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Increase in Vehicle Miles Traveled in Violation of the TRPA Regional Plan 

Additionally, permitting ADU’s on parcels of less than an acre will result in a significant increase in  

population resulting in significantly substantial Vehicle Miles Traveled (VMT’s). This would be in violation 

of the TRPA Regional Plan. 
 

Additional Supporting Evidence 

The contents of the following supportive evidence in favor of a cumulatively comprehensive EIS before 

the proposed amendments are approved: 

1. KCRA News 3 – Where the Camp Fire Victims Died https://www.kcra.com/article/these-are-the-victims-of-

camp-fire/32885128 

2. You Tube – Paradise Lost CHP Officers recall the tragedy. https://www.youtube.com/watch?v=JSAHEhtlA-0 

3. Numerous Tahoe Basin News Articles by Nevada Tahoe resident Pamela Mahoney Tsigdinos  
 

Sincerely, 

Doug Flaherty, President (BIO NARRATIVE) 

Tahoe Sierra Clean Air Coalition (DBA TahoeCleanAir.org) 

A Nevada 501(c)(3) Non-Profit Corporation 
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AFFORDABLE WORKFORCE HOUSING SURVEY 

The results of this survey will be used to determine the type of affordable workforce housing that is 
needed in Incline Village and Crystal Bay.  Current residents should complete it as well as anyone 
interested in moving to Incline Village or Crystal Bay.  This survey is confidential and anonymous. 

 

What is your gender? 

_____ Male    

_____ Female   

 

What is your age? 

_____ 18-24    

_____ 25-34 

_____ 35-44 

_____ 45-54 

_____ 55 and above 

 

What is your annual household income: 

_____ Less than $30.000 

_____ Between $30,000 - $60,000 

_____ Between $60,000 - $90,000 

_____ More than $90,000 

 

Do you currently work in the Tahoe Basin? 

_____ Yes   _____ No 

 

Do you currently live in the Tahoe Basin? 

_____ Yes   _____ No 
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What is your current housing: 

_____ Rental Apartment 

_____ Rental House 

_____ Owned Condo 

_____ Owned House 

_____ Other: ____________________ 

 

How long have you resided at your current address? 

_____ Less than a year 

_____ 1 to 3 years 

_____ 3 to 10 years 

_____ Over 10 years 

How much do you pay in rent or mortgage?  If you share your home, list the TOTAL rent or 
mortgage: 

_____ Under $1000 

_____ $1000 to $1499 

_____ $1500 to $1999 

_____ $2000 to $2499 

_____ $2500 to $2999 

_____ Over $3000 

How many people live in your unit/house?     

_____ Total Number of Adults  _____ Total Number of Children (18 and under) 

 

What is the TOTAL number of vehicles owned by the people living in your unit/house and parked 
there overnight?  ________ 

 

Do you have enough onsite parking spaces at your house/unit for your vehicles?    

_____ Yes   _____ No 
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If not, where do you park your vehicles? 

_____________________________________________________ 

 

What kind of work do you do?    

_____ Construction, Painting, Plumbing, Electrician or other Trade 

_____ Grounds Maintenance, Landscaping, or Handyman 

_____ Healthcare 

_____ Housekeeper, House Cleaning, or Janitorial 

_____ Office or Computer Work 

_____ Personal Care (Hair, Nails, Spa, or Fitness) 

_____ Public Service (including Sheriff, Fire, First Responder, Courts) 

_____ Restaurant or Food Service 

_____ Retail – Grocery or other type of store 

_____ Teacher or Child Care 

_____ Transportation, Moving Occupations or Delivery 

_____ Other:  _______________________________ 

 

Do you have a second job? 

_____ Yes Please list type of job:  ______________________________ 

_____ No 

 

Do you need to use your personal vehicle during working hours for your job to get to various work 
locations or carry supplies? 

_____ Yes 

_____ No 
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Does anyone in your unit/home use public transportation to get to or from their job? 

o TART Bus service 
o TART Express 
o Uber or Ride Share 
o Other: __________ 
o None 

 

Where would you like to see housing for Tahoe’s workforce located in Incline Village? 

_____________________________________________________________________ 

 

Do you have any other comments regarding housing in Incline Village or Crystal Bay? 

