




Source: City of South Lake Tahoe, 2008

Figure 4.1-5
Existing Land Use - General Plan Planning Area
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Source:  TRPA, 2009; ESRI, 2010
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South Lake Tahoe’s SOI extends from Lake Tahoe in the north to SR 89 south of Meyers in the 
south and from Lake Tahoe Boulevard/North Upper Truckee Road on the west to the Nevada 
state line on the east. This boundary includes a total of 25,383 acres of land within and 
surrounding the year 2008 city limits. 

Recent Annexations 

The City of South Lake Tahoe has annexed three parcels since 2000. The parcels, annexed 
collectively as the South Lake Tahoe Embassy Annexation, totaled approximately 14 acres. The 
parcels are located adjacent to the California-Nevada state line at Lake Parkway. Prior to the 
annexation, the three parcels were undeveloped and within the Lake Valley Fire Protection 
District’s jurisdiction. 

Future Annexations 

As of the year 2008, the City of South Lake Tahoe is proposing the annexation of approximately 
200 acres of City-owned properties in the General Plan Planning Area (Table 4.1-2). As of 2008, 
all of these properties were vacant and within South Lake Tahoe’s SOI. The City is seeking the 
annexation of these properties in order to reduce taxes levied by El Dorado County. The 
properties would remain as open space or for public uses after the annexation. The City is also 
pursuing other properties for annexation through potential land exchanges with several state 
and federal agencies. Because growth in the Tahoe region is regulated by TRPA, South Lake 
Tahoe is not expected to grow significantly in the coming years and major annexations are not 
anticipated. The City is considering smaller annexations such as the area around Barbara 
Avenue that would allow the City to meet its stated goals, for example, to provide adequate 
housing for all income levels. 

TABLE 4.1-2 
PROPERTIES PROPOSED FOR ANNEXATION (2008) 

APN Size  
(acres) 

Description Zoning/PAS Contiguous to 
the City 

Sphere of 
Influence 

025-061-26 24.72 Trout Creek upstream from 
Black Bart Bridge (past Martin) PAS 100 Yes Within 

025-061-27 14.55 Trout Creek downstream from 
Black Bart Bridge (past Martin) PAS 100 Yes Within 

025-081-13 57.07 Trout Creek downstream from 
Black Bart Bridge (past Martin) PAS 100 if 025-061-26 is 

annexed Within 

025-091-12 22.27 Lake Christopher, next to Pioneer 
Trail (near intersection Black Bart) PAS 100 if 025-081-13 is 

annexed Within 

033-110-13 15.96 
“Canada Cove” property 
between Lake Tahoe Airport 
and US 50 (near Airport Road) 

PAS 119 Yes Within 

080-010-13 20.82 
Globin Ponds, on Cold Creek 
up from Pioneer Trail (near 
intersection Cold Creek Trail) 

PAS 106 if 025-091-12 is 
annexed Within 

080-020-08 54.84 Lake Christopher (near intersection 
Black Bart and Pioneer Trail) -- Yes Within 

Total 210.23  
Source: City of South Lake Tahoe, 2008 
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4.1.3 ENVIRONMENTAL CONSEQUENCES, IMPACTS, AND MITIGATION MEASURES 

STANDARDS OF SIGNIFICANCE 

Based on State CEQA Guidelines, Appendix G, and the TRPA Initial Environmental Impact Checklist, 
the proposed General Plan Update would have a significant impact on land use if it would: 

1. Physically divide an established community. 

2. Conflict with any applicable land use plan, policy, or regulation of an agency with 
jurisdiction over the project adopted for the purpose of avoiding or mitigating an 
environmental impact. This would include the TRPA 1987 Regional Plan and the 
associated Plan Area Statements, adopted Community Plans, Master Plans, or the TRPA 
Code of Ordinances. 

