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 Section 1 
 INTRODUCTION 
 
The Alpine Sierra Subdivision is proposed to include 47 residential lots, with a total of up to 51 dwelling 
units (including up to 5 secondary/guest units and an HOA staff unit) in the Alpine Meadows community 
in unincorporated Placer County, California. The project site is located just below the Alpine Meadows 
Ski Area parking lot. Access to this project will be provided at a single point along the east side of Alpine 
Meadows Road between Ginzton Access Road and John Scott Trail. The project location may be seen in 
Figure 1 and the site plan is included in Appendix A. 
 
The purpose of this report is to present an analysis of the traffic impacts associated with the proposed 
development. Initially, existing traffic conditions in the area are discussed. The proposed development is 
then assessed to determine the traffic that will be generated. These vehicle-trips are assigned to the nearby 
roadway system. Next, future cumulative conditions are discussed. The project’s impact on intersection 
level of service (LOS) is evaluated at the following study intersections: 
 

1. State Route 89/Alpine Meadows Road 
2. Alpine Meadows Road/Site Access 

 
In addition, the following items are evaluated: 
 

 Driver sight distance at site access intersection 
 Adequacy of proposed intersection spacing along Alpine Meadows Road 
 Internal vehicular circulation at driveway locations at Lots 46/47 
 Proposed cul-de-sac lengths are evaluated against County standard for maximum length.  
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 Section 2 
 EXISTING TRAFFIC CONDITIONS 
 
The following discussion presents information regarding the project site and traffic conditions in the 
study area.  
 
ROADWAY CHARACTERISTICS 
 
State Route 89 
 
State Route (SR) 89 is a two-lane roadway connecting Truckee, California, and the Interstate 80 corridor 
to the north with Squaw Valley, Alpine Meadows, and Tahoe City, California, to the south. Traffic 
volumes along State Route 89 exhibit strong seasonal variation, with congestion occurring during winter 
peak demand periods when adverse weather and ski area activity creates strongly peaked periods of traffic 
demand. Caltrans reports that the peak month Average Daily Traffic (ADT) on SR 89 in the project 
vicinity is 14,800 vehicles per day (Caltrans Traffic and Vehicle Data Systems Unit, 2012). SR 89 has a 
posted speed limit of 45 miles per hour at its intersection with Alpine Meadows Road.  
 
Alpine Meadows Road 
 
Alpine Meadows Road runs from SR 89 on the east to its terminus at the Alpine Meadows Ski Area 
approximately three miles to the west. It provides all access from SR 89 to the Alpine Meadows 
residential area. Alpine Meadows Road is generally two lanes in cross-section, and has a posted speed 
limit of 35 miles per hour.  
  
EXISTING TRAFFIC VOLUMES  
 
Winter Traffic Volumes 
 
AM and PM peak-hour turning-movement counts were conducted by LSC at the State Route 89/Alpine 
Meadows Road intersection on Sunday, March 11, 2012 as a part of the Squaw Valley Traffic and 
Parking Analysis Project. The AM peak hour occurred from 10:45 to 11:45 AM and the PM peak hour 
occurred from 3:15 to 4:15 PM. Rather than using raw count data for analysis, the count volumes are 
adjusted to match a design period. It is standard traffic engineering practice to evaluate busy conditions, 
but not the absolute peak conditions. Placer County uses the 30th-highest winter PM peak hour as a 
design criteria. Based upon a review of Caltrans hourly traffic counts at a point on SR 89 immediately 
west of the Tahoe City “Wye” for the entire winter of 2011/2012, the estimated adjustment factor is 
approximately 1.6. This factor was applied to the SR 89 northbound and southbound approach volumes 
on the SR 89/Alpine Meadows Road intersection, in order to estimate 30th-highest winter PM peak-hour 
conditions. The same factor was applied to the AM peak-hour volumes on SR 89. 
 
The adjustment factor for traffic turning to/from Alpine Meadows Road was estimated based upon the 
14th-highest skier day at the Alpine Meadows Ski Area, consistent with the Alpine Meadows Parking Lot 
Traffic Review performed by LSC in 2006. Based upon a review of actual skier counts for the 2011/2012 
ski season, the 14th-highest skier day occurred on April 14, 2012. The skier count on this day was 
compared to the skier count on March 11, 2012 (the day of the intersection counts) to estimate an 
adjustment factor for Alpine Meadows Road. The estimated factor of approximately 1.7 was applied to 
the turning movement volumes to/from Alpine Meadows Road.  
 
The existing winter traffic volumes on Alpine Meadows Road at the proposed site access point were 
estimated based on the number of vehicles estimated to enter and exit the ski area parking lot during the 



 

 
 Alpine Sierra Subdivision Traffic Impact Analysis  
Page 4         LSC Transportation Consultants, Inc. 

AM and PM peak hours on the 14th-highest skier day, and considering the traffic generated by the 
existing dwelling units accessed via Ginzton Access Road to the south of the site access. 
 
Finally, as the intersection count was conducted in 2012, it is necessary to consider applying a growth 
factor to estimate existing year traffic conditions. Based on Caltrans historical traffic data on SR 89, there 
has been an increase in peak-month daily traffic volumes in the last five years of approximately 2.0 
percent per year. To be conservative in this analysis, this annual adjustment was applied to the 2012 
volumes to estimate existing year 2014 conditions. The resulting existing winter AM and PM peak-hour 
traffic volumes at the study intersections are shown in Figure 2.  
 
Summer Traffic Volumes 
 
PM peak-hour turning-movement counts were conducted by LSC at the State Route 89/Alpine Meadows 
Road intersection on Friday, August 12, 2011 as a part of the Squaw Valley Traffic and Parking Analysis 
Project. The PM peak hour occurred from 3:30 to 4:30 PM. A factor of approximately 1.02 was applied to 
the traffic volumes on SR 89, in order to reflect 30th-highest peak-hour conditions. This factor was 
estimated based upon a review of Caltrans 2006 hourly traffic volumes at a point on SR 89 immediately 
north of Squaw Valley Road (2006 was the most recent and complete set of data available, as the count 
station was not in full operation in more recent years). The summer traffic volumes on Alpine Meadows 
Road at the proposed site access point were estimated based on the assumption that about 15 percent of 
the traffic on Alpine Meadows Road near SR 89 has an origin or destination at a point on Alpine 
Meadows Road to the south of the site access point.  
 
Finally, as the intersection count was conducted in 2011, the estimated annual growth factor of 2.0 
percent was applied to the 2011 volumes to estimate existing year 2014 conditions. The estimated 
existing summer PM peak-hour traffic volumes at the study intersections are shown in Figure 2.  
 