________________________________________________________________________ 

________________________________________________________________________ 

________________________________________________________________________ 

 

Thank you for your participation in this survey. 
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ID

Incentives to 
encourage the 
development of  
income-restricted 
housing

Development of 
more accessory 
dwelling units 
(ADUs)

Efforts to increase 
housing 
affordability

Incentives to 
encourage the 
development of 
housing for local 
employees

Additional 
requirements for 
parking analyses used 
to justify parking 
reductions

Allowing income-
restricted housing and 
housing for local 
workers in Ponderosa 
Ranch

1 Strongly Support Unsure Support Support Unsure Unsure

2 Strongly Support Neutral Support Strongly Support Support Neutral

3 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Support Strongly Oppose

4 Strongly Support Neutral Strongly Support Strongly Support Strongly Support Strongly Support

5 Strongly Support Strongly Oppose Strongly Support Strongly Support Strongly Support Strongly Support

6 Strongly Support Strongly Support Strongly Support Strongly Support Unsure Strongly Support

7 Strongly Support Strongly Oppose Strongly Support Strongly Support Unsure Strongly Support

8 Strongly Oppose Strongly Oppose Strongly Oppose Oppose Support Strongly Oppose

9 Unsure Neutral Support Support Support Unsure

10 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Support Strongly Oppose

11 Strongly Support Strongly Support Strongly Support Strongly Support Strongly Support Strongly Support

12 Support Support Strongly Support Strongly Support Support Strongly Support

13 Strongly Support Strongly Support Strongly Support Strongly Support Strongly Oppose Support

14 Strongly Oppose Strongly Oppose Strongly Support Support Strongly Support Strongly Support

Quick Survey Results

1
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15 Strongly Support Neutral Strongly Support Strongly Support Unsure Unsure

16 Strongly Support Strongly Support Strongly Support Strongly Support Neutral Strongly Support

17 Strongly Support Neutral Strongly Support Strongly Support Strongly Oppose Strongly Support

18 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

19 Support Strongly Oppose Support Strongly Support Support Support

20 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

21 Oppose Oppose Oppose Neutral Support Oppose

22 Strongly Support Support Strongly Support Support Neutral Strongly Support
23 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Support Strongly Oppose

24 Unsure Unsure Strongly Support Strongly Support Unsure Unsure

25 Support Oppose Support Support Support Support

26 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Support Strongly Oppose

2
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27 Oppose Strongly Oppose Neutral Oppose Strongly Support Strongly Oppose

28 Unsure Strongly Oppose Strongly Support Strongly Support Strongly Support Support

29 Neutral Strongly Oppose Support Strongly Support Support Support

30 Support Support Strongly Support Strongly Support Strongly Support Strongly Support

31 Strongly Support Neutral Strongly Support Strongly Support Neutral Strongly Support

3
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32 Support Strongly Oppose Neutral Strongly Support Strongly Support Unsure

33 Oppose Strongly Oppose Neutral Neutral Strongly Support Oppose

34 Support Support Support Support Strongly Support Support

35 Strongly Support Neutral Strongly Support Strongly Support Support Support

36 Strongly Oppose Strongly Oppose Support Strongly Oppose Strongly Oppose Strongly Oppose

37 Strongly Support Support Support Support Neutral Neutral

38 Strongly Oppose Strongly Oppose Strongly Support Strongly Oppose Strongly Oppose Strongly Oppose

4
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Simplified permitting 
processes for single-
family homes in single-
family zones

Simplified permitting 
processes for 
multifamily housing in 
mixed-use zones

Additional standards 
and requirements for 
bike parking

Changes to generally 
increase the clarity of 
zoning regulations

Removing barriers to 
developing mixed-use 
and housing for local 
workers in Town 
Centers (e.g. 
downtown Incline 
Village and Crystal Bay)

Strongly Support Strongly Support Unsure Support Support

Support Strongly Oppose Neutral Strongly Support Support

Strongly Oppose Strongly Oppose Neutral Strongly Support Strongly Oppose

Strongly Support Strongly Support Neutral Neutral Support

Unsure Unsure Strongly Support Strongly Support Support

Strongly Support Strongly Support Neutral Strongly Support Strongly Support

Strongly Support Strongly Support Strongly Oppose Strongly Support Strongly Support