3. Expand or intensify an existing nonconforming use. 

4. Conflict with any applicable habitat conservation plan or natural community 
conservation plan. 

The project is not located within a habitat conservation plan or natural community conservation 
plan; therefore, this issue will not be addressed in this EIR. The reader is referred to Section 4.15, 
Consistency with Plans and Relevant Regulations, for a discussion and analysis of the proposed 
2030 General Plan Update’s consistency with the TRPA thresholds and 1987 Regional Plan. Given 
that the proposed TRPA Regional Plan Update is still being drafted as of the date of the 
preparation of this Draft EIR, no consistency analysis is provided in relation to that document. 

METHODOLOGY 

The following analysis is based on review of existing land use documents, policies, ordinances, 
and other regulations (see Regulatory Framework). The following impact discussions relate to 
direct land use impacts identified in the TRPA Environmental Impact Checklist and the State 
CEQA Guidelines, Appendix G, as listed above. Secondary effects of land use activities and 
development, such as effects to biological resources, water quality, noise, air quality, and others, 
are discussed in detail in the representative sections of this DEIR. 

IMPACTS AND MITIGATION MEASURES  

Potential Division of an Established Community (Standard of Significance 1) 

Impact 4.1.1 Implementation of the proposed 2030 General Plan Update would not result 
in the division of an existing community nor would it result in land use 
compatibility issues. No impact would occur. 

The City of South Lake Tahoe is an amalgamation of distinct neighborhoods. While each 
neighborhood has different characteristics, the proposed 2030 General Plan Update 
Neighborhood Priority List looks at ways to add needed amenities into each neighborhood in 
order to “complete” them, with the goal of promoting sustainability, livability, and safety for 
residents of all ages, incomes, and cultural backgrounds. Typical characteristics of complete 
neighborhoods include a mix of housing types and affordability, neighborhood services and 
facilities, social gathering spaces, sustainable designs and green infrastructure, attractive 
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landscaping, a sense of personal safety, convenient access to public transportation, 
well‐maintained housing, public facilities, and attractive parks with co‐located drainage facilities 
where feasible and appropriate. 

Division of an established community commonly occurs as a result of development and 
construction of physical features that constitute a barrier to easy and frequent travel between 
two or more constituent parts of a community. For example, a large freeway structure with few 
crossings could effectively split a community. Likewise, geographic features could similarly affect 
the community, such as the development of a large residential project on the opposite side of a 
river from the existing community. However, the proposed General Plan Update would result in 
no new significant barriers to movement between any parts of the General Plan Planning Area.  

Proposed General Plan Update Provisions that Provide Mitigation 

The following list includes those provisions that contain specific, enforceable requirements 
and/or restrictions and corresponding performance standards that would promote complete 
neighborhoods and promote connectivity in the city. 

Policy LU-1.1: The City shall implement Smart Growth principles to create walkable, mixed-
use centers, compact and complete neighborhoods, and enhanced 
gateways and places. Smart Growth principles include: 

• Creating a range of housing opportunities and choices; 
• Creating walkable neighborhoods; 
• Encouraging community and stakeholder collaboration; 
• Fostering distinctive, attractive communities with a strong sense of place; 
• Making development decisions predictable, fair, and cost-effective; 
• Providing a mix of land uses; 
• Preserving open space, natural beauty, and critical environmental areas; 
• Providing a variety of transportation choices; 
• Strengthening and directing development to existing communities; and 
• Taking advantage of compact building design. 

Policy LU‐3.1:  The City shall promote complete and distinct neighborhoods that promote 
walking to services, biking, and transit use; foster community pride; enhance 
neighborhood identity; ensure public safety; and are family‐friendly. 

Policy LU‐3.2:  The City shall improve connections and access to a wide range of recreational 
opportunities, which will improve the quality of life of residents and visitors. 

Policy LU‐4.2:  The City shall promote infill and reinvestment to increase density within 
walking distance of transit stops. 

