


Comment
Agree (# of 
people)

Disagree (# of 
people)

Ponderosa Ranch--concern about traffic impacts and intersections. Intersection safety existing challenge with hill. 
Concern about who will pay for an area wide stormater management system N/A N/A
Concern about workforce housing--these amendments seem to be geared to achievable. How will we even get it? 
Very concerned about enforcing the deed restrictions. TRPA is not transparent about sharing info on what parcels 
are deed restricted and whether it is being enforced (due to privacy concerns). N/A N/A
Concern about ADU's--primary home becoming an STR. Concern about parking analysis--who approves? Is there 
avenue for public comment? N/A N/A
Require an evacution impact statement for all new development housing (source reasonable number) people. 2 0
Concern that TRPA will change growth management system (e.g. increase allocations and coverage) 1 0
STR negative impact on affordable housing 2 0
TRPA enforcement 2 0
Incentivize subterranean parking with extra story of height 2 0
(concern about) achievable housing definition 1 0
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Washoe311@WashoeCounty.gov 
 
Subject: Public Comment – Proposed Washoe County Tahoe Area Plan Amendments, 
Workshop/Neighborhood Meeting #2: Wednesday April 30, 2025; The Chateau at Incline 
Village, 955 Fairway Blvd, Incline Village, NV 89451; 5:30-7:30 p.m. of which public comment 
is due May 2, 2025. 

Dear Washoe County Planning Staff and Commission Members, 
 
TahoeCleanAir.org submits this email and its attachment comment letter for the record in 
connection with the Incline Village, NV, Washoe Tahoe Area Plan Workshop/Neighborhood 
Meeting #2, scheduled for today April 30, 2025. 
 
Sincerely, 
Doug Flaherty, President  
Tahoe Sierra Clean Air Coalition (DBA TahoeCleanAir.org) 
A Nevada 501(c)(3) Non-Profit Corporation 
Registered to do Business in California 
Incline Village, NV  
 
TahoeCleanAir.org Organizational Purpose 
Tahoe Sierra Clean Air Coalition (DBA TahoeCleanAir.Org) is a Nevada 501 (c) (3) non-profit 
corporation registered to do business in the State of California. Our organizational purpose 
extends beyond protecting clean air, and includes, among other purposes, protecting and 
preserving natural resources, including but not limited to clean air, clean water, including 
lake and stream clarity, soils, plants and vegetation, wildlife and wildlife habitat including 
wildlife corridors, fish and fish habitat, birds and bird migration, insects, forest and 
wilderness from adverse environmental impacts and the threat and potential of adverse 
environmental impacts, including cumulative adverse impacts, within the Nevada and 
California Sierra Range, and its foothill communities, with corporation/organization 
geographical purpose priority being that of the Lake Tahoe Basin. Our purpose further 
extends to all things incidental to supporting environmental impact assessments and 
studies, including the gathering of data necessary to analyze the cumulative adverse 
environmental, health and safety impacts from public and private projects inside and outside 
the Lake Tahoe Basin, and addressing and supporting safe and effective evacuation during 
wildfire. Our purpose further extends to supporting transparency in government to ensure 
that our purpose and all things incidental to our specific and primary purposes are achieved. 
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April 30, 2025 
 

To: Washoe County Planning Staff and Washoe County Commissioners 

planning@washoecounty.gov 

Washoe311@WashoeCounty.gov 
 

Subject: Public Comment – Proposed Washoe County Tahoe Area Plan Amendments, 

Workshop/Neighborhood Meeting #2: Wednesday April 30, 2025; The Chateau at Incline Village, 955 

Fairway Blvd, Incline Village, NV 89451; 5:30-7:30 p.m. of which public comment is due May 2, 2025. 
 

Dear Washoe County Planning Staff and Commission Members, 
 

TahoeCleanAir.org submits this comment for the record in connection with the Washoe Tahoe Area Plan 

Workshop/Neighborhood Meeting #2, scheduled for April 30, 2025. 
 

I respectfully urge the WC Planning Staff and County Commissioners to consider the significant wildfire 

evacuation public safety risks and substantial adverse impacts associated with adopting the proposed 

amendments. A TRPA mandate to increase height, density, coverage, reduce parking and add Accessory 

Dwelling Units (ADU’s) to parcels under an acre, is no excuse to jeopardize public safety by making it 

harder to escape deadly wildfires. To support this concern, I reference two documents that constitute new 

and substantial evidence, as defined by Nevada State Supreme Court Case 25727 [Link here]: 
 

1. Independent Lake Tahoe Basin Wildfire Evacuation Analysis (October 23, 2024) 

[link here] 

2. Letter from Retired Fire Department Professionals to Placer County Board of Supervisors (October 

2023) [link here] 
 

The second document, though part of the Placer County record, is highly relevant to Washoe Tahoe, as it 

underscores the critical wildfire evacuation risks posed by traffic evacuation “choke points1 2” particularly 

in town centers. These dangerous traffic choke point conditions have been known to cause panic among 

evacuees causing them to flee their vehicles, as they fear being trapped by a fast moving no-notice3 4 

1 Choke Point letter from Retired Fire Department Professionals 
2 Choke Points – Page 6, October 2024 Independent Lake Tahoe Basin Wildfire Evacuation Analysis 
3 Page 3, October 2024 Independent Lake Tahoe Basin Wildfire Evacuation Analysis 
4 US Department of Transportation, Federal Highway Administration - A no-notice wildfire evacuation refers to an evacuation that occurs with little or 
no warning due to an unexpected or rapidly developing fire incident. These situations require quick action and immediate response because 
there is not enough time for emergency responders to prepare or for residents to receive advance notice. No-notice evacuations can be 
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wildfire, often a result of red flag weather conditions5. As we all know, Washoe Tahoe wind and slope 

conditions are commonplace. 
 

Both documents highlight Lake Tahoe Basin’s evacuation challenges within its unique and capacity 

constrained public peril limited roadway system, and as discussed more specifically, here in Washoe 

Tahoe. 
 

TRPA’s own leadership acknowledges the urgency the previously released Independent Evacuation 

Analysis highlights. On September 26, 2024, the TRPA Executive Director Julie Regan emailed me, 

stating, “Your study is raising more awareness of the urgent need for regional evacuation planning.”  
 