Oppose Oppose Strongly Support Neutral Strongly Oppose

Unsure Unsure Neutral Neutral Unsure

Strongly Support Strongly Oppose Support Support Strongly Oppose

Strongly Support Strongly Support Support Support Strongly Support

Support Support Strongly Support Support Strongly Support

Support Strongly Support Neutral Support Strongly Support

Neutral Neutral Support Strongly Support

5
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Support Support Strongly Support Support Support

Strongly Support Unsure Neutral Support Unsure

Oppose Oppose Neutral Neutral Oppose

Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

Support Support Support Neutral Support

Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

Neutral Oppose Support Support Neutral

Support Neutral Neutral Strongly Support Strongly Support
Strongly Support Strongly Oppose Strongly Support Support Strongly Oppose

Oppose Oppose Unsure Support Support

Support Oppose Support Support Oppose

Strongly Oppose Strongly Oppose Strongly Oppose Neutral Strongly Oppose

6
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Strongly Oppose Strongly Oppose Neutral Unsure Strongly Oppose

Unsure Unsure Oppose Strongly Support Unsure

Oppose Oppose Oppose Support Oppose

Strongly Support Neutral Neutral Strongly Support Support

Strongly Support Strongly Support Strongly Support Strongly Support Strongly Support

7
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Oppose Oppose Unsure Unsure Strongly Oppose

Neutral Neutral Neutral Support Support

Support Support Unsure Support Support

Support Support Neutral Strongly Support Strongly Support

Neutral Strongly Oppose Strongly Oppose Oppose Strongly Oppose

Support Support Strongly Oppose Support Support

Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

8
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Please list up to three of your top concerns 
related to living/working/spending time in 
Incline Village/Crystal Bay.

Please list up to three of your favorite things 
related to living/working/spending time in 
Incline Village/Crystal Bay.

Have you struggled with the cost of 
housing in Incline Village/Crystal Bay 
in the last year?

 O no safe bike lanes
Sand Harbor, Tunnel Creek Cafe & Bike Shuttle to 
Spooner, We only have timeshares there

Concerned about developments other than 
workforce housing- concerned about lack of 
environmental stewardship- concerned about fire 
& evacuation safety

The beauty & quiet of the lake & forest, night 
time stars. The community of small business & 
non profits.  Our recreationalnopportunities for 
hiking , snow sports eyc

Not personally bought some time ago - 
but unaffordable for middle & lower 
economic groups now

Lack of parking, increased traffic, increased 
pollutants going into Lake Tahoe Beautiful scenery, beaches, clear lake No
Making rent more affordable for people. $1000 a 
room is not affordable. There needs to be a cap. 
There also needs to be more places that are 
affordable. I think they’re here. People have just 
jacked the prices up. And finally, we really need 
to have a better evacuation plan, or at least have 
evacuation plan because as far as I know there 
isn’t one.

The beaches! Being so close to everything, hiking 
skiing biking rollerblading… The strong neck 
community

I don’t struggle yet, but I’m lucky that I 
have a very nice landlord 
unfortunately, Sunbear Realty, Who 
are horrible and very mean, keeps 
encouraging them to jack the rent up 
on me. Not OK!

Traffic and speeding on SR28, unsafe for 
pedestrians, no true affordable housing (rentals 
for service workers))

the beach, proximity to hiking trails, shoulder 
season when it's less overrun with visitors No

It’s extremely expensive and no longer accessible 
to the middle class Tahoe is beautiful and nostalgic of my childhood

I would never be able to afford to live 
here

Traffic, cost of living, parking Yes
Increased population in Incline Village with 
problems related to evacuation due to 
emergency response and fire risk. Increased 
insurance rates due to issues related to increased 
population threats and higher crime Privacy, open space and focus on environment No
Traffic, fire protection & safe evacuation, tourist 
garbage Lake Tahoe IV Beaches, Diamond Peak, Bike Trails No
No more feelings!  Would crests more littering, 
fighting, ruining the lake and the I don’t care 
attitude someone else will do it like during the 
Fourth of July! Beauty No

1. Control number of visitors - make the visiting 
and living experience reasonable; minimize 
impact to the lake; educate visitors to care for 
environment. 2. Affordable housing for workers 
and "missing middle" - teachers, safety 
professionals, etc. 3. Transportation policies that 
control visitation and environmental impact