EXISTING TRANSIT SERVICE 
 
Tahoe Area Regional Transit (TART), operated by Placer County Department of Public Works, serves 
stops along SR 89 at Alpine Meadows Road as part of the Highway 89 Route between Tahoe City and 
Truckee. This service is operated in both directions every hour from 6:00 AM to 7:22 PM in the summer, 
and from 6:00 AM to 6:30 PM in the winter and off-seasons. In addition, the “Night Rider” service 
operated under contract of the Truckee-North Tahoe Transportation Management Association provides 
hourly evening service from these stops to Squaw Valley and Tahoe City (and beyond) as late as 2:00 AM 
in summer and winter.  
 
Squaw Valley Resort operates the “Squaw Valley – Alpine Express” every 20 minutes during periods of 
ski lift operations between the Alpine Meadows base area and the Squaw Valley Village area. 
 
The “North Lake Tahoe Express” is a shuttle service connecting the North Tahoe area (including Alpine 
Meadows) with the Reno Tahoe International Airport. This service, which offers 3 trips per day in each 
direction, provides an opportunity for visitors to access the Alpine Meadows area, without the need to rent 
a car. Service is provided year round, although fewer runs are offered in the off-season. 
 

BICYCLING AND PEDESTRIAN NETWORK 
 
There are no designated bicycle or pedestrian facilities along Alpine Meadows Road. The Tahoe City 
Public Utility District’s Truckee River Trail parallels SR 89 between Tahoe City and Squaw Valley Road, 
crossing Alpine Meadows Road at grade just west of the intersection with SR 89. This consists of a paved 
Class I facility popular with both cyclists and pedestrians. 
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Section 3 
 TRIP GENERATION, DISTRIBUTION, AND ASSIGNMENT 
 

TRIP GENERATION 
 
The first step in the analysis of future traffic impacts is to prepare an estimate of the number of trips 
generated by the proposed project. Trip generation is the evaluation of the number of vehicle-trips that 
will either have an origin or destination at the project site. Daily one-way vehicle-trips and peak-hour 
one-way vehicle-trips must be determined in order to analyze the potential impacts from the proposed 
project development. Standard trip generation rates are provided in the Institute of Transportation 
Engineers (ITE) Trip Generation, 8th Edition (2008) manual (as Placer County has not adopted the 9th 
Edition manual.)  
 
The project proposes to construct a total of 53 dwelling units, as follows: 
 

 33 single-family detached residences 
 14 duplex units 
 Up to 5 guest/secondary units 
 1 small Homeowners Association (HOA) staff unit 

 
A portion of the proposed dwelling units are expected to be vacation homes, which tend to have lower trip 
generation rates than primary residences. Based upon a review of the 2006-2010 American Community 
Survey data from the US Census, approximately 75.8 percent of dwelling units in the census tract 
containing the Alpine Meadows area are used as recreation homes. Therefore, about 75 percent of the 
proposed detached units on the project site are assumed to be vacation homes (recreation homes). The 
“Residential Condominium/Townhouse” land use is applied to all of the attached duplex units. A 
summary of AM peak hour, PM peak hour, and daily trip generation for the proposed project is presented 
in Table 1. 
 
Some of the trips made between the site and the Alpine Meadows Ski Area are expected to be made via 
non-auto modes, considering that there is an intention to provide an Alpine Sierra HOA shuttle with 
frequent service to/from the ski area on peak days. Additionally, the 20 lots clustered in the western 
portion of the project site are located less than one-quarter mile from the base of the “Subway” lift. 
Residents and guests of the proposed units could potentially walk to the lift and/or ski back to within a 
couple hundred feet of their unit. However, as the relatively low “Recreational Homes” trip generation 
rates already reflect some level of non-auto travel associated with resort facilities, no additional 
reductions are applied for trips made via shuttle or walking, in order to remain conservative in this 
analysis. Similarly, no additional reduction is taken for non-auto trips during the summer season, 
conservatively. 
 
As indicated in the far right columns of Table 1, a total of approximately 277 one-way vehicle-trip ends 
are estimated to be generated at the site access point over the course of a busy day, with approximately 24 
(8 inbound and 16 outbound) occurring during the AM peak hour and 27 (16 inbound and 11 outbound) 
during the PM peak hour. 
 
TRAFFIC DISTRIBUTION AND ASSIGNMENT 
 
It is necessary to identify the proportion of trips generated by the site to and from each direction along 
Alpine Meadows Road, and the proportion of trips made to and from each direction along SR 89, in order 
to assign the trips through the study intersections. The distribution of traffic arriving and leaving the 
project site via State Route 89 is identified based upon the existing winter and summer traffic patterns, as  
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well as the portion of project trips that are assumed to be made by skiers going to/from the Alpine 
Meadows Ski Area in the winter. The estimated winter distribution pattern for project-generated trips is 
shown in Table 2. As shown, about 60 percent of project trips are estimated to be made to/from the 
Alpine Meadows Ski Area in the peak direction during the peak hour (outbound in the AM and inbound 
in the PM). Similarly, 30 percent of project trips are estimated to be made to/from the ski area in the off-
peak direction. The estimated distribution pattern for project-generated trips during the summer is shown 
in Table 3. More than half (approximately 52 percent) of project trips are assumed to be made to/from the 
south on SR 89. 
 
The project traffic turning movements are calculated by applying the distribution patterns presented in 
Tables 2 and 3 to the project-generated trips shown in Table 1. The resulting project-generated winter 
AM, winter PM, and summer PM turning movements through the site access intersection and the SR 
89/Alpine Meadows Road intersection are presented in Figure 3. Adding the project-generated volumes to 
the existing volumes yields the total traffic volumes with the project, which are shown in Figure 4.  
 

 

TABLE 2:  Alpine Sierra Subdivision - Winter Trip Distribution

Origin/Destination Inbound Outbound Inbound Outbound

Alpine Meadows Ski Area 30% 60% 60% 30%

SR 89 to/from the North 35% 27% 22% 45%

SR 89 to/from the South 35% 13% 18% 25%

TOTAL 100% 100% 100% 100%

Source:  LSC Transportation Consultants, Inc. AlpineSierraTripGen.xls

TABLE 3:  Alpine Sierra Subdivision - Summer Trip Distribution

Origin/Destination PM Distribution of Project Traffic

SR 89 to/from the North 43%

SR 89 to/from the South 52%

Points Along Alpine Meadows Road 5%

TOTAL 100%

Source:  LSC Transportation Consultants, Inc. AlpineSierraTripGen.xls

Distribution of Project Traffic
AM PM
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Section 4 

FUTURE CUMULATIVE TRAFFIC CONDITIONS 

 
The potential transportation impacts of the proposed project are evaluated under long-term (20-year 
horizon) cumulative conditions. First, future cumulative traffic volumes are estimated without the project. 
Next, future cumulative volumes with the project are estimated. Finally, intersection LOS is analyzed 
with and without the project.  
 