No aspect of the proposed General Plan Update would divide the city. The objective of the 
General Plan Update is to develop a connected city and eliminate nonconforming uses. Orderly 
development contiguous to existing developed areas that can be efficiently served by the 
extension of infrastructure and municipal services in a fiscally responsible manner is a priority. For 
example, the General Plan Update mandates the goal of transforming the US 50 corridor into an 
interconnected series of compact mixed‐use (commercial, office, residential, and tourist 
accommodation) districts that serve the needs of residents and visitors alike. Such objectives are 
vital to addressing future growth, as future expansion of the boundaries of the city is constrained 
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by TRPA’s compact to protect the environment of the Tahoe region. Therefore, no impact 
associated with dividing an established community would occur. 

Mitigation Measures 

None required.  

Conflicts with Land Use Policies Adopted for the Purpose of Avoiding or Mitigating an 
Environmental Impact (Standard of Significance 2) 

Impact 4.1.2 Implementation of the proposed 2030 General Plan Update would conflict 
with the Tahoe Regional Planning Agency’s 1987 Regional Plan for the Lake 
Tahoe Basin and associated plans and regulations. This impact is considered 
potentially significant. 

Conflicts with the TRPA 1987 Regional Plan and Associated Regulations 

As previously stated, the current (1987) Regional Plan was adopted by TRPA and identifies 
environmental goals for the Tahoe region and policies to achieve them. The Regional Plan 
integrates the requirements of the compact, the thresholds, other plans and legal requirements, 
and the public’s input (see Regulatory Framework above). Since 2002, the Tahoe Regional 
Planning Agency has been gathering technical data and scientific information needed to 
update its Regional Plan.   

The General Plan Update has been closely coordinated with the overall approach and intent of 
the TRPA Regional Plan Update to ensure that the new General Plan policies and standards do 
not create conflict with the eventual updated Regional Plan. For example, according to TRPA 
Memorandum Discussion Paper Number Two, mixed-use development in urban core areas, 
together with form-based policies and pedestrian transit-oriented design (PTOD) principles, 
provides substantial environmental benefits directly related to threshold attainment (TRPA, 2008). 
Mixed-use development can directly benefit air quality and noise thresholds and foster the 
success of regional transit policies by reducing vehicle miles traveled and auto emissions, and by 
creating critical mass to serve transit and non-motorized transportation options (TRPA, 2008). 
Consistent with this concept, Policy LU 1.1 of the proposed General Plan Update states that the 
City shall implement Smart Growth principles to create walkable, mixed-use centers, compact 
and complete neighborhoods, and enhanced gateways and places. 

However, it is important to note that the current Regional Plan Update process has not yet been 
completed. Therefore, the proposed General Plan Update must be analyzed for consistency 
with the current 1987 Regional Plan and the associated standards and requirements in the TRPA 
Code of Ordinances. The proposed General Plan Update Land Use and Community Design 
Element density, coverage, and height development intensity standards (see Land Use and 
Community Design Element Table LU-2) exceed the standards currently allowed by the 1987 
Regional Plan and the TRPA Code of Ordinances. The proposed General Plan Update also calls 
for commercial floor area allocations above those currently provided for in the Regional Plan 
and TRPA Code of Ordinances. The reader is referred to Section 4.15, Consistency with Plans and 
Relevant Regulations, for further discussion and analysis associated with the General Plan 
Update and the 1987 Regional Plan. The environmental effects of increased development (e.g., 
changes in vehicles miles traveled, water quality, biological resources, and land coverage) are 
addressed in Sections 4.2 through 4.14 of this Draft EIR.   
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Conflicts with the Lake Tahoe Airport Comprehensive Land Use Plan and Master Plan Settlement 
Agreement  

As mentioned above, the City operates as its own Airport Land Use Commission and has 
developed the Lake Tahoe Airport Comprehensive Land Use Plan (CLUP). The purpose of the 
Lake Tahoe Airport CLUP is to provide for the sensible growth of the airport and the airport 
environs. The Lake Tahoe Airport CLUP has identified several objectives including the need to 
safeguard the airport from intrusion by uses that limit the expansion of air service, prevent 
development that will lead to safety problems for air travelers and persons residing or working in 
the airport environs, and comply with airport noise standards mandated by the State of 
California and ensure a development pattern that is compatible with airport-generated noise 
(refer to Section 4.3, Hazards, for a complete list of Lake Tahoe Airport CLUP objectives).   

