance with Mitigation
implementation of project specific plans required by local regulations,
Measure 14-2a through 14-2f, which would require that the project
control
of post-construction sediment and erosion control measures, and
prepare and comply with a series of construction standards that would
other
impact
reduction strategies unrelated to stormwater. The SWPPP
reduce the impact of the Tahoe City Lodge to a less-than-significant
shall be consistent with Chapter 4.5 of the TRPA BMP Handbook
level.
("Temporary BMPs for Construction").
Mitigation Measure 14-2b: Prepare and submit required plan materials
to Placer County
This mitigation measure applies to Lodge.
g1
NI= No impact

B= Beneficial

LTS =Less than significant

PS= Potentially significant

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (aX3),
15091.)
Rnding: Compliance with Mitigation
Measures 14-2a, 14-2b, 14-2c, 14-2d, 14-2e,
and 14-2f, which have been required or
incorporated into the Tahoe City Lodge Project
will reduce this impact to a less-thansignificant level by assuring compliance with
Placer County regulations pertaining to
potential grading and construction-related
impacts and minimizing construction impacts
to groundwater. The Board of Supervisors
hereby directs that these mitigation measures
be adopted. The Board of Supervisors,
therefore, finds that changes or alterations
have been required in, or incorporated into,

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

The project applicant shall prepare and submit Improvement Plans,
specifications, and cost estimates (per the requirements of Section II of the
Land Development Manual [LDM] that are in effect at the time of submittal)
to the Engineering and Surveying Division (ESD) for review and approval.
The plans shall show all physical improvements as required by the
conditions for the project as well as pertinent topographical features both
on and off site. All existing and proposed utilities and easements, on site
and adjacent to the project which may be affected by planned
construction, shall be shown on the plans. All landscaping and irrigation
facilities within the public right-of-way (or public easements), or landscaping
within sight distance areas at intersections, shall be included in the
Improvement Plans. It is the project applicant's responsibility to obtain all
required agency signatures on the plans and to secure department
approvals. If the Design/Site Review process and/ or Development Review
Committee (DRC) review is required as a condition of approval for the
project said review process shall be completed before submittal of
Improvement Plans. Record drawings shall be prepared and signed by a
California Registered Civil Engineer at the applicant's expense and shall be
submitted to the ESD in both hard copy and electronic versions in a format
to be approved by the ESD before acceptance by the county of site
improvements.
Building Permits associated with this project shall not be issued until, at a
minimum, the Improvement Plans are approved by ESD.

Findings of Fact

the Tahoe City Lodge Project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.
Explanation/Facts in Support of Finding: The
Tahoe City Lodge would result in ground
disturbance that could lead to increased
erosion. Mitigation Measures 14-2a, 14-2b,
14-2c, 14-2d, 14-2e, and 14-2f will require
the project applicant to implement a
stormwater pollution prevention plan, prepare
and submit required plan materials to the
County, identify ground disturbance areas and
develop a revegetation plan, use approved
design standards for Best Management
Practices (BMPs) to mitigate erosion impacts,
comply with grading season prohibitions, and
to identify the stockpiling and/ or vehicle
staging areas with locations as far as practical
from existing dwellings and protected
resources in the area. This plan will reduce
impacts to less-than-significant levels.
(Draft EIR/ EIS, pp.14-28 to 14-34.)

Before the county's final acceptance of the project's improvements, submit
to the ESD two copies of the Record Drawings in digital format (on compact

disc or other acceptable media) in accordance with the latest version of the
Placer County Digital Plan and Map Standards along with two blackline
hardcopies (black print on bond paper) and two PDF copies. The digital
format is to allow integration with Placer County's Geographic Information
System (GIS). The final approved blackline hardcopy Record Drawings will
be the official document of record.
Mitigation Measure 14-2c: Identify ground disturbance areas and
develop revegetation plan
This mitigation measure applies to the Lodge.
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Rnding.5 ofFact

The Improvement Plans shall show all proposed grading, drainage
improvements, vegetation and tree removal and all work shall conform to
provisions of the Placer County Grading Ordinance (Ref. Article 15.48,
Placer County Code) and Stormwater Quality Ordinance (Ref. Article 8.28,
Placer County Code) that are in effect at the time of submittal. No
grading, clearing, or tree disturbance shall occur until the Improvement
Plans are approved and all temporary construction fencing has been
installed and inspected by a member of the Development Review
Committee (DRC). All cUVfill slopes shall be at a maximum of 2:1
(horizontal: vertical) unless a soils report supports a steeper slope and
the ESD concurs with said recommendation.
The project applicant shall revegetate all disturbed areas. Revegetation,
undertaken from April 1 to October 1, shall include regular watering to
ensure adequate growth. Awinterization plan shall be provided with
project Improvement Plans. It is the applicant's responsibility to ensure
proper installation and maintenance of erosion control/winterization
before, during, and after project construction. Soil stockpiling or borrow
areas shall have proper erosion control measures applied for the
duration of the construction as specified in the Improvement Plans.
Provide for erosion control where roadside drainage is off of the
pavement, to the satisfaction of the ESD.
The project applicant shall submit to the ESD a letter of credit or cash
deposit in the amount of 110 percent of an approved engineer's
estimate for winterization and permanent erosion control work before
Improvement Plan approval to guarantee protection against erosion and
improper grading practices. One year after the acceptance of
improvements as complete, if there are no erosion or runoff issues to be
corrected, unused portions of said deposit shall be refunded to the
project applicant or authorized agent
If, at any time during construction, a field review by county personnel
indicates a significant deviation from the proposed grading shown on the
Improvement Plans, specifically with regard to slope heights, slope ratios,
erosion control, winterization, tree disturbance, and/ or pad elevations
and configurations, the plans shall be reviewed by the DRC/ ESD for a
determination of substantial conformance to the project approvals before
any further work proceeding. Failure of the DRC/ ESD to make a
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS = Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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-

Level of
Significance after
Mitigation

Mitigation Measures

Finding.5 of Fact

determination of substantial conformance may serve as grounds for the
revocation/ modification of the project approval by the appropriate
hearing body.
Mitigation Measure 14-2d: Use approved design standards for BMPs
This mitigation measure applies to the Lodge.

The Improvement Plans shall show that water quality treatment
facilities/ best management practices (BMPs) shall be designed
according to the guidance of the California Stormwater Quality
Association Stormwater Best Management Practice Handbooks for
Construction, for New Development/ Redevelopment, and for Industrial
and Commercial (or other similar source as approved by the ESD, such
as the Erosion and Sediment Control Guidelines for Developing Areas of
the Sierra Foothills and Mountains prepared by the High Sierra RC&D
Council, October 1991).
Construction (temporary) BMPs for the project include, but are not limited
to: Hydroseeding (EG4), Straw Mulch (EC6), Velocity Dissipation Devices
(EC.10), Silt Fencing (SE-1), Fiber Roils (SE-5), Storm Drain Inlet
Protection (SE-10), Wind Erosion Control (WE-1), and Stabilized
Construction Entrances (TC.1). These BMPs shall comply with Chapter
4.5 of the TRPA BMP Handbook ("Temporary BMPs for Construction").
Mitigation Measure 14-2e: Comply with grading season prohibitions
This mitigation measure applies to the Lodge.

There shall be no grading or other disturbance of ground between
October 15 of any year and May 1 of the following year, unless an
extension has been granted by TRPA.
Mitigation Measure 14-2f: Staging areas
This mitigation measure applies to the Lodge.

The Improvement Plans shall identify the stock-piling and/ or vehicle
staging areas with locations as far as practical from existing dwellings
and protected resources in the area.
Impact 14-3: Exposure to seismic or geologic hazards.
(Area Plan= LTS; Lodge= PS)

Mitigation Measure 14-3a: Submit a geotechnical investigation for the
Tahoe City Lodge Project site

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS = Potentially significant

Area Plan = LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

The Area Plan is located within a seismically active area and it
encompasses varied terrain which may become unstable or hazardous.
The Area Plan would continue to permit development and
redevelopment within the Plan area, however compliance with existing
TRPA and Placer County permitting requirements, which limit
development on steep slopes, require site specific environmental
review, and, as appropriate, require geotechnical analysis to identify
and mitigate potential geologic hazards would reduce these potential
risks to a less-thall-Significant level. The Tahoe City Lodge would
include redevelopment within an area where soils may be susceptible
to seismically induced liquefaction and subsidence, and the project site
could be located within the inundation area of a seismically induced
seiche wave. This potentially significant impact would be reduced
through compliance with Mitigation Measures 14-3a and 14-3b, which
require the submission of a site specific geotechnical investigation
which identifies and addresses potential geologic hazards, and the
preparation of an emergency response and evacuation plan for the
Tahoe City Lodge. Compliance with these mitigation measures would
reduce the impact of the Tahoe City Lodge related to seismic and
geologic hazards to a less-thall-Significant level.

Level of
Significance after
Mitigation

Mitigation Measures

This mitigation measure applies to the Lodge.
As required by the Placer County Development Code, Improvement Plans
submitted to Placer County for the Tahoe City Lodge shall include a final
geotechnical engineering report produced by a California Registered Civil
Engineer or Geotechnical Engineer for ESD review and approval. The
report shall address and make recommendations on the following:
A) Road, pavement, and parking area design;
B) Structural foundations, including retaining wall design (if applicable);
C) Grading practices;

D) Erosion/ winterization;
E) Special problems discovered on-site, (i.e., groundwater,
expansive/ unstable soils, etc.)
F) Slope stability

The report must also include the recommended and mandated
measures to assure that the project complies with the California Building
Code seismic design requirements. Once approved by the ESD, two
copies of the final report shall be provided to the ESD and one copy to
the Building Services Division for its use. It is the responsibility of the
developer to provide for engineering inspection and certification that
earthwork has been performed in conformity with recommendations
contained in the report

If the soils report indicates the presence of critically expansive or other
soils problems that, if not corrected, could lead to structural defects, a
certification of completion of the requirements of the soils report will be
required before issuance of Building Permits.
Mitigation Measure 14-3b: Prepare an emergency response and
evacuation plan for the Tahoe City Lodge
This mitigation measure applies to the Lodge.
Placer County and TRPA shall require that the project applicant prepare
and submit an emergency response and evacuation plan for the Tahoe
City Lodge. This plan shall be submitted to Placer County, TRPA, and the
appropriate municipality or fire protection district for approval. The plan
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Findings of Fact

significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (aX3),
15091.)
Finding: Compliance with Mitigation
Measures 14-3a and 14-3b, which have been
required or incorporated into the Tahoe City
Lodge Project, will reduce this impact to a lessthan-significant level by: 1) requiring submittal
of a geotechnicai investigation for the project,
2) correction of any soil problems that, if not
corrected, could lead to structural defects, and
3) preparation of an emergency response and
evacuation plan for the project that will include
measures that help avoid, reduce, alleviate,
and mitigate disaster damage and potential
loss of life. The Board of Supervisors hereby
directs that these mitigation measures be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potentially significant
environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Findings: The
Tahoe City Lodge Project would include
redevelopment within an area where soils may
be susceptible to seismically-induced
liquefaction and subsidence, and the project
site could be located within the inundation
area of a seismically-induced seiche wave.
Mitigation Measures 14-3a and 14-3b require
preparation of a geotechnical investigation for

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

the project correction of any soil problems
that if not corrected, could lead to structural
defects, and preparation of an emergency
response and evacuation plan for the project
that will include measures that help avoid,
reduce, alleviate, and mitigate disaster
damage and potential loss of life. This plan will
reduce potential impacts to a less-thansignificant level.

shall include detailed descriptions of how emergency response and
evacuation will occur in case of a large earthquake and seiche event
Emergency response and evacuation measures shall identify actions that
help avoid, reduce, alleviate, and mitigate disaster damage and potential
loss of life.

(Draft EIR/ EIS, pp.14-34 to 14-36.)

115. Hydrology and Water Quality

I

Impact 15-1: Potential for adverse impacts to water quality resulting
from construction activities.

Mitigation Measure 15-1a: Prepare and Implement a Stonnwater
Pollution Prevention Plan for each construction phase

(Area Plan= LTS; Lodge= PS)

This mitigation measure applies to the Tahoe City Lodge.

Area Plan = LTS
Lodge= LTS

Each construction phase of the project shall be subject to the Lake Tahoe
Construction General NPDES Permit from Lahontan RWQCB. After project
approval and as a condition of the NPDES permit the project applicant
shall develop a project-specific SWPPP prepared by a qualified SWPPP
practitioner and/ or a qualified SWPPP developer, which specifies water
quality controls consistent with Lahontan RWQCB requirements and
ensures that runoff quality maintains beneficial uses of Lake Tahoe and
the Truckee River. The site-and design-specific SWPPP developed for
each construction phase shall describe the site controls, erosion and
sediment controls, means of waste disposal, implementation of project
The Tahoe City Lodge would create project specific construction-related specific plans required by local regulations, post-construction sediment
disturbance, which would have the potential to degrade water quality. and erosion control measures, and other impact reduction strategies
This would be a potentially significant impact Mitigation Measures 15- unrelated to stormwater. BMPs identified in the SWPPPs shall be
implemented during all development activities. Each SWPPP shall comply
1a through 15-1d include Placer County standard permit conditions,
with
the requirements of Chapter 4.5 of the TRPA BMP Handbook.
which would substantially reduce the risk of construction-related
Required
elements of the SWPPPs include the following:
stormwater quality impacts by minimizing the release of construction
...
Temporary BMPs to prevent the transport of earthen
site contaminants (such as sediment-laden runoff and construction
materials and other construction waste materials from
chemicals), and by proper management of hazardous materials onsite.
disturbed land areas, stockpiles, and staging areas during
Implementation of these mitigation measures would reduce the
The Area Plan would not alter existing laws and regulations that require
erosion and sediment controls, implementation and maintenance of
temporary construction BMPs, waste control measures, and
management controls for stormwater runoff. Because regulatory
protections are in place to minimize erosion and transport of sediment
and other pollutants during construction, and appropriate projectspecific mitigation measures would be defined to achieve Placer
County and TRPA standards such that necessary permits and approvals
can be secured, construction related impacts for the Area Plan would
be reduced to a less-than-significant level.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3),
15091.)
Finding: Compliance with Mitigation
Measures 15-1a, 15-1b, 15-1c, and 15-1d,
which have been incorporated into the Tahoe
City Lodge Project, will reduce this impact to a
less-than-significant level by requiring a
stormwater pollution prevention plan for the
project and verification of submittal; design,
installation, and maintenance of water quality
BMPs that meeting industry and TRPA
standards; and demonstration of TRPA permit
approval prior to approval of the Placer County
Improvement Plan. The Board of Supervisors
hereby directs that these mitigation measures
be adopted. The Board of Supervisors,
therefore, finds that changes or alterations
have been required in, or incorporated into,

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

periods of precipitation or runoff, including: filter fences,
fiber rolls, erosion control blankets, mulch (such as pine
needles and wood chips); and temporary drainage swales
and settling basins.

the project that avoid the potential~ significant
environmental effect as identified in the
EIR/ EIS.

~

Designated contractor staging areas for materials and
equipment storage outside of riparian areas. Designated
staging and storage areas would be protected by
construction fencing and/ or silt barriers, as appropriate.
Following project completion, all areas used for staging
would be restored with native vegetation.

~

Temporary BMPs to prevent the tracking of earthen
materials and other waste materials from the project site
to offsite locations, including stabilized points of entry/ exit
for construction vehicles/ equipment and designated
vehicle/ equipment rinse stations, and sweeping.

~

Temporary BMPs to prevent wind erosion of earthen
materials and other waste materials from the project site,
including routine application of water to disturbed land
areas and covering of stockpiles with plastic or fabric
sheeting.

Explanation/Facts in Support of Finding: The
Tahoe City Lodge would result in construction
activities that could degrade water quality.
Mitigation Measures 15-1a, 15-1b, 15-1c, and
15-1d, will require a stormwater pollution
prevention plan for the project and verification
of submittal; design, installation, and
maintenance of water quality BMPs that meet
industry and TRPA standards; and
demonstration ofTRPA permit approval prior
to approval of the Placer County Improvement
Plan. This plan will reduce potential impacts to
a less-than-significant level.

potential for the Tahoe City Lodge to create substantial adverse effects
on water quality from construction activities to a less-than-significant
level.

~

(Draft EIR/ EIS, pp. 15- 21 to 15-26.)

Aspill prevention and containment plan to minimize the
potential for soil and groundwater contamination during
construction. Project contractors would be responsible for
proper storage of onsite materials and installation and
maintenance of temporary BMPs capable of capturing and
containing pollutants from fueling operations, fuel storage
areas, and other areas used for the storage of
hydrocarbon-based materials. This would include
maintaining materials onsite for the cleanup of accidental
spills (such as oil absorbent booms and sheets),
maintaining drip pans beneath construction equipment,
training site workers in spill response measures,
immediate cleanup of spilled materials in accordance with
directives from the Lahontan RWQCB, and proper disposal
of waste materials at an approved offsite location that is
licensed to receive such wastes.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B = Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

...

Temporary BMPs to capture and contain pollutants
generated by concrete construction including lined
containment for rinsate to collect runoff from washing
concrete delivery trucks and equipment.

...

Protective fencing to prevent damage to trees and other
vegetation to remain after construction , including tree
protection fencing and individual tree protection such as
protective casings of wood slats around the bases of
trees.

...

Temporary BMPs for the containment or removal of
drilling spoils generated from construction of bridge
foundations and abutments.

...

Daily inspection and maintenance of temporary BMPs to
ensure proper function. The prime contractor would be
required to maintain a daily log of Temporary Construction
BMP inspections and keep the log onsite during project
construction, available for review by Lahontan RWQCB
and Placer County.

...

Tree removal activities, including the dropping of trees,
would be confined to the construction limit boundaries.

...

Construction boundary fencing to limit disturbance and
prevent access to areas not under active construction.

Findings of Fact

Mitigation Measures 15-1b: Verification of SWPPP submittal
This mitigation measure applies to the Tahoe City Lodge.

Prior to construction commencing, provide evidence to the Engineering
and Surveying Division (ESD) of a Water Discharger Identification number
generated from the State Regional Water Quality Control Board's
Stormwater Multiple Application &Reports Tracking System (SMARTS).
This serves as the Regional Water Quality Control Board approval or
permit under the NPDES construction stormwater quality permit
Mitigation Measures 15-1c: Design, install, and maintain water quality
BMPs which meet industry and TRPA standards
This mitigation measure applies to the Tahoe City Lodge.

The Improvement Plans shall show that water quality treatment
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

Level of
Significance after
Mitigation

Mitigation Measures

Findin~ of Fact

facilities/ BMPs shall be designed according to the guidance of the
California Stormwater Quality Association Stormwater Best Management
Practice Handbooks for Construction, for New
Development/Redevelopment, and for Industrial and Commercial (or
other similar source as approved by the ESD) and with TRPA BMP
Handbook Chapter 4.5.
Storm drainage from on- and off-site impervious surfaces (including
roads) shall be collected and routed through specially designed catch
basins, vegetated swales, vaults, infiltration basins, water quality basins,
filters, etc. for entrapment of sediment, debris and oils/ greases or other
identified pollutants, as approved by the ESD. No water quality facility
construction shall be permitted within any identified wetlands area,
floodplain, or right-of-way, except as authorized by project approvals.
All BMPs shall be maintained as required to ensure effectiveness. The
applicant shall provide for the establishment of vegetation, where
specified, by means of proper irrigation. Vegetation species shall be
selected that are appropriate to meet water restrictions in effect at the
time of planting. Proof of on-going maintenance, such as contractual
evidence, shall be provided to ESD upon request Maintenance of these
facilities shall be provided by the project owners/ permittees.
Mitigation Measures 15-1d: Demonstrate TRPA permit approval prior to
approval of Placer County Improvement Plan
This mitigation measure applies to the Tahoe City Lodge.