1) Hiking, skiing, water activities; 2) Social 
interaction; 3) Entertainment - music, 
performances, film, food, etc. Uncertain

lack of consistent transportation (7a-6p), lack of 
affordable housing seasonal & long term, 
isolation/due to limited snow removal or 
construction

drinking water, outdoor activities, smaller 
mountain community Yes

lack of public access to even one beach; minimum 
parking req's should be eliminated; lack of true 
"town center"

great bike/ped pathways; business community is 
getting tighter thanks to IVCBA Yes

Wildfire evacuation; development of high-end 
condos that further exacerbate workforce 
housing/evacuation risk; rising property prices  

Sense of residential community, recreation, not 
like SLT with dense, multi-story tourist 
development Yes

9
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The extreme wealth makes the area a desert 
when it comes to community. Too many second 
homes and no middle/low income people can 
afford to live there Very beautiful No
traffic congestion, lack of separate bicycle and 
walking paths shopping, hiking, restaurants live in reno

Increased congestion of traffic, parking, buildings 
close to a natural resource - the lake;  increased 
heights of buildings Natural beauty of lake and mountains No
It is hard to get to work in the snow. Food is 
expensive. It is pretty.

Supply and demand drives housing 
costs, right?

XC skiing at NV Nordic, weather, access to 
mountains and lake No

Overdevelopment, infrastructure deficiencies, 
Proper fire abatement. Shopping, restaurants, the view. No
There is a tipping point where we lose the 
quaintness of our community in favor of more 
housing, people, traffic and chaos. There are a 
finite amount of resources and we should use 
those restriction to guide our housing plans. This 
build more and more is not sustainable nor 
healthy. 

The unique and non commercialized aspects of 
our area is becoming more and more scarce. No

Becoming non affordable for families and local 
workers, electric bikes causing more problems . 

Pleasant and caring community in general, good 
amenities No

Need to minimize development of new high 
income housing and tourist development.  All 
efforts to minimize plastic waste into the lake beauty of the area No

Affordable housing for locals, over development 
in the name of tourism and profit, lack of 
emergency escape routes from the Tahoe Basin 
especially during wildfire season when there are 
1000s of visitors. 

Generally well-maintained beauty and small town 
vibe… not a tourist magnate like South Lake 
Tahoe, visitors pass through Incline and that’s 
fine with me. Appreciate homeowner benefits 
from private beaches to recreation discounts. No

Washoe County destruction of  the peace and 
quiet of North Lake Tahoe. TRPA's efforts to 
destroy Lake environment. Hypocritical rubbish of 
affordable housing where government defines all 
the law. 

Quiet, lack of tourists, fewer noisy boats on the 
water. No

10
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 1) Wildfire evacuation first and foremost 
complicated by unlimited STRs with ill-informed 
visitors ignorant of wildfire dangers. 2) Too much 
outside pressure to overdevelop and turn IVCB 
into an artificial tourist mecca further 
endangering those of live and work here. 3) Lack 
of true representation on the county commission. 
In any decision-making about the future of IVCB 
resident concerns are routinely ignored. The 
county crassly treats IVCB as a cash cow. 

1) The rural, laid-back open space character of 
the area. 2) The lack of dependence on tourism 
(e.g. it's NOT South Lake Tahoe). 3) The dark skies 
and quiet, peaceful, natural surroundings (e.g. tall 
trees, NOT tall buildings). No

1. CA SB 9 and 10 should NOT control 
development in IVCB. CA legislation controls 
TRPA's regulations. Then because TRPA demands 
'uniformity around the lake'... we in IVCB now are 
controlled by SB 9 and 10 and because WC 
Commissioners make the rules, we have zero say 
over development in our village. 2. WC sees IVCB 
as a cash cow. WC promotes development in 
IVCB under the guise of 'replacing legacy 
development.' Well 947 Tahoe Blvd didn't replace 
anything, but WC changed the entire TAP to allow 
947 to sell multi-million $ condos. We protested, 
but the WC Commission is bought & paid for by 
developers. 3. Rather than reducing the WC 
budget, WC is looking for ways to raise property 
taxes and other taxes. Now we're also threatened 
with a BID.