The proposed General Plan Update does not propose any development or changes in 
development intensities (e.g., density) that would conflict with the Lake Tahoe Airport CLUP. 
Policy HS-7.1 of the proposed General Plan Update states that the City shall maintain and 
implement the Comprehensive Airport Land Use Plan for the Lake Tahoe Airport and ensure that 
no conflicting land uses are located inside the Lake Tahoe Airport overflight zones. 

Conflicts with U.S. Forest Service Plans  

United States Forest Service holdings account for 12,062 acres or 47.5 percent of the General 
Plan Planning Area. These lands are managed by the United States Forest Service under the 
regulatory framework of the Sierra Nevada Forest Plan and El Dorado National Forest Land and 
Resource Management Plan. The goal of the Sierra Nevada Forest Plan is to manage sensitive 
wildlife habitat cautiously and provide for species conservation while addressing the needs of 
forest managers to reduce the threat of wildfire. The El Dorado National Forest Land and 
Resource Management Plan prescribes compatible sets of forest practices for various types of 
land and resources and contains targets for the production of market and nonmarket goods 
and services. 

As stated in Section 3.0, Project Description, one objective of the proposed General Plan Update 
is to coordinate with local, regional, state, and federal agencies to create a healthy and 
fire‐safe forest, open spaces, and built environment within the city limits and on surrounding 
public and private lands. Policy LU-10.1 ensures coordination with all federal agencies including 
the U.S. Forest Service while policies LU-4.2 and LU-4.4 promote infill development. As it is the 
intent of the General Plan Update to concentrate density in areas of the Planning Area which 
have already been impacted by development while coordinating with the U.S. Forest Service, 
the proposed General Plan Update would not conflict with the regulatory objectives designed 
for the 12,062 acres of U.S. Forest Service land within the General Plan Planning Area. 

Proposed General Plan Update Provisions that Provide Mitigation 

The following list includes those provisions that contain specific, enforceable requirements 
and/or restrictions and corresponding performance standards that address potential conflict 
with land use policies and standards. 

Policy LU‐1.4:  The City shall implement the 2030 General Plan consistent with Tahoe 
Regional Planning Agency’s Transect Zoning System, which specifies land uses 
and standards, while emphasizing building form/function and conservation of 
natural areas. 
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Policy LU‐10.1:  The City shall coordinate with all regional, State, and Federal agencies and 
special districts to ensure that their planning efforts within the city limits are 
consistent with the City of South Lake Tahoe's General Plan. 

Policy LU‐10.2:  The City will seek to work with the Tahoe Regional Planning Agency (TRPA) to 
create a transparent and efficient permitting process that eliminates 
redundancy. To this end, the City shall enter a Memorandum of Understanding 
with TRPA to delegate permit and land‐use authority for all projects that are not 
regionally significant, meet TRPA’s Environmental Thresholds, and are consistent 
with the Regional Plan. However, TRPA may monitor City project review 
activities annually and review whether City project review standards are 
continuing to meet the Environmental Thresholds. 

Policy LU‐10.7:  The City shall work with TRPA to implement the Tahoe Regional Planning 
Agency’s Scenic Quality Improvement Plan. 

IMP‐1.1:  The City shall coordinate efforts with the Tahoe Regional Planning Agency to 
incorporate selected parts of the City’s 2030 General Plan into the Regional 
Plan for the Lake Tahoe Basin. The parts that shall be incorporated are 
identified in the 2030 General Plan with an icon (see Table IMP-1 of the 
proposed 2030 General Plan). These include policies, standards, diagrams, 
and implementation programs. These mutually‐adopted policies will fulfill the 
requirements of the Tahoe Regional Planning Compact and, in turn, the 2030 
General Plan will be the principal land use policy document for all lands inside 
the city limits of South Lake Tahoe. 