NO GOVERNMENT AGENCY, INCLUDING WASHOE COUNTY AND THE TRPA, OR ANY DEVELOPER SHOULD 

MAKE IT HARDER FOR ME, OTHER NEVADANS OR ANYONE ELSE TO SAFELY ESCAPE DEADLY WILDFIRES." 
 

Washoe County approval of future Washoe Tahoe Area Plan amendments, including approval of 

increases in height, density, coverage and reduced parking within Incline Village / Crytal Bay, Town 

Center and intersection evacuation “Choke Points”, will have substantial adverse effects on the 

Washoe Tahoe population including making it harder for Washoe Tahoe Nevadan’s as well as visitors to 

escape deadly fires, thereby jeopardizing their lives and violating Nevadans right to pursue and obtain 

their safety under Article 1, Section 1 of the Nevada State Constitution.  
 

This includes any future approvals of Area Plan Amendments, including population increases from 

Accessory Dwelling Units (ADU’s), international destination recreation projects, and public and private 

projects, that individually or cumulatively make it harder to safely escape deadly wildfires. 
 

NV State Constitution Art 1. Sec 1. Inalienable rights states. All men are by Nature free and equal and 
have certain inalienable rights among which are those of enjoying and defending life and liberty; 
Acquiring, Possessing and Protecting property and pursuing and obtaining safety and happiness[.] 
 

Additionally, as applied Tahoe Basin wide, adoption of which will run counter to TRPA Regional Plan 
Goal “LU-3.2 Which States: “NO PERSON OR PERSONS SHALL DEVELOP PROPERTY SO AS TO ENDANGER 
THE PUBLIC HEALTH, SAFETY, AND WELFARE”. 
 

Washoe Tahoe residents and visitors are well aware of common daily and seasonal traffic bottlenecks 

within Washoe Tahoe, including along Hwy 28, Sand Harbor intersections, and other key routes, resulting 

in significantly extended traffic jam travel times from Washoe Tahoe.  
 

Proposed amendments—allowing increased height, density coverage within Incline’s “town center” as 

well as population increases from ADU’s on parcels under one acre—will significantly exacerbate current 

particularly challenging because they demand rapid assessment, quick decision-making, and efficient coordination to ensure the safety of 
affected populations. Examples of such incidents include wildfires that suddenly change direction and or move toward populated areas. 
5 National Weather Service definition of Fire Weather Watch and  Red Flag Warning. 
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evacuation timing. Existing choke points, such as the SR 28/Southwood Blvd and Northwood Blvd 

intersections (rated Level of Service “F”) and roundabouts, which are already critically public peril 

strained. Adoption of the proposed amendments will intensify public safety risks in connection with these 

already constrained but vital evacuation routes. 
 

County Acknowledged Current Evacuation Times  

According to Washoe County's own calculation, [Link Here], the wildfire evacuation time for Incline 

Village/Crystal Bay is currently six + hours, but is currently outdated.  
 

This according to Washoe County Spokesperson Bethany Drysdale in an August 28, 2024 Nevada Current 

News article, “The six-hour estimate was for the resident base, but it is now outdated, and we don’t have 

an updated estimate because we do not have the funding for a study,” “Washoe County spokeswoman 

Bethany Drysdale said via email”, adding “the county is seeking funds for the study, which she says is 

expensive”. “Make no mistake that the minute the funding comes through we will engage in a study to 

improve our data, planning, and response actions as appropriate.” Source Nevada Current News Article 

Dana Gentry Reporter, August 28, 2024 [Link Here] 
 

The article goes on to state: “A community member with knowledge of the county’s process who asked 

not to be identified in order to provide information, says a presentation on the necessity for an evacuation 

plan never went anywhere. We were told it was not going to get into the budget. The priorities had 

already been set.” 
 

Based on the County’s own, admittedly outdated six-hour estimation, County approval of the proposed 

Area Plan Amendments, will have a significant and substantial impact on public safety during a fast 

moving no-notice slope and wind driven wildfire, including potential loss of life. 
 

Therefore, before the proposed amendments are adopted, a joint TRPA/Washoe County cumulatively 

comprehensive EIS must be developed, which includes but is not limited to a Washoe Tahoe roadway 

wildfire evacuation capacity timing analyses under a variety of directional wind and slope events, as well 

as impact considerations during a variety of evacuation route road closures, of which road closures 

commonly occur daily during summer months in the normal course of public projects. 
 

The evacuation analysis must also include the potential adverse evacuation impact and evacuation timing 

in connection with thousands of daily Washoe Tahoe trail users both on foot and wheels as well Sand 

Harbor users.  
 

New significant information concerning wildfire risks and evacuation challenges6, as well as significant 

6  Independent Lake Tahoe Basin Wildfire Evacuation Analysis 
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degradation7 to the environment8 9 , and substantial adverse plastic pollution as discussed here, was not 

available in connection with the adoption of the 2012 TRPA Regional Plan EIS. Nor was this new 

significant information available in connection with the January 26, 2021 Washoe Tahoe Area Plan 

adoption, or the Hwy 28 Corridor Management Plan. New recent significant information extends to East 

Shore trail and Sand Harbor Trail user data as well as the shutdown of Hwy 431 during the Davis Creek 

fire.  
 

This then demands that a new, cumulatively comprehensive joint Washoe Tahoe / TRPA EIS, in 

connection with not only the proposed Washoe Tahoe Area Plan amendments, but also in connection 

with the proposed extension of the East Shore trail, the newly proposed Sand Harbor State Pak Plan and 

all other Washoe Tahoe related private as well as public transportation projects. 
 

Cumulative impacts refer to the tyranny of combined effects of multiple incremental, potentially minor 
actions or stressors, which taken together over time, lead to significant environmental, health and safety 
consequences.  
 

 

Wildfire evacuation does not stop at Tahoe Basin political subdivision State, County or Area Plan lines.  

Yet Washoe County and TRPA fail to cumulatively analyze, consider, document, recognize or discuss possible 

adverse evacuation delays from wildfires on cross-county and cross-state evacuating populations. This, both 

individually and regionally cumulatively within and outside of Washoe Tahoe, Placer Tahoe and Douglas 

Tahoe Area Plans geographic boundaries. This includes 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. 
 