Prior to Improvement Plan approval by the County, the Engineering and
Surveying Division must be provided with permits and comments, if any,
from TRPA indicating its approval of the Improvement Plan.
Impact 15-2: Potential water quality impacts to surface and
groundwater due to changes in land use or lodge operation.

Mitigation Measure 15-2: Design, install, and maintain water quality
BMPs pursuantto Mitigation Measure 15-1c

(Area Plan = B; Lodge = PS)

This mitigation measure applies to the Tahoe City Lodge.

See Mitigation Measure 15-1c above. The same mitigation measure
The Area Plan would alter land uses and development within town
would apply.
centers and mixed-use areas, and each proposes new development
concepts, programs, and standards. However, the Area Plan would not
alter the existing TRPA regulations related to discharge to surface and
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan= B
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that beneficial such as
the impact related to the Area Plan. (Pub.
Resources Code, § 21002; CEQA Guidelines,
§§ 15126.4, subd. (a)(3), 15091.)
Finding: Compliance with Mitigation
Measure 15-2, which has been required or

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Level of
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Mitigation Measures

Findings of Fact

incorporated into the Tahoe City Lodge Project
will reduce this impact to a less-thansignificant level by requiring the design,
installation, and maintenance of water quality
BMPs pursuantto Mitigation Measure 15-1c.
The Board of Supervisors hereby directs that
this mitigation measure be adopted. The
Board of Supervisors, therefore, finds that
changes or alterations have been required in,
or incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.

groundwater or water quality protection. The increased density and
coverage limits within town centers were previously analyzed by the
TRPA RPU EIS and were determined to have a less-than-significant
effect on water quality. Finally, the PLRM modeling conducted for the
proposed project indicates that the Area Plan, which encourages the
redevelopment of town centers, would result in a decrease in the
pollutant load carried in stormwater runoff through TRPA BMP
requirements. For these reasons, the land use changes and policies
that would be implemented through the proposed Area Plan would
have a beneficial impact on water quality. The Tahoe City Lodge would
result in tourist use of the Lodge site. Lodge operation would have the
potential to generate pollutants which could be carried in stormwater
runoff to surface waters, resulting in a potentially significant impact
Implementation of Mitigation Measure 15-2 would require installation
of approved permanent water quality BMPs, which would reduce the
potential for Tahoe City Lodge to create adverse effects on water quality
from operational activities to a less-than-significant level.

Explanation/Facts in Support of Finding: The
Tahoe City Lodge would result in tourist use of
the Lodge site. These uses would have the
potential to generate pollutants which could
be carried in stormwater runoff to surface
waters. Mitigation Measure 15-2 will require
the design, installation, and maintenance of
water quality BMPs that meet industry and
TRPA standards. This plan will reduce potential
impacts to a less-than-significant level.
(Draft EIR/ EIS, pp. 15-26 to 15-32.)

lmpact.15-3: Potential for increase in stormwater runoff, impacts to
existing drainage systems, or alteration of drainage patterns.

Mitigation 15-3: Submittal of Final Drainage Report

(Area Plan= LTS; Lodge= PS)

As part of the improvement plan submittal process, the preliminary
Drainage Report provided during environmental review shall be
submitted in final format The final Drainage Report may require more
detail than that provided in the preliminary report, and will be reviewed in
concert with the improvement plans to confirm conformity between the
two. The report shall be prepared by a Registered Civil Engineer and
shall, at a minimum, include: Awritten text addressing existing
conditions, the effects of the proposed improvements, all appropriate
calculations, watershed maps, changes in flows and patterns, and

Implementation of the proposed Area Plan would result in increased
impervious surfaces within town centers. However, the requirements
for future projects to meet existing BMP standards and project level
drainage analysis would remain in place under the Area Plan. These
requirements would cause a decrease in stormwater runoff volumes for
the Area Plan, resulting in a less-than-significant impact
The Tahoe City Lodge would reduce the total volume of stormwater
runoff generated by the project site, however the construction of the

Area Plan= LTS
Lodge= LTS

This mitigation measure applies to the Tahoe City Lodge.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI= No impact
B= Beneficial

PS= Potentially significant

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3),
15091.)
Finding: Compliance with Mitigation
Measure 15-3, which has been required or
incorporated into the Tahoe City Lodge Project
will reduce this impact to a less-thansignificant level, by requiring the preparation of

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Level of
Significance after
Mitigation

Environmental Impact (Level of Significance Before Mitigation)

Mitigation Measures

project could affect existing drainage systems and drainage patterns,
creating a potentially significant impact Mitigation Measure 15-3 would
require the preparation of preparation of a final drainage report to meet
Placer County Stormwater Management Manual requirements, which
would reduce the potential for the Tahoe City Lodge to create
substantial adverse effects on stormwater runoff volumes and existing
drainage systems to a less-than-significant level.

proposed on- and off-site improvements and drainage easements to
accommodate flows from this project The report shall identify water
quality protection features and methods to be used during construction,
as well as long-term post-construction water quality measures. The final
Drainage Report shall be prepared in conformance with the requirements
of Section 5 of the Land Development Manual and the Placer County
Stormwater Management Manual that are in effect at the time of
improvement plan submittal.

Findings of Fact

a final drainage report and implementation of
its recommended measures such that Placer
County Stormwater Management Manual
requirements are met The Board of
Supervisors hereby directs that this mitigation
measure be adopted. The Board of
Supervisors, therefore, finds that changes or
alterations have been required in, or
incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.
Explanation/Facts in Support of Finding: The
Tahoe City Lodge would reduce the total
volume of stormwater runoff generated by the
project site, however the construction of the
project could affect existing drainage systems
and drainage patterns. Mitigation Measure 153 will require the preparation of afinal
drainage report and implementation of its
recommended measures to meet Placer
County Stormwater Management Manual
requirements, which would reduce the
potential for the Tahoe City Lodge to create
substantial adverse effects on stormwater
runoff volumes and existing drainage systems.
This plan will reduce potential impacts to a
less-than-significant level.
(Draft EIR/ EIS, pp. 15-32 to 15-36.)

118. Hazards, Hazardous Materials, and Risk of Upset
Impact 18-2: Exposure to hazardous materials sites and recognized
environmental conditions.
(Area Plan= LTS; Lodge= PS)
Future project construction under the proposed Area Plan could be
located on sites known to contain hazardous or potentially hazardous

I
Mitigation Measure 18-2a: Conduct investigation and contamination
removal
The following mitigation applies to the Tahoe City Lodge.
Before building permit approval, the applicant or construction manager
shall retain a qualified environmental contractor to sample and evaluate

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan= LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Area Plan. (Pub. Resources Code, § 21002;
CEQA Guidelines, §§ 15126.4, subd. (a)(3),
15091.)

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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Environmental Impact (Level of Significance Before Mitigation)

materials. However, future projects would be subject to project~evel
environmental review in which any potential exposure to hazardous
materials sites would be identified, assessed, and if significant,
required to be mitigated in accordance with existing laws and
regulations adopted to protect public and environmental health.
Therefore, impacts related to exposure of the public or the environment
to hazardous materials would be less than significant The Tahoe City
Lodge project site contains potentially hazardous materials associated
with asbestos-containing materials (ACM), lead based paint,
contaminated soils, fertilizer use, an old septic system, fill material, and
groundwater contamination from an adjacent dry cleaner. Construction
and operation of the lodge project could encounter hazardous
materials. This would be a potentially significant impact

Level of
Significance after
Mitigation

Mitigation Measures

surface soils located within stained areas at the TCPUD maintenance
yard, if the TCPUD maintenance yard will be used as a construction
staging site. The soil investigation and removal shall include the
following:
...11
Soil sample results shall be provided to PCEHD and
Lahontan RWQCB.
...11

Based on the soil sample results, the applicant or
construction manager and qualified environmental
contractor shall coordinate with PCEHD and Lahontan to
determine the appropriate methods for soil removal and
extent of soil removal required, if any.

...11

A qualified environmental contractor shall be retained for
removal of contaminated soils, if necessary.
Contaminated soils in the stained areas shall be removed
and disposed of at a permitted hazardous waste disposal
facility. The qualified environmental contractor shall
provide proof of disposal to PCEHD.

...11

Soils shall be resampled and, if necessary as determined
by PCEHD or Lahontan, additional contaminated soil shall
be removed.

...11

Building permits will be issued and construction may
commence after soils in the maintenance yard are
determined by PCEHD or Lahontan to no longer contain
contamination.

Mitigation Measure 18-2b: Remove or properly abandon existing septic
system
The following mitigation applies to the Tahoe City Lodge.
Before building permit approval, the applicant or construction manager
shall retain a qualified environmental contractor to remove or properly
abandon the septic system located near the Tahoe City Golf Course
clubhouse. The applicant or construction manager and qualified
environmental contractor shall coordinate with the PCEHD to implement
septic system abandonment procedures as set forth in the PCEHD OnSite Sewage Manual, which requires the following:
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No imp act
B= Beneficial

PS= Potentially significant

Findings of Fact

Finding: Compliance with Mitigation
Measures 18-2a, 18-2b and 18-2c, which
have been required or incorporated into the
Tahoe City Lodge Project, will reduce this
impact to a less-than-significant level by
requiring an investigation and removal of
contamination; removal of, or proper
abandonment of the existing septic system;
and surveying for, and abating as necessary,
asbestos-containing materials and lead-based
paint and coatings. The Board of Supervisors
hereby directs that these mitigation measures
be adopted. The Beard of Supervisors,
therefore, finds that changes or alterations
have been required in, or incorporated into,
the project that avoid the potentially significant
environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Rnding:
The Tahoe City Lodge project site contains
potentially hazardous materials associated
with ACM, lead based paint, contaminated
soils, fertilizer use, an old septic system, fill
material, and groundwater contamination
from an adjacent dry cleaner. Construction
and operation of the Tahoe City Lodge could
encounter hazardous materials. Mitigation
Measures 18-2a, 18-2b, and 18-2c will require
an investigation and removal of
contamination; removal of or proper
abandonment of the existing septic system;
and surveying for, and abating as necessary,
asbestos-containing materials and lead based

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Level of
Significance after
Mitigation

Mitigation Measures

....

Applicant shall obtain a permit to abandon the system. The
application for abandoning the system will include:
,. A site plan showing where the septic tank and leachfield are
located.

Rnding.5 of Fact

paint and coatings. This plan will reduce
potential impacts to a less-than-significant
level.
(Draft EIR/ EIS, pp. 18-18 to 18-23.)

,. A description of how the system will be abandoned.
....

The septic tank must be pumped by a licensed septic tank
pumper (a list of licensed pumper's is available from
PCEHD) to remove the contents. The applicant must
submit the receipt to PCEHD.

....

The septic tank must be abandoned as follows:

,. If possible, the septic tank cover will be collapsed ; or
,. If the septic tank cover cannot be collapsed, the tank will be
filled so that there is not a cave-in or other structural hazard; or
,. The septic tank may be removed to an approved location; and
,. The septic tank or excavation hole must be filled with clean
earth, sand , gravel, or other material approved by the PCEHD.
....

The building wastewater plumbing system, if not
connected to an approved septic or sewer system , must
be permanently capped.

....

Future construction in the abandoned system area may
require special construction considerations.

Mitigation Measure 18-2c: Conduct surveys for asbestos-containing
materials and lead based paint and coatings
The following mitigation applies to the Tahoe City Lodge.
Demolition of buildings containing asbestos and lead-based materials
will require specialized procedures and equipment, and appropriately
certified personnel, as detailed in the applicable regulations. Buildings
intended for demolition that were constructed before 1980 will be
surveyed for asbestos, while those constructed before 1971 will be
surveyed for lead.
Ademolition plan shall be prepared for any location with positive results
for asbestos or lead. The plan will specify how to appropriately contain,
remove, and dispose of the asbestos and lead-containing material while
Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No impact
B= Beneficial

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

meeting all requirements and BMPs to protect human health and the
environment Alead compliance plan shall be prepared by a Certified
Industrial Hygienist
Before demolition, the project applicant shall submit the written plan to
PCEHD describing the methods to be used to:
.... identify locations that could contain hazardous residues;
....

remove plumbing fixtures known to contain, or potentially
containing, hazardous materials;

....

determine the waste classification of the debris;

....

package contaminated items and wastes; and .

....

identify disposal site(s) permitted to accept such wastes .

Demolition shall not occur until the plan has been accepted by the
PCEHD and all potentially hazardous components have been removed to
the satisfaction of PCEHD staff. The project applicant shall also provide
written documentation to the county that lead-based paint and asbestos
testing and abatement, as appropriate, have been completed in
accordance with applicable state and local laws and regulations. Lead
abatement will include the removal of lead contaminated soil (considered
soil with lead concentrations greater than 400 parts per million in areas
where children are likely to be present). .
Impact 18-3: Interfere with implementation of an emergency response Mitigation Measure 18-3: Prepare and implement a traffic control plan in
coordination with affected agencies.
plan or emergency evacuation plan.
The following mitigation applies to the Tahoe City Lodge.
(Area Plan = LTS; Lodge =PS)
Implementation of the proposed Area Plan would not alter or revise the
existing Placer Operational Area East Side Emergency Evacuation Plan,
Placer County Local Hazard Mitigation Plan, or Lake Tahoe Geographic
Response Plan. The Area Plan could result in an increase in overnight
visitors in the Basin; however, because the lodge would accommodate
approximately 236 people at maximum capacity (assuming a 118-unit
lodge), the addition of these visitors would not substantially increase
existing congestion that occurs in the Basin such that emergency
evacuation would be impeded. Future projects constructed pursuant to
the Area Plan could result in construction activities that could affect

The Improvement Plans shall include a construction signing plan and
include all on- and off-site traffic control devices. To minimize effects on
emergency vehicle and existing public vehicular access, the project
proponent will, in accordance with applicable regulations, prepare a
traffic control plan (TCP) that will address locations that will involve
construction in existing roadways and rights-of-ways. The TCP will be
prepared in accordance with professional traffic engineering standards
and in compliance with the requirements of the affected agency's
encroachment permit requirements (i.e., Placer County, Caltrans) and will
include measures that will provide notification to emergency service

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
LTS =Less than significant
NI = No impact
B= Beneficial

PS= Potentially significant

Area Plan= LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)
Finding: Compliance with Mitigauon
Measure 18-3, which has been required or
incorporated into the Tahoe City Lodge Project,
will reduce this impact to a less-thansignificant level by requiring preparation and
implementation of a construction traffic
control plan in coordination with affected

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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Level of
Significance after
Mitigation

Mitigation Measures

emergency access and evacuation. However, each future project would providers and adequate circulation around construction sites for
be reviewed consistent with CEQA and TRPA environmental review
emergency vehicle and existing public vehicular access. The TCP may
requirements. The project-level review would evaluate the site-specific include, but not be limited to, the following elements:
characteristic of a proposed project to determine if it would interfere
....
The specific methods to maintain traffic flows on affected
with an emergency evacuation plan. If a future project would interfere
streets.
with an emergency evacuation plan, then project-specific mitigation
.... The maximum amount of travel lane capacity during nonmeasures, such as a traffic control plan, or changes to project design or
construction periods.
construction operations, would be required. For these reasons,
.... Locations of flagger control for sensitive sites to manage
operation of the Area Plan would result in a less-than-signifJCant impact
traffic control and flows.
on implementation of an emergency response plan or emergency
.... Construction work zones width limits that, at a minimum,
evacuation plan.
maintain alternate one-way traffic flow past the
Emergency access to the proposed Lodge would be provided from
construction zones.
North Lake Boulevard (SR 28). Operation of Lodge would not interfere
Alternative routes to ensure that local residents, school
....
with emergency response or evacuation of the project site and would
buses, or emergency vehicles maintain access.
result in a less-than-significant impact Construction of the Lodge would
.... Coordinated construction activities (time of year and
require access by workers and heavy equipment, delivery and
duration) to minimize traffic disturbances.
stockpiling of materials, demolition and removal of debris, and other
....
Coordinated
construction activities (time of year and
operations that, depending on the exact timing and nature of
duration) to minimize traffic disturbances.
construction activities, could restrict vehicular access to and around the
.... Appropriate warning signage and lighting for construction
project site. Construction activities could temporarily impair emergency
zones.
routes, causing traffic delays and ultimately preventing access to calls
....
Appropriate and safe detour route identification if closure
for service or delays in evacuation. The potential delays in emergency
of a roadway is required, and signage that warns of road
response or evacuation caused by temporary construction activities
closures and detour routes.
would be a potentially significant impact Implementation of Mitigation
Measure 18-3 would reduce short-term impacts of the Tahoe City
Lodge on emergency response services to a less-than-significant level
because a Traffic Control Plan would be prepared that would require
that construction activities are coordinated with affected agencies to
ensure service providers' service levels are not substantially
deteriorated.

....

The TCP will be submitted to Placer County and Caltrans
for review and approval prior to Improvement Plan
approval.

Findings of Fact

agencies to ensure adequate circulation
around construction sites for emergency
vehicles and publicyehicular access. The
Board of Supervisors hereby directs that this
mitigation measure be adopted. The Board of
Supervisors, therefore, finds that changes or
alterations have been required in, or
incorporated into, the project that avoid the
potentially significant environmental effect as
identified in the EIR/ EIS.
Explanation/Facts in Support of Finding:
Construction of the Lodge would require
access by workers and heavy equipment,
delivery and stockpiling of materials,
demolition and removal of debris, and other
operations that, depending on the exact timing
and nature of construction activities, could
restrict vehicular access to and around the
project site. Construction activities could
temporarily impair emergency routes, causing
traffic delays and ultimately preventing access
to calls for service or delays in evacuation.
Mitigation Measure 18-3 will require
preparation and implementation of a
construction traffic control plan in coordination
with affected agencies to ensure adequate
traffic flow and emergency access during
construction. This plan will reduce potential
impacts to a less-than-significant level.
(Draft EIR/ EIS, pp.18-23 to 18-27.)