IMP‐1.2:  The City shall adopt and regularly update the Tahoe Regional Planning 
Agency’s Scenic Quality Improvement Plan. 

IMP‐1.10:  The City shall coordinate with TRPA to pursue revisions of the memorandum of 
understanding (MOU) to allow the City of South Lake Tahoe to approve all 
projects that are not regionally‐significant, meet TRPA’s Environmental 
Thresholds, and are consistent with the Regional Plan. However, TRPA may 
monitor City project review activities annually and review whether City project 
review standards are continuing to meet the Environmental Thresholds. 

IMP‐1.11: The City shall work with the Tahoe Regional Planning Agency to allow transfers 
of existing land coverage within identified hydrologic areas to community 
plan areas within the city in order to provide an incentive for larger mixed‐use, 
commercial, and tourist projects that serve the needs of residents and visitors. 

IMP‐4.6:  The City shall regularly review and provide feedback on the TRPA Bicycle and 
Pedestrian Master Plan, and may adopt policies or a revised version of 
policies from the TRPA plan. 

Policy HS‐7.1:  The City shall maintain and implement the Comprehensive Airport Land Use 
Plan for the Lake Tahoe Airport, and ensure that no conflicting land uses are 
located inside the Lake Tahoe Airport overflight zones. 

As previously mentioned, the proposed General Plan Update has been drafted to match the intent of 
the future Regional Plan Update, yet there are inconsistencies between the proposed General Plan 
and current 1987 Regional Plan. As such, this impact is considered to be potentially significant.   
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Mitigation Measures 

MM 4.1.2 The City will add the following as an implementation measure to the General Plan: 

The City shall not implement any provision or standard of the proposed General 
Plan Update that is in conflict with the 1987 Regional Plan until such time as the 
Regional Plan has been updated and the General Plan is determined by the City 
and TRPA to be consistent with the new Regional Plan and TRPA Environmental 
Threshold Carrying Capacities.  

Implementation of the above mitigation measure would eliminate potential conflicts with the 
Regional Plan and would reduce this impact to a level that is less than significant. 

Expand or Intensify an Existing Non-Conforming Use (Standard of Significance 3) 

Impact 4.1.3 Implementation of the proposed 2030 General Plan Update would not result 
in expansion of existing nonconforming uses in the General Plan Planning 
Area. This impact would be less than significant. 

Implementation of the proposed General Plan Update would not create new land use conflicts 
between land use designations in the City of South Lake Tahoe. The proposed land use 
designations in the General Plan Update would be internally compatible in keeping with 
General Plan policies. The proposed General Plan Update Land Use Diagram does not 
substantially change from the existing General Plan (1999) and current land use patterns.  

Many of the land use categories identified in Table LU-1 of the proposed General Plan Land Use 
and Community Design Element include the concept of mixed-use development. The purpose 
of mixed-use development is to provide for land use patterns and development that integrate 
residential and nonresidential land uses such that residents may easily walk or bicycle to 
shopping, services, employment, and leisure activities. Mixed-use development is intended to 
support development and redevelopment or revitalization of areas that are in decline or 
economically underutilized. Mixed use also promotes economic vitality and diversification of the 
local economy by allowing creative development combinations that serve local needs and/or 
attract visitors to the community. Another purpose of the designation is to enhance activity or 
vitality by extending site occupancy and consumer activity outside of standard operating hours, 
where considered desirable. Mixed-use development allows intensified land uses and transit-
oriented development at appropriate locations. As part of the process for the proposed General 
Plan Update and associated public outreach, the City identified improvements/needs for 
individual city neighborhoods and what it would take to make each neighborhood a complete 
neighborhood. The “completeness” of a neighborhood is determined by the extent to which 
daily needs can be met within, or immediately adjacent to, a defined neighborhood. The result 
of this effort is the establishment of the Neighborhood Priority section of the proposed 2030 
General Plan Update, which identifies priorities for the improvement of 20 neighborhood areas. 
In addition, Implementation Program IMP-1.3 of the proposed General Plan Update mandates 
the adoption of a regularly updated set of Citywide Design Guidelines in the City Code to focus 
on form-based design standards that result in building forms that will promote walking, bicycling, 
and transit and will cultivate neighborhood character. 