FUTURE CUMULATIVE TRAFFIC VOLUMES 
 
Future Traffic Volumes without Project 
 
Future cumulative (20-year horizon) traffic volume projections for SR 89 in the study area are provided in 
the SR 89 Transportation Corridor Concept Report (Caltrans, 2012). Based on a comparison of the 2010 
and 2030 traffic volumes provided in that report, the average growth rate is estimated to be approximately 
0.92 percent per year. This rate is applied to the existing peak-hour volumes on SR 89 in order to estimate 
the future cumulative volumes. As a future traffic model is not available for the Alpine Meadows area, the 
projected increase in housing units is used as the basis for estimating future traffic volumes along Alpine 
Meadows Road. Specifically, County Planning Department staff estimates the number of housing units in 
Alpine Meadows will increase by about 101 units over the next 20 years.  Compared to the existing 
number of units (about 794, according to 2010 Census data), this equates to an average growth rate of 
approximately 0.6 percent per year. This growth rate is applied to the existing peak-hour traffic volumes 
on Alpine Meadows Road. The resulting future cumulative winter and summer peak-hour intersection 
turning movement volumes without the proposed project are shown in Figure 5.  
  
Future Traffic Volumes with Project 
 
Adding the project-generated traffic volumes to the ‘no project’ volumes yields the future cumulative 
‘with project’ volumes illustrated in Figure 6. 
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Section 5 
LEVEL OF SERVICE 

 
METHODOLOGY 
 
LOS is a quantitative and qualitative measure of traffic conditions on isolated sections of roadway or 
intersections. LOS ranges from “A” (with no congestion) to “F” (where the system fails with gridlock or 
stop-and-go conditions prevailing). Detailed LOS definitions are included in Appendix B. As is the 
standard for traffic engineering analyses, intersection LOS is analyzed based upon the procedures 
presented in the Highway Capacity Manual (Federal Highways Administration, 2010) using the Synchro 
software package (Version 8, TrafficWare, LLC, 2013).  
 
Both study intersections are evaluated based on side-street stop-controlled methodologies. Delay and LOS 
are reported for the worst movement at each intersection. The stop-controlled analysis of the SR  
89/Alpine Meadows Road intersection considers the acceleration lane present for eastbound to 
northbound left turns onto SR 89. This is reflected in the analysis using the two-stage left-turn analysis 
procedures in the HCM. Additionally, the California Highway Patrol conducts traffic control at this 
intersection on weekends and occasionally on busy Fridays during peak winter periods. Under TCO 
operation, the intersection functions similarly to a signalized intersection. Therefore, the LOS analysis for 
the SR 89/Alpine Meadows Road intersection for the winter PM scenarios is analyzed using the HCM 
signalized intersection methodology. Consistent with other traffic studies in Alpine Meadows, a 120-
second cycle length is assumed with 30-second splits for eastbound left turns and northbound left turns, 
and a 60-second split for southbound through traffic. With the acceleration lane for eastbound left-turning 
traffic, northbound through traffic is not required to stop (Florida T-intersection operations). 
 

LEVEL OF SERVICE STANDARDS 
 
The following LOS standards are applicable to the study area: 
 
Caltrans 
 
According to the SR 89 Transportation Corridor Concept Report (Caltrans District 3, April, 2012), the 
minimum acceptable LOS along the entire length of SR 89 over the next 20 years is “E.”  
 
Placer County 
 
Placer County defines its LOS standard as “D” for locations within one-half mile of a state highway, and 
“C” for other locations in the study area. According to County policy, the County’s LOS standards for the 
state highway system shall be no worse than those adopted in the Placer County Congestion Management 
Program (CMP). The LOS standard in the CMP for roadways and signalized intersections located along 
state highways is “E.” 
 
If worst movement LOS at an un-signalized intersection in Placer County exceeds LOS standards, a 
“Peak-Hour” signal warrant analysis, consistent with the Manual of Uniform Traffic Control Devices 
(MUTCD), is required. If the intersection attains minimum signal warrant volumes, mitigation is required. 
Placer County may allow exceptions to its LOS standards where it finds that the improvements or other 
measures required to achieve the LOS standards are unacceptable based on established criteria. 
Exceptions to the standards will only be allowed after all feasible measures and options are explored, 
including alternative forms of transportation. 
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Finally, Placer County adopted a “Methodology of Assessment – Minimum LOS” policy for County 
roadways and intersections (including State facilities) to ensure that mitigation measures are proportionate 
to the level of impact a specific project has on an intersection or roadway. This methodology establishes 
guidelines for when a project may be considered to exceed the minimum LOS policies. 
 

INTERSECTION LEVEL OF SERVICE 
 
Level of Service (LOS) was calculated for the two study intersections, and the results are summarized in 
Table 4. Appendix C presents detailed LOS calculations. The SR 89/Alpine Meadows Road intersection 
is shown to operate at LOS F during the 2014 winter AM peak hour, with or without the proposed project. 
During the winter PM peak hour under TCO operations as listed above, the intersection is calculated to 
operate at an acceptable LOS C, with or without the proposed project. The intersection also is shown to 
operate at an acceptable LOS C during the 2014 summer PM peak hour, with or without the proposed 
project. With implementation of the project in 2014, the worst movement (the site driveway) at the site 
access intersection is expected to operate at LOS B in the winter peak hours.  During the summer, all 
movements on this intersection are estimated to operate at a good LOS A.  
 
Under future cumulative conditions without the project, the average delays would increase, although the 
intersection LOS would not deteriorate. The SR 89/Alpine Meadows Road intersection would continue to 
operate at LOS F, which exceeds the LOS standard. Implementation of the proposed project in 2034 
would not degrade the LOS at any study intersection under any scenario, with the exception of the 
summer PM peak hour. The SR 89/Alpine Meadows Road intersection is estimated to degrade from LOS 
C to LOS D with the project. However, the LOS standard would not be exceeded during this period. 
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 Section 6 

IMPACTS AND MITIGATION 
 
The following areas of transportation impacts are evaluated in this section: 
 

 Intersection Level of Service  
 Driver Sight Distance 
 Intersection Spacing 
 Lots 46 and 47 Driveway Locations 
 Evaluation of Dead-End Road Lengths 

 

INTERSECTION LEVEL OF SERVICE 
 
The worst movement on the SR 89/Alpine Meadows Road intersection (the left-turn movement from 
Alpine Meadows Road onto SR 89) currently operates at an unacceptable LOS F during peak winter AM 
periods. With implementation of the proposed project, this movement would continue to operate at LOS F 
in the winter AM peak hour. Under future cumulative conditions, this un-signalized intersection would 
operate at LOS F during the winter AM peak hour, with or without the project.  
 