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Significance after
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Findings of Fact

119. Cumulative Impacts

I

10. Transportation and Circulation

I

Cumulative Impact 10-1: Roadway LOS under 2035 cumulative
As described in Impact 10-1, no additional mitigation is feasible.
scenarios.
(Area Plan = S; Lodge= LTS)
Table 19-3 shows existing roadway directional volume and LOS and the
cumulative peak-hour directional roadway traffic volumes and LOS for
the project, which includes buildout of the Area Plan and the lodge. In
future cumulative conditions for the Area Plan and lodge, LOS on the
segment of SR 28 east of the SR 89 between the Wye intersection and
Grove Street in Tahoe City would worsen from LOSE (for four hours per
day or less) in the westbound direction to LOS F. The eastbound
direction, which is currently at LOS F, would worsen. Because this
roadway segment would operate at an unacceptable level, this would
be a significant cumulative impact As described in Impact 10-1, the
proposed Area Plan would have a significant impact related to LOS in
this roadway segment, thus the Area Plan would make a considerable
contribution to a cumulatively significant impact As described under
Impact 10-1, after implementation of all feasible mitigation, this impact
would remain significant and unavoidable. As this is a recognized
problem, the Area Plan proposes to adopt a substitute standard as
allowed by the Regional Plan, to modify the current LOS standards as
described in Area Policy T-P-6. If this policy is adopted, the LOS impact
at SR 28 in Tahoe City would be consistent with the adopted LOS
standard. As described in Impact 10-1 in Chapter 10, the Tahoe City
Lodge would not add traffic volumes in a direction or location that
would exacerbate an existing LOS deficiency or degrade an existing
acceptable LOS. Therefore, the effects of the proposed Lodge would
not be cumulatively considerable.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan = SU
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)
Finding: Specific economic, legal, social,
technological, or other considerations,
including considerations for the provision of
employment opportunities for highly trained
workers, make infeasible the mitigation
measures or alternatives identified in the
EIS/ EIS. However, the Board of Supervisors
finds that specific overriding economic, legal,
social, technological, or other benefits of the
project outweigh the Area Plan's cumulative
impacts to the segment of SR 28 between the
Tahoe City Wye and Grove Street, as more fully
stated in the Statement of Overriding
Considerations.
Explanation/Facts in Support of Finding:
In future cumulative conditions for the project,
LOS on the segment of SR 28 east of the
SR 89 between the Wye intersection and
Grove Street in Tahoe City would worsen from
LOS E(for four hours per day or less) in the
westbound direction to LOS F. The eastbound
direction, which is currently at LOS F, would
worsen. To lessen these impacts, the project
is required to implement Mitigation
Measures 10-1a, 10-1b, 10-1c, 10-1d, 10-1e,
10-1f. 10-1g, and 10-1h. Specifically, the
project shall provide a pedestrian hybrid

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Level of
Significance after
Mitigation

Mitigation Measures

Findings of Fact

beacon crossing at the SR 28 and Grove
Street intersection, which would reduce the
influence of pedestrian crossings on LOS;
establish a County Service Area Zone of
Benefit to fund expansion of transit capacity,
which would reduce traffic volumes; require
payment of Tahoe area traffic mitigation fees
to Placer County to fund identified regional
Capital Improvement Projects; expand
requirements for transportation demand
management plans for a greater number of
projects that generate employees; establish a
comprehensive wayfinding program for
parking and multi-modal transportation;
conduct long-term monitoring and adaptive
management and mobility strategies; provide
a four-year review of vehicle trips and mobility
strategies; and implementTRPA's Congestion
Management Process. The roadway LOS after
implementation of these mitigation measures
would remain unacceptable and no additional
mitigation is feasible. This impact is
considered significant and unavoidable.
(Draft EIR/ EIS, pp. 19-15 to 19-16.)
Cumulative Impact 10-2: Impact on local residential streets under
2035 cumulative scenarios.
(Area Plan = S; Lodge = LTS)
In future cumulative peak summer traffic periods, the capacity of SR 28
in the Tahoe City Town Center will continue to be exceeded, resulting in
long traffic queues, particularly in the westbound direction. Long traffic
queues can result in the diversion of some traffic onto local residential
streets. In this case, Fairway Drive could be affected by diverted traffic.
Given the Placer County guideline regarding traffic volumes on
residential streets (2,500 vehicles per day) and the existing traffic
volume (600 vehicles per day), daily traffic volume on Fairway Drive

Cumulative Mitigation Measure 10-2: Fairway Drive monitoring and
traffic management program
This mitigation measure applies the Area Plan.
At least every 5 years, Placer County would conduct traffic counts on
Fairway Drive between Bunker Drive and Grove Street for a two-week
period in early August (peak summer traffic season). These counts will be
summarized by day and by direction. If on any one day the daily two-way
total traffic volume exceeds 1,700 vehicles, the County will implement
traffic management measures to reduce diversion traffic on Fairway
Drive and connecting local residential streets to maintain daily two-way
total traffic volumes below 2,500 vehicles. Traffic management

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan = LTS
Lodge= LTS

Under CEQA, no mitigation measures are
required for impacts that are less than
significant such as the impact related to the
Tahoe City Lodge. (Pub. Resources Code,
§ 21002; CEQA Guidelines, §§ 15126.4,
subd. (a)(3), 15091.)
Finding: Compliance with Cumulative
Mitigation Measure 10-2, which has been
required or incorporated into the Area Plan,
will reduce this impact to a less-thansignificant level, by requiring monitoring on

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU = Significant and unavoidable
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would have to increase by 1,900 vehicles per day to exceed capacity.
Table 194 shows the average daily trips (ADT) likely to occur on study
roadway segments under future cumulative conditions the project

Mitigation Measures

measures could include, but are not limited to: additional signage,
increased traffic speed enforcement, speed cushions, and turn
prohibitions.

Under cumulative conditions, ADT on SR 28 in Tahoe City between
Grove Street and Jackpine Street is expected to increase by a total of
2,300 vehicles per day under the proposed Area Plan. While there are
factors that indicate actual diversion volumes will be substantially
below the ADT figures discussed above, such as the proportion of traffic
that is bound to Tahoe City or to SR 89 south and the proportion of
daily traffic increase that will occur during periods of traffic congestion,
this impact is still considered to be a potentially significant cumulative
impact As discussed in Impact 10.2 in Chapter 10, the Area Plan
would contribute to the increase in ADT on this roadway segment While
the Area Plan by itself would not result in significant impacts, it would
make a considerable contribution to a potential cumulatively significant
impact related to traffic diversion onto local streets. The Tahoe City
Lodge would increase the westbound traffic volumes on SR 28
approaching Grove Street This increase in traffic volumes represents a
maximum of 3.3 percent of future cumulative traffic volumes. As such,
the proposed lodge would result in a less-than-significant impact on
additional vehicles diverting to Fairway Drive. As described above, the
cumulative impact related to traffic diversion onto local streets is
potentially significant cumulative, however, because the Tahoe City
Lodge would contribute very few additional trips the effects of the
proposed lodge would not be cumulatively considerable.

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

Level of
Significance after
Mitigation

Findings of Fact

Fairway Drive and implementation of traffic
management plan measures to reduce
diversion traffic on Fairway Drive and
connecting local residential streets to maintain
daily two-way total traffic volumes below 2,500
vehicles. The Board of Supervisors hereby
directs that this mitigation measure be
adopted. The Board of Supervisors, therefore,
finds that changes or alterations have been
required in, or incorporated into, the project
that avoid the potentially significant
environmental effect as identified in the
EIR/ EIS.
Explanation/Facts in Support of Finding:
Under cumulative conditions, ADT on SR 28 in
Tahoe City between Grove Street and Jackpine
Street is expected to increase by a total of
2,300 vehicles per day under the proposed
Area Plan. While there are factors that indicate
actual diversion volumes will be substantially
below the ADT figures discussed above, such
as the proportion of traffic that is bound to
Tahoe City or to SR 89 south and the
proportion of daily traffic increase that will
occur during periods of traffic congestion, the
Area Plan would contribute to the increase in
ADT on Fairway Drive. While the Area Plan by
itself would not result in significant impacts, it
would make a considerable contribution to a
potential cumulatively significant impact
related to traffic diversion onto local streets.
Cumulative Mitigation Measure 10.2 will
require monitoring on Fairway Drive and
implementation of a traffic management plan.
This plan will reduce potential impacts to a
less-than-significant level.

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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(Draft EIR/ EIS, pp. 1S-16 to 1S-17.)
Cumulative Impact 10-3: Intersection LOS under future cumulative
As described in Cumulative Impact 10-3, no additional mitigation is
scenarios.
feasible.
(Area Plan = S; Lodge = S)
Table 19-4 shows existing LOS at study intersections within the Plan
area and summarizes the intersection LOS conditions under future
cumulative conditions, including both the Area Plan and Lodge. Under
existing conditions all study intersections operate at acceptable levels
except for the SR 28/ Grove Street intersection, which operated at an
unacceptable LOS Funder summer peak PM conditions. As shown in
Table 19-4, under future cumulative conditions, existing unacceptable
LOS Fconditions at the SR 28 and Grove Street intersection in Tahoe
City would be exacerbated. Because already unacceptable intersection
LOS would be degraded, this would be a significant cumulative impact
As described in Impact 10-3 in Chapter 10, the proposed Area Plan and
Lodge would have a significant impact related to LOS at this
intersection, this would make a considerable contribution to a
cumulatively significant impact As described under Impact 10-3, after
implementation of all feasible mitigation, this impact would remain
significant and unavoidable. As this is a recognized problem, the Area
Plan proposes to include a substitute standard that would modify the
current LOS standards as described in Area Policy T-P-6. If this policy is
adopted, the LOS impact at SR 28 and Grove Street intersection in
Tahoe City would be consistent with the adopted LOS standard.

-

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI = No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Area Plan = SU
Lodge=SU

Finding: Specific economic, legal, social,
technological, or other considerations,
including considerations for the provision of
employment opportunities for highly trained
workers, make infeasible the mitigation
measures or alternatives identified in the
EIR/ EIS. However, the Board of Supervisors
finds that specific overriding economic, legal,
social, technological, or other benefits of the
project outweigh the Area Plan's impacts to
the SR 28 and Grove Street intersection, as
more fully stated in the Statement of
Overriding Considerations.
Explanation/Facts in Support of Finding:
Under future cumulative conditions, existing
unacceptable LOS Fconditions at the SR 28
and Grove Street intersection in Tahoe City
would be exacerbated. The project has
incorporated Mitigation Measures 10-3a and
103-b, which will less this impact Specifically,
the project shall provide a pedestrian hybrid
beacon crossing at the SR 28 and Grove
Street intersection, which would reduce the
influence of pedestrian crossings on LOS;
establish a County Service Area Zone of
Benefit to fund expansion of transit capacity,
which would reduce traffic volumes; require
payment of Tahoe area traffic mitigation fees
to Placer County to fund identified regional
Capital Improvement Projects; expand
requirements for transportation demand
management plans for a greater number of

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable

43

131

Environmental Impact (Level of Significance Before Mitigation)

Mitigation Measures

Level of
Significance after
Mitigation

Findings of Fact

projects that generate employees; establish a
comprehensive wayfinding program for
parking and mult~modal transportation;
conduct long-term monitoring and adaptive
management and mobility strategies; provide
a four-year review of vehicle trips and mobility
strategies; and implement TRPA's Congestion
Management Process. The Tahoe City Lodge
will also be responsible for obtaining a
Caltrans encroachment permit for any work
within the state highway. The intersection LOS
after implementation of these mitigation
measures would remain unacceptable and no
additional mitigation is feasible. This impact is
considered significant and unavoidable.
(Draft EIR/ EIS, p.19-17)

Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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Placer County Tahoe Basin Area Plan Program-Level Analysis= Area Plan
NI= No impact
B= Beneficial
LTS =Less than significant

PS= Potentially significant

Tahoe City Lodge Project-Level Analysis= Lodge
S= Significant
SU= Significant and unavoidable
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EXHIBIT C
4

MITIGATION MONITORING AND REPORTING PROGRAM

The following Mitigation Monitoring and Reporting Program (MMRP) was prepared in compliance with the
requirements of California Public Resources Code (PRC) Section 21081.6 and Section 15097 of the
California Environmental Quality Act (CEQA) Guidelines. This MMRP identifies specific timing and monitoring
requirements for implementation of all mitigation measures identified in this EIR/EIS for the Placer County
Tahoe Basin Area Plan (Area Plan) and the Tahoe City Lodge.

4.1

STANDARD MITIGATION MONITORING PROGRAM

Placer County has adopted a standard mitigation monitoring program (Section 18.28.030 of the Placer
County Environmental Review Ordinance) to implement PRC Section 21081.6. This program requires that
mitigation measures recommended for discretionary projects, such as the proposed Area Plan and Tahoe
City Lodge Project, be included in the conditions of approval monitored by the county through a variety of
permit processes (e.g., improvement plan and building permit approval, encroachment permits, construction
inspection, etc.).

4.1.1

MMRP and Required Approvals and Permits/Format of Table

The issuance of any of the listed permits and county actions must be preceded by verification by county staff
that certain conditions of approval/mitigation measures have been met. This verification shall serve as the
required monitoring for those conditions of approval/mitigation measures. All of the mitigation measures for
the Area Plan and Tahoe City Lodge Project included in the EIR/EIS would be monitored through the county's
Standard Mitigation Monitoring Program (Table 4-1). Table 4-1 identifies the mitigation measures that
require ongoing implementation, the party(ies) responsible for funding implementation, the necessary timing
of implementation that would occur outside the scope of the county's Standard Mitigation Monitoring
Program, and the mechanisms for monitoring compliance with each mitigation measure.
Table 4-1 is organized as follows: if an EIR/EIS topic, such as cultural and historic resources, includes
mitigation measures, it is included in the MMRP table. The EIR/EIS chapter number of the relevant section
(i.e. , Chapter 8 for Cultural and Historic Resources) is also included. The same numbering system for
mitigation measures (e.g., Mitigation Measures 8-2 and 8-3) is carried over from the EIR/EIS discussion into
the table. If an issue addressed in the EIR/EIS does not result in mitigation, it is not included in the table.

Pl acer County/ TR PA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Final EIR/ EIS
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Mitigation Monitoring and Reporting Program

Table 4-1

Mitigation Monitoring and Reporting Program

Mitigation Measure

8

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

liming of
Initial Action

Frequency and
Duration of
Monitoring
I

Cultural and Historic Resources

Mitigation 8-2: Stop work in the event of an archaeological discovery.

x

Placer County
Planning Services
Division and the
Department of
Museums

During
constructionrelated earthmoving activities

Continuously
during
constructionrelated earthmoving activities

x

Placer County
During any earthPlanning Services moving activities
Division

Continuously
during any earthmoving activities

This mitigation measure would apply to Tahoe City Lodge Alternatives 1, 2, and 3.
If potentially significant cultural resources are discovered during ground-disturbing activities, the project
applicant will require the construction contractor to stop work in that area until a qualified archaeologist can
access the significance of the find, and, if necessary, develop appropriate treatment measures in consultation
with TRPA and other appropriate agencies and interested parties. Aqualified archaeologist will follow accepted
professional standards in recording any find including submittal of the standard Department of Parks and
Recreation (DPR) Primary Record forms (Form DPR 523) and location information to the California Historical
Resources Information Center office (North Central Information Center). The consulting archaeologist will also
evaluate such resources for significance per California Register of Historical Resources eligibility criteria (PRC
Section 5024.1; Title 14 CCR Section 4852).
If the archaeologist determines that the find does not meet the TRPA standards of significance for cultural
resources, construction may proceed. If the archaeologist determines that further information is needed to
evaluate significance, the lead agency will be notified and a resource preservation and data recovery plan will be
prepared to ensure the resource is avoided, moved, recorded, or otherwise treated as deemed appropriate by
applicable federal, state, and/ or local agency and in accordance with pertinent laws and regulations. The plan will
be prepared by a qualified archaeologist and include: (a) results of research relevant to the project; (b) research
problems or questions to be addressed with an explanation of their relevance and importance; (c) the field and
laboratory analysis methods to be used with ajustification of their cost-effectiveness and how they apply to this
particular property and these research needs; (d) the methods to be used in artifact data, and other records
management (e) explicit provisions for disseminating the research findings to professional peers in a timely
manner; (f) arrangements for presenting what has been found and learned to the public, focusing particularly on
the community or communities that may have interests in the results; (g) the curation of recovered materials and
records resulting from the data recovery; and (h) procedures for evaluating and treating discoveries of unexpected
remains or newly identified historic properties during the course of the project including necessary consultation
with other parties (Advisory Council on Historic Preservation [ACHP] 1999).
Mitigation 8-3: Stop work if human remains are discovered.
This mitigation measure would apply to Tahoe City Lodge Alternatives 1, 2, and 3.
In accordance with existing regulations, if any human remains are discovered or recognized in any location on
the Tahoe City Lodge project site, the project applicant will require the construction contractor to cease further

4-2
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Mitigation Monitoring and Reporting Program

Mitigation Measure

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timing of
Initial Action

Frequency and
Duration of
Monitoring

excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent human
remains until:
a) The Placer County Coroner/ Sheriff has been informed and has determined that no investigation of the
cause of death is required; and
b) If the remains are of Native American origin,
1. The descendants of the deceased Native Americans have made a recommendation to the project
applicant or the person responsible for the excavation work, for means of treating or disposing of, with
appropriate dignity, the human remains and any associated grave goods as provided in Public
Resources Code Section 5097.98, or

2. The Native American Heritage Commission was unable to identify a descendant or the descendant failed
to make a recommendation within 24 hours after being notified by the commission.
3. The site shall be flagged and avoided during construction.

9

Scenic Resources

Mitigation Measure 9-1: Limit visible mass near Lake Tahoe within non-contiguous project areas

x

This mitigation measure applies to Area Plan Alternatives 1 and 3.

Prior to approving a project that would use a non-contiguous project area, the county and TRPA shall revise the
implementing ordinance to prevent a project from increasing visible mass between SR 28 or SR 89 and Lake
Tahoe beyond what would be possible without the use of a non-contiguous project area. The revision to the
implementing ordinance shall prohibit a project that uses a non-contiguous project area from locating land
coverage or density on the lake side of SR 28 or SR 89 that would otherwise be allowed on the mountain side
of SR 28 or SR 89. This mitigation measure could be implemented by revising Section 2.09A3 of the Area Plan
implementing ordinances to include a version of the following text:

Note: Mitigation
measure applies
only to
Alternatives 1
and 3, not
Alternative 2.

Placer County
Planning Services
Division and
TRPA

Prior to approving
a project in the
Placer County
portion of the
Tahoe Basin that
would use a noncontiguous
project area

Prior to approval
of a project using
a non-contiguous
project area and
ongoing

-

Projects using a non-contiguous project area shall not increase the density or land coverage in any portions of
the project area that are between SR 28 or SR 89 and Lake Tahoe, beyond the limits that would apply to those
portions of the project area without the use of a non-contiguous project area. All non-contiguous project areas
shall comply with the setbacks within town centers.
10

I

Transportation and Circulation

Mitigation Measure 10-1a: Construct pedestrian crossing improvements at the Grove StreeVSR 28 intersection

Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Final EIR/EIS

I

x

Placer County
Public Works and
Facilities

Within 2 years
following

NA
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Table 4-1

Mitigation Monitoring and Reporting Program

Mitigation Measure

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.

The key constraint to expanding transit capacity is the availability of ongoing transit operating subsidy
funding, as discussed in the recently completed System Plan Update for the Tahoe Truckee Area Regional
Transit in Eastern Placer County (LSC, 2016). While the proposed Area Plan includes Policy T-P-22 ("Secure
adequate funding for transit services so that transit is a viable transportation alternative"), this does not
identify a specific mechanism to assure expansion of transit services to address increased peak demand. To
provide an ongoing source of operating funding as well as trans~ bus seating capacity, Placer County shall
establish one or more County Service Area Zones of Benefit encompassing the developable portions of the
Plan area. Ongoing annual fees would be identified to fund expansion of transit capacity as necessary to
expand seating capacity to accommodate typical peak-period passenger loads during both summer and
winter peak periods. At a minimum, this would consist of four additional vehicle-hours of transit service per
day throughout the winter season on each of the following three routes: North Shore (North Stateline to
Tahoe City), SR 89 (Tahoe City to Squaw Valley), and SR 267 (North Stateline to Northstar), as well as the
expansion of transit fleet necessary to operate this additional service. In addition, ongoing annual fees
would be sufficient to, at a minimum, provide 16 additional vehicle-hours of transit service per day
throughout the summer season, as well as the expansion of transit fleet necessary to operate this additional
service. The additiona l 16 vehicle-hours of transit service during the summer season would be provided on
those routes that have the highest ridership and/ or the lowest LOS conditions. Currently, SR 28 through
Tahoe City has the highest ridership levels and lowest LOS. However, the county will determine the specific

4-4

Frequency and
Duration of
Monitoring

adoption of the
Area Plan

/ls described above, pedestrian crossings, particularly near the SR 28/ Grove Street intersection contribute to
vehicular congestion and the existing unacceptable LOS conditions at the SR 28/ Grove Street intersection. To
reduce traffic delays on SR 28 through the Tahoe City Town Center during peak summer periods, Placer County
shall construct a pedestrian activated hybrid beacon crossing at the Grove Street and SR 28 intersection in
Tahoe City within three years of adoption of the Area Plan. The Tahoe City Mobility Plan and the Proposed Area
Plan already identify this pedestrian crossing as a needed improvement Article 15.28.010 of the Placer County
Code establishes a road network Capital Improvement Program. The payment of traffic impact fees funds the
Capital Improvement Program for area roadway improvements, such as the hybrid beacon pedestrian crossing.
The implementation of the hybrid beacon pedestrian crossing would consolidate pedestrian crossings, which
would reduce the impacts of pedestrian crossings on LOS at the Grove StreeVSR 28 intersection.