As previously mentioned, the City of South Lake Tahoe is proposing the annexation of 
approximately 200 acres of City-owned properties in the General Plan Planning Area (Table 
4.1-2). All of these properties are vacant and within South Lake Tahoe’s SOI. The City is seeking 
the annexation of these properties in order to reduce taxes levied by El Dorado County. The 
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properties would remain as open space or for public uses after the annexation. The City is also 
pursuing other properties for annexation through potential land exchanges with several state 
and federal agencies. Because growth in the Tahoe region is regulated by TRPA, South Lake 
Tahoe is not expected to grow significantly in the coming years and major annexations are not 
anticipated. The City is considering smaller annexations of land owned by the California Tahoe 
Conservancy (CTC) and U.S. Forest Service (USFS), such as the area around Barbara Avenue that 
would allow the City to meet its stated goals, for example, to provide adequate housing for all 
income levels. Such annexations would be contingent upon an agreement with the CTC and/or 
the USFS (see Housing Element Program 2-9). 

Any subsequent development resulting from these potential annexations would be subject to 
Implementation Program IMP-1.3 as well as the General Plan Update policies identified below. 

Proposed General Plan Update Provisions that Provide Mitigation 

The following list includes those provisions that contain specific, enforceable requirements 
and/or restrictions and corresponding performance standards to mitigate the potential to 
conflict with land use policies adopted for the purpose of avoiding or mitigating an 
environmental impact. 

Policy LU‐1.3:  The City shall encourage the elimination of non‐conforming uses in order to 
avoid inappropriate and incompatible land uses. 

Policy LU‐1.4:  The City shall implement the 2030 General Plan consistent with Tahoe 
Regional Planning Agency’s Transect Zoning System, which specifies land uses 
and standards, while emphasizing building form/function and conservation of 
natural areas. 

Policy LU‐1.13:  The City shall pursue annexation of new lands within its adopted Sphere of 
Influence if annexation is financially feasible, provides greater opportunities to 
consolidate services, creates efficiencies in governmental operations, and 
provides benefits to the people of South Lake Tahoe. 

Policy LU‐7.1:  The City shall encourage the relocation and consolidation of industrial uses in 
the South “Y” Industrial Tract Community Plan area. This will be the priority area 
for relocating nonconforming industrial uses from elsewhere in the South Shore. 

Policy LU‐7.4:  The City shall ensure that new, remodeled, and rehabilitated industrial 
developments, regardless of where they are located in the city, are designed 
and developed in a way that is compatible with neighboring uses. To this end 
the City shall retain and, where possible, enhance existing buffers (streets, 
fences, open space) between industrial uses and residential areas. 

Policy LU‐8.6:  The City shall require that new development and improvements in existing 
residential neighborhoods be consistent with the neighborhoods historic land 
use patterns, distinct style, and architectural identity. 

IMP‐1.3:  The City shall adopt and regularly update a set of Citywide Design Guidelines 
in the City Code to focus on “form based” design standards that result in 
building forms that will promote walking, bicycling, and transit, and will 
cultivate community pride and/or neighborhood character. 
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Proposed General Plan Policy LU-7.1 includes specific provision for the phase out of 
nonconforming industrial uses within the General Plan Planning Area, and it is expected that the 
number of nonconforming uses will decrease over time, ultimately reducing the number of 
existing conflicting uses. Furthermore, policies LU-1.4, LU-7.4, and LU-8.6 would ensure consistent 
land uses and standards for all future development. Therefore, this would be a less than 
significant impact.  

Mitigation Measures 

None required. 
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