According to the County’s adopted “Methodology of Assessment – Minimum LOS” policy, a project may 
be considered to exceed the minimum LOS policy if an un-signalized intersection which currently 
operates below the acceptable LOS established policy will experience an increase of 2.5 seconds or more 
with the project. The SR 89/Alpine Meadows Road intersection is expected to experience an increase of 
more than 2.5 seconds (at least 7 seconds) of delay on the worst movement during the winter AM peak 
hour with the proposed project. As such, the project would exceed the LOS policy during this period, 
although the LOS policy would not be exceeded during the other analysis periods (winter PM and 
summer PM).  
 
According to Placer County standards, if worst movement LOS at an un-signalized intersection exceeds 
LOS standards, a “Peak-Hour” signal warrant analysis is required. If the intersection attains minimum 
signal warrant volumes, mitigation is required. The traffic volumes at the SR 89/Alpine Meadows Road 
intersection currently meet the peak-hour signal warrant provided in the Manual of Uniform Traffic 
Control Devices (MUTCD) during winter and summer peak periods. Provision of a Traffic Control 
Officer (TCO) at the SR 89/Alpine Meadows Road intersection during winter peak AM periods would 
provide an acceptable LOS. Caltrans plans to install a traffic signal at this intersection in 2015. In 
addition, Placer County (in coordination with Caltrans) plans to replace the Truckee River Bridge on 
Alpine Meadows Road immediately west of this intersection. Construction is tentatively scheduled to 
start in 2015, with project completion in 2016. With a traffic signal, the SR 89/Alpine Meadows Road 
intersection would operate at an acceptable LOS B under existing and future cumulative conditions, with 
or without the proposed Alpine Sierra Subdivision Project.   
 
As identified in the previous section, the Alpine Meadows Road/Site Access intersection is expected to 
operate at a relatively good LOS under all scenarios with the project. Therefore, no intersection LOS 
mitigation measures are necessary at this intersection. 

 
DRIVER SIGHT DISTANCE 
 
Driver sight distance at the proposed site access intersection was evaluated. Two measures of sight 
distance were evaluated: stopping sight distance and corner sight distance. Stopping sight distance is the 
distance that the driver of a vehicle on Alpine Meadows Road should be able to see ahead on the traveled 
roadway in order to have time to react and stop before striking an object (or side-street vehicle) that 
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comes into view at the site access location. Corner sight distance is the distance that a driver of a vehicle 
on the site access drive should be able to see in each direction along Alpine Meadows Road to determine 
if he/she can safely enter the roadway. Placer County follows the sight distance standards provided in the 
Caltrans Highway Design Manual (HDM).  
 
Stopping sight distance is measured from the driver’s eye height of 3.5 feet to an object on the roadway 
with a height of 6 inches. The required stopping sight distance is 300 feet, based on a travel speed of 40 
miles per hour along Alpine Meadows Road. As the existing stopping sight distance exceeds 600 feet in 
both directions on Alpine Meadows Road, adequate stopping sight distance is provided. 
 
Corner sight distance is measured from a location on the site driveway set back a minimum of 15 feet 
from the edge of the traveled way from the driver’s eye height of 3.5 feet to an object in the center of the 
roadway with a height of 4.25 feet. The required corner sight distance is 440 feet. To the right looking 
north, more than 600 feet of corner sight distance is provided, which well exceeds the recommended 
distance. To the left looking south, only roughly 180 feet of corner sight distance is provided, due to the 
presence of the small trees along the east side of Alpine Meadows Road, as well as the horizontal 
curvature of the roadway. This is 260 feet short of the desired minimum distance.  
 
With construction of the site access roadway, some of the small trees along the east side of Alpine 
Meadows Road immediately south of the site driveway may need to be removed or routinely trimmed in 
order to provide adequate corner sight distance. In addition, the final landscaping plans should not hinder 
the driver sight distance looking to the north and to the south along Alpine Meadows Road from the site 
access point. Finally, snow should be removed from the corners of the intersection to provide adequate 
sight distance for drivers exiting the site and judging gaps in oncoming traffic along Alpine Meadows 
Road. With these measures, adequate driver sight distance is expected to be provided.  
 

INTERSECTION SPACING 
 
The proposed intersection spacing and the interaction between the turning movements at the site access 
point relative to adjacent driveways and intersections was evaluated. The site access roadway is proposed 
to be located at a point on the east side of Alpine Meadows Road about 450 feet north of Chalet Road. 
There is an existing driveway located on the opposite side (west side) of Alpine Meadows Road about 
160 feet to the north of the proposed site access point. Section 4.05(h) in the Placer County Land 
Development Manual (Placer County, 2006) requires that “Streets entering on opposite sides of any given 
street shall have their centerline directly opposite or shall be offset by at least 150 feet.”  As the adjacent 
intersections on Alpine Meadows Road are offset by more than 150 feet, the proposed site access location 
meets this requirement. 
 

LOTS 46 AND 47 DRIVEWAY LOCATIONS 
 
The proposed lot locations within the vicinity of the proposed Road A/Court B intersection were 
reviewed. It is recommended that the driveways be located at least 50 feet from the intersection, in order 
to minimize the potential for conflict between a vehicle entering/exiting the driveway and a vehicle 
turning at the intersection. Based upon a review of the current site plan, a driveway on either Lot 46 or 
Lot 47 would not meet the recommended minimum distance from the intersection. It is recommended that 
the site plan be revised to provide at least 50 feet from the edge of pavement on Road A to the first 
driveway on Court B. For instance, a shared driveway via Lot 45 could potentially be provided, as Lot 45 
is located more than 50 feet from Road A. 
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EVALUATION OF DEAD-END ROAD LENGTHS 
 
The Placer County Land Development Manual (Section 4.08) specifies that the maximum allowable 
length of a dead-end road, including all dead-end roads accessed from that dead-end road, shall not 
exceed the following cumulative lengths, regardless of the number of parcels served: 
 

 parcels zoned for less than one acre:  800 feet 
 parcels zoned for 1 acre to 4.99 acres:  1,320 feet 

 
The proposed Alpine Sierra Subdivision development internal roadways are evaluated against the criteria 
for parcels zoned for less than one acre, as the project description specifies lots ranging from 0.39 acre to 
1.17 acres (average lot size is 0.72 acre). The maximum length for dead-end roadways is therefore 800 
feet. Based on the current site plan, all of the proposed parcels except parcels 45-47 are beyond the 800-
foot limit specified by this code. Furthermore, parcels 1-27 are beyond the 1,320-foot limit for any of 
those parcels that are greater than 1 acre.  
 