Mitigation Measure 10-1b: Establish a County Service Area Zone of Benefit to fund expansion of transit capacity

Timing of
Initial Action

x

Placer County
Public Works and
Facilities

Within 2 years
following
adoption of the
Area Plan

Ongoing

Placer County/TRPA
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Mitigation Monitoring and Reporting Program

Mitigation Measure

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timingof
Initial Action

Placer County
Public Works and
Facilities

Following
adoption of the
Area Plan

Frequency and
Duration of
Monitoring

routes where additional transit service will be provided each year based on observed changes in ridership
and LOS over time.
The new Zone of Benefit under the County Service Area would be established through action by the Board of
Supervisors to fund increased public services within the Plan area. This is a very common means of funding
the costs for expanded public services generated by development in California, though Zones of Benefit
funding transit programs are relatively uncommon. In this case, the services to be funded would be
expanded winter and summer TART transit services, and could also include capital expenses (such as
additional buses). An Engineers Report is required under state law to identify the costs to be funded and the
fee. Like traffic fee programs, fees are set on a "dwelling unit equivalent" (DUE) basis for various land use
types, depending on the relative transit ridership generated by each type of land use. The total potential
number of future development DU Es in the Plan area would be identified. The annual fee for each DUE
would be calculated by dividing the annual costs of the additional transit service by the total DU Es. The fee
would then be applied to all future development that increases ridership (residential, commercial, lodging,
etc.). The fee would be an annual ongoing fee that is collected as part of property tax billing. As funds are
received, they would be kept in a separate account, which can only be used for the specified purposes. Fee
levels would be indexed to the regional rate of inflation, increasing as costs increase and these fees would
be collected indefinitely.
The actual amount offunding generated by the Zone of Benefit will depend on the actual level of
development that occurs. Initially, when little development and little increased demand for transit has
occurred, funds may be allowed to accumulate to a level at which they can be effectively used for the
intended purpose. As expansion of existing transit service is relatively simple to implement in increments,
the expansion of transit services funded through the Zone of Benefit can be expected to occur relatively
soon and long before buildout of the Plan area. Agood example of Zones of Benefit funding transit
expansion can be found in the Martis Valley area. As a result of the Martis Valley Community Plan process,
Zones of Benefit have been established by the Placer County Board of Supervisors for all subsequent
developments over the past ten years, tied to the cost of expanding transit service and funding an additional_
bus purchase. These generate approximately $40 per DUE per year. In initial years, funds were allowed to
accumulate. More recently, as additional development has occurred, annual funding levels have risen and
this source is now an important element of the recent expansion of TART's 267 Route to year-round service.
Mitigation Measure 10-1c: Payment of traffic mitigation fees to Placer County

x

x

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3 and Tahoe City Lodge Alternatives 1 and 3.

Prior to issuance of any Placer County Building Permits, projects within the Area plan shall be subject to the
payment of established Placer County traffic impact fees that are in effect in this area, pursuant to applicable
Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Anal EIR/EIS

Note: Mitigation
measure applies

Ongoing
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Table 4-1

Mitigation Monitoring and Reporting Program

Mitigation Measure

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

county Ordinances and Resolutions. Traffic mitigation fees shall be required and shall be paid to the Placer
County Department of Public Works and Facilities subject to the County Wide Traffic Limitation Zone:
Article 15.28.010, Placer County Code. The fees will be calculated using the information supplied. If the use or
the square footage changes, then the fees will change. The actual fees paid will be those in effect at the time
the payment occurs.
Mitigation Measure 10-1d: Expand requirements for transportation demand management plans

Agency
Responsible for
Monitoring and
Verifying
Compliance

only to
Alternatives 1
and 3, not
Alternative 2.

Timing of
Initial Action

Frequency and
Duration of
Monitoring

Prior to Building
Permit approval
for the lodge

x

Placer County
Public Works and
Facilities

Within one year of Ongoing
Area Plan
adoption

x

Placer County
Public Works and
Facilities

Within one year of Ongoing
adoption of the
Area Plan

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.
To reduce peak-period vehicle trips and improve LOS, future development project proposals which will
employ between 20 and 100 employees and/ or include tourist accommodation or recreational uses will be
required to submit to Placer County a Transportation Demand Management Plan (TDM) upon Development
Review. The current threshold for preparation of a TDM or Employee Transportation Plan (TRPA Code
Section 65.5.2.B) and compliance with the Placer County Trip Reduction Ordinance (Placer County
Code 10.20) is 100 or more employees in a single location which applies to a very limited number of sites in
the Plan area. This existing requirement also does not address trips that are generated from sources other
than employee commutes, and in the Plan area, a large proportion of peak period trips are the result of
tourist or visitor trips rather than employee trips.

Development of the expanded requirements for transportation demand management plans will consider trip
sources and characteristics in the Plan area during peak periods. This mitigation measure will expand the
requirements for transportation demand management plans with criteria that would require some
employers with fewer than 100 employees to prepare such plans and implement through project mitigation
for LOS impacts.

A menu of measures that could be included in transportation demand
management plans is provided in TRPA Code section 65.5.3 and Placer
County Code 10.20. These measures include but are not limited to:

...
...
...
...

...

Preferential carpooljvanpool parking;
Shuttle bus program;
Transit pass subsidies;
Paid parking; and
Direct contributions to transit service .

Mitigation Measure 10-1e: Prepare and implement a comprehensive wayfinding program for parking and multimodal transportation

4-6
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Mitigation Measure

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timing of
Initial Action

Frequency and
Duration of
Monitoring

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.
Within one year of adoption of the Area Plan, Placer County will coordinate with partner agencies and
organizations and ensure the preparation of a comprehensive wayfinding program for parking and multi-modal
transportation. The program will identify specific improvements, responsible parties, and a timeline for
implementation. The program will be consistent with Area Plan Policy T-P-37, which states "Develop a
coordinated wayfinding signage program to enhance awareness of alternative transportation modes including
transit (TART), pedestrian and bicycle facilities. The wayfinding program should also include parking
management strategies, see Policy T-P-18. Wayfinding signs should be consistent within all areas of the Plan to
provide clear recognition in congested periods." The program would encourage additional transit, bicycle, and
pedestrian use by increasing travelers' awareness of the location and availability of these alternative modes.
Wayfinding signage for parking facilities would be incorporated into the program and be consistent within all
areas of the Plan to provide clear recognition in congested periods.
Mitigation Measure 10-1f: Long-term monitoring and adaptive management of mobility strategies
This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.
Utilizing monitoring data continuously collected by various partner agencies, Placer County and TRPA will
periodically assess the effectiveness of the long-term implementation of mobility strategies within the Plan
area.

x

Placer County
Public Works and
Facilities

Periodically after
adoption of the
Area Plan

Ongoing

Mitigation Measure 10-1g: Four-year review of vehicle trips and mobility strategies
This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.
Concurrent with TRPA's four-year Area Plan recertification process, should actual vehicle trips surpass the Area
Plan vehicle trips projected for travel into and within the Plan area, as shown in Chapter 19 of the Draft EIR/ EIS
for the Tahoe Basin Area Plan, the County and TRPA shall jointly revise mobility strategies in the Area Plan
transportation chapter to address the increased vehicle trips. Placer County and its partners shall develop
financing mechanisms to ensure implementation of new or modified mobility strategies within a feasible period
of time. Placer County shall submit the revised Area Plan to TRPA for approval.

x

Placer County
Public Works and
Facilities

Concurrent with
TRPA's four-year
Area Plan
recertification
process

Ongoing

Mitigation Measure 10-1h: Implement TRPA's Congestion Management Process
This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.
Placer County and TRPA shall prioritize additional mobility strategies in a manner consistent with TRPA's
Congestion Management Process required by federal regulation (23 CFR 450.320) for urban metropolitan
planning organizations. TRPA's CMP is currently under development and will be implemented in 2017 in
collaboration with local jurisdictions and public transit providers.

x

Placer County
Public Works and
Facilities

Following
adoption of the
Area Plan

Ongoing
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Mitigation Measure 10-3a: Construct and maintain a pedestrian activated hybrid beacon crossing at the Grove
Street,,'SR 28 intersection pursuant to Mitigation Measure 10-1a, create a transit service expansion funding
source pursuant to Mitigation Measure 10-1b, and require payment of traffic mitigation fees to Placer County
pursuant to Mitigation Measure 10-1c, expand the requirements for transportation demand management
plans pursuant to Mitigation Measure 10-1d, prepare and implement a comprehensive wayfinding program for
parking and multi-modal transportation pursuant to Mitigation Measure 10-ie, implement long-term
monitoring and adaptive management of mobility strategies pursuant to Mitigation Measure 10-if, implement
a four-year review of vehicle trips and mobility strategies pursuant to Mitigation Measure 10-1g, and implement
TRPA's Congestion Management Process pursuant to Mitigation Measure 10-ih.

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

x

x
Note: Mitigation
measure applies
only to
Alternatives 1
and 3, not
Alternative 2.

Agency
Responsible for
Monitoring and
Verifying
Compliance
Placer County
Public Works and
Facilities

Timing of
Initial Action

Within 2 years
following
adoption of the
Area Plan

Frequency and
Duration of
Monitoring
Ongoing

Prior to Building
Permit approval
for the lodge

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3; and Tahoe City Lodge Alternatives 1 and 3.

This impact would be minimized through the implementation of Mitigation Measures 10-ia, 10-ib, 10-1c, 10id, 10-1e, 10-if, 10-ig, and 10-1h described under Impact 10-1, above. These same mitigation measures
would be required to address this impact In the case of Mitigation Measure 10-ib, the lodge project applicant
shall be responsible for annual transit fees beginning with the first year of operation. If the county service area
funding program is not implemented prior to the opening of the lodge, the lodge project shall pay all annual
fees accrued retroactive to the opening date once the program comes into effect
Mitigation Measure 10-3b: Obtain a Caltrans Encroachment Permit for Work within the State Highway
This mitigation measure applies to Area Plan Alternatives 1, 2, and 3; and Tahoe City Lodge Alternatives 1 and 3.

Prior to Improvement Plan approval, the applicant for any development project proposing work within the State
Highway right-of-way shall obtain an Encroachment Permit from Caltrans. Acopy of said Permit shall be
provided to the Placer County Engineering and Surveying Division prior to the approval of the Improvement
Plans. Right-of-way dedication to the State, as required, shall be provided to accommodate the existing and
future highway improvements.
Caltrans will not issue an Encroachment Permit for work within their right-of-way for improvements (other than
signals, road widening, striping and signing) without first entering into a Landscape Maintenance Agreement
with the county. This agreement allows for private installation and maintenance of concrete curb/ gutters,
sidewalks, trails, landscaping and irrigation within Caltrans' right-of-way. Asimilar agreement between the
county and the applicant is required prior to the county entering into the agreement with Caltrans. If applicable,
both of these maintenance agreements shall be executed prior to approval of the Improvement Plans.

4-8

x

x

Placer County
Engineering and
Surveying
Division, CalTrans

Within 2 years
following
adoption of the
Area Plan
Prior to
Improvement
Plan approval for
the lodge

Completion at
Improvement
Plan approval
and with
construction, and
ongoing
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Mitigation Measure

Mitigation Measure 10-5: Create a transit service expansion funding source pursuant to Mitigation Measure 10-ib.

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

x

Placer County
Public Works and
Facilities

This mitigation measure applies to Area Plan Alternatives 1, 2, and 3.

This impact would be minimized through the implementation of Mitigation Measure 10-lb described under
Impact 10-1, above. These same mitigation measure would be required to address this impact

x

Within 2 years
following
adoption of the
Area Plan

Frequency and
Duration of
Monitoring
Ongoing

Completion at
Improvement
Plan approval
and with
construction

x

Placer County
Public Works and
Facilities

Within 2 years
following
adoption of the
Area Plan

Ongoing, every
five years

x

Placer County
Planning Services
Division, TRPA,
and Placer
County Air
Pollution Control
District

At least three
business days
prior to the use of
hea';y'-d uty offroad equipment

Prior to each
construction
season and
ongoing

Note: Mitigation
measure applies
only to Alternative
2, not
Alternatives 1
and 3.

During the final design of the reduced-scale Lodge, revise the parking configuration and design to expand the
onsite parking from 82 to 85 spaces.

11

liming of
Initial Action

Placer County
Prior to
Planning Services Improvement
Plan approval
Division

Mitigation Measure 10-6: Expand on-site parking.
This mitigation measure applies to Lodge Alternative 2

Cumulative Mitigation Measure 10-2: Fairway Drive monitoring and traffic management program.
This mitigation measure applies to Area Plan Alternatives 1 - 3.
At least every 5 years, Placer County would conduct traffic counts on Fafrway Drive between Bunker Drive and
Grove Street for a two-week period in early August (peak summer traffic season). These counts will be
summarized by day and by direction. If on any one day the daily two-way total traffic volume exceeds 1,700
vehicles, the County will implement traffic management measures to reduce diversion traffic on Fairway Drive
and connecting local residential streets to maintain daily two-way total traffic volumes below 2,500 vehicles.
Traffic management measures could include, but are not limited to: additional signage, increased traffic speed
enforcement, speed cushions, and turn prohibitions.

Agency
Responsible for
Monitoring and
Verifying
Compliance

Air Quality

Mitigation Measure 11-2a: Reduce short-term construction-generated emissions of ROG, NOx, and PM10.
Mitigation Measure 11-2 is required for Area Plan Alternatives 1, 2, and 3.

Proponents of individual land use development projects in the Plan area subject to TRPA and/ or CEQA
environmental review shall be required to demonstrate that construction-related emissions of ROG, NOx, and
PM10 for each project would be less than PCAPCD's significance standards of 82 lb/ day. Every project applicant
shall require its prime construction contractor to implement the following measures:
Submit to PCAPCD a comprehensive inventory (e.g., make, model, year, emission rating) of all the
....
hea';y'-duty off-road equipment (50 horsepower of greater) that would be used for 40 or more
hours, in aggregate, during a construction season. If any new equipment is added after submission
Placer County/ TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Final EIR/EIS
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Mitigation Measure

..1111

..1111

..1111

..1111

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

liming of
Initial Action

Frequency and
Duration of
Monitoring

of the inventory, the prime contractor shall contact PCAPCD before the new equipment is used. At
least three business days before the use of subject heavy-duty off-road equipment, the project
representative shall provide PCAPCD with the anticipated construction timeline including start date,
name, and phone number of the property owner, project manager, and onsite foreman;
Before approval of Grading or Improvement Plans, whichever occurs first, the prime contractor shall
submit for PCAPCD approval, a written calculation demonstrating that the heavy-<luty (> 50
horsepower) off-road vehicles to be used in the construction project, including owned, leased, and
subcontractor vehicles, will achieve a project wide fleet-average 20 percent reduction in NOX
emissions as compared to ARB statewide fleet average emissions. Acceptable options for reducing
emissions may include use of late-model engines, low-emission diesel products, alternative fuels,
engine retrofit technology, after-treatment products, and/ or other options as they become
available. The calculation shall be provided using PCAPCD's Construction Mitigation Calculator;
Use existing power sources (e.g., power poles) or clean fuel (e.g., gasoline, biodiesel, natural gas)
generators during construction rather than temporary diesel power generators to the extent
feasible;
During construction , minimize idling time to a maximum of 5 minutes for all diesel powered
equipment; and/ or
Post signs in the designated queuing areas of the construction site to remind off-road equipment
operators that idling is limited to a maximum of 5 minutes.

Every project applicant shall require additional measures, as necessary, to ensure that construction-related
emissions would not exceed PCAPCD's significance standards for of ROG, NOx, and PM10 of 82 lb/ day. These
additional measures may include, but are not limited to, the following:
Use of Tier 3 or better engines for construction equipment,
Use of no- or low-solids content (i.e., no- or low-VOC) architectural coatings that meet or exceed the
voe-requirements of PCAPCD Rule 218. Implementation of this measure would reduce ROG
emissions from architectural coating by 90 percent, and/ or
Participate in PCAPCD's offsite mitigation program , the Land Use Air Quality Mitigation Fund, by
paying the equivalent amount of fees for the project's contribution of ROG or NOxthat exceeds the
82 lb/ day significance criteria, or the equivalent as approved by PCAPCD. The applicable fee rates
of the program change over time. The actual amount to be paid shall be determined, and satisfied
per current guidelines, at the time of approval of the Grading or Improvement Plans.
..1111

..1111

..1111

Mitigation Measure 11-2b: Reduce short-term construction-generated emissions of ROG

4-10

x

TRPA and Placer
County Air

Prior to
Improvement
Plan approval

During review of
Improvement
Plans
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Mitigation Measure

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)
Note: Mitigation
measure applies
only to
Alternatives 1
and 3, not
Alternative 2.

Mitigation Measure 11-2 is required for Lodge Alternatives 1 and 3.
The applicant for the lodge project shall require its prime construction contractor to implement measures to
ensure that construction-generated emissions of ROG would not exceed PCAPCD's significance standard of 82
lb/ day. Measures to ensure maximum daily emissions of ROG would not exceed 82 lb/ day include, but are not
limited to, the following:
... Use of no- or low-solids content (i.e., no- or low-VOC) architectural coatings that meet or exceed the
voe-requirements of PCAPCD Rule 218. Implementation of this measure would reduce ROG
emissions from architectural coating by 90 percent;
... Use existing power sources (e.g., power poles) or clean fuel (e.g., biodiesel, natural gas) generators
during construction rather than temporary diesel power generators to the extent feasible;
... During construction, minimize idling time to a maximum of 5 minutes for all diesel powered
equipment;
... Post signs in the designated queuing areas of the construction site to remind off-road equipment
operators that idling is limited to a maximum of 5 minutes;
... Use of Tier 3 or better engines for construction equipment; and/ or
... Participate in PCAPCD's offsite mitigation program , the Land Use Air Quality Mitigation Fund, by
paying the equivalent amount of fees for the project's contribution of ROG that exceeds the 82
lb/ day significance criteria, or the equivalent as approved by PCAPCD. The applicable fee rates of
the program change over time. The actual amount to be paid shall be determined, and satisfied per
current guidelines, at the time of approval of the Grading or Improvement Plans.

Agency
Responsible for
Monitoring and
Verifying
Compliance
Pollution Control
District

Timing of
Initial Action

Frequency and
Duration of
Monitoring

Ongoing during
construction

Prior to initiating construction, the applicant shall receive written approval by PCAPCD that its selected
measures are sufficient for ensuring the construction-related ROG emissions would not exceed 82 lb/ day.
Mitigation Measure 11-5: Reduce short-term construction-generated TAC emissions
Mitigation Measure 11-5 is required for Area Plan Alternatives 1, 2, and 3.
TRPA shall require proponents of every individual land use development project proposed in the Plan area to
demonstrate that its construction activities would follow PCAPCD's recommended BMPs and to ensure that
construction-generated TAC emissions would not expose nearby sensitive receptors to TAC emissions that
would exceed 10 in 1 million for the carcinogenic risk (i.e., the risk of contracting cancer) or a non-carcinogenic
Hazard Index of 1 for the maximally exposed individual). Every project applicant shall require its prime
construction contractor to implement the following measures prior to project approval:
... Work with PCAPCD staff to determine if project construction would result in release of diesel
emissions in areas with potential for human exposure, even if overall emissions would be low.
Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Final EIR/EIS
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TRPA and Placer
County Air
Pollution Control
District

Within 12 months Ongoing during
of adoption of the project-specific
Area Plan
environmental
review
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Mitigation Measure

....