1. The view of Lake Tahoe inspires me to do what 
I can to stop its degradation which is directly 
related to overtourism, the lack of parking 
outside the basin with transit into the basin, and 
wrong-headed development (like ADUs). I like the 
'non-urban' feel of our small village, which is 
unlike SLT, Tahoe City or Truckee. 3. Having lived 
here for decades we have great friends and share 
good times. No

1. Fire evacuation danger 2. Overtourism at EST & 
Sand Harbor 3. TTD putting in a big parking lot at 
the OES and forming a BID..

Rebuilding old cars, gardening, socializing with 
friends. Property taxes are too high. 

Proliferation of STRs, difficulty of evacuating from 
the Basin during a wildfire, parking in residential 
and recreational areas

enjoying exercising in nature (hiking, XC skiing, 
kayaking) No

Evacuation route in case of a fire, affordable, 
housing, and unnecessary spending on our 
private beaches(everything is fine just the way it 
is)

Our private beaches, so close to two awesome ski 
resorts and are wonderful community

The owner of my cabin goes through a 
realtor and they want to jack up my 
rent, he does not. He’s a nice man. 
Realtor suck! There were only out to 
make a buck and could care less about 
humans.

11
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1) wildfire evacuation, 2) need for housing for 
IVCB workers in IVCB, not for workers from 
around Lake, 3) adding so man new residents and 
tourists and providing them parking around the 
Lake instead of off the hill will increase already 
unbearable traffic and cause environmental 
degridation.

1) the rural, open space, quiet  living here  
VERSUS the madhouse in South Lake Tahoe, 2) 
the beautiful lake and fantastic hiking that is 
being adversely impacted by the motorized bikes, 
3) the fact that the commercially zoned areas on 
Tahoe Blvd. have not yet been turned into high 
rise condominium so we can currently get most 
of the services and things we need in Incline 
village. No

PROPERTY INSURANCE NONRENEWALS; focus on 
visitors over residents (should be equal); 
knowledge and experience of locals is 
disregarded by agencies beauty; small town feel No
increasing car traffic; overcrowding and traffic in 
event of evacuation; fire danger; noise and 
disruptions from short term rentals in single 
family home neighborhoods

natural beauty of the area; amenities such as 
park, rec center, beach access, golf and ski 
options;  No

Essential workers not being able to live here, 
evacuation during a crises

Knowing my community members, the lack of big 
box stores

No, but I know plenty of people that 
have

Must outlaw Short-term rentals, cap how many 
homes a single person or company can own, limit 
the size of luxury homes and developments, 
reduce tourism attractions Nature, small commercial zone, dark skies, quiet

Housing will never be fixed until we 
address wealth inequality by taxing 
and discouraging rich and passive 
income generation

1. Affordable housing. 2. Seasonal Congestion. 3. 
Traffic 1. Clean 2. Local community 3. Outdoor acitivies Yes

too crowded, too noisy, too many rich people
quiet, the old community that still has been able 
to afford to stay, small town feel Yes

12
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Select all of the categories below that apply to you.
Please share any additional comments you would like to provide 
regarding the Tahoe Area Plan.

Visit Incline Village/Crystal Bay;Visit or recreate in the Tahoe 
Basin;Retired;

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Retired;

I am very concerned with the pro high end development & lack of 
development of workforce housing.  Too many STRs being allowed. 
This causes lack of long term rental & stress on infrastructure. Very 
concerned that TRPA does not seem focused on their environmental 
impacts as much as in the past.  Smart development with oversight is 
necessary to prevent environmental destruction & evacuation issues. 
.The requirements for parking are too low- I do not believe it is even a 
space per bedroom- this causes conflict & issues with snow removal.

Visit or recreate in the Tahoe Basin;Retired;

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;

It would be really nice if there weren’t so many short term rentals. I’ve 
been in Tahoe since 1991 and the amount of people that come here 
now is astonishing! If we have less places for them to stay, then less 
people can come up here And that will make for more long-term 
housing. PUT  A CAP ON SRT’S!!!!!!’

Live in Incline Village/Crystal Bay;

We need affordable housing, not moderate and definitely not 
"achievable".  Achievable housing is simply a sham to allow more 
development without benefitting the service workers who need 
housing to be able to live locally.  