Mitigation Measures 

While forest thinning, unified command exercises, home hardening, shelter-in-place strategies, contra-

flow, and implementation of agency operational response plans can be helpful, no substantial evidence 

confirms these measures can substantially prevent (mitigate) the occurrence of a Washoe Tahoe no-

notice evacuation from an unplanned rapidly advancing wildfire wind- and slope-driven event that 

typically involves firebrand storms, of which historically result in widespread loss of life, catastrophic 

property, public infrastructure and economic loss. [Link Here – Recent LA Fires] 
 

As a retired fire professional, I find it unconscionable that Washoe Tahoe government officials would 

otherwise make such mitigation assumptions without substantial evidence as part of a cumulatively 

comprehensive EIS. Anything less would be dangerously misleading to the Washoe Tahoe community (Link 

7 What’s Changed in Tahoe Since 2012? By Pamela Mahoney Tsigdinos December 11, 2023, the Nevada Current 
 

8Lake Tahoe: A Tarnished Jewel – March 2025 By Renowned Environmental Reporter Julie Cart – and Natasha Uzcategui-Liggett Cal 

Matters. 
9 Los Angeles Times Cari Spencer July 14, 2023, Article - Lake Tahoe has higher concentration of microplastics than ocean trash 

heap. 
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to three back to back short but intense videos of families escaping the Paradise, CA fire – Guardian 
News). 
 

Historically, firebrand storms play a critical role in complicating and necessitating wildfire evacuations, 

particularly in no-notice scenarios. They occur when strong winds and intense wildfire conditions loft 

burning embers (firebrands) into the air, carrying them miles ahead of the main fire front. Historically 

firebrands ignite numerous spot fires in areas, including residential, commercial, and outbuildings far from 

the primary fire, creating new fire fronts that spread rapidly and unpredictably. [Link to Firebrand storm 
Photo 2 – Recent LA Fires]. 
This phenomenon significantly impacts evacuations in several ways: 
 

1. Rapid Fire Spread: Spot fires can ignite in residential areas, forests, or grasslands, blocking 

evacuation routes and creating sudden, widespread threats that reduce the time available for safe 

evacuation. 

2. Overwhelmed Resources: The multiplicity of new fire fronts stretches firefighting and emergency 

response resources thin, delaying or hindering evacuation support. 

3. Unpredictable Fire Behavior: Firebrand-driven spot fires can bypass natural or man-made barriers 

(e.g., thinned forests or firebreaks), making it difficult to predict safe evacuation paths or defend 

communities. 

4. Increased Urgency: The speed and scale of firebrand storms often necessitate immediate, no-

notice evacuations, leaving residents and responders with little time to prepare or coordinate. 
 

In regions like Washoe Tahoe, where fast moving wildfires have encroached close to and within the Tahoe 

Basin, and where local fire authorities commonly state that “fire knows no season” fast-moving, wind- 

and slope-driven wildfires have been an unfortunate reality10. Firebrand storms heighten the risk of 

chaotic evacuations by creating hazardous conditions that outpace mitigation efforts and overwhelm 

preparedness plans. 
 

In fact, germane to Washoe Tahoe, although and as stated in neighboring Placer County’s Tahoe Basin 

Area Plan: 
 

“Emergency evacuation conditions would likely result in traffic demand that exceeds roadway capacities 

under any scenario and at any hour, not just at normal peak traffic periods.” 
 

“Such policies do not directly affect the issue of emergency evacuation, they serve to reduce the severity 

and extent of wildfires, improve the ability to control and fight wildfires, improve the ability to shelter in 

place in appropriate structures, and ultimately reduce the potential for loss of life and property.” 
 

 

10 Pages 10 through 15 – Tahoe Basin Area Fire History - Independent Lake Tahoe Basin Wildfire Evacuation Analysis. 
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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
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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
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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
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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
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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
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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
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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
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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
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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
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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
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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.
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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
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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. 
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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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13 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

14 Neutral Oppose Support Support Strongly Support

15 Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose
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Adding standards for 
the review of a parking 
analysis

Please mark which parking incentive for 
deed-restricted affordable, moderate, or 
achievable housing in Town Centers you 
would prefer.

Please mark which height incentive for deed-
restricted affordable, moderate, or achievable 
housing in Town Centers you would prefer.

Support No height incentive (existing maximum of 56 feet)

Neutral No height incentive (existing maximum of 56 feet)

Neutral

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand, with no less 
than 0.5 spaces provided per dwelling unit No height incentive (existing maximum of 56 feet)

Support

Strongly Oppose

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand No height incentive (existing maximum of 56 feet)

Support

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand Additional 9 feet of height (maximum of 65 feet)

Support

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand Additional 9 feet of height (maximum of 65 feet)

Strongly Support

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand Additional 9 feet of height (maximum of 65 feet)

Strongly Support

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand, with no less 
than 0.5 spaces provided per dwelling unit No height incentive (existing maximum of 56 feet)

Support No preference No height incentive (existing maximum of 56 feet)

Neutral

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand No height incentive (existing maximum of 56 feet)

Support No preference No height incentive (existing maximum of 56 feet)
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Strongly Oppose No preference No height incentive (existing maximum of 56 feet)

Strongly Support

Allow parking below residential parking 
minimums when a parking analysis 
demonstrates how alternative strategies 
will meet parking demand, with no less 
than 0.5 spaces provided per dwelling unit No height incentive (existing maximum of 56 feet)

Strongly Oppose No preference No height incentive (existing maximum of 56 feet)
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Please mark which policy relating to housing in Ponderosa Ranch 
you would prefer.

Which aspects of the Phase 2 Housing Amendments do you like and/or 
dislike and why? Please include any suggestions for alternatives.

Allow affordable, moderate, and achievable housing in Ponderosa 
Ranch

I didn’t answer question 2 because I didn’t understand it. Both the 
answers are the same. I wish one of the the answers was, have more 
parking. When it snows parking becomes a problem and you need 
parking!  I love the fact that we’re gonna do something about affordable 
housing, but let’s make it blend in with Tahoe. No height increase and 
we don’t need some big huge buildings. People can live in very simple 
little homes that blend into our surroundings. Just like the homes people 
built when they first started coming to Tahoe.  KEEP IT SIMPLE!!!!

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch

Am against providing any incentives for additional housing in the Tahoe 
Basin because of concerns regarding increased population's critical 
impact on emergency evacuations, environmental impacts, and high 
season automobile traffic. Prefer measures that incentivize affordable 
housing using existing housing through severe restriction of short-term 
rentals and changing zoning to allow "mother-in-law" apartments within 
existing housing units.