12

Applies to
Appliesto
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

liming of
Initial Action

Frequency and
Duration of
Monitoring

Factors considered by PCAPCDwhen determining significance of a project include the expected
emissions from diesel equipment including operation time, location of the project, and distance to
sensitive receptors. (PCAPCD 2012:2-6).
Use PCAPCD's guidance to determine whether construction of an individual project would require
detailed evaluation with a health risk assessment (HRA) (PCAPCD 2012: Appendix E). If an HRA is
required, model emissions, determine exposures, and calculate risk associated with health
impacts, per PCAPCD guidance. Coordinate with PCAPCD to determine the significance of the
estimated health risks.
Greenhouse Gas Emissions and Climate Change

Mitigation Measure 12-1: Implement all feasible energy, water, transportation, and vegetation measures
recommended by PO\PCD.
The following mitigation measure is required for Area Plan Alternatives 1, 2, and 3.
Require, as feasible, new construction to implement energy, water, transportation, and vegetation measures
recommended by PCAPCD available in Appendix F-1 of the District's CEQA Handbook. This would apply to new
construction occurring under the Area Plan, including the proposed lodge project Also, initiate a funding
program to apply these measures to existing facilities within the Plan area, as feasible (PCAPCD 2012).

x

Placer County
Planning Services
Division and
Placer County Air
Pollution Control
District

Prior to
discretionary
approvals for new
construction

Completion at the
time of approvals
for new
construction and
ongoing during
construction

These recommended measures include, but are not limited to:
.... Installing Tank-less or Energy Efficiency water heaters (E5)
.... Installing solar water heaters (E3)
Installing energy efficient roofing (E4)
....
Require Energy Star-rated appliances in new construction (E9)
....
Pre-Plumb new construction for Solar Energy and design for load (E12)
....
.... Install low-flow water fixtures (W1)
Use reclaimed water for irrigation (W3)
....
....
Provide bus shelters and lanes and provide bike parking (T1, T2, and T3)
Plant drought tolerant plants (V2)
....
.... Prohibit gas-powered landscaping equipment (V3)
In addition, ground source heat gumgs would reduce the need for natural gas in the winter. Fees ma:i
also be ga id into carbon offset grograms that are adogted b:i ARB. Offsets gurchased to mitigate
ogerational emissions shall be sufficient to offset emissions during the full ogerational life of the new
construction groject.
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Mitigation Measure

13

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timingof
Initial Action

Frequency and
Duration of
Monitoring

Noise

Mitigation Measure 13-3: Implement measures to avoid exposure of off-site buildings to levels of ground
vibration that could result in structural damage and to minimize the level of human annoyance.
The following mitigation measure applies to Lodge Alternatives 1, 2, and 3.

The Tahoe City Lodge project applicant shall ensure that off-site buildings will not be exposed to constructiongenerated ground vibration levels that exceed the Caltrans-recommended standard of 0.2 inch/ second PP\/ for
evaluating structural damage. The project applicant shall also ensure that off-site buildings will not be exposed
to ground vibration levels that exceed FTA's human response standard of 83 VdB for commercial buildings.
The project applicant shall hire a California-registered geotechnical engineer to perform a site-specific study of
the geotechnical conditions at and around the lodge site. The study shall determine the propagation rate of
ground vibration in the area, taking into account local soil conditions, the age of the nearby buildings, and other
factors. The study shall determine whether nearby structures and buildings could experience structural damage
from the types of demolition and construction activities that would take place and the types of heavy equipment
that will be used.

x

Placer County
Prior to
Planning Services Improvement
Plan approval
Division and
Engineering and
Surveying
Division

Completion at the
time of Planning
Services and
Engineering and
Surveying
Divisions
approval of the
ground vibration
study and
ongoing during
project
construction and
ESD inspection

The study shall identify detailed site-specific measures to lessen the potential for structural damage and to
reduce the potential for negative human response from ground vibration generated by demolition and
construction activities and the project applicant shall require construction contractor(s) to implement the
measures identified in the study. Such measures shall include, but are not limited to, the following:
All heavy equipment used within a specified distance of offsite buildings shall have a reference
vibration level no greater than a limit determined by the geotechnical investigation necessary to
avoid structural damage and to minimize negative human responses;

"
"

Equipment, debris piles, and building materials shall not be staged or stored within 34 feet of any
off-site buildings;

"
"

All construction equipment on shall be operated as far away from vibration-sensitive sites as
reasonably possible;

"

Earth moving, ground-disturbance, and truck loading activities shall be phased so as not to occur
simultaneously in areas close to off-site buildings. The total vibration level produced could be
substantially less when each vibration source operated close to off-site buildings is operated
separately;
The project applicant shall designate a disturbance coordinator and post that person's telephone
number conspicuously around the locations where pile driving would be performed. The
disturbance coordinator shall receive all public complaints and be responsible for determining the

Placer County/TRPA
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Mitigation Measure

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

liming of
Initial Action

Frequency and
Duration of
Monitoring

cause of the complaint and implementing any feasible measures to alleviate the problem. The
contact information of the disturbance coordinator shall also be provided to the owners of all
properties for which a pre-inspection survey is performed; and
.J.

The project applicant shall also provide advanced notice to owners of all buildings and structures
located within 43 feet of any portion of the Lodge site where demolition or construction activity
would take place. This noticing shall inform property owners when and where construction
equipment would be operated and the types of measures being implemented to lessen the impact
at potentially affected receptors. This noticing shall also provide the contact information for the
designated disturbance coordinator.

If determined necessary by the geotechnical Engineer based on his/ her assessment of the propagation rate of
the local soils, this study shall also include a geotechnical inspection of all buildings and structures located
within 50 feet of where demolition and construction activities would occur. The inspection shall document preexisting conditions, including any pre-existing structural damage. The pre-inspection survey of the buildings shall
be completed with the use of photographs, videotape, or visual inventory, and shall include inside and outside
locations. All existing cracks in walls, floors, driveways shall be documented with sufficient detail for comparison
during and upon completion of Lodge construction to determine whether new actual vibration damage has
occurred. The results of both surveys shall be provided to the project applicant for review and acceptance of
conclusions. Should damage occur during construction, construction operations shall be halted until the
problem activity can be identified. Once identified, the problem activity shall be modified to eliminate the
problem and protect the adjacent buildings. Any damage to nearby build ings shall be repaired back to the preexisting condition at the expense of the project applicant
Mitigation Measure 13-5a: Implement measures to ensure compliance of rooftop terrace activities with Placer
County Noise Ordinance standards at the Tahoe Marina Lakefront Property
The following mitigation measure applies to Lodge Alternatives 1 and 2.
The applicant for the Tahoe City Lodge project shall ensure that noise generated by activity on the rooftop
terrace will not expose off-site noise-sensitive receptors, including the Tahoe Marina Lakefront property, to
noise levels that exceed standards established by the Placer County Noise Ordinance (Table 13-7). Noise
reduction measures that can be implemented to ensure compliance with Placer County Noise Ordinance
daytime noise standards of 50 dB Leq and 65 dB Lmax include but are not limited to the following:
.J.

Adjust volume settings and orient speakers away from the Tahoe Marina Lakefront property.

.J.

Install a noise-reduction barrier along the edge of the rooftop terrace. This barrier may consist of a
transparent material to maintain views of the lake. This barrier may also serve to limit the level of traffic
noise on the rooftop terrace.

4-14
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Note: Mitigation
measure applies
only to
Alternatives 1
and 2, not
Alternative 3.

Placer County
Prior to issuance
Planning Services of building
permits, and
Division
ongoing

Ongoing
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Mitigation Measure

A

Outdoor generators shall not be operated on the rooftop terrace.

A

Orient or relocate the rooftop terrace activity area on the Tahoe City Lodge project site such that other
buildings serve as a sound barrier to project off-site noise-sensitive receptors.

A

Prohibit music after 10:00 p.m. if necessary to ensure compliance with Placer County Noise Ordinance
nighttime noise standards of 40 dB Leq and 60 dB Lmax.

A

Prohibit music at all times, if necessary.

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

liming of
Initial Action

Frequency and
Duration of
Monitoring

Prior to groundbreaking for the Tahoe City Lodge project, a qualified acoustic specialist shall be selected by the
county hired at the project applicant's expense to verify the effectiveness of all selected noise reduction
measures. The qualified acoustic specialist shall also provide the findings to the county.
Mitigation Measure 13-5b: Implement measures to ensure compliance by outdoor events at the golf course
clubhouse with exceedance of Placer County Noise Ordinance Standards at nearby residential land uses
The following mitigation measure applies to Lodge Alternatives 1 and 3.
The Tahoe City Public Utility District shall ensure that noise generated by the clubhouse will not expose off-site
sensitive receptors, such as nearby residences, to noise levels that exceed the nighttime noise standards of
40 dB Leq and 60 dB Lmax established by the Placer County Noise Ordinance between the hours of
10:00 p.m. and 7:00 a.m. The District shall also ensure that Placer County Noise Ordinance standards of 50 dB
Leq and 65 dB Lmax are not exceeded at the property line of nearby residences between the hours of 7:00
a.m. and 10:00 p.m. Subwoofers shall not be used in amplified sound systems at outdoor events.

x
Note: Mitigation
measure applies
only to
Alternatives 1
and 3, not
Alternative 2.

Placer County
Prior to issuance
Planning Services of building
Division
permits, and
ongoing

Ongoing

Sound level measurements shall be conducted at the property line of the closest residential land use during
the sound testing of the amplified sound system prior to each outdoor event The sound level meter used for
the sound level measurements should meet a minimum Type 2 compliance and be fitted with the
manufacturer's windscreen and calibrated before use.
Noise reduction measures that can be implemented to ensure compliance with Placer County Noise Ordinance
daytime noise standards of 50 dB Leq and 65 dB Lmax include but are not limited to the following:
A

Locate outdoor events as far as possible from nearby off-site residences along Fairway Drive. If feasible,
orient outdoor events such that the new clubhouse serves as a sound barrier between the noisegenerating outdoor activity and the nearest off-site residence.

A

Any outdoor generators used during outdoor events shall be located as far as possible from nearby offsite residences along Fairway Drive.

A

Adjust volume settings and orient speakers away from off-site residences.

Placer County/TRPA
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Mitigation Measure

...

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timing of
Initial Action

Frequency and
Duration of
Monitoring

If agreed to by nearby homeowners, install a permanent sound barrier (e.g., a wall, earthen berm, or
berm-wall combination) near the property line of off-site residential land uses.

If agreed to by nearby homeowners, install a temporary sound barrier during outdoor events near the property
line of the affected off-site residential land uses.
14

Geology, Soils, Land Capabilily and Coverage

Mitigation 14-1: Refine project site plan to reduce LCD 3 land coverage to comply with TRPA limits.

x

TRPA

This mitigation measure applies to the Tahoe City Lodge Alternatives 1 and 3.

During the final design and before TRPA approval, the site plan shall be refined to reduce paved areas (such as
roads, parking areas, or paved walkways) such that the total proposed land coverage within any LCD does not
exceed the limits established by TRPA. This would require a net reduction of 1,304 sf and 1,179 sf of coverage
in LCD 3 under Alternatives 1 and 3, respectively.

Mitigation Measure 14-2a: Prepare and implement a stormwater pollution prevention plan.

Note: Mitigation
measure applies
only to
Alternatives 1
and 3, not
Alternative 2.

Lahontan RWQCB Prior to any
construction or
grading

Ongoing during
construction

x

Placer County
Engineering and
Surveying
Division

Completion at the
timeofESD
review for
approval of
Improvement
Plans

Implement Mitigation Measure 15-la. As a condition of the SWRCB Statewide Construction General Permit, the
project applicant shall prepare and implement a stormwater pollution prevention plan (SWPPP). The SWPPP will
be prepared by a qualified SWPPP practitioner and/ or a qualified SWPPP developer, will specify water quality
controls consistent with Lahontan RWQCB requirements, and will ensure that runoff quality maintains
beneficial uses of Lake Tahoe and the Truckee River. The site-specific SWPPP developed for each construction
phase will describe the site controls, erosion and sediment controls, means of waste disposal, implementation
of project specific plans required by local regulations, control of post-construction sediment and erosion control
measures, and other impact reduction strategies unrelated to stormwater. The SWPPP shall be consistent with
Chapter 4.5 of the TRPA BMP Handbook ("Temporary BMPs for Construction").
Mitigation Measure 14-2b: Prepare and submit required plan materials to Placer County.
The project applicant shall prepare and submit Improvement Plans, specifications, and cost estimates (per the
requirements of Section II of the Land Development Manual [LDMJ that are in effect at the time of submittal) to
the Engineering and Surveying Division (ESD) for review and approval. The plans shall show all physical
improvements as required by the conditions for the project as well as pertinent topographical features both on
and off site. All existing and proposed utilities and easements, on site and adjacent to the project, which may be
4-16

Completion at the
timeofTRPA
review for
approval of a
TRPApermit

x

This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.

This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.

At the time of
TRPA review for
approval of a
TRPApermit

Improvement
Plan submittal
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Mitigation Measure

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timing of
Initial Action

Frequency and
Duration of
Monitoring

affected by planned construction, shall be shown on the plans. All landscaping and irrigation facilities within the
public right-of-way (or public easements), or landscaping within sight distance areas at intersections, shall be
included in the Improvement Plans. It is the project applicant's responsibility to obtain all required agency
signatures on the plans and to secure department approvals. If the Design/ Site Review process and/ or
Development Review Committee (DRC) review is required as a condition of approval for the project, said review
process shall be completed before submittal of Improvement Plans. Record drawings shall be prepared and
signed by a California Registered Civil Engineer at the applicant's expense and shall be submitted to the ESD in
both hard copy and electronic versions in a format to be approved by the ESD before acceptance by the county
of site improvements.
Building Permits associated with this project shall not be issued until, at a minimum, the Improvement Plans
are approved by ESD.
Before the county's final acceptance of the project's improvements, submit to the ESD two copies of the Record
Drawings in digital format (on compact disc or other acceptable media) in accordance with the latest version of
the Placer County Digital Plan and Map Standards along with two blackline hardcopies (black print on bond
paper) and two PDF copies. The digital format is to allow integration with Placer County's Geographic
Information System (GIS). The final approved blackline hardcopy Record Drawings will be the official document
of record.
Mitigation Measure 14-2c: Identify ground disturbance areas and develop revegetation plan.
This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.
The Improvement Plans shall show all proposed grading, drainage improvements, vegetation and tree removal
and all work shall conform to provisions of the Placer County Grading Ordinance (Ref. Article 15.48, Placer
County Code) and Stormwater Quality Ordinance (Ref. Article 8.28, Placer County Code) that are in effect at the
time of submittal. No grading, clearing, or tree disturbance shall occur until the Improvement Plans are
approved and all temporary construction fencing has been installed and inspected by a member of the
Development Review Committee (DRC). All cuVfill slopes shall be at a maximum of 2:1 (horizontal: vertical)
unless a soils report supports a steeper slope and the ESD concurs with said recommendation.

x

Placer County
Engineering and
Surveying
Division

Improvement
Plan submittal

During review of
Improvement
Plans
Ongoing during
construction

The project applicant shall revegetate all disturbed areas. Revegetation, undertaken from April 1 to October 1,
shall include regular watering to ensure adequate growth. Awinterization plan shall be provided with project
Improvement Plans. It is the applicant's responsibility to ensure proper installation and maintenance of erosion
controljwinterization before, during, and after project construction. Soil stockpiling or borrow areas shall have
proper erosion control measures applied for the duration of the construction as specified in the Improvement
Plans. Provide for erosion control where roadside drainage is off of the pavement, to the satisfaction of the ESD.
Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Rnal EIR/EIS
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Agency
Responsible for
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The project applicant shall submit to the ESD a letter of credit or cash deposit in the amount of 110 percent of
an approved engineer's estimate for winterization and permanent erosion control work before Improvement
Plan approval to guarantee protection against erosion and improper grading practices. One year after the
acceptance of improvements as complete, if there are no erosion or runoff issues to be corrected, unused
portions of said deposit shall be refunded to the project applicant or authorized agent
If, at any time during construction, a field review by county personnel indicates a significant deviation from the
proposed grading shown on the Improvement Plans, specifically with regard to slope heights, slope ratios,
erosion control, winterization, tree disturbance, and/ or pad elevations and configurations, the plans shall be
reviewed by the DRC/ ESD for a determination of substantial conformance to the project approvals before any
further work proceeding. Failure of the DRC/ ESD to make a determination of substantial conformance may
serve as grounds for the revocation/ modification of the project approval by the appropriate hearing body.
Mitigation Measure 14-2d: Use approved design standards for BMPs.

x

This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.
The Improvement Plans shall show that water .quality treatment facilities/ best management practices (BMPs)
shall be designed according to the guidance of the California Stormwater Quality Association Stormwater Best
Management Practice Handbooks for Construction, for New Development/ Redevelopment, and for Industrial
and Commercial (or other similar source as approved by the ESD, such as the Erosion and Sediment Control
Guidelines for Developing Areas of the Sierra Foothills and Mountains prepared by the High Sierra RC&D
Council, October 1991).

Placer County
Engineering and
Surveying
Division

Improvement
Plan submittal

During review of
Improvement
Plans
Ongoing during
construction

Construction (temporary) BMPs for the project include, but are not limited to: Hydroseeding (EG4), Straw Mulch
(EG-6), Velocity Dissipation Devices (EG-10), Silt Fencing (SE-1), Fiber Rolls (SE-5), Storm Drain Inlet Protection
(SE-10), Wind Erosion Control (WE-1), and Stabilized Construction Entrances (TG-1). These BMPs shall comply
with Chapter 4.5 of the TRPA BMP Handbook ("Temporary BMPs for Construction").
Mitigation Measure 14-2e: Comply with grading season prohibitions.
This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.
There shall be no grading or other disturbance of ground between October 15 of any year and May 1 of the
following year, unless an extension has been granted by TRPA.
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Improvement
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Mitigation Measure 14-2f: Staging areas.

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Timing of
Initial Action

Frequency and
Duration of
Monitoring

x

Placer County
Engineering and
Surveying
Division

Improvement
Plan submittal

During review of
Improvement
Plans

x

Placer County
Engineering and
Surveying
Division; Building
Services Division

Improvement
Plan submittal;
Building Plan
submittal

During review of
Improvement
Plans and
Building Plans

x

Placer County
Office of
Emergency
Services, TRPA,
and North Tahoe

Prior to
Improvement
Plan approval

Continuously
during project
construction and
operation

This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.
The Improvement Plans shall identify the stock-piling and/ or vehicle staging areas with locations as far as
practical from existing dwellings and protected resources in the area.
Mitigation Measure 14-3a: Submit a geotechnical investigation for the Tahoe City Lodge Project site.