The County standards (Zoning Code, Section 17.54.100.C.1.d) for residential developments state that at 
least two vehicle entry/exit points shall be provided or planned for adequate circulation and emergency 
purposes unless otherwise determined by the Planning Commission. However, the project as proposed is 
on a dead-end road. No practical alternative has been identified to allow for two points of access due to 
surrounding terrain and ownership. Consequently, the project is required to provide mitigation to the life-
safety authority to mitigate the impact of single point access. The project has obtained a will serve letter 
from the Alpine Springs County Water District (ASCWD) based on a series of water system 
improvements, improved building standards, defensible space improvements, and other terms that would 
mitigate the concern of the Service Provider. ASCWD contracts with the North Tahoe Fire Protection 
District (NTFPD), who has agreed to this mitigation. The will serve letter is contained in Appendix D.   
 

MITIGATION MEASURES 
 
The following mitigation measures are recommended to be implemented to offset the impacts of the 
Alpine Sierra Subdivision Project: 
 

Traffic Mitigation Fee 
Pursuant to the Placer County Countywide Traffic Impact Fee Program, new development within the 
County is required to mitigate impacts to the roadway system by paying a traffic mitigation fee. This 
fee is assessed at a rate of $4,714 per Dwelling Unit Equivalent (DUE) for new land uses in the Tahoe 
Region.  

 
Site Access/Alpine Meadows Road Intersection 
Some small trees along the east side of Alpine Meadows Road south of the proposed site driveway 
may need to be removed or routinely trimmed in order to provide 440 feet of corner sight distance. 
The final landscaping plans should not hinder the driver sight distance looking to the north and to the 
south along Alpine Meadows Road from the site access point. The subdivision’s Homeowners’ 
Association should be required to be responsible for removing snow from the corners of the 
intersection to provide adequate sight distance for drivers exiting the site and judging gaps in 
oncoming traffic along Alpine Meadows Road, and depositing the snow in a location off of adjacent 
private properties or public right-of-way.  
 
Driveway Locations 
It is recommended that the site plan be revised to provide at least 50 feet from the edge of pavement 
on Road A to the first driveway on Court B. For instance, a shared driveway serving Lots 45-47 could 
potentially be provided on Lot 45. 
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Dead-End Road Lengths 
The project is required to provide mitigation to the life-safety authority, such as a series of water 
system improvements, improved building standards, defensible space improvements, and other terms 
to mitigate the impact of single point access. A will serve letter including mitigation measures has 
been provided by the ASCWD and agreed to by the NTFPD. 

 
 
 



 APPENDIX A 
ALPINE SIERRA SUBDIVISION SITE PLAN 
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APPENDIX B 

DESCRIPTIONS OF LEVELS OF SERVICE 



 
Descriptions of Levels of Service 
 
The concept of level of service is defined as a qualitative measure describing operational conditions 
within a traffic stream, and their perception by motorists and/or passengers. A level-of-service definition 
generally describes these conditions in terms of such factors as speed and travel time, freedom to 
maneuver, traffic interruptions, comfort and convenience, and safety. Six levels of service are defined for 
each type of facility for which analysis procedures are available. They are given letter designations, from 
A to F, with level-of-service A representing the best operating conditions and level-of-service F the worst. 
 

Level-of-Service Definitions 
 

In general, the various levels of service are defined as follows for uninterrupted flow facilities: 
 

 Level-of-service A represents free flow. Individual users are virtually unaffected by the presence of 
others in the traffic stream. Freedom to select desired speeds and to maneuver within the traffic 
stream is extremely high. The general level of comfort and convenience provided to the motorist, 
passenger, or pedestrian is excellent. 

 

 Level-of-service B is in the range of stable flow, but the presence of other users in the traffic stream 
begins to be noticeable. Freedom to select desired speeds is relatively unaffected, but there is a slight 
decline in the freedom to maneuver within the traffic stream from LOS A. The level of comfort and 
convenience provided is somewhat less than at LOS A, because the presence of others in the traffic 
stream begins to affect individual behavior. 

 

 Level-of-service C is in the range of stable flow, but marks the beginning of the range of flow in 
which the operation of individual users becomes significantly affected by interactions with others in 
the traffic stream. The selection of speed is now affected by the presence of others, and maneuvering 
within the traffic stream requires substantial vigilance on the part of the user. The general level of 
comfort and convenience declines noticeably at this level. 

 

 Level-of-service D represents high-density, but stable, flow. Speed and freedom to maneuver are 
severely restricted, and the driver or pedestrian experiences a generally poor level of comfort and 
convenience. Small increases in traffic flow will generally cause operational problems at this level. 

 
 Level-of-service E represents operating conditions at or near the capacity level. All speeds are 

reduced to a low, but relatively uniform value. Freedom to maneuver within the traffic stream is 
extremely difficult, and it is generally accomplished by forcing a vehicle or pedestrian to "give way" 
to accommodate such maneuvers. Comfort and convenience levels are extremely poor, and driver or 
pedestrian frustration is generally high. Operations at this level are usually unstable, because small 
increases in flow or minor perturbations within the traffic stream will cause breakdowns. 

 

 Level-of-service F is used to define forced or breakdown flow. This condition exists wherever the 
amount of traffic approaching a point exceeds the amount which can traverse the point. Queues form 
behind such locations. Operations within the queue are characterized by stop-and-go waves, and they 
are extremely unstable. Vehicles may progress at reasonable speeds for several hundred feet or more, 
then be required to stop in a cyclic fashion. Level-of-service F is used to describe the operating 
conditions within the queue, as well as the point of the breakdown. It should be noted, however, that 
in many cases operating conditions of vehicles or pedestrians discharged from the queue may be 
quite good. Nevertheless, it is the point at which arrival flow exceeds discharge flow which causes 
the queue to form, and level-of-service F is an appropriate designation for such points. 
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Alpine Sierra 2014 Level of Service Calculations 
  























 
Alpine Sierra 2034 Level of Service Calculations 
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General Manager: John M. Collins, P.E. 
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February 7, 2014  

 
Alex Fisch, Senior Planner 
County of Placer 
Community Development Resource Agency 
3091 County Center Drive, Suite 190 
Auburn, CA 95603 
 
Re:    Will Serve Letter for Alpine Sierra Subdivision 
 
Dear Mr. Fisch, 
   
This letter shall serve as evidence of the Alpine Springs County Water District’s (ASCWD) 
acknowledgement of its obligation to provide water, sewer, garbage and fire service to the 
Alpine Sierra Subdivision, a 47 unit subdivision with accessory buildings (the Project),  
proposed by Alpine Sierra Subdivision (Applicant) subject to the terms and conditions set 
forth below. 
 