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch

Incline Village is too small for overdevelopment. We bought here for this 
reason and do not want to overcrowd this area or make it a tourist 
town. 

Allow affordable, moderate, and achievable housing in Ponderosa 
Ranch

Don't Like: town center height, density, & parking restrictions which will 
lead to increased people density & evacuation problems for rest of 
upper Incline. Makes escape from wildfire more difficult. Blame will land 
on TRPA. Don't like ADUs for same reason. Plus ADUs destroy zoning. 
Like STRs they become neighbor nuisances...noise, parking, etc. And 
even with WC saying no STRs in ADUs... owners can stay in the ADU and 
rent out the main house as a STR. Plus town infrastructure wasn't built 
for higher density ADUs in upper residential areas, leading to 
degradation of waterlines, sewer, cell, etc. Mammals crowded together 
have more health and mental problems than when separated so each 
has its own space. Urban planning doesn't work at rural Tahoe. Suggest 
alternatives: Get Greg Hoff to remodel Village Center with mixed use 
rentals above commercial and underground parking. Get David Duffield 
to build affordable/achievable/senior housing on the Ponderosa.

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch

No preference

Allow affordable, moderate, and achievable housing in Ponderosa 
Ranch

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch

WE'RE ALL GOING TO DIE WHEN THE FIRE COMES. There are already 
TOO MANY PEOPLE HERE.  A lovely 4 or more story building with many 
units crammed into a small area with limited parking is going to RUIN 
THE BEAUTY OF THE ENTIRE COMMUNITY OF THE NORTH SHORE and 
lower everyone's property value. THIS IS CRAP. And yet the TRPA will 
fine you heavily for adding a deck. Absolute nonsense.

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch
Allow affordable, moderate, and achievable housing in Ponderosa 
Ranch

Ponderosa ranch is a great place for affordable housing. It’s just been 
sitting there for years doing nothing. Let’s put it to use.

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch
Allow affordable, moderate, and achievable housing in Ponderosa 
Ranch

There is no planning of population density that will allow emergency 
exits by locals and tourists in cases of wildfires or other events.
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Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch

I strongly oppose all amendments in this phase 2 housing. They do 
nothing to solve our long-term housing problems and will only make 
living here much worse. Ponderosa Ranch area should be used for the 
parking nightmare you are creating on the East Shore by opening up 
access, building trails and creating an extreme fire hazard. Low income 
families do not deserve to live in the worst and most congested parts of 
town. Extreme wealth of the area should instead be taxed and 
discouraged. The wealthy are outcompeting us on all things. We should 
NOT be incentivizing affordable house. We need to instead TAX and 
disincentivize wealth. Outlaw short-term rentals. Tax passive income 
generation. Not permit luxury developments and enormous houses. 
Make Lake Tahoe a model to help solve the crisis facing the whole 
world. Don't turn Lake Tahoe into another tourist and wealthy 
community deteriorating garbage swamp.

Allow affordable, moderate, and achievable housing in Ponderosa 
Ranch

We need affordable housing, not achievable.  People living in affordable 
housing need parking for their work vehicles.

Do not allow affordable, moderate, and achievable housing in 
Ponderosa Ranch

You don't have an option for being against parking incentive. We need 
parking! How is it fair that people living in these places will not be 
allowed to have a car?
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Maximum ADU size of 
1,200 for parcels under 
an acre

Remove minimum lot 
size for ADUs

Reduced setbacks for 
small ADUs

Which aspects of the amendments to accessory dwelling unit 
regulations do you like and/or dislike and why? Please 
include any suggestions for alternatives.

Neutral Neutral Neutral

If these ADU’s  won’t be used as long-term rentals for lower 
income people then I think it’s absolutely unnecessary! It 
would just be rich people getting more of what they want. 
This isn’t about rich people this is helping out the people that 
need it. Rich people don’t need help.

Support Support Support

I support ADUs as long as they adhere to current regulations 
with respect to coverage and the use of transferable 
development rights.  

Strongly Support Strongly Oppose Strongly Oppose
they should only be allowed on 1 acre plots or more. 
Otherwise, Incline will look like the King's Beach mess.

Strongly Oppose Strongly Oppose Strongly Oppose

Strongly Support Strongly Oppose Neutral

Support Neutral Oppose

while I'm not completely opposed to reduced setbacks, a new 
building that is just 5 feet from the property line is getting 
very close to the neighbor's property

Strongly Support Strongly Support Support

Strongly Oppose Strongly Oppose Strongly Oppose

WE'RE ALL GOING TO DIE WHEN THE FIRE COMES. There are 
already TOO MANY PEOPLE HERE.  Why are ADUs ok but we 
can't add a deck or God forbid build a garage on our property? 
We don't have an exit strategy for even more cars and 
people!! THIS IS CRAP!

Strongly Oppose Strongly Oppose Strongly Oppose

Oppose Neutral Neutral

Strongly Oppose Strongly Oppose Strongly Oppose

Neutral Strongly Oppose Strongly Oppose
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Strongly Oppose Strongly Oppose Strongly Oppose

I strongly oppose all amendments. They do nothing to solve 
our long-term housing problems and will only make living 
here much worse. 
Extreme wealth of the area should instead be taxed and 
discouraged. The wealthy are outcompeting us on all things. 
We should NOT be incentivizing the rich to get richer off of 
passive income from ADUs. We need to instead TAX and 
disincentivize wealth. Outlaw short-term rentals. Tax passive 
income generation. Not permit luxury developments and 
enormous houses. Make Lake Tahoe a model to help solve the 
crisis facing the whole world. Don't turn Lake Tahoe into 
another tourist and wealthy community deteriorating garbage 
swamp.