Agency
Responsible for
Monitoring and
Verifying
Compliance

This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.
Af. required by the Placer County Development Code, Improvement Plans submitted to Placer County for the
Tahoe City Lodge shall include a final geotechnical engineering report produced by a California Registered Civil
Engineer or Geotechnical Engineer for ESD review and approval. The report shall address and make
recommendations on the following:

A} Road, pavement, and parking area design;
B} Structural foundations, including retaining wall design (if applicable};
C) Grading practices;
D} Erosion/ winterization;
E} Special problems discovered on-site, (i.e., groundwater, expansive/ unstable soils, etc.}
F) Slope stability

The report must also include the recommended and mandated measures to assure that the project complies
with the California Building Code seismic design requirements. Once approved by the ESD, two copies of the
final report shall be provided to the ESD and one copy to the Building Services Division for its use. It is the
responsibility of the developer to provide for engineering inspection and certification that earthwork has been
performed in conformity with recommendations contained in the report
If the soils report indicates the presence of critically expansive or other soils problems that, if not corrected,
could lead to structural defects, a certification of completion of the requirements of the soils report will be
required before issuance of Building Permits.
Mitigation Measure 14-3b: Prepare an emergency response and evacuation plan for the Tahoe City Lodge.
This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.
Placer County and TRPA shall require that the project applicant prepare and submit an emergency response
and evacuation plan for the Tahoe City Lodge. This plan shall be submitted to Placer County, TRPA, and the
appropriate municipality or fire protection district for approval. The plan shall include detailed descriptions of
Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Anal EIR/EIS

4-19

152

Ascent Environmental

Mitigation Monitoring and Reporting Program

Table 4-1

Mitigation Monitoring and Reporting Program

Mitigation Measure

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1~3) (Alternatives 1-3)

liming of
Initial Action

Frequency and
Duration of
Monitoring

Fire Protection
District

how emergency response and evacuation will occur in case of a large earthquake and seiche event Emergency
response and evacuation measures shall identify actions that help avoid, reduce, alleviate, and mitigate
disaster damage and potential loss of life.
15

Agency
Responsible for
Monitoring and
Verifying
Compliance

Hydrology and Water Quality

Mitigation Measure 15-ia: Prepare and Implement a Stormwater Pollution Prevention Plan for each
construction phase.
This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.

x

Lahontan RWQCB Prior to any
construction or
grading

Ongoing during
construction

Each construction phase of the project shall be subject to the Lake Tahoe Construction General NPDES Permit
from Lahontan RWQCB. After project approval and as a condition of the NPDES permit, the project applicant
shall develop a project-specific SWPPP prepared by a qualified SWPPP practitioner and/ or a qualified SWPPP
developer, which specifies water quality controls consistent with Lahontan RWQCB requirements and ensures
that runoff quality maintains beneficial uses of Lake Tahoe and the Truckee River. The site-and design-specific
SWPPP developed for each construction phase shall describe the site controls, erosion and sediment controls,
means of waste disposal, implementation of project specific plans required by local regulations, postconstruction sediment and erosion control measures, and other impact reduction strategies unrelated to
stormwater. BMPs identified in the SWPPPs shall be implemented during all development activities. Each
SWPPP shall comply with the requirements of Chapter 4.5 of the TRPA BMP Handbook. Required elements of
the SWPPPs include the following:
.... Temporary BMPs to prevent the transport of earthen materials and other construction waste
materials from disturbed land areas, stockpiles, and staging areas during periods of precipitation or
runoff, including: filter fences, fiber rolls, erosion control blankets, mulch (such as pine needles and
wood chips); and temporary drainage swales and settling basins.
....

Designated contractor staging areas for materials and equipment storage outside of riparian areas .
Designated staging and storage areas would be protected by construction fencing and/ or silt
barriers, as appropriate. Following project completion, all areas used for staging would be restored
with native vegetation.

....

Temporary BMPs to prevent the tracking of earthen materials and other waste materials from the
project site to offsite locations, including stabilized points of entry/ exit for construction
vehicles/ equipment and designated vehicle/ equipment rinse stations, and sweeping.

....

Temporary BMPs to prevent wind erosion of earthen materials and other waste materials from the
project site, including routine application of water to disturbed land areas and covering of
stockpiles with plastic or fabric sheeting.

4-20
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Mitigation Measure

"

A spill prevention and containment plan to minimize the potential for soil and groundwater
contamination during construction. Project contractors would be responsible for proper storage of
onsite materials and installation and maintenance of temporary BMPs capable of capturing and
containing pollutants from fueling operations, fuel storage areas, and other areas used for the
storage of hydrocarbon-based materials. This would include maintaining materials onsite for the
cleanup of accidental spills (such as oil absorbent booms and sheets), maintaining drip pans
beneath construction equipment, training site workers in spill response measures, immediate
cleanup of spilled materials in accordance with directives from the Lahontan RWQCB, and proper
disposal of waste materials at an approved offsite location that is licensed to receive such wastes.

"

Temporary BMPs to capture and contain pollutants generated by concrete construction including
lined containment for rinsate to collect runoff from washing concrete delivery trucks and
equipment.

"

Protective fencing to prevent damage to trees and other vegetation to remain after construction,
including tree protection fencing and individual tree protection such as protective casings of wood
slats around the bases of trees.

"

Temporary BMPs for the containment or removal of drilling spoils generated from construction of
bridge foundations and abutments.

"

Daily inspection and maintenance of temporary BMPs to ensure proper function. The prime
contractor would be required to maintain a daily Jog of Temporary Construction BMP inspections
and keep the log onsite during project construction, ava ilable for review by Lahontan RWQCB and
Placer County.

"

Tree removal activities, including the dropping of trees, would be confined to the construction limit
boundaries.

"

Construction boundary fencing to limit disturbance and prevent access to areas not under active
construction.

Mitigation Measures 15-1b: Verification of SWPPP submittal.
This mitigation measure applies to Tahoe City Lodge A/tematives 1, 2, and 3.
Prior to construction commencing, provide evidence to the Engineering and Surveying Division (ESD) of a Water
Discharger Identification number generated from the State Regional Water Quality Control Board's Stormwater
Multiple Application & Reports Tracking System (SMARTS). This serves as the Regional Water Quality Control
Board approval or permit under the NPDES construction stormwater quality permit

Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Anal EIR/EIS

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

x

Agency
Responsible for
Monitoring and
Verifying
Compliance

Placer County
Engineering and
Surveying
Division

liming of
Initial Action

Prior to
construction or
grading

Frequency and
Duration of
Monitoring

Completion at the
time of ESD
receipt prior to
construction
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Mitigation Measures 15-lc: Design, install, and maintain water quality BMPs which meet industry and TRPA
standards.

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

x

Agency
Responsible for
Monitoring and
Verifying
Compliance

liming of
Initial Action

Frequency and
Duration of
Monitoring

Placer County
Engineering and
Surveying
Division and
TRPA

Improvement
Plan submittal

x

Placer County
Engineering and
Surveying
Division and
TRPA

Improvement
Plan submittal

During review of
Improvement
Plans

x

Placer County
Engineering and
Surveying
Division and
TRPA

Improvement
Plan submittal

During review of
Improvement
Plans

This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.

The Improvement Plans shall show that water quality treatment facilities/ BMPs shall be designed according to
the guidance of the California Stormwater Quality Association Stormwater Best Management Practice
Handbooks for Construction, for New DevelopmenVRedevelopment, and for Industrial and Commercial (or
other similar source as approved by the ESD) and with TRPA BMP Handbook Chapter 4.5.

During review of
Improvement
Plans
Ongoing during
construction

Storm drainage from on- and off-site impervious surfaces (including roads) shall be collected and routed
through specially designed catch basins, vegetated swales, vaults, infiltration basins, water quality basins,
filters, etc. for entrapment of sediment, debris and oils/ greases or other identified pollutants, as approved by
the ESD. No water quality facility construction shall be permitted within any identified wetlands area, floodplain,
or right-of-way, except as authorized by project approvals.
All BMPs shall be maintained as required to ensure effectiveness. The applicant shall provide for the
establishment of vegetation, where specified, by means of proper irrigation. Vegetation species shall be
selected that are appropriate to meet water restrictions in effectat the time of planting. Proof of on-going
maintenance, such as contractual evidence, shall be provided to ESD upon request Maintenance of these
facilities shall be provided by the project owners/ permittees.
Mitigation Measures 15-id: Demonstrate TRPA permit approval prior to approval of Placer County
Improvement Plan.
This mitigation measure applies to Tahoe City Lodge Alternatives 1, 2, and 3.

Prior to Improvement Plan approval by the County, the Engineering and Surveying Division must be provided
with permits and comments, if any, from TRPA indicating its approval of the Improvement Plan.
Mitigation Measure 15-2: Design, install, and maintain water quality BMPs pursuant to Mitigation Measure 15-ic.
This mitigation measure applies to Tahoe City Lodge Alternative 1, 2, and 3.

See Mitigation Measure 15-1c above. The same mitigation measure would apply.
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Mitigation 15-3: Submittal of Final Drainage Report

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Timing of
Initial Action

x

Placer County
Engineering and
Surveying
Division

x

Placer County
Prior to
Environmental
Improvement
Health
Plans approval
Department and
Lahontan RWQCB

This mitigation measure applies to Tahoe City Lodge Alternative 1, 2, and 3.

As part of the improvement plan submittal process, the preliminary Drainage Report provided during
environmental review shall be submitted in final format The final Drainage Report may require more detail than
that provided in the preliminary report, and will be reviewed in concert with the improvement plans to confirm
conformity between the two. The report shall be prepared by a Registered Civil Engineer and shall, at a
minimum, include: Awritten text addressing existing conditions, the effects of the proposed improvements, all
appropriate calculations, watershed maps, changes in flows and patterns, and proposed on- and off-site
improvements and drainage easements to accommodate flows from this project The report shall identify water
quality protection features and methods to be used during construction, as well as long-term post-construction
water quality measures. The final Drainage Report shall be prepared in conformance with the requirements of
Section 5 of the Land Development Manual and the Placer County Stormwater Management Manual that are in
effect at the time of improvement plan submittal.
18

Agency
Responsible for
Monitoring and
Verifying
Compliance

Improvement
Plan submittal

Frequency and
Duration of
Monitoring
During review of
Improvement
Plans

Hazards and Hazardous Materials, and Risk of Upset

Mitigation Measure 18-2a: Conduct investigation and contamination removal. The following mitigation applies
to Tahoe City Lodge Alternatives 1 through 3.
Before building permit approval, the applicant or construction manager shall retain a qualified environmental
contractor to sample and evaluate surface soils located within stained areas at the TCPUD maintenance yard, if
the TCPUD maintenance yard will be used as a construction staging site. The soil investigation and removal
shall include the following:
... Soil sample results shall be provided to PCEHD and Lahontan RWQCB .

...

Based on the soil sample results, the applicant or construction manager and qualified
environmental contractor shall coordinate with PCEHD and Lahontan to determine the appropriate
methods for soil removal and extent of soil removal required, if any.

...

A qualified environmental contractor shall be retained for removal of contaminated soils, if
necessary. Contaminated soils in the stained areas shall be removed and disposed of at a
permitted hazardous waste disposal facility. The qualified environmental contractor shall provide
proof of disposal to PCEHD.

...

Soils shall be resampled and, if necessary as determined by PCEHD or Lahontan, additional
contaminated soil shall be removed.

...

Building permits will be issued and construction may commence after soils in the maintenance yard
are determined by PCEHD or Lahontan to no longer contain contamination.

Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Rnal EIR/EIS

Prior to
construction, if
the TCPUD
maintenance
ya rd is used for
staging
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Mitigation Measure 18-2b: Remove or properly abandon existing septic system
The following mitigation applies to Tahoe City Lodge Alternatives 1 and 3. Before building permit approval, the
applicant or construction manager shall retain a qualified environmental contractor to remove or properly
abandon the septic system located near the Tahoe City Golf Course clubhouse. The applicant or construction
manager and qualified environmental contractor shall coordinate with the PCEHD to implement septic system
abandonment procedures as set forth in the PCEHD On-Site Sewage Manual, which requires the following:
.... Applicant shall obtain a permit to abandon the system. The application for abandoning the system
will include:

,.
,.

Note: Mitigation
measure applies
only to
Alternatives 1
and 3, not
Alternative 2.

Timing of
Initial Action

Frequency and
Duration of
Monitoring

Placer County
Environmental
Health
Department

Prior to approval Completion at the
of building permit time of PCEHD
review and prior
to for approval of
building permit

Placer County
Environmental
Health
Department

Prior to approval At the time of
of building permit PCEHD review
and prior to for
approval of
building permit

A description of how the system will be abandoned.

The septic tank must be pumped by a licensed septic tank pumper (a list of licensed pumper's is
available from PCEHD) to remove the contents. The applicant must submit the receipt to PCEHD.

....

The septic tank must be abandoned as follows:
If possible, the septic tank cover will be collapsed; or
If the septic tank cover cannot be collapsed , the tank will be filled so that there is not a cave-in
or other structural hazard; or
The septic tank may be removed to an approved location; and
The septic tank or excavation hole must be filled with clean earth, sand, gravel, or other
material approved by the PCEHD.

....

The building wastewater plumbing system, if not connected to an approved septic or sewer system,
must be permanently capped.

....

Future construction in the abandoned system area may require special construction considerations .

Mitigation Measure 18-2c: Conduct surveys for asbestos-rontaining materials and lead based paint and
coatings. The following mitigation applies to Tahoe City Lodge Alternatives 1 through 3.
Demolition of buildings containing asbestos and lead-based materials will require specialized procedures and
equipment, and appropriately certified personnel, as detailed in the applicable regulations. Buildings intended
for demolition that were constructed before 1980 will be surveyed for asbestos, while those constructed before
1971 will be surveyed for lead.
Ademolition plan shall be prepared for any location with positive results for asbestos or lead. The plan will
specify how to appropriately contain, remove, and dispose of the asbestos and lead-containing material while
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Agency
Responsiblefor
Monitoring and
Verifying
Compliance

A site plan showing where the septic tank and leachfield are located.

....

,.
,.
,.
,.

Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

x

During demolition
of existing
buildings
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Mitigation Measure

Applies to
Applies to
Tahoe City Lodge
Area Plan
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timing of
Initial Action

meeting all requirements and BMPs to protect human health and the environment Alead compliance plan
shall be prepared by a Certified Industrial Hygienist

Frequency and
Duration of
Monitoring
Completion after
demolition and at
the time Kila
Tahoe provides
written
documentation of
testing and
abatement

Before demolition, the project applicant shall submit the written plan to PCEHD describing the methods to be
used to:
identify locations that could contain hazardous residues;
....
.... remove plumbing fixtures known to contain, or potentially containing, hazardous materials;
.... determine the waste classification of the debris;
.... package contaminated items and wastes; and
.... identify disposal site(s) permitted to accept such wastes.
Demolition shall not occur until the plan has been accepted by the PCEHD and all potentially hazardous
components have been removed to the satisfaction of PCEHD staff. The project applicant shall also provide
written documentation to the county that lead-based paint and asbestos testing and abatement, as
appropriate, have been completed in accordance with applicable state and local laws and regulations. Lead
abatement will include the removal of lead contaminated soil (considered soil with lead concentrations greater
than 400 parts per million in areas where children are likely to be present).

Mitigation Measure 18-3: Prepare and implement a traffic control plan in coordination with affected agencies.
The following mitigation applies for Tahoe City Lodge Alternatives 1 through 3.
The Improvement Plans shall include a construction signing plan and include all on-and off-site traffic control
devices. To minimize effects on emergency vehicle and existing public vehicular access, the project proponent
will, in accordance with applicable regulations, prepare a traffic control plan (TCP) that will address locations
that will involve construction in existing roadways and rights-of-ways. The TCP will be prepared in accordance
with professional traffic engineering standards and in compliance with the requirements of the affected
agency's encroachment permit requirements (i.e., Placer County, Caltrans) and will include measures that will
provide notification to emergency service providers and adequate circulation around construction sites for
emergency vehicle and existing public vehicular access. The TCP may include, but not be limited to, the
following elements:
....

....
....

....
....

x

Placer County
Prior to
Department
Improvement
Public Works and Plans approval
Facilities,
Engineering and
Surveying
Division, TRPA,
Caltrans, and
North Tahoe Fire
Protection District

Ongoing during
project
construction and
operation

The specific methods to maintain traffic flows on affected streets .
The maximum amount of travel lane capacity during non-construction periods .
Locations of flagger control for sensitive sites to manage traffic control and flows .
Construction work zones width limits that, at a minimum, maintain alternate one-way traffic flow
past the construction zones.
Alternative routes to ensure that local residents, school buses, or emergency vehicles maintain access .

Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Final EIR/EIS
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..
.
..
.
.
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Applies to
Applies to
Area Plan
Tahoe City Lodge
(Alternatives 1-3) (Alternatives 1-3)

Agency
Responsible for
Monitoring and
Verifying
Compliance

Timing of
Initial Action

Frequency and
Duration of
Monitoring

Coordinated construction activities (time of year and duration) to minimize traffic disturbances .
Coordinated construction activities (time of year and duration) to minimize traffic disturbances .
Appropriate warning signage and lighting for construction zones .
Appropriate and safe detour route identification if closure of a roadway is required, and signage
that warns of road closures and detour routes.
The TCP will be submitted to Placer County and Caltrans for review and approval prior to
Improvement Plan approval.

Placer County/TRPA
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EXHIBIT D
COUNTY OF PLACER
Community Development Resource Agency
Steve Pedretti
Agency Director

TAHOE BASIN AREA PLAN AND TAHOE CITY LODGE
PROJECT EIR/EIS
Mitigation Monitoring and Reporting Program "'
(SCH NO. 2014072039)
Errata
The attached changes revise Mitigation Measure 10-1C contained within the Tahoe
Basin Area Plan and Tahoe City Lodge Project Final EIR/EIS Mitigation Monitoring
and Reporting Program.
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TAHOE OFFICE · 775 North Lake Blvd · P.O. Box 5036, California 96145 / Tahoe City, California 956145 / (530) 581-6200 I Fax (530) 581-6204
Web Site Address : http://www.placer.ca.gov
Email: bullding@placer.ca.gov
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Applies to
I

I

.

Mitigation Measure

Applies to
Talioe City Lodge

AreaPlan
(Alternatives 1:J) (Alternatives <1-3)

Agency
Responsible for
Monltoiing'and
Verirying
Compliance

-I

Timing of
~IAl:tlon

fl;equency·and

Duration of
Monitoring

-

The new Zone of Benefit IMlder the Qiunty Service lvea would be established tlvough action by the Board of
Supervisors to fund Increased public services 'rihin the Plan area. This is a very common means of funding the
costs for expanded public services generated by development in California, though Zones of Benefit funding
transit programs are rela~ uncommon. In this case, the services to be funded would be expanded winter
and Sllllll1er TART transitseMCeS. and could also inclooe capital expenses (such as additional buses~ An
Engriee,s Rei:xirt is required uooer state law to identify the costs to be flllded and the fee. Like traffic fee
programs, fees are set on a "dwetling lllit equivalent" (DUE) basis for various land use types, depending on the
.relative transit rilership genensted ~ each type of land use. The total potential number of future development
DUEs in the Plan area would be identified. The annual fee for each DUE would be calculated by dividing the
·annual costs of the additional transit service by the total DUF.s. The fee Y«>Uld then be applied to all Mure
deYelopmentthat increases ridership (res.1ential, commercial, lodging. etc.~ The fee would be an an~I
ongoing fee that is colected as part of property tax billing. As funds are received. they would be kept in a
separate accooot, whch can o,w be used for the specified purposes. Fee levels would be indexed to the
regional rate of inflation, increasing as costs increase and these fees Y«>uld be collected indefinitely.

The actual amotllt at funding generated by the Zone ct Benefit wil depend on the actual leYet of development
1hat oam. Initially, 'Mien little deYelopment and little increased demand for transit has occurred, funds may be
alowed to accumulate to a level at which they can be effectiYely used foc 1he mended pcxpose. As expansion
of existing transit seivice is ~ simple to implement In ioorements, the eXl)allSion of transit services
fooded through the Zone of Benefit can be expected to OCCUf relatively soon and long before buildout of the
Plan area. Agood example of ZOnes of Benefit funding transit expansion can be fou,d in the Martis Valley area.
As aresult of the Martis v-are, Communily Plan ixocess. ZOnes ot Benefit have been established by the Placer
Colllty Board of Supervisors for al subsequent deYetoixnents oyer the past ten years, tied to the cost of
expanding transit service and funding an additional bus purchase. These generate approxima~ $40 per DUE
per year. In initial years, funds were slowed to accumulate. More recenw, as additional development has
occ.rred, arooal fillding leYels have risen and this source is now an important element of the recent
expansion of TARfs 267 Route to year-.-Ollld service.
~ Meastle 10-1c: Pir,merltfltraftt ~ fees 1D Placer~-

This mlllgatial measue applies to Area Plan Allemawes 1. 2, and 3 and Tahoe City LDdge Allematives 1 and 3.