Visit or recreate in the Tahoe Basin;

Tahoe used to be so accessible for locals, including those living in Reno 
and sparks who wanted to visit. Now it’s overrun by millionaires. 
Visiting Tahoe is so expensive now and parking is hard to come by. 
When I was a kid we used to visit Tahoe ten times during the summer. 
As an adult, I go maybe once a year with my kids because it’s so 
expensive and there’s nowhere to park 

Live in Incline Village/Crystal Bay;Visit or recreate in the Tahoe 
Basin;

Live in Incline Village/Crystal Bay;
Limit traffic congestion and limit increased population impact on the 
lake resources 

Live in Incline Village/Crystal Bay;Retired;Own property in 
Incline Village/Crystal Bay; Good planning & community input is a start 

Visit or recreate in the Tahoe Basin;

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Visit or recreate in the Tahoe Basin;Retired;

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;Own property in Incline Village/Crystal 
Bay;Visit or recreate in the Tahoe Basin;

Please provide support additional opportunities/support for our 
schools, seniors & those trying to find a way to remain & not have to 
commute out of the basin they used to live/work in.

Work in Incline Village/Crystal Bay;Live in another part of the 
Tahoe Basin;Visit or recreate in the Tahoe Basin;

Live in Incline Village/Crystal Bay;Retired;

Fully support workforce housing, especially rental housing. But TAP 
updates will do little to support such housing. Deed restrictions are not 
enforceable. Thus incentives to developers will NOT generate the 
needed workforce housing and will exacerbate existing shortage/fire 
risks. ADUs not the answer in IV context.  Will be used for STRs/home 
offices, not worker housing. Limitations not enforceable. Will increase 
density and fire risk. 

13
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Visit or recreate in the Tahoe Basin;Visit Incline Village/Crystal 
Bay;
Visit Incline Village/Crystal Bay;Visit or recreate in the Tahoe 
Basin;Retired;

would love to see a bus system around Lake Tahoe to ease parking 
issues. Perhaps a bus connection from Reno?

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Visit or recreate in the Tahoe Basin;Retired;

Increased development should be within driving distance of work sites 
but not adjacent to natural resources of lake and mountains nor 
increasing height nor increasing traffic on current roads or parking.  
Additional roads and parking and emergency exits must accompany 
increased housing.

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Retired;

Electric vehicles, e.g. bikes, scooters, etc, are NOT compatible with 
pedestrians.  They should be prohibited from so-called multi-use paths 
because in Incline Village these paths are SIDEWALKS.  Mandate that 
sellers/renters of those vehicles create/pay for pathways for their use.  
Either figure out a system to separate off-road hikers from e-mountain 
bikes or ban the e-bikes!  They are MOTORCYCLES and should be 
registered and licensed as such!

Visit Incline Village/Crystal Bay;Visit or recreate in the Tahoe 
Basin;Retired;

How about listening to the residents concerns when developing your 
"plan".

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Visit or recreate in the Tahoe Basin;Retired;

We need to preserve the open wilderness and the rural aspects. We 
do not want to become another over crowed South Shore or Reno. 

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Retired;
Retired;

Visit Incline Village/Crystal Bay;Retired;
Please do everything possible to limit more development.  There are 
already too many tourists, with the associated pollution and traffic.

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Work in Incline Village/Crystal Bay;

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;

Ponderosa Ranch seems like a government bestowed favor on David 
Duffield and his business interests. Resolve the mess Washoe County 
made on the East side of IV,  reduce the tree falling and parking lots. 
Washoe County is presiding over the destruction of all the features 
that make Lake Tahoe attractive. Washoe County created the 
opportunity to overdevelop at Lake Tahoe. Washoe County is an evil 
government entity to me - you ruined the place I loved and lived for 30 
years. When do I get to destroy other peoples neighborhoods with 
over-tourism, idiotic placement of industrial businesses on a 
geologically active area?  The stupidity of the TAP, and Washoe 
County's support demonstrate how little any of the parties involved 
appreciate Lake Tahoe. Open Space is OK; no traffic is preferred. 
developing land for someone's ego or business interests is am ethical, 
moral and environmental fail on Washoe County's part. Bringing Los 
Angeles sized crowds to the East side of the lake is as foolish as the 
over build in the south side of the lake. So why repeat past mistakes. 
Stop with the workshop dog and pony shows to try and sell us the 
abominable vision. 
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Live in Incline Village/Crystal Bay;Retired;

This survey is skewed to be either for or against development. There's 
a middle ground that's missed here. We don't have a lack of housing in 
IVCB, there are too many short-term rentals and vacant homes. 
Reduce the number of properties controlled and operated by non-
residents. Follow State Senator Dina Neal's lead to prioritize home 
ownership for individuals not corporations or LLCs. Focus on policies 
will free up existing housing for people who work in Washoe Tahoe; 
not tourists. 

Before any further development and code changes are approved it's 
imperative that Washoe County and TRPA cumulatively analyze, 
consider, document, recognize and openly discuss possible adverse 
evacuation delays from wildfires on cross-county and cross-state 
populations. This cumulative analysis is essential within and outside of 
Washoe Tahoe, Placer Tahoe and Douglas Tahoe Area Plans 
geographic boundaries since (depending on wildfire or other 
emergency evacuation) Washoe Tahoe residents, workers and visitors 
will exit the geographically constrained basin with two-lane roads in 
one of three directions. This analysis must include impacts from the 
effects of wildfire on those who may need to evacuate during a fast 
moving no-notice wildfire evacuation across county, state, and Area 
Plan boundaries. It's unconscionable and reckless to enact any further 
code changes or allow more development until this analysis, 
documentation and evacuation work is completed.

Live in Incline Village/Crystal Bay;Retired;

I know none of my comments will make any difference. Washoe 
County has the power to not only change the TAP but to approve the 
TAP while ignoring all public input from IVCB voters. We have no voice 
and certainly no representation on the WC Commission. Public info 
meetings are just to check the box. Sad but true.

Live in Incline Village/Crystal Bay;Retired;

If I had any influence, I'd put pressure on the owner to upgrade the 
Village Center. It's a disgrace and it could be a true mixed-use village 
center with affordable housing and underground parking. And I'd make 
sure TTD doesn't build a big parking lot at the old elementary school 
site and instead it gets used for something the IVCB residents want... 
maybe a park for kids with a small amphitheater for summer concerts. 

Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Retired;

I am concerned about whether there is enough coordination between 
various Washoe County Departments and with other entities. Those is 
most evident in evacuation planning. All road construction on 
highways exiting the Basin should be stopped whenever one highway 
is closed due to a wildfire. Because of this, anything which increases 
population densities is dangerous for permanent residents.

Live in Incline Village/Crystal Bay;

There needs to be a cap on the SRT’s. There are too many people 
coming to Tahoe. We need to support the locals and give them 
housing first before all these tourist come up here. I have lived in 
Tahoe since 1992 and the tourism is becoming over the top. They are 
gonna ruin our lake. we need tourism for our economy, but it needs to 
be regulated somehow.
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Live in Incline Village/Crystal Bay;

before further development in IVCB (other then a single family house 
on a single family zoned lot), the County and TRPA should cumulatively 
analyze, consider and address evacuation delays from wildfires.  The 
County should protect its current residents in IVCB as a priority over 
just following TRPA on the Tahoe Area Plan Amendments.  When TRPA 
came out with Short term Rental Guidelines which would have 
protected IVCB residents, as they protected residents in all other areas 
around the Lake, Washoe County did not adopt many of the more 
protective Guidelines, because Washoe County wanted tourist 
revenue more then protecting the IVCB residents and said that it did 
not have to follow TRPA.  Now TRPA is proposed TAP Amendments 
which are going to adversely impact IVCB residents and Washoe 
County says it has to follow TRPA.  County residents in IVCB should be 
the priority, especially with respect to wildfire evacuation planning 
before adopting the TAP Amendments.

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;Own property in Incline Village/Crystal Bay;

Live in Incline Village/Crystal Bay;Retired;
wildfire risk and challenges to quickly and safely evacuate the area; 
more building and more people will continue to increase the risks. 

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;Work in another part of the Tahoe 
Basin;Own property in Incline Village/Crystal Bay;

The Tahoe Area Plan will destroy the long-term health of Lake Tahoe. 
We need to instead focus more on addressing wealth inequality, 
greedy tourist marketing and building strong and diverse local full-time 
communities. We also need to move far more money into science 
monitoring of Lake Tahoe and the watersheds, especially given all the 
proposed development and changes. Too much emphasis is focused 
on short-term goals at the long-term damage. While those that believe 
they are doing this for the long-term health are misguided and don't 
have scientific backing. The proposed plan damages communities, 
increases density and opens up more access to environmental 
degradation.
A lot is talked about regarding affordable housing. The answer is NOT 
giving taxpayer money directly to the wealthy as incentives to rent out 
their homes. We should not be using taxpayer money to incentivize 
affordable housing, we should instead be taxing the wealthy to give 
the lower and middle class more equal opportunity to live and 
compete. The wealthy just inherit wealth and get richer off of passive 
income. Middle and lower classes can't equally compete against this 
pyramid.

Live in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;Own property in Incline Village/Crystal Bay;

Any Bus Transportation Centers must be situated on town outer limits 
and away from local community homes. Ideally, across from Incline 
Village Skate Park or on Ponderosa Ranch Property. 

Own property in Incline Village/Crystal Bay;Work in Incline 
Village/Crystal Bay;Live in Incline Village/Crystal Bay;

I don't support the Tahoe Area Plan. Please stop increasing tourism 
and rich people. This plan does not stop that, it only makes it worse
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ID

Incentives for deed 
restricted housing in 
Town Centers

Incentives for deed 
restricted housing 
outside of Town 
Centers

Allowing deed 
restricted housing in 
Ponderosa Ranch

Reducing planning 
permitting 
requirements for 
multifamily in 
preferred-affordable 
areas

Aligning setbacks and 
minimum lot width for 
residential and 
commercial 
components in mixed 
use developments

1 Oppose Oppose Neutral Neutral Neutral

2 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Support Neutral

3 Neutral Strongly Oppose Strongly Oppose Strongly Oppose Neutral

4 Strongly Oppose Strongly Oppose Support Support Support

5 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

6 Strongly Support Strongly Support Neutral Strongly Support Strongly Support

7 Support Support Strongly Support Neutral Support

8 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Neutral

9 Strongly Support Strongly Support Strongly Oppose Strongly Oppose Support

10 Oppose Oppose Support Neutral Neutral

11 Oppose Oppose Oppose Strongly Oppose Strongly Oppose

12 Strongly Oppose Strongly Oppose Neutral Strongly Oppose Support

Extended Survey Results
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e. Public facilities adequate to service increased demand from the addition of multi-family units
(e.g., public schools, urban or developed recreation sites, government services, and post
offices).

Accessory Dwelling Units 
Currently, the TRPA Code prevents accessory dwelling units (ADUs) from being built on parcels less than 
1 acre in size on the Nevada side of the Tahoe basin. In 2021, TRPA amended the Code to allow ADUs on 
smaller lots in California, but did not grant the same allowance to Nevada because of concerns related 
to the potential use of the properties as short term rentals. The County’s proposed amendments to the 
area plan allow ADUs of up to 1,200 square feet on parcels less than one acre in size, but require a 
minimum lot size of no less than 12,000 square feet. The proposed amendments prohibit the units from 
being used as short term rentals. TRPA staff supports the allowance of ADUs on parcels less than 1 acre 
in size and recommends removing the minimum lot size of 12,000 square feet, consistent with other 
jurisdictions in the basin.  

For any policy change to allow ADUs on parcels of less than one acre to take effect in Washoe County or 
the Nevada side of the basin, TRPA staff will need to prepare an amendment to Chapter 31 of the TRPA 
Code to be brought forward with the Washoe County area plan package.  

Use of “Allowed by Right” 
TRPA recommends that the county not use the term “Allowed by Right” as under the TRPA Compact, all 
activities that are defined as a project require a permit. Instead, the term administrative or non-
discretionary permit should be used.   

As stated above TRPA typically reviews a comprehensive amendment package that includes the 
environmental analysis and final area plan language prior to local approval hearings. However, the 
County will submit the complete area plan amendment package for TRPA review after it has been 
considered by the Planning Commission and the Board of County Commissioners. If there are aspects of 
the area plan amendments that do not conform with TRPA’s Regional Plan or Code, Washoe County may 
need to revise the area plan amendments before it can be considered for approval by the Governing 
Board.  

Additional Code Edits 
In addition to the high-level comments in this letter, staff has also offered suggestions or 
recommendations in the document, “Proposed changes by topic_draft_compiled 2.19.25_TRPA 
04.23.2025”. Please see the attached document.  

If you have any questions, please contact me at (775) 589-5226 or mbrown@trpa.gov. 

Sincerely, 

Michelle Brown 
Associate Planner 
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