There is no provision that says the ADU must be used as 
affordable housing. Home owners will just use the zoning 
changes to add square footage to their properties and bring 
more personal guests to visit, 

Strongly Oppose Strongly Oppose Strongly Oppose
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Delete the Tyrolian 
Village Special Area

Include Tahoe 
Transportation District 
in parking management 
plan

Identify which 
regulatory zones can 
receive transferred 
development rights

Apply Code of 
Ordinance rules for 
Community Plans to 
Ponderosa Ranch

Neutral Strongly Support Neutral Support

Support Support Strongly Support Neutral

Strongly Support Strongly Support Strongly Support Strongly Support

Strongly Oppose Strongly Oppose Strongly Support Strongly Support

Support Strongly Support Support Support

Strongly Support Strongly Support Strongly Support Support

Support Support Support Support

Neutral Neutral Strongly Oppose Strongly Oppose

Strongly Oppose Strongly Oppose Support Support

Neutral Neutral Neutral Neutral

Oppose Support Strongly Oppose Neutral

Oppose Strongly Oppose Support Support
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Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose

Neutral Strongly Oppose Neutral Support

Strongly Oppose Strongly Oppose Strongly Oppose Strongly Oppose
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Which aspects of the updates identified during the 2021 area plan 
adoption do you like and/or dislike and why? Please include any 
suggestions for alternatives.

Remove special use 
permit requirement for 
single-family homes in 
residential zones

Decrease minimum 
density in Town 
Centers and create 
exception for deed-
restricted housing

Align process for front 
yard setback 
encroachment on 
sloped and corner lots 
for primary and 
accessory structures

The Tyrolean village is very unclear. Not sure what. Allowing certain tourist 
Uses on a single parcel means. Does that mean if we vote for it tourist can’t 
stay in Tyrone in Village? I’m very unclear.  I like that we’re gonna address 
the parking, very important Support Support Neutral

I support all plan updates that help restrict further population growth in the 
Tahoe Basin in order to reduce the current times required for emergency 
evacuation, environmental impacts, and traffic congestion. Neutral Neutral Neutral

Strongly Oppose Strongly Oppose Oppose

Oppose Strongly Oppose Strongly Support

Oppose Neutral Support

Strongly Support Strongly Support Strongly Support

Support Support Strongly Support

GO AWAY, TRPA, and leave our community alone!!!! Strongly Oppose Strongly Oppose Neutral

Neutral Strongly Support Neutral

Neutral Support Neutral

Oppose Oppose Oppose

Oppose Strongly Oppose Support
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This plan is a disaster and needs to go back to the drawing board. I do not 
trust Tahoe Transporation District based on their historic performance and 
future plan. We need a basin wide wildfire evacuation plan and 
environmental impact statement. We also need scientific monitoring of the 
proposed changes for the development out of the East Shore that strongly 
negatively impacts areas like Incline Village.
I do not support any of this without TRPA doing its job to monitor the 
environmental and social health of the area and conduct an updated 
population carrying capacity study and wildfire risk assessment. Humans 
are the cause of starting most wildfires and increasing development and 
access that comes with marketing and publicity exponentially increases fire 
risk. Strongly Oppose Strongly Oppose Strongly Oppose

Support Support Oppose

Strongly Oppose Strongly Oppose Strongly Oppose
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Add requirements for 
long- and short-term 
bike parking

Allow Washoe County 
to recognize TRPA 
approved temporary 
uses

Which aspects of the code improvements do you like and/or dislike and 
why? Please include any suggestions for alternatives.

Correct "A" in use table 
to mean "allowed by 
right"

Oppose Neutral
We don’t need bike parking unless you talk about motorcycles we need car 
parking

Support Oppose

I dislike code changes that have the effect of encouraging growth in the 
Tahoe Basin.  I consider growth detrimental to environmental protections, 
auto traffic, and the feasibility of evacuations during emergencies. Neutral

Support Support Neutral

Oppose Strongly Support Strongly Support

Strongly Support Strongly Support Support

Strongly Support Strongly Support Strongly Support

Support Support Support

Neutral Strongly Oppose Stop. Just stop. Neutral

Strongly Support Strongly Oppose

Support Neutral Support

Support Neutral Neutral

Support Neutral Support
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Strongly Oppose Strongly Oppose

Are you kidding? This sounds horrible. It sounds like you are using double 
negatives to make things confusing. "Decreasing minimum density". 
Doesn't that mean increasing density? The deed-restriction housing should 
equally be burdened onto luxury home owners and multi-parcel property 
owners. Why are you burdening and making it worse for the lowest income 
while allowing free reign of luxury homes and passive income generating 
ADUs? This is all illogical. Strongly Oppose

Support Strongly Oppose Support

Strongly Oppose Strongly Oppose

What does decreasing minimum density mean? Does it mean reducing the 
minimum threshold? If so, that would imply increasing vacancy allowance. 
It doesn't make sense. The Tahoe Area Plan increases density in town 
centers and I strongly oppose that. Strongly Oppose
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Clarify that DCA's in 
Tahoe are also master 
plan amendments

Clarify that special 
areas have separate 
lists of allowed uses

Add schools as a special 
use in Incline Village, 
Tourist 

Which aspects of the amendments related to typographical 
errors and code clarifications do you like and/or dislike and 
why? Please include any suggestions for alternatives.

Support Support Support

Neutral Neutral Support

Strongly Support Strongly Support Strongly Oppose

Support Support Support

Strongly Support Strongly Support Strongly Support

Support Support Support

Strongly Oppose Strongly Oppose Strongly Oppose

Support Support Support

Oppose Neutral Neutral

Support Support Support
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Strongly Oppose Strongly Oppose Strongly Oppose
I do not support the TAP. It is based on addressing symptoms 
and not the root problems.

Neutral Neutral

Strongly Oppose Strongly Oppose Strongly Oppose

Why are short term rentals allows in residential zones? Those 
are a commercial purpose. I oppose this rezoning unless it 
outlaws STRs in residential and puts tourists in tourism and 
commercial zoning. That would put tourists close to the 
services they need. All this would be solved if you simply 
helped restore the dilapidating motels and hotels rather then 
allowing luxury resorts being built often in their place.

WMPA25-0001 
EXHIBIT B

303



Have you or are you 
intending to attend one 
of the scheduled 
workshops? Select all of the categories below that apply to you.

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

Yes Live in Incline Village/Crystal Bay;

No
Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;

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

Yes Retired;Live in Incline Village/Crystal Bay;

No

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;

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

No
Live in Incline Village/Crystal Bay;Work in Incline Village/Crystal 
Bay;Own property in Incline Village/Crystal Bay;Retired;

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

No
Live in Incline Village/Crystal Bay;Work in Incline Village/Crystal 
Bay;

No
Live in Incline Village/Crystal Bay;Own property in Incline 
Village/Crystal Bay;Visit Incline Village/Crystal Bay;Retired;

Maybe Live in Incline Village/Crystal Bay;Retired;
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Maybe

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;

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

No
Live in Incline Village/Crystal Bay;Work in Incline Village/Crystal 
Bay;Work in another part of the Tahoe Basin;
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Do you have any other comments on the Tahoe Area Plan update?