Prior to issuance of any Placer Q>unty Building Permits, pl'Ojec1s v.1thin the /Vea plan shal be ~equlred
to 11:le J:1aYffieAtef1l!l)'. established Placer Qxrity traffic impact tees, subject to the Coyntw,ide Traffic limitation
ZQne; Artie~ 1~.28,Q1Q, elilg:r CQ11n1Y Q:i!li:, 111 ~ l&llilrtm!1!lt Qf E!Jbl~ Works !!IX! F!!Qll~ies that are in effect
il 1!Je Tahoe R~iQ!! beoo!Mistrict at the !im~ Qf Qgyment~is area, ri11rs11aAHe aririllsable se11Aty QraiAaRGes
Placer CouatyfTRPA
Placer County Tahoe Basin Alea Plan and Tahoe City Lodge Final EIR/EIS

x

x

Placer Q>unty
Within 2 years
PUblic Wools and folloWing
Note: Mitigation Facilities
adoption of the
measure applies
Area Plan

Ongoing

o~to
Alternatives 1
and 3, not

Prior to Building
Permit approval
4.5
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Ascent Environmental

Mitigation Monitoring and Reporting Program

Table4-1

Mitigation Monitoring and Reporting Program
Applies to
AppDesto
Area Plan
Tahoe City Lodge
(Alternatives ,1-3) (Alterriatlves 1-3)

MltlgatiOII Measure

i

Agency
Responsible for
Monitoring and

Verifying

-

"

-

Timlntof
Initial Action

Frequency and
Duration of
Monitoring

Compliance
~

Alternative 2.

aAS ReselllliaAS. The QQ!,!n~ litlll b.Qk! traffic i!Dlls!i;if~ ia i:l!l i!lmmg-be~[!igtru~t fU!K!, !lli;'!in!!!ined
~£1!.§iYil~fQr each d§tri~ i,!nd ~lls!B ~ jgentifi~ !:)y the !B!me Qf tha1 district. These gi~ii;t!n§! funds and
iat!1~ eam!l!.'l ~ mh Qf these gtstri~:l!:l§tfi!ag~ ~hall ~ soleh! fQC im!mlvem11am tnclud~ in ttJ!:l PlaQ!lC
"'2liotl Ci!l!iml lm11r2~m~nt er2gram fQr ~agi r~~yg distri~ !.!l:l!la ~i12t ~ elil~C ~yn!;i, fe~ !.2ll~cted
shall~ ~rmted and ge~!l!.'l int~ ~ral distrii;ttMtfynds ~ the D111ls!!l!Ill;lDl Qf Blblic Works a!Kl
F2i.il~ie~ until ~ of !be fees, consistenl with Counl'l Code 15.2~1Q30.Q, § initiated, :r+;;ffis RlitigalieR fees
51:lall ee re1111ii:e!l aAa stlall ee 1:1aia te tile PlaGeF Se11flt¥ 9ej:laf'tffleAt 1211elie WeFIIS aAa Faeililies s11bjeet te
the Ge11Atj Wise lfaflie ldmitatieA leAe: Miele ie.28.010, Plaeer Ce11Aty Gede. The fees wil be calculated
using the information supplied. If the use or the square footage changes, then the fees will change. The actual
fees pm wil be those in effect at the tine the payment occurs.

for the lodge

'*

~ MeaSln 10-1d: fJcpn requiements for transpol'lalion demand management plans

Tf»s mitigation measlle a1')lies to Area Fm Altemati\les 1. 2, and 3.
\Whirl one~ of adoption ot the Area Plan, Placer <:ouniy will adopt an ordinance that expands requirements
fortransportaoon demand management plans to redix:e peak.period vehicle trips and improye LOS. TRPA Code
Section 65.5.2.B includes eJCistilg requirements for empb,ter..t,asect trip reduction programs for empk)yers with
100 « more e ~ 'Mll'king at a single location. This Code section requir~ 1hat applicable empk)yers
develop and implement an Eml)k¥!r Transportation Plan (a type ot transportation demand management plan)
that includes measures 1hat reduce private automobile use by emplo)'ees. The current threshold for
preparation of atransportation demand management plan (100 or more employees In a single location)
applies to a very imited number of sites il the Plan area This existilg requirement also does not address trips
1hat are generated from SOIM'ces other than employee commutes, and in the Plan area, a large proportion of
peak period trips are the re5IMt of wist or visitor trips rather than empk)yee trips.

x

Placer r.ounty
Within one ~ar of Ongoing
Public Works and Area Plan
Facilities
adoption

De\4eklpment ot the expanded requirements for transportation demand management plans wiH consider trip
50\l'ceS and characteristics in the Plan area during peak periods. The ordinance wil expand the requirements

for transportation demand management plans~ criteria that would requre some eml)lc¥!rs ~ fewer than
100 emi:i)yees to requira to prepare such plans. The ordinance v.ill also set tlYesholds for other trip generating
uses, including 1otXist aa:ommodati>ns and recreaoonal uses, to prepare transportation demand management
plans to reduce peak period traffic volumes.

A menu of meastteS that could be included in transportaoon demand management plans is l)ovicled in TRPA
Qxle section 65.5.3. These measures include but are not limited to:

•
4-6

Preferrential carpooVvanpool parking;
Placer County/TRPA
Placer County Tahoe Basin Area Plan and Tahoe City Lodge Anal EIR/EIS
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ATTACHMENT C

Before the Board of Supervisors
County of Placer, State of California
In the matter of: A RESOLUTION ADOPTING
THE PLACER COUNTY TAHOE BASIN AREA PLAN
AND ERRATA AND LAND USE DIAGRAMS

Resolution No.:

------

!he following Resolution was duly passed by the Board of Supervisors of the County of Placer at a
regular meeting held _ _ _ _ _ _ _ _ _ _ _ _ , by the following vote on roll call:

Ayes:
Noes:
Absent:

Signed and approved by me after its passage.
Chair, Board of Supervisors

Attest:

Clerk of said Board

WHEREAS, on November 17, 2016, the Placer County Planning Commission ("Planning Commission")
held a noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60, Section
17.60.090(C) to consider the proposed Placer County Tahoe Basin Area Plan ("Area Plan") and Errata
and the Planning Commission has made recommendations to the Board of Supervisors ("Board")
related thereto, and
, 2016, the Board held a noticed public hearing pursuant to Placer County
WHEREAS , on
Code Chapter 17, Article 17.60, Section 17.60.090(0) to consider the recommendations of the
Planning Commission and to receive public input regarding the proposed Area Plan and Errata, and
WHEREAS, the Board has reviewed the proposed Area Plan and Errata , considered the
recommendations of the Planning Commission , received and considered the written and oral
comments submitted by the public thereon , and has adopted Resolution No. 2016-_ _ certifying the
Final Environmental Impact Report for the "Placer County Tahoe Basin Area Plan and Tahoe City
Lodge Project", and
WHEREAS , the Board finds the proposed Area Plan and Errata will implement the Tahoe Regional
Planning Agency Lake Tahoe Regional Plan adopted in December 2012 for the Placer County portion
of the Tahoe Basin including but not limited to the following:
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The proposed Area Plan , will help to achieve environmental threshold gain, consistent with the
objectives of the Tahoe Regional Planning Agency Lake Tahoe Regional Plan ; and
The proposed Area Plan focuses on improving the environment by reducing vehicle trips,
increasing mobility, expanding and enhancing transit, and reversing blight.

WHEREAS , the Board finds the proposed Area Plan and Errata will also satisfy California's
comprehensive long-term general plan requirements by adopting a plan that implements the Placer
County General Plan in more detail for the Tahoe Basin portion of the County, and
WHEREAS , the Board finds the proposed Area Plan and Errata are consistent with the Placer County
General Plan goals and policies , including but not limited to the following :
~ Goal 1.A. To promote the wise , efficient, and environmentally-sensitive use of Placer County
lands to meet the present and future needs of Placer County residents and businesses.
~ Policy 1.A.1 . The County will promote the efficient use of land and natural resources.
~ Policy 1.A.2 . The County shall permit only low-intensity forms of development in areas with
sensitive environmental resources or where natural or human-caused hazards are likely to pose
a significant threat to health , safety, or property.
~ Goal 1.8. To provide adequate land in a range of residential densities to accommodate the
housing needs of all income groups expected to reside in Placer County.
~ Goal 1.K. To protect the visual and scenic resources of Placer County as important quality-oflife amenities for county residents and a principal asset in the promotion of recreation and
tourism.
~ Policy 1.K.1. The county shall require that new development in scenic areas (e.g., river
canyons , lake watersheds, scenic highway corridors, ridgelines and steep slopes) is planned
and designed in a manner which employs design , construction , and maintenance techniques
that:
a. Avoids locating structures along ridgelines and steep slopes ;
b. Incorporates design and screening measures to minimize the visibility of structures and
graded
c. Maintains the character and visual quality of the area.
~ Goal 1.L: To develop a system of scenic routes serving the needs of residents and visitors to
Placer County and to preserve , enhance , and protect the scenic resources visible from these
scenic routes .
~ Policy 1.M.1 . The County shall concentrate most new growth within existing communities
emphasizing infill development, intensified use of existing development, and expanded
services , so individual communities become more complete, diverse, and balanced .
~ Policy 1.N.1 The County shall promote economic expansion based on Placer County's unique
recreational opportunities and natural resources.
~ Policy 1.N.3. The County shall endeavor to protect the natural resources upon which the
County's basic economy (e.g., recreation , forestry, agricultural , mining , and tourism) is
dependent.
~ Policy 1.N.14. The County shall support development of tourist and recreational facil ities that
extend the High Sierra's tourist season .
~ Goal 3. 8. To promote a safe and efficient mass transit system , including both rail and bus , to
reduce congestion , improve the environment, and provide viable non-automotive means of
transportation in and through Placer County.
~ Goal 3.0. To provide a safe, comprehensive, and integrated system of facilities for nonmotorized transportation .
~ Policy 3.D.12 . Provide safe and comfortable routes for walking , cycling , and where feasible
public transportation , to encourage use of these modes of transportation , enable convenient
and active travel as part of daily activities, reduce pollution , and meet the needs of all users of
the roadway system.

2
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WHEREAS, notice of all hearings required has been given and all hearings have been held as required
by County ordinance and State law.
BE IT RESOLVED by the Board of Supervisors, County of Placer, State of California that the Placer
County Tahoe Basin Area Plan, dated November 2016 ("Area Plan") and Errata are hereby adopted as
set forth in Exhibits "A" and "C" attached hereto and incorporated by reference.
BE IT FURTHER RESOLVED that the Land Use Diagram included in said Area Plan as Figure 4-5, the
Kings Beach Land Use Diagram included in said Ara Pla·n as Figure 4-6 and the Tahoe City Land Use
Diagram included in said Area Plan as Figure 4-7 are hereby adopted as set forth in Exhibit "B"
attached hereto and incorporated by reference (hereinafter referred to collectively as "Area Plan Land
Use Diagrams").
BE IT FURTHER RESOLVED that the Area Plan , Errata and Area Plan Land Use Diagrams shall
become effective upon the effective date of the ordinance adopting the Placer County Tahoe Basin
Area Plan Implementing Regulations or upon the effective date of final approval by the Tahoe Regional
Planning Agency of the Placer County Tahoe Basin Area Plan , whichever is later ("Effective Date") .
BE IT FURTHER RESOLVED that upon the Effective Date, the Area Plan , Errata and Area Plan Land
Use Diagrams shall supersede and replace the following in their entirety:
West Shore General Plan
Tahoe City Area General Plan
North Tahoe Area General Plan
Tahoe City Community Plan
Carnelian Bay Community Plan
Tahoe Vista Community Plan
Kings Beach Community Plan
Kings Beach Industrial Community Plan
California North Stateline Community Plan
51 Plan Area Statements adopted for Placer County
Placer County Standards and Guidelines for Signage, Parking and Design

Exhibit A:
PLACER COUNTY TAHOE BASIN AREA PLAN
(Note: The Area Plan is on file with the Community Development Resources Agency and
the Clerk of the Board)
Exhibit B:
PLACER COUNTY TAHOE BASIN AREA PLAN LAND USE DIAGRAMS (FIGURES 4-5, 4-6 and 4-7)
Exhibit C:
TAHOE BASIN AREA PLAN ERRATA

3
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EXHIBIT C
COUNTY OF PLACER
Community Development Resource Agency
Steve Pedretti
Agency Director

TAHOE BASIN AREA PLAN
(PGPA 20110123)
Errata
The attached cut-sheets replace Pages 3, 64-66, 90, and 131 of the Tahoe
Basin Area Plan document.

AUBURN OFFICE - 3091 County Center Dr. Ste 160 I Auburn, Callfornla 95603 I (530) 745-3010 I Fax (530) 745-3058
TAHOE OFFICE. 775 North Lake Blvd· P.O. Box 5036, California 96145 / Tahoe City, California 956145 / (530) 581-6200 I Fax (530) 681-6204
Web Site Address: http://www.placer.ca.gov
Email: bullding@placer.ca.gov
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Placer County
Tahoe Basin Area Plan
November 2016

Prepared by:
Placer County Planning Services Division
Tahoe Regional Planning Agency
Dyett & Bhatia Urban and Regional Planners
Stockham Consulting

Adopted by the Placer County Board of Supervisors:

Adopted by TRPA Governing Board Board of Governors:
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Placer County Tahoe Basin Area Plan

More than fifty percent of North Lake Tahoe residences are used on a seasonal, recreational,
or occasional basis. The North Lake Tahoe area is characterized by a high proportion of
absentee property owners. Table 3.2-B shows the percentage of absentee ownership among
various communities in the North Lake Tahoe area Kings Beach and Tahoe Vista show the
lowest rates of absentee ownership at 34 percent and 50.8 percent, respectively. Dollar Point,
Carnelian Bay, and Tahoma have absentee ownership rates of over 60 percent.

Table 3.2-A: Housing Units and Occupancy
Community

Carnelian Bay

Total Units

Occupied

Vacant

Owner-

Renter-

Occupied

Occupied

947

256

691

171

85

Dollar Point

1,822

571

1,251

363

208

Kings Beach

2,372

1,362

1,010

552

810

Sunnyside/Tahoe City

2,119

744

1,375

402

342

Tahoe Vista

1,446

628

818

398

230

Tahoma

2,058

553

1,505

Total

10,764

4,114

M5.Qi,44-0

359
2,245

1,869

194

Source: 2010 U.S. Census

Table 3.2-B: Seasonal Housing Units
Vacant UMs Used for Percent of All Housing
Community

Seasonal Use

Units

Carnelian Bay

654

69 . 1%

Dollar Point

1178

64.7%

Kings Beach

807

34.0%

Sunnyside/Tahoe City

1239

58.5%

Tahoe Vista

735

50.8%

Tahoma

1428
6041

69.4%

Total

56.1

Source: 2010 U.S. Census

64

171

Pert 3: Socio-Economic Plan
Placer County Tahoe Basin Area Plan

HOUSING AFFORDABILITY

Overall, there is a shortage of
quality housing at prices reflecting
median income levels in the Plan
area. This Area Plan seeks to correct
this problem by encouraging a
diverse range of quality housing,
including housing for low and
moder~te income employees that are
critical to local businesses.
The availability of affordable and
moderately priced residential real
estate is inadequate to serve the
basin' s workforce. Table 3.2-C
shows the median household income
of various communities in the Plan
area and the corresponding housing
price that these households could
reasonably afford based on industry
metrics.
As shown in Table 3.2-C, Plan area
households demonstrated a wide
variety of med iant\ft income levels
from a low of $38.02~
in
Kings Beach to a high of
$69.865~
in Tahoe Vista in
2013.
By comparison, Placer
County had aR avemgea median
household income of$72,725~
while the State's median m•erage
household
income
was
S6 l.0948MQ8.The Plan area offers
a range of housing options, from
low-quality aged cabins, apartments,
and motel properties being used as
low-income housing, to high-end
luxury residences, condominiums,
and fractional-ownership properties.

New Housing 111 Kings Beach

Table 3.2-C: Medirul!Hl 2013 Household Income

Metiiaa(Jfl
Community

Household Income

carnelian Bay

$£.2,3.fil~

Dollar Point

$.6L.6. 2 9 ~

Kings Beach

$.:\8... ~6~

Sunnyside/Tahoe City

$.6~~0.9J7-t,m

Tahoe Vista

$ ~~

Tahoma

$~

Piecer County

$~

C11llfornla

$fil.Jl!M8li;403

~

3

So11rce: U.S. Ce11Sm 811rea11. 2013 Ameri<-011 Cmmmmily
Survey
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Placer County Tahoe Basin Area Plan

As shown on Table 3.2-D, each
community in the Area Plan has a
higher median housing value than
the County median ofS342,000.
As shown in Table 3.2-E, the home
prices that are considered affordable
range from approximately $163,047
to s2,6,206. There are very few
properties available at this price, and
most properties on the market ~ e
significantly
more
expensive.
Because quality, affordable housing
options are limited, many local
workers choose to live in
communities outside the Lake
Tahoe Basin, such as Truckee or
Reno. This Area Plan includes
policies to pursue additional housing
options,
including
expanded
opportunities
for
secondary
dwelling units, mixed-use housing
within Centers, and affordable
housing projects.

T•ble 3.2-D: Median 2013 Housing Unit V•lue

Median Housing Unit
Value ( owneroccupied)

Comml.ll7ity
carnelian Bay

$491,100

Dollar Point

$468,200

Kings Beach

$348,300

Sunnyside/Tahoe City

$596,100

TallOe Vista

$519,300

Tahoma

$539,100

Pl•c:er County

$342,000

California

$366,400

SO/JfC8: U.S. Census Bureau, 20/J American
Community SulVlly

Table 3.2-E: Housing Affordability, 2013

MefUsl/1811 Household

Affordable Home

Income

Based on Income '

Community

M6dian HOiJSing
Unit Valw

Csmelian Bay

$.6U.6.1~

$235,092

$491,100

Dollar Point

$ £1....62.9.~

$246,162

$468,200

$~

$163,047

$ 348,300

$.il.Q.9.1~

$215,373

$596,100

Tahoe Vista

$.69..Sfil~

$256,206

$519,300

Tahoma

$5.1.~

$233,169

$539, 100

Placer County

SZ2,1259-1-i628

$274,884

$342,000

Callfornl1

$§.1, 0 ~

$256,224

$366,400

Kings Beach
Sunnyside/Tahoe City

I Estimate based on four-times annval income. Source: U.S. Censvs Bueau 20/0 Census and

20/J American Community Survey
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Placer County Tahoe Basin Area Plan

This amendment recognizes the uneven distribution of commodities and allows Placer
County to establish a more balanced land use pattern over time. It promotes redevelopment of
Placer County's Town Centers, which will improve environmental conditions and support the
local economy.
Non-Contiguous Project Areas In Town Centers
This program allows a project site to include non-contiguous parcels within Town Centers.
To utilize this program, all project components must be located on developed land in a mixed
use zoning district within a Town Center, and all applicable development standards still
apply. Projects utilizing this option will require TRP A approval.
Placer County's Town Centers are subdivided into small parcels, most of which have more
land coverage than is currently allowed. Assembling a large enough project area can be a
significant impediment to redevelopment. This amendment will allow property owners to
assemble non-contiguous parcels for different project components, thereby accelerating
redevelopment, BMP installation and related environmental benefits. A comparable
ordinance was used in the South Lake Tahoe Redevelopment Plan Area
Secondary Residences
This program is intended to serve as a TRPA-certified local government housing program and
would allow for secondary residences on parcels less than an acre in size subject to the
requirements outlined in TRPA Code Section 21.3.2. (see Figure 4-8 for new parcels
gaining a right to develop secondary residences).To qualify for the program, properties must
be deed restricted to prohibit Rot allow tourist uses, vacation rentals or be converted to T AUs,
and must also be deed restricted for affordability. Consistent with the TRPA four-year Area
Plan recertification process. the program shall be evaluated for efficacy and necessary,
ad justments.,
Consistent with State Law, Placer County's Housing Element promotes residences to provide
housing at affordable and moderate cost levels. TRPA Code currently prohibits secondary
residences on parcels less than one acre in size. The amendment promotes quality housing
and improved environmental conditions by reducing the need for the Region's employees to
commute daily from housing outside the Region.
This program is consistent with Regional Plan Policy HS-3.1, which directs TRPA to work
with local jurisdictions to remove identified barriers preventing the construction of necessary
affordable housing in the region, including workforce and moderate-income housing.
secondary residential units and long-term residency in motel units.
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Part 5: Transportation Plan
Placer County Tahoe Basin Alea Plan

T-P-38

Placer County and TRPA shall prioritize additional mobility
strategies in a manner consistent with TRPA's Congestion
Management Process required by federal regulation (23 CFR
450.320} for urban metropolitan planning organizations. TRPA's
CMP is currently under development and will be implemented in
2017 in collaboration with locar jurisdictions and public transit
Providers.