ASCWD contracts with NTFPD to provide structure fire protection and related emergency 
services within its jurisdiction.  In light of this, ASCWD requested that NTFPD identify 
measures that will allow for the safe implementation of the Project as well as 
improvements to the fire protection capabilities of ASCWD throughout its service area.  
Enclosed please find a Will Serve letter prepared by the North Tahoe Fire Protection 
District (NTFPD) for Project.  This letter identifies the necessary measures to mitigate the 
Project’s impacts on ASCWD’s provision of fire service. 
 
In addition to these mitigation measures, the Applicant and ASCWD have reached an 
agreement on necessary mitigation measures and other requirements for ASCWD to 
provide water and sewer service to the Project.  These measures are more particularly 
described below and in the enclosed October 17, 2013 letter from Douglas Cylde, the 
Applicant’s consultant. 
 
Provided that the Applicant provides the agreed upon mitigation measures, ASCWD will 
provide water, sewer, garbage and fire service to the Project.  As these mitigation 
measures and other requirements will be memorialized in one or more agreements 
between the Applicant and ASCWD, ASCWD respectfully requests that Placer County 
include the following condition of approval in any entitlement for the Project: 
 
 The Alpine Springs County Water District will provide water, sewer garbage and fire 
protection services to the Project as long as an agreement is entered into between 
ASCWD and Alpine Sierra Subdivision (and such agreement remains in effect), which 
includes the following terms:  
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1. Alpine Sierra Subdivision to fund a standard 4 x 4 Type I fire 

apparatus (new pumper truck) with 1,500 gpm pump and 750 gallon 
water tank per NTFPD specifications.  The pumper truck shall be 
fully equipped per NFPA 1901 and NTFPD standards and 
specifications and ready for service. 

 
2. The Project area includes a heavily wooded fir ecosystem within the 

Alpine Meadows Valley (Valley), to the south and east of the Alpine 
Meadows Road, which is sandwiched in between the national forest, 
the Stanford Chalet and Alpine Chalet condominiums.  As with 
similar forest environments, the Valley as a whole is teetering on 
edge of significant forest decay and serious fire risk in the absence 
of intervention.  The ASCWD in cooperation with NTFPD retained a 
Registered Professional Forester (RPF) who has recently provided 
for grant funded fuel reduction work within existing developed areas 
in the Valley.  This work was sponsored by a grant obtained in 
conjunction with the Sierra Nevada Conservancy (SNC) Fuels 
Reduction Grant Program.  Fuels reduction programs are taking 
place throughout the Sierras in an effort to manage risk and improve 
forest health, but by and large, there is no permanent authority or 
financing to implement these programs.  The Project will provide for 
both the necessary authority and required financing. 

 
 Alpine Sierra Subdivision proposes to retain a RPF to design and 

implement a defensible space and forest health management plan 
for all of the property encompassed in the Project (i.e. not limited to 
areas immediately adjacent to home sites). The Alpine Sierra 
Subdivision will obligate the future home owners within the Project to 
continue that work in perpetuity at the direction of the ASCWD, and 
absent that cooperation, allow the ASCWD to perform that work at 
the homeowner’s expense through a Service Agreement with the 
ASCWD. 

 
3. An enhanced standard for fire protection within the Project shall be 

implemented, including fire sprinklers and fire-safe building 
materials, per current California State Fire and building codes as well 
as the ASCWD Fire Code. 

 
 The building standards within the project will provide an enhanced 

level of safety over the vast majority of existing structures within the 
Valley by implementing the standards of the California Building 
Code, Chapter 7A.  In addition to the Defensible Space required by 
the Wild lands Urban Interface Code (WUI), the Project will require 
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that all lands within the boundaries of the Project be managed as 
defensible space and, to the greatest extent practical, will modify the 
fuel types to a lower level of risk than found in the surrounding forest.  
Subdivision design standards for the Project shall require that all 
propane tanks installed throughout the project be buried.  These 
improvements will be maintained at the homeowner’s expense and 
insured through a mitigation agreement with the NTFPD and the 
ASCWD.  The Project’s covenants, conditions and restrictions will 
also bind individual homeowners to those agreements. 

 
4. Alpine Sierra Subdivision to provide new easements and 

improvements, as determined by ASCWD, to existing ASCWD 
domestic and fire flow water infrastructure on the Alpine Sierra 
property for the benefit of the ASCWD. 

 
5. Alpine Sierra Subdivision will fund the Project’s share of upgrades to 

three system-wide pump stations known as Booster Pumps B, C and 
D due upon ASCWD’s final approval of the initial map for the Project. 

 
6. Alpine Sierra Subdivision to pay all connection and other general 

fees owed to ASCWD for water and sewer service. 
 
7. Alpine Sierra Subdivision will dedicate access easements to ASCWD 

on either end of the Project that will allow ASCWD to improve 
emergency access to both residents of the area as well as ski resort 
visitors in times of emergency at some future time should the United 
States Forest Service and/or BCA agree to grant easements in the 
future.  Alpine Sierra Subdivision shall ensure that these obligations 
remain binding on future property owners as agreed to by ASCWD. 

 
8. Any other mitigation measures or improvements set forth in the 

NTFPD will serve letter or October 17, 2013 letter from Douglas 
Clyde. 

 
Please let me know if you have any questions. 
 
Sincerely, 
 
 
 
 
John M. Collins, General Manager 
Alpine Springs County Water District 
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Enclosures 
 
cc:  
Tim Alameda, Fire Marshal, North Tahoe Fire Protection District 
Chris Nelson, Alpine Sierra Subdivision 
Doug Clyde, Alpine Sierra Subdivision 
Stephen C. Lieberman, Attorney, North Tahoe Fire Protection District 
Schwartz, Mike, Fire Chief, North Tahoe Fire Protection District 
Josh Nelson, Attorney, Alpine Springs County Water District 
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NORTH TAHOE FIRE PROTECTION DISTRICT                          Tim Alameda, Fire Marshal 
═══════════════════════════════════════════════════════════════════════ 
P.O. Box 5879      
222 Fairway Drive 
Tahoe City, CA 96145     
530.583.6913 
Fax 530.583.6909 
alameda@ntfire.net         
            Mike Schwartz, Fire Chief 
═══════════════════════════════════════════════════════════════════════ 
 

       February 7, 2014  
Alex Fisch, Senior Planner 
Placer County Community Development Resource Agency 
 
Re:    Will Serve for Alpine Sierra Subdivision. 
   