Don't ruin Incline Village by making more dense or a tourist area. 

Yes: THE PLAN SUCKS!

There is no provision for emergency exits in the event of wildfires or other 
emergencies.
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I find the Tahoe Area Plan to be outrageous and illogical. It does not 
support the long-term health for future generations. It is out of line with 
TRPA thresholds of deteriorating quality of life. It puts life and limb at 
greater risk due to increasing tourism incentives, increasing fire danger 
and promoting passive income generation for more wealth inequality. As 
an environmental and social scholar, the future of Lake Tahoe right now 
looks dark and dystopian.
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San Luis Obispo Survey Results

Survey #
MALE FEMALE 18-24 25-34 35-44 45-54 55+ -$30k $30-$60k $60-$90k +$90k Yes No Yes No Rent Apt Rent Hm Own Con Own Hm Other -1 yr 1-3 yr 3-10 yr +10 yr -$1K $1K-$1.5K $1.5K-$2K $2K-2.5K $2.5K-$3K +$3K Adults Child Vehicles Yes No

1 1 1 1 1 1 1 1 1 2 0 2 1

2 1 1 1 1 1 1 1 1 2 2 2 1

3 1 1 1 1 1 1 1 1 2 1 2 1

4 1 1 1 1 1 1 1 1 4 1 2 1

5 1 1 1 1 1 1 1 1 2 2 2 1

6 1 1 1 1 1 1 1 1 4 0 2 1

7 1 1 1 1 1 1 1 1 4 0 2 1

8 1 1 1 1 1 1 1 1 2 3 2 1

9 1 1 1 1 1 1 1 2 3 1 1

10 1 1 1 1 1 1 1 1 3 2 2 1

11 1 1 1 1 1 1 1 1 5 0 5 1

12 1 1 1 1 1 1 1 1 2 2 1 1

13 1 1 1 1 1 1 1 1 2 2 1 1

14 1 1 1 1 1 1 1 1 6 3 3 1

15 1 1 1 1 1 1 1 1 2 1 2 1

16 1 1 1 1 1 1 1 1 2 1 1

17 1 1 1 1 1 1 3 1

18 1 1 1 1 1 1 1 1 7 3 4 1

19 1 1 1 1 1 1 1 1 2 1 3 1

20 1 1 1 1 1 1 1 1 4 0 2 1

21 1 1 1 1 1 1 1 1 4 1 2 1

22 1 1 1 1 1 1 1 1 1 2 1

23 1 1 1 1 1 1 1 1 2 1 1 1

24 1 1 1 1 1 1 1 1 2 1 1 1

25 1 1 1 1 1 1 1 1 2 2 1 1

26 1 1 1 1 1 1 1 1 2 0 1 1

27 1 1 1 1 1 1 1 2 0 1 1

28 1 1 1 1 1 1 1 2 3 1 1

29 1 1 1 1 1 1 1 1 5 3 1 1

30 1 1 1 1 1 1 1 5 3 1 1

31 1 1 1 1 1 1 1 1 4 2 2 1

32 1 1 1 1 1 1 1 1 2 1 2 1

33 1 1 1 1 1 1 1 1 3 1 2 1

34 1 1 1 1 1 1 1 1 3 1 1

35 1 1 1 1 1 1 1 1 3 2 1

36 1 1 1 1 1 1 1 1 4 3 1 1

37 1 1 1 1 1 1 1 1 3 0 2 1

38 1 1 1 1 1 1 1 1

39 1 1 1 1 1 1 1 1 3 1 2 1

40 1 1 1 1 1 1 1 1 3 1 2 1

41 1 1 1 1 1 1 1 1 2 1 1 1

42 1 1 1 1 1 1 1 1 4 2 1 1

43 1 1 1 1 1 1 1 1 3 2 2 1

44 1 1 1 1 1 1 1 1 4 1 2 1

45 1 1 1 1 1 1 1 1 5 2 2 1

46 1 1 1 1 1 1 1 1 2 0 2 1

47 1 1 1 1 1 1 1 1 2 2 2 1

48 1 1 1 1 1 1 1 1 5 3 1 1

49 1 1 1 1 1 1 1 1 4 1 4 1

50 1 1 1 1 1 1 1 1 5 2 2 1

51 1 1 1 1 1 1 1 1 2 1 1 1

52 1 1 1 1 1 1 1 1 2 2 1 1

Gender Age Household Income Living in HouseholdWork in Tahoe Live in Tahoe Housing How Long at Current Address? Rent or Mortgage Enough Parking?
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San Luis Obispo Survey Results

Survey #
MALE FEMALE 18-24 25-34 35-44 45-54 55+ -$30k $30-$60k $60-$90k +$90k Yes No Yes No Rent Apt Rent Hm Own Con Own Hm Other -1 yr 1-3 yr 3-10 yr +10 yr -$1K $1K-$1.5K $1.5K-$2K $2K-2.5K $2.5K-$3K +$3K Adults Child Vehicles Yes No

Gender Age Household Income Living in HouseholdWork in Tahoe Live in Tahoe Housing How Long at Current Address? Rent or Mortgage Enough Parking?