:i:-14-+r-P-39

Measure vehicle trips within the Area Plan boundary at the
time of the four year Area Plan recertification process wjth
TRPA. Should vehicle trips surpass trip projections in Chapter
19 of the TBAP EIR/EIS. work jointly with TRPA to reyjse
mobility strategies in the Area Pian transportation chapter to
address the increased vehicle trips.
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ATTACHMENT D

Before the Board of Supervisors
County of Placer, State of California

In the matter of: AN ORDINANCE ADOPTING
THE PLACER COUNTY TAHOE BASIN AREA
PLAN IMPLEMENTING REGULATIONS AND
ERRATA AND AMENDMENTS TO PLACER
COUNTY CODE CHAPTER 17, ARTICLES
17.02, 17.56 AND APPENDICES B, C, D, AND F.

Ordinance No .: - - - - - Introduced: - - - - - -

The following Ordinance was duly passed by the Board of Supervisors of the County of Placer at a
regular meeting held _ _ _ _ _ _ _ _ _ _ _ _ , by the following vote on roll call :

Ayes:
Noes:
Absent:
Signed and approved by me after its passage.

Chair, Board of Supervisors
Attest:

Clerk of said Board
THE BOARD OF SUPERVISORS OF THE COUNTY OF PLACER, STATE OF CALIFORNIA, DOES
HEREBY ORDAIN AS FOLLOWS:
WHEREAS , on November 17, 2016, the Placer County Planning Commission ("Planning Commission")
held a noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60 , Section
17.60.090(C) to consider the proposed Placer County Tahoe Basin Area Plan and Errata ("Area Plan"),
the proposed Placer County Tahoe Basin Area Plan Implementing Regulations ("Implementing
Regulations") and Errata and the proposed amendments to Placer County Code Chapter 17, the
Planning Commission has made recommendations to the Board of Supervisors ("Board") related
thereto , and
WHEREAS , on
, 2016, the Board held a noticed public hearing pursuant to Placer County
Code Chapter 17, Article 17.60, Section 17.60.090(0) to consider the recommendations of the
Planning Commission and to receive public input regarding the proposed Area Plan , the proposed
Implementing Regulations and Errata and the proposed amendments to Placer County Code Chapter
17; and
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WHEREAS, the Board has reviewed the proposed Area Plan and proposed Implementing Regulations
and Errata, considered the recommendations of the Planning Commission, received and considered
the written and oral comments submitted by the public thereon , and has adopted Resolution No. 2016- - certifying the Final Environmental Impact Report and Errata for the "Placer County Tahoe Basin
adopting the Placer
Area Plan and Tahoe City Lodge Project", and Resolution No. 2016County Tahoe Basin Area Plan and Errata; and
WHEREAS , the Board finds the proposed Area Plan , the proposed Implementing Regulations and
Errata and the proposed amendments to Placer County Code Chapter 17 will implement the Tahoe
Regional Planning Agency Lake Tahoe Regional Plan adopted in December 2012 for the Placer
County portion of the Tahoe Basin; and
WHEREAS , the Board further finds the proposed Area Plan , the proposed Implementing Regulations
and Errata and the proposed amendments to Placer County Code Chapter 17 will help to achieve
environmental threshold gain, consistent with the objectives of the Tahoe Regional Planning Agency
Lake Tahoe Regional Plan ; and
. WHEREAS , the Board further finds the proposed Area Plan , the proposed Implementing Regulations
and Errata and the proposed amendments to Placer County Code Chapter 17, are a product of
extensive public outreach and include the input of diverse interests and viewpoints; and
WHEREAS , the Board further finds the proposed Area Plan , the proposed Implementing Regulations
and Errata and the proposed amendments to Placer County Code Chapter 17 focus on improving the
environment by reducing vehicle trips, increasing mobility, expanding and enhancing transit, and
reversing blight; and
WHEREAS, the Board further finds the proposed Area Plan , the proposed Implementing Regulations
and Errata and the proposed amendments to Placer County Code Chapter 17 create a positive
environment for the private investment that is critical to achieving environmentally beneficial
redevelopment in North Lake Tahoe will limiting sprawl ; and
WHEREAS , the Board finds the proposed Implementing Regulations and Errata and proposed
amendments to Placer County Code Chapter 17 are consistent with the Area Plan and the County
General Plan and in the interests of the citizens of the County; and
WHEREAS , the Board further finds the proposed Implementing Regulations and Errata and proposed
amendments to Placer County Code Chapter 17 are consistent with the vision of the North Lake Tahoe
Community; and
WHEREAS , the Board further finds the proposed Implementing Regulations and Errata and proposed
amendments to Placer County Code Chapter 17 will help to foster sustainable communities within
North Lake Tahoe where the citizens can live, work, and play; and
WHEREAS , notice of all hearings required has been given and all hearings have been held as required
by County ordinance and State law.
NOW, THEREFORE , BE IT ORDAINED BY THE BOARD OF SUPERVISORS, COUNTY OF
PLACER, STATE OF CALIFORNIA that the Placer County Tahoe Basin Area Plan Implementing
Regulations , dated November 2016 and Errata are hereby adopted as set forth in Exhibits "A" and "B"
attached hereto and incorporated by reference.
BE IT FURTHER ORDAINED that Placer County Code Chapter 17 is hereby amended as follows:
SECTION 1. Article 17.02, Section 17.02 .050(0)(5) is hereby amended as follows:
2
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D. Conflicting Provisions.
*****
5. Tahoe Basin. Within the Lake Tahoe Basin, in any area covered by a TRP/\ "Plan
Area Statement", any use not specifically listed within this Chapter may be permitted if
such use is allowed by the applicable plan area statement and a conditional use permit
(CUP) is first obtained identified within the boundaries of the Placer County Tahoe
Basin Area Plan Land Use Diagram shall be governed by the provisions of said
Plan and regulated by the Placer County Tahoe Basin Area Plan Implementing
Regulations.

SECTION 2. Article 17.56, Section 17.56.202 is repealed in its entirety and replaced with the
following :
17.56.202

Secondary Dwelling-Lake Tahoe Basin

Secondary dwellings proposed within the boundaries of the Placer County Tahoe Basin
Area Plan shall be subject to provisions of said Plan and regulated pursuant to the
Placer County Tahoe Basin Area Plan Implementing Regulations.
SECTION 3. Appendices B (Tahoe City Area General Plan) , C (North Tahoe Area General
Plan) , D (West Shore Area General Plan) and F (Tahoe Sign Regulations) are repealed in their
entirety and replaced with the following :
Appendix B
Placer County Tahoe Basin Area Plan and Placer County Tahoe Basin Area Plan
Implementing Regulations
The Placer County Tahoe Basin Area Plan and Placer County Tahoe Basin Area Plan
Implementing Regulations, effective on
, 2017, are incorporated into this
code by reference as fully as if set forth herein. Complete copies of said Plan and
Regulations aare on file with the Community Development Resource Agency, Planning
Services Division, Auburn and Tahoe offices.
BE IT FURTHER ORDAINED that Placer County Tahoe Basin Area Plan Implementing Regulations
and Errata and Amendments to Placer County Code Chapter 17 shall become effective thirty (30) days
from the date of adoption of this ordinance or upon the effective date of final approval by the Tahoe
Reg ional Planning Agency of the Placer County Tahoe Basin Area Plan , whichever is later ("Effective
Date").
BE IT FURTHER ORDAINED that upon the Effective Date the Placer County Tahoe Basin Area Plan
Implementing Regulations and Errata shall supersede and replace the following in their entirety:
Placer County Standards and Guidelines for Signage, Parking and Design
Exhibit A:
PLACER COUNTY TAHOE BASIN AREA PLAN IMPLEMENTING REGULATIONS
(Note: The Placer County Tahoe Basin Area Plan Implementing Regulations document is
on file with the Community Development Resources Agency and the Clerk of the Board)
Exhibit B:
PLACER COUNTY TAHOE BASIN AREA PLAN IMPLEMENTING REGULATIONS ERRATA
3

178

EXHIBIT B
COUNTY OF PLACER
Community Development Resource Agency
Steve Pedretti
Agency Director

TAHOE BASIN AREA PLAN
IMPLEMENTING REGULATIONS
(PGPA 20110123)
Errata
The attached cut-sheets replace Pages 3, 265, and 316 of the Tahoe Basin
Area Plan Implementing Regulations document.

AUBURN OFFICE· 3091 County Center Dr. Ste 160 I Auburn, California 95603 I (530) 745-3010 I Fax (530) 745-3058
TAHOE OFFICE · 775 North Lake Blvd· P.O. Box 5036, California 96145 / Tahoe City, Callfomta 956145 / (530) 581-6200 I Fax (530) 581-6204
Web Site Address : http://www.placer.ca.gov
Email: bulldlng@placer.ca.gov
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Placer County
Tahoe Basin Area Plan
lmplementlng Re.ulatlons
November 2016

Prepared by:
Placer County Planning Services Division
Tahoe Regional Planning Agency
Dyett & Bhatia Urban and Regional Planning
Stockham Consulting

Adopted by the Placer County Board of Supervisors:

Adopted by TRPA Governing BoardBoard of Governors:
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PU!Jf.!C .REVJEW DR,4FTJmplemenling Regulations

Chapter 3

I

Area-Wide Standards and Guidelines

The standards and guidelines outlined in this Chapter apply to the entire Plan area. The di~trict
standards in Chapter 2 supplement these standards for each subdistrict or overlay district.

3.01

Permissible Uses

Pennissible Uses are defined in Chapter 21 of the TRP A Code of Ordinances. Permissible uses
for each zoning subdistrict are outlined in Chapter 2 of these Area Plan Regulations. Additi.onal
provisions for secondary residences are outlined in Subsections A and B below.
A.

Additional Secondary Residences Allowed. In addition to secondary residences permitted as an accessory use by Section 21 .3.2 of the TRPA Code of Ordinances, secondary
residences are also permitted as accessory to a single family residence if the parcel is
deed restricted to prohibiteot allow the secondary residence to be converted to a tourist
use or utilized as a vacation rental, and that is deed restricted for affordability as determined by the Placer County Housing Specialist and in accordance with current California
Department of Housing and Community Development requirements. A secondary residence shall be considered a Residential Unit subject to the residential allocation and
transfer provisions of the TRPA Code of Ordinances. Consistent with the TRPA fouryear Area Plan recertification process, the secondary residential unit program shall be
evaluated for efficacy and necessary adjustments.

B.

Requirements for Secondary Residences
I.

Application Contents a11d Requirements. An Administrative Review Permit approval is required for a secondary residence within the Lake Tahoe Basin. The
following materials shall be submitted with permit applications for secondary
residences:
a.

Existing Residence. On a lot with an existing single-family residence,
include floor plans and elevations of the second unit and a representative
photograph of tbe primary residence.

b.

Unde veloped Parcels. Applications for secondary residences on undeveloped parcels shall include elevations and floor plans for both the main
and second units.

2.

Timing of Permit and Constructio11. A permit for a secondary residence may be
issued and the unit constructed either simultaneously with or subsequent to the
primary residence to be constructed on the site.

3.

Desig11 Standards for Secondary Residences.
a.

Maximum Floor Area. The maximum floor area allowed for a secondary
residence, whether attached to the primary unit or ·detached, shall be
based on the area of the lot as follows, provided that an attached unit
shall not increase the floor area of an existing primary residence by more
than 30 percent [NOTE: " Floor area" as used in this section means the
living area of a residence, exclusive of any garage or carport, which is
measured from the outside surfaces of exterior walls or walls between
living areas and a garage.]
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Placer County
mercial Floor Area (CF A) and Placer County to convert the supply of CF A that TRPA
has released to the County, to TAUs (Tourist Accommodation Units), subject to the following limitations:

B.

l.

The conversion ratio shall be 450 square feet of CF A= 1 TAU;

2.

No more than 400200 TA Us may be established within the Placer County Tahoe
Basin Area Plan through this pilot program and other programs combined;

3.

Converted units may only be used within Town Center Overlay Districts;

4.

Sites must have BMP Certificates;

5.

Sites must have sidewalk access;

6.

Sites must be within 0.25 mile of a Transit Stop; and

7.

The program will be periodically monitored for efficacy and future consideration
of program adjustments.

Additional Outdoor Recreation Facilities. In addition to requirements of the TRPA
Code of Ordinances, Section 50.9, Regulation of Additional Recreation Facilities, additional outdoor recreation facilities outside Town Center Overlay Districts shall be regulated by and shall not exceed the maximum number of People at One Time (PAOT) identified by this document for each sub-district. If PAOT allowances are not specified in the
applicable subdistrict, then additional PAOT allocations are not allowed. There are no
supplemental limitations for PAOT allocations within Town Center Overlay Districts.

1.02

Transfer of Development

Programs for Transfers of Development are outlined in Chapter 51, Transfer of Development, of
the TRPA Code of Ordinances. Additional provisions related to Transfers of Development are
outlined in Subsections A and B below.
A.

Development Transfer Receiving Areas. The following subdistricts are eligible to receive transfers of development:
1.

Transfer of Development Rights to Town Centers. Properties within the Town
Center Overlay District are eligible to receive Transfers of Development Rights
to Centers, with bonus units, in accordance with Section 50.3.2 of the TRPA
Code of Ordinances.

2.

Transfers of Existing Development to Town Centers. Properties within the
Town Center Overlay District are eligible to receive Transfers of Existing Development to Centers, with bonus units, in accordance with Section 51.5 of the
TRP A Code of Ordinances.

3.

Transfers of One or More Development Rights. Parcels eligible to receive one
or more Development Rights in accordance with Subsection 51.3.3.A of the
TRPA Code of Ordinances are limited to property within the Town Center Overlay District or within a subdistrict designated as a receiving area for transfers of
multi-residential units .

4.

Transfers of One Development Right. Additional parcels eligible to receive one
Development Right are identified in Subsection 51.3.3.B of the TRPA Code of
Ordinances.
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ATTACHMENT E

Before the Board of Supervisors
County of Placer, State of California
In the matter of: AN ORDINANCE REZONING
PROPERTIES WITHIN THE PLACER COUNTY
TAHOE BASIN AREA PLAN

Ordinance No.: - - - - - Introduced:- - - - - -

The following Ordinance was duly passed by the Board of Supervisors of the County of Placer at a
regular meeting held _ _ _ _ _ _ _ _ _ _ _ _ , by the following vote on roll call:

Ayes:
Noes:
Absent:

Signed and approved by me after its passage.

Chair, Board of Supervisors

Attest:

Clerk of said Board
THE BOARD OF SUPERVISORS OF THE COUNTY OF PLACER, STATE OF CALIFORNIA, DOES
HEREBY ORDAIN AS FOLLOWS:
WHEREAS , on November 17, 2016, the Placer County Planning Commission ("Planning Commission")
held a noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60, Section
17.60.090(C) to consider the proposed Placer County Tahoe Basin Area Plan and Errata ("Area Plan")
and Placer County Tahoe Basin Area Plan Implementing Regulations and Errata ("Implementing
Regulations") and the proposed rezoning of the real property within the proposed Area Plan boundaries
to conform the zoning to the proposed new land use designation in the Area Plan and the Planning
Commission has made recommendations to the Board of Supervisors ("Board") related thereto ; and
, 2016, the Board held a noticed public hearing pursuant to Placer County
WHEREAS, on
Code Chapter 17, Article 17.60 , Section 17.60.090(0) to consider the recommendations of the
Planning Commission and to receive public input regarding the proposed Area Plan and Implementing
Regulations and the proposed rezoning of the real property within the proposed Area Plan boundaries ;
and
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WHEREAS, the Board has reviewed the proposed Area Plan and Implementing Regulations and the
proposed rezoning of the real property within the proposed Area Plan boundaries, considered the
recommendations of the Planning Commission , received and considered the written and oral
comments submitted by the public thereon , and has adopted Resolution No. 2016-_ _ certifying the
Final Environmental Impact Report and Errata for the "Placer County Tahoe Basin Area Plan and
adopting the Placer County Tahoe Basin Area
Tahoe City Lodge Project", Resolution No. 2016Plan and Errata, and Ordinance No. 2016-__ adopting the Placer County Tahoe Basin Area Plan
Implementing Regulations and Errata; and
WHEREAS , the Board finds the proposed rezoning is consistent with the General Plan and the
proposed Area Plan and Implementing Regulations and in the best interests of the County by
facilitating logical and efficient land use within the Area Plan; and
WHEREAS , notice of all hearings required has been given and all hearings have been held as required
by County ordinance and State law.
NOW, THEREFORE , BE IT ORDAINED BY THE BOARD OF SUPERVISORS, COUNTY OF
PLACER, STATE OF CALIFORNIA that pursuant to Placer County Code Chapter 17, Article 17.06,
Section 17.06.020, the Tahoe Basin Area Plan Zoning Map is adopted as set forth in Exhibit "A"
attached hereto and incorporated by reference .
BE IT FURTHER ORDAINED that this ordinance shall become effective thirty (30) days from the date
of adoption thereof or upon the effective date of final approval by the Tahoe Regional Planning Agency
of the Placer County Tahoe Basin Area Plan , whichever is later ("Effective Date").

Exhibit A:
PLACER COUNTY TAHOE BASIN AREA PLAN ZONING MAP

2
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EXHIBIT A

PLACER
COUNTY

Placer County Tahoe Basin
Area Plan Zoning Map

(=::J

Subdistricts

SubDistricts

LAKE
TAHOE

Residential
-

Mixed-Use (Greater Tahoe City)
Mixed-Use (North Tahoe East)

-

Mixed-Use (North Tahoe West)

-

Mixed-Use (West Shore)

-

Ind ustrial

-

Conservation

-

Recreation

Overl ay Di s tricts
Gateway Overlay District

®

NcKinney
Bay

LJ

Town Center Overlay

-

CoreArea

-

Transition Area

~~~

Special Planning Area Overlay
Kings Beach Entry Special Planning

Area (KBE-SPA)
North Stateline Special Planning Area

(NS-SPA)
Tahoe City Golf Course Special
Planning Area (TCGC-SPA)
Tahoe City Western Entry Special
Planning Area (TCWE-SPA)

Truckee River Corridor Special Planning
Area (TRC-SPA)
Tahoe City River District Special
Planning Area (TCRD- SPA)

County Boundary
0.5

EL DORADO
COUNTY

Rubicon
Bay

---===-----t.Nles
Data Source: Placer County, Placer County Geographic
Information System, 2013; Dyett & Bhatia , 2013
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