 The North Tahoe Fire Protection District (NTFPD) acknowledges the obligation to serve the Alpine 
Sierra Subdivision project, a 47 unit subdivision with accessory buildings (the Project), located within the 
Alpine Springs County Water District (ASCWD) and as shown on the attached Alpine Sierra Subdivision 
Vesting Tentative Map dated August 2013 (Plans). ASCWD has contracted with the NTFPD for fire and 
rescue services and administrative services of the NTFPD Fire Prevention Bureau. NTFPD has the 
primary responsibility for structure fire protection and related emergency services. The Project is also 
within the boundaries of the land classified as State Responsibility Area (SRA).  The California 
Department of Forestry and Fire Protection (Cal Fire) has responsibility and authority for wildland fire 
protection within SRA lands.  
 

In order to address the fire safety concerns of ASCWD and its contract service provider, NTFPD, 
with respect to the Project, measures have been identified and agreed to that allow for the safe 
implementation of the Project and for improvements to the fire protection capabilities of the ASCWD 
throughout its service area. These improvements will provide enhanced fire protection that will benefit 
residents in existing subdivisions throughout the Alpine Meadows Valley (the Valley) and by extension, 
the larger surrounding areas. 
 

The mitigation proposed for this Project includes the following:  
 

1. Alpine Sierra Subdivision shall fund a standard 4 x 4 Type I fire apparatus (new pumper 
truck) with a 1,500 gallons per minute (gpm) pump and 750 gallon water tank per NTFPD 
specifications. The pumper truck shall be fully equipped per NFPA 1901 and NTFPD 
standards and specifications and ready for service. 
 
The NTFPD fire protection facilities and equipment have evolved over the years to include 
the current fire station and fire apparatus located at the ASCWD’s offices at the bottom of 
the Valley. The ASCWD contracts with NTFPD to provide service for the Valley from that 
station. The ASCWD and the NTFPD have identified an unfunded need to upgrade the fire 
apparatus in that facility to current standards. This would involve replacing the current 
Type II fire apparatus with a standard 4x4 Type I fire apparatus providing 1,500 gpm pump 
and 750 gallon water tank that will be able to provide improved fire protection to the entire 
Valley. 
 

2. Alpine Sierra Subdivision shall add significant defensible space through a fuel modification 
plan approved by NTFPD and Cal Fire for lands within the Project.  
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The Project area includes a heavily wooded fir ecosystem within the Valley, to the south 
and east of the Alpine Meadows Road, which is sandwiched in between the national 
forest, the Stanford Chalet and Alpine Chalet condominiums. As with similar forest 
environments, the Valley as a whole is teetering on edge of significant forest decay and 
serious fire risk in the absence of intervention. The ASCWD in cooperation with NTFPD 
retained a Register Professional Forester (RPF) who has recently provided for grant 
funded fuel reduction work within existing developed areas in the Valley. This work was 
sponsored by a grant obtained in conjunction with the Sierra Nevada Conservancy (SNC) 
Fuels Reduction Grant Program. Fuels reduction programs are taking place throughout the 
Sierras in an effort to manage risk and improve forest health, but by and large, there is no 
permanent authority or financing to implement these programs. The Project will provide for 
both the necessary authority and required financing. 

 
Alpine Sierra Subdivision proposes to retain a RPF to design and implement a defensible 
space and forest health management plan for all of the property encompassed in the 
Project (i.e. not limited to areas immediately adjacent to home sites). The Alpine Sierra 
Subdivision will obligate the future home owners within the subdivision to continue that 
work in perpetuity at the direction of the ASCWD, and absent that cooperation, allow the 
ASCWD to perform that work at the homeowner’s expense through a Service Agreement 
with the ASCWD. 

 
3. An enhanced standard for fire protection within the Project shall be implemented, including 

fire sprinklers and fire-safe building materials, per current California State Fire and building 
codes as well as the ASCWD Fire Code. 
 
The building standards within the project will provide an enhanced level of safety over the 
vast majority of existing structures within the Valley by implementing the standards of the 
CA Building Code, Chapter 7A. In addition to the Defensible Space required by the Wild 
lands Urban Interface Code (WUI), the Project will require that all lands within the 
boundaries of the Project be managed as defensible space and, to the greatest extent 
practical, will modify the fuel types to a lower level of risk than found in the surrounding 
forest. Subdivision design standards for the Project shall require that all propane tanks 
installed throughout the project be buried. These improvements will be maintained at the 
homeowner’s expense and insured through a mitigation agreement with the NTFPD and 
the ASCWD.  The Project’s CC&Rs will also bind individual homeowners to those 
agreements. 

 
4. Alpine Sierra Subdivision shall provide new easements and improvements to existing 

ASCWD domestic and fire flow water infrastructure on the Alpine Sierra Subdivision for the 
benefit of the ASCWD. 

 
The improvements to fire flow, a new Type I fire apparatus, Defensible Space, current building 

and fire codes and easements will contribute significantly to the overall Valley fire safety rating and will 
assist the ASCWD in maintaining or improving its ISO rating.  
 
Tim Alameda, Fire Marshal 
North Tahoe Fire Protection District 
 
 
 
 ____________________________  
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cc:  
John Collins john@alpinesprings.org 
Chris Nelson <cnelson@capstone-partners.com> (cnelson@capstone-partners.com) 
Doug Clyde <dclyde@allwest.net>  
Stephen C. Lieberman lieberman@portersimon.com 
Schwartz, Mike <schwartz@ntfire.net> 
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MEMORANDUM 

 
DATE:  January 15, 2016 
 
TO: Doug Clyde, Mountain Resort Consulting Services, LLC 
 
FROM: Sara Hawley and Jason Briedis, LSC 
  
SUBJECT: Alpine Sierra Subdivision – SR 89/Alpine Meadows Road Level of Service 
 
  
The purpose of this memorandum is to respond to the County’s request for additional details 
regarding the Level of Service (LOS) at the signalized State Route (SR) 89/Alpine Meadows 
Road intersection.  This analysis is based on the assumptions, methodology, and technical 
analysis provided in the Alpine Sierra Subdivision Traffic Impact Analysis (LSC Transportation 
Consultants, Inc., April 16, 2015). 
 
Intersection Level of Service 
 
The LOS analysis for the SR 89/Alpine Meadows Road intersection for all scenarios is analyzed 
using the HCM signalized intersection methodology. The results are summarized in the attached 
Table A.  As shown, the signalized intersection is estimated to operate at an acceptable LOS A 
during the summer PM peak hour under existing and future cumulative conditions, with or 
without the proposed Alpine Sierra Subdivision Project.  During the winter AM and PM peak 
hours, the intersection operates at an acceptable LOS B under existing and future cumulative 
conditions, with or without the proposed project.  Implementation of the proposed project would 
result in an increase in total intersection delay of less than 1.0 second under all scenarios.   
 