53 1 1 1 1 1 1 1 1 3 1 1 1

54 1 1 1 1 1 1 1 1 2 2 2 1

55 1 1 1 1 1 1 1 1 2 1 1 1

56 1 1 1 1 1 1 1 1 2 3 2 1

57 1 1 1 1 1 1 1 1 3 2 2 1

58 1 1 1 1 1 1 1 1

59 1 1 1 1 1 1 1 1 2 0 3 1

60 1 1 1 1 1 1 1 1 2 3 1

61 1 1 1 1 1 1 5 4 1

62 1 1 1 1 1 1 1 1 4 2 1

63 1 1 1 1 1 1 1 1 1 1

64 1 1 1 1 1 1 1 1 2 2 2 1

65 1 1 1 1 1 1 1 1 0 1 1

66 1 1 1 1 1 1 1 1 3 2 1

67 1 1 1 1 1 1 1 1 5 1 2 1

68
69 1 1 1 1 1 1 1 1 2 2 2 1

70 1 1 1 1 1 1 1 1 4 2 1

71 1 1 1 1 1 1 1 1 4 4 2 1

72 1 1 1 1 1 1 1 1 3 1 1 1

73 1 1 1 1 1 1 1 1 4 3 1

74 1 1 1 1 1 1 1 1 6 2 2 1

75 1 1 1 1 1 1 1 1 7 2 3 1

76 1 1 1 1 1 1 1 1 5 2 2 1

77 1 1 1 1 1 1 1 1 3 3 1

78 1 1 1 1 1 1 1 1 3

79 1 1 1 1 1 1 1 1 3 1

80 1 1 1 1 1 1 1 1 1 3 1 1 1

81 1 1 1 1 1 1 1 1 4 1 2 1

82 1 1 1 1 1 1 1 1 4 2 1

83 1 1 1 1 1 1 1 1 5 3 2 1

TOTALS 25 57 4 11 23 25 18 46 25 5 1 74 8 76 3 61 15 0 5 2 1 11 22 48 2 31 22 18 4 4 249 107 141 23 56
avg= avg= avg=
3.23 1.57 1.86

5 no 13 no 7 no
reponse reponse reponse
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San Luis Obispo Survey Results

Survey #

1
2
3
4
5
6
7
8
9

10

11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38

39
40
41

42
43
44
45
46
47
48
49

50

51
52

If not, If not, Like to see for housing? Like to see for housing? (original Spanish) Other Comments
Where do you park? Where do you park? (original Spanish) Occupation Yes No Type? Yes No TART Bus TART Exp Uber etc Other None

on the street En la calle grounds maitenance 1 1 1 in King's Beach en Kings Beach lower rents

on the street En la calle grounds maitenance 1 1 1 Kings Beach Kings Beach That there are more affordable rents

on the street la calle housekeeper 1 1 1 Kings Beach Kings Beach That there are more accessible rents and places

on the street En la calle housekeeper 1 1 1 Kings Beach Kings Beach more afforable - rents are increasing

on the street en la calle grounds maitenance 1 1 Incline Village Incline

office work 1 1 1 Old Elementary School In the old elementary school!!! need parking - even for low earners

house cleaning 1 1 1 Old Elementary School In the old elementary school.

on the street calle house cleaning 1 1 1 Near Raley's Cerca de Raleys rentals within my budget

restaurant 1 1 1 Near the bus stop (illegible) cerca la parada del bus low cost housing

house cleaning 1 1 1 Close to the shops Lo más cerca de los comercios low cost housing

house cleaning 1 1 1 Kings Beach Kings Beach few houses and very expensive

custodian 1 custodian 1 1 need reasonable prices

custodian 1 1 1 Kings Beach Kings Beach CA

on the street en la calle house cleaning 1 1 1 Incline Village en Incline Incline Village

on the street en la calle construction 1 gardener 1 1 Incline Village en Incline Village It's too expensive to live in an apartment

house cleaning 1 1 yes sí

house cleaning 1 1 1

on the street en la calle construction 1 1 1

wherever it goes in the street por la calle donde aiga house cleaning 1 1 1 around Incline Village donde se en Incline Village more for low income families

where it can on the street donde incuentren por la calle restaurant 1 1 1 1 where it will happen donde sea more for low income families

landscaping 1 1

on the street en la calle construction 1 1 1 1 Incline Village en Incline Village few places to rent and very pricey

on the street En la calle house cleaning 1 1 1 1 Kings Beach en Kings Beach very high rents

on the street en la calle house cleaning 1 1 1 1 Kings Beach en Kings Beach rents are too high

construction 1 1 No

on the street en la calle grounds maitenance 1 1 1 1 Incline Village en Incline rents are high for such small space

on the street en la calle house cleaning 1 1 1 1 Incline Village en Incline rents are high for such small space

construction 1 clearing snow 1 1 Reno Reno everything is very expensive

landscaping 1 1 1 make apartments for our income

grounds maitenance 1 rental apartments with various rents

on the street calle restaurant 1 1 1 Reno en Reno small places, high rents; impossible to live here

on the street En la calle grounds maitenance 1 1 1 anywhere cualquier lugar Kings Beach

construction 1 1 1 Live in Truckee vivo en Truckee

transportation 1 1 1 Live in Truckee Vivo en Truckee

on the street en la calle house cleaning 1 1 1 Incline Village Incline Village few rentals; there are more for tourists

house cleaning 1 1 1

house cleaning 1 1 1 Kings Beach has condos that are affordable

on the street house cleaning 1 1 Kings Beach Kings Beach we work here and traveling for work takes a long time

house cleaning 1 1 1 No place special No tengo un lugar especial no

wherever possible Donde se pueda restaurant 1 1 1 anywhere Cual quier lugar also in Kings Beach

house cleaning 1 1 1
We need more low income housing in Kings Beach (single 

mother)

restaurant 1 1 1 Kings Beach Kings Beach

house cleaning 1 1 1 Kings Beach Kings Beach. Eal. none

on the street calle construction/cleaning 1 1 1 none

con el x office 1 1 1 Truckee Truckee CA

house cleaning 1 1 1

on the street en la calle construction 1 1 1 Rents are very expensive

on the street en la calle house cleaning 1 1 1

on the street en la calle office 1 1 1
Close to shops and public 

schools Cerca de tiendas y escuelas publicas none

house cleaning 1 1 Incline Village en Incline
Would like opportunity for people of low income to have 

their own place

restaurant 1 1 1 1 Incline Village Incline Housing is too expensive

Use Public Transportation?Second Job? Use car for Work?
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San Luis Obispo Survey Results

Survey #

53
54

55
56
57

58
59
60
61
62

63

64
65
66
67
68
69
70
71
72

73
74
75
76
77
78
79
80

81
82
83

TOTALS

If not, If not, Like to see for housing? Like to see for housing? (original Spanish) Other Comments
Where do you park? Where do you park? (original Spanish) Occupation Yes No Type? Yes No TART Bus TART Exp Uber etc Other None

Use Public Transportation?Second Job? Use car for Work?

landscaping 1 1 1 Incline Village Incline Village

on the street en la calle house cleaning 1 1 1 incline Village - central en el centro Incline Village rents are high and salary is not enough

house cleaning 1 1 1 1 Near SR28 cerca del boulevar housing/rents are expensive; difficult to find place to live

on the street on the street restaurant 1 1

health care 1 1 1
health care and 

restaurant 1 1 No

side of the street En lado de carretera grounds maitenance 1 1 1 Incline Village Incline Village No

clean restaurant 1 1 1 Would like to live in Crystal Bay or Kings Beach

house cleaning 1 1

on the street en la calle restaurant 1 1 I have no idea No tengo idea No

1 1 may need to move to someplace cheaper (in Tahoe City)

retired 1 painter 1 1 OES or Tunnel Creek
Down where the old school was or in the area 

near tunnel creek where the Bonanza used to be

house cleaning 1 1 1

on the street en la calle grounds maitenance 1 1 1

on the street calle house cleaning 1 1 1

side of the street on side of road retail 1 1 1 any area of Incline Village any area of Incline Village

on the street calle house cleaning 1 1

[illegible] house cleaning 1 home nurse 1 1

on the street calle house cleaning 1 1 1 an acessible place un lugar acesible

on the street calle grounds keeping 1 1 1 Ponderosa Ranch por el blvd asia donde tirran la basura
Housing is extremely expensive and it would be great if 

there were apartments with low rents.

house cleaning 1 1 1

in the house en la casa house cleaning 1 1 1

in the house en casa personal care 1 1 Tahoe Vista Tahoe vista

grounds keeping 1 1 yes

construction 1

on the street en la calle
construction and 

houscleaning 1 residential 1 1 entrance or exit of Incline en la entrada o salida de incline

at friends friends construction 1 drywall 1 1 no longer affordable/we are being forced out

grounds keeping 1 1 in Incline Village en Incline Village

12 64 56 18 43 16 1 1 15
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San Luis Obispo Survey Results

Survey #

1
2
3
4
5
6
7
8
9

10

11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38

39
40
41

42
43
44
45
46
47
48
49

50

51
52

Other Comments (original Spanish or English)

Rentas más a la posibilidad de las personas

Que haya rentas más accesibles 

Que haya rentas, lugares más accesibles

Rentas más accesibles ya que pooco a poco van aumentando

It would be nice to have enough parking space, cars are needed, even for those who are low income

favor de proveer casas de renta al alcanse de mi presupuesto

crear viviendas de bajos recursos

favor de construir vivienda para bajos recursos
Claro no hay viviendas y las pocas muy quiquitas y exajeradomente caro no se puede mas los servicios de luz 

gas ex. Es muy difícil.

Que sean precios rasonables

Incline Villlage

es demasiado caro para vivir por un apartamento 

que aíga mas hogares para familias de bajos recursos

que aiga mas para las personas de bajos recursos

hay muy pocos de renta y las rentas estan caras

Rentas muy caras.

Las rentas están demasiado altas.

No

que la rentas son muy caras y el espacio es muy chico

que las rentas son muy caras y los espacios son muy chiquitos

Muy caro todo

que agan apartamentos vajos ingresos

que agan apartamentos rentas variadas

Q están muy pequeñas y muy caras las rentas. La luz y todo es casi imposible vivir aquí

Kings Beach

Si hay muy pocos de renta hay mas para los turistas

Que en Kings Beach haya condominios o casas de renta accesible 

pues es necesaria puesto que muchos trabajamos en la area y mobernos a otro lugar toma mucho tiempo

No

Tambien en Kings Beach.
Si en Kings Beach senesita viviendas para bajos recursos soy una madre soltera y nuca me diera algo por que 

no ay sufisiente 

0

no

esta muy cara la renta

Me gustaría que tengamos alguna oportunidad para tener un techo propio el el lugar que vivimos para las 
personas de bajos recursos

Housing is too expensive we need more financial homes
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San Luis Obispo Survey Results

Survey #

53
54

55
56
57

58
59
60
61
62

63

64
65
66
67
68
69
70
71
72

73
74
75
76
77
78
79
80

81
82
83

TOTALS

Other Comments (original Spanish or English)

que ultimamente las rentas estan muy caras y el sueldo no alcanza

la vivienda es muy cara. La venta es muy cara. Es difícil adquirir un lugar para vivir.

no

No

si me gustaría vivir por el cristal bay o Kings Beach

No
Incline and Tahoe City, Placer county, my taxes are [illegible] are too high. I may have to move in with a son to 

be fine. Water, gas, elec may go so high take most of my social security. I may leave to move to somewhere 
much cheaper and sell my home.

es extremadamente costoso la venta y estaría muy bien que ubiera departamentos de bajos ingresos. Gracias.

sí

It´s no longer affordable. We are being forced out.
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Helen Neff 
PO Box 5647 

Incline Village, NV 89450 
hneff9@earthlink.net / 775-560-4299 

June 2, 2025 

Dear Washoe County Planning Commissioners: 

RE:   June 3 Meeting:  Agenda Item 9B – Washoe County Tahoe Area Plan 

I would like to express my appreciation to Senior Planner Kat Oakley for taking the time to 
listen to the Incline Village/Crystal Bay community, answer our questions, and thoughtfully 
consider our requests regarding the TRPA Phase 2 Amendments. The 163 pages of Exhibit E 
in the staff report document the extensive concerns raised by residents. 

Page 15 of the staff report summarizes the primary issues raised by the community: 

• Impacts on evacuation capabilities.
• Impacts on community character, including concerns over taller buildings.
• Reduced parking standards, which fail to consider the needs of essential workers

such as landscapers, painters, plumbers, and house cleaners who rely on their
vehicles.

• The definition of "achievable housing" lacking any income-based requirement,
thereby creating an incentive for developers to pursue "achievable" projects over
truly affordable ones.

• Concerns about deed-restriction enforcement:
o Enforcement has been inadequate in the past.
o The process recently reinstated by TRPA lacks transparency, raising further

doubts.

Many residents voiced similar objections in Fall 2023, as the Phase 2 Amendments 
progressed through various TRPA committee meetings and were ultimately approved by 
the TRPA Governing Board in December 2023. Unfortunately, throughout that process, 
resident concerns were largely dismissed in favor of developer-driven proposals. 

Now, despite ongoing valid concerns and reasonable requests from the residents of Incline 
Village and Crystal Bay, we are being told that since TRPA’s Governing Board must approve 
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