Intersection Traffic Queues  
 
Traffic queue lengths were reviewed.  The 95th-percentile traffic queues forming in the turn lanes 
on SR 89 are expected to be accommodated within the existing lane storage lengths under all 
scenarios.  Additionally, the 95th-percentile queue length on the eastbound Alpine Meadows 
Road approach is accommodated within the existing storage length under all existing year 
scenarios, both with and without Alpine Sierra, as well as for the future summer scenarios.  
 
During future winter peak periods of skier-related traffic activity (AM and PM), the calculated 
95th-percentile eastbound queues would extend past the adjacent driveway intersection on 
Alpine Meadows Road.  However, considering that the traffic volumes accessing the driveway 
on the south side of Alpine Meadows Road (the condominiums driveway) are minimal during 
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peak periods, and that drivers wishing to turn left from the driveway on the north side (serving 
the Crest Café and other uses) have the option of using a second driveway to the west, no 
traffic queuing concerns are identified on Alpine Meadows Road.     
 
 
 



TABLE A:  Intersection LOS at SR 89/Alpine Meadows Road Traffic Signal
Average 95th-Percentile Queues

Scenario Delay LOS Exceed Available Storage?

Existing Scenarios
Summer PM - No Project 7.2 A No
Summer PM - With Alpine Sierra 7.5 A No
Winter AM - No Project 11.9 B No
Winter AM - With Alpine Sierra 12.1 B No
Winter PM - No Project 12.4 B No
Winter PM - With Alpine Sierra 12.6 B No

Future Scenarios
Summer PM - No Project 9.0 A No
Summer PM - With Alpine Sierra 9.4 A No
Winter AM - No Project 18.5 B EB-LT - 253 feet
Winter AM - With Alpine Sierra 18.8 B EB-LT - 255 feet
Winter PM - No Project 16.6 B EB-LT - 275 feet
Winter PM - With Alpine Sierra 17.3 B EB-LT - 285 feet

Note:  EB = Eastbound, LT = left-turn movement
Source:  LSC Transportation Consultants, Inc. Alpine Meadows Signal LOS.xlsx
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Alpine Sierra Parking Provision and Management Plan 

Alternative B 
 8‐20‐17 

 

Overview 

The Alpine Sierra project is a PUD located in mountainous terrain within Alpine Meadows Valley in 

Placer County. In the design of the project, the cross sections of the roads were limited to the greatest 

extent practical in order to limit both physical and visual impacts from associated cuts and fills. As a 

result, the majority of the project was designed so that on‐street parking is not accommodated adjacent 

to most residents, with the exception of the first cul de sac (cul de sac “B” on the west side of the 

project). On that cul de sac, parking is allowed on one side of the road to provide sufficient parking to 

meet County Code.  On the balance of the project (the east side) where on‐street parking is not 

provided for, the County Code requires that additional parking be provided within each lot over and 

above the two outside spaces normally required for each residential unit.  

Design Approach 

In an effort to limit cuts, fills and redundant impervious surface on each lot and the overall project, the 

project incorporates a faceted approach to providing the requisite spaces in a combination of: additional 

surface parking within most lots, common parking lots in the project, parking on one side of cul de sac 

“B” and additional garage space. While garage space is not normally counted to the requirement of 

offsetting the absence of on‐street parking, given the climate, enclosed parking stalls play a more 

significant role in mountainous developments (snow country) than they do in areas where snow is not a 

consideration. Also, three car garages are expected to be the norm in the large lots on the east side of 

the project due to the size of the lots and market demand. Therefore, as part of the project’s parking 

plan, garages are proposed to be part of the overall off‐street parking count. While three car garages will 

be the common condition within the large lot development to the east, they will not be an option on the 

small lot development to the west. Consequently, cul de sac “B” has been widened to allow for parking 

on one side and some common parking is proposed on the east side located on the common area 

parcels H and I. These areas are accounted for in the limits of disturbance calculations for the overall 

project. 

Enforcement  

The HOA will be responsible for plowing of the roads and insuring sufficient life‐safety access 

throughout the project over the life of the development. As a result, it is their responsibility to keep 

roads clear and enforce parking standards.  It will be within the scope of the HOA to ensure that garage 

space that is accorded to the project parking allocation is available for use as needed (the 3rd space 

within the garage). Further, the HOA will be in charge of the parking in the common parking lots both 

from maintenance perspective and controlling use or availability as required to provide for off‐street 

parking. 
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Parking Count 

As a basic design element, and in compliance with County Code, each dwelling unit will have two parking 

stalls which are directly in front of each garage. In the 28 east side lots a minimum of 80% of the units 

will have three car garages. The front access to these garage doors automatically add one surface space 

(see LOD calculation for surface parking discussion). In the event that only a two‐car garage is provided, 

an allowance is made for at least one additional outside space through a requirement for 20’ wide 

portion of the driveway. This space is in addition to the area in front of the garage doors and will require 

additional paving beyond that space, i.e. the driveway will have to be both long enough and wide 

enough to provide for 3 cars outside of the interior garage space. While this may result in tandem 

parking, this is acceptable as it is both within the residence’s control and their obligation to keep their 

cars off the street. 

Within the 10‐unit high‐density lots to the west, two car garages will be the norm with two spaces in 

front, however, some driveways will have sufficient length to allow for tandem parking as well. In 

addition, 10 spaces are provided by on street parking on one side of the cul de sac.  

Beyond the parking noted above for each unit, the project will provide 12 spaces of parking that can be 

used by any of the residents within the project as controlled by the HOA (lots H & I). 

Alternative B of the project has a total of 38 units. The total parking requirement for off street parking is 

therefore 4x38=152 plus 5 spaces for the accessory dwellings = 158. This parking plan provides for those 

spaces as follows: 

 76 from normal 2 cars in front of garages 

 22 spaces for additional garage space (counting one inside garage space =28 x 0.8) 

 22 spaces for additional parking in front of the 3rd garage stall  

 12 spaces in additional driveway paving (tandem parking in wider & longer driveways) 

 5 additional paved spaces for accessory dwellings 

 12 spaces within common area on Lots H & I 

 10 spaces of on street parking within cul de sac “B” (west side) 
 

Preliminarily, this plan adds to 159 spaces and is only for the purposes of demonstrating that the overall 

parking requirement can be met or exceeded. The use of additional garage space to meet the 

requirement is proposed for the purpose of limiting impervious surface, reducing overall snow storage 

and better utilization of built space.  While specific parking on each lot is subject to final building design, 

the master developer, and ultimately the HOA, will be required to submit projections at the time of each 

residential building permit to ensure that this parking count can be obtained within the overall project. 

While the system is designed to make the “full” parking count readily accessible to each home, this 

Parking Management Plan is the obligation of the HOA to enforce. Enforcement can be legally binding 

on the Project through the adoption of a mitigation and monitoring plan by the County